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1|intRoduction and pRocess oveRview

1.0 Overview 

The Housing & Residential Intensification Study: Recom-

mendations Report is the culmination of an effort looking at 

growth and intensification in the context of Richmond Hill. The 

Town has embarked on a review of their Official Plan through 

the People Plan Richmond Hill process. Part of this review is 

to examine recent planning reforms that address emerging 

issues of growth management and building complete com-

munities. 

The Province of Ontario has advocated for intensification to 

be the key direction for managing growth in communities 

through the Growth Plan for the Greater Golden Horseshoe 

(Growth Plan). Integral to the Growth Plan is an emphasis on 

intensification and the reurbanization of existing built-up areas 

to curtail urban sprawl, support transit and protect significant 

greenlands and the Oak Ridges Moraine.

Moreover, development pressures, primarily along Yonge 

Street necessitate a closer look at the types of built form, den-

sities and range of land uses that are appropriate in this and 

other areas throughout the Town so that redevelopment can 

be directed to appropriate places and at suitable intensities.

As part of the Official Plan review work, the Town retained 

GHK International (Canada) Ltd., in association with du Toit 

Allsopp Hillier, and Lapointe Consulting Inc. to complete a 

Housing and Residential Intensification Study.
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1.1 Study Purpose
   
The purpose of the study is to propose policy recommenda-

tions on where and how residential intensification should be 

directed in the Town of Richmond Hill.  To achieve this goal, it 

was necessary to take the following steps: 

Review the objectives and targets of the Province and the 

Region of York and their respective goals as they relate 

to intensification;  

Examine the housing supply, demand and trends  

in the Town to ensure long-term growth meets the  

needs of all residents;

Identify appropriate locations for intensification; and

Determine suitable built forms and capacities for these 

areas to support varying levels of intensity. 

Several study methods have been used to determine the 

policy recommendations put forward. They include input from 

community members, technical and policy analysis, staff and 

agency advisory feedback and field work. The results of this 

study and the recommendations are organized into the fol-

lowing chapters:

1.	Introduction	and	Process	Overview		

2.	Policy	Context	

3.	Existing	Conditions	Analysis	

4.	Urban	Structure	

5.	Design	Principles	and	Analysis	

6.	Recommended	Land	Use	and	Design	Framework

7.	Implementation	Strategy	

This Recommendations Report is supported by the Housing	

and	Residential	Intensification	Study:	Background	Report 

released in March and the Providing	Affordable	Housing	

Opportunities	in	Richmond	Hill:	A	Discussion	Paper on 

policy options for delivering affordable housing in the Town 

prepared by Lapointe Consulting Inc.

•

•

•

•

1.2 Study Area

The focus of this intensification study is on lands within the 

Town’s built boundary. This study has a planning horizon to 

2031, although a review of the Official Plan is mandated in the 

Planning Act every five years.
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1.3 Study Process

The recommendations detailed in this report are the product 

of an extensive process of public consultation. The intent be-

hind the consultation was to seek a broad range of input that 

captures local knowledge of important areas in the Town and 

creative ideas for how to improve them through the intensifi-

cation process.

Each phase of the public consultation process was orga-

nized around a workshop, specifically designed to contribute 

to various aspects of assembling the recommended urban 

structure (refer to Appendix A for the detailed consultation 

summaries). Feedback from the Town’s larger Official Plan 

process including public/stakeholder sessions in late January 

2009 were integrated into the intensification study process.

Discussion Paper

In January 2009, the Housing	&	Residential	Intensification	

Study:	Discussion	Paper	was released to provide back-

ground on key issues surrounding housing and intensifica-

tion. The paper covered background information on provincial 

policy, intensification, building complete communities, 

importance of urban design and issues related to affordable 

housing. The paper invited feedback on a number of ques-

tions and was posted on the Town’s website.

Affordable Housing Discussion Forum - February 12, 
2009

A forum on affordable housing issues was held in Febru-

ary 2009 at the M.L McConaghy Centre. The purpose of the 

forum was to explore issues associated with the provision of 

affordable housing in the Town and to identify the barriers 

and possible solutions to these issues. The forum consisted 

of a series of presentations by Town, York Region staff, a 

representative from the Alliance to End Homelessness and 

members of the consultant team, and was followed by facili-

tated group work.

The outcome of the forum was the identification of major 

housing issues facing the Town, barriers to creating afford-

able housing, identifying groups that are in need of housing 

options, and potential solutions that could address these 

issues. Approximately 80 people attended the forum.

Following the forum, an Affordable Housing discussion paper 

was prepared and posted on the Town’s website.

February meeting on affordable housing.  Members of the community 
came together to discuss the challenges associated with affordable 
housing and suggest creative ideas on how those challenges can be 
met. 



Housing and Residential Intensification Study�

Residential Intensification Consultation Sessions - 
March 11-12, 2009

Two public consultations were conducted on March 11 and 

12, 2009. The first session was conducted at the Elgin Barrow 

Arena complex in the Downtown, and the second session 

at the Oak Ridges Community Centre. The purpose of these 

workshops was to establish the context for the intensification 

study, review the current policy framework, explore the mean-

ing and importance of residential intensification, examine 

draft criteria for guiding decisions about the level of intensity 

appropriate for the different areas and to invite participants to 

share their ideas about appropriate places for redevelopment. 

Approximately 40 people attended these sessions.

Participants were organized into groups and had a facilitated 

discussion led by a team member. Group members were 

asked to comment on the draft criteria, discuss issues sur-

rounding infill opportunities and secondary suites. Addition-

ally, participants conducted a mapping exercise and identified 

key locations where intensification would be appropriate 

throughout the Town.

Urban Structure Consultation Session on Housing and 
Employment Growth - April 29, 2009

Drawing on the input and work conducted during the first 

consultations, a second session was conducted on April 

29th, 2009 at the Elgin Barrow Arena Complex. The purpose 

of this meeting was to present and receive feedback on the 

proposed urban structure including the location and intensity 

of key development areas, local centres, local development 

areas, and other areas along major roads that were identified 

for intensification. The presentation also included a discus-

sion of opportunities within existing low-rise neighbourhoods 

and a synopsis of the Town’s current supply of employment 

lands.

Following presentations by consultant team members, attend-

ees were invited to circulate amongst five work stations ar-

ranged around the room. Participants were asked to visit each 

workstation, discuss issues with members of the consultant 

team and Town staff, and provide feedback through ques-

tionnaires. Three stations were designed to promote discus-

sion on the proposed levels of intensity and urban structure: 

Yonge Street north of the Downtown, Yonge Street south of 

the Downtown and Major Mackenzie Drive. An Intensification 

Guide was provided showing various examples of built form, 

land uses, and public realm treatments. Participants were 

asked to select the examples they thought were most appro-

priate for the identified development areas and corridors.

March 12th consultation. Community members and other 
stakeholders were asked to identify on an aerial photo of the Town 
where intensification should take place. 

April 29th consultation. Residents, Town staff, and the consultant 
team came together to discuss the proposed urban structure and the 
impact of intensification on built form, land uses and the public realm. 
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An Employment Land workstation invited participants to re-

spond to issues around preserving employment lands, other 

places appropriate for employment activities, overcoming 

challenges to attracting employment to centres and corridors, 

and opportunities for integrating employment into mixed use 

development. An Infill and Secondary Suites station provided 

participants with suggested criteria for how infilling may occur 

and the framework for allowing secondary suites.

Official Plan Summit: Multi-Stakeholder and Public 
Workshop - May 28, 2009

Housing and residential intensification within the proposed 

urban structure was further discussed as one of many topics 

at the Town’s Official Plan Summit at the McConaghy Centre 

on May 28th, 2009. Detailed work was introduced through 

demonstration sites that presented built form options for 

seven sample sites representing various components of the 

proposed urban structure. During roundtable discussions, 

participants were asked: how much intensification was ap-

propropriate for each area, what activiites were appropriate 

for each area, and what considerations should be made to 

ensure new development is compatible with the surround-

ings.  The results from the roundtable discussions showed 

that participants supported the proposed typologies, land 

uses and criteria.  

This flow diagram highlights the project timeline and the public consutlation events.   
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2| policy context

2.0 Moving Towards Intensification

This Chapter is about the push towards intensification through  
Provincial and Regional policies and how they will collectively 
work together as Richmond Hill continues to grow over the 
next 20 - 25 year period. 

Many towns and cities throughout North American, includ-
ing Richmond Hill and others in York Region have developed 
extensively in the last 50 years. This post Second World War 
development pattern is defined by low density development 
and separated land uses. It has resulted in an auto-depen-
dent culture for travel to and from home, work, recreation and 
shopping. 

In York Region, transit service is improving through Viva, 
although driving on vast stretches of roads is the current 
primary choice to connect residents with their day-to-day 
activities. The built landscape is often characterized by single-
storey ‘strip commercial’ developments that render much of 
these expanses without a unique sense-of-place – one stretch 
being identical to the next. This also affects quality of life 
through longer commute times, traffic congestion, increased 
greenhouse gas emissions and smog days, impacts to water 
quality and soil and effects on human health. 

Making transit a convenient choice is essential to supporting 
intensification and vice-versa.  For this reason, this report has 
highlighted the long term goals of  Metrolinx and the Region’s 
long-term transportation plans for Viva and GO service and 
their implications for intensification.  

The Role of Intensification 

Intensification is the redevelopment and urbanization of 
existing built up areas in the municipality to create compact 
complete communities.  This not only allows for a higher in-
tensity of housing and employment, but also includes bringing 
homes, retail, services, offices, and other uses togther, reduc-
ing reliance on the automobile and supporting public transit. 

In the Places to Grow Plan, the Province defines intensification 
as:

Redevelopment including the reuse of brownfield 
sites;
Development of vacant and/or underutilized lots 
within previously developed areas;
Infill development; or
The expansion or conversion of existing buildings.

•

•

•
•

Recognizing these challenges, the Government of Ontario, 
York Region and the Town are echoing the global call to 
introduce policies that promote sustainable development and 
improve the quality of peoples’ day-to-day life. The Provincial 
Policy Statement (2005), Places to Grow Plan, York Region 
Official Plan, and Greenbelt Plan recognize the need to shift 
away from planning policies that support low density develop-
ment and separated land uses. This policy direction becomes 
an important tool to help re-imagine Richmond Hill, and other 
communities in York Region as compact, healthy and vibrant 
places that are safe, attractive and comfortable settings for 
people to walk and cycle. 

Sensitive land use and design policies are needed to bring 
together a range of housing, commercial, office and other em-
ployment, and services to meet the needs of a diverse group 
of people and support public transit at higher frequencies. 
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2.1 What are the Benefits of Intensification?

Building Complete Communities

Creating places that offer people opportunities to live, work, 
and play through all life stages and which promote a healthy 
and livable community that reduces the reliance on cars and 
prioritizes walking and cycling.

Protection of Natural Areas and Agricultural Land

Utilizing land more efficiently reduces encroachment on agri-
cultural land and natural heritage features such as woodlots, 
tributaries, greenlands, and significant landforms such as the 
Oak Ridges Moraine.  

Improved Transportation Choice

Encouraging a critical mass of residents in close proximity 
makes it feasible for public transit to operate at higher service 
levels resulting in increased connections and reliability.

More Efficient Use of Existing Infrastructure

Compact forms of development utilize existing infrastructure 
-roads, municipal servicing and community facilities - more 
efficiently by reducing expenditures on new construction and 
avoiding duplication of existing services.

Increased Housing Choice

Increases in the variety of housing types, tenures, unit sizes, 
and affordability levels help meet the needs of a diverse 
population and allow people to stay in their community as 
their housing needs change.

Sustainable Development

Utilizing land and resources more efficiently reduces green-
house gas emissions and increases the resiliency of commu-
nities to withstand climate change. This can be achieved by: 
reducing reliance on the automobile, increasing residential 
densities to reduce land consumption,  conserving water, 
reducing stormwater runoff, promoting recycling and minimiz-
ing waste.
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Recent Provincial and Regional policy initiatives emphasize 
the connection between land use development, urban form 
and transportation. These policies have a direct impact 
on Richmond Hill and the recommendations in this report 
because they have established specific targets, and identified 
Regional centres and corridors for high intensity  
development. 

Provincial and Regional policies share 2031 as the horizon 
to achieve their goals. It is understood that the shift away 
from a culture reliant on the private automobile to a develop-
ment pattern that supports transit will be phased in gradually. 
Therefore, it is not simply a matter of coordinating transit with 
development, but also a matter of when.  For instance, the 
Regional Transportation Plan points to Major Mackenzie Drive 
to be a rapid transit route over a 25 year period. Provincial 
and Regional policies and their respective objectives have 
helped to inform this study and the recommendations in this 
report by outlining recommended strategies for Richmond Hill 
that can work in concert with these upper tier policies.     

The Provincial Policy Statement (2005)

The Provincial Policy Statement (PPS) came into effect on 
March 1, 2005 and establishes the policy foundation for 
regulating the development and use of land in Ontario. Key 
directions include wisely managing change to promote ef-
ficient development and protecting natural resources. Land 
use patterns that support public transit and other alternative 
transportation modes are encouraged. 

Growth Plan for the Greater Golden Horseshoe  
(Places to Grow)

The Growth Plan for the Greater Golden Horseshoe came 
into effect on June 16, 2006. Established under the Places 
to Grow Act (Bill 136), the Growth Plan guides land develop-
ment, resource management and public investment decisions 
for all municipalities within the Greater Golden Horseshoe 
(GGH) and promotes the development of healthy, safe and 
balanced communities.

Integral to the Growth Plan is an emphasis on intensification 
and reurbanization of existing built-up areas with a focus on 
urban growth centres, intensification corridors, major transit 
station sites, brownfields, and greyfields. These areas are 
envisioned to attract a significant portion of the population 
and employment growth, provide a diverse range of uses and 
high quality public open spaces. In support of vibrant neigh-
bourhoods, the Growth Plan aims to support transit, walking 

and cycling for daily activities, as well as higher densities 
than surrounding areas, and appropriate transitions to adja-
cent neighbourhoods.

The Plan requires that by 2015 and each year thereafter, a 
target of 40 per cent of all new residential development oc-
curring annually within each upper and single tier municipal-
ity be within the built up boundaries.

Greenbelt Plan

The Greenbelt Plan (2005) was prepared under the Greenbelt 
Act and provides permanent protection to natural heritage 
systems and agricultural areas encompassed within the Oak 
Ridges Moraine Plan and the Niagara Escarpment Plan. 
Within the Oak Ridges Moraine, four land use designations 
cover the majority of land in the north portion of the Town:
Natural Core Areas, Natural Linkage Areas, Countryside, and 
Settlement Areas.

2.2 Policy Framework
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Provincial Transit Planning - The Big Move

As a provincial agency, Metrolinx was created to improve the 
integration and coordination of all modes of transportation 
across the Greater Toronto and Hamilton Area. In November 
of 2008, it released its long term plan for transit and trans-
portation investment which builds on the objectives of the 
Greenbelt Plan and the Growth Plan. Transit priorities affect-
ing Richmond Hill include: 

Expansion of the Yonge Street subway to Highway 7;
Upgrading existing Viva services to bus rapid transit 
or possibly light rail transit along Highway 7 and 
Yonge Street;
Enhanced service along GO rail corridor and exten-
sion of service to the north;
Creation of a regional hub for transit at the Richmond 
Hill Centre terminal where the convergence of a 
number of public transit initiatives will occur: subway 
station, GO Transit, Viva service, York Region Transit 
bus routes, and the Highway 407 inter-regional 
transitway; and 
Rapid transit service along Major Mackenzie Drive.

•
•

•

•

•

Region of York Official Plan

The York Region Official Plan is now in the process of be-
ing updated. The most current office consolidation reflects 
the status of the Plan as of June 1, 2008 and conveys the 
Region’s planned urban structure. The Regional Official Plan 
proposes a system of centres and corridors for the urban area 
that are envisioned to be places that support compact, mixed 
use and transit-supportive development. Infill and intensifica-
tion is to occur in Regional Centres and Regional Corridors. 

It is recognized that Regional Corridors are not uniform 
across their entire length and that there are different condi-
tions that establish the character of the corridor. Key Develop-
ment Areas along Regional Corridors are to be identified by 
municipalities and are places that hold the greatest opportu-
nity for compact, mixed use development at transit-supportive 
densities that sustain high quality urban design. Key Devel-
opment Areas should support an overall, long-term density 
target of 2.5 FSI for Regional Corridors. In the Town, Yonge 
Street and Highway 7 are identified as Regional Corridors. 
The new draft Regional Official Plan is now available for public 
and other stakeholders’ review and comments. 

Map 3: Metrolinx 25 Year Plan for Regional Rapid Transit and  
Highway Network

Map 4: York Region Regional 
Structure
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Region of York Guide to Area Municipal Intensification

The Region of York has provided a high level framework to 
guide area municipal intensification across the Region. The 
Region’s intensification forecast projected that 14,700 units 
would be required in Richmond Hill in order to meet the 40 
per cent intensification target established within the Town’s 
built boundary by the Growth Plan. Under the Region’s draft 
Official Plan, this number has increased by 600 units to 
15,300.  

The Region established an intensification matrix to delineate 
key areas where intensification could be accommodated 
and identified a hierarchy for distributing new units to each 
area. For example, higher densities and building heights are 
conceptualized for Regional Centres and Corridors served by 
public transit which in Key Development Areas are to carry 
an overall long term density target of 2.5 FSI. It is understood 
that the scale and density of intensification is to  decrease in 
subsequent rows in the matrix. 

Regional	Centres	include the Richmond Hill Regional Centre located 
at Yonge Street and Highway 7.

Regional	Corridors includes regional rapid transit routes along 
Yonge Street and Highway 7. 

GO	Station	areas can be defined based on a 200 to 400 metre 
walking distance from the transit hub. Two existing station locations: 
Richmond Hill GO Station on Major Mackenzie Drive and Langstaff 
Station at Red Maple Road and Highway 7.

Local	Centres are intended to function similar to a Regional Centre 
but on a smaller scale. They are considered to be locations for a mix 
of uses including residential, commercial, human services, office, and 
recreational uses that serve the adjacent community.

Local	Corridors are arterial roads that have the potential for 
intensification supported by public transit service. 

Local	Infill and Secondary	Suites can be site-specific and 
dispersed.

Town of Richmond Hill Official Plan

The Town of Richmond Hill Official Plan was originally ap-
proved in 1981 and is based on the concept of a north and 
south urban development area. The South Urban Develop-
ment Area is intended to be the major activity hub in the Town 
and the Yonge Street corridor is intended to remain the focus 
of most of the commercial, office, and high density residential 
development. The North Urban Development Area is guided 
by the principle of “Environment First”, due to the environ-
mental condition of Lake Wilcox and the location within the 
Oak Ridge Moraine Conservation Plan area.

Numerous secondary plans have been adopted subsequent 
to approval of the current Official Plan which has evolved as 
a policy basis for density and housing mix. A review of these 
plans indicates that residential densities have been increasing 
over time. The review also reveals that – with the exception of 
secondary plans located within the central business district 
- secondary plans developed in the 1980s and 1990s were 
primarily planned for residential subdivisions and presented 
little opportunity for mixed use nodes that could provide for 
services and/or amenities closeby.

The current Official Plan provides limited guidance on intensi-
fication, including where growth should be directed. Cur-
rently, no link is identified between the urban structure and 
intensification, which will help to direct high intensity develop-
ment. Another gap in the Official Plan is how to address the 
implications of intensification on built form. In addition, limited 
direction is provided for the provision of mixed use develop-
ment in relationship to intensification. 
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Richmond	Hill’s	Growth	Outlook		
	
Population
2006 Population    169,500 persons
2031 Population     242,800 persons

Forecasted Population Growth  73,300 persons
2006 - 2031

Projected Age Distribution (2011-2021)

   2011  2031
0-19   47,868 (25%) 49,276 (20%)

20-44   69,144 (36%) 72,729 (30%)
45-64   56,676 (29%) 65,216 (27%)
65+   21,344 (11%) 55,595 (23%)
Total   195,032  242,816  
 

Average Household Income
Richmond Hill    $97,580
York Region    $103,420
Toronto CMA    $87,820
Ontario     $77,970

Existing Housing Stock
Single & semi-detached   34,520 (68%)
Row house, duplex, low-rise apartment 9,975 (19%)
High-rise apartment   6,500 (13%)

Total units    50,995

Housing Production (# completions 1999-2008) 
Single & semi-detached   66% 
Townhouse    22%

Apartments    12%

(All above sourced from: Providing Affordable Housing Opportunities in 
Richmond Hill -  A Discussion Paper. Lapointe Consulting)

Projected Employment Forecast (source: York Region draft OP)

   2011  2031
Jobs   72,600  99,400

2.3 Growth Outlook for the Town

The Town of Richmond Hill is at an important moment in 
defining its approach to future growth and development.  
Achieving intensification targets established by the Province 
and York Region will require a fundamental shift in the pat-
terns of residential development compared to what has been 

advanced in the past. The Town’s physical patterns and 

demographic trends indicate a need for redefining the type 

of growth that is to take place in the future. 

Richmond Hill has been one of the fastest grow-
ing municipalities in York Region with population 
increasing 54.9% between 1996 and 2006. As of 
December 31, 2008 it is estimated that there were 
185,200 persons living in the Town.
By 2031, the Town is projected to grow to 242,800 
persons – an increase of over 40 per cent over 2006 
levels.
The population aged 65 years and older is expected 
to grow 160% between 2011 and 2031 – resulting 
in an additional 34,251 persons 65+ over this time 
period. 
Richmond Hill and York Region are among the most 
affluent areas in Ontario. Residents in Richmond Hill 
and York Region have incomes that are well above 
incomes in the Toronto CMA and Ontario as a whole.  
Despite Richmond Hill being an affluent commu-
nity, there is a relatively significant proportion of 
the population who are categorized as low-income. 
Close to 15% (14.6%) of family households (includ-
ing childless couples and families with children) had 
low incomes.
Current housing supply offers limited choice in dwell-
ing types, the vast majority of dwellings are single 
detached or semi-detached units.
Much of the housing production in the past 10 years 
has been in lower density forms- single detached 
and semi-detached dwellings.
The projected target for the number of units to be 
located in the built up boundaries in the Town is 
proposed to be 15,300 units by 2031.

•

•

•

•

•

•

•

•
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York Region has forecasted that Richmond Hill will increase 
by 29,750 dwelling units by 2031. Of this figure, 15,300 units 
will occur through intensification and is expected to be lo-
cated in the Town’s built up boundaries.

The Town has a number of factors that will constrain where in-
tensification can take place. The Town’s supply of greenfield 
lands is nearly exhausted and new development must rely on 
redeveloping built up areas and re-imagining lands that are 
underutilized. Approximately half of the Town’s land is within 
the provincial Greenbelt Plan, the majority of it is within the 
Oak Ridges Moraine which significantly limits intense devel-
opment north of Elgin Mills Road. 

Where and how the Town should develop is informed by a 
number of factors including historical patterns of develop-
ment, existing conditions, and opportunities for lands that are 
currently underutilized, which are discussed in Chapter 3. 
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3.0 Introduction 

As part of this study, an analysis of the existing urban 
conditions in the Town was completed to determine where  
intensification should occur within the urban structure.    

The elements studied as part the urban structure include: 
distinctive nodes, corridors and the ‘spaces in between’, 
including the greenway system, employment lands and 
existing residential neighbourhoods. In the Town of Richmond 
Hill, the Downtown, the Regional Centre, and GO Station may 
all be described as nodes. The arterial roads of Yonge Street 
and Highway 7 have been defined by the Region as regional 
corridors. The other major arterial roads have also been 
analyzed as part of this study.  

This analysis begins with a description of the historical 
evolution of the Town, which has highlighted the factors that 
have given Richmond Hill its current structure. Clear links are 
established between historical decisions and their continued 
impact on the Town today. The second step was to study 
the existing conditions of the major nodes and corridors 
throughout the Town. Third, existing patterns of intensification 
were reviewed to see where current conditions may already 
support higher intensity development. The aim of this analysis 
is to determine where opportunities to intensify are most 
prevalent and will best meet the overall goals associated 
with intensification, i.e., supporting public transit, building 
complete communities, among others discussed in Chapter 2.   

Richmond Hill around 1878. This image from the Local Architecture 
Conservation Advisory Committee shows the historial concession 
road network and lot divisions.  

3| existing conditions analysis



Housing and Residential Intensification Study��

Pre-European settlement

1860 

1797

3.1 Historic Evolution of Urban Structure

Early First Nations settlements, shown here on the pre-Eu-
ropean settlement map, provide an indication of how these 
settlement areas relate to the historic Downtown.  The map 
also reflects the importance of the Town’s natural features 
and topography.

In 1794, Lieutenant Governor John Simcoe 
completed the first survey of the Town.  As 
part of the process, Simcoe established the 
concession roads which have become the 
Town’s primary arterial roads.  In Simcoe’s 
plan, Yonge Street was given special promi-
nence as a route for military activity. The 
1797 map shows the first European settle-
ment at Miles Hill, the site of historic Rich-
mond Hill.

By 1860, Yonge Street developed into a commercial area 
serving as a resting place for travelers on their way north 
from Toronto. In that period, a stage coach from Toronto 
would be a three hour journey. The first settlement in Oak 
Ridges also appears in this period.

The current urban structure of the Town is directly connected to the natural heritage and 
evolution of development decisions made throughout its history. 
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1954

1983

2007

In the late 19th century, the Radial Rail line connection to Toronto 
was introduced, which reduced the journey from three hours to a 
forty-five minute trip. This established the role of Yonge Street as 
the central arterial transit connection. Following the introduction of 
the railway, an industrial area was established at Newkirk, adjacent 
to the railway line. The 1920s saw the introduction of Highway 7, 
creating the only east-west route in Ontario north of Highway 2 
(Lakeshore Boulevard). Throughout the 20th century, further road 
expansion has brought pressure to develop Richmond Hill, but 
the capacity of the Town’s sewage and water systems limited the 
amount of development.   

By the 1980s onward, development within 
Richmond Hill occurred at an accelerated 
pace.  Highway 404 was completed in 1977, 
providing access to areas in the north and 
opening up the Beaver Creek industrial area 
to development. Two significant changes 
from this period have helped to define the 
modern day urban structure.  First, the 
Province finished the York Durham Sewage 
System increasing the Town’s capacity for 
development. Second, the Town passed 
its first Official Plan which, amongst other 
things, designated the employment lands in 
the southeast portion of the Town.

Over the last 20 plus years, low density residential develop-
ment has expanded within the concession road network.  This 
expansion of the residential neighbourhoods has consumed 
most of the land supply in the Town. With the passing of the 
of the Oak Ridges Moraine and Greenbelt Plans, “greenfield” 
development opportunities are no longer possible beyond 
what is currently approved.  
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View of Yonge Street south of the Downtown looking towards the 
Regional Centre. This image shows the large right-of-way and 
existing higher built form. 

Corridors 

Yonge	Street	

Yonge Street covers the length of the Town, and extends 
through the Regional Centre, the Downtown and Oak Ridges.  
Dominated by retail uses throughout its length, this main 
arterial road is the centre of commercial activity.  Offices, 
condominium developments and some low scale residential 
dwellings are dispersed along the southern part of the spine 
between the Regional Centre and the Downtown. Land uses 
along the corridor tend to remain separated, even where a 
condominium development has brought residents closer to 
commercial uses. The commercial development consists 
predominately of strip commercial malls with large surface 
parking lots. Other common uses include car dealerships and 
gas stations.  

Development along the corridor is currently designed for 
automobile use. Pedestrian mobility is limited because of 
the distances between destinations, often divided by large 
surface parking lots that front along Yonge Street. Increased 
residential intensity along the main arterial road will provide 
opportunities for the Viva service to be more cost efficient, 
and potentially provide for improved service as ridership 
increases. Larger scale sites, which may be redeveloped, 
provide an opportunity to introduce an internal street network 
and pedestrian oriented development.
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3.2 Existing Corridors and Nodes

Map 5: Existing Nodes and Corridors
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Major	Mackenzie	Drive

Intersecting with Downtown Richmond Hill at Yonge Street, 
Major Mackenzie Drive serves as one of the primary east-west 
corridors for York Region. The eastern edge, between Leslie 
Street and Highway 404, crosses the Barker and Headford 
Business Parks. The corner at Bayview is dominated by the 
Smart Centre shopping plaza. The area between Yonge 
Street and Bayview Avenue is split by the rail line. The area 
east of the rail line is a combination of low and medium rise 
residential developments (4 to 10 storeys existing develop-
ment), the Richmond Hill GO Station, Walter Scott Public 
School, commercial, and light industrial at the bottom end of 
the Newkirk employment lands. The area east of the rail lines 
has three existing apartment buildings within walking distance 
to the GO Station. Further east, the area is dominated by 
single-detached bungalows built in the post-War period.  

The stretch between Yonge Street and the corner of Hard-
ing Boulevard West includes a large number of services: 
York Central Hospital, Richmond Hill Public Library, Alexan-
der Mackenzie High School, and a medical centre. Single 
detached homes connect the areas between these services. 
West of the York Central Hospital is a residential community 
of single-detached homes continuing to Bathurst Street. Com-
mercial services supporting the surrounding neighbourhood 
occur within three local strip plazas where Major Mackenzie 
Drive intersects with Headdon Gate and Don Head Village 
Boulevard. 

Major Mackenzie Drive looking west. Traffic is steady throughout the 
course of a day along this corridor as it connects the GO Station, 
Downtown and the York Region Hospital.  It has been identified by 
Metrolinx and the Region as a future rapid transit route.  

Highway	7

Highway 7 runs along the southern boundary of the Town, 
directly through the Regional Centre shared at the intersec-
tion of Yonge Street with the Town of Markham. Parallel to 
the road is a hydro corridor which lies within the Parkway 
Belt West Plan restricting development opportunities. The 
commercial areas along Highway 7 include mixed commer-
cial/office buildings and large scale commercial service and 
retail strip plazas.  The southern end of the Beaver Creek 
Business Park is located at the eastern portion of Highway 7.  
These employment lands also border Highway 404, providing 
regional highway access.  West of the Regional Centre, are 
single-detached residential homes and the Richmond Hill Golf 
Club at Bathurst Street.  

Highway 7 supports high volumes of traffic and has been designed 
to accomodate automobile use. Conditions for pedestrians are not 
favourable as commerical and office uses are seperated by large 
blocks and buildings are set back in extensive parking lots.  
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Bayview	Avenue

Bayview Avenue extends the entire north-south stretch of 
the Town. However, unlike Bathurst Street and Yonge Street, 
the built-up areas along this corridor cease at 19th Avenue 
because of the protected Oak Ridges Moraine. The built-
up areas include low scale residential buildings developed 
adjacent to the edge of the corridor along both sides.  At the 
arterial intersections and north of Highway 7, there are com-
mercial land uses, mostly restricted to gas stations and strip 
commercial plazas.  Many of these sites are small and are 
surrounded by existing development, limiting their redevelop-
ment potential.  The commercial centre at Major Mackenzie 
Drive, as a low scale single storey development with extensive 
surface parking, represents an exception to other sites. 

Existing residential development along Bayview Avenue 
includes: single-detached homes, townhomes, and some low 
scale walk up apartment buildings. The majority of these de-
velopments have reverse lot frontages along Bayview Avenue, 
orienting them towards the interior roads within the low-rise 
residential neighbourhoods. Further, the orientation away 
from Bayview Avenue means that there is very little animation 
and activity for pedestrians along this connection.   

The David Dunlap Observatory land maintains prominence 
in the Town for not only its size, but also its historical signifi-
cance with residents.  For this reason, a separate planning 
study is being undertaken for the future of the site. 

Residential development on Bayview Avenue highlights the common 
characteristic of reverse lot frontages along the arterial.  

Bathurst	Street

Bathurst Street is the western boundary of the Town, shared 
with the City of Vaughan and King Township. Areas north of 
the golf course at Highway 7 have been largely built up to the 
Town’s edge with single-detached homes. The houses have 
reverse lot frontages along Bathurst Street. Where Bathurst 
Street connects with the Town’s arterial road network, com-
mercial uses are located, e.g., gas stations and small retail 
plazas. Land remains undeveloped north of Gamble Road 
where this area is part of the Oak Ridges Moraine, continu-
ing again around King Road up to the northern edge of the 
Town at Bloomington Road. Development and intensification 
opportunities along Bathurst Street are limited due to land 
constraints and lack of a critical mass of building that can 
reasonably support a higher order transit service.  

Residential subdivisions are primarily reverse lot frontages along 
Bathurst Street. 
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The southwest corner of Elgin Mills Road and Yonge Street showing 
the low-rise commercial development that dominates the area. 

An example of more recent residential development along 16th 
Avenue. 

Carrville	Road/16th	Avenue

Carrville Road/16th  Avenue is comprised of low-rise residential 
uses along much of the corridor between Bathurst Street and 
Bayview Avenue. The exception is the Yonge Street intersec-
tion which includes the South Hill and Hillcrest shopping 
malls. Limited low-rise residential development is located 
between Leslie Street and Bayview Avenue where it meets the 
employment lands. 

  

Elgin	Mills	Road

The corridor of Elgin Mill Road extends east-west near the 
centre of Richmond Hill, running slightly north of the historic 
Downtown. West of Yonge Street are predominately single-
detached homes, extending towards Bathurst Street. The 
lands bordering Elgin Mills Road west of Yonge Street present 
a variety of land uses. The Yonge Street intersection contains 
single storey commercial uses with large surface parking 
lots. Slightly east, the Newkirk Business Park lies adjacent to 
the rail lines and includes parcels of land on both the north 
and south side of Elgin Mills Road. The Newkirk employment 
lands are surrounded by single-unit dwellings. These houses 
extend towards Bayview Avenue. 

