
Staff Report for Committee of the Whole Meeting 

Agenda Item 11

Date of Meeting:  January 23, 2017 
Report Number:  SRPRS.17.012  

Department: Planning and Regulatory Services 
Division: Policy Planning  

Subject: Yonge Street and 16th Avenue Key Development Area 
Policy Directions and Recommendations Report – 
Town File # D11-SP-KDA1 (SRPRS.17.012) 

Purpose: 

The purpose of this staff report is to present the Yonge Street and 16th Avenue Key 
Development Area (16th KDA) Policy Directions and Recommendations Report. 

Recommendation(s): 

a) That Staff Report SRPRS.17.012 and the attached Yonge Street and 16th

Avenue Key Development Area Policy Directions and Recommendations Report
(Appendix A) be endorsed;

b) That Staff utilize the directions outlined in the Yonge Street and 16th Avenue Key
Development Area Policy Directions and Recommendations Report to prepare
the 16th KDA Secondary Plan; and

c) That, in addition to the policies of the Part 1 Richmond Hill Official Plan, staff be
directed to utilize the Yonge Street and 16th Avenue Key Development Area
Policy Directions and Recommendations Report in the review and evaluation of
development applications within the area, until such time as Council adopts a
Secondary Plan for the 16th KDA.

Contact Person: 

Michelle Dobbie, Senior Planner (Policy), phone number 905-771-2467 

Submitted by: 

"Signed version on file in the Office of the Clerk"

Ana Bassios 
Commissioner of Planning and Regulatory Services 
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Approved by: 

Neil Garbe 
Chief Administrative Officer 

Introduction: 
On July 12, 2010 Council adopted the Richmond Hill Official Plan – Building a New Kind 
of Urban. On April 5, 2012 the Ontario Municipal Board (OMB) partially approved the 
Richmond Hill Official Plan (OP), bringing parts of the OP into full effect for the majority 
of lands in the Town. Since that time, a number of additional partial approval Orders 
have been granted by the OMB, enabling the majority of the OP to be brought into full 
effect, apart from certain policies remaining under appeal site-specifically. As of October 
17, 2014, the land use and design policies for the Yonge Street and 16th Avenue Key 
Development Area (16th KDA) are in full effect.  

City-building is a key focus of the OP, which directs the majority of the Town’s planned 
intensification to a series of centres and corridors. To plan effectively for this 
intensification, the OP directs the preparation of new Secondary Plans to guide the land 
use and design of the new centres. Preparing Secondary Plans will enable the Town to 
ensure that each new centre contributes to Richmond Hill’s evolution into a “new kind of 
urban” community. Council approved the Terms of Reference for the 16th KDA 
Secondary Plan project on April 20, 2015 (refer to staff report SRPRS.15.032). Gladki 
Planning Associates together with the firms DTAH (architecture, landscape architecture 
& urban design) and Dillon Consulting (transportation engineering) were retained to 
complete the 16th KDA Background Study. 

Background: 
The Terms of Reference outlined a four-stage process to complete the 16th KDA 
Secondary Plan as follows:  

Stage 1 Research Stage 
Stage 2a Options and Policy Directions Stage through public consultation 
Stage 2b Approval of 16th KDA Policy Directions Recommendations Report 
Stage 3a Preparation of Draft 16th KDA Secondary Plan for consultation 
Stage 3b Approval of Final 16th KDA Secondary Plan 
Stage 4 Implementation Stage 

As part of the Research Stage, staff met with key internal and external stakeholders in 
late 2015 to understand the issues and opportunities for the 16th KDA. The 16th KDA 
Background Research and Analysis Report (staff report SRPRS.16.059) was received 
for information by the People Plan Task Force on April 13, 2016 completing Stage 1 of 
the process. 

"Signed version on file in the Office of the Clerk"
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On May 25, 2016 a public consultation session was held to obtain input on the draft 
vision and guiding principles for the 16th KDA, along with three draft land use and 
design scenarios (draft scenarios). The session was well attended by around 40 
stakeholders. The draft scenarios each implement the policy direction outlined in the 
OP, and range from a “low intensity” to a “high intensity” option. Through the 
consultation process, a key finding was that stakeholders felt each of the draft scenarios 
included elements that could help contribute towards the creation of a pedestrian-
oriented, transit-supportive centre in the 16th KDA.  

Given the desire to combine elements from the draft scenarios, staff and the consultants 
worked together to prepare an “emerging preferred scenario” for technical input over the 
summer. Staff and the consultants met with key internal and external stakeholders 
between July and December 2016, obtaining the necessary technical input on matters 
such as the preferred street alignment, potential new signalized intersections along 
Regional streets, and the preferred urban open space system. 

16th KDA Policy Directions and Recommendations Report 
The 16th KDA Policy Directions and Recommendations Report (Appendix A) outlines the 
vision and principles for the area, along with the overarching elements of the preferred 
land use and design scenario and more specific elements of each of the four quadrants 
including recommended land uses, streets and blocks, height and density distribution, 
built form, and public realm/urban open space system frameworks. A transportation 
assessment is also provided along with recommendations and strategies for 
implementation (i.e. Section 37 benefits, parkland dedication, inclusionary zoning, 
developing a community improvement plan and implementing up to date parking 
requirements).  

The project has confirmed that the policy direction outlined in the OP is appropriate for 
the 16th KDA with one exception. The preferred land use and design scenario proposes 
to extend the KDA boundary in the southwestern quadrant in order to properly plan for a 
finer street network while maintaining an appropriate transition to the low-density 
dwellings within the adjacent Neighbourhood designation. 

In addition, a key finding of the traffic capacity analysis was that the implementation of 
the preferred scenario will need to capitalize on and improve the existing and planned 
alternative transportation modes (i.e. walking, cycling, transit) to support a less auto-
oriented modal split in the 16th KDA. As such, the draft Secondary Plan will need to 
promote a modal split for the 16th KDA which provides necessary transit ridership, mix 
of land use, and walkable street design to minimize the impact of additional traffic on the 
existing and planned street network. 

The Policy Directions and Recommendations Report is organized into five sections, 
which are summarized briefly below: 
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1. Introduction 

This section introduces the project, including the area context, purpose of the 
background study, study process and next phases of the project to prepare the 16th 
KDA Secondary Plan. It also describes the consultation process undertaken to prepare 
the draft vision and guiding principles and three draft land use and design scenarios for 
public and stakeholder consultation, including the key findings of the consultation 
process.  