Areas of land remain undeveloped on the north side of Elgin 
Mills Road east of Bayview Avenue and are subject to the 
North Leslie Secondary Plan Area. Community services are 
provided at the northwest corner at Leslie Street at the Rich-
mond Green Sports Centre and Park. This multi-use facility 
sits on the largest designated park in Richmond Hill. Where 
residential development has occurred, it is low-rise surround-
ing the tributary system along the southern edge of Elgin Mills 
Road, west of Leslie Street. The east side of Leslie Street is 
largely dominated by the Elgin Mills Cemetery and is adjacent 
to the northern edge of the Barker Business Park lands.  
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Low-rise plaza at Yonge Street and King Road. Bernard Terminal currently functions as a focus for public transit 
including GO Transit, VIVA Bus Rapid Transit, and York Region Transit 
routes.

Existing Nodes

Downtown	and	the	Regional	Centre

As the historic centre of Richmond Hill, the Downtown repre-
sents one of the most important areas in the Town as it provides 
opportunities for mixed use development at a pedestrian scale. 
The Regional Centre at Yonge Street and Highway 7 represents 
the primary future location for intensification in the Town. Given 
the significance of these nodes, they are the subject of separate 
studies.  

Oak	Ridges	

The topography of Oak Ridges is elevated above the southern 
areas of the Town. This provides significant view planes towards 
the Downtown and beyond, particularly along the Yonge Street 
corridor. With its elevated topography, low scale development, 
and setting in the natural heritage, Oak Ridges has its own 
unique opportunities to develop a unique sense of place and 
character.     

Commercial uses in the area are concentrated along Yonge 
Street between Sunset Beach Road and Maple Grove Road.  
There are also some commercial uses along King Road. The 
commercial buildings are predominately single-storey plazas, 
situated on large surface parking lots. The common residential 
building type surrounding the commercial core of Oak Ridges 
is single-detached homes, with some townhomes. The residen-
tial community stretches from Bathurst Street to east of Yonge 
Street before it is interrupted by the protected lands. 

The Secondary Plan designation for the area is Community Core 
which permits some mixed use development along Yonge Street 
and the area around King Road.    

Yonge	Street	and	Elgin	Mills	Road	

The Bernard Transit Terminal, owned by York Region, is the 
focus of the Yonge Street and Elgin Mills Road node. The bus 
station is important because it operates regular service both 
locally and regionally to the Finch Subway and Newmarket 
bus stations. As an existing transit hub, this intersection has 
the potential to be a significant pulse of activity for the area.   

Lower scale buildings with adjoining large surface parking 
lots dominate the area.  This crossroads is the first major 
intersection in close proximity to the northern boundary of the 
Downtown. The sensitive area around German Mills Creek 
limits building heights to four storeys adjacent the top of bank 
while high density development is permitted north of Elgin 
Mills Road as identified in Official Plan Amendment 123.
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Hillcrest Mall parking lot fronting along Yonge Street.  Richmond Hill GO Station showing higher intensity development to 
the west.

GO	Station	

The Richmond Hill GO Station at Newkirk Road and Major 
Mackenzie Drive offers a number of opportunities to transform 
this area into a significant node within the Town. As a GO 
Transit Station, rush hour train service is currently offered to 
Downtown Toronto. Parking is provided for commuters on the 
large surface parking lot connected to the station. Adjacent to 
the GO Station property is the Newkirk Business Park, where 
light industrial land uses are located. Residential buildings, 
ranging from four to ten storeys are also within close proxim-
ity to the station.

Yonge	Street	and	16th	Avenue	

This intersection is a centre for retail activity and includes 
Hillcrest Mall which was established in the 1970s and the 
South Hill Shopping Centre on the east side of Yonge Street. 
Although there has been some recent infill development in the 
parking lots adjacent to Yonge Street, extensive surface park-
ing exists around the mall structures.  

Carrville Road, along the south side has residential develop-
ment approaching Yonge Street. However, both corners are 
developed with lower scale buildings surrounded by surface 
parking. Therefore, this area represents a substantial intensi-
fication opportunity where residential, increased commercial 
and office uses could be introduced at higher intensities.    
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Other Areas

The	Greenway	System

The Oak Ridges Moraine and other natural areas within the 
Town are part of the greenway system. This natural heritage 
system includes a number of kettle lakes, which feed the 
tributary system throughout the Town. The resulting ground-
water, soil conditions, and topography means that significant 
areas within the Town are not able to be developed. As a 
result, these areas are protected by the Greenbelt Plan and 
the Oak Ridges Moraine Plan which will restrict development 
possibilities.  

Existing	Residential	Neighbourhoods

Low-rise residential neighbourhoods remain a popular choice 
for many home buyers in the Town.  These neighbourhoods, 
located between arterial roads, i.e., 16th Avenue, Leslie Street, 
etc., consist mainly of single-detached homes and townhous-
es. Development of these neighbourhoods largely occurred 
since the 1980s, but began in the post-War period. 

In many areas, the natural heritage of the tributary system has 
directed the pattern of development. However, further large 
scale development for low-rise residential neighbourhoods is 
hindered by availability of land, the Provincial and Regional 
growth targets, and maintaining existing employment lands to 
achieve economic growth objectives. 

Employment	Lands	

Richmond Hill maintains a strong economic position in the 
GTA. This success is largely attributed to businesses choos-
ing to locate within the Town’s business parks. There are four 
business parks in the Town, including: Beaver Creek, Head-
ford, Barker, and Newkirk Industrial. Apart from Newkirk, the 
business parks are located along the eastern border of the 
Town. Newkirk is centrally located between Bayview Avenue, 
Yonge Street, Major Mackenzie Drive and stretching slightly 
north of Elgin Mills Road. 

The local economy is well served by these business parks.  
For this study, it was important to recognize that, despite its 
limited land supply, Richmond Hill with its strong economic 
base has potential to expand its employment in the future. 
Protecting the land supply for employment uses is a part of 
this strategy.  

Oak Ridges Moraine 

Subdivision development south of 16th Avenue. 

The Beaver Creek Business Park located at Highway 7 and Leslie 
Street.  
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3.3 Existing Intensification Patterns 

A review of the development patterns in the Town was con-
ducted to identify areas where higher intensity and mixed use 
development exists in support of transit services. This review 
looked at existing and proposed developments, together with 
an analysis of future planned transportation improvements, to 
inform where additional higher intensity developments could 
occur in the future.  

Existing Higher Intensity Development

Existing higher intensity development occurs most frequently 
along Yonge Street, south of the Downtown. Limited taller 
buildings are located in other parts of the Town, but they tend 
to be stand alone developments without significant clustering.  

The majority of future planned higher intensity development 
is also being directed towards the Yonge Street corridor, 
particularly areas north and south of the Downtown. A full list 
of current applications can be found in Appendix B. 

Map 6: Existing Higher Intensity Development
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4| uRban stRuctuRe

4.0 Introduction 

The Town is at an important moment in its evolution. By 

redefining the existing Urban Structure, the Town has the op-

portunity to direct growth to achieve significant sustainable 

patterns of development. The approach to intensification is 

premised on creating healthy, vibrant and complete com-

munities that are well connected, focused on the needs of 

the pedestrian, encourage walking and support densities for 

higher order transit opportunities. 

This is achieved by intensifying key areas within the Town’s 

built boundary with the intent of broadening the housing and 

job choices for current and future residents to create oppor-

tunities for people to live and work in close proximity. 

This chapter will provide an overview of the various elements 

of the Urban Structure and rationale for how this Urban 

Structure functions in terms of the Town as a whole. 
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The Urban Structure includes Provincial, Regional and local 

elements. Map 7 illustrates a refined version of the Urban 

Structure Map endorsed by Council in July 2009.

The recommended urban structure is informed by the follow-

ing: 

Recent Provincial and Regional policy direction for man-

aging new growth that anticipates a hierarchy of intensi-

fication areas to act as focal points for redevelopment, 

acknowledging that limited changes will be experienced 

elsewhere;

Historical settlement patterns in the Town which are 

characterized by concession roads, recognizing Yonge 

Street as the commercial ‘spine’;

Existing public transit service and planned improve-

ments for higher order public transit, particularly along 

Yonge Street and Major Mackenzie Drive;

Underutilized lands which determine potential and suit-

ability for higher intensity redevelopment;

The primary location for existing higher density develop-

ments along Yonge Street and the distribution of recent 

applications for higher density development;

Areas that are to be preserved including employment 

lands and natural areas such as the Oak Ridges Mo-

raine. 

Community input through various workshops, meetings 

and written responses; and

Guiding principles derived from the People Plan Rich-

mond Hill process.

The Urban Structure is premised on creating a pattern of 

centres and corridors that delineate key areas where intensi-

fication should be prioritized, based on existing and planned 

higher order transit services and underutilized land. The 

majority of intensification areas are proposed to be located 

along Yonge Street in support of York Region policy and 

future transit improvements along this Regional Corridor. 

•

•

•

•

•

•

•

•

4.1 Council Endorsed Urban Structure

Map 7. Refined Version of the Council Endorsed Urban Structure
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Other areas include the GO Station at Newkirk, a portion 

of Highway 7 and key intersections along Major Mackenzie 

Drive, which will support future transit initiatives planned for 

these corridors. Places outside of the intensification areas 

are generally expected to support infill redevelopment, in 

keeping with the recommended directions outlined in  

Chapter 6.

Intensification areas are envisioned to be places that  

support compact and mixed use development where  

complementary uses and public amenities are brought 

together to support the needs of the surrounding commu-

nities. Redevelopment within the intensification areas will 

evolve incrementally as sites become available, adjustments 

in the market occur, the population demographics change, 

various aspects of servicing allocation are implemented, and 

higher order transit is realized.  

In addition to the Regional Centre and the Downtown Local 

Centre, residential growth is to be prioritized to the following 

places:

Regional Corridors - Yonge Street and Highway 7
The York Region Official Plan (YROP) identifies two Regional 

Corridors within the Town - Yonge Street and Highway 7. 

These corridors are intended to be the primary connections 

between Regional Centres and neighbourhoods, providing 

higher-order transit systems that link the Region to the rest 

of the Greater Toronto Area. They are to function not only as 

main arteries for moving goods and people, but as diverse 

mixed use places that meet the needs of local residents, 

recognizing that the ‘character and pace’ of development will 

noticeably differ across various segments.

Oak Ridges Local Centre
This Local Centre is intended to function as a focal point of 

activity and culture that serves the surrounding community 

and plays a supporting role to Regional Centres and Cor-

ridors. The Oak Ridges Local Centre is intended to support 

a wide range of uses located around the historic intersection 

at Yonge Street and King Road.

Key Development Areas (KDAs)
Key Development Areas are envisioned as strategic places 

or sub-centres for intensification along the Regional Cor-

ridors of Yonge Street and Highway 7.  They are intended to 

support higher densities and a mix of uses that are located 

around existing and planned transit investment. In addition 

to an employment KDA located at Highway 7 and Leslie 

Street, the following KDA’s have been identified:

16th	Avenue

Focused on the intersection that includes Hillcrest Mall and 

South Hill Shopping Centre at Carrville Road/16th Avenue, 

this KDA will serve as a mixed use sub-centre between the 

Downtown and the Regional Centre that will function as a 

place for commercial, employment, and residential uses in 

close proximity to higher order transit.

Bernard	Avenue	KDA

This sub-centre represents a pulse between the Down-

town and the Oak Ridges Local Centre and is situated at 

the Bernard Terminal which currently functions as a public 

transit node for VIVA Bus Rapid Transit, GO Transit, and York 

Region Transit routes. Introducing a range of uses will allow 

it to better function as a mixed use node in support of the 

planned transit improvement along Yonge Street.

Local Corridor - Major Mackenzie Drive
The YROP envisions Local Corridors to be places of inten-

sive mixed use activity supported by public transit. Major 

Mackenzie Drive is identified as a Local Corridor and func-

tions as an important east-west travel route through York 

Region and through Richmond Hill’s Downtown. The Metro-

linx Regional Transportation Plan identifies Major Mackenzie 

Drive as a long-term rapid transit corridor and York Region’s 

Draft Transportation Master Plan identifies the need for a 

Rapid Transit Corridor along this road as early as 2021. It is 

anticipated that not all segments of Major Mackenzie Drive 

will redevelop. Portions of the road where mid-rise develop-

ment exists, particularly in proximity to the Newkirk GO sta-

tion are appropriate areas for intensification. The portion of 

Major Mackenzie Drive east of Leslie Street to Highway 404 

should remain strictly as an employment corridor.
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4.2 Hierarchy of Intensification Areas

Not all forms of redevelopment are appropriate universally 

across the intensification areas. Rather, these areas are in-

tended to redevelop at varying scales, building heights and 

intensity levels based on role, location and transit accessibil-

ity.

The Regional Centre, focused around the mobility hub, rep-

resents the node where the tallest buildings, broadest range 

of uses and highest intensity development is intended to 

be located. This is where the most significant new employ-

ment uses outside of the designated employment areas are 

proposed and where a new neighbourhood of relatively high 

density mixed use activity will emerge providing attractive, 

walkable alternatives to the automobile.

The Downtown Local Centre is the traditional heart of 

Richmond Hill. This is where the largest number of historic 

buildings, performing arts activities, civic uses and institu-

tions such as the hospital are located. The Downtown will 

remain the focal point for these activities, but will also evolve 

as a denser mixed use area that builds on and enhances its 

traditional role, with more residents in appropriately scaled 

buildings. It will complement the Regional Centre as a signif-

icant location for development in the future. Buildings within 

the historic core will respect the historic context, but rise to 

higher building heights at either end of the Downtown core.

Higher order transit along Yonge Street and opportunities 

for redevelopment of relatively large and deep land parcels 

provide a basis for higher intensities at Key Development 

Areas. These are intended for a broad mix of employment, 

residential and commercial uses that will serve as a focal 

point for shopping and some employment serving surround-

ing communities. Development in these areas, while not as 

dense as the Regional Centre, will be more intensive than in 

other parts of the Yonge Street Regional Corridor.

Development potential in other intensification areas is 

premised on, amongst other things, the location (adjacent 

to higher order public transit including the Newkirk GO Sta-

tion), site size (larger sites vs. smaller sites) and impact on 

surrounding neighbourhoods. The Oak Ridges Local Centre 

in particular, will play an important role as a focal point for 

Local Development Areas (LDAs)
Local Development Areas are located along Major Mack-

enzie Drive and are intended to function in a similar way as 

KDAs along the Regional Corridors, but at lower intensities, 

with generally a more residential focus.

York	Central	Hospital	

Located on lands around the York Central Hospital, this 

LDA is envisioned to serve as a sub-centre along the Local 

Corridor, with an institutional/employment focus related to 

health industries. 

Newkirk	GO	Station

An employment focused LDA at this inter-modal transit sta-

tion where GO  rail and York Region Transit service inter-

sect, will support the existing transit station, future plans for 

improved transit along Major Mackenzie Drive, and build on 

the existing mid-rise residential  and employment areas sur-

rounding the station.

Bayview	Avenue

The intersection of Bayview Avenue and Major Mackenzie 

Drive will serve as a mixed use sub-centre along the Local 

Corridor and build on the current commercial focus of this 

intersection. Directing intensification into this area will sup-

port transit improvements along Major Mackenzie Drive and 

the nearby GO Station at Newkirk.



	 	 	 	 	 	 	 	 	 Housing and Residential Intensification Study ��

the community in the surrounding area, but will redevelop at 

relatively low densities and at a scale that is compatible with 

its sensitive location on the Oak Ridges Moraine. This is also 

an area where it may be possible to push the sustainability 

envelope to strive for carbon neutral development. 

The recommended land use directions as well as the design 

framework intended to guide development within the various 

parts of the endorsed Urban Structure is described in Chap-

ter 6: Recommended Land Use and Design Policy Frame-

work.  This Framework is partially derived from the following 

set of general criteria which was compiled as a guide to help 

distinguish appropriate development intensities for different 

parts of the Urban Structure. These criteria were discussed 

and generally accepted at public meetings held during the 

course of the study.

Compatibility and Fit

Intensification should strive to enhance the surrounding area  

by integrating elements of the local character and design of  

neighbouring properties. 

Scale and Massing 

New buildings should reflect a pedestrian scale through 

appropriate street walls and podiums, stepping back at the 

taller portions and respecting skyviews.  

Proximity to Planned Public Transit

Areas of intensification should be accessible to public and 

rapid transit with pedestrian connections to and from transit 

stops and land uses. The goal should be to make public 

transit a convenient and viable alternative to the automobile. 

Infrastructure 

Areas of intensification need to be adequately serviced 

for the potential units and densities envisioned including 

necessary physical infrastructure, social infrastructure and 

opportunities for ‘green’ development.

Effective Streets

New developments must consider the impact they will have 

on the public realm and traffic conditions such as volume, 

circulation and parking.  

Site size 

Larger sites/deeper lots provide for a different range of in-

tensification opportunities as compared to lots with shallow 

depths.

Comfort in the Public Realm  

Levels of intensification need to provide for pedestrian com-

fort as measured by minimizing shadow and wind impacts, 

and maximizing sky view. 

Cohesiveness / Complete Community 

Intensification should make a positive contribution to the ex-

isting community through the inclusion of a mix of services 

and amenities, improvements to the public realm, parks/

open spaces, and pedestrian linkages to the surrounding 

area.

Respect for Natural Heritage 

Intensification on sites that are in close proximity to natural 

areas such as the Oak Ridges Moraine need to be planned 

with extra care to address the impact and adjacency to the 

natural environment.

Topography and Sub-surface Considerations

Intensification areas need to address the ability to provide 

underground vs. structured parking. In particular, this means 

assessing topography and sub-surface hydrology.

Building on these general criteria, a set of more detailed 

land use and design principles were identified and their ap-

plicability tested for a number of sample sites as described 

in Chapter 5. 
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5| design pRinciples and analysis

5.0 Introduction

This chapter discusses the overall principles for intensification 

in Richmond Hill. A series of planning and design principles 

were developed to help define the intent of (re)development, 

but not its final form. The principles were tested and con-

firmed through the analysis that was carried out on the seven 

sample site investigations described in section 5.2. Together 

with the test site analysis, these represent the foundation and 

rationale for the policy recommendations that are contained 

in Chapter 6 of this report.
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Encourage a Well Integrated, Rich and Varied 
Urban Form

Principle: Redevelopment should include a broad mix of 

housing, commercial and employment uses, with the higher 

densities and greater building height and massing focused 

within the centres and along the corridors with transitions 

down towards the low-rise residential neighbourhoods and 

adjacent established commercial areas. 

With redevelopment comes the opportunity to define vibrant 

mixed use and high quality transit-oriented development—to 

create places where people will want to live, work, recreate, 

shop and spend time. Redevelopment should incorporate 

mixed use projects, new housing, neighborhood-serving re-

tail, employment, schools, day care centres, parks and other 

amenities to serve the local community.

New development should be compatible with the existing 

neighbourhoods and sensitive to their context. The majority of 

new buildings should fit in, not stand out. Special places and 

locations will deserve special buildings, but not every site. Not 

every new building needs to be a landmark or symbol.

The scale of new development must balance the transit sup-

portive intensification objectives with the protection of adja-

cent existing neighbourhoods. Intensification can and should 

improve overall environmental and community sustainability. 

Built form explorations conducted as part of this study 

(Chapter 5.2 and Appendix C) conclude that the target aver-

age densities and satisfactory interfaces with the existing 

neighbourhoods can be achieved if mid-rise and high-rise 

development is concentrated towards the main streets within 

the centres and along the corridors with transitions to low-rise 

development closer to the existing neighbourhoods.

5.1Planning and Design Principles

New development should be of high quality and include a mix of 
uses, such as residential or commercial above street related retail. A 
fine example is the highly successful Capers Block development in 
Vancouver, which has become a focal point for the local community.
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Redevelop with Appropriate Densities

Principle:	Redevelopment	densities	should	meet	Regional	

and	Town	intensification	objectives	while	minimizing	the	

impact	on	existing	low-density	residential	areas.

Density controls should be prepared to help guide the 

intensity and location of redevelopment within the Town. 

Density controls are planning tools used to regulate the size, 

massing and location of new buildings. For example, Floor 

Space Index (FSI) is a tool used to establish the maximum 

overall floor area to be provided on a specific site, expressed 

in proportion to the site area. Other tools include maximum 

building height, setbacks, stepbacks and size of floor plates 

for taller buildings. These controls should work in concert with 

built form guidelines to limit building mass adjacent to the 

existing neighbourhoods, with greater massing towards the 

main streets.

Recent planning targets have been established by the Prov-

ince and refined by the Region. The York Region Official Plan 

recommends that densities should be highest at the Regional 

Centres and that Key Development Areas should support an 

overall, long term density target of 2.5 Floor Space Index for 

Regional Corridors (i.e., Yonge Street and Highway 7). 

An average block density is useful as a coarse grain planning-

level tool, but does not always lead to the most appropriate 

built form. The recommended approach in this study is to 

have higher densities towards the main streets and lower den-

sities towards the existing residential neighbourhoods. Addi-

tional provisions are recommended to encourage commercial 

development including grade-related retail and community 

services along the frontage of main streets and to support 

higher-order transit improvements. This strategy should allow 

for flexible redevelopment, either incrementally, or with larger 

parcel assembly.
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Provide Appropriate Transitions to Adjoining 
Neighbourhoods

Principle: The interface between redevelopment sites 

and neighbourhoods should respect the character of the 

residential areas and minimize adverse impact by creating a 

comfortable transition in the built form and treatment of the 

landscape interface with the public realm.

Built form and public realm design guidelines should be 

developed to minimize the visual impacts of higher density 

development on the adjacent low-density residential neigh-

bourhoods.

Richmond Hill is comprised of numerous well-established 

neighbourhoods, ranging from single- and multi-family dwell-

ings of modest scale on small lots to larger estate residences 

on much larger properties. The majority of the existing resi-

dential buildings are one to two-storey detached homes with 

pitched roofs. 

New buildings should be context sensitive and respond to the 

characteristics and features of the individual sites. The build-

ing height and scale should be stepped down towards the 

low-rise residential areas by respecting angular planes and 

incorporating appropriate setbacks.

New development should reflect the scale and massing of adjacent 
neighbours through appropriate transitions in height.
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Low and Mid-Rise Buildings

Principle: Most of the redevelopment should be in low and 

mid-rise buildings that line the streets and other public spaces 

to give shape and a sense of enclosure to the public realm.

Good urban streets are defined by the buildings and land-

scaping that surround them. Mid-rise buildings and the base 

of taller buildings compose the street wall that defines the 

block perimeter. Building height and design should reflect the 

scale and importance of each street.

The majority of redevelopment should be in low to mid-rise 

buildings. These will accommodate residential units, commer-

cial offices or a mix of uses including retail, and represent the 

“base” built form condition in support of intensification objec-

tives and the creation of a successful, livable and amenable 

urban environment. The greatest concentration and tallest of 

the mid-rise buildings should be towards the main streets with 

the lower buildings extending down to existing stable residen-

tial neighbourhoods and established commercial or heritage 

properties. 

On the main streets, buildings should collectively provide a 

relatively consistent and contiguous street edge that gives a 

strong architectural presence. Continuity in the built-up edge 

of the blocks on the main streets such as Yonge Street and 

Major Mackenzie Drive will strengthen a sense of place and 

vitality for the pedestrian boulevards and support a viable 

retail environment.

As a transition to local streets and parks abutting corridors, 

mid-rise buildings should be lower and set back from the 

property lines to ensure a strong sense of enclosure for the 

street as well as good solar access. Similarly, mid-rise build-

ings should line and give definition to edges of the public 

spaces without overshadowing them.

Built Form

Principle: Good urban places should be composed of many 

buildings, varied in type and size. New buildings should help 

shape the pedestrian realm, respect existing land uses and 

incorporate the most recent advances in sustainable building 

and sound community development principles. 

Richmond Hill currently does not have many precedents for 

the built form character proposed in this study, but this is 

rapidly changing throughout the Town as well as along many 

of the avenues and corridors in the Greater Toronto Area. 

Historically, the Town developed slowly with many farmsteads 

and few buildings. As Richmond Hill flourished along Yonge 

Street, the downtown expanded to include commercial uses 

fronting Yonge Street and detached single-family buildings. 

In the second half of the 20th Century the pattern of develop-

ment was not very efficient regarding the use land. The Town 

experienced unprecedented growth and the pace of develop-

ment was such that very little undeveloped land remains.

In the next few decades, the Town will continue to grow and 

become increasingly diverse and affluent. Additional pressure 

will be placed upon the limited transportation and servicing 

infrastructure. With the expansion of higher-order transit along 

Yonge Street, Major Mackenzie Drive, Highway 7 and the 

GO corridor to service the growing demand throughout York 

Region, the built form must once again change to support 

intensification. New development should be located within 

walking distance of these transit corridors and make efficient 

use of land. New multi-storey buildings should be flexible to 

accommodate a variety of uses, and should make a positive 

contribution to the public realm and add to the overall beauty 

of the Town.
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Low and mid-rise building types should be of high quality, and should shape and contain 
streets and open spaces.
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Tall buildings should be of differing styles and materials, and 
always of exceptional quality. They can rise from a mid-rise base or 
stand alone. They are best when respectful of their context, never 
overpowering their neighbours. 

Tall Buildings: Placement

Principle: The tallest buildings should be located the furthest 

distance from the low-rise neighbourhoods and the heights 

should be graduated down towards the neighbourhoods.

In recent years, tall buildings, predominantly in the form 

of towers, have become the preferred form of buildings of 

residential condominium developers. Controversy has sur-

rounded this trend, particularly in already built-up urban areas 

where their form and potential impact are central concerns.

The redevelopment and intensification of Richmond Hill must 

acknowledge and plan for the inclusion of high-rise buildings, 

at the same time ensuring that high-rise buildings be de-

signed as fully integrated parts of the urban fabric of neigh-

bourhoods.

Proposed tall buildings should be integrated with a mid-rise 

base building so as to support the ground-level environment 

of the pedestrian.

The visual impact of tall buildings on the existing low-rise 

residential areas should be minimized. Height limits should 

include a transitional or “angular” plane that is the lowest 

towards the low-rise neighbourhoods and increases in height 

with the distance from the existing low-rise area. 



Housing and Residential Intensification Study�0

This fine residential tower in downtown Toronto displays many of the 
characteristics of an appropriate high-rise building. The floor plates 
reduce with height with articulated top floors to reduce bulk and 
achieve an elegant proportion.

Tall Buildings: Design

Principle: Tall buildings should be subject to design 

standards that regulate their spacing as well as their girth 

(floor plate) relative to the height, in order to control their 

perceived bulk and the proportion of sky views, as well as 

contribute to the skyline. 

The height of high-rise buildings is only one of the dimen-

sions that influence the ground level perception of their mass 

and bulk.

Much can be said for the singular tall slender tower that acts 

as a columnar landmark in an otherwise mid-rise area of a 

city. If, however, the one becomes many then the elegantly 

slender becomes bulky; and the spacing between them—the 

“sky view”—becomes restricted. The impact can be visually 

oppressive and overwhelming.

Basic design standards are required to control the number, 

spacing and proportion (width relative to height) of high-rise 

buildings in order to reduce the likelihood of visual “over-

crowding”.

Buildings above the base buildings (the mid-rise base or 

podiums) should be designed as towers, and articulated in a 

manner to reduce their perceived bulk. 
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Enhance Community Facilities through  
Redevelopment

Principle: The Town should encourage redevelopment to 

improve the quality and supply of community facilities and 

services within Richmond Hill. 

One of the aspects most impacted by an increase in popula-

tion—and often overlooked—is the provision of community 

facilities and services. A considerable benefit of redevelop-

ment is the opportunity for the Town to enhance community 

facilities, services and other public amenities through vari-

ous mechanisms. Potential enhancements could include 

the acquisition of land for, and the on-going operations and 

maintenance of, parks and open space, libraries, commu-

nity centres, streetscape improvements and infrastructure 

upgrades. 

Many of these services will adapt their form and operation to 

the new pattern of intensification. Every community facility 

will not necessarily stand alone in their own building. They 

may need to share facilities with other uses, combining many 

similar services within a multi-use building. They will need to 

better integrate within higher density projects—perhaps in 

the podium base of a residential tower. A synergy is possible 

with these types of arrangements that can benefit the entire 

community.
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Housing Affordability 

Principle: The Town should achieve housing and unit types 

that are affordable to the residents of Richmond Hill.

In order to meet the needs of local citizens and to encourage 

economic growth, there is a need for more affordable housing 

options so that local workers can afford to live in Richmond 

Hill.  More affordable housing is needed for: younger, first 

time homebuyers; young adults who are seeking affordable 

rental housing; older adults who want to downsize and find 

more affordable ownership or rental housing; and, those with 

special needs such as persons with physical or mental dis-

abilities.

As more of Richmond Hill’s new housing is provided through 

residential intensification in urban centres and corridors, there 

may be opportunities to  address this housing affordability 

“imbalance” through redevelopment so that housing is more 

affordable to current and future residents as well as to those 

who are employed in the Town.

“Affordable housing” refers to a broad range of dwelling types 

that are considered affordable within a regional market area, 

in this case, within York Region.  Affordable housing can be 

provided by the private sector, the municipal sector or private 

non-profit agencies and a range of such groups working 

together.  Affordable housing can be in the form of affordable 

ownership housing or rental housing.  

The Province – through the Provincial Policy Statement (2005) 

– requires that municipal planning authorities provide for an 

appropriate range of housing types including setting targets 

for new affordable housing. 

York Region, in its draft Official Plan, proposes that local 

municipal official plans and zoning by-laws be drafted to  

permit a mix and range of housing types, lot sizes, unit sizes, 

functions, tenures and levels of affordability within each com-

munity. In addition, the draft plan proposes that a minimum of 

25 percent of new housing units across the Region be afford-

able, and distributed within each local municipality and that a 

minimum of 35 percent of new housing units in Regional Cen-

tres and Regional Corridors be affordable, offering a range of 

affordability for moderate income households.

These Regional polices will be achieved though secondary 

plan analysis in intensification areas and are reflected accord-

ingly in the Recommended Land Use and Design Framework 

in Chapter 6. 

Coach house, Cornell, Markham.
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Green Development 

Principle: New development should improve the overall 

environmental quality of the Town of Richmond Hill and 

minimize ecological impacts.	Development in the Regional 

Centres and Corridors should be built to the minimum LEED 

levels of certification as established by York Region.

There are several opportunities to promote sustainability on 

both private and public lands within the Town through the re-

development process. Whether it is through more efficient site 

planning, pedestrian focused and transit-oriented urban form, 

building materials, reduction of water usage and stormwater 

runoff, or microclimatic amelioration, these techniques can 

influence the quality of life for residents, workers and visitors 

alike.

Broad principles of sustainability have permeated the munici-

pal regulation of buildings, and many builders are voluntarily 

incorporating green materials and practices into their proj-

ects. Currently, the most advanced system for rating sustain-

ability is the Canada Green Building Council’s Leadership 

in Energy and Environmental Design (LEED), an adaptation 

of a similar rating system from the United States. This is a 

rigorous voluntary assessment tool, on the cutting edge of 

environmental standards and processes. Practitioners and 

developers acknowledge the merits of sustainability and the 

increased marketing potential for incorporating environmen-

tally responsible materials and processes in their projects.

The draft York Regional Official Plan proposes that all new 

residential, mixed-use, commercial, major office and institu-

tional development in the Regional Centres and Corridors 

shall be built to minimum LEED Silver or equivalent alterna-

tives, prior to and including 2015, LEED Gold between 2016 

and 2021, and LEED Platinum past 2021.

All new buildings should incorporate leading environmen-

tal standards for design and construction processes. They 

should incorporate energy efficient, environmentally friendly 

materials, systems and processes such as locally produced 

or recycled building materials, solar energy systems, heat 

recovery, geothermal energy, roof top gardens, zero ozone 

depletion refrigerants, thermally efficient glazing, high ef-

ficiency heating systems, passive cooling, light reflective 

surfaces, waste control and life cycle cost consideration to 

the extent that such systems and processes are required and  

being implemented within the Town of Richmond Hill.

Increasing the amount of permeable surfaces in urban areas 

can reduce the demand on constrained infrastructure and 

minimize impacts on natural hydrological systems. Permeable 

pavements should be incorporated where possible. Street 

trees and other landscape elements should be included in 

all redevelopment efforts to help regulate air temperature, 

intercept rainfall and minimize storm water runoff. Storm water 

should be retained on site where possible, with the inclusion 

of cisterns, biofilters, rain gardens and retention ponds. Grey 

water should be used for irrigation where required and permit-

ted for other non-potable uses.



Housing and Residential Intensification Study��

The recently completed headquarters for a software company 
on King Street East in downtown Toronto is the first LEED®-rated 
commercial building in Canada (targeting LEED® Silver). By applying 
sustainable building principles and techniques, the projected energy 
consumption and cost will be 30 to 50% of a comparable building of 
typical design. (source: SAS Canada) 

Recent residential tower development in the GTA indicates a growing 
commitment by the building industry to sustainable design. The 
two projects above are currently under construction in different 
parts of Toronto—one downtown and one midtown—and are 
committed to a minimum LEED® Gold standard. (source: Minto Urban 
Communities,Inc.)

The green roof at Mountain Equipment Co-op in downtown Toronto 
is one of the flagship projects for the sustainable building movement 
in North America. New development within Richmond Hill could 
incorporate similar techniques to reduce runoff, reduce heating 
and cooling costs, improve local air quality and normalize local 
microclimate.

Portland Oregon’s Green Streets project makes use of extended tree 
pits to help reduce and slowdown runoff and increase the amount 
of permeable surface, thus becoming an important part of the City’s 
green infrastructure. (source: www.sitephocus.com)
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Demand Design Excellence 

Principle: The Town should require excellence in the design 

of all aspects of the urban environment: buildings, streets, 

parks and open spaces. 

As Richmond Hill intensifies, greater demand will be placed 

on the built environment. It is critical that all new projects, 

whether buildings or public space, be of the highest quality. 

One of the key goals to intensification and redevelopment 

should be to achieve superb architecture, landscape archi-

tecture and urban design that improve the public realm. New 

works should respect and fit within their context and improve 

their overall setting.

For the Town to demand high quality projects is to recognize 

the importance of the built environment to the fundamental 

economic and competitive advantage the Town holds. As 

Richmond Hill grows, so will the need for design excellence.  

It does not serve the Town to accept mediocrity.

Several suggestions to promote quality design were made 

during the Plan’s public consultation process. Some of the 

ideas include holding competitions for public-private proj-

ects, establishing a Town of Richmond Hill Awards program, 

and developing streetscape design guidelines. Any effort to 

elevate the importance of design in the public eye is worthy. 

The Renaissance mixed used development on Yonge Street demonstrates a level of design excellence that the Town should demand for all 
projects within Richmond Hill. This development is also seeking LEED® Gold certification. (source: www.tridel.com)
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As a means of helping to inform the development of policies re-

lated to intensification opportunities within the Town, a series of 

test sites were identified and preliminary design investigations 

were prepared for each site.  The sites were selected to reflect 

a broad spectrum of the potential intensification strategies pos-

sible within the various areas identified, and to ensure that sites 

of various scales were considered and investigated.  The sites 

selected also reflect a range of existing contexts, in order to 

help inform policies related to creating appropriate transitions 

between new development and existing residential areas. 

In the case of two of the sites, alternative design approaches 

have been illustrated to allow for a comparison of various ap-

proaches to intensification. These design investigations are in-

tended to generally inform the development of policy related to 

building/housing types and built form control strategies.  The 

designs are general in nature and are not intended to repre-

sent fully resolved detailed design solutions for each site.

The analysis of development scenarios for each of the sample 

sites explores how the design principles in Section 5.1 can be 

achieved. This includes issues surrounding location, spacing 

and design of tall buildings in appropriate locations. The con-

cept drawings are intended to be illustrative of potential built 

form based on other potential constraints such as environmen-

tal features that may apply to a particular site.

The sample site analysis of tall buildings provides guidance 

regarding the maximum height of towers as well. However, 

these proposed heights are not strictly based on an analysis of 

tolerance at particular locations. Rather, the proposed heights 

are partly derived from past experience in Richmond Hill with 

tall buildings and what has been considered acceptable by 

communities, given the cultural and historical evolution of 

building in Richmond Hill. Thus, outside of the Regional Cen-

tre, the maximum height of towers is proposed at 20 storeys in 

Key Development Areas and 15 storeys at strategic locations 

along the Yonge Street corridor. This is combined with the use 

of a 45 degree angular plane provision to ensure an adjacent 

transition to surrounding neighbourhoods.

The text below is intended to assist in understanding the 

design strategy illustrated as well as the overall intensification 

objectives for each of the sites. The detailed studies are re-pro-

duced in Appendix C. 

Site 1 – Regional Corridor - South 
Yonge

Existing Site Conditions

• Underutilized low rise commercial development 

with extensive areas of surface parking covering the 

balance of the site, with two driveway access points 

directly from Yonge Street, as well as access from 

each of the adjacent local side streets. 

Overall Intensification Objectives

• Site is suitable for a moderately scaled mixed use 

intensification project, given its desirable location 

along Yonge Street between the KDA at 16th Avenue 

and the Regional Centre to the south, along the 

Regional Corridor. 

General Description of Development Strategy including 
Land Use and Density

• Concentrate the bulk of new built form towards the 

Yonge Street frontage to help reinforce the develop-

ment of a desirable street presence and character 

and to mitigate impacts to the existing low rise 

neighbourhood to the west.

• Encourage comprehensive re-development from 

Oak Avenue to the south and Spruce Avenue to the 

north to allow for the development of a new north/

south laneway or minor street connecting the two, 

and thus providing the site with access away from 

the Yonge Street frontage.

Existing Site 1 area. 

5.2 Sample Site Investigations
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• Develop low rise townhouse or apartment forms of de-

velopment towards the west side of the site to create 

an appropriate scale transition to the existing low rise 

single family neighbourhood to the west.

• Encourage the development of retail/commercial uses 

at the ground plane (and possibly lower floor levels) 

along Yonge Street to complement the residential 

uses anticipated in the upper floors of the develop-

ment and along the adjacent side streets and the new 

lane/minor street suggested.

• An overall density of 2.0 to 2.5 times coverage has 

been illustrated in both examples provided, assuming 

the incorporation of retail/commercial uses as well as 

residential.

Approach to Built Form and Site Design

Relationship of Buildings to Primary/Secondary 
Streets

• Generally continuous streetwall buildings are sug-

gested along Yonge Street to provide strong defini-

tion and animation to the street, with retail and other 

commercial uses at the ground plane.  A substantial 

public or private pedestrian and landscape zone 

of plus or minus six metres is to be provided along 

this portion of Yonge Street, including generous 

tree plantings.  An east/west mid-block pedestrian 

Site 1, Option 1 of potential building massing. 

Precedent Image: Site 1, Option 2. College Street, Toronto. 

Precedent Image: Site 1, Option 1. South waterfront in Portland. 

Site 1, Option 2 of potential building massing. 

Oak Avenue Yonge Street

Yonge Street
Oak Avenue
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connection is suggested to provide a visual and 

pedestrian connection to the laneway/minor street 

proposed west of Yonge Street.

• A low-rise development form is proposed along each 

of the adjacent side streets to provide an appropriate 

transition to the single family neighbourhood located 

along both streets  to the west.

Building Heights

• Two alternative examples have been illustrated. Op-

tion 1 illustrates a development with two 15 storey 

towers emerging from six storey base buildings 

along Yonge Street, with the base buildings step-

ping down to a three storey height along each of the 

adjacent side streets.  Option 2 illustrates a mid-rise 

development form of eight storeys along Yonge 

Street stepping down to six storeys and then to four 

storeys along each of the adjacent side streets.  

• Both options illustrate similar overall density.  Option 

one results in less bulky base buildings and a more 

generous approach to ground plane open space on 

the site, but with a higher overall built form. The over-

all height of 15 storeys proposed reflects the site’s 

locational capacity to accept substantial intensifica-

tion, but falls within the maximum height suggested 

outside of the regional centre where the highest 

concentration of density should occur. 

• Three storey townhouses have been illustrated along 

the proposed north/south lane/minor street.

Tall Building Footprints

• In Option 1, the tower forms that emerge from the 

base buildings have footprints limited to less than 

750 m2 to minimize their overall impact on the skyline 

and environmental impacts within the development, 

on the adjacent streetscape and to the existing 

neighbours to the west.

• In Option 1, a three metre stepback has been il-

lustrated as the tower form emerges from the base 

building along each of the adjacent street frontages 

as well as for the upper two storeys of the tower in 

order to moderate the scale of the street wall and to 

assist in the articulation of a base, middle and top 

for the tower forms of development.  In Option 2, a 

stepback has been illustrated at the fourth and sixth 

floor levels, again to moderate the overall scale and 

visual impact of the development and to help articu-

late the building form, while taking advantage of the 

potential to create substantial roof terrace areas for 

the development (green roofs).

Transition to Adjacent Low Density Residential 
Neighbourhoods

• Low rise built form is suggested (maximum three 

storeys) along the lane/minor street proposed with a 

minimum 7.5 m building setback to existing adja-

cent single family homes.  The use of a 45 degree 

angular plane provision, taken from the lot line of 

the adjacent low density residential area to the west, 

results in a stepped form to the townhouses on the 

west side of the proposed laneway to allow for the 

creation of a west facing roof terrace at the third sto-

rey in order to minimize environmental impacts and 

overlook to the west.

Access and Parking

• Site access and servicing is illustrated from each 

of the adjacent side streets via the new lane/minor 

street proposed to minimize/avoid vehicular impacts 

along the desired pedestrian friendly ground plane 

along Yonge Street.

• Underground parking is proposed for the entire 

development with the possibility of limited street 

parking adjacent to the development along each 

of the adjacent side streets and possibly along the 

lane/minor street proposed.

Open Space Provisions

• Two landscaped courtyards have been illustrated to 

help organize development and provide for shared 

semi-private outdoor amenity space. 
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General Description of Development Strategy including 
Land Use and Density

• Use a street, block and open space design strategy 

to organize this large site into a series of develop-

ment parcels that collectively combine to create a 

new, distinctive mixed use neighbourhood.

• A large central park can serve to help organize the 

overall site, while providing the type and character of 

open space amenity appropriate to the scale of pos-

sible development.

• Create a substantial office/retail development at the 

north-east corner of Yonge Street and 16th Avenue 

to reinforce this important intersection and create a 

landmark structure at this strategic location along the 

Regional Corridor.

• While concentrating most of the density along the 

Yonge Street frontage, the scale of the site and adja-

cent conditions allow for the distribution of substan-

tial density to internal portions of the site as well.

• The overall scale of development should generally 

diminish as one moves north along the Yonge Street 

frontage, away from the primary intersection of 16th 

Avenue, in order to provide an appropriate scale 

transition to existing, adjacent low rise development 

to the north and to reflect the relative importance of 

the intersection at Yonge Street and 16th Avenue.

• Retail and commercial uses should generally be 

concentrated along both the Yonge Street and 16th 

Avenue frontages. The unusual physical condi-

tions resulting from the 16th Ave railway bridge may 

provide an opportunity for larger scaled retail and 

commercial development along this frontage.

• An overall average site density of between 2.5 to 

3 times coverage is possible, assuming that sub-

stantial office and retail uses are combined with the 

residential uses proposed.

Existing Site Conditions

• A very large, over 10 hectare, underutilized site cur-

rently occupied by single storey, large scale retail 

buildings, with most buildings positioned well away 

from the adjacent streets, and with the balance of the 

site covered in an asphalt parking lot. 

• Existing access to the site is from two driveways 

along Yonge Street (one signalized), or from the 

indirect access point along 16th, Avenue with current 

arrangements here impacted by the 16th Avenue 

bridge over the rail corridor.

• The rail corridor primarily defines the east boundary 

of the site.

Overall Intensification Objectives

• The site is suitable for a substantial mixed use inten-

sification project given its desirable location along 

Yonge Street at 16th  Avenue, at a prime intersection 

along the Regional Corridor at an identified KDA 

(Key Development Area). 

• The large scale of this site and its potential warrants 

the creation of an internal block and street pattern, 

as well as the development of appropriately scaled 

public open space.

• The scale of the site also suggests the likelihood of 

a phased redevelopment over a number of years, 

which may influence the manner in which the plan is 

organized and implemented.

Existing Site 2 area. 

Site 2 – South Hill Shopping Centre at 16th and Yonge
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• The balance of the site generally illustrates mid-rise 

buildings with four residential towers (emerging from 

base buildings) suggested, each rising to a height of 15 

storeys.

• A series of four storey low rise buildings are suggested 

along the north side of the site, with additional two storey 

portions illustrated with a stepback from the base (for 

a total of six storeys), located along Yonge Street, and 

adjacent to the proposed central park, as a means of 

creating a transition in scale towards the adjacent exist-

ing low rise development to the north. 

• With the exception of the 20 storey tower suggested for 

the main intersection, the overall height of 15 storeys 

proposed reflects the site’s locational capacity to accept 

substantial intensification, but falls within the maximum 

height suggested outside of the Regional Centre where 

the highest concentration of density should occur.

Tall Building Footprints

• With the exception of the 20 storey corner site, the tower 

forms that emerge from the base buildings have foot-

prints limited to less than 750 m2 to minimize their overall 

impact on the skyline and environmental impacts within 

the development, and on the adjacent streetscapes.

• A three metre stepback has been illustrated as the tower 

forms emerge from base buildings to moderate the 

scale of the street wall and to assist in the articulation of 

a base, middle and top for the tower forms of develop-

ment. 

Site 2 potential building massing. 

Approach to Built Form and Site Design

Relationship	of	Buildings	to	Primary	Streets
• Generally continuous streetwall buildings are sug-

gested along Yonge Street to provide strong defini-

tion and animation to the street, with retail and other 

commercial uses at the ground plane.  A substantial 

public pedestrian and landscape zone of plus or 

minus six metres is to be provided along this portion 

of Yonge Street, including generous tree plantings.  

An east/west mid-block pedestrian connection is 

suggested to provide a strong visual and physical 

connection to the proposed central park from Yonge 

Street.

• Buildings should also address the proposed modi-

fied street frontage along 16th Avenue to encourage a 

normalization of this environment given the challeng-

ing rail bridge configuration to the south.

Building Heights

• A 20 storey office building (including the podium) 

with grade-related retail is proposed at the intersec-

tion of Yonge Street and 16th Avenue to mark this 

important corner, sitting atop a four storey com-

mercial/retail podium, with a stepback proposed at 

the 15th floor to encourage the articulation of a base, 

middle and top for this building. The taller form of 

building at this location is intended to support the 

creation of a landmark structure at this important 

intersection.

Precedent image: Port Credit, Mississauga.

Yonge Street
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Transition to Adjacent Low Density Residential 
Neighbourhoods

• As noted above, lower rise building forms are pro-

posed along the north side of the site combined with 

a side yard setback, at least equivalent to the heights 

of any new buildings proposed along this frontage, 

in order to minimize environmental and overlook 

impacts to the north. 

Access and Parking

• Given the large scale of this site and the desire to 

create a finer scaled street and block pattern, the 

existing access locations along Yonge Street have 

been maintained as well as those along 16th Avenue.  

The southern access drive which is not signalized 

along Yonge Street should be restricted to ‘right-in, 

right-out’ turns to minimize safety concerns.

• Parking is generally accommodated in parking 

structures located below grade (and possibly in 

structured above grade facilities where necessary 

and properly screened from view).  Street parking is 

provided along the new internal streets proposed.  

Servicing elements would generally be screened 

from view and strategically located to minimize their 

visual and safety impacts.

Open Space Provisions

• A substantial central park has been illustrated to 

reflect the type and size of open space appropriate 

to a development of this scale.  The illustration also 

assumes that the isolated parcel to the east side of 

the drainage channel has been combined with the 

existing adjacent park space as a further contribution 

to park space for the area.  Consideration should be 

given for the provision of a pedestrian bridge over 

the drainage channel to connect the existing park to 

this new neighbourhood. 

Precedent image: Don Mills Redeveloped Shopping Centre, Toronto. Site plan of potential development.
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Site 3 potential building massing.

Existing Site Conditions

• Empty lot on the north-west corner of Yonge Street 

and Gamble Road, with creek/ravine on the west 

flank of the property and a car dealership on the 

adjacent lot to the north. 

Overall Intensification Objectives

• Site is suitable for a modestly scaled mixed use in-

tensification project given its desirable location along 

the north portion of the Regional Yonge Corridor 

south of the Moraine, at a key intersection.

General Description of Development Strategy including 
Land Use and Density

• Provide a mid-rise form of development that provides 

strong definition and animation to the intersection of 

Yonge Street and Gamble Road, while taking advan-

tage of the site’s orientation with a C- shaped plan 

forming a courtyard open to southern sun exposure, 

and with views over the creek to the west.

• Encourage the development of retail/commercial 

uses at the ground plane (and possibly lower floor 

levels) along Yonge Street to complement the 

residential uses anticipated in the upper floors of the 

development and along Gamble Road.

• An overall site density of 2.0 to 2.5 times coverage 

has been illustrated, assuming the incorporation of 

retail/commercial uses as well as residential.

Approach to Built Form and Site Design

Relationship of Buildings to Primary Streets/Second-
ary Streets

• Provides a continuous streetwall building along 

Yonge Street to provide strong definition and anima-

tion to the street, with retail and other commercial 

uses at the ground plane.  A substantial public 

pedestrian and landscape zone of plus or minus six 

metre to be provided along this portion of Yonge 

Street, including generous tree plantings.  An appro-

priately scaled side yard setback has been provided 

along the north perimeter of the lot to allow for 

window frontage along this building face while also 

creating a separation distance to the car dealership 

to the north.

• While providing a strong presence to the intersec-

tion, this proposal suggests a courtyard along 

Gamble Road with a generously planted pedestrian 

zone along this entire frontage.

Building Heights

• A six storey building form has been illustrated with 

a stepback shown above the fourth floor to create 

a generous roof terrace at this level and to provide 

articulation to the building form.  

Existing Site 3 area. 

Site 3 – Regional Corridor – North Yonge
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Access and Parking

• Site access and servicing is illustrated from Gamble 

Road to minimize/avoid vehicular impacts along 

the desired pedestrian friendly ground plane along 

Yonge Street.

• Underground parking is proposed for the entire 

development with the possibility of limited street 

parking adjacent to the development along Gamble 

Road.

Open Space Provisions

• The proposal is organized around a landscaped 

courtyard with south orientation.  In addition, an ap-

propriate setback is illustrated from the creek to the 

west flank.

Site 4 – GO Station Local Develop-
ment Area (LDA)

Existing Site Conditions

• Existing GO Station site with a very large surface 

parking lot (approximately three hectares) covering 

virtually the entire site, with access from Newkirk 

Road to the east, the rail line along the entire west 

flank, existing employment uses to the north and 

Major Mackenzie Drive to the south, where the street 

is depressed to allow passage below the rail bridge.

Overall Intensification Objectives

• Site is suitable for a substantial mixed use intensi-

fication project given its desirable location at the 

existing GO Station (a designated Local Develop-

ment Area), and along the designated Local Corridor 

of Major Mackenzie Drive. The site is also within a 

reasonable walking distance of the Downtown area.

General Description of Development Strategy including 
Land Use and Density

• Develop an internal street network to create tradition-

ally scaled development blocks for building sites and 

appropriate open space, while also providing access 

and parking for cars and buses using the GO Sta-

tion.

Existing Site 4 area. Precedent image: Arbutus, Vancouver. 
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• Encourage the development of ancillary retail/com-

mercial uses at the ground plane (and possibly lower 

floor levels) to complement the uses anticipated in 

the upper floors and to serve the existing residential 

uses in this area. It would be highly desirable to 

encourage the development of commercial uses on 

this site, given the potential and desire of the GO 

Station to accommodate two-way commuter traffic, 

and particularly in light of the existing employment 

uses in the vicinity.

• An overall density of 2.0 to 2.5 times coverage has 

been illustrated. The assumption in developing the 

test site was to include residential uses along with re-

tail/commercial and office uses. However, given that 

the lands are designated as Employment Lands in 

the Town’s OP, the Town may decide that it is impor-

tant to reserve these lands primarily for employment 

uses in which case, the design principles regarding 

height and massing will still apply from this test site 

analysis.

Approach to Built Form and Site Design

Relationship of Buildings to Primary Streets/ 
Secondary Streets

• Generally continuous streetwall buildings are sug-

gested along Major Mackenzie Drive and Newkirk 

Road to provide strong definition and animation to 

the street, with retail and other commercial uses at 

the ground plane, particularly near Major Mackenzie 

Drive.

• A 30 metre setback has been illustrated between the 

rail corridor and the proposed residential develop-

ment uses.

Building Heights

• Mid-rise built form has generally been illustrated over 

the entire site, of three to eight storeys in height, with 

one 15 storey structure illustrated along Major Mack-

enzie Drive, rising out of a mid-rise base building, to 

provide a landmark at the intersection of the GO Line 

and Major Mackenzie Drive.  Stepbacks have been il-

lustrated in various ways within each of the buildings 

to help provide articulation to the built form while 

giving the possibility of accessible roof terraces and 

green roof areas.

Tall Building Footprints

• The suggested tower has a footprint limited to less 

than 750 m2 to minimize its overall impact on the 

skyline and to also minimize environmental impacts 

within the development.

Access and Parking

• Site access and servicing is illustrated from Newkirk 

Road, given the grading conditions along Major 

Mackenzie Drive and the desire to minimize addi-

tional driveway locations along this corridor.

Precedent image: North Mission Bay, San Francisco. Site 4 potential building massing. 
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• Most of the parking is assumed to be underground 

(one to two levels depending upon ground water 

conditions) but above grade structured parking 

(appropriately screened) is also possible particularly 

along the rail corridor. Parking will have to be pro-

vided for GO Station users as well as for occupants 

of the development. 

 • Surface parking should be limited, but bus parking 

will have to be accommodated to service the GO 

Station.  A driveway loop has been illustrated in the 

southern half of the site in anticipation of this need.

Open Space Provisions

• Two landscaped courtyards have been illustrated, 

one more public in nature around the GO Station 

and one more semi-public, related to the develop-

ment in the north half of the site.  A linear park along 

the GO line is also illustrated which could be located 

over parking provided to service the GO Station.

Site 5 – Oak Ridges Local Centre

Existing Site Conditions

• A deep empty lot on the east side of Yonge Street at 

the north end of the existing commercial area, with 

low-rise single family residential development on the 

adjacent lot to the south and a material storage yard 

to the north.

Overall Intensification Objectives

• Site is suitable for a modestly scaled mixed use in-

tensification project given its desirable location along 

Yonge Street at the Oak Ridges Local Centre. 

General Description of Development Strategy including 
Land Use and Density

• Combine a low-rise mixed use retail/commercial 

building along the Yonge Street frontage with a 

townhouse development in behind, extending over 

the balance of the site.

• Use the Yonge Street frontage to help reinforce the 

development of a desirable street presence and 

character while creating a retail/commercial destina-

tion along this portion of Yonge Street. 

• Develop low rise townhouse or apartment forms of 

development  to create an appropriate scale transi-

tion to the existing low-rise single family neighbour-

hood to the east and south.  Option 1 illustrates 

traditional townhouse development with parking 

incorporated into the unit design, while Option 2 

illustrates a ‘back-to-back’ townhouse arrangement 

with underground parking.

• An overall density of approximately 1.0 times cover-

age has been illustrated in both examples provided, 

assuming the incorporation of retail/commercial uses 

as well as residential.



Housing and Residential Intensification Study��

Approach to Built Form and Site Design

Relationship of Buildings to Primary Streets/Second-
ary Streets

• Generally continuous streetwall buildings are sug-

gested along Yonge Street in both examples, to 

provide strong definition and animation to the street, 

with retail and other commercial uses at the ground 

plane and above.  In Option two, a publicly acces-

sible square has been illustrated to help create a 

distinctive sense of place along the Yonge Street 

corridor and to accommodate outdoor amenity 

space.

Building Heights

• A four storey built form has been illustrated along the 

Yonge Street frontage with three storey townhouse 

forms over the balance of the site.  

Transition to Adjacent Low Density Residential 
Neighbourhoods

• Low-rise built form is suggested (maximum three 

storeys) throughout the interior area of the site with 

appropriate side yard setbacks to the single family 

areas to the east and south.

Access and Parking

• Both examples illustrate a single drive access point 

from Yonge Street.  In Option 1, a surface parking lot 

has been illustrated to service the commercial build-

ing fronting along Yonge Street, with parking incor-

porated into each of the townhouse units proposed. 

In Option 2, a surface parking lot has been illustrated 

to service a the commercial building fronting along 

Yonge Street, with underground parking provided for 

the townhouse development.

Open Space Provisions

• In Option 2, a well landscaped publicly accessible 

square has been illustrated to provide outdoor 

amenity space for the development, including the 

possible accommodation of outdoor seating areas 

for a possible restaurant use. 

Precedent image: 4th Avenue, Vancouver.

Site 5, Option 1 (left) and Option 2 (right) potential building massing. Existing Site 5 area. 
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Existing Site Conditions

• A good sized site (approximately 1.7 hectares) on 

the north side of Major Mackenzie Drive just west 

of Bayview Avenue, currently occupied by a single 

storey commercial strip shopping plaza, with a sub-

stantial amount of surface parking and service area 

around the buildings.   Low-rise single family resi-

dential uses are located adjacent to the site on the 

west and north, with commercial uses to the east at 

the intersection of Bayview Avenue and Major Mack-

enzie Drive.  Low to mid-rise apartment buildings are 

located to the south across Major Mackenzie Drive.

Overall Intensification Objectives

• The site is suitable for a moderately scaled mixed 

use intensification project, given its desirable loca-

tion along the Major Mackenzie Drive corridor at the 

identified Bayview Local Development Area. 

General Description of Development Strategy including 
Land Use and Density

• Concentrate the bulk of new built form towards the 

Major Mackenzie Drive frontage to help reinforce 

the development of a desirable street presence and 

character, with lower rise built form to the west and 

north portions of the site.

• Use the entry drive configuration along the north 

side of the site to help mitigate visual and environ-

mental impacts to the low-rise residential uses to the 

north.

• A mixed use form of development has been illustrat-

ed assuming a ‘C-shaped’ mixed use building with 

commercial/retail uses at grade and residential uses 

above along Major Mackenzie Drive, with a com-

mercial building along the west side of the site and a 

townhouse form of development to the north side of 

the site. The intention is not to replace current com-

mercial uses entirely with residential uses, but rather 

to redevelop the site in a manner that maintains or 

increases the extent of current retail/commercial use, 

and supplements those with additional residential 

uses. 

• An overall density of approximately 1.5 times cover-

age has been illustrated, assuming the incorporation 

of retail/commercial uses as well as residential.

Existing Site 6 area. Site 6 potential building massing. 

Site 6 – Major Mackenzie and Bayview Avenue – Bayview Local Development 
Area (LDA)
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Transition to Adjacent Low Density Residential 
Neighbourhoods

• A low-rise built form is suggested (maximum three 

to four storeys) along the north perimeter of the site, 

located on the south side of the illustrated entry/exit 

drive.  This is combined with the use of a 45 degree 

angular plane provision to ensure an adequate tran-

sition to the existing low-rise residential uses to the 

north.

• A three storey commercial building has been il-

lustrated along the west side of the property with an 

appropriate setback from the existing low-rise single 

family residences located here, some of which have 

rear yards directly onto Major Mackenzie Drive.

Access and Parking

• Site access and servicing is illustrated from both Ma-

jor Mackenzie Drive and from Bayview Avenue, mak-

ing use of the existing access point here.  A modest 

amount of surface parking has been illustrated to 

service the retail/commercial uses anticipated with 

balance of parking located underground.

Open Space Provisions

• A central landscaped courtyard has been illustrated 

to help organize the development and provide out-

door amenity for both the residential and commercial 

uses.

Approach to Built Form and Site Design

Relationship of Buildings to Primary Streets/Second-
ary Streets

• Generally continuous streetwall buildings are sug-

gested along Major Mackenzie Drive to provide a 

strong definition and animation to the street, with re-

tail and other commercial uses at the ground plane.  

A substantial public pedestrian and landscape zone 

of plus or minus six metres to be provided along this 

portion of Major Mackenzie Drive, including gener-

ous tree plantings.  

Building Heights

• The ‘C-shaped’ building illustrated is six storeys in 

height with a stepback at the fifth floor.  The com-

mercial building along the west side of the site is 

illustrated at three storeys in height (equivalent to 

four residential storeys) and the townhouse develop-

ment to the rear is illustrated at a three-to-four storey 

height.

Precedent image: University of British Columbia, Vancouver.Precedent image: Neighbourhood park playground.
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Existing Site Conditions

• The site includes a number of properties occupied 

by single storey employment/commercial uses 

located at the edge of a low density single family 

residential area to the west and north with the GO 

Rail corridor on the east and a mix of employment/

commercial and residential uses to the south. The 

site is located within a short walking distance to the 

GO Station to the east and south and the downtown 

area of Richmond Hill to the west.

Overall Intensification Objectives

• The site is suitable for a modestly scaled residential 

intensification project given its desirable location 

between the GO Station and the Downtown area, 

and the nature of the existing context conditions. 

General Description of Development Strategy including 
Land Use and Density

• Introduce a townhouse development form along the 

north and west perimeter of the site to mediate the 

scale of the re-development project with its single 

family low density neighbours along each of these 

frontages, complemented by a four storey apartment 

form along Centre Street.

• An overall density of approximately 1.5 times cover-

age has been illustrated, based on primarily residen-

tial uses, although the possibility of some live/work 

uses along the ground plane at Centre Street may 

be desirable.

Approach to Built Form and Site Design

Relationship of Buildings to Primary Streets/Second-
ary Streets

• Generally continuous streetwall buildings are sug-

gested along all the street frontages with modestly 

scaled front yards adjoining the streetscape in all 

cases. 

Building Heights

• A four storey apartment form along Centre Street  

with a three storey townhouse form along the adjoin-

ing streets to the west and north.  

Transition to Adjacent Low Density Residential 
Neighbourhoods

• A low rise built from is suggested (max three storeys) 

along the streets adjacent to the existing low rise 

single family neighbourhood with the existing streets 

helping to facilitate the appropriate transition.

Existing Site 7 area. 

Site 7 – Centre Street and Pugsley Avenue – Infill Development

Site 7 potential building massing. 

Pugsley Avenue Cen
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Access and Parking

• An internal drive/lane is proposed from which access 

would be provided to underground parking, servic-

ing and a modest amount of surface parking.

Open Space Provisions

• Two landscaped courtyards have been illustrated to 

help organize development and provide for shared 

semi-private outdoor amenity space.

Summary of Site Investigations

These site investigations have been useful to confirm that 

opportunities for modest intensification exist along the major 

corridors throughout the Town. They demonstrate how new 

development can be carefully inserted into the existing urban 

fabric through the selection of the appropriate built form and 

good site design. The result is a balanced integration of old 

and new buildings, new green open spaces and streets, and 

an increase in the diversity of land uses that will be available 

to the residents. The insights provided by these investigations 

establish the foundations for the recommended land use and 

design framework described in Chapter 6. 

Precedent image: Centre for Addiction and Mental Health, Toronto. Precedent image: University of British Columbia, Vancouver.
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6| Recommended land use and design              
     fRamewoRk

6.0 Introduction 

This Chapter recommends a policy framework for land use 

and built form to guide (re)development in the following 

intensification areas of the Urban Structure: Key Development 

Areas, Oak Ridges Local Centre, Local Development Areas, 

Regional Corridor, Local Corridor and in the Neighbourhoods. 

As noted earlier, the land use and design framework for the 

Downtown Local Centre and the Regional Centre is being 

defined by other studies. 

A brief description is provided for each area to express the 

role for redevelopment over the long term. An aerial photo of 

the general area under discussion is included along with rec-

ommended policy directions for: land use and density, built 

form, access and parking, and planning process.  Appendix D 

provides a summary table of this policy framework.

Also included in this chapter is a recommended policy frame-

work for infill development in residential areas and a general 

framework for public realm improvements. 
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The 16th Avenue Key Development Area is focused on the 

intersection at Yonge Street and Carrville Road/16th Avenue. 

It possesses considerable redevelopment opportunity as a 

result of the existing low intensity land uses including: one 

storey retail malls, extensive surface parking, and large par-

cels on the northeast and northwest corners. 

The area is envisioned to evolve as a hub for office, commer-

cial and residential uses at high densities, building on the ex-

isting opportunity of Yonge Street as the Town’s commercial 

spine. Future development will create a community of street-

related buildings that provide a pedestrian friendly, safe and 

vibrant environment. Development plans for large sites will 

incorporate locations for new streets, parks and amenities.

Outside of the Regional Centre, the tallest buildings in the 

Town are intended to locate in this area. Defining the appro-

priate transition to adjacent residential neighoubourhoods is 

extremely important to ensure compatibility.  Building mass, 

density and height will be concentrated along the Yonge 

Street frontage and be subject to angular plane, footprint con-

trol and separation distances to reduce impacts on adjacent 

low density residential neighourhoods. Ensuring comfort in 

the public realm by providing for sunlight access and minimiz-

ing wind conditions on sidewalks, parks and open spaces is 

also essential to create a supportive environment for pedes-

trians. 

Role

6.1 16th Avenue Key Development Area (KDA)

The birdseye view of the 16th Avenue KDA highlights the amount of 
underutilized land in the form of surface parking lots and low scale 
commercial development.  

Carrville Road

Yonge S
treet 

16th Avenue

General area included in the 16th Avenue KDA.
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•	 Recommended uses include multi-unit residential, 

townhouses, office, retail, commercial, service and 

institutional uses in stand alone or mixed use buildings 

along with parks and open spaces. Uses which detract 

from the enjoyment of the public realm such as automo-

tive related uses, drive-through uses, single storey retail, 

and, outdoor storage facilities should be discouraged. 

Townhouses will not be permitted along the Yonge Street 

frontage.

•	 The recommended overall, total site density for new 

residential or mixed use development is 2.5 floor space 

index (FSI). An additional 0.5 FSI should be provided for 

commercial developments or commercial floor space in 

mixed commercial/residential developments. The total 

overall FSI for commercial or mixed use development will 

therefore be 3.0 FSI. 

•	 Density distribution across development sites may result 

in higher density concentrations along the Yonge Street 

frontage and lower concentrations of primarily residential 

uses adjacent to existing low density residential areas, 

provided that the blended, overall density does not ex-

ceed the totals referred to above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

• Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum height 

equivalent of 15 to 20 storeys in tower form, provided that 

building mass, density and height is concentrated along 

Yonge Street with the highest building(s) at the intersec-

tion of Yonge Street and 16th Avenue. 

•	 Tall buildings, above eight storeys will be permitted pro-

vided:

o	They are located at major intersections and on top of 

base buildings of a height equivalent of between four to 

eight storeys;

o	Residential floor plates are small, generally less than 

750 square metres;  

o	A minimum separation distance of either 25 metres, or 

the equivalent of the largest horizontal dimension of 

the adjacent tower, whichever is greater, is maintained 

between towers to ensure light, view, privacy and sky 

views; and

o	Wind tests show that wind speeds meet the “Lawson 

Pedestrian Wind Comfort Criteria” for sitting, standing 

and walking as appropriate.