2. Preferred Land Use and Design Scenario 

This section describes the recommended vision and guiding principles for the 16th KDA, 
along with the key features of the preferred land use and design scenario (preferred 
scenario). The vision and guiding principles provide a framework that reflects the 
overarching direction provided by the OP, and upon which the preferred scenario and 
policy recommendations have been developed. The vision and guiding principles serve 
as directional tools, outlining the broader goals guiding the long term redevelopment of 
the 16th KDA. 

Vision 

The 16th KDA will evolve from a historical retail node to a more connected, 
mixed-use urban centre that will become a transit and pedestrian oriented 
destination. 

Guiding Principles 

1. Create Local Identity 

• Provide a distinctive mixed-use commercial-residential node while enhancing 
the role of Hillcrest Mall as a centre for regional retail activity; 

• Create a unique sense of place at the intersection of Yonge Street and 
Carrville Road/16th Avenue; and 

• Establish an attractive urban appearance through high quality building, 
landscape and streetscape design. 

2. Improve Connectivity 

• Promote a walkable and connected pedestrian and cycling environment; 
• Expand the public street network to create a finer-grained multi-modal system 

with buildings aligned to frame existing and new streets; and 
• Enhance the urban open space system to expand connections to the 

Greenway System. 

3. Accommodate Transition 

• Maintain the viability of existing uses and activities through phased 
redevelopment opportunities that will contribute to the KDA’s evolution into a 
mixed-use urban centre; and 
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• Provide a built form transition from the 16th KDA to adjacent residential 
neighbourhoods. 

Preferred Land Use and Design Scenario 

A map of the preferred scenario is illustrated below. The preferred scenario responds to 
stakeholder feedback received through the consultation process by synthesizing 
elements from each of the three draft scenarios that represent the Town’s vision for a 
“new kind of urban” centre. The preferred scenario illustrated below combines elements 
from all three of the draft scenarios released as part of the consultation process.  

 
Preferred land use and design scenario map for the 16th KDA 
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The preferred scenario also provides an expansion to the boundary of the 16th KDA in 
the south-western quadrant to ensure appropriate transition to the adjacent low-rise 
neighbourhood. The preferred scenario illustrates land use and design directions that 
implement a minimum density of 2.5 floor space index (FSI) and a maximum density of 
3.0 FSI across the entire 16th KDA. 

It should also be noted that by planning for the minimum and maximum density 
requirements outlined in the OP, the preferred scenario conforms to and exceeds the 
proposed 2016 Growth Plan for the Greater Golden Horseshoe target of 160 residents 
and jobs combined per hectare for major transit station areas (areas around bus rapid 
transit stations or stops). The preferred scenario provides land use and design 
directions that may accommodate approximately 6,000-7,300 units with 12,000-14,600 
residents and approximately 6,900-8,500 jobs at full build out. This level of development 
implements the proposed provincial policy framework. 

The preferred scenario addresses the lack of cohesion between the four quadrants of 
the 16th KDA, creating new connections between the quadrants in order to integrate the 
area into a more cohesive whole. To achieve a more cohesive centre, the preferred 
scenario includes a number of overarching elements, along with detailed features that 
shape the character of each quadrant. Key overarching elements of the preferred 
scenario include: 

• Proposing a mix of land uses as directed in the OP, including maintaining 
Hillcrest Mall, enhancing the retail character of the area and encouraging 
office uses at the intersection of Yonge Street and 16th Avenue/Carrville Road 
and in close proximity to transit stations (bus rapid transit stops and possible 
future GO station). 

• Establishing one development block and assigning density to specific areas 
within the block to implement an average density between 2.5 to 3.0 FSI 
across the entire 16th KDA area and to ensure an appropriate transition to the 
adjacent Neighbourhood designation.  

• Directing the tallest buildings (i.e. 16-20 storey buildings) to the intersection of 
Yonge Street and 16th Avenue/Carrville Road, with heights transitioning down 
from the intersection to mid-rise and lower-rise buildings adjacent to the 
Neighbourhood. 

• Creating built form that relates appropriately to the street and creates a 
positive, human-scaled experience that will help to promote livability and 
shape the identity of the 16th KDA as a pedestrian-oriented centre. 

• Creating an urban open space system connecting the 16th KDA to existing 
and planned parks and open spaces in the adjacent Neighbourhood, 
including the German Mills Creek Greenway on the eastern edge, the David 
Dunlap Observatory Park to the northeast, and Spruce Park to the south 
(proposed expansion).  
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• Planning for an urban open space system that includes urban squares, linear 
parks, and community parks.  

• Providing a more fine-grained pattern of streets with shorter, well-connected 
blocks to improve permeability and promote a safer and more inviting 
environment for pedestrians and cyclists, enhancing the role of the 16th KDA 
as a node and destination in the Town. 

• Proposing an approach to parking that will contribute to improving 
accessibility and circulation patterns in the 16th KDA over the long term, 
including directing parking to be located below grade, in parking structures or 
on street, and by utilizing transit-oriented parking rates in the Zoning By-law 
for the area.  

3. Recommended Land Use and Design Framework  

This section describes the recommended land use and design framework for each of 
the four quadrants of the 16th KDA. The report recognizes that achieving the vision for 
the 16th KDA over the long term requires an approach focused on strengthening the 
connections between the four quadrants that comprise the 16th KDA. The recommended 
framework seeks to build on each quadrant’s existing characteristics, identifying 
opportunities to integrate these characteristics into an identifiable, well-connected and 
cohesive new centre. The recommended framework for each quadrant describes the 
recommended land use, streets and blocks, building height, public realm, and built form 
for that quadrant.  

4. Transportation 

This section provides an assessment of the anticipated traffic forecasts associated with 
the preferred scenario, along with a high level impact of the anticipated traffic and transit 
ridership growth on the area’s transportation network. A key finding of the traffic 
capacity analysis was that if the existing modal splits between automobile, transit, and 
walking/cycling and travel patterns continue as new development proceeds, full build-
out could result in considerable stress on the arterial street network. The existing modal 
split within the 16th KDA is 80% auto, 10% transit, and 10% cycling/walking. A modal 
split for the 16th KDA of 59% auto, 31% transit, and 10% cycling/walking is 
recommended for the preferred scenario. Shifting the modal split to this extent would 
help to minimize the impact of additional traffic on the existing and planned street 
network. As noted in the Background Report (staff report SRPRS.16.059), there is 
existing and planned transit along Yonge Street, Carrville Road and 16th Avenue to aid 
in achieving this modal split.  

As such, accommodating the additional development shown in the preferred scenario 
for the 16th KDA must go hand in hand with design and policy measures to increase the 
number of people using alternative modes of transportation (i.e. transit, cycling, 
walking). A combination of transit service levels and transportation demand 
management strategies is recommended to support a shift towards a less auto-oriented 
modal split in the 16th KDA, including: 
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• Emphasizing sustainable transportation measures, specifically increased 
transit service to make transit an attractive alternative and to provide sufficient 
capacity for increased ridership, and measures to make walking an attractive 
and reasonable choice for travel within the 16th KDA. 

• Implementing transportation demand management measures (such as 
providing: finer street network, lower parking standards, car/bike share 
opportunities, and walkable street design) as part of the development review 
process to ensure alternative modes of transportation are available to the 
public. 

• Utilizing parking policy to encourage residents, employees and visitors to 
consider alternate travel modes to access the 16th KDA (e.g. implementing 
reduced parking standards and parking fees, discouraging surface parking in 
favour of structured or underground parking facilities). 

• Supporting the creation of centrally-located, publicly accessible car share and 
bike share stations. 

• Encouraging pedestrian-oriented street design including shorter block 
lengths, mid-block pathways, and design elements such as closely spaced 
pedestrian crossing locations or other design features such as street trees or 
street furniture to provide a human-scale pedestrian environment. 

• Creating new local streets to foster a finer-grained street network, addressing 
existing and future traffic capacity as the area builds out. 

• Supporting pedestrian activity, the availability of daily amenities, and a 
comfortable walking environment (e.g. pedestrian-oriented building design at 
street level with active frontages and pedestrian access/amenities) as part of 
the development review process. 

5. Implementation 

This section outlines implementation considerations to guide the transformation of the 
16th KDA. Examples of the implementation considerations described include: requiring 
the submission of Concept Plans to ensure compatibility with adjacent areas; outlining 
area-specific Community Benefit (Section 37/bonusing) provisions; considering the use 
of Inclusionary Zoning to secure affordable housing; utilizing Parkland Cash-in-Lieu to 
secure an expansion to the Spruce Avenue Parkette; continuing to use the 
Sustainability Metrics to assess the performance of Site Plan and Draft Plan 
applications within the area; preparing detailed studies such as a Community 
Improvement Plan; and implementing up to date parking requirements. 

Financial/Staffing/Other Implications: 

The approved Planning and Regulatory Services Department Capital Budget includes 
funding for this project. There are no financial/staffing/other implications. 
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Relationship to the Strategic Plan: 

The Yonge Street and 16th Avenue KDA Secondary Plan is one of the Secondary Plans 
to be completed in order to implement the Town’s Official Plan vision of Building a New 
Kind of Urban. It addresses each of the goals of the Strategic Plan – A Plan for People, 
a Plan for Change as follows: 

Stronger Connections in Richmond Hill 

The Secondary Plan will provide land use and design policies that encourage mixed-
use, pedestrian-friendly, transit-supportive, sustainable redevelopment to create a 
Centre where people of all ages can live, work and play. The Secondary Plan will also 
establish public realm policies to guide the creation of public art, parks, urban squares 
or plazas and streetscapes to enhance pedestrian connections in the 16th KDA. 

Better Choice in Richmond Hill 

The Secondary Plan will provide land use policies that encourage a mix of population 
and employment uses in the 16th KDA, along with a range of housing types to provide 
options for people at all stages of life. 

A More Vibrant Richmond Hill 

The Secondary Plan will enhance the image of the 16th KDA by establishing a place 
making vision for this Centre, building on the area’s existing role as a commercial/ retail 
centre, anchored by a regional-scale mall. 

Wise Management of Resources in Richmond Hill 

The Secondary Plan will promote sustainable development, creating opportunities for an 
improved live-work balance and providing public realm policies to enhance walkability.  

Conclusion: 

It is recommended that this staff report and the attached Yonge Street and 16th Avenue 
Key Development Area Policy Directions and Recommendations Report (Appendix A) 
be endorsed and that staff be directed to utilize the Report in the preparation of the 
Draft 16th KDA Secondary Plan. Staff anticipates that the Draft 16th KDA Secondary 
Plan will be brought to a Council Public Meeting in 2017.  

Attachments: 

The following attached document may include scanned images of appendixes, maps 
and photographs.  If you require an alternative format please call the contact person 
listed in this document.  

 Appendix A - Yonge Street and 16th Avenue Key Development Area: Policy 
Directions and Recommendations Report (December, 2016) 

171



172



Policy Directions and Recommendations Report

Yonge Street and 16th Avenue Key Development Area Secondary Plan

Background Study
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1. INTRODUCTION

The Town of Richmond Hi l l  is  undertaking the Yonge Street and 16th Avenue Key Development Area (16th 

KDA) Background Study to inform the preparat ion of a Secondary Plan for the area. The Pol icy Direct ions 

and Recommendat ions Report  out l ines a preferred land use and design scenar io and provides pol icy 

recommendat ions for the 16th KDA that address the key components of  the Secondary Plan.

The Richmond Hi l l  2010 Off ic ia l  Plan establ ishes a long-term vis ion for the Town focused on 

accommodating growth and change in Richmond Hi l l  to the year 2031. The Off ic ia l  Plan ref lects 

provincial  and regional  planning direct ion, guiding the major i ty of  future growth in Richmond Hi l l  toward 

the intensi f icat ion of  def ined centres and corr idors,  including two Key Development Areas (KDAs),  as 

out l ined in the Urban Structure Framework (Sect ion 3.1.3) .    

The area surrounding the intersect ion of Yonge Street & 16th Avenue is designated as a Key Development 

Area (KDA) in the Off ic ia l  Plan. KDAs represent a main component of  the regional  system of urban growth 

centres and intensi f icat ion corr idors in Richmond Hi l l ,  and are envis ioned to become walkable,  t ransit-

or iented, high density mixed-use centres that wi l l  serve the surrounding neighbourhoods and future 

intensi f icat ion along Yonge Street.

KDAs are def ined as “ intensi f icat ion areas located along Regional  Corr idors where publ ic rapid transit 

services intersect with major nodes of retai l  and commercial  development,  and where opportunit ies 

exist  for  redevelopment of  large land parcels that can support  new publ ic streets.  The Yonge and 16th 

Avenue KDA and the Yonge and Bernard Avenue KDA are envis ioned as sub-centres or inter-modal nodes

between the Local  and Regional  Centres” (Sect ion 3.1.3,  Figure 2 of  the Off ic ia l  Plan) . 1

 

1 The Richmond Hill Official Plan was approved in 2010 and is now in full effect, apart from certain site-specific policies that remain 
under appeal. The land use and design policies for the 16th KDA were brought into full effect on October 17, 2014.
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1.1 Area Context

The 16th KDA Secondary Plan study area includes al l  four quadrants of  the Yonge Street and Carrv i l le 

Road/16th Avenue intersect ion, consist ing of lands designated “Key Development Area” in Sect ion 4.4 of 

the Town of Richmond Hi l l  2010 Off ic ia l  Plan (as shown in Figure 1) .