•	 For the most part, a continuous building frontage with a 

minimum height equivalent of four storeys will be built 

along Yonge Street and 16th  Avenue within a limited set-

back area to provide a sense of enclosure and pedestrian 

amenity. The exceptions to this may be where a publicly 

accessible forecourt or urban square is provided.

This test site shows how the land at the South Hill Shopping Centre 
can be redeveloped to introduce a mix of uses, an internal street 
network, public open space system and a built form that transitions 
to the surrounding neighbourhood (view from North East). For 
illustrative purposes only.

The development shown is for illustrative purposes only.
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Exist ing Si te (View from South West)

Exist ing Aer ia l  Photo

Key Stat ist ics of  Potent ia l  Development

K e y  D e v e l o p m e n t  A r e a
S I T E  2  -  S O U T H  H I L L  S H O P P I N G  C E N T R E  A T  Y O N G E  A N D  1 6 T H  A V E N U E

Area (m2) Area (ft2) Area (ac)
Total Site Area (330 x 355 m) 106,814 1,149,319 26.4
Total Gross Floor Area (GFA) 208,600 2,244,536
Residential GFA (A,F,L ground +F+G+I+J) 128,680 1,384,597
Non-residential GFA 79,920 859,939
Floor Space Index 1.95
No. Residential Units (1 unit/1000 ft2) 1,385
Underground Parking Provided 

All areas are approximate and preliminary

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  

Yonge Street 
16th Avenue 

Land Use and Density Built Form

This image demonstrates how the 45 degree angular plane will 
help to limit the impact on adjacent properties. 
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This precedent image illustrates how a base building can provide 
pedestrian scale to a tall building.

•	 Buildings located along Yonge Street will have their main 

entrances for residential and retail uses located generally 

off Yonge Street.

•	 Building frontages along Yonge Street and 16th Avenue 

should include a step-back above the base building. 

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	A minimum 45 degree angular plane measured from the 

lot line of the adjacent low density residential area;

o	A minimum rear yard or side yard setback, measured 

from the boundary of the adjacent low density residential 

area, equivalent to the height of the nearest building on 

the site;

o	New local roads or service lanes with grade-related resi-

dential entrances facing existing low density neighbour-

hoods where appropriate and possible; and

o	Open space buffers, including parkland where appropri-

ate and possible.

Access and Parking

•	 Buildings fronting on Yonge Street should be designed 

to incorporate a rear service lane or minor street located 

parallel to Yonge Street.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.

•	 Service entries should be screened to provide a visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally limited 

wherever possible. Where surface parking is provided, it 

should be located at the rear or side of buildings fronting 

onto Yonge Street.
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•	 On-street parking should be provided wherever possible 

on the local streets to serve a number of purposes: to 

help calm traffic and to supplement the overall parking 

supply serving the main streets and local neighbour-

hood.

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

A Secondary Plan or detailed development plan for the 16th 

Avenue KDA should be prepared in accordance with Regional 

Policies to establish an appropriate development framework 

in keeping with main elements outlined above, but which will 

be shaped to reflect the particular circumstances of this area. 

In addition to the framework outlined above, the Secondary 

Plan or detailed development plan should examine the follow-

ing:

•	 Focus on creating environments that will shape a positive 

and lively living environment at transit-supportive densi-

ties and emphasize design excellence;

•	 Incorporate a broad range of housing choices that reflect 

a variety of types, tenures, unit sizes to meet the needs of 

a wide range of residents, including affordable housing 

provision in accordance with Regional Policies;

•	 Encourage employment growth through office develop-

ment along with residential development as an important 

defining feature;

•	 Assess existing community services and facilities to deter-

mine adequate capacity and service delivery to meet the 

needs of the future population;

•	 Enhance parkland and community services and facilities as 

part of redevelopment; 

•	 Provide a range of public parks and open spaces that al-

low for passive and active activities, incorporate public art, 

culture and heritage and contribute to the character of the 

area.  For development sites over five hectares in size, a 

public park or significant open space should be provided 

on site;

•	 Emphasize strong pedestrian and cycling connections;

•	 Create street networks and a public realm that prioritize 

pedestrian movement, comfort and circulation;

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Address transition issues in terms of scale and intensity 

with adjacent neighbourhoods; 

•	 Explore phasing of development to coordinate with the pro-

vision of human services, transit and infrastructure improve-

ments;

•	 Achieve environmental sustainability including LEED certifi-

cation or equivalent in accordance with Regional Policies;

•	 Mitigate urban heat island effects through the use of green 

or white roofs and greening to increase shade and cooling 

in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum requirements 

for on-site greening in accordance with Regional Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in ac-

cordance with Regional Policies; and

•	 Include public art for all private sector development and 

a dedication of one percent of the capital budget for all 

major municipal buildings to public art in accordance with 

Regional Policies.
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Yonge S
treet 

Canyon Hill 

Avenue

Bernard Avenue

6.2 Bernard Avenue Key Development Area (KDA)

Situated north of the Yonge Street and Elgin Mills Road inter-

section at the Bernard Terminal site and focused on the east 

side of Yonge Street to Yorkland Street, this area contains a 

number of large land parcels and has the potential to develop 

as a significant node focused on the Transit Terminal. The 

area currently supports a range of urban conditions: transit 

terminal, single storey commercial with extensive surface 

parking, auto-related uses, and the beginnings of infill devel-

opment on the west side of Yonge Street. 

The long term objective for this Key Development Area is 

to encourage continued re-urbanization into a mixed use 

service hub with commercial and other amenities serving the 

surrounding neighbourhoods and future residential redevel-

opment along Yonge Street.  Re-urbanization will result in a 

community of street-related buildings that provide a pedes-

trian friendly, safe and vibrant environment.  Development 

plans for large sites will incorporate locations of new streets, 

parks and amenities.

Redevelopment is intended at reasonably high densities. 

Defining the appropriate transition to adjacent residential 

neighoubourhoods to the east is extremely important. Build-

ing mass, density and height should be concentrated closer 

to Yonge Street and subject to angular plane, footprint control 

and separation distances to reduce impacts on the surround-

ing neighourhood and the adjacent sidewalks, control the 

visual bulk of buildings and define the appropriate separation 

between taller buildings.

General area included in the Bernard Avenue KDA.

Role
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•	 Recommended uses include multi-unit residential, 

townhouses, office, retail, commercial, service and 

institutional uses in stand alone or mixed use buildings 

along with parks and open spaces. Uses which detract 

from the enjoyment of the public realm such as automo-

tive related uses, drive-through uses, single storey retail, 

and, outdoor storage facilities should be discouraged. 

Townhouses will not be permitted along the Yonge Street 

frontage.

•	 The recommended overall total site density for new 

residential or mixed use development is 2.5 floor space 

index (FSI). An additional 0.5 FSI should be provided for 

commercial developments or commercial floor space in 

mixed commercial/residential developments. The overall 

total FSI for a commercial or mixed use development will 

therefore be 3.0 FSI. 

•	 Density distribution across development sites may result 

in higher density concentrations along the Yonge Street 

frontage and lower concentrations adjacent to low den-

sity residential areas, provided that the overall, blended 

density does not exceed the totals referred to above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

Mixed use development at appropriate density to support frequent 
transit service. 

•						Buildings in this area are to have a minimum height equiv-

alent of three storeys and a maximum height equivalent 

of 15 storeys in tower form, provided that building mass, 

density and height is concentrated along Yonge Street, 

with the highest building(s) along the Yonge Street front-

age on the site of the Bernard Terminal.

•	 Tall buildings, above a height equivalent of eight storeys 

will be permitted provided:

o	They are located at intersections and on top of base 

buildings of a height equivalent of between four to eight 

storeys;

o	Residential floor plates are small, generally less than 750 

square metres;  

o	A minimum separation distance of either 25 metres or 

the equivalent of the largest horizontal dimension of 

the adjacent tower, whichever is greater, is maintained 

between towers to ensure light, view, privacy and sky 

views; and

o	Wind tests show that wind speeds meet the “Lawson 

Pedestrian Wind Comfort Criteria” for sitting, standing 

and walking as appropriate.

•	 For the most part, continuous building frontages with a 

minimum height equivalent of four storeys will be built 

along Yonge Street within a limited setback area to pro-

vide a sense of enclosure and pedestrian amenity. The 

exceptions to this may be where a publicly accessible 

forecourt or urban square is provided. 

	•	 Buildings located along Yonge Street will have their main 

entrances located generally off Yonge Street.

•	 Building frontages along Yonge Street should include a 

step-back above the base building. 

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

Built FormLand Use and Density



Housing and Residential Intensification Study��

•	 An appropriate interface with existing dwellings fronting 

onto Yorkland Street should be designed for new devel-

opment so that new buildings are oriented to the road.

• To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

•	 West of Yonge Street, north of Elgin Mills Road, the 

maximum building height for lands within 90 metres of 

the German Mills Creek top of bank shall not exceed four 

storeys. (This is similar to the existing policy contained in 

section 10.3.2.5 of OPA 123.)

•	 Buildings fronting on Yonge Street should be designed 

to incorporate a rear service lane, or minor street located 

parallel to Yonge Street. 

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Yonge Street. 

•	 On-street parking should be provided wherever possible 

on the local streets to serve a number of purposes: to 

help calm traffic and to supplement the overall parking 

supply serving the main streets and local neighbour-

hood.

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

provided for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

This building is designed with higher density at the corner of a major 
arterial road stepping down to a base building.  

Access and Parking 
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indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

A Secondary Plan or detailed development plan for the 

Bernard Avenue KDA should be prepared in accordance with 

Regional Policies to establish an appropriate development 

framework in keeping with main elements outlined above, but 

which will be shaped to reflect the particular circumstances 

of this area. In addition to the framework outlined above, the 

Secondary Plan or detailed development plan should exam-

ine the following:

•	 Focus on creating environments that will shape a positive 

and lively living environment at transit-supportive densi-

ties and emphasize design excellence;

•	 Assess environmental compatibility with natural areas 

including the Greenway system and lands adjacent to the 

German Mills Creek;

•	 Incorporate a broad range of housing choices that reflect 

a variety of types, tenures, unit sizes to meet the needs of 

a wide range of residents, including affordable housing 

provision in accordance with Regional Policies;

•	 Encourage employment growth through office develop-

ment along with residential development as an important 

defining feature, particularly at the site of the Bernard 

Terminal;

•	 Assess existing community services and facilities to de-

termine adequate capacity and service delivery to meet 

the needs of the future population;

•	 Enhance parkland and community services and facilities 

as part of redevelopment; 

•	 Provide a range of public parks and open spaces that 

allow for passive and active activities, incorporate public 

art, culture and heritage and contribute to the character 

of the area.  For development sites over five hectares in 

size, a public park or significant open space should be 

provided on site;

•	 Emphasize strong pedestrian and cycling connections;

•	 Create street networks and a public realm that prioritize 

pedestrian movement, comfort and circulation;

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Address transition issues in terms of scale and intensity 

with adjacent neighbourhoods; 

•	 Explore phasing of development to coordinate with the 

provision of human services, transit and infrastructure 

improvements;

•	 Achieve environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigate urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum require-

ments for on-site greening in accordance with Regional 

Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Include public art for all private sector development and 

a dedication of one percent of the capital budget for all 

major municipal buildings to public art in accordance 

with Regional Policies.
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Role

The intent of the Oak Ridges Local Centre is to define a focal 

point that will serve as a community core for residents in 

the Oak Ridges community and to re-direct the focus of the 

corridor from existing single storey strip commercial uses 

to a more vibrant, pedestrian-oriented and mixed use activ-

ity centre that includes live-work opportunities, small scale 

sustainable tourism possibilities and environmentally related 

industries that serve the needs of local residents and visitors 

to the Oak Ridges Moraine. 

The Local Centre will be shaped around the historic core of 

the Oak Ridges community centered along Yonge Street and 

the King Road intersection. The environmental and natural 

heritage importance of the Oak Ridges Moraine which sur-

rounds the community is an important defining feature for 

directing compact growth at appropriate densities and scales 

to ensure that the quality of the natural areas is preserved 

and existing views and the natural topography are protected. 

Sustainable development practices will be particularly impor-

tant to protect this valuable asset and aims to achieve carbon 

neutral redevelopment should be encouraged.

King Road

Yonge S
treet 

General area included in the Oak Ridges Local Centre (note that 
some lands may be undevelopable due to environmental constraints).

6.3 Oak Ridges Local Centre  
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•	 Recommended uses include multi-unit residential, 

townhouses, office, retail, commercial, accommodation, 

service and institutional uses in stand alone or mixed use 

buildings along with parks and open spaces. Uses which 

detract from the enjoyment of the public realm such 

as automotive related uses, drive-through uses, single 

storey retail, and, outdoor storage facilities should be 

discouraged. 

•	 The recommended overall site density for new residential 

or mixed use development is 1.0 floor space index (FSI) 

with the highest densities concentrated along the Yonge 

Street frontage.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

•	 Buildings in this area are to have a minimum height 

equivalent of two storeys and a maximum height equiva-

lent of four storeys.

•	 Where possible, publicly accessible forecourts or other 

urban square features should be incorporated into the 

design for buildings fronting on Yonge Street to create in-

timate gathering places for local residents. In other areas, 

a continuous building frontage will be built along Yonge 

Street within a limited setback area to provide a sense of 

enclosure and pedestrian amenity.

•	 Buildings located along Yonge Street will have their main 

entrances located generally off Yonge Street or from a 

publicly accessible forecourt or square.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Land Use and Density Built Form 

Yonge Street 

This test site shows how townhomes and open space may be 
developed to provide an appropriate transition to existing low-rise 
residential homes (view from the North East). For illustrative purposes 
only.
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•	 Buildings fronting on Yonge Street should be designed 

to incorporate a rear service lane or minor street located 

parallel to Yonge Street.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Yonge Street

•	 To facilitate an increase in modal split in areas which are 

well served by the BRT, the provision of parking should 

be minimized and shared parking provision between 

complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Maintaining narrow store fronts in low-rise mixed use developments 
provides opportunities for small businesses and contributes to a 
pedestrian friendly environment. 

Shared residential parking helps to support a compact urban form at 
lower scales of development. This provides opportunities for creating 
common open spaces.   

Access and Parking 
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A Secondary Plan should be prepared for lands within the 

Oak Ridges Local Centre to establish an appropriate devel-

opment framework in keeping with main elements outlined 

above, but which will be shaped to reflect the particular cir-

cumstances of this area. In addition to the framework outlined 

above, the Secondary Plan should include the following:

•	 Focus on creating environments that will shape a positive 

and lively living environment, reflect local natural and 

cultural heritage, provide focal points for civic pride  and 

emphasize design excellence;

•	 Provide an appropriate interface with natural heritage fea-

tures, particularly the Natural Core and Natural Linkage 

areas of the Oak Ridges Moraine, directly south of the 

Local Centre, and the Town’s Greenway System.

•	 Emphasize strong pedestrian and cycling connections 

including linkages to trails in the Oak Ridges Moraine;

•	 Create a  public realm that prioritizes pedestrian move-

ment, comfort and circulation;

•	 Incorporate a broad range of housing choices that reflect 

a variety of types, tenures, unit sizes to meet the needs of 

a wide range of residents, including affordable housing 

provision in accordance with Regional Policies;

•	 Encourage employment growth through live-work oppor-

tunities, small scale sustainable tourism possibilities and 

environmentally related industries;

•	 Assess existing community services and facilities to de-

termine adequate capacity and service delivery to meet 

the needs of the future population;

•	 Enhance parkland and community services and facilities 

as part of redevelopment; 

Process

•	 Provide a range of public parks and open spaces that 

allow for passive and active activities, incorporate public 

art, culture and heritage and contribute to the character 

of the area.  For development sites over five hectares in 

size, a public park or significant open space should be 

provided on site. 

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Address transition issues in terms of scale and intensity 

with adjacent neighbourhoods; 

•	 Explore phasing of development to coordinate with the 

provision of human services, transit and infrastructure 

improvements;

•	 Achieve environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigate urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum require-

ments for on-site greening in accordance with Regional 

Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Include public art for all major private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.
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The GO Station Local Development Area is located along 

Major Mackenzie Drive adjacent to the Newkirk Industrial Area 

and includes the GO Station and surrounding surface parking 

lot. Substantial multi-unit residential buildings currently exist 

in the immediate area, including eight to ten storey apart-

ments flanking the west side of the rail line and the south side 

of Major Mackenzie Drive. 

This LDA is envisioned to redevelop as a high density mixed-

use node focused on the GO Station with primarily residential 

uses complemented by office employment and ancillary 

retail/commercial activity. A new community of street-related 

buildings that provide a safe, vibrant, pedestrian friendly envi-

ronment will be created incorporating new streets, parks and 

amenities. A defining feature of this LDA will be the opportu-

nity for office employment uses to be situated adjacent to well 

serviced transit facilities– including both planned improve-

ments to the GO line service and the future Major Mackenzie 

Drive Bus Rapid Transit line – as well as convenient pedes-

trian connections to the Downtown. 

The redevelopment of this area will need to address existing 

physical conditions, including groundwater which may limit 

opportunities for sub-surface buildings including underground 

parking facilities and the C.N. rail line which will require ap-

propriate setbacks to accommodate residential development. 

Development adjacent to the Newkirk Employment Area 

located to the north and east of the LDA will need to incorpo-

rate an appropriate transition between the two sets of uses.

6.4 GO Station Local Development Area (LDA)

N
ew

kirk  R
oad

Major M
ackenzie Drive 

General area included in the GO Station Local Development Area.

Role
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•	 Recommended uses include multi-unit residential, office, 

retail, commercial, service and institutional uses in stand 

alone or mixed use buildings along with parks and open 

spaces. At this point, the lands north of Major Macken-

zie Drive and east of the C.N. rail are part of the Newkirk 

employment area. These lands are anticipated to serve as 

an intensified employment node with some possible mixed 

use, given the proximity to the GO Station. Residential in-

tensification in this LDA will be encouraged outside of the 

Newkirk employment area. Uses which detract from the 

enjoyment of the public realm such as automotive related 

uses, drive-through uses, single storey retail, and, outdoor 

storage facilities should be discouraged.

•	 The recommended overall total site density for new resi-

dential or mixed use development is 2.0 floor space index 

(FSI). An additional 0.5 FSI should be provided for com-

mercial developments or commercial floor space in mixed 

commercial/residential developments. The total overall FSI 

for commercial or mixed use development will therefore be 

2.5 FSI. 

•	 Density distribution across development sites may result in 

the highest density concentration along the Major Macken-

zie Drive frontage, provided that the blended, overall total 

density does not exceed the totals referred to above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along Major 

Mackenzie Drive and Newkirk Road.

•	 Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum height 

equivalent of 15 storeys in tower form. 

•	 Tall buildings will be permitted above a height equivalent 

of eight storeys provided:

o	They are located along the Major Mackenzie Drive 

frontage on top of base buildings with a height equiva-

lent of between four to eight storeys; 

o	Residential floor plates are small, generally less than 

750 square metres;  

o	A minimum separation distance of either 25 metres or 

the equivalent of the largest horizontal dimension of 

the adjacent tower, whichever is greater, is maintained 

between towers to ensure light, view, privacy and sky 

views; and

o	Wind tests show that wind speeds meet the “Lawson 

Pedestrian Wind Comfort Criteria” for sitting, standing 

and walking as appropriate.

•	 For the most part, a continuous building frontage with a 

minimum height equivalent of four storeys will be built 

along Major Mackenzie Drive and a minimum height 

equivalent of three storeys along Newkirk Road, within 

a limited setback area to provide a sense of enclosure 

and pedestrian amenity. The exceptions to this may be 

where a publicly accessible forecourt or urban square is 

provided.

The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

L o c a l  D e v e l o p m e n t  A r e a
S I T E  4  -  G O  S T A T I O N  O N  M A J O R  M A C K E N Z I E  D R I V E

Area (m2) Area (ft2) Area (ac)
Total Site Area ( 237x119m ) 28,160 303,002 7.0
Total Gross Floor Area (GFA) 66,440 714,894
Residential GFA 57,720 621,067
Non-residential GFA (Building C) 8,720 93,827
Floor Space Index 2.36
No. Residential Units (1 unit/1000 ft2) 621
Underground Parking Provided 

All areas are approximate and preliminary

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  

This example of the redevelopment of the Richmond Hill GO Station 
site shows how a variety of built forms could be introduced and 
public spaces may be located (view from the North West). For 
illustrative purposes only. 

Land Use and Density Built Form

Precendent image illustrating ground floor animation at the base of 
buildings.   

Major Mackenzie Dr.
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•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Building frontages along Major Mackenzie Drive should 

include a step-back above the base building. 

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 Residential buildings will be designed to comply with 

residential rail setback requirements.

•	 Buildings located adjacent to the Newkirk Employment 

Area to the north will address transition measures. 

•	 New development should be designed to incorporate a 

rear service lane or minor street with access from existing 

local streets.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent develop-

ment.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Major Mackenzie Drive and Newkirk Road.

•	 The provision of parking should be minimized and 

shared parking provision between complementary uses 

should be explored.

•	 A detailed study that examines the number of levels of 

underground parking that can be constructed on the site 

will be required.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

Access and Parking 

Precedent image of mid-rise buildings featuring pedestrian supportive 
public realm.  
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•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

•	 Future GO station area improvements should incorporate 

public parking facilities for GO patrons as part of rede-

velopment within a structured parking facility, possibly 

adjacent to the railway line within the setback area to 

reduce the need for surface parking areas.

Process

A Secondary Plan or detailed development plan for the GO 

Station LDA should be prepared in accordance with Regional 

Policies to establish an appropriate development framework 

in keeping with main elements outlined above, but which will 

be shaped to reflect the particular circumstances of this area. 

In addition to the framework outlined above, the Secondary 

Plan or detailed development plan should examine the follow-

ing:

•	 Focus on creating environments that will shape a positive 

and lively living environment at transit-supportive densi-

ties and emphasize design excellence;

•	 Ensure ease of access to the GO transit station for pe-

destrians and vehicle drop off;

•	 Provide an approach to public parking adjacent to the 

GO Station as part of the overall design of the area;

•	 Provide an appropriate vehicular circulation system that 

addresses the needs of commuters, local residents and 

workers;

•	 Incorporate a range of unit sizes and tenures within a 

multi-unit built form type that includes affordable housing 

provision in accordance with Regional Policies;

•	 Encourage employment growth through office develop-

ment along with residential development as an important 

defining feature;

•	 Assess existing community services and facilities to de-

termine adequate capacity and service delivery to meet 

the needs of the future population;

•	 Enhance parkland and community services and facilities 

as part of redevelopment; 

•	 Emphasize strong pedestrian and cycling connections;

•	 Create a public realm that prioritizes pedestrian move-

ment, comfort and circulation;

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Address transition issues in terms of scale and intensity 

of adjacent development; 

•	 Explore phasing of development to coordinate with the 

provision of human services, transit and infrastructure 

improvements;

•	 Achieve environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigate urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum require-

ments for on-site greening in accordance with Regional 

Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Include public art for all private sector development and 

a dedication of one percent of the capital budget for all 

major municipal buildings to public art in accordance 

with Regional Policies.
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As a major public facility that sustains a regional draw, 

the York Central Hospital currently provides for significant 

employment in the Town. The hospital lands, together with 

underutilized lands in the adjacent area, will serve as a Local 

Development Area that is envisioned to evolve into a moder-

ately intense, mixed use node characterized predominantly 

by health-oriented employment mixed with residential uses 

and supported by complementary uses. 

New development is anticipated to support ancillary medi-

cal facilities to the existing hospital in the form of physician’s 

and other professional offices, clinics, laboratories, research 

facilities, institutional uses, as well as residential and retail 

uses that complement the employment in the area. This LDA 

will benefit from the future transit improvements along Major 

Mackenzie Drive which will serve to connect the area with the 

Downtown, GO Station and transit along Yonge Street. New 

development will be primarily street-related with a strong em-

phasis on creating safe and vibrant pedestrian connections 

within the area and to surrounding neighbourhoods.

6.5 York Central Hospital Local Development Area (LDA)

Role

Major Mackenzie Drive

Trench S
treet 

General area included in the York Central Hospital Local Development 
Area.
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•	 The recommended land use framework for this area 

consists of a Core Hospital Area focusing on medical 

and related uses and located immediately adjacent to the 

Hospital; a Complementary Use Area located around the 

Core Hospital Area with supporting uses to the hospital 

but including office, retail, commercial, service and insti-

tutional uses, research and laboratory facilities, as well 

as multi-unit residential uses, in stand-alone or mixed 

use buildings along with parks and open spaces; and a 

Transition Area – located immediately adjacent to existing 

residential areas with a range of residential uses includ-

ing townhouses as well as offices of medical profession-

als.

•	 Uses which detract from the enjoyment of the public 

realm such as automotive related uses, drive-through 

uses, single storey retail, and, outdoor storage facilities 

will be discouraged.

•	 The recommended overall total site density for new 

residential or mixed use development is 1.5 floor space 

index (FSI). 

•	 Density distribution across development sites may result 

in higher density concentrations along the Major Mack-

enzie Drive frontage and lower concentrations adjacent 

to low density residential areas, provided that the overall, 

blended density does not exceed the totals referred to 

above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided wtih sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

•	 Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum height 

equivalent of eight storeys, provided that building mass, 

density and height is concentrated along Major Macken-

zie Drive. 

•	 For the most part, a continuous building frontage will be 

built along Major Mackenzie Drive within a limited set-

back area to provide a sense of enclosure and pedestrian 

amenity. The exceptions to this may be where a publicly 

accessible forecourt or urban square is provided.

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Building frontages along Major Mackenzie Drive should 

include a step-back above the base building. 

•	 Buildings located along Major Mackenzie Drive will have 

their main entrances generally located off Major Macken-

zie Drive.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

Land Use and Density Built Form 

Animated ground floor uses, pedestrian accessibility and high quality 
design should all be encouraged with new office buildings within this 
LDA. 
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•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Access and Parking

•	 Buildings fronting on Major Mackenzie Drive should be 

designed to incorporate a rear service lane or minor 

street located parallel to Major Mackenzie Drive.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Major Mackenzie Drive and Trench Street.

•	 On-street parking should be provided wherever possible 

on the local streets to serve a number of purposes: to 

help calm traffic and to supplement the overall parking 

supply serving the main streets and local neighbour-

hood.

•	 To facilitate an increase in modal split in areas which are 

well served by the BRT, the provision of parking should 

be minimized and shared parking provision between 

complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

New institutional development projects should contribute to a high 
quality public realm and reinforce the relationship with the street.  
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should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

Detailed development plans should be prepared for develop-

ment sites within the Hospital LDA to illustrate how the devel-

opment fits within the land use framework established for the 

area consisting of the Core Hospital Area, the Complimentary 

Use Area and the Transition Area, but which will be shaped 

to reflect the particular circumstances of this area. In addition 

to the framework outlined above, the detailed plans should 

include the following:

•	 Focus on creating environments that will shape a positive 

and lively living environment at transit-supportive densi-

ties and emphasize design excellence;

•	 Address transition issues in terms of scale, intensity and 

coordination of vehicular access with existing or potential 

adjacent development; 

•	 Incorporate a range of unit sizes and tenures within a 

multi-unit built form type that includes affordable housing 

provision in accordance with Regional Policies;

•	 Encourage medical-related employment growth along 

with residential development as an important defining 

feature;

•	 Assess existing community services and facilities to de-

termine adequate capacity and service delivery to meet 

the needs of the future population;

•	 Enhance parkland and community services and facilities 

as part of redevelopment; 

•	 Emphasize strong pedestrian and cycling connections;

•	 Create a public realm that prioritizes pedestrian move-

ment, comfort and circulation;

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Explore phasing of development to coordinate with the 

provision of human services, transit and infrastructure 

improvements;

•	 Achieve environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigate urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum require-

ments for on-site greening in accordance with Regional 

Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Include public art for all private sector development and 

a dedication of one percent of the capital budget for all 

major municipal buildings to public art in accordance 

with Regional Policies.
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The intersection of Major Mackenzie Drive and Bayview 

Avenue is currently defined by commercial establishments 

ranging from gas stations and single storey plazas to big box 

format retail that serve as a commercial hub for the surround-

ing community. 

The introduction of residential uses at medium density levels, 

service uses and limited employment into this area together 

with the redevelopment of commercial uses will allow the 

area to evolve over time into a mixed use node, focused on 

improved Bus Rapid Transit along Major Mackenzie Drive, 

while providing goods and services for the established com-

munity and supporting future residential development in the 

surrounding neighbourhood including the Newkirk GO Sta-

tion Local Development Area and Local Corridor along Major 

Mackenzie Drive. This area is expected to continue to serve 

as a sub-centre for the community, building on its current 

commercial focus. New development will be focused in build-

ings that frame streets, parks and open spaces and create 

attractive, safe and vibrant pedestrian environments.

6.6 Bayview Avenue Local Development Area (LDA)

Role

B
ayview

 A
venue

Major Mackenzie Drive

General area included in the Bayview Avenue Local Development 
Area.
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•	 Recommended uses include multi-unit residential, 

townhouses, retail, commercial, and service uses as well 

as limited office and  institutional uses in stand alone or 

mixed use buildings along with parks and open spaces. 

Uses which detract from the enjoyment of the public 

realm such as automotive related uses, drive-through 

uses, single storey retail, and, outdoor storage facilities 

should be discouraged.

•	 The recommended overall site density for new residential 

or mixed-use development is 1.5 floor space index (FSI). 

Density distribution across development sites may result 

in higher density concentrations along the Major Macken-

zie Drive and Bayview Avenue frontages with lower con-

centrations of primarily residential development adjacent 

to low density residential areas, provided that the overall, 

blended density does not exceed the totals referred to 

above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, entrances and lobbies of residential build-

ings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

•	 Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum height equiv-

alent of six storeys, provided that building mass, density 

and height is concentrated along Major Mackenzie drive 

and Bayview Avenue. 

•	 For the most part, a continuous building frontage will be 

built along Major Mackenzie Drive and Bayview Avenue 

within a limited setback area to provide a sense of enclo-

sure and pedestrian amenity. The exceptions to this may 

be where a publicly accessible forecourt or urban square 

is provided. 

•	 Buildings located along Major Mackenzie Drive and 

Bayview Avenue will have their main entrances generally 

located off Major Mackenzie Drive and Bayview Avenue.

•	 Building frontages along Major Mackenzie Drive and Bay-

view Avenue should include a step-back above the base 

building. 

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

Land Use and Density Built Form 

The development shown is for illustrative purposes only.
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Exist ing Aer ia l  Photo

Key Stat ist ics of  Potent ia l  Development

L o c a l  D e v e l o p m e n t  A r e a
S I T E  6  -  M A J O R  M A C K E N Z I E  A N D  B A Y V I E W  A V E N U E

Area (m2) Area (ft2) Area (ac)
Total Site Area (100x173m) 17,315 186,309 4.3
Total Gross Floor Area 27,918 300,398
Residential GFA 17,996 193,637
Non-residential GFA (C + A Ground) 9,922 106,761
Floor Space Index 1.61
No. Residential Units (1 unit/1000 ft2) 194
Underground and Surface Parking Provided 

All areas are approximate and preliminary

Site Plan of  Potent ia l  Development

M E D I U M  I N T E N S I T Y  D E V E L O P M E N T  

Development adjacent to the street with retail at grade supports a 
comfortable walking environment. 

This re-imagined site at the north-west corner of Major Mackenzie 
Drive and Bayview Avenue shows how higher development could 
occur along the arterial road, stepping down to align with the height 
of the existing neighbourhood. For illustrative purposes only.

Bayview Ave. Major Mackenzie Dr.
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•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

•	 Buildings fronting on Major Mackenzie Drive and Bayview 

Avenue should be designed to incorporate a rear service 

lane or minor street located parallel to Major Mackenzie 

Drive.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings; shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should be designed to meet all municipal 

standards and guarantee full public access and land-

scaping. 

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally limit-

ed wherever possible. Where surface parking is provided, 

it should be located at the rear or side of buildings front-

ing onto Major Mackenzie Drive and Bayview Avenue.

•	 On-street parking should be provided wherever possible 

on the local streets to serve a number of purposes: to 

help calm traffic and to supplement the overall parking 

supply serving the main streets and local neighbour-

hood.

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

Access and Parking

Precedent image of mid-rise built form with grade-related retail uses, 
(Capers Block, Vancouver).
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•	 A Travel Demand Management (TDM) study should be 

provided for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

Detailed development plans should be prepared for develop-

ment parcels within the Bayview Avenue Local Development 

Area to establish an appropriate development framework in 

keeping with main elements outlined above, but which will be 

shaped to reflect the particular circumstances of this area. In 

addition to the framework outlined above, the detailed plans 

should include the following:

•	 Focus on creating environments that will shape a posi-

tive and lively living environment and emphasize design 

excellence;

•	 Emphasize strong pedestrian and cycling connections 

including linkages to local trails;

•	 Create a  public realm that prioritizes pedestrian move-

ment, comfort and circulation;

•	 Address how development will be integrated with existing 

or potential development on adjacent sites in terms of 

scale, intensity and coordination of vehicular access;

•	 Incorporate a broad range of housing choices that reflect 

a variety of types, tenures, unit sizes to meet the needs of 

a wide range of residents, including affordable housing 

provision in accordance with Regional Policies;

•	 Assess existing community services and facilities to de-

termine adequate capacity and service delivery to meet 

the needs of the future population;

•	 Enhance parkland and community services and facilities 

as part of redevelopment; 

•	 Provide a range of public parks and open spaces that 

allow for passive and active activities, incorporate public 

art, culture and heritage and contribute to the character 

of the area.  For development sites over 5 hectares in 

size, a public park or significant open space should be 

provided on site. 