Figure 1. Secondary Plan Study Area 
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Current ly,  the character ist ics of  the KDA ref lect those of a pr imari ly auto-or iented suburban environment 

with low-intensity,  disconnected land uses. The northeastern and northwestern quadrants consist  of 

large, s ingle-ownership parcels occupied by one-storey retai l  mal ls f ront ing onto large surface parking 

lots.  These two quadrants comprise the major i ty of  the KDA’s land area and current ly serve as anchors of 

act iv i ty in the KDA. 

The southwestern quadrant is current ly comprised pr imari ly of  low-r ise resident ia l  uses, and the 

southeastern quadrant,  which accommodates an off ice bui lding and other commercial  uses, is start ing to 

undergo some development act iv i ty,  with a high density mixed-use bui lding current ly under construct ion. 

Most of  the areas that surround the KDA consist  of  low-r ise resident ia l  areas,  with the except ion of the 

areas immediately to the north of  the KDA boundary,  which accommodate high-r ise resident ia l  bui ld ings.

Interest in redevelopment has increased in recent years in the KDA, as ref lected in a number of  recent 

development appl icat ions. Development act iv i ty is a lso taking place north and south of  the KDA, with 

bui ld ings of up to 15 storeys with a podium base al igned along Yonge Street.

The 16th KDA has a number of  features that 

make i t  sui table for intensi f icat ion.  I ts locat ion 

is highly accessible given the intersect ion of 

two major arter ia ls and l inks to the exist ing and 

planned publ ic t ransit  network,  with the Yonge 

Street Regional  Corr idor connect ing the area 

to the Richmond Hi l l  Centre and the Downtown 

Local  Centre (see Figure 2) .

The exist ing large surface parking lots within 

the 16th KDA are capable of  support ing higher 

density mixed-use development based on a 

pattern of  more int imate streets and blocks, 

publ ic spaces and sustainabi l i ty pr inciples.  In 

addit ion,  the predominance of large parcels and 

relat ively few landowners results in a pattern 

of  land ownership that is favourable for the 

prospect of  redevelopment.

The 16th KDA is envis ioned to become the 

second most intensely developed area in 

Richmond Hi l l  af ter  Richmond Hi l l  Centre, 

which is located direct ly south of  the 16th KDA 

at Yonge Street and Highway 7.  The Secondary 

Plan offers an opportunity to transform the 

16th KDA into a cohesive community through 

a land use and design strategy that bui lds on 

the area’s exist ing assets,  and promotes a shi f t 

away from the focus on automobi le use towards 

the creat ion of a pedestr ian- and cycl ing-

fr iendly environment. 

Figure 2. Richmond Hill’s Urban Structure Map

16th 
KDA



Yonge Street & 16th Avenue Key Development Area Background Study Page 6

1.2 Purpose of the Background Study

The Off ic ia l  Plan directs the preparat ion of a new Secondary Plan for the Yonge Street and 16th Avenue 

KDA (see OP Pol icy 5.1(3) (d) ) .  The Secondary Plan wi l l  enable the implementat ion of the pr inciples and 

pol ic ies of  the Town’s Off ic ia l  Plan by providing area-specif ic pol ic ies and a detai led framework to guide 

development in the 16th KDA over the long term. The Background Study is intended to provide a basis 

for the preparat ion and implementat ion of the Secondary Plan by devis ing a preferred scenar io that 

addresses the fol lowing key components of  the Plan: streets and blocks; height and density;  land use 

mix;  pedestr ian,  t ransit  and vehicular c i rculat ion;  parks and open spaces and implementat ion strategies.

In addit ion to further art iculat ing the v is ion and pol icy direct ion out l ined in the Off ic ia l  Plan, the 

Secondary Plan wi l l  integrate the recommendat ions of other corporate plans, including the Strategic 

Plan, the Urban Design Guidel ines,  the Pedestr ian and Cycl ing Master Plan, the Parks Plan, and the 

Urban Municipal  Environmental  Servic ing Plan.

1.3 Study Process

The Background Study consists of  Phases 1 and 2 of  a four phase process leading to the implementat ion 

of the Secondary Plan, as i l lustrated below:

Figure 3. Secondary Plan Preparation and Implementation Process

WINTER 2015/SPRING 2016             SPRING/SUMMER 2016                                        FALL 2016 - ONWARDS

      

          PHASE  1              PHASE  2                   PHASE  3   PHASE  4

Research & Draft 
Scenarios

Recommended 
Scenario & Policy 

Directions

Preparation and 
approval of the 
Secondary Plan

Implementation Stage

BACKGROUND STUDY

Ongoing consultation

> > >

»  Consultat ion with York 
Region,  Metrol inx & key 
landowners

»  Presentat ion to People Plan 
Task Force

»  Publ ic & stakeholder 
consultat ion

»  Presentat ion to 
Committee of  the Whole

This report  is  the second of two del iverables result ing from the Background Study. I t  descr ibes the 

f indings of Phase 2 -  Recommended Scenar io and Pol icy Direct ions, out l in ing a preferred land use and 

design scenar io and pol icy direct ions for the 16th KDA. 

1.4 Next Phases

The Pol icy Direct ions and Recommendat ions Report  wi l l  be brought to Counci l  for  considerat ion.  The 

report  wi l l  inform the preparat ion of the Secondary Plan by Town staff  in Phase 3 of  the study process, 

fol lowed by an implementat ion stage in Phase 4,  which may include the preparat ion of a new zoning by-

law and the development of  implementat ion plans that can assist  the Town in real iz ing i ts v is ion for the 

16th KDA.
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1.5 Development of Land Use and Design Scenarios

Process

The Background Research and Analysis Report  informed the creat ion of three draft  land use and design 

scenar ios (see Figure 5)  that were made avai lable for publ ic review and feedback dur ing Phase 1 of  the 

study, leading to the preparat ion of the preferred scenar io in Phase 2.  The process was based on publ ic 

consultat ion that fol lowed the Town’s People Plan Richmond Hi l l  approach, and was designed to engage 

residents,  landowners,  and other stakeholders in a meaningful  discussion about the proposed var iat ions 

in each of the scenar ios,  and in determining the opt ions that best art iculate the Off ic ia l  Plan v is ion for 

the 16th KDA. Detai ls of  the consultat ion process are out l ined below.

Consultation 

The consultat ion process began with a ser ies of  meet ings held with stakeholders in late 2015 dur ing 

Phase 1 of  the Background Study. The meet ings focused on discussing the study’s purpose and obtain

an understanding of key stakeholders’  perspect ives and future planning considerat ions for their  lands. 