•	 Address light, view and privacy issues for residents and 

workers; 

•	 Address transition issues in terms of scale and intensity 

with adjacent neighbourhoods; 

•	 Explore phasing of development to coordinate with the 

provision of human services, transit and infrastructure 

improvements;

•	 Achieve environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigate urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establish urban greening targets that consider preserving 

and enhancing the tree canopy and minimum require-

ments for on-site greening in accordance with Regional 

Policies;

•	 Provide innovative approaches to managing stormwater 

that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Include public art for all major private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.
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The Yonge Street Regional Corridor is the Town’s commercial 

and historic spine connecting some of the most important 

focal points in the Town and provides significant opportunities 

for intensification. The character of Yonge Street varies 

dramatically along its length: it is anchored by the Regional 

Centre in the south, and includes the historic Downtown 

Centre, two Key Development Areas, and the Oak Ridges 

Moraine in the north. 

The long term vision of Yonge Street is as an intensively 

developed mixed use corridor lined with mostly mid-rise, 

street-related  buildings with some slim towers in the south-

ern portion, that provide goods, services and employment 

opportunities for area residents, and a range of residential 

dwellings units that support higher order Bus Rapid Transit. 

New development will create an attractive and vibrant public 

realm that prioritizes pedestrian amenity, movement and 

safety. Buildings will be scaled and massed to create an ap-

propriate transition between new development and adjacent 

low-rise residential neighbourhoods. Edge conditions and 

appropriate transitions will be important considerations for 

redevelopment.

The character of Yonge Street will not be uniform throughout 

its length. Reflecting the high intensity of development in the 

Regional Centre and the edges of the Downtown, the south-

ern portion between the southern boundary of the Downtown 

to the northern boundary of the Regional Centre will rede-

velop at higher intensity levels as compared with the corridor 

north of the Downtown to the Oak Ridges Moraine.

Role

6.7 Yonge Street Regional Corridor

Yonge S
treet 

Carrville Road

16th Avenue

General areas included in the Yonge Street Regional Corridor, south 
of the Downtown.

Yonge Street south of the Downtown is envisioned to redevel-

op as an animated, mixed use corridor at densities and built 

forms lower in scale than at KDAs. 

6.7.1 Yonge Street South of the   
Downtown
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•	 Recommended uses include multi-unit residential, 

townhouses, office, retail, commercial, service and 

institutional uses in stand alone or mixed use buildings 

along with parks and open spaces. Uses which detract 

from the enjoyment of the public realm such as automo-

tive related uses, drive-through uses, single storey retail, 

and, outdoor storage facilities should be discouraged. 

Townhouses will not be permitted along the Yonge Street 

frontage.

•	 The recommended total overall site density for new 

residential or mixed use development is 2.5 floor space 

index (FSI). 

•	 Density distribution across development sites may result 

in higher density concentrations along the Yonge Street 

frontage of properties and lower concentrations adjacent 

to low density residential areas, provided that the overall, 

blended density does not exceed the totals referred to 

above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

Land Use and Density 

•	 Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum building 

height equivalent of 15 storeys in tower form, provided 

that building mass, density and height is concentrated 

along Yonge Street. 

•	 Tall buildings, above eight storeys will be permitted pro-

vided:

o	They are located at intersections and on top of base 

buildings of a height equivalent of between four to eight 

storeys;

o	Residential floor plates are small, generally less than 

750 square metres;  

o	A minimum separation distance of either 25 metres or 

the equivalent of the largest horizontal dimension of 

the adjacent tower, whichever is greater, is maintained 

between towers to ensure light, view, privacy and sky 

views; and

o	Wind tests show that wind speeds meet the “Lawson 

Pedestrian Wind Comfort Criteria” for sitting, standing 

and walking as appropriate.

Built Form 

The development shown is for illustrative purposes only.
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Potent ia l  Bui ld ing Massing (View from South East)

Potent ia l  Bui ld ing Massing (View from North West)

Exist ing Si te (View from South East)

Exist ing Aer ia l  Photo

Key Stat ist ics of  Potent ia l  Development

R e g i o n a l  C o r r i d o r
S I T E  1  -  O P T I O N  1  -  W E S T  S I D E  O F  Y O N G E  S T R E E T  S O U T H  O F  1 6 T H  A V E N U E  -  H I G H E R  S L E N D E R  F O R M

Area (m2) Area (ft2) Area (ac)
Total Site Area (118x147m) 17,350 186,686 4.3
Total Gross Floor Area (GFA) 42,492 457,214
Residential GFA 39,175 421,523
Non-residential GFA (ground level D and E) 3,317 35,691
Floor Space Index 2.45
No. Residential Units (1 unit/1000 ft2) 422
Underground Parking Provided 

All areas are approximate and preliminary

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  

The rendering shows how the tallest portions of the buildings have 
been placed at the corners along Yonge Street to mitigate impacts on 
surrounding neighbourhoods. For illustrative purposes only.

Yonge St. 
Oak Ave. 
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•	 For the most part, a continuous building frontage with a 

minimum height equivalent of four storeys will be built 

along Yonge Street within a limited setback area to pro-

vide a sense of enclosure and pedestrian amenity. The 

exceptions to this may be where a  forecourt or urban 

square is provided.

•	 Buildings located along Yonge Street will have their main 

entrances located generally off Yonge Street.

•	  Building frontages along Yonge Street should include a 

step-back above the base building. 

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Access and Parking

•	 Buildings fronting on Yonge Street should be designed 

to incorporate a rear service lane or minor street located 

parallel to Yonge Street.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.This building demostrates animated ground floor uses, a street wall of 
five storeys, and a series of step-backs for an additional six storeys.    
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•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Yonge Street

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

In addition to the policies above, new development should 

undertake a contextual analysis of the adjacent areas to re-

view how the proposed development will relate to existing or 

other proposed development to ensure that:

•	 Conflicts will not arise with existing or planned develop-

ments on adjacent sites;

•	 Buildings represent a harmonious relationship while 

maintaining diversity of expression;

•	 Light, view and privacy issues for new residents are ad-

dressed;

•	 Strong connections to public transit facilities are incorpo-

rated into new development; and

•	 Vehicular access points to the Corridor are consolidated 

and minimized to the greatest extent possible.

All significant development should also address:

•	 How to incorporate a broad range of housing choices 

that reflect a variety of types, tenures, unit sizes to meet 

the needs of a wide range of residents, including afford-

able housing provision in accordance with Regional Poli-

cies;

•	 Existing community services and facilities to determine 

adequate capacity and service delivery to meet the 

needs of the future population;

•	 Opportunities to enhance parkland and community ser-

vices and facilities including providing a range of public 

parks and open spaces that allow for passive and active 

activities, incorporate public art, culture and heritage and 

contribute to the character of the area;  

•	 Providing strong pedestrian and cycling connections;

•	 Achieving environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigating urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establishing urban greening targets that consider pre-

serving and enhancing the tree canopy and minimum 

requirements for on-site greening in accordance with 

Regional Policies;

•	 Providing innovative approaches to managing stormwa-

ter that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Including public art for all private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.
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Yonge Street north of the Downtown is envisioned to signal a 

change in development scale and intensity as the northward 

section of the Yonge Street Regional Corridor enters the 

Greenbelt. This part of the Corridor is envisioned to redevelop 

as a pedestrian oriented mixed-use corridor containing tower 

buildings on small floor plates between the Downtown and 

the Bernard Avenue Key Development Area and buildings 

with mid-rise building heights north of the Bernard Avenue 

Key Development Area with an emphasis on a mix of residen-

tial uses supported by local retail and employment uses. 

Yonge S
treet 

Elgin Mills Road

19th Avenue 

General areas included in the Yonge Street Regional Corridor, north 
of the Downtown.

Role

6.7.2 Yonge Street North of the Downtown



	 	 	 	 	 	 	 	 	 Housing and Residential Intensification Study ��

•	 Recommended uses include multi-unit residential, 

townhouses, grade-related retail, commercial and ser-

vice uses, as well as office, and institutional uses in the 

base of mixed-use buildings along with parks and open 

spaces. Uses which detract from the enjoyment of the 

public realm such as automotive related uses, drive-

through uses, single storey retail, and, outdoor storage 

facilities should be discouraged. Townhouses will not be 

permitted along the Yonge Street frontage.

•	 The recommended overall total site density for new 

residential or mixed use development is 2.0 floor space 

index (FSI). 

•	 Density distribution across development sites may result 

in higher density concentrations along the Yonge Street 

frontage and lower concentrations adjacent to low den-

sity residential areas, provided that the overall, blended 

density does not exceed the totals referred to above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

Height of buildings along roads will help be determined by the size 
of the floor plate, width of the road, and their combined impact on 
shadows. 

The development shown is for illustrative purposes only.

6

4A

GAMBLE ROAD

YONGE STREET

Potent ia l  Bui ld ing Massing (View from South East)

Potent ia l  Bui ld ing Massing (View from North West)

Exist ing Si te (View from South East)

Exist ing Aer ia l  Photo

Key Stat ist ics of  Potent ia l  Development

R e g i o n a l  C o r r i d o r
S I T E  3  -  Y O N G E  S T R E E T  A N D  G A M B L E  R O A D

Area (m2) Area (ft2) Area (ac)
Total Site Area ( 99x67m ) 6,640 71,446 1.6
Total Gross Floor Area 16,030 172,483
Residential GFA 12,965 139,503
Non-residential GFA 3,065 32,979
Floor Space Index 2.41
No. Residential Units (1 unit/1000 ft2) 140
Underground Parking Provided 

All areas are approximate and preliminary

Site Plan of  Potent ia l  Development

M E D I U M  I N T E N S I T Y  D E V E L O P M E N T  

The reimagined site shows how buildings may be stepped back to 
mitigate shadow on adjacent development and the public realm. For 
illustrative purposes only.

Yonge St. 

Gamble Rd. 

•	 Buildings in the area between the Downtown and the 

Bernard Avenue Key Development Area are to have a 

minimum height equivalent of three storeys and a maxi-

mum building height equivalent of 15 storeys in tower 

form, provided that building mass, density and height is 

concentrated along Yonge Street. In the area north of the 

Bernard Avenue Key Development Area, buildings are 

to have a minimum height equivalent of two storeys and 

a maximum height equivalent of eight storeys, provided 

that building mass, density and height is concentrated 

along Yonge Street.

•	 Tall buildings, above eight storeys will be permitted in 

the area between the Downtown and the Bernard Avenue 

Key Development Area provided:

o	They are located at intersections and on top of base 

buildings of a height equivalent of between four to eight 

storeys;

o	Residential floor plates are small, generally less than 

750 square metres;  

o	A minimum separation distance of either 25 metres or 

the equivalent of the largest horizontal dimension of 

the adjacent tower, whichever is greater, is maintained 

between towers to ensure light view, privacy and sky 

views; and

o	Wind tests show that wind speeds meet the “Lawson 

Pedestrian Wind Comfort Criteria” for sitting, standing 

and walking as appropriate.

Built Form Land Use and Density
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•	 For the most part, a continuous building frontage will 

be built along Yonge Street of not less than the height 

equivalent of four storeys between the Downtown and the 

Bernard Avenue Key Development Area and the height 

equivalent of three storeys north of the Bernard Avenue 

Key Development Area, within a limited setback area to 

provide a sense of enclosure and pedestrian amenity. 

The exceptions to this may be where a publicly acces-

sible forecourt or urban square is provided.

•	 Buildings located along Yonge Street will have their main 

entrances to residential and retail uses located generally 

off Yonge Street.

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Access and Parking

•	 Buildings fronting on Yonge Street should be designed 

to incorporate a rear service lane or minor street located 

parallel to Yonge Street.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping.
Precedent image illustrating building stepbacks above a base 
building.  
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•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Yonge Street

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Process

In addition to the policies above, new development should 

undertake a contextual analysis of the adjacent areas to re-

view how the proposed development will relate to existing or 

other proposed development to ensure that:

•	 Conflicts will not arise with existing or planned develop-

ments on adjacent sites;

•	 Buildings represent a harmonious relationship while 

maintaining diversity of expression;

•	 Light, view and privacy issues for new residents are ad-

dressed;

•	 Strong connections to public transit facilities are incorpo-

rated into new development; and

•	 Vehicular access points to the Corridor are consolidated 

and minimized to the greatest extent possible.

All significant development should also address:

•	 How to incorporate a broad range of housing choices 

that reflect a variety of types, tenures, unit sizes to meet 

the needs of a wide range of residents, including afford-

able housing provision in accordance with Regional Poli-

cies;

•	 Existing community services and facilities to determine 

adequate capacity and service delivery to meet the 

needs of the future population;

•	 Opportunities to enhance parkland and community ser-

vices and facilities including providing a range of public 

parks and open spaces that allow for passive and active 

activities, incorporate public art, culture and heritage and 

contribute to the character of the area;

•	 Providing strong pedestrian and cycling connections;

•	 Achieving environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigating urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establishing urban greening targets that consider pre-

serving and enhancing the tree canopy and minimum 

requirements for on-site greening in accordance with 

Regional Policies;

•	 Providing innovative approaches to managing stormwa-

ter that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Including public art for all private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.
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Highway 7 is an important east-west connection across the 

Region that is characterized by the Beaver Creek Business 

Park at the eastern boundary of the Town and the utility corri-

dor at the western end which represents a physical constraint 

on development. The interval in between these two areas is 

distinguished mainly by commercial uses with extensive sur-

face parking and some low rise residential development.

Outside of the Regional Centre boundaries, the area between 

Bayview Avenue to just west of Leslie Street provides the 

most practical opportunities for mixed use intensification.  

Redevelopment is intended to provide for the evolution of the 

area into a mixed use Corridor characterized predominantly 

by medium intensity residential and employment uses that 

support the nearby Beaver Creek Business Park, along with 

complementary uses including retail and services with an 

improved public realm that prioritizes pedestrian scale, safety, 

comfort and mobility. Edge conditions and appropriate transi-

tions will be important considerations for redevelopment. 

Maximum heights will need to comply with flight path require-

ments associated with the Buttonville Airport.

6.8 Highway 7 Regional Corridor

Role

Highway 7

R
ockw

ell R
oad

General areas included in the Highway 7 Regional Corridor.

Leslie S
treet

B
ayview

 A
venue
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•	 Recommended uses include multi-unit residential, 

townhouses, office, retail, commercial, service and 

institutional uses in stand alone or mixed use buildings 

along with parks and open spaces. Uses which detract 

from the enjoyment of the public realm such as automo-

tive related uses, drive-through uses, single storey retail, 

and, outdoor storage facilities should be discouraged. 

Townhouses will not be permitted along the Highway 7 

frontage.

•	 The recommended overall total site density for new 

residential or mixed-use development is 2.5 floor space 

index (FSI). 

•	 Density distribution across development sites may result 

in higher density concentrations along the Highway 7 

frontage and lower concentrations adjacent to low den-

sity residential areas, provided that the overall, blended 

density does not exceed the totals referred to above.

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

Land Use and Density

•	 Buildings in this area are to have a minimum height 

equivalent of three storeys and a maximum height 

equivalent of 11 storeys, provided that building mass, 

density and height is concentrated along Highway 7. 

•	 For the most part, a continuous building frontage with a 

minimum height equivalent of four storeys will be built 

along Hwy 7 to provide a sense of enclosure and pe-

destrian amenity. The exceptions to this may be where a 

publicly accessible forecourt or urban square is provided.

•	 Buildings should be set back from Highway 7 to provide 

for a generous public realm to support pedestrian ame-

nity, as well as opportunities for intensive greening and 

cycling trails.

•	 Buildings located along Highway 7 will have their main 

entrances located generally off Highway 7.

•	 Building frontages along Highway 7 should include a 

step-back above the base building. 

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces.  

Built Form

Precedent image illustrating the importance of the relationship 
between the private and public realms and the contribution of ground 
floor animation.
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•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

•	 Buildings fronting on Highway 7 should be designed to 

incorporate a rear service lane or minor street located 

parallel to Highway 7.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

o	Large land parcels should include a more refined street 

network to ensure a high-level of permeability for public 

circulation and to encourage a scale of redevelopment 

similar to that of a traditionally sized block; and

o	New streets should meet all municipal standards and 

guarantee full public access and landscaping

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Highway 7.

•	 To facilitate an increase in modal split, the provision of 

parking should be minimized and shared parking provi-

sion between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

Along the Highway 7 corridor, a generous public realm and 
convenient access to transit should be encouraged. 

Access and Parking
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The Highway 7 Regional Corridor is a significant higher order 

transit link between Richmond Hill, the Town of Markham 

and City of Vaughan. In addition to the policies above, new 

development should undertake a contextual analysis of the 

adjacent areas to review existing and other proposed devel-

opment to ensure that:

•	 Conflicts will not arise with existing or planned develop-

ments on adjacent sites;

•	 Buildings represent a harmonious relationship while 

maintaining diversity of expression;

•	 Light, view and privacy issues for new residents are ad-

dressed;

•	 Strong connections to public transit facilities are incorpo-

rated into new development; and

•	 Vehicular access points to the Corridor are consolidated 

and minimized to the greatest extent possible.

All significant development should also address:

•	 How to incorporate a broad range of housing choices 

that reflect variety of types, tenures, unit sizes to meet the 

needs of a wide range of residents, including affordable 

housing provision in accordance with Regional Policies;

•	 Existing community services and facilities to determine 

adequate capacity and service delivery to meet the 

needs of the future population;

•	 Opportunities to enhance parkland and community ser-

vices and facilities including providing a range of public 

parks and open spaces that allow for passive and active 

activities, incorporate public art, culture and heritage and 

contribute to the character of the area;  

•	 Providing strong pedestrian and cycling connections;

•	 Achieving environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigating urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establishing urban greening targets that consider pre-

serving and enhancing the tree canopy and minimum 

requirements for on-site greening in accordance with 

Regional Policies;

•	 Providing innovative approaches to managing stormwa-

ter that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Including public art for all private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.

Process
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Major Mackenzie Drive currently functions as an important 

east-west local connector through some important nodes 

within the Town including the York Central Hospital, the 

Downtown, and the Newkirk GO Station and links residential 

communities at either end. The existing character and land 

uses along the length of the Corridor vary notably.

Intensification along Major Mackenzie Drive will not occur 

uniformly across the corridor. The intent of redevelopment 

outside of the Local Development Areas is largely as residen-

tial uses with neighbourhood retail and some commercial 

uses that provide services to the surrounding communities. 

Role

6.9 Major Mackenzie Drive Local Corridor
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•	 Recommended uses include multi-unit residential and 

townhouse uses in stand alone or mixed use buildings, 

with grade related office, retail, commercial, service and 

institutional uses along with parks and open spaces. 

Uses which detract from the enjoyment of the public 

realm such as automotive related uses, drive-through 

uses, single-storey retail, and, outdoor storage facilities 

should be discouraged.

•	 The recommended overall total site density for new 

residential or mixed-use development is 1.5 floor space 

index (FSI). 

•	 Density distribution across development sites may result 

in higher density concentrations along the Major Mack-

enzie Drive frontage and lower concentrations adjacent 

to low density residential areas, provided that the overall, 

blended density does not exceed the maximums referred 

to above

•	 Ground floor animation uses, such as retail and service 

uses, studios, office entrances, and lobbies of residential 

buildings, should be provided with sufficient ground floor 

height to accommodate commercial uses along major 

public roads.

Land Use and Density

•	 Buildings in this area are to have a minimum height 

equivalent of two storeys and a maximum height equiva-

lent of four storeys. 

•	 For the most part, a continuous building frontage will be 

built along Major Mackenzie Drive within a limited set-

back area to provide a sense of enclosure and pedestrian 

amenity. The exceptions to this may be where a publicly 

accessible forecourt or urban square is provided.

•	 Buildings located along Major Mackenzie Drive will have 

their main entrances located generally off Major Macken-

zie Drive.

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces. 

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Built form which supports a mixed use environment will help to 
support Major Mackenzie Drive as a transit corridor for the Town and 
Region. 

Built Form 
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•	 Buildings fronting on Major Mackenzie Drive should be 

designed to incorporate a rear service lane or minor 

street located parallel to Major Mackenzie Drive.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; 

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged;

 

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto Major Mackenzie Drive.

•	 To facilitate an increase in modal split in areas which are 

well served by the proposed BRT, the provision of park-

ing should be minimized and shared parking provision 

between complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

New development should frame public spaces and support a mix of uses, including retail, commercial, office and open space. 

Access and Parking
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In addition to the policies above, new development should 

undertake a contextual analysis of the adjacent areas to re-

view how the proposed development will relate to existing or 

other proposed development to ensure that:

•	 Conflicts will not arise with existing or planned develop-

ments on adjacent sites;

•	 Buildings represent a harmonious relationship while 

maintaining diversity of expression;

•	 Light, view and privacy issues for new residents are ad-

dressed;

•	 Strong connections to public transit facilities are incorpo-

rated into new development; and

•	 Vehicular access points to the Corridor are consolidated 

and minimized to the greatest extent possible.

All significant development should also address:

•	 How to incorporate a broad range of housing choices 

that reflect a variety of types, tenures, unit sizes to meet 

the needs of a wide range of residents, including afford-

able housing provision in accordance with Regional Poli-

cies;

•	 Existing community services and facilities to determine 

adequate capacity and service delivery to meet the 

needs of the future population;

•	 Opportunities to enhance parkland and community ser-

vices and facilities including providing a range of public 

parks and open spaces that allow for passive and active 

activities, incorporate public art, culture and heritage and 

contribute to the character of the area.  

•	 Providing strong pedestrian and cycling connections;

•	 Achieving environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies;

•	 Mitigating urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies;

•	 Establishing urban greening targets that consider pre-

serving and enhancing the tree canopy and minimum 

requirements for on-site greening in accordance with 

Regional Policies;

•	 Providing innovative approaches to managing stormwa-

ter that include natural stormwater infiltration, recovery of 

stormwater and reuse, and low-impact development in 

accordance with Regional Policies; and

•	 Including public art for all private sector development 

and a dedication of one percent of the capital budget for 

all major municipal buildings to public art in accordance 

with Regional Policies.

Process
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While the Centres and Corridors of the urban structure are 

expected to sustain the majority of intensification units at the 

highest intensity levels, it is expected that intensification will 

also occur, albeit at much lower levels, along the other corri-

dors and in the surrounding residential neighbourhoods. Any 

new development in these areas should occur in a manner 

that is appropriate to the surrounding context and physical 

patterns – it should be a good ‘fit’ with the existing character 

of the street. Intensification in these neighbourhoods can be 

achieved through infill development or through secondary 

suites.

Infill projects will be determined by the surrounding context.  The style of the built form and scale of development should be determined based on 
their surrounding character of the neighbourhood.  

6.10 Infill Policies for Neighbourhoods  
Outside the Centres and Corridors
Intent

6.10.1 Infill Policies for Intersections Along 
Arterial Roads

Intensification at intersections along arterial roads in the low-

rise residential neighbourhoods should be subject to a set of 

criteria which will ensure that proposed changes are sensitive, 

gradual and in keeping with the existing character of these 

communities.

In general, it is recommended that development up to four 

storeys in height may be approved at intersections along 

arterial roads. The following policies apply generally to the in-

tersections with arterial or collector roads, other than Regional 

or Local Corridors, and are intended to redevelop primarily 

for residential development along with convenience retail and 

services, provided the criteria below are met and provided the 

development increases convenience for local residents and 

creates opportunities to reduce vehicular travel. 
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•	 Recommended uses include multi-unit residential and 

townhouse uses in stand alone or mixed use buildings, 

with grade related office, retail, commercial and service 

uses along with parks and open spaces. Uses which 

detract from the enjoyment of the public realm such as 

automotive related uses, drive-through uses, single-

storey retail, and, outdoor storage facilities should be 

discouraged.

•	 Density distribution across development sites may result 

in higher density concentrations along frontage of the 

Corridors and lower concentrations adjacent to low den-

sity residential areas. 

•	 Ground floor animation uses, such as entrances to resi-

dential buildings, retail, service, studios and office uses 

should be provided along major public roads with suf-

ficient ground floor height to accommodate commercial 

uses. 

•	 Buildings in this area are to have a minimum height 

equivalent of two storeys and a maximum height equiva-

lent of four storeys. 

•	 For the most part, a continuous building frontage will be 

built along the corridors within a limited setback area to 

provide a sense of enclosure and pedestrian amenity. 

The exceptions to this may be where a publicly acces-

sible forecourt or urban square is provided.

•	 Buildings located along corridors will have their main 

entrances located generally off the corridors.

•	 Buildings located adjacent to parks and open spaces 

should be designed to frame the edges of the parks and 

open spaces. 

•	 Buildings will be designed to ensure that a total of five 

hours of sunlight is available on public sidewalks during 

the Spring and Fall Equinox.

•	 To ensure that light, view and privacy is maintained for 

adjacent low density residential neighbourhoods, new 

development will be designed to incorporate transitional 

zones consisting of:

o	 A minimum 45 degree angular plane measured from 

the lot line of the adjacent low density residential area;

o	A minimum rear yard setback, measured from the 

boundary of the adjacent low density residential area, 

equivalent to the height of the nearest building on the 

site;

o	New local roads or service lanes with grade-related 

residential entrances facing existing low density neigh-

bourhoods where appropriate and possible; and

o	Open space buffers, including parkland where appro-

priate and possible.

Land Use and Density Built Form 

The images shows an example of infill development designed and 
scaled to reflect the surrounding context. 
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•	 Buildings fronting on the corridors should be designed 

to incorporate a rear service lane located parallel to the 

corridor.

•	 To minimize conflicts between vehicles and pedestrians:

o	Vehicular access should be primarily from local streets, 

rear service lanes or, on large parcels, new internal 

streets; and

o	Vehicular access should be consolidated to serve mul-

tiple buildings. Shared rear access lanes and interior 

service courts should be encouraged.

•	 Service entries should be screened to provide visual buf-

fer and reduce noise impacts on the adjacent neighbour-

hoods.

•	 Surface parking should be minimized and generally 

limited wherever possible. Where surface parking is pro-

vided, it should be located at the rear or side of buildings 

fronting onto the corridors.

•	 To facilitate an increase in modal split in areas which are 

well served by transit, the provision of parking should 

be minimized and shared parking provision between 

complementary uses should be explored.

•	 Adequate and sheltered bicycle parking should be 

provided at or near building entrances for residents and 

employees within residential and commercial buildings 

where appropriate.

•	 A Travel Demand Management (TDM) study should be 

required for substantial new developments. TDM studies 

should explore opportunities for reducing parking supply, 

indicate before-and-after trip generation, and assess TDM 

initiatives such as bicycle parking, shuttle bus service to 

subway stations, enclosed bus shelters, and priority park-

ing for carpooling.

All significant development should also address:

o	 How to incorporate a broad range of housing choices 

that reflect a variety of types, tenures, unit sizes to meet 

the needs of a wide range of residents, including afford-

able housing provision in accordance with Regional Poli-

cies;

o	 Existing community services and facilities to determine 

adequate capacity and service delivery to meet the 

needs of the future population;

o	 Opportunities to enhance parkland and community ser-

vices and facilities including providing a range of public 

parks and open spaces that allow for passive and active 

activities, incorporate public art, culture and heritage and 

contribute to the character of the area;  

o	 Providing strong pedestrian and cycling connections;

o	 Achieving environmental sustainability including LEED 

certification or equivalent in accordance with Regional 

Policies; and

o	 Mitigating urban heat island effects through the use of 

green or white roofs and greening to increase shade and 

cooling in accordance with Regional Policies.

Access and Parking Process
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Richmond Hill is comprised of many neighbourhoods that 

are located on the interior of the major road network and that 

are characterized by low-density residential uses such as 

single and semi- detached houses as well as townhouses. 

Physical changes in these neighbourhoods are expected to 

be minimal. However, in some cases there may be vacant or 

underutilized properties in these neighbourhoods that could 

be redeveloped in a way that strengthens the neighbourhood 

by providing opportunities to reinforce the prevailing pat-

tern of development in the area. The infill policies below are 

intended to guide the redevelopment of such parcels within 

neighbourhoods in a way that respects the scale and charac-

ter of development on the existing street.

Infill Compatibility Criteria
Intensification in low-rise residential neighbourhoods is 

subject to a set of criteria which will ensure that proposed 

changes are sensitive, gradual and in keeping with the exist-

ing character of these communities. It is recommended that 

infill development will respect the physical character of the 

neighbourhood, in terms of:

•	 Predominant building and dwelling types;

•	 Building heights, massing, and scale;

•	 Size and configuration of lots;

•	 Privacy, sunlight and sky views;

•	 Pattern of streets, lanes and blocks;

•	 Pattern of front, side and rear yard setbacks;

•	 Landscaped open space;

•	 Unique landscape or streetscape features; and

•	 Conservation of heritage buildings, structures and land-

scapes.

Additionally, development will:

•	 Front onto and animate existing public streets;

•	 Enhance the public streetscape and improve the pedes-

trian experience;

•	 Be grade-related wherever possible;

•	 Locate and screen service areas and garbage storage to 

minimize the impact on the surrounding neighbourhood;

•	 Provide adequate parking, while integrating features such 

as garages into the design in a discreet manner;

•	 Support sustainability and improve environmental ame-

nity in ways that have functional and aesthetic value; and

•	 Position infill to take advantage of solar heat and reflect-

ed light.

Intent

6.10.2 Infill Policies for Neighbourhoods
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6.10.3 Secondary Suites

This example of coach houses as compared to the rest of the 
properties in Cornell (Markham) illustrates how secondary suites can 
be integrated into low-rise neighbourhoods.

Secondary suites also known as ‘granny flat’ or basement 

apartments, provide affordable rental housing in existing 

houses and provide first time homebuyers and older adults 

with additional income. They intensify existing low-rise resi-

dential neighbourhoods with minimal or no changes to the 

exterior built form and thus maintain the character of these 

neighbourhoods. 

Secondary suites are defined as separate dwelling units in 

addition to the primary residence on a property.  The unit 

is considered “secondary” or “accessory” to the primary 

residence on the parcel, but normally has its own entrance, 

kitchen, bathroom and living area. 

It is recommended that secondary suites be permitted as-of-

right in all residential areas, subject to the following condi-

tions:

•	 One secondary suite is permitted per dwelling;

•	 Adequate parking is provided;

•	 The structure meets all building and fire code require-

ments; and

•	 Any exterior changes to the existing dwelling will be in 

keeping with the character of the street.
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The pedestrian realm refers to the structure, setting and 

support for public life in urban settings. A public realm that is 

well proportioned, connected, legible, comfortable, safe and 

attractive, contributes to the quality of life for all citizens. Im-

provements for pedestrians should focus on increasing space 

to support social and retail activities, providing visual relief in 

an urban setting, and elevating environmental quality. 

It is often assumed that the main purpose of streets is to 

accommodate the movement of vehicles and to provide for 

the routing of public utility lines. Most current standards and 

criteria for the design of streets reflect those priorities. 

Beyond their utilitarian purposes, streets have many other, 

equally important dimensions. Streets are highly valued civic 

spaces as settings for public social life and activity. 

The best, most popular and thriving urban main streets 

are where there are narrow–fronted shops and transparent 

display windows and entrances, set back sufficiently from the 

roadway to allow for canopies, street trees and furniture, and 

room for boulevard window shopping, outdoor eating and 

merchandizing, as well as the circulation of passing pedestri-

ans. Parked vehicles at curbside also help to insulate walkers 

from moving traffic. 

The best local residential streets are intimate in scale and de-

tail, allowing residents to live at a slower pace. Buildings are 

appropriately designed and set back further from the roadway 

with lushly planted and well-maintained front yards. Traffic is 

slower, providing a higher sense of safety for cyclists and pe-

destrians. On-street parking can influence driving speed and 

provide a buffer for pedestrians. On-street bike lanes would 

further promote a healthy lifestyle. 

Intent

Streets are public spaces that should be seen as ‘urban 

rooms’ with floors, walls, ceilings or canopies, and furnish-

ings. The quality of this space relies heavily on the attention 

given to the design, landscaping, materials and finishes ap-

plied to the area that is closest to the pedestrian.

Policies

•	 Sidewalks should be designed with coherent street walls, 

street trees, and other elements that give enclosure to the 

street spaces.

•	 Clear (and possibly subtle) indications should be pro-

vided to delineate between  public and private spaces, in 

the choice of paving, walls, steps, materials, planting, etc

•	 Pedestrian scale lighting at appropriate locations and 

well designed street furniture including benches, garbage 

receptacles and bicycle parking facilities should be incor-

porated into the design of pedestrian spaces.

6.11 Public Realm Improvements

Create attractive and effective pedestrian 
environment

Delineation between the private and public realm should be 
considered through the use of materials, planting, street furniture and 
other streetscape elements. 
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Intent

Engineering standards for design of streets represent critical 

elements that should significantly improve how safe a street is 

and how well it will be used by pedestrians.

Policies

•	 Traffic lanes, intersection geometries, and other vehicular 

traffic design standards should be dimensioned to be 

consistent with the type and multi-purpose use of each 

street.

•	 A minimum sidewalk width should be designed to be 

free of obstacles for safe passage by two wheelchairs. 

Sidewalk ramps and reasonable sidewalk grades for 

wheelchair accessibility should be incorporated into the 

design (per Town of Richmond Hill standard).

•	 Underground utilities should be coordinated and consoli-

dated to ensure operational and maintenance efficiency 

and the protection of undisturbed areas for municipal 

tree planting.

•	 Design should seek to avoid private under-ground struc-

tures below public property. 