Consultat ion was also undertaken with York Region and Metrol inx,  a imed at ensur ing coordinat ion with

regional  in i t iat ives and current and future transportat ion 

ing 

 

plans for the area. In Apr i l  2016 the Background Research 

and Analysis Report  was presented to the People Plan 

Task Force. The Town of Richmond Hi l l  a lso set up a web 

page to provide information on the study process (www.

r ichmondhi l l .ca/16thkda).

Consultat ion with the broader publ ic took place in May 

2016 at the Langstaff  Secondary School.  The session 

consisted of a presentat ion on the f indings of the 

Background Research and Analysis Report ,  fo l lowed by 

a presentat ion on the proposed draft  v is ion and guiding 

pr inciples for the area and three draft  land use and design

scenar ios.  The consultat ion focused on obtaining detai led 

feedback from part ic ipants on the var iat ions proposed in 

each of the three draft  scenar ios.  

Key Findings of the Consultation Process

Through the consultat ion process, a key f inding was that 

each of the three draft  land use and design scenar ios 

included elements that the publ ic fe l t  represented the 

Town’s v is ion for a “new kind of urban” KDA. As such, 

the preferred scenar io represents a combinat ion of the 

elements represented in the three draft  scenar ios. 

Figure 4. Public Consultation at Langstaff 
Secondary School
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Key Features:

•	 Least intense development

•	 1 new proposed fu l l - turn intersect ion a long 
Carrv i l le

•	 New east-west street  para l le l  to Carrv i l le  in the 
southwest quadrant

•	 Centra l  square in the northeast quadrant

•	 Expansion to park land in the southeast quadrant

Figure 5. Draft land use and design scenarios 

Draft Scenario 1

Key Features:

•	 Medium intensi ty development,  most ly  midr ise 
wi th ta l l  bu i ld ings a l igned a long Yonge St.

•	 Linear green corr idor a long 16th Avenue 

•	 Expanded open space on Hi l lcrest  Mal l  s i te

•	 Yonge St.  f rontage park in the northeast 
quadrant

Key Features:

•	 Most intense development,  wi th more ta l l 
bu i ld ings than in other scenar ios

•	 3 potent ia l  new fu l l - turn intersect ions a long 
Carrv i l le  Road

•	 Expansion to Spruce Avenue park

•	 New open spaces in the southeast quadrant

Draft Scenario 2

Draft Scenario 3

Legend
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2. Preferred Land Use and Design Scenario

2.1 Vision and Guiding Principles

The Off ic ia l  Plan provides clear direct ion for the 16th KDA and for the development of  a Secondary Plan 

for the area. The proposed vis ion and guiding pr inciples out l ined below provide a framework that ref lects 

the overarching direct ion provided by the Off ic ia l  Plan, and upon which the preferred scenar io and pol icy 

recommendat ions have been bui l t .  The vis ion and guiding pr inciples serve as a tool  to provide clar i ty 

with regards to what the Secondary Plan development process is intended to achieve in the long run. 

Vision

The 16th KDA will evolve from a historical retail node to a more connected, mixed-use urban centre 
that will become a transit and pedestrian oriented destination.

Guiding Principles

1. Create Local Identity

•	 Provide a distinctive mixed-use commercial-residential node while enhancing the role of Hillcrest Mall as a 

centre for regional retail activity

•	 Create a unique sense of place at the intersection of Yonge Street and Carrville Road/16th Avenue

•	 Establish an attractive urban appearance through high quality building, landscape and streetscape design 

2. Improve Connectivity

•	 Promote a walkable and connected pedestrian and cycling environment

•	 Expand the public street network to create a finer-grained, multi-modal system with buildings aligned to frame

existing and new streets

 

•	 Enhance the urban open space system to expand connections to the Greenway System 

3. Accommodate Transition

•	 Maintain the viability of existing uses and activities through phased redevelopment opportunities that will 

contribute to the KDA’s evolution into a mixed-use urban centre

•	 Provide a built form transition from the 16th KDA to adjacent residential neighbourhoods
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2.2 Land Use and Urban Design Framework

The land use and urban design framework i l lustrated in the preferred scenar io proposes a network of 

streets and blocks, an approach to bui l t  form and distr ibut ion of heights,  and the development of  a 

comprehensive system of parks and open spaces to enhance the publ ic realm in the 16th KDA. Direct ion 

is a lso provided for implementat ion strategies needed to real ize the preferred scenar io.2

2    Diagrams and photos are provided in this section for illustrative purposes. 
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*David Dunlap Observatory new bridge connection at Observatory Lane 
proposed as part of David Dunlap Observatory Park Master Plan 

Figure 6. Preferred Land Use and Design Scenario for the 16th KDA
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The preferred scenar io integrates elements from al l  three draft  scenar ios out l ined in Sect ion 1.5 above, 

responding to feedback from the community,  stakeholders and staff  and incorporat ing further ref inements 

made dur ing the design process. The elements from the draft  three scenar ios are out l ined below by 

quadrant:

Quadrant Key Features

Northwest •	

•	

•	

The low-r ise extension to the west of  Hi l lcrest  Mal l  is  adapted f rom Scenar io 1 and 
a smal l  amount of  open space is  added;

Potent ia l  park space to the east of  the Hi l lcrest  Mal l  is  adapted f rom Scenar io 2;

The a l ignment of  bui ld ings a long Carrv i l le  Road and Yonge Street  are featured in a l l 
three scenar ios;

•	 The street  a l ignment was most ly  adapted f rom Scenar io 1 and 2.  The port ion behind 
Hi l lcrest  Mal l  was a l tered/re-a l igned to address community comments.

Northeast •	

•	

•	

•	

The street  a l ignment is  adapted f rom Scenar ios 1 and 3; 

The densi ty is  a l igned with Scenar io 3;

The park f rom Scenar io 1 is  moved further west in order to incorporate a potent ia l 
TTC Right of  Way;

The l inear green corr idor north of  16th Avenue between Yonge Street  and the TRCA 
regulated lands is  adapted f rom Scenar io 2.

Southwest •	

•	

The north-south street  located west of  Yonge Street  is  adapted f rom Scenar io 3. 
S imi lar ly,  the east-west street  north of  Spruce Avenue extending to Yonge Street  is 
adapted f rom Scenar io 3;

The boundary to the southwest corner is  expanded to inc lude addi t ional  propert ies. 
This extension is  adapted f rom Scenar io 3 in order to proper ly  p lan for  a proposed 
street  between Carrv i l le  Road and Spruce Avenue. The densi ty is  to be low-r ise to 
a l low for  appropr iate t rans i t ion to the neighbourhood. 