Intent

The best streets are supportive settings for a wide range of 

social and recreational activities - places for sidewalk games, 

cycling, strolling, walking the dog, porch sitting, people 

watching, window shopping and unplanned social encounters 

that make for good gossip, news gathering and conversation. 

Residents will often use their place on the street as a means 

of personal expression and a display of their horticultural 

prowess. Merchants use displays to inform and entice poten-

tial customers. Restaurateurs expand their seating capacity in 

the summer months with outdoor café seating.

Landscape influences pedestrian comfort within the public 

realm. Street trees with broad canopies can normalize local 

air temperature in the summer allow for greater sunlight expo-

sure in the winter, and reduce wind speeds year around.

Policies

To provide the necessary support a wide range of social and 

recreational activities will require careful design and coordina-

tion including:

•	 Allowing for on-street parking wherever possible. Paid-

parking should be encouraged (i.e., metres and residen-

tial permits) with charges applied to encourage the use of 

other modes of transportation such as public transit.

•	 Providing minimum pavement dimensions on local 

residential streets to encourage low traffic speeds.

•	 Providing paving surfaces, catch basins, grates, etc. that 

are not hazardous to pedestrians or cyclists.

Design streets to be safe and pedestrian friendly Design streets as settings for a range of 
opportunities

Streets should be designed for safely integrating pedestrians, cyclists 
and vehicles.
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Design public realm to support cycling 

Example of bicycle parking which includes parking space on the 
road, typically used for vehicular parking.

•	 Providing canopy trees on sidewalks for summer shade.

•	 Incorporating stoops, porches, terraces, canopies etc. 

into the design of buildings to encourage residents to 

linger and socialize outside the entrance to the homes.

•	 The design of the local streets should allow for many 

uses of the front yard setback areas, provide the opportu-

nity for personal presentation, and perform the transition 

between the public and private realms.

Intent

With intensification and transit-oriented redevelopment comes 

the opportunity to reduce the amount of space dedicated to 

the movement and storage of private automobiles and service 

vehicles and to redress the balance towards the pedestrian 

and cyclists. In designing the public realm there are signifi-

cant opportunities to incorporate commuter cycling facili-

ties, connections to bicycle trails and other improvements 

to cycling infrastructure. Although not all locations within the 

Richmond Hill intensification areas will be appropriate for cy-

cling activity at this point in time, the design of public spaces 

should plan for the evolution of improved cycling infrastruc-

ture over time. 

 Policies

• Cycling infrastructure should be an integral part of public 

space planning and design.

• Bike lockers and other end-of-trip facilities should be 

placed at all major transit stations and public buildings.

Public spaces should be designed to support a range of different 
activities that provide a comfortable environmental for the pedestrian.
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7| implementation stRategy

7.0 Introduction

To give effect to the recommendations contained in this re-

port, the Town will need to adopt a number of implementation 

measures. These include:

Official Plan policies to give effect to the recommenda-

tions regarding the Urban Structure, Land Use and 

Design contained in Chapters 4 and 6 of this report;

Zoning Bylaw categories that are intended to implement 

the Official Plan polices for intensification areas;

Official Plan policies relating to bonusing under Section 

37 of the Planning Act that may be applied to intensifica-

tion areas; 

A set of design guidelines that would be used through 

the application of site plan control under Section 41 of 

the Planning Act, based on the recommendations con-

tained in Chapter 6 of this report; and

A design review panel for the review of significant build-

ings within intensification areas as well as architectural 

competitions for prominent public buildings.

Each of these will be discussed more fully below.

•

•

•

•

•

Mayor Dave Barrow with guest speaker Alex Steffen at the Offical Plan 
Summit about building complete communities on May 27th, 2009.
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7.1 Official Plan

The recommended Land Use and Design Policy Framework 

outlined above represents a set of policies that would provide 

the Town with maximum development densities and heights 

for each intensification area as well as a set of criteria regard-

ing adjacency, fit and service provision that would need to 

be met for proposals to be approved by Town Council. The 

intent is to provide Council with a set of policies that would 

not result automatically in development at the maximum den-

sities, but sets out a series of tests that would need to be met 

to determine the appropriate distribution of density and height 

on any particular site. 

A related issue is the need to establish which areas are 

considered higher priority in terms of intensification and 

concentration of mixed use developments. To some extent 

this is provided by the Urban Structure, but it may be useful to 

incorporate a clear hierarchy of importance for development 

approvals into the Official Plan based on locational criteria. In 

other words, if all other things were equal and proposals met 

all the site specific development criteria, which areas should 

be given priority in terms of, for example, servicing provision 

to accommodate the Town’s overall objectives in a coordi-

nated way regarding intensification. 

The intensification hierarchy implicit in the Urban Structure is 

that:

The highest priorities for intensification should occur 

in the Regional Centre and the old Richmond Hill 

Downtown areas. 

The next level of priority is represented by the two 

Key Development Areas on Yonge Street (16th Av-

enue and Bernard Avenue), the GO Station area and 

the Oak Ridges Local Centre.

The third level of the hierarchy is reflected by the 

intensification areas along the Regional Corridor,  

Major Mackenzie Drive Local Corridor including the 

Local Development Areas.

The final level is represented by infill opportunities, 

particularly along Bayview Avenue, Bathurst Street, 

Leslie Street and Elgin Mills Road, provided the 

intensification in these areas increases convenience 

and reduces the need for vehicular travel. 

It may be appropriate to include policies in the Official Plan to 

give effect to this intensification hierarchy.

•

•

•

•

7.2 Zoning Bylaw

The preparation and approval of zoning categories for the 

intensification areas should be designed to implement the 

Official Plan policies. The zoning categories would address, 

amongst other things:

mix of uses including most types of residential uses 

and a broad range of office, retail, service and insti-

tutional uses;

densities which are based on, but not necessarily the 

same as, the proposed density limits in the Official 

Plan—density limits should reflect development po-

tential that can comfortably be accommodated while 

achieving the design criteria;

maximum heights, again not necessarily reflecting 

the maximum heights in the Official Plan, but that 

result in building mass that can comfortably fit within 

the design criteria established in the Plan;

where appropriate and desirable--tower location 

zones, for building above eight storeys;

ground floor animation areas;

setbacks, built to lines, minimum heights, based on 

design guidelines related to light, view, privacy and 

public realm objectives;

angular planes based on transition to adjacent 

neighbourhoods and comfort on the public realm;

separation between habitable rooms;

residential amenity spaces including on site provi-

sion of open space;

minimum separation distances between towers, 

where these are permitted;

floor plate restrictions for towers above a certain 

height;

parking requirements, which may be determined for 

these areas based on a parking study that examines 

assumptions around modal split for multi residential 

and mixed use developments adjacent to transit 

facilities;

bicycle parking and storage requirements; and

loading requirements, including the possibility of 

sharing loading spaces between properties on the 

same block.

•

•

•

•

•

•

•

•

•

•

•

•

•

•
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The Town may wish to include in its Official Plan criteria that 

would guide Council where it would be appropriate to ap-

prove a density bonus in return for public benefits in accor-

dance of Section 37 of the Planning Act.

Section 37 of the Planning Act states as follows:

37. (1) The Council of a local municipality may, in a by-

law passed under section 34, authorize increases in 

height or density of development otherwise permit-

ted by the by-law that will be permitted in return for 

the provision of such facilities, services or matters as 

are set out in the by-law.

(2) A by-law shall not contain the provisions mentioned in 

subsection (1) unless there is an official plan in effect 

in the local municipality that contains provisions re-

lating to the authorization of increases of height and 

density of development.

(3) Where an owner of land elects to provide facilities, 

services or matters in return for an increase in the 

height or density of development, the municipality 

may require the owner to enter into one or more 

agreements with the municipality dealing with the 

facilities, services or matters.

(4) Any agreement entered into under subsection (3) may 

be registered against the land to which it applies and 

the municipality is entitled to enforce the provisions 

thereof against the owner, and subject to the provi-

sions of the Registry Act and the Land Titles Act, any 

and all subsequent owners of the land.

A number of municipalities are currently exploring whether to 

include Official Plan policies containing provisions relating to 

the increases of height and density of development. The York 

Region Draft Official Plan also encourages the use of Section 

37 by local municipalities in support of compact and transit-

oriented development and affordable housing. 

If the Town were to adopt an Official Plan framework for this 

purpose it would need to specify that the policy would apply 

in intensification areas, that a pre-requisite of applying the 

policy is to achieve good development (in other words 

all development must meet the good development test), and 

that the provision of public benefits in return for bonus density 

and height does not replace the need to meet the obligations 

stemming from Section 42 of the Planning Act and the Devel-

opment Charges Act.

Below is an example of the types of benefits that other munici-

palities are including in their bonusing provisions:

the conservation and/or improvement of cultural heri-

tage areas or buildings, including necessary studies 

in support of cultural heritage conservation; 

the preservation of woodlots, environmentally signifi-

cant areas and enhancement of areas which would 

not be accepted as parkland dedication;

substantial contribution to the urban forest on public 

lands;

the provision of increased amounts of on-site open 

space or facilities such as day care centres, commu-

nity centres, recreational facilities;

the provision of affordable and special needs hous-

ing including housing for senior citizens; 

conservation and replacement of rental housing;

connections to transit facilities;

local improvements to transit facilities;

additional road or servicing improvements;

provision of public parking facilities;

public art;

non-profit cultural facilities; and

other local improvements identified in Council initi-

ated studies.

•

•

•

•

•

•

•

•

•

•

•

•

•

7.3 Section 37 of the Planning Act (Bonusing)
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7.4 Site Plan Control

The Town currently applies site plan control in accordance 

with Section 41 of the Planning Act to achieve site improve-

ments, including protection of natural environmental features, 

stormwater retention objectives, erosion control as well as a 

number of other design elements. In intensification areas, it 

would be appropriate to add to this body of experience by 

adopting a set of Design Guidelines to provide development 

proponents and staff reviewing applications with a compre-

hensive set of design criteria that are not addressed in the 

Zoning Bylaw, but are essential to creating a good public and 

private realm. Many of these are outlined in Chapter 6. 

In general, these guidelines could address the following 

categories:

access and location of loading and parking facilities;

location of building entrances;

daylighting hours for units in residential buildings;

location and maintenance of public walkways;

on site landscaping;

wind mitigation and sunlight access on public 

sidewalks and open spaces to achive public comfort 

criteria;

improvements to the public realm adjacent to devel-

opment;

on site stormwater retention; and

other sustainability initiatives—e.g. energy related; 

green roofs

•

•

•

•

•

•

•

•

•

In order to encourage design excellence, the Town may wish 

to explore establishing a Design Review Panel of prominent 

designers and architects to review design proposals at key 

locations. Such panels have been successfully established by 

the City of Toronto and the City of Mississauga, as well as for 

particular development areas in Toronto such as the Toronto 

Waterfront and the Regent Park Revitalization Areas. 

For the most part, the mandate of these panels focuses on 

how the density is distributed on the site and suggestions to 

improve the massing, contextual elements, sustainability and 

urban design features rather than commenting on the inten-

sity of development. If structured properly, these panels can 

help to improve the design and appearance of buildings and 

help designers to address some of the challenges presented 

by unique circumstances in the Town.

A related issue is the use of design competitions for particu-

lar prominent and important public buildings such as a new 

Town Hall when and if it is developed. Design competitions 

are not only helpful to achieve iconic and excellent building 

designs, but they also provide opportunities to engage the 

public and raise awareness of the importance and potential of 

design and architectural excellence.

7.5 Design Review Panel and  
Architectural Competitions
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INTRODUCTION 

 

An Affordable Housing Forum was held in February 2009 at the M.L. 

McConaghy Seniors Centre in Downtown Richmond Hill. The 

purpose of the forum was to explore issues associated with the 

provision of affordable housing in the Town and to identify the 

barriers and possible solutions to these issues. Approximately 80 

people attended the forum. 

 

The forum is part of a larger process associated with the Housing 

and Intensification Study that is currently being undertaken by the 

Town and a team of consultants. The overall goal of this larger 

study is to recommend approaches to diversifying, intensifying and 

expanding existing housing stock in accordance with recent 

provincial and regional policy changes.  Appropriate places and 

intensities of residential growth will be examined through this 

process.   

 

The affordable housing component of the study will review the 

current housing needs and supply in the Town, identify gaps, issues 

and barriers, explain the policy requirements and recommend 

housing options. This information will be summarized in an 

Affordable Housing Discussion Paper. 

 

The consultant team retained to complete the Study is comprised of 

GHK Canada (International) Ltd. (project management, planning), 

Lapointe Consulting Inc. (housing issues), du Toit Allsopp Hillier 

(urban design), and Dillon Consulting Inc. (transportation). 

 

 

 

 

 

Presentations 

Patrick Lee, Director of Planning Policy at the Town of Richmond 

Hill welcomed participants to the forum. A series of presentations 

followed the opening remarks: 

 

 Scope of work for the Housing and Residential 

Intensification Study, policy framework (John Gladki, GHK 

Canada, consultant team project manager) 

 

 Regional vs. local responsibilities, supply of affordable 

housing, status of waiting list (Syliva Patterson, York Region, 

Director of Community Services and Housing Department) 

 

 Richmond Hill context: housing needs/supply, changing 

demographics, tenure, cost of ownership/rental, vacancy 

rates (Linda Lapointe, Lapointe Consulting) 

 

 Perceived need from the community perspective (Jane 

Wedlock, Director, Alliance to End Homelessness) 
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Group Work 

Following the presentation, participants began working in groups 

with workbooks that contained a number of questions to guide the 

facilitated conversations. The following questions were considered: 

 

1. What do you see as the major housing issues in Richmond 

Hill?  

2. What are the major barriers to creating affordable housing 

in Richmond Hill? 

3. Who should affordable housing be targeted to in Richmond 

Hill? 

4. What do you think the local government (Richmond Hill 

and York Region) should do to address these issues? 

 

Facilitators guided each group’s conversation and reported back to 

the plenary on the results of the discussions. 

 

 

SUMMARY OF FEEDBACK 

This section summarizes the feedback expressed by participants 

during the group work along with written comments received by 

Town staff following the session. The feedback is summarized under 

the various questions that guided the discussion. 

 

Q1. What do you see as the major housing issues in 

Richmond Hill 

Participants reported on a number of issues that reflect current 

conditions and choices for housing in Richmond Hill: 

 

 Lack of funding, i.e., at Federal level 

 Long waiting lists 

 Limited housing options for: young families with children, 

seniors, people with special needs, those with low incomes, 

renters 

 Need for public housing, shelters, transitional housing, 

communal living arrangements, co-ops, rooming housing, 

and sublets 

 Limited range of housing options that do not allow people 

of all ages and incomes to stay in Richmond Hill during 

different points in their lifecycle, i.e., emphasis on ‘luxury’ 

condominiums.  

 Isolation – residential areas separated from services  

 Un-regulated rental housing (basement units) i.e., 

unsuitable living conditions and safety concerns 

 High cost of legalizing second suite i.e., $30,000 per unit 

 Carrying costs of units 
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 Majority of property is already attributed to private 

ownership 

 Playing ‘catch-up’ due to the demand and lack of planning 

 Low minimum wage and/or low income support creates 

affordability issues 

 

 

 

Q2. What are the major barriers to creating 

affordable housing in Richmond Hill? 

There were a number of obstacles to overcome in order to 

generate additional options for affordable housing in the Town: 

 

 Affordable housing options need to be in a central location 

to access transit, commercial areas and services for those 

who do not own a car 

 Public transit is limited – availability, access and frequency 

are issues, i.e., takes too long to go anywhere 

 Stigma associated with social housing and the need for 

policies that speak to inclusiveness 

 NIMBYism (Not in My Backyard) and lack of support for 

renting out flats 

 Lack of awareness 

 Lack of political will 

 Need for support services such as education, skills and 

training, language training for new immigrants 

 High cost of land  

 Development constraints, i.e., need to zone land 

appropriately 

 Need for sustainable funding for housing programs 

 Lack of incentive to develop affordable housing, i.e., cash 

incentives, tax incentives to developers, availability of land 

in the Town 

 Rapid increase in ownership housing and lack of developers 

building rental units 
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Q3. Who should affordable housing be targeted to in 

Richmond Hill? 

When probed to identify what groups should receive affordable 

housing as a priority, the following responses were mentioned: 

 

 Everyone should be included/have the opportunity, i.e., all 

groups need to be addressed at the same time 

 Should be based on income 

 Young families 

 Seniors (on fixed incomes) 

 Single mothers 

 Youth (at risk) 

 Working poor 

 People with special needs 

 People on waiting lists 

 Shelters are needed 

 Major landowners that have bought excess lands for larger 

developments and could provide some units as affordable 

housing (since larger home prices will decline with the 

recession) 

 Consider conducting a ‘needs’ study? 

 Shelter needs to be tied to support programs 

 Do you subsidize the unit or the person? 

 Town heard that many empty-nesters, those facing changes 

in their life (e.g., divorce, job loss) and young professionals 

have few or no affordable/suitable housing choices in their 

neighbourhoods to match their needs.   

 

 

Q4. What do you think the local government 

(Richmond Hill and York Region) should do to address 

these issues? 

Participants identified a number of potential solutions to the issues 

previously expressed: 

 Legalize and regulate secondary suites 

 Tax breaks to landlords to provide for subsidized units in 

existing rental buildings 

 Re-branding social housing to remove the stigma, i.e., public 

education, raising awareness of the benefits of affordable 

housing 

 Require developers to provide affordable housing as part of 

new developments, i.e., Housing First policy 

 Incentives to developers of affordable housing, i.e., bonusing 

 Tie incentives to building mixed communities, live-work, 

sustainability/’green’ building measures 

 Partnerships, i.e., churches, developers 

 Re-directing development charges to develop new housing 

 Determine what type of housing to provide to reflect needs 

of people working Richmond Hill, i.e., Needs study 

 Appropriate planning tools, i.e., allow for lot severances, 

zoning of secondary suites, infill development 

 Rental assistance for renters, i.e., top-up for market units 

 Other related supports include: improve transit, invest in 

cross-regional transit, support programs (skills, training) 

 Options for land and buildings to consider: adaptive re-use 

of abandoned buildings, i.e., Richmond Hill High School, 

Town-owned land, Observatory lands, allowing for mobile 

homes to be located within the Town 
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 Provide support and education for landowners who want to 

build basement apartments  

 Restrict developers from buying prime lands for affordable 

housing, restrict them to rural roads only 

 Housing options to consider: co-op housing, Abbeyfield 

housing, integration of social housing, mixed communities 

such as St. Lawrence or Regent Park in Toronto, affordable 

home ownership programs, Habitat for Humanity and 

corporate sponsors 

 Research programs in other countries 

 

Q5. Other comments 

 Political will is needed 

 Programs and support services must be provided along with 

affordable housing 

 Involve developers 

 Pool dollars in small amounts from many different sources 

 Parks and schools must be included when thinking about 

creating more housing 

 Parking issues associated with additional units need to be 

considered 

 Sharing information, i.e., Bulletin board to advertise people 

willing to take in boarders (with special needs, disabilities) 

similar to the ‘housing wanted’ ads at universities 

 

 

 

 

 

 

NEXT STEPS 

The evening concluded with closing comments from Paul Freeman, 

Manager of the Town’s Policy Planning and Development 

Department. He indicated that a summary of the forum’s findings 

would be posted to the Town’s website and that a discussion paper 

on affordable housing issues and options would be completed in the 

Spring. 
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INTRODUCTION 

 

The Town of Richmond Hill has retained a consultant team to 

prepare a Housing and Intensification Study as part of the Town‟s 

Official Plan Review process. The overall goal of the Housing and 

Intensification Study is to recommend approaches to diversifying, 

intensifying and expanding existing housing stock in accordance with 

recent provincial and regional policy changes. Appropriate places 

and intensities of residential growth will be examined through this 

process.   

 

The purpose of the Study is to: 

 Identify opportunities and constraints to intensification; 

 Determine appropriate locations and intensities for 

residential growth; 

 Recommend a built form framework; and 

 Recommend a range of housing types. 

 

The consultant team retained to complete the Study is comprised of 

GHK Canada (International) Ltd. (project management, planning), 

du Toit Allsopp Hillier (urban design), Lapointe Consulting Inc. 

(housing issues) and Dillon Consulting Inc. (transportation). 

 

 

 

 

 

Urban Growth Centre 

The Study boundary encompasses the built up area of the Town with 

the exception of the Downtown and future Urban Growth Centre at 

Langstaff/Hwy 7. 

Downtown 
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SUMMARY OF PUBLIC WORKSHOPS 

Public workshops were held by the Town in March as part of the 

background work for the Housing and Intensification Study. These 

workshops were designed to: 

 Introduce the Study process and team; 

 Establish the context and direction for the Study including: 

the current policy framework, meaning and importance of 

residential intensification, and draft criteria for guiding 

decisions about the level of intensity appropriate for 

different sites; and 

 Invite participants to share their ideas and their knowledge 

of the Town, discuss appropriate places for intensification, 

and provide feedback on the draft criteria. 

 

Two sessions were conducted in different locations and the 

meetings were advertised in the Liberal Newspaper. 

 

 

 

 

 

 

 

 

 

In total, approximately 40 people participated in both sessions. Each 

session consisted of a presentation and group work. 

 

 

 

 

Presentations 

Paul Freeman, Manager of the Town‟s Policy Planning and 

Development Department, welcomed participants to the workshop 

and thanked everyone for continuing to support the Official Plan 

public review process.  John Gladki, project manager for the 

consultant team from GHK Canada, gave a presentation on the 

context for the Study including:  provincial and regional policy 

directions, importance of intensification and why it is necessary, 

benefits of intensifying communities, and York Region‟s framework 

for intensifying municipalities. He concluded with identifying draft 

criteria that could provide guidance in assessing different sites‟ 

capacity to sustain varying levels of intensification. 

 

 

Group Work 

Following the presentation, participants began working in small 

groups with workbooks and mapping material. The following 

questions were considered: 

 What would you add or change about the intensification 

criteria? 

 What issues are important for the Town to consider when 

thinking about infill opportunities? 

 What issues are important for the Town to consider when 

thinking about secondary suites? 

 

In addition, using aerial photography and dot stickers, participants 

were asked to identify key places where intensification could occur: 

 Using your dots, please identify seven places along the 

Yonge Street corridor and/or Highway 7 where you think 

intensification should take place. 

 

March 11   Elgin Barrow Arena Complex, 

43 Church Street South 

 

March 12   Oak Ridges Community Centre 

70 Old Colony Road 

 

       

            

 

7:00 to 9:00 p.m. 
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 Using your dots, please identify places along other roads 

where you think intensification makes sense (Carrville 

Road/16th Avenue, Major Mackenzie Drive, Elgin Mills Road, 

Bathurst Street, Bayview Ave, Leslie, Gamble Road/19th 

Avenue, King Road and others). 

 

Facilitators guided the group conversations and a representative 

from each group reported back to the plenary on the issues and 

results of the mapping exercise. 

 

 

SUMMARY OF FEEDBACK 

This section summarizes the feedback expressed by participants at 

the workshops along with written comments received by Town staff 

following the sessions. The feedback is summarized under the 

various questions that guided the discussion. 

 

Additions or Changes to the Draft Intensification 

Criteria 

 Existing commercial - Should commercial follow residential 

or visa-versa?  In order to attract people, you need to have 

commercial uses and transit located there in the first place.  

 Look at attributes of land to be developed – For example, 

strip retail can be improved with addition of residential. In 

established residential areas, it may not be appropriate to 

intensify. There should be flexibility depending on setting.   

 View protection - View at King Road and Yonge Street 

looking towards Lake Wilcox and the wetland to the west. 

Other important vistas include the views towards natural 

areas and sightlines along Yonge Street towards Downtown 

Toronto. 

 Green space availability - Southern Richmond Hill needs 

green space; hence protection of Observatory Lands is 

important. 

 Employment and industrial lands - Need to keep industrial 

and commercial areas for the continued health of the 

Town‟s tax base. 

 Compatibility and fit – angular plane figure depicted is too 

tight to be acceptable.  Should the angular plane always be 

45 degrees? The question of how to assemble lots was 

raised. 
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 Proximity to Planned Transit – This was an acceptable 

criteria, however, some clarity was needed as to what was 

meant by pedestrian access. 

 Infrastructure – Expand on this criterion to include social 

and community services. 

 Effective Street Network - Consider parking issues. 

 Site Size - Some hesitation imagining the GO Station and 

16th Avenue/Yonge Street as high-density areas.  

 Cohesiveness/complete communities - Specify lifecycle 

planning with affordability under this section. A variety of 

housing types are required to allow residents to stay in the 

community. Seniors and empty nesters need specific types 

of residential to stay within a community. Heritage Estates 

Plaza (71 Regency Street) is a good example of a location 

that could have infill of medium density residential, for 

seniors and empty nesters. 

 Natural Heritage – need to consider wildlife corridors. 

 Consider the environmental footprint of new development 

– how does development fit with current and future energy 

systems? This speaks to sustainable, „green‟ development. 

 

Mapping: Identify Intensification Opportunities Along 

Yonge Street and/or Highway 7 

 

Yonge Street was generally viewed as a significant place for 

intensification opportunities.  Key intersections for redevelopment 

include: 16th Avenue, Major Mackenzie Drive, Elgin Mills Road and 

King Road. There was support for a Local Centre at the Yonge 

Street/King Road area.  

 

Highway 7 was also viewed as having opportunities to intensify the 

existing commercial plazas to incorporate other uses and more of a 

„lifestyle‟ type of development. 

 

The following comments captured during the discussion: 

 Single-storey retail with surface parking lots are appropriate 

places for intensification 

 Traffic around the Major Mackenzie Drive/Yonge Street 

intersection is considered an issue. 

 Car dealerships should be relocated to employment lands. 

 GM dealership at Weldrick Road is a possible site for 

redevelopment (site is for sale). 

 Intensification opportunities in the commercial area north 

of 19th Avenue (near Loblaws and movie theatre).  

 The transit loop should foster retirement homes and transit 

benefitting development. There is a need for seniors 

housing, housing for care and support workers in the area 

of the seniors housing, and opportunities for residents to 

stay in Richmond Hill over the long term. 

 16th Avenue and Yonge Street could be a retail node, with 

residential. Empty Canadian Tire store located on the 

northeast corner of16th Avenue and Yonge Street. 
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 Major intersections and strip malls located on the north 

side of Highway 7 between Beaver Creek and the Regional 

Centre that could be redeveloped. Also sites such as the 

Firewood lot and Hunter‟s point. 

 

A discussion about the built forms and types of uses that 

participants would like to see in the Oak Ridges Moraine area as a 

potential Local Centre occurred; the following summarizes the key 

points: 

 Oak Ridges is a community within Richmond Hill and there 

is a need for an identity such as Streetsville, Port Credit, 

Yonge Street and Eglinton Avenue, and Unionville were 

cited as examples. 

 Need to improve the „centre‟ area – upgrade it from a strip 

mall and include more shops, improve walking environment. 

 Consider adjacency with natural areas on the Oak Ridges 

Moraine, perhaps a smaller area for intensification should be 

identified. 

 Eco-tourism opportunities for attracting visitors which 

could capitalize on the proximity to the Oak Ridges Trail 

and other areas within the natural areas on the Moraine. 

The commercial centre in Oak Ridges could provide 

support for visitors. 

 Big Box can fit within a Main Street form, e.g., 

Chapters/Indigo bookstore at Eglinton Avenue and Yonge 

Street. 

 Other uses that were needed include: entertainment, high 

school, library, and an outdoor lifestyle store such as 

Mountain Equipment Co-op. 
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Mapping: Identify Intensification Opportunities Along 

Other Roads 

Major Mackenzie Drive was identified as having intensification 

opportunities. Key intersections along Bayview Avenue and Bathurst 

Street were also cited. In particular, the intersections of Bayview 

Avenue at Elgin Mills Road and Major Mackenzie Drive were 

identified. Along Bathurst Street, intersections with 16th Avenue, 

Major Mackenzie Drive and Elgin Mills Road were mentioned.  

 

 Major Mackenzie Drive - Around GO station, with 

structured parking likely above ground and at the Dollerama 

site.  

 Hospital area on Major Mackenzie Drive – Consider more 

doctors‟ offices around hospital with condominiums above. 

An example of a hospital precinct area is Newmarket South 

Lake. Precinct is divided into a core area, complementary 

area, and transitional area with possibility of conversion of 

existing houses to other uses. 

 Bayview Avenue- Old low-density area is being torn-down 

and substituted by townhouses between Major Mackenzie 

Drive and Highway 7. Surplus public elementary school next 

to old strip mall between Elgin Mills Road and Major 

Mackenzie Drive. 

 King Road – Is potential for redevelopment along this road 

especially near the intersection with Yonge Street (older 

single storey houses). 

 If possible, retain the Observatory Lands. If these lands are 

to be redeveloped, consider a “Central Park-like” type of 

development. Perhaps keep central portion as park, with 

higher density around it. 

 Richmond Hill Green – Intensification adjacent to it could 

be a possibility. 

 Some disagreement of the potential of Bathurst Street. 

Some felt that there was limited potential, others thought 

that intensification should be encouraged.  

 Some discussion about possibilities of intensifying along 

Leslie Street and considering Leslie Street as a place for live-

work. 

 Gormley GO station should be developed, but it is in the 

Moraine.  

 Edge conditions are important, i.e., Elgin Mills Road, Bayview 

Avenue. 

 Some potential along the railway line. 
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What issues are important for the Town to consider 

when thinking about infill opportunities? 

 

 Challenges to intensifying land include residents‟ opposition. 

This indicates a need for education. 

 Height and built form should be modest.  

 Scale and character of redevelopment should reflect existing 

conditions. 

 Consider appropriate mix of uses. For example, at 

Levendale Road west of Yonge Street, straight townhouses 

are being proposed. Should consider mix of uses and multi-

family because of proximity to Yonge Street. 

 Need to have activity on the street level and public space at 

intersections.  

 Consider the relationship of the building to the street. 

 Building up around amenity areas is valuable. Golf courses 

and country clubs are an intensification opportunity. Allow 

for residential around the golf course, keeping the amenity. 

Infill opportunities without loss of amenity should be 

encouraged. 

 Ensuring that sufficient services are in place is key to 

supporting intensification. 

 

What issues are important for the Town to consider 

when thinking about secondary suites? 

There was a general support for secondary suites if a number of 

issues could be resolved. 

 

 Traffic, parking and safety issues. 

 Consider limits to secondary suites i.e. Limit them to single 

and semi-detached? Townhouses have limited parking.  

 Consider maximums, i.e., One suite per dwelling? Does it 

depend on the size of the house? Also consider whether the 

house needs to be owner-occupied. 

 Consider the impact on existing facilities and services. 

 Need staffing and process for licensing and by-law 

enforcement for fire code safety. Inspectors should be given 

the power of by-law officers.  

 Consider more housing options for support workers in the 

community i.e. nursing home staff. 

 Coach houses in Cornell are a good example of affordable 

housing. 

 Some precedents for senior housing include: Aspen Ridge 

development (Avenue Road and Eglinton Avenue), condo 

townhouses with elevators (Yonge Street and York Mills), 

Cornell (9th Line, north of 7th) coach houses. 
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Miscellaneous Comments 

 Prioritize intensification in the south first, before the north.  

 Consider how to design greenfields with a net zero 

footprint. Consider green development and LEED 

certification. 

 Demonstration sites in the regional centre should set a high 

benchmark. 

 The more people that can see nature, beautiful green space 

– overlooking the green space the better. Should be towers 

in the lake/green space. 

 Parking is key to development intensification, and parking 

should not be only street parking, as traffic is problematic.  

 There are parking overflow issues with lots at both GO 

stations. 

 Consider a range of commercial uses and services:  bakery, 

butcher shop, florist, coffee shop, vegetable market, 

drycleaners, hardware, dentist and doctor‟s offices, 

veterinarian etc. 

 Support for cycling needed, i.e., more bike stands, ploughing 

pathways in the winter. 

 Town should purchase the property at the southeast corner 

of Major Mackenzie Drive and Yonge Street, and build a 

small park with bus shelters and seats. 
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INTRODUCTION 

 

The Town of Richmond Hill has retained a consultant team to 

conduct a Housing and Intensification Study as part of the Town‟s 

Official Plan Review process. The overall goal of the Housing and 

Intensification Study is to recommend approaches to diversifying, 

intensifying and expanding existing housing stock in accordance with 

recent provincial and regional policy changes.  Appropriate places 

and intensities of residential growth will be examined through this 

process.   

 

The scope of the Study includes: 

 Identifying opportunities and constraints to intensification; 

 Determining appropriate locations and intensities for 

residential growth; 

 Recommending a built form framework; and 

 Providing recommendations on a range of housing types. 

 

The consultant team is comprised of GHK International (Canada) 

Ltd. (project management, planning), du Toit Allsopp Hillier (urban 

design), Lapointe Consulting Inc. (housing issues), and Dillon 

Consulting Inc. (transportation). 
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SUMMARY OF PUBLIC WORKSHOP 

A public workshop was hosted by the Town in April as part of the 

background work for the Housing and Intensification Study and built 

on the findings of the first consultation in March. The April 

workshop was organized to: 

 

• Examine the proposed urban structure and obtain feedback 

regarding: 

• Location and intensity of local centres, key 

development areas and other areas for potential 

intensification; 

• Approach to employment lands; and 

• Approach to infill and secondary suites. 

• Review influences that have guided our determination of the 

urban structure; and 

• Identify appropriate built form, land uses and public realm 

improvements. 

 

The meeting was advertised in the Liberal Newspaper. 

 

 

 

 

 

 

In total, approximately 30 people attended the session. The evening 

was divided into two parts. First, there was a presentation from 

members of the consultant team. The presentation was followed by 

workstations where participants had the opportunity to record 

their views on questionnaires.  