Southeast •	

•	

•	

The street  network is  adapted f rom al l  three scenar ios;

Tal l  bu i ld ings were added to th is quadrant a long 16th Avenue;

To the southeast of  the quadrant,  the green space is  extended to the ex ist ing park 
as ident i f ied in Scenar io 1.

Addit ional  detai ls regarding the key features of  the preferred land use and design scenar io are included 

in Sect ion 2.3 below.

The density pol icy set out in the Off ic ia l  Plan cal ls for a minimum density of  2.5 f loor space index 

(FSI )  and a maximum of 3.0 FSI per development block in the KDAs. Off ic ia l  Plan pol ic ies that apply 

to the KDAs are der ived from the York Region Off ic ia l  Plan 2010 (YROP 2010) pol ic ies for Centres 

and Corr idors.3  The preferred land use and design scenar io implements the Off ic ia l  Plan, whi le 

acknowledging the specif ic condit ions that character ize the indiv idual  quadrants of  the KDA. 

In part icular,  i t  is  important to acknowledge that Hi l lcrest Mal l  is  a successful  regional  retai l  dest inat ion, 

which is expected to cont inue operat ing in the KDA in i ts current form and funct ion wel l  into the future. 

This wi l l  affect the development potent ia l  in the northwest quadrant in the long run. In addit ion,  exist ing 

permissions in the southeast quadrant,  which are the result  of  OMB approvals,  generate greater overal l 

densit ies in th is quadrant. 

3 York Region Official Plan 2010 – Office Consolidation: April 2016, policies 5.4.28 to 5.4.35, pp. 95-96.
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2.3 Key Features of the Preferred Land Use and Design Scenario

At a higher level ,  the four quadrants that comprise the 16th KDA are s igni f icant ly dist inct and somewhat 

disconnected from one another,  h ighl ight ing the need for improved connect iv i ty and for a focus on the 

creat ion of a more dist inct ive sense of ident i ty within the KDA. One of the main goals of  the preferred 

scenar io is therefore to address the lack of  cohesion between the four quadrants,  promoting points of 

intersect ion that respond to the di fferences between the quadrants whi le result ing in the integrat ion of 

these di fferences into a more cohesive whole.

To achieve this goal ,  the preferred scenar io is character ized by both a number of  overarching elements, 

and by detai led features that shape each of the quadrants.  The sect ion below is structured accordingly, 

providing an overview of the overarching elements and associated pol icy recommendat ions. Chapter 3 

provides a descr ipt ion of  the framework and pol icy direct ions for each of the indiv idual  quadrants. 

Overarching Elements of the Preferred Land Use and Design Scenario

The preferred land use and design scenar io i l lustrates a level  of  development that is expected to be 

real ized incremental ly over the long term (20 + years)  in the 16th KDA. Excluding the TRCA lands and 

subway al ignment,  the total  developable area is approximately 375,000 square metres (37.5 hectares) . 4 

Current ly,  there are approximately 2,000 residents l iv ing in the KDA and 2,500 employees working in the 

area.5 At fu l l  bui ld-out,  the preferred scenar io is planned to achieve the density range of 2.5 -  3.0 FSI 

ident i f ied in the Off ic ia l  Plan, which may accommodate approximately 6,000-7,300 units with 12,000-

14,600 residents and 6,900-8,500 jobs in the area.  

4 The total site area is 390,000 square metres (39 hectares).
5 The population data are derived from 2015 MPAC data and using York Region’s people per unit factors of 3.51 PPU for single de-
tached dwellings and 2.06 PPU for apartment buildings. There are currently 100 residents estimated to be living within the KDA plus an estimat-
ed 1900 additional residents once construction is complete at 9185, 9201, and 9205 Yonge Street. The employment data is rounded and uses 
the number of on-site employees based on the 2013 York Region Employment Survey. 
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Land Uses

The Off ic ia l  Plan directs the predominant use of land in the KDA to be a mix of  uses. The 16th KDA is 

envis ioned as a pedestr ian and transit-or iented community,  and the intent of  promoting a mix of  uses is 

to increase walkabi l i ty by enabl ing easy access between di fferent act iv i t ies and dest inat ions. Over the 

long term, locat ing residences, shops, off ices and recreat ion faci l i t ies in c lose proximity to one another 

and in a connected f ine-grain network of  streets wi l l  help to enhance the v i ta l i ty of  the KDA, reducing 

rel iance on indiv idual  car ownership and attract ing an increased number of  residents,  workers and vis i tors 

to the streets,  s idewalks,  cycl ing paths and publ ic spaces in the area. 

Recommendations

•	 A mix of  uses should be promoted across the ent i re 16th KDA area. The mix of  uses should str ive 

for an appropr iate balance between resident ia l  and non-resident ia l  uses, ref lect ing the role of 

KDAs as areas with the highest mix of  uses in the Regional  Corr idor.  To achieve this balance of 

uses, the Secondary Plan should include mixed-use targets that provide opportunit ies for people 

to l ive,  work,  shop, enjoy open spaces and access recreat ion and entertainment in the area. 

•	 The mix of  uses in the 16th KDA should only include uses that are permitted in the Off ic ia l  Plan. 

These include: medium and high density resident ia l ,  off ice and major off ice,  commercial ,  retai l 

and major retai l ,  community uses, parks and open spaces and l ive-work units.  

•	 Mixed-use development with ground f loor retai l  is  required along Yonge Street.

•	 The mix of  uses should take into considerat ion the exist ing retai l  character of  the area and 

should contr ibute to enhancing i t  by support ing the cont inued funct ional i ty of  Hi l lcrest Mal l  and 

i ts potent ia l  expansion.

•	 Off ice uses should be encouraged at the intersect ion of Yonge Street and 16th Avenue/Carrvi l le 

and in close proximity to transit  stat ions.

•	 Uses that are predominant ly resident ia l  should be concentrated along the Greenway designat ion 

and adjacent to areas designated as Neighbourhoods that are located outside of the KDA 

designat ion.

Height and Density

As out l ined in the Off ic ia l  Plan and i l lustrated in the preferred land use and design scenar io,  the greatest 

height and density in the KDA wi l l  be concentrated at the Yonge Street and 16th Avenue/Carrvi l le Road 

intersect ion. Height and density wi l l  decl ine gradual ly towards the edges of the KDA boundar ies and as 

distance increases away from the intersect ion, with the lowest and least dense bui ldings located in areas 

that abut exist ing low-r ise neighbourhoods outside of the KDA designat ion. This transit ional  approach wi l l

ensure that the ta l lest  and most dense bui ldings are located in close proximity to the transit  corr idors and

transit  stat ion areas, whi le providing an appropr iate progression from the intersect ion into adjacent areas,

and from the KDA into the surrounding neighbourhoods. 
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Recommendations

Secondary Plan provis ions related to height and density in the KDA must implement Off ic ia l  Plan pol ic ies 

by sett ing out the fol lowing object ives:

•	 The proposed distr ibut ion of density for sub-areas within the KDA is shown in Figure 7.  This is 

based on achieving an average density of  between 2.5 and 3.0 FSI across the KDA. 

•	 Bui ldings within the KDA should have a minimum height of  3 storeys and a maximum of 20 

storeys (at  the corner of  Yonge Street and Carrv i le Road/16th) ,  with a maximum base bui lding 

height of  6 storeys. 

•	  Development abutt ing the Neighbourhood designat ion should have a maximum height 

of  3 storeys (except where i t  abuts exist ing mid- or high-r ise resident ia l  bui ld ings in the 

Neighbourhood designat ion) .

•	 The tal lest  bui ld ings in the KDA should be directed towards the intersect ion of Yonge Street and 

16th Avenue/Carrvi l le Road.

•	 One development block should be establ ished in the KDA, incorporat ing the four quadrants (as 

shown in Figure 7) .

•	 When calculat ing FSI,  appl icants should consider the Off ic ia l  Plan def in i t ion of  “developable 

area”,  which excludes environmental  areas,  the Greenway and major infrastructure r ights of  way 

(not including local  streets) .

Figure 7. Proposed maximum densities in the 16th KDA
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•	 A height schedule should be included in the Secondary Plan including the fol lowing four 

categor ies to direct bui ld ing height within the KDA (see Figure 8) :

»   Low-r ise bui ldings: maximum of 4 storeys in height.

»   Mid-r ise bui ldings: maximum of 8 storeys in height. 

»   Tal l  bui ld ings: maximum of 15 storeys in height.

»  Tal l  bui ld ings located at the intersect ion of Yonge Street and 16th Avenue/Carrvi l le Road: 

maximum of 20 storeys in height. 

•	 To ensure an adequate transit ion between the KDA and areas within the Neighbourhood 

designat ion, development within the 16th KDA should be designed so as to provide a 45 degree 

angular v iew plane measured from the adjacent property l ine in the Neighbourhood designat ion 

(see Figure 9) .  The measurement should consider a l l  aspects of  the bui ldings, excluding the 

mechanical  penthouse. 

•	 In addit ion,  in the southwest quadrant,  the angular plane should be measured from the rear of 

the low-r ise propert ies f ront ing on the north s ide of  Spruce Avenue.

Figure 8 . Proposed Building Height Framework
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Figure 9. Example of a 45 degree angular view plane
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Built Form

The exist ing character of  the 16th KDA provides a unique 

opportunity for intensi f icat ion that wi l l  lead to a more urban 

environment and to the creat ion of a sense of place. Current ly, 

exist ing bui ldings have l i t t le re lat ionship to the street and 

commercial  bui ld ings are general ly set behind vast areas 

of surface parking. The addit ion of  new bui ldings that are 

responsive to the overal l  context of  the KDA, that are sensit ive 

to adjacent neighbourhoods and that re late appropr iately to 

the streets can create a posit ive,  human-scaled exper ience 

that wi l l  help to promote l ivabi l i ty and shape the future ident i ty 

of  the KDA. 

Given that development in the area wi l l  occur over t ime and 

over the long term, the preferred land use and design scenar i

provides direct ion for the creat ion of a more consistent bui l t 

form and streetscape pattern that wi l l  cont inue to enhance th

area as the 16th KDA evolves. 

o 

e 

Recommendations

•	 The Secondary Plan must implement the design 

requirements out l ined in the Off ic ia l  Plan, which 

specify the fol lowing:

»  A pedestr ian-or iented character;

»  Gateway bui ldings or iented towards the 

intersect ion of Yonge Street and Carrv i l le 

Road/16th Avenue;

»  V isual  focal  points with coordinated bui lding 

mater ia ls,  streetscape elements,  landscaped 

spaces and publ ic art  that contr ibute to a uni f ied 

theme.

»  Bui ld ings should support  act ive street f rontages 

and promote a safe and pleasant pedestr ian 

environment.

»  Bui ld ings should be designed to provide for l ight, 

v iew and pr ivacy, and to reduce the impact of 

shadows on parks and publ ic spaces. Towers 

should be separated from each other by a 

minimum of 25 metres,  and tower f loor plates 

should be less than 750 m2. 

»  Bui ld-to l ines and bui lding frontages along Yonge 

Street should be designed to accommodate the 

future widening of the r ight-of-way to 45 metres 

as part  of  the Yonge Street VIVA BRT project.

Figure 10. Example of an active street frontage

Figure 11. Example of a pedestrian-oriented 
neighbourhood

Figure 12. Example of a gateway building

Figure 13. Example of the transition to an 
abutting an existing low-rise neighbourhood
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»  An appropr iate bui l t  form transit ion should be 

achieved within the KDA and from the KDA to 

adjacent neighbourhoods through appropr iate 

setbacks, in addit ion to a 45 degree angular 

v iew plane measured from the adjacent property 

l ine in the Neighbourhood designat ion. The 

measurement should consider a l l  aspects of  the 

bui ldings, excluding the mechanical  penthouse. 

This wi l l  ensure that new development is 

compatible with the planned scale and 

character of  the KDA and adjacent areas.

•	 In addit ion,  the Secondary Plan should promote 

mult i- f rontage bui ldings along streets to animate the 

publ ic realm.

Figure 14. Built Form Demonstration Plan - 16th KDA
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Expanded urban open space system

Given that there are no exist ing parks and very few trees within the KDA boundar ies,  green space 

current ly accounts for just  over 10% of the 16th KDA, consist ing most ly of  “ left  over” areas with poor 

qual i ty landscaping. However,  s igni f icant opportunit ies exist  for  improvement in the area through the 

creat ion of an expanded urban open space system connect ing the KDA to exist ing parks and open 

spaces, including the exist ing German Mi l ls  Creek and TRCA natural  her i tage lands ( in the eastern edge 

of the KDA),  and the future David Dunlap Observatory Park,  which is located to the northeast of  the KDA. 

The Off ic ia l  Plan requires KDAs to have a system of urban open space connect ions to support  pedestr ian 

and cycl ing mobi l i ty.  The preferred land use and design scenar io i l lustrates an approach to achieving this 

object ive by introducing an open space system that serves as a def in ing feature of  the 16th KDA.   