 

 

Presentations 

 

Paul Freeman, Manager of the Town‟s Policy Planning and 

Development Department, welcomed participants to the workshop 

and thanked everyone for continuing to support the Official Plan 

public review process.   

 

Joe Lobko, partner at du Toit Allsop Hillier, gave a presentation on 

the evolution of the Town‟s urban structure.  

 

John Gladki, project manager for the consultant team from GHK 

Canada, presented on intensification and the future proposed urban 

structure of the Town. He reviewed the current policy framework, 

benefits of intensification, and provided the rationale for the 

proposed urban structure. He concluded with a discussion on 

criteria for determining appropriate levels of intensification.   

 

Antony Lorius, consultant with Hemson Consulting, discussed the 

importance of Employment Lands within Richmond Hill.   

 

 

 

 

 

 

 

 

 

April 29 2009   Elgin Barrow Arena Complex, 

43 Church Street South 

 

 

       

            

 

7:00 to 9:00 p.m. 
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Workstations 

 

The opportunity to provide feedback was done through a series of 

workstations. Participants were asked to visit each workstation, 

discuss issues with members of the consultant team and Town staff, 

and provide feedback through the questionnaires provided. There 

were five stations set up for participants to visit: 

 

1. Yonge Street, north of the Downtown 

2. Yonge Street, south of the Downtown 

3. Major Mackenzie Drive 

4. Employment Lands 

5. Infilling and Secondary Suites 

 

Stations 1 – 3 were designed to promote discussion on the 

proposed levels of intensity and urban structure for each of the 

identified areas. The questions asked at these stations were:  

 

1. What are your comments on the proposed urban structure 

for [Yonge Street, north of the Downtown, Yonge Street, 

south of the Downtown, and Major Mackenzie Drive]?  

2. In the table below, please use the numbers provided in the 

Intensification Guide to identify the types of buildings, land 

uses and public realm elements that you would like to see in 

each of the development areas as indicated on the map. Use 

as many numbers as you like.   

 

An Intensification Guide was provided showing various examples of 

built form, land uses, and public realm treatments.  Participants 

were asked to select the examples they thought were most 

appropriate for the identified development areas and corridors. The 

Guide is attached as Appendix A to this document.  

 

The Employment Land workstation invited participants to respond 

to the following questions:  

 

1. Achieving the Town‟s economic objectives will require 

protection of all of the existing Employment Areas. Do you 

feel this is an appropriate approach? Why or Why not?  

2. Where should employment land be located within the 

community?  

3. How can the Town overcome some of the challenges in 

attracting major office and related job opportunities to the 

centres and corridors?  

4. What type of employment opportunities would you like to 

see provided as part of mixed use development? Where are 

the best locations?  

 

The Infill and Secondary Suites Station provided participants with 

suggested criteria for how infilling may occur and the framework for 

which a secondary suite would be permitted. The answer sheet 

provided participants the opportunity to respond to these 

suggestions.   

 

The questionnaires are attached as Appendix B to this document.   
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SUMMARY OF FEEDBACK 

This section summarizes the feedback expressed by participants at 

the workshop. The feedback is summarized under the various 

questions that guided the discussion. 

 

Yonge Street North 

There were eleven answer sheets collected at this workstation.  

The feedback suggests that there is general support for the 

proposed urban structure and land intensities.  However, there 

were site specific circumstances and particular cases which were 

highlighted, e.g., a proposed development at Bayview Avenue and 

Elgin Mills Road.   

 

Question 1. What are your comments on the proposed 

urban structure for Yonge Street north of the Downtown?  

 Oak Ridges Local Centre 

 North of Gamble Road should be a lower (built) form to 

show off the natural form of the Oak Ridges Moraine.  

 There should be smaller lots (footprints) with mixed use, 

low to mid-rise development, that is pedestrian friendly and 

attractive to consumers.   

 There should be a transport hub especially for the elderly 

to move around and enjoy the area.  

 There are many schools close by.   
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KDA at Elgin Mills Road 

 Buildings at Yonge Street/Elgin Mills Road should not be 

high-rise as it will overpower adjacent neighbourhoods, e.g., 

overshadowing retirement/nursing home at Elgin Mills Road 

/Yorkland Street.  

 

Other  

 Best as it is because it is a central location and is accessible. 

 The areas nearest the Downtown should be harmonized 

with the best features of the Downtown.  

 Between 19th Avenue north to Stouffville Road should be 

high rises because the large lots will create a very minimal 

shadow effect.  

 

Question 2. In the table below, please use the numbers provided 

in the Intensification Guide to identify the types of buildings, land 

uses and public realm elements that you would like to see in each of 

the development areas as indicated on the map. Use as many 

numbers as you like.   

 

Oak Ridges Local Centre 

In general, participants favoured mid-rise and mixed use buildings in 

support of the low-intensity proposed for this area. Low-rise 

buildings and townhouses also received support. Creating 

pedestrian amenity was the preferred public-realm treatment to 

improve upon the existing conditions of this area.  

 

Built Form 

1. Townhouses = 3 

2. Low-Rises (up to 4) = 4 

3. Mid-Rise (5-8) = 6 

4. High-Rise (9-14) = 1 

5. High-Rise (15+) = 0 

 

Land Use 

6. Office and Commercial Buildings = 3 

7. Mixed Use Buildings = 9 

 

Public Realm 

8. Pedestrian Amenity = 8 

9. Public Spaces = 4 

10. Getting Around – Bike Lanes = 3 

11. Getting Around – Parking Buffers = 2 

12. Getting Around – Contrast Paving = 2   

 

Key Development Area at Elgin Mills 

The majority of respondents chose mid-rise and high-rise as their 

preference for built form at this KDA.  In the land use category, the 

preference was evenly shared for office / commercial and mixed 

use.  Public spaces and pedestrian amenities were selected most 

often as the priority for the public realm.   

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 3 

3. Mid-Rise (5-8) = 5 

4. High-Rise (9-14) = 6 

5. High-Rise (15+) = 0 

 

Land Use 

6. Office and Commercial Buildings = 6 

7. Mixed Use Buildings = 6 
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Public Realm 

8. Pedestrian Amenity = 6 

9. Public Spaces = 5 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 4 

12. Getting Around – Contrast Paving = 2   

 

Other Areas Along Yonge Street 

Participants were not as clear about identifying preferences for 

other areas along Yonge Street. There was support for a broad 

range of built form – from low to high intensity – although mixed 

use buildings appear to be preferred. 

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 2 

3. Mid-Rise (5-8) = 1 

4. High-Rise (9-14) = 1 

5. High-Rise (15+) = 2 

 

Land Use 

6. Office and Commercial Buildings = 1 

7. Mixed Use Buildings = 3 

 

Public Realm 

8. Pedestrian Amenity = 2 

9. Public Spaces = 2 

10. Getting Around – Bike Lanes = 2 

11. Getting Around – Parking Buffers = 3 

12. Getting Around – Contrast Paving = 2   

Yonge Street South 

Fifteen answer sheets were submitted for the area covering Yonge 

Street south of the Downtown. Overall, feedback suggested that 

intensification was expected to occur along this area of the 

proposed Regional Corridor.  Although, the adjacency issue which 

comes with having low- and high-rise development in proximity was 

raised for the area south of 16th Avenue as a constraint to 

promoting high-intensity development. Some participants suggested 

that Bathurst Street and Bayview Avenue should be included as 

appropriate corridors for intensification.   
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Question 1. What are your comments on the proposed 

urban structure for Yonge Street south of the Downtown? 

 

KDA at 16th Avenue  

 High intensity is supported if appropriate park/walk/biking 

trails and recreation areas are included.  

 Since this area is mainly commercial, it should be made 

more convenient for the public to do their shopping and 

have adequate parking. 

 Areas adjacent the mall/plaza should have more mixed use, 

high and mid-rise such as building around retail centres, i.e., 

Markville Mall, promenade, or commercial floor and high-

rise residential at top – there‟s enough space to not worry 

about shadowing.  

 

Other 

 Area south of KDA – Low to medium intensity is better 

suited to co-exist with existing residential. Provide a buffer 

to Yonge Street and housing – Shadow and site lines are an 

issue on the west side of Yonge Street.  

 More mid- to high-rise office space, i.e., replace car dealers 

by building up, offering a more condensed use of space.  

 There needs to be high-rise and mixed use development to 

support existing businesses.   

 The area on the west side of Yonge Street needs to be 

planned quite differently than the east side of Yonge Street 

at the Eleanor Circle subdivision area. Needs to be low 

intensity to respect and accommodate the conditions of the 

existing community.   

 We should allow the natural growth of this corridor. Mid-

rise restrictions with creative architectural controls will 

accommodate the intensification required for this area.  

 Consider criteria for high-rise, e.g., distance between 

buildings.  

 Put bylaws in place for LEED, parking lots, built form. Make 

sure that existing residential, especially single family homes 

are considered.  

 

Bayview Avenue / Bathurst Street  

 Higher density should also be reflected along Bathurst St. 

and Bayview Avenue Perhaps mid-density built form of 

mixed uses as these streets should be viewed as local 

corridors.  

 Major development should be on Bathurst Street and 

Bayview Avenue. They have the right-of-way required.  

 Re: Observatory Lands eastern edge – low-scale 

development should occur if there is no impact on existing 

trees.  

 Why is there no mention of south Bayview Avenue and 

everything being on Yonge Street? 

 Too much emphasis on Yonge Street – What about 

Bathurst Street and Highway 407?  

 Bayview Avenue should be mixed use and high density (10 -

20 storeys).  
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Question 2. In the table below, please use the numbers provided 

in the Intensification Guide to identify the types of buildings, land 

uses and public realm elements that you would like to see in each of 

the development areas as indicated on the map. Use as many 

numbers as you like.   

 

Key Development Area at 16th Ave. 

The majority of respondents supported mid-rise and high-rise 

development up to 14 storeys for this KDA.  The office / 

commercial category of land use received about half the support of 

mixed use.  Creating a positive pedestrian experience was also a 

priority among participants.  

 

Built Form 

1. Townhouses = 1 

2. Low-Rise (up to 4) = 2 

3. Mid-Rise (5-8) = 4 

4. High-Rise (9-14) = 6 

5. High-Rise (15+) = 0 

 

Land Use 

6. Office and Commercial Buildings = 4 

7. Mixed Use Buildings = 9 

 

Public Realm 

8. Pedestrian Amenity = 9 

9. Public Spaces = 5 

10. Getting Around – Bike Lanes = 2 

11. Getting Around – Parking Buffers = 4 

12. Getting Around – Contrast Paving = 3 

 

 

Other Places Along Yonge Street 

Responses indicate that a range of built forms was supported for 

other places along Yonge Street - from low-rise up to 14 storeys. 

Public realm improvements cited include attention to pedestrian 

amenity, public spaces and buffers for parking. 

 

Built Form 

1. Townhouses = re: Eleanor Circle 1 

2. Low-Rises (up to 4) = 2 

3. Mid-Rise (5-8) = 1 

4. High-Rise (9-14) = 1 

5. High-Rise (15+) = 0 

 

Land Use 

6. Office and Commercial Buildings = 1 

7. Mixed Use Buildings = 2 

 

Public Realm 

8. Pedestrian Amenity = 3 

9. Public Spaces = 2 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 2 

12. Getting Around – Contrast Paving = 1 
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Major Mackenzie Drive 

Fourteen of the participants responded to the questionnaire at this 

station.  There was general support for the Civic District and GO 

Station areas of the proposed urban structure.  However, the 

proposed LDA at Bayview Avenue raised concern with some 

participants who view the current commercial area as a stable land-

use, which provides a valuable service to the community.   

 

 

 

Question 1. What are your comments on the proposed 

urban structure for Major Mackenzie? 

 

LDA at Bayview Ave.  

 The LDA on Major Mackenzie Drive and Bayview Avenue 

should be reviewed since this commercial area is serving the 

community well.  

 LDA at Major Mackenzie Drive east of Bayview Avenue is 

not appropriate because this commercial area was 

developed in the last 5 years after the residents and the 

Town went to the OMB to develop this new site to its 

current use, therefore it is improper for re-development.  

 There should not be any high-rises on Major Mackenzie 

Drive at all. The existing community is all low-rise. The 

study area should not extend to the existing Walmart and 

the new shopping plaza.  

 The proposed intensification at the Bayview Avenue 

intersection, lower to medium density should be integrated 

and brought further along Bayview Avenue, even if it is in 

pockets (i.e., infill). These smaller areas should be 

considered and somehow tie to areas of infill in these other 

local corridors.  

 

Other 

 Some of this is already occurring.  

 The areas nearest to the Downtown should be designed to 

support and enhance the Downtown character in order to 

harmonize with it.  

 The proposed urban structure and intensity appears to 

makes sense.  

 I see Major Mackenzie Drive as a regional corridor – not 

local. It could potentially become a “major” commercial 

area.  
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Question 2. In the table below, please use the numbers provided 

in the Intensification Guide to identify the types of buildings, land 

uses and public realm elements that you would like to see in each of 

the development areas as indicated on the map. Use as many 

numbers as you like.   

 

Civic District 

The built form preference for the proposed Civic District was 

shared evenly among the low-rise, mid-rise, and high-rise options.  

Mixed use received overwhelming support and public spaces were 

seen to be as important as pedestrian amenities.   

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 4 

3. Mid-Rise (5-8) = 5 

4. High-Rise (9-14) = 4 

5. High-Rise (15+) = 1 

 

Land Use 

6. Office and Commercial Buildings = 3 

7. Mixed Use Buildings = 11 

 

Public Realm 

8. Pedestrian Amenity = 7 

9. Public Spaces = 7 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 2 

12. Getting Around – Contrast Paving = 2 

 

 

 

GO Station 

The GO Station area of the proposed urban structure received 

strong support for a high-rise built form of 15+ storeys.  High-rise 

buildings at 9-14 storeys also received similar support.  Mixed use, 

the preferred land use among respondents in other areas, was again 

the favoured option for the GO Station. The preferences for the 

public realm were for pedestrian amenities, parking buffers, and 

contrast paving.   

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 0 

3. Mid-Rise (5-8) = 1 

4. High-Rise (9-14) = 8 

5. High-Rise (15+) = 7 

 

Land Use 

6. Office and Commercial Buildings = 3 

7. Mixed Use Buildings = 10 

 

Public Realm 

8. Pedestrian Amenity = 4 

9. Public Spaces = 1 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 4 

12. Getting Around – Contrast Paving = 3 
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Bayview Avenue Intersection 

The majority of support for this proposed LDA went towards the 

mid-rise built form and creating a mixed use environment. 

Pedestrian amenity was identified most often as an important public 

realm improvement.  

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 1 

3. Mid-Rise (5-8) = 8 

4. High-Rise (9-14) = 2 

5. High-Rise (15+) = 2 

 

Land Use 

6. Office and Commercial Buildings = 3 

7. Mixed Use Buildings = 8 

 

Public Realm 

8. Pedestrian Amenity = 3 

9. Public Spaces = 2 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 2 

12. Getting Around – Contrast Paving = 1 

 

Other Places Along the Corridor 

When asked about Major Mackenzie Drive outside of the 

development areas, there were fewer responses received.  

However, lower-rise buildings appear to garner some support along 

with mixed use buildings, pedestrian amenity and public spaces. 

 

Built Form 

1. Townhouses = 1 

2. Low-Rises (up to 4) = 2 

3. Mid-Rise (5-8) = 1 

4. High-Rise (9-14) = 0 

5. High-Rise (15+) = 0 

 

Land Use 

6. Office and Commercial Buildings = 0 

7. Mixed Use Buildings = 2 

 

Public Realm 

8. Pedestrian Amenity = 2 

9. Public Spaces = 2 

10. Getting Around – Bike Lanes = 1 

11. Getting Around – Parking Buffers = 1 

12. Getting Around – Contrast Paving = 1 
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Employment Areas 

 

Six participants responded to the questionnaire on employment.  

 

Question 1. Achieving the Town’s economic objectives will 

require protection of all of the existing Employment Areas. 

Do you feel this is an appropriate approach? Why or Why 

not?  

 

 Yes [this is an appropriate approach] 

 This is not an appropriate approach. With the TTC going 

along Highway 7 it is much easier to go to Downtown 

Toronto.  Richmond Hill is suppose to be a bedroom 

community, and should not have to accommodate the 

additional traffic.  

 Yes, there is limited opportunity to expand base. However, 

complementary uses should be considered.  

 Yes, the employment lands should be protected, and 

prevent continued residential sprawl.   

 Yes, so that more business can move north from Toronto 

and Richmond Hill residents can work within the Town.  

 I would like to see mixed use and work/live opportunities 

on the corridors of Leslie Street, Highway 7 and 16th 

Avenue.  

 

Question 2. Where should employment land be located 

within the community?  

 

 Employment should be located near residential and 

recreational uses to create a live/work communities.  

 Yonge Street and close by Highway 404.  

 High intensity offices on Yonge Street and low rise office 

use at intersections of arterials.  

 It depends on sector/employment type. To retain a “small 

town feel”, small shops and cafes should be kept in the 

village core to promote place making. More intense 

employment, i.e., those requiring lots of office space, need 

to be kept in the periphery. Much smaller stores, i.e., 

convenience stores, laundry, bank branches can be 

incorporated into subdivisions.  

 Along Yonge Street and the Leslie Street business park 

areas.  

 Mixed into main-streets.  

 

Question 3. How can the Town overcome some of the 

challenges in attracting major office and related job 

opportunities to the centres and corridors?  

 

 Offices should be accessible by public transit and other 

alternative modes of transportation, i.e., bicycles. 

 There‟s no need to attract more office uses. I think the 

majority of public wants to keep the status quo.  

 The parking requirement should be reduced, especially if 

the development is part of a mixed use project.  

 Office uses should be incorporated into the fabric of the 

community, where they can be within proximity to other 

uses, i.e., restaurants and shops.  Unfortunately, office 

buildings in Richmond Hill are located like islands separate 

from each other and everything else.  I‟m glad I work in 

downtown Toronto (stay away from dreary atmosphere).  

 There should be affordable housing opportunities located 

near employment to promote the use of transit.  
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Question 4. What type of employment opportunities would 

you like to see provided as part of mixed use development? 

Where are the best locations?  

 

 Variety 

 Yonge Street Highway 7, along Highway 404.  

 Local corridors / intersections. First floor retail with 

pedestrian orientation.  

 Mixed use in village core and at Yonge Street/Elgin Mills 

Road is best.  

 Along Yonge Street. 

 Major roads, transit centres.  

 

 

Infilling and Secondary Suites 

 

Eight questionnaires were submitted at this station.  The majority of 

participants responded positively to the suggested criteria for 

infilling and framework for secondary suites. The central issue with 

infilling was maintaining the look and scale of surrounding built form 

conditions. Secondary suites raised concerns about increased 

demand on neighbourhood parking, and ensuring that health and 

safety are a priority.  

 

Question 1. Please provide your comments on the 

information presented on the proposed criteria for infill 

housing.  

 

 An infill project should be compatible with the surrounding 

neighbourhood, i.e., physically, socially, and economically.  

 A new project should not overload the existing 

infrastructure. 

 The public realm and quality of life must be protected.  

 I am for infilling properties that fall within the criteria given 

and explained. New projects should enhance the overall 

look of an area.  

 The infill housing should conform to the characteristics of 

the existing neighbourhood. The type and quality of a new 

building should be the same as existing houses, i.e., no 

townhouse next to a detached home or high-rise near 

townhouses. Peoples‟ assets have to be protected.  

 I think that the neighbourhood character should be 

preserved, including the height and style of surrounding 

developments.  
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 Infill housing should be compatible with the existing 

residential area. High-rise buildings should not be allowed in 

the low density neighbourhoods even when there is a big 

lot.  

 Parking is a serious consideration with infill projects.  

 The form and design must be controlled because new 

projects may look out of place in „cookie cutter‟ suburban 

developments.  

 

Question 2. Please provide your comments on the 

proposed framework for secondary suites.  

 

 These criteria should be added: Subject to health and safety 

codes, multiple dwellings on same street subject to traffic 

regulations, and subject to preserving natural area, i.e., 

lawns, parks, etc.  

 I endorse making secondary suites legal provided they meet 

the building codes, fire codes, etc., stipulated for the area.  

 It is a very bad idea. We don‟t want Richmond Hill to 

become another Toronto.    

 There should be adequate space for parking.  

 Granny suites should be determined based upon the lot 

size.  

 

CONCLUSION 
 

This summary can conclude that the proposed urban structure and 

land intensities presented during the evening received general 

support from the participants involved.  However, varying views 

were expressed on some elements of the urban structure.  These 

include the proposed LDA at Bayview Avenue/Major Mackenzie 

Drive, and omitting Bayview Avenue and Bathurst Street as 

potential local corridors for intensification. Other objections 

focused on particular site examples or conditions at a smaller scale, 

e.g., adjacency issues along Yonge Street south of 16th Avenue. In 

spite of some objections, there appears to be an agreement on the 

importance of intensification.  And, many of the issues raised may be 

addressed through the proposed criteria, e.g., Compatibility and Fit 

to address adjacency, and Site Size to promote a mix of land uses 

on larger sites and appropriate built form responses.   

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix A: 
Intensification Guide 



 

Housing + Residential Intensification Study 

INTENSIFICATION GUIDE 

Public Realm 

Built Form 

Land Use 

April 29, 2009 
Public Meeting 



Housing + Residential Intensification Study Town of Richmond Hill  

INTENSIFICATION GUIDE 
Built Form 

Up to 4 storeys. 
Taller ground floor 
height to accommodate 
commercial uses at-grade. 

 

Mid-Rise 
Buildings

3 

5 - 8 storeys.
Building step-backs 
and facade treatments
provide appropriate
pedestrian scale, add 
visual interest and reflect
surrounding buildings.

2 

 Low-Rise  
Buildings 

1 
Townhouses 

Low-Rise  
Buildings 



Housing + Residential Intensification Study Town of Richmond Hill 

INTENSIFICATION GUIDE 
Built Form 

 

 

High-Rise  
Buildings 

4 

5 

High-Rise  
Buildings 

9- 14 storeys. 
Taller ground floor heights  
to accommodate  
commercial or other  
‘active’ uses. 

15 storeys + 
Slim silhouette to 
reduce shadow and wind 
impacts. 

 



Housing + Residential Intensification Study Town of Richmond Hill  

 

INTENSIFICATION GUIDE 
Land Use 

 

Mixed Use 
Buildings

Stand alone office buildings  
adjacent residential, commercial,  
institutional or other uses. 

Office building 
(Toronto, Queen St)

Hotel, residential and office 
buildings. 

Residential and commercial uses. 

Office &  
Commercial 
Buildings 

6 

7 
Different land uses - residential, 
commercial, office - are mixed 
in one building. 
 



INTENSIFICATION GUIDE 
Public Realm

Housing + Residential Intensification Study Town of Richmond Hill  

 

Pedestrian
Amenity

Public
Spaces

Pedestrian walkways 

Wider sidewalks provide 
space for patios

Wider sidewalks allow for 
street furniture,lighting, 
benches, trash bins, and 
public art

Open space areas provide 
for visual relief and places 
to rest

Street trees provide a buffer 
from cars and shade.
Facade treatments add 
visual interest.

8

9

Getting 
Around

Designated bike 
lanes 

On-street parking buffers
pedestrians and provides
surface parking options

Contrast paving for 
pedestrian crossings signals 
cars to slow down

10 11 12

Interior plazas with shops 
and seating 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix B: 
Questionnaires 

 



Housing + Residential Intensification Study Town of Richmond Hill 

INTENSIFICATION GUIDE 

Yonge Street North 

In the table below, please use the numbers provided in the Guide to identify the types of buildings, 
land uses and public realm elements that you would like to see in each of the development areas 
as indicated on the map. Use as many numbers as you like.

What are your comments on the proposed urban structure for Yonge Street north of the Downtown? 

 
OAK RIDGES 

LOCAL CENTRE 
OTHER PLACES  

ALONG YONGE ST.? 

BUILT FORM 

LAND USES 

PUBLIC REALM 

KDA AT  
ELGIN MILLS 

 

1 

2 



Housing + Residential Intensification Study Town of Richmond Hill 

INTENSIFICATION GUIDE 

Yonge Street South 

In the table below, please use the numbers provided in the Guide to identify the types of buildings, 
land uses and public realm elements that you would like to see in each of the development areas 
as indicated on the map. Use as many numbers as you like.

What are your comments on the proposed urban structure for Yonge Street south of the Downtown? 

  
KDA AT 

16th AVE 
OTHER PLACES  

ALONG YONGE ST.? 

BUILT FORM 

LAND USES 

PUBLIC REALM 

 

1 

2 



Housing + Residential Intensification Study Town of Richmond Hill 

INTENSIFICATION GUIDE 

Major Mackenzie as a local corridor 

In the table below, please use the numbers provided in the Guide to identify the types of buildings, 
land uses and public realm elements that you would like to see in each of the development areas 
as indicated on the map. Use as many numbers as you like.

What are your comments on the proposed urban structure for Major Mackenzie Drive? 

 

BAYVIEW 
INTERSECTION 

OTHER PLACES ALONG 
THE CORRIDOR? 

BUILT FORM 

LAND USES 

PUBLIC REALM 

CIVIC DISTRICT GO STATION 

 

1 

2 



Achieving the Town’s economic objectives will require protection of all of the existing Employment Areas.
Do you feel that this is an appropriate approach? Why or why not?

How can the Town overcome some of the challenges in attracting major office and related job
opportunities to the centres and corridors?

What type of employment opportunities would you like to see provided as part of 
mixed-use development?
Where are the best locations?

Where should employment land be located in the community? 
 

Housing + Residential Intensification Study Town of Richmond Hill 

 

QUESTIONNAIRE 

Employment Areas  

 

 

1  

2 

3

4



Please provide your comments on the information presented on the proposed criteria for infill housing. 

 
Outside areas of intensification, established neighbourhoods may also witness change as well. Changes in  
already built-up parts of Richmond Hill will likely happen on a lot by lot basis, often on sites of former  
non-residential uses, such as industrial, institutional, or commercial sites, a utility corridor or empty lots.  
These spaces present opportunities for community improvement by filling in gaps in the urban fabric and  
making connections by extending streets and paths. While infill development need not exactly replicate what 
is already present, it does need to be sensitive to the context and character of existing neighbourhoods. 
 

 

Please provide your comments on the proposed framework for secondary suites.  
 

Housing + Residential Intensification Study Town of Richmond Hill 

 

QUESTIONNAIRE 

Infill and Secondary Suites  

 

 

1  

2 
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Appendix B:  development ApplicAtions 



B-1 

 

 Table Summary of Development Applications 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

Campus 2000 
(#1) 

East Beaver 
Creek Road  

3.7 ha 818 res. units 
Bldg A: 202 units, 10 str. 
Bldg B: 179 units, 9 str. 
Bldg C: 290 units, 14 str. 
Bldg D: 166 units, 13 str. 
Recreation Bldg 3 str. 

    

Gates of Bayview 
Glen Phase III 
(#2) 

Red Maple 
Road/Bantry 
Avenue 

1.08  289 res. units 
Bldg A: 141 units (12 
str) 
Bldg B: 148 units (12 
str) 

 2.4   

Swanson Heights 
(Yonge/Sunset) 
(#3) 

35 Sunset 
Beach Road, 
12919, 12925 
Yonge Street 

0.56  125 units of Seniors 
Residence & 
Commercial (6 str) 
 
Includes: 
Assisted living (bach, 1 
BR) = 15 units 
 
Independent living  
(1-2BR)=105 units 
 

- residential GFA = 
12207 sq. m 
- commercial GFA = 
400 sq. m. 
- OPA required to deal 
with increased height 
and density 
- issue with 
transitioning low 
density area to 
community core 
- height 

1.85 Yes Pre-
submission 
meeting 

1308536 Ontario 
Inc. 
(#4) 

106 Lake 
Avenue 

0.20  9 res. units (2.5 str) 
 
Block A – 3 t/h units 
Block B – 6 t/h units 

 36.7%   

Terra Gold 
(#5) 

103, 125, 149, 
171 Gamble 
Road 

5.097 ( 214 res. units  
 
50 street t/h units (2-3 
str) 

    

Appendix B:  

 

Summary of Development 
Applications 



B-2 

 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

164 condo block t/h & 
apartment units (3 str 
walk up apartment) 

665136 Ontario Inc. 
(#6) 

47 Brookside 
Road 

2.09 Site 1 – Residential  
Bldg A: 7 units t/h 
Bldg B: 7 units t/h 
Site 2 – Residential 
(Seniors Residence) 
Bldg D: 12 str. with 
terraces 
Bldg E: 12 str. with 
terraces 
Site 3 – Res/Commercial 
(Medical Centre) 
Frontage: 672.41 
Site 4 – Commercial 
Frontage: 800.7383 

   Inactive? 

Empire Walk Estate 
Inc. 
(#7) 

650 Elgin Mills 
Road 

1.955  223 res. units in total 
- 33 townhouse units (2 
str) 
 
- 190 units (6 str) 
retirement centre 
 

 1.07   

 SanMike 
Construction Ltd. 
(#8) 

South of Elgin 
Mills, east side 
of Bayview 
Avenue 

3.99  New submission Dec 
2008 
5 apartment towers (900 
units) ranging from 12-
23 str.  
Bldg A: 170 units (20 
str) 
Bldg B: 190 units (22 
str) 

 3.16 (net)   



B-3 

 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

Bldg C: 140 units (12 
str) 
Bldg D: 200 units (23 
str) 
Bldg E: 200 units (23 
str) 
 
All residential uses 
 

SanMichael Capital 
(#9) 

10376 Yonge 
Street 

0.35  Mixed 
commercial/residential 
development (5 str) 
18 res. apt. units 
 
Floor 1: 
retail/commercial 
2: Office/comm and 
live/work 
3: same as above 
4: Live/work 
5: Live/work 

- urban design and 
integration of mixed 
uses 
- parking 

NA No Proposal in 
discussion 
with 
applicant 

Rosetown Suites 
(#10) 

115, 119 
Church Street 
64, 72 Major 
Mackenzie 
Drive 

0.43  89 res. units 
Bldg A: 77 units (8 str) 
Bldg B & C: 12 units (2 
str) t/h 

 2.22 Yes  

Harbour 
Developments 
(#11) 

417, 425, 431 
Major 
Mackenzie 
Drive 

0.39  141 res. units (9 str) 
Terraced apartment 
building 

 3.23   

Greatlands 
(Bayview/Weldrick) 
(#12) 

9711 Bayview 
Avenue 

0.615  41 townhouse units (3 
str) 
 

- introduction of 
higher density 
residential into a 

1.5 Yes In circ. 



B-4 

 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

Institutional bldgs = 
2610 m2  
(includes seniors 
residential facility and 
existing stand alone 
private school) 
Re-submission includes 
the retention of the 
existing institutional 
bldg on site (currently 
used as a private 
school) to address 
community concerns. 
 
 
 
 

predominantly single 
detached, large lot, 
neighbourhood 
- urban design 
principals 

High Street 
Developers 
 (#13) 

Addison Street 
18 Harding 
Boulevard west 
 
Brian: 
OMB approved 
14 str and 3.5 
FSI 

0.85 283 res. units 
Bldg A: 152 units 
retirement home (8 str) 
Bldg B: 131 units condo 
(18 str) 
Bldg C: 7 str. 
Medical/office bldg. (7 
str) 

- height & density 2.0 
(permitted), 
3.64 
(proposed) 
 
OMB 
approved 3.5 
FSI 

 In circ. 

Greatlands – 
Yonge/16th 
(#14) 

9205, 9201 
Yonge Street 
(Yonge & 16th 
Avenue) 

1.79  5 Res. Apt. Towers 
Tower A: 223 units (25 
str) 
Tower B: 192 units (18 
str) 
Tower C: 335 units (28 
str) 
Tower D: 174 units (18 

- at pre-submission 
stage, issues 
identified with access 
to development from 
Northern Heights 
- lack of amenity 
space 
- integration with 

5.34 Yes Pre-
submission 
meeting 
 



B-5 

 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

str) 
Tower E: 181 units (19 
str) 
 
Total of 1105 units 
Residential & 
Commercial 
 

existing 
neighbourhood, 
especially with 
retail/office building to 
the north 
- height/density 
- mix of uses 

2060578 Ontario 
Inc. (#15) 
(Guizzetti) 
 

Yonge & Edgar 
9076, 9090, 
9104, 9106 
Yonge Street 
8 Edgar Ave 
 
3 blocks south 
of 16th Ave. 
 

0.99  Revised 2009 
2 condo buildings – 
both 28 storey, 538 
units total 
Floors 1 & 2 are retail or 
office 

- redesignation 
- height and density 
- transition to lower 
density 
neighbourhood to the 
west 
- streetscape 
- urban design 

4.96 Yes In circ. 

Liberty 
(#16) 

Northeast 
corner of 
Chalmers Road 
and Highway 7 
 
9, 15 Rockwell 
Road & 372 
Highway 7 
 
2 Sites 

Site 1 (1.89 ha) 
3 apartment buildings = 628 units 
3 townhouse blocks = 23 units 
Retail area -= 1893 sq.m. 
 
Bldg A: 227 units (11 str) 
Bldg B: 198 units (11 str) 
Bldg C: 202 units (11 str) 
Bldg D: 9 units (2 str) t/h 
Bldg E: 7 units (2 str) t/h 
Bldg F: 7 units (2 str) t/h 
 
Site 2 (adjoining site) 
4 apartment buildings = 700 units 
Townhouses = 16 units 
Retail area = 17,200 ft2 

- increase from 
medium to high 
density 
- FSI increase to 2.9 
- urban design – 
Highway 7 facades 
- transition with low 
density 
neighbourhood to the 
north 
- opportunities for 
integration in future 
with development to 
east 

2.9 Yes In circ. 



B-6 

 

DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

Heathwood 
Silverwood 
(#17) 

11151 Yonge 
Street 

0.80 50 twns 
166 units (9 str) 
Seniors retirement 
residence 

 2.07   

Primrose Heights 
(#18) 

32 Madison 
Avenue 

 14 townhouse units  
12 semi-detached 

    

1338480 Ontario 
Inc. (#19) 

107, 111 Hunt 
Avenue 

0.35  20 residential twn units 
(3 str) 

 57 uph Yes  

559975 Ontario Inc. 
(#20) 

13301 Bathurst 
Street (at 
Lowther) 

1.158 36 res. twns units (3-4 
str) (in 7 buildings) 

    

Pars Holding 
(#21) 

86 Major 
Mackenzie 
Drive 

0.24 10 res. twn units (3 str)  0.75   

Duke of Richmond, 
Phase 3 (#22) 

 11.3 296 twns (2.5-3 str)     

Delpark Homes 
(#23) 

7, 11 Bond 
Crescent 

0.95 33 twns units (2.5-3 str) 
 

    

Bathurst 
Bloomington (#24) 

Bloomington, 
Red Cardinal 
Trail 

2.22 47 twns units (2.5-3 str)     

Baif Developments 
(#25) 

13715 Yonge 
Street 

70.9 647 twns     

Leatherville (Ahmed 
Altaf) 
(#26) 

West of Yonge 
Street, between 
Black Forest 
Drive and Elm 

0.95 4 str. mixed use 
development 
 
Ground floor 
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DEVELOPMENT 
(Map #) 

LOCATION SITE 
AREA 
(ha) 

PROPOSED 
DEVELOPMENT 

KEY ISSUES FSI OPA 
REQUIRED 

STATUS 

Grove Avenue commercial 
93 residential units (4 
str) 
 

Heathwood 
Rothbury (#27) 

11240 Yonge 
Street 

15.1 138 res. units (2.5-3 str) 
83 single family 
dwellings 
54 twns 

    

Observatory Lane 
(#28) 
771059 Ontario 
Limited and 
2139448 Ontario 
Limited 

9471 Yonge St. 
and 0 Yonge St. 
NE corner of 
Yonge Street 
and 
Observatory 
Lane 

.991 
ha 

Bldg A, north: 21 str 
210 units 
 
Bldg B, south: 17 str 
175 units 
 

 4.41 or 442.4 
FSI  
(178.8 UPA) 

  

24 Briggs Avenue 
(#29) 

On Bantry, east 
side of Bayview 
Vacant lot 

2.022 
ha 

95 twns 
(3 storeys) 
Standard twns=71 units 
Laneway twns =24 units 

 47 UPH   

8763 Bayview Ave 
(#30) 

East side of 
Bayview, south 
of Bantry/Briggs 

0.715 
ha 

12 storeys condo 
236 units  
 

 3.14FSI 
331 UPH (134 
UPA) 

  

138 Yorkland Ave 
(#31) 

138 Yorkland 
Ave 
(near Yonge & 
Silverwood – 
between Elgin 
&  19th Ave) 

4.01 
ha 

8 str. 212 units seniors 
residence –  
-- townhouses (row & 
stack THs) 
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Appendix C:  
SAmple Site inveStigAtionS



The development shown is for illustrative purposes only.
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Potent ia l  Bui ld ing Massing (View from South East)

Potent ia l  Bui ld ing Massing (View from North West)

Exist ing Si te (View from South East)

Exist ing Aer ia l  Photo

Key Stat ist ics of  Potent ia l  Development

R e g i o n a l  C o r r i d o r
S I T E  1  -  O P T I O N  1  -  W E S T  S I D E  O F  Y O N G E  S T R E E T  S O U T H  O F  1 6 T H  A V E N U E  -  H I G H E R  S L E N D E R  F O R M

Site 1 - Regional Corridor: South Yonge - OPTION 1 - Tower Form 

Area (m2) Area (ft2) Area (ac)
Total Site Area (118x147m) 17,350 186,686 4.3
Total Gross Floor Area (GFA) 42,492 457,214
Residential GFA 39,175 421,523
Non-residential GFA (ground level D and E) 3,317 35,691
Floor Space Index 2.45
No. Residential Units (1 unit/1000 ft2) 422
Underground Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 6,309 67,885
Building/Landscape Ratio 36%
Total Parking Area Per Level 11,230 120,835
Total No. Parking Spaces per Level 403
No. Parking Spaces Required2 457
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Row Townhouses 600 3 1,800 19,368
B Row Townhouses 720 3 2,160 23,242
C Row Townhouses 432 3 1,296 13,945
D Townhouse Base 800 3 2,400 25,824
D Floor 1-6 1,740 6 10,440 112,334
D Floor 7-13 730 7 5,110 54,984
D Floor 14-15 440 2 880 9,469
E Townhouse Base 940 3 2,820 30,343
E Floor 1-2 1,577 2 3,154 33,937
E Floor 3-6 1,524 4 6,096 65,593
E Floor 7-13 704 7 4,928 53,025
E Floor 14-15 704 2 1,408 15,150

Total GFA 42,492 457,214

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

R e g i o n a l  C o r r i d o r
S I T E  1  -  O P T I O N  2  -  W E S T  S I D E  O F  Y O N G E  S T R E E T  S O U T H  O F  1 6 T H  A V E N U E  -  L O W E R  B U L K I E R  F O R M

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  

Site 1 - Regional Corridor: South Yonge - OPTION 2 (Slab Form up to 8 storeys)

Area (m2) Area (ft2) Area (ac)
Total Site Area (118x147m) 17,350 186,686 4.3
Total Gross Floor Area (GFA) 39,950 429,862
Residential GFA 34,677 373,125
Non-residential GFA (ground level D and E) 5,273 56,737
Floor Space Index 2.30
No. Residential Units (1 unit/1000 ft2) 373
Underground Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 7,313 78,688
Building/Landscape Ratio 42%
Total Parking Area Per Level 11,225 120,781
Total No. Parking Spaces per Level 403
No. Parking Spaces Required2 430

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Row Townhouses 600 3 1,800 19,368
B Row Townhouses 720 3 2,160 23,242
C Row Townhouses 720 3 2,160 23,242
D Floor 1-4 2,798 4 11,192 120,426
D Floor 5-6 2,190 2 4,380 47,129
D Floor 7-8 1,165 2 2,330 25,071
E Floor 1-4 2,475 4 9,900 106,524
E Floor 5-6 1,864 2 3,728 40,113
E Floor 7-8 1,150 2 2,300 24,748
Total GFA 39,950 429,862



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

K e y  D e v e l o p m e n t  A r e a
S I T E  2  -  S O U T H  H I L L  S H O P P I N G  C E N T R E  A T  Y O N G E  A N D  1 6 T H  A V E N U E

Site 2 - South Hill Shopping Centre

Area (m2) Area (ft2) Area (ac)
Total Site Area (330 x 355 m) 106,814 1,149,319 26.4
Total Gross Floor Area (GFA) 208,600 2,244,536
Residential GFA (A,F,L ground +F+G+I+J) 128,680 1,384,597
Non-residential GFA 79,920 859,939
Floor Space Index 1.95
No. Residential Units (1 unit/1000 ft2) 1,385
Underground Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 30,330 326,351
Building/Landscape Ratio 28%
Total Parking Area Per Level 40,715 438,093
Total No. Parking Spaces Per Level 1460
No. Parking Spaces Required 2,245 2,245

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Ground Retail 2,050 1 2,050 22,058
A Res Floor 2-4 2,050 3 6,150 66,174
A Res Floor 5-6 610 2 1,220 13,127
B Res Floor 1-4 3,290 4 13,160 141,602
B Res Floor 5-6 1,440 2 2,880 30,989
C Res Floor 1-4 2,010 4 8,040 86,510
C Res Floor 5-8 760 4 3,040 32,710
D Res Floor 1-4 2,450 4 9,800 105,448
D Res Floor 5-6 2,240 2 4,480 48,205
D Res Floor 7-8 1,600 2 3,200 34,432
D Res Floor 9-15 750 7 5,250 56,490
E Res Floor 1-4 3,080 4 12,320 132,563
E Res Floor 5-6 2,730 2 5,460 58,750
E Res Floor 7-8 1,990 2 3,980 42,825
E Res Floor 9-15 750 7 5,250 56,490
F Office Floor 1-4 1,400 4 5,600 60,256
F Office Floor 5-6 980 2 1,960 21,090
G Office Floor 1-4 1,400 4 5,600 60,256
G Office Floor 5-6 980 2 1,960 21,090
H Office Floor 1-4 1,400 4 5,600 60,256
H Office Floor 5-6 980 2 1,960 21,090
I Office Floor 1-4 1,400 4 5,600 60,256
I Office Floor 5-6 980 2 1,960 21,090
J Retail Floor 1-4 6,080 4 24,320 261,683
J Office Floor 5-15 1,240 11 13,640 146,766
J Office Floor 16-20 780 5 3,900 41,964
K Ground Retail 3,000 1 3,000 32,280
K Res Floor 2-4 3,000 3 9,000 96,840
K Res Floor 5-6 2,470 2 4,940 53,154
K Res Floor 7-8 1,830 2 3,660 39,382
K Res Floor 9-15 750 7 5,250 56,490
L Ground Retail 2,770 1 2,770 29,805
L Res Floor 2-4 2,770 3 8,310 89,416
L Res Floor 5-6 2,260 2 4,520 48,635
L Res Floor 7-8 1,760 2 3,520 37,875
L Res Floor 9-15 750 7 5,250 56,490

Total GFA 208,600 2,244,536

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

R e g i o n a l  C o r r i d o r
S I T E  3  -  Y O N G E  S T R E E T  A N D  G A M B L E  R O A D

Site 3 - Gamble Road and Yonge Street

Area (m2) Area (ft2) Area (ac)
Total Site Area ( 99x67m ) 6,640 71,446 1.6
Total Gross Floor Area 16,030 172,483
Residential GFA 12,965 139,503
Non-residential GFA 3,065 32,979
Floor Space Index 2.41
No. Residential Units (1 unit/1000 ft2) 140
Underground Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 3,065 32,979
Building/Landscape Ratio 46%
Total Parking Area Per Level 3,948 42,480
Total No. Parking Spaces per Level 142
No. Parking Spaces Required2 173
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Floor 1-4 3,065 4 12,260 131,918
A Floor 5-6 1,885 2 3,770 7,540

Total GFA 16,030 139,458

Site Plan of  Potent ia l  Development

M E D I U M  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

L o c a l  D e v e l o p m e n t  A r e a
S I T E  4  -  G O  S T A T I O N  O N  M A J O R  M A C K E N Z I E  D R I V E

Site 4 - GO Station

Area (m2) Area (ft2) Area (ac)
Total Site Area ( 237x119m ) 28,160 303,002 7.0
Total Gross Floor Area (GFA) 66,440 714,894
Residential GFA 57,720 621,067
Non-residential GFA (Building C) 8,720 93,827
Floor Space Index 2.36
No. Residential Units (1 unit/1000 ft2) 621
Underground Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 9,400 101,144
Building/Landscape Ratio 33%
Total Parking Area Per Level 20,824 224,066
Total No. Parking Spaces per Level 747
No. Parking Spaces Required2 500
2 assuming 0.75 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Floor 1-4 3,010 4 12,040 129,550
A Floor 5-6 2715 2 5,430 10,860
A Floor 7-8 2,150 2 4,300 46,268
B Floor 1-4 3,060 4 12,240 131,702
B Floor 5-6 2,180 2 4,360 46,914
B Floor 7-8 670 2 1,340 14,418
C Floor 1-4 1,510 4 6,040 64,990
C Floor 5-6 1,340 2 2,680 28,837
D Floor 1-4 1,090 4 4,360 46,914
D Floor 5-6 980 2 1,960 21,090
D Floor 7-8 660 2 1,320 14,203
E Floor 1-13 730 13 9,490 102,112
E Floor 14-15 440 2 880 9,469

Total GFA 66,440 667,328

Site Plan of  Potent ia l  Development

H I G H  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

L o c a l  C e n t r e
S I T E  5  -  O P T I O N  1  -  Y O N G E  S T R E E T  A T  O A K  R I D G E S  -  S T R E E T - E D G E  B U I L D I N G  W I T H  T O W N H O U S E S

Site 5 - Oak Ridges Local Centre - Option 1

Area (m2) Area (ft2) Area (ac)
Total Site Area (92x214m) 19,727 212,263 4.9
Total Gross Floor Area 18,114 194,907
Residential GFA 16,380 176,249
Non-residential GFA 1,734 18,658
Floor Space Index 0.92
No. Residential Units (1 unit/1000 ft2) 176
Underground and Surface Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 5,694 61,267
Building/Landscape Ratio 29%
Total Parking Area Per Level 4,769 51,314
Total No. Parking Spaces per Level 171
No. Parking Spaces Required2 195
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Floor 1 1,734 1 1,734 18,658
A Floor 2-4 1,500 3 4,500 48,420
B row townhouse 792 3 2,376 25,566
C row townhouse 792 3 2,376 25,566
D row townhouse 792 3 2,376 25,566
E row townhouse 792 3 2,376 25,566
F row townhouse 792 3 2,376 25,566

Total GFA 18,114 194,907

Site Plan of  Potent ia l  Development

L O W  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

L o c a l  C e n t r e
S I T E  5  -  O P T I O N  2  -  Y O N G E  S T R E E T  A T  O A K  R I D G E S  -  C O U R T Y A R D  T O  S T R E E T

Site Plan of  Potent ia l  Development

L O W  I N T E N S I T Y  D E V E L O P M E N T
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Site 5 - Oak Ridges Local Centre - Option 2 - Destination Retail

Area (m2) Area (ft2) Area (ac)
Total Site Area (92x214m) 19,727 212,263 4.9
Total Gross Floor Area 23,208 249,718
Residential GFA 21,181 227,908
Non-residential GFA 2,027 21,811
Floor Space Index 1.18
No. Residential Units (1 unit/1000 ft2) 228
Underground and Surface Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 7,307 78,623
Building/Landscape Ratio 37%
Total Parking Area Per Level 15,070 162,153
Total No. Parking Spaces per Level 541
No. Parking Spaces Required2 250
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Floor 1 1,007 1 1,007 10,835
A Floor 2-4 1,007 3 3,021 32,506
B Floor 1 1,020 1 1,020 10,975
B Floor 2-3 1,160 2 2,320 24,963
C row townhouse 1,320 3 3,960 42,610
D row townhouse 1,440 3 4,320 46,483
E row townhouse 1,440 3 4,320 46,483
F row townhouse 1,080 3 3,240 34,862

Total GFA 23,208 249,718



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

L o c a l  D e v e l o p m e n t  A r e a
S I T E  6  -  M A J O R  M A C K E N Z I E  A N D  B A Y V I E W  A V E N U E

Site 6 - Dollerama Site at Major Mackenzie Drive and Bayview Avenue

Area (m2) Area (ft2) Area (ac)
Total Site Area (100x173m) 17,315 186,309 4.3
Total Gross Floor Area 27,918 300,398
Residential GFA 17,996 193,637
Non-residential GFA (C + A Ground) 9,922 106,761
Floor Space Index 1.61
No. Residential Units (1 unit/1000 ft2) 194
Underground and Surface Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 7,114 76,547
Building/Landscape Ratio 41%
Total Parking Area Per Level 11720 126107
Total No. Parking Spaces per Level 420
No. Parking Spaces Required2 300
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Floor 1 3,280 1 3,280 35,293
A Floor 2-4 2,964 3 8,892 95,678
A Floor 5-6 1,312 2 2,624 28,234
B Row Townhouses 1,620 4 6,480 69,725
C Floors 1-3 2,214 3 6,642 71,468

Total GFA 27,918 300,398

Site Plan of  Potent ia l  Development

M E D I U M  I N T E N S I T Y  D E V E L O P M E N T  



The development shown is for illustrative purposes only.
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Key Stat ist ics of  Potent ia l  Development

I n f i l l
S I T E  7  -  C E N T R E  S T R E E T  A N D  P U G S L E Y  A V E N U E

Site 7 - Centre Street Infill Site

Area (m2) Area (ft2) Area (ac)
Total Site Area (87x205m) 17,900 192,604 4.4
Total Gross Floor Area 26,700 287,292
Residential GFA 26,700 287,292
Non-residential GFA 0 0
Floor Space Index 1.49
No. Residential Units (1 unit/1000 ft2) 287
Underground and Surface Parking Provided 

All areas are approximate and preliminary

Total Building Footprint 7,341 78,989
Building/Landscape Ratio 41%
Total Parking Area Per Level 15,291 164,531
Total No. Parking Spaces per Level 548
No. Parking Spaces Required2 287
2 assuming 1 parking space/1000 ft2

Bldg. Footprint (m2) No. Flrs. Area (m2) Area (ft2)
A Row Townhouses 1,008 3 3,024 32,538
B Row Townhouses 720 3 2,160 23,242
C Apartments 1,725 4 6,900 74,244
D Row Townhouses 936 3 2,808 30,214
E Apartments 2,952 4 11,808 127,054

Total GFA 26,700 287,292

Site Plan of  Potent ia l  Development

L O W  I N T E N S I T Y  D E V E L O P M E N T  



APPENDIX D:  
SUMMARY TABLE OF RECOMMENDED LAND 
USE AND DESIGN FRAMEWORK



Framework for Intensification Areas –Summary Table  
The Table below summarizes the recommendations discussed in Chapter 6 Recommended Land Use and Design Framework.  
   
 
 16th Ave KDA Bernard KDA Oak Ridges Local 

Centre 
GO Station LDA Hospital LDA Bayview LDA Yonge Regional Corridor 

- South 
Yonge Regional 
Corridor – North 

Hwy 7 Regional Corridor Major Mackenzie Local 
Corridor 

Infill Policies for 
Intersections Along 
Arterial Roads 

Infill Policies for 
Neighbourhoods 

Intent 
(excerpt) 

The area is envisioned 
to evolve as a hub for 
office, commercial and 
residential uses at high 
densities, building on 
the existing opportunity 
of Yonge Street as the 
Town’s commercial 
spine. Future 
development will create 
a community of street 
related buildings that 
provide a pedestrian 
friendly, safe and vibrant 
environment. 
Development plans for 
large sites will 
incorporate locations for 
new streets, parks and 
amenities. 
 

The long term objective 
for this Key Development 
Area is to encourage 
continued re-urbanization 
into a mixed use service 
hub with commercial and 
other amenities serving 
the surrounding 
neighbourhoods and 
future residential 
redevelopment along 
Yonge Street.  Re-
urbanization will result in 
a community of street 
related buildings that 
provide a pedestrian 
friendly, safe and vibrant 
environment.  
Development plans for 
large sites will incorporate 
locations of new streets, 
parks and amenities.  

The intent of the Oak 
Ridges Local Centre is to 
define a focal point that 
will serve as a community 
core for residents in the 
Oak Ridges community 
and to re-direct the focus 
of the corridor from 
existing single storey strip 
commercial uses to a 
more vibrant, pedestrian-
oriented and mixed use 
activity centre that 
includes live-work 
opportunities, small scale 
sustainable tourism 
possibilities and 
environmentally related 
industries that serve the 
needs of local residents 
and visitors to the Oak 
Ridges Moraine.  
 

This LDA is envisioned to 
redevelop as a high 
density mixed-use node 
focused on the GO 
Station with primarily 
residential uses 
complemented by office 
employment and ancillary 
retail/commercial activity. 
A new community of 
street related buildings 
that provide a safe, 
vibrant, pedestrian 
friendly environment will 
be created incorporating 
new streets, parks and 
amenities. A defining 
feature of this LDA will be 
the opportunity for office 
employment uses to be 
situated adjacent to well 
serviced transit facilities, 
as well as convenient 
pedestrian connections to 
the Downtown.  
 

This LDA is envisioned to 
evolve into a moderately 
intense, mixed-use node 
characterized 
predominantly by health-
oriented employment 
mixed with residential 
uses and supported by 
complementary uses.  
 
New development is 
anticipated to support 
ancillary medical facilities 
to the existing hospital in 
the form of physician’s 
and other professional 
offices, clinics, 
laboratories, research 
facilities, institutional 
uses, as well as 
residential and retail uses 
that complement the 
employment in the area.  

The introduction of 
residential uses at 
medium density levels, 
service uses and limited 
employment into this area 
together with the 
redevelopment of 
commercial uses will 
allow the area to evolve 
overtime into a mixed use 
node, focused on 
improved Bus Rapid 
Transit along Major 
Mackenzie Drive, while 
providing goods and 
services for the 
established community 
and supporting future 
residential development in 
the surrounding 
neighbourhood including 
the Newkirk GO Station 
LDA and the Local 
Corridor along Major 
Mackenzie  Drive.  

Yonge Street south of the 
Downtown is envisioned 
to redevelop as an 
animated, mixed use 
corridor at densities and 
built forms lower in scale 
than at KDAs.  
 
 

Yonge Street north of the 
Downtown is envisioned 
to signal a change in 
development scale and 
intensity as the northward 
section of the Yonge 
Street Regional Corridor 
enters the Greenbelt.  
 
This part of the Corridor is 
envisioned to redevelop 
as a pedestrian oriented 
mixed-use corridor 
containing tower 
buildings on small floor 
plates between the 
Downtown and the 
Bernard Avenue Key 
Development Area and 
buildings with mid-rise 
building heights north of 
the Bernard Avenue Key 
Development Area with an 
emphasis on a mix of 
residential uses 
supported by local retail 
and employment uses.  
 
 

Outside of the Regional 
Centre boundaries, the 
area between Bayview 
Avenue to just west of 
Leslie Street provides the 
most practical 
opportunities for mixed 
use intensification.  
Redevelopment is 
intended to provide for 
the evolution of the area 
into a mixed-use Corridor 
characterized 
predominantly by medium 
intensity residential and 
employment uses that 
support the nearby 
Beaver Creek Business 
Park, along with 
complementary uses 
including retail and 
services with an improved 
public realm that 
prioritizes pedestrian 
scale, safety, comfort and 
mobility. Edge conditions 
and appropriate transition 
will be important 
considerations for 
redevelopment. Maximum 
heights will need to 
comply with flight path 
requirements associated 
with the Buttonville 
Airport. 
 

Intensification along Major 
Mackenzie Drive will not 
occur uniformly across 
the corridor. The intent of 
redevelopment outside of 
the Local Development 
Areas is largely as 
residential uses with 
neighbourhood retail and 
some commercial uses 
that provide services to 
the surrounding 
communities.  
 
 

In general, it is 
recommended that 
development up to four 
storeys in height may be 
approved at intersections 
along arterial roads 
including intersections 
with arterial or collector 
roads, other than 
Regional or Local 
Corridors. They are 
intended to redevelop 
primarily for residential 
development along with 
convenience retail and 
services, provided that 
criteria are met and that 
the development 
increases convenience for 
local residents, creating 
opportunities to reduce 
vehicular travel. 

Richmond Hill is 
comprised of many 
neighbourhoods that are 
located on the interior of 
the major road network 
and that are characterized 
by low-density residential 
uses. Physical changes in 
these neighbourhoods 
are expected to be 
minimal. However, in 
some cases, there may be 
vacant or underutilized 
properties that could be 
redeveloped in a way that 
strengthens the 
neighbourhood by 
providing opportunities to 
reinforce the prevailing 
development patterns. 
 
Intensification in these 
neighbourhoods is 
subject to a set of criteria 
which will ensure that 
proposed changes are 
sensitive, gradual and in 
keeping with the existing 
character of these 
communities. It is 
recommended that infill 
development will respect 
the physical character of 
the neighbourhood in 
terms of: 
• Predominant building 

type and dwelling 
types; 

• Building heights, 
massing and scale; 

• Size and configuration 
of lots; 

• Privacy, sunlight and 
sky views; 

• Pattern of streets, lanes 
and blocks; 

• Pattern of front, side 
and rear yard setbacks; 

• Landscaped open 
space; 

• Unique landscape or 
streetscape features; 
and 

• Conservation of 
heritage buildings, 
structures and 
landscapes. 

 
Additionally, development 
will: 
• Front onto and animate 

existing public streets; 
• Enhance the public 

streetscape and 
improve the pedestrian 
experience; 

• Be grade-related 
wherever possible; 

• Locate and screen 
service areas and 
garbage storage to 
minimize the impact on 

Permitted 
Uses 

multi unit residential, 
townhouses, office, 
retail, commercial, 
service and institutional 
uses in stand alone or 
mixed use buildings 
along with parks and 
open spaces 

multi unit residential, 
townhouses, office, retail, 
commercial, service and 
institutional uses in stand 
alone or mixed use 
buildings along with parks 
and open spaces 

multi unit residential, 
townhouses, office, retail, 
commercial, 
accommodation, service 
and institutional uses in 
stand alone or mixed use 
buildings along with parks 
and open spaces 

multi unit residential, 
office, retail, commercial, 
service and institutional 
uses in stand alone or 
mixed use buildings along 
with parks and open 
spaces 
 
At this point, the lands 
north of Major Mackenzie 
Drive and east of the C.N. 
rail line are part of the 
Newkirk employment 
area. These lands are 
anticipated to serve as an 
intensified employment 
node with some possible 
mixed use, given the 
proximity to the GO 
Station. Residential 
intensification in this LDA 
will be encouraged 
outside of the Newkirk 
employment area. 

Core Hospital Area 
focusing on medical and 
related uses 
Complementary Use 
Area supporting uses to 
the hospital but including 
office, retail, commercial, 
service and institutional 
uses, research and 
laboratory facilities as well 
as multi unit residential 
uses, in stand-alone or 
mixed-use buildings  
Transition Area – located 
immediately adjacent to 
existing residential areas 
with a range of residential 
uses including 
townhouses as well as 
offices of medical 
professionals. 

multi unit residential, 
townhouses, retail, 
commercial, service uses 
as well as limited office 
and institutional uses in  
stand alone or mixed use 
buildings along with parks 
and open spaces 

multi unit residential, 
townhouses, office, retail, 
commercial, service and 
institutional uses in stand 
alone or mixed use 
buildings along with parks 
and open spaces 

multi unit residential, 
townhouses, grade-
related retail, commercial 
and service uses, as well 
as office and institutional 
uses in the base of mixed 
use buildings along with 
parks and open spaces.  

multi unit residential, 
townhouses, office, retail, 
commercial, service and 
institutional uses in stand 
alone or mixed use 
buildings along with parks 
and open spaces 

multi unit residential and 
townhouse uses in stand 
alone or mixed use 
buildings, with grade 
related office, retail, 
commercial, service and 
institutional uses along 
with parks and open 
spaces 

multi unit residential and 
townhouse uses in stand 
alone or mixed use 
buildings, with grade 
related office, retail, 
commercial and service 
uses along with parks and 
open spaces. 
 
Secondary suites to be 
permitted as-of-right 
subject to the following: 
- 1 secondary suite is 
permitted per dwelling; 
-adequate parking is 
provided; 
- structure meets all 
building and fire code 
requirements; and 
- any exterior changes to 
the existing dwelling will 
be in keeping with the 
character of the street. 
 

Prohibited 
Uses 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, 
single storey retail, and, 
outdoor storage facilities 
should be discouraged. 
 
Townhouses will not be 
permitted along the 
Yonge Street frontage. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 
Townhouses will not be 
permitted along the 
Yonge Street frontage. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 
Townhouses will not be 
permitted along the 
Yonge Street frontage. 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 
Townhouses will not be 
permitted along the 
Yonge Street frontage. 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 
Townhouses will not be 
permitted along the Hwy 7 
frontage. 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 

Uses which detract from 
the enjoyment of the 
public realm such as 
automotive related uses, 
drive-through uses, single 
storey retail, and, outdoor 
storage facilities should 
be discouraged. 
 



 16th Ave KDA Bernard KDA Oak Ridges Local 
Centre 

GO Station LDA Hospital LDA Bayview LDA Yonge Regional Corridor 
- South 

Yonge Regional 
Corridor – North 

Hwy 7 Regional Corridor Major Mackenzie Local 
Corridor 

Infill Policies for 
Intersections Along 
Arterial Roads 

Infill Policies for 
Neighbourhoods 

Density (FSI) 2.5 + 0.5 = 3.0 2.5 + 0.5 = 3.0  
 
 

1.0 
 
 

2.0 + 0.5 = 2.5 
 
 

1.5 1.5 
 
 

2.5 
 
 

2.0  
 
 

2.5 1.5 
 
 

n/a the surrounding 
neighbourhood; 

• Provide adequate 
parking, while 
integrating features 
such as garages into 
the design in a discreet 
manner; 

• Support sustainability 
and improve 
environmental amenity 
in ways that have 
functional and aesthetic 
value; and 

• Position infill to take 
advantage of solar heat 
and reflected light. 

 
 

Secondary suites to be 
permitted as-of-right 
subject to the following: 
- 1 secondary suite is 
permitted per dwelling; 
-adequate parking is 
provided; 
- structure meets all 
building and fire code 
requirements; and 
- any exterior changes to 
the existing dwelling will 
be in keeping with the 
character of the street. 
 
 

Maximum 
Height 
equivalent of  
 
 
 
 
 
 
 
Tall buildings 
defined as 
above 8 
storeys 

15 to 20 storeys in tower 
form, provided that 
building mass, density 
and height is 
concentrated along 
Yonge Street with the 
highest buildings at the 
intersection of 
Yonge/16th Ave.  
 
Tall buildings are to be 
located at major 
intersections on top of 
base buildings of a 
height equivalent of 
between 4-8 storeys. 

15 storeys in tower form, 
provided that building 
mass, density and height 
is concentrated along 
Yonge Street with the 
highest buildings along 
the Yonge St. frontage on 
the site of the Bernard 
Terminal. 
 
Tall buildings are to be 
located at intersections 
and on top of base 
buildings of a height 
equivalent of between 4 to 
8 storeys. 

4 storeys 15 storeys in tower form.   
 
Tall buildings are to be 
located along the Major 
Mackenzie Drive frontage 
on top of base buildings 
with a height equivalent of 
between 4 to 8 storeys. 
 

8 storeys, provided that 
building mass, density 
and height is 
concentrated along Major 
Mackenzie Drive. 

6 storeys, provided that 
building mass, density 
and height is 
concentrated along Major 
Mackenzie Drive and 
Bayview Avenue. 

15 storeys in tower form, 
provided that building 
mass, density and height 
is concentrated along 
Yonge Street.   
 
 
 
 
Tall buildings are to be 
located at intersections 
and on top of base 
buildings of between 4 to 
8 storeys. 
 

Yonge St. from 
Downtown to Bernard 
KDA= 15 storeys in tower 
form, provided that the 
building mass, density 
and height is 
concentrated along 
Yonge Street. Tall 
buildings are to be 
located at intersections 
and on top of base 
buildings of a height 
equivalent of between 4 to 
8 storeys. 
 
 
Yonge St. north of the 
Bernard KDA = 8 
storeys, provided that 
building mass, density 
and height is 
concentrated along 
Yonge Street. 
 

11 storeys provided that 
building mass, density 
and height is 
concentrated along 
Highway 7. 
 
 

4 storeys 4 storeys 

Minimum 
building 
height 
equivalent of 

3 storeys 3 storeys 2 storeys 3 storeys 3 storeys 3 storeys 3 storeys Yonge St. from 
Downtown to Bernard 
KDA = 3 storeys 
 
Yonge St. north of the 
Bernard KDA = 2 storeys  
 

3 storeys 2 storeys 2 storeys 

Continuous 
building 
frontage  
 

Minimum height 
equivalent of 4 storeys 
along Yonge & 16th Ave. 
 
Exceptions to this may 
be where a publicly 
accessible forecourt or 
urban square is 
provided. 

Minimum height 
equivalent of 4 storeys 
along Yonge St. 
 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Where possible, publicly 
accessible forecourts or 
other urban square 
features should be 
incorporated into the 
design of buildings 
fronting on Yonge St. In 
other places, a 
continuous 2 storey 
building frontage will be 
built along Yonge St.  
 
 

Minimum height 
equivalent of 4 storeys 
along Major Mackenzie 
Drive and minimum height 
equivalent of 3 storeys 
along Newkirk Road. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 3 storeys 
along Major Mackenzie 
Drive. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 3 storeys 
along Major Mackenzie 
Drive and Bayview 
Avenue. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 4 storeys 
along Yonge Street. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 4 storeys 
along Yonge St. from 
Downtown to Bernard 
KDA. 
 
Minimum height 
equivalent of 3 storeys 
along Yonge St. north of 
the Bernard KDA. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 4 storeys 
along Hwy 7. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Minimum height 
equivalent of 2 storeys 
along Major Mackenzie 
Drive. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 
 

Minimum height 
equivalent of 2 storeys 
along corridors. 
 
Exceptions to this may be 
where a publicly 
accessible forecourt or 
urban square is provided. 

Tower 
floorplates 

Generally less than 750 
m2  

Generally less than 750 
m2  

n/a Generally less than 750 
m2 

n/a n/a Generally less than 750 
m2  

Generally less than 750 
m2  

n/a n/a n/a 

Transition 
zone apply? 
 

yes yes 
 

yes Buildings located 
adjacent the Newkirk 
Employment Area to the 
north will address 
transition measures. 

yes yes yes yes yes yes yes 

Detailed Study 
required? 

Secondary plan or 
detailed development 
plan 

Secondary plan  or 
detailed development 
plan 

Secondary Plan Secondary plan or 
detailed development 
plan 

Detailed development 
plans 

Detailed development 
plans 

Contextual analysis Contextual analysis Contextual analysis  Contextual analysis Detailed development 
plans equivalent to site 
plan applications 

 
 