Recommendations

•	 Open spaces should create and enhance gateway elements at  the intersect ion of Yonge Street 

and 16th Avenue/Carrvi l le Road through the use of dist inct ive landscaping features along those 

streets,  and through the creat ion of strong l inkages to the Greenway from Yonge Street. 

•	 The open space system should form a network that connects and integrates the four quadrants 

of  the KDA through tree- l ined streets,  as wel l  as pedestr ian and cycl ing paths l inked with the 

Town’s broader Greenway System. 

•	 A green connect ion along the rai l  corr idor should provide a north/south connect ion between the 

KDA, the Regional  Centre and Br idgeview Park /  future David Dunlap Observatory Park,  whi le 

new open spaces within the KDA should create east/west connect ions to the Greenway System.  

Figure 15. Proposed Parks and Open Spaces Framework
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David Dunlap Observatory Park Master Plan 
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•	 Proposed parks and open spaces in the KDA may be publ ic or pr ivately owned, as descr ibed 

in more detai l  in the sub-sect ions for each quadrant below. The ul t imate determinat ion of 

ownership wi l l  occur as part  of  the Secondary Planning process. 

•	 Consistent with the Planning Act,  parkland may be acquired at a rate of  5% of the land 

proposed for resident ia l  development,  or at  a rate of  1 hectare for every 300 dwel l ing units 

proposed (whichever is greater ) .  For commercial  and industr ia l  development,  parkland may be 

acquired at a rate of  2%. The Town may also require the payment of  cash-in- l ieu of  parkland 

dedicat ion. These rat ios should be pursued dur ing the implementat ion of the secondary plan t

ensure provis ion of suitable parkland within and in close proximity to the area. 

o 

The next sect ion of the report  descr ibes the character and funct ion of the proposed parks and open 

spaces in each of the four quadrants in more detai l .

Figure 16. Examples of multi-purpose parks, green connections and landscaped sidewalks
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Streets and Blocks

The 16th KDA current ly has only three exist ing publ ic streets,  which bisect the KDA into four quadrants: 

Yonge Street,  Carrv i l le Road and 16th Avenue. North-south connect iv i ty is expected to be improved 

through the approved extension of Northern Heights Dr ive in the southeast quadrant,  and through the 

addit ion of  a new street ident i f ied in the Town’s Off ic ia l  Plan, which wi l l  run paral le l  to Yonge Street in 

the southwest quadrant.  At present,  c i rculat ion choices are s igni f icant ly l imited for pedestr ians,  cycl ists, 

and vehicles. 

The preferred land use and design scenar io proposes a more f ine-grained pattern of  streets and blocks 

with shorter,  wel l-connected blocks to improve permeabi l i ty and promote a safer and more invi t ing 

environment for pedestr ians and cycl ists.  New local  streets,  midblock connect ions, intersect ions, 

crosswalks and cycl ing paths wi l l  work together to accommodate di fferent users and funct ions. Streets 

wi l l  favour accessibi l i ty and wi l l  serve as attract ive dest inat ions through the design of streetscapes 

that incorporate features such as an extended tree canopy and high qual i ty paving, street furni ture,  and 

pedestr ian scale l ight ing. 

In addit ion to promoting a more eff ic ient c i rculat ion pattern 

for di fferent users within the KDA, the goal  of  the proposed 

network of  streets and blocks is to improve the connect ion 

between the area and the broader Town, enhancing the role 

of  the KDA as a node and dest inat ion in Richmond Hi l l . 

Recommendations

•	 Secondary Plan provis ions relat ing to streets and 

blocks must implement the design pol ic ies out l ined 

in the Off ic ia l  Plan, which direct for a f ine-grain 

street network promoting walkable streets,  and the 

addit ion of  new local  streets to support  connect ions 

within the KDA and to adjacent neighbourhoods. 

Schedule A8 to the Off ic ia l  Plan ident i f ies a planned 

local  street running paral le l  to Yonge Street in the 

KDA’s southwest quadrant,  between Carrv i l le Road 

and Richmond Hi l l  Centre. 

•	 Al l  new local  streets should be designed to meet 

Town standards, according to the pol ic ies out l ined 

in Sect ion 3.5.6(5)  of  the Off ic ia l  Plan (Funct ional 

Street Classi f icat ion) .

•	 Proposed local  streets are descr ibed in more 

detai l  in the sub-sect ions for each quadrant below 

including a proposed single- loaded street a long the 

greenway as shown in Figure 19.  

Figure 17. Existing streets in the 16th KDA

Figure 18. Example of a pedestrian- and 
cycling-friendy street

195



Yonge Street & 16th Avenue Key Development Area Background Study Page 22

•	 Streetscapes should be designed to promote 

accessibi l i ty and enhance the character of  the 

KDA, incorporat ing high qual i ty design elements, 

street t rees and features intended to promote 

pedestr ian and cycl ing comfort  and safety,  such 

as l ight ing, street furni ture,  pedestr ian shelters, 

and dist inct ive paving mater ia ls to improve 

pedestr ian and cycl ist  crossings.

•	 Secondary Plan provis ions should ref lect the 

planned Yonge Street VIVA BRT streetscape 

improvements (see Figure 21) ,  which include:

»   The widening of the Yonge Street r ight-of-

way to 42 metres and up to 45 metres in the 

long term;

»  A central  dedicated BRT lane;

»  Four travel  lanes;

»   Right hand turning lanes at intersect ions;

»  1.4 metre wide cycl ing lanes; and

»  Wide pedestr ian boulevards with street t ree 

plant ing in trenches.

•	 Secondary Plan provis ions should also provide 

direct ion for the conf igurat ion of  Carrv i l le Road 

within the KDA area. As descr ibed in detai l  in the 

next sect ion of th is report ,  two new intersect ions 

are proposed along Carrv i l le Road. A proposed 

cross sect ion is shown in Figure 22, which 

i l lustrates:

»  Bicycle paths along the north and south 

s ides of Carrv i l le Road between the s idewalk 

and the curb;

»  A landscaped median to accommodate left 

turns;  and

»  Wide sidewalks with plant ing zones.
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Preferred Scenario
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Existing Streets

Potential New Streets 
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TTC Subway alignment
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*David Dunlap Observatory new bridge connection at Observatory Lane 
proposed as part of David Dunlap Observatory Park Master Plan

 

Right of Way

Yonge Street/ Carville/16th (Arterial Streets)

Local Streets*

Park Street

Pedestrian Connection / Access  

* Hillcrest redevelopment including street 
reconfiguration subject to specific requirements 
including staging of expansion and parking, 
maintenance and access.
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Figure 19. Proposed Streets and Blocks Framework
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Figure 21. Proposed Yonge Street Cross Section at 16th Avenue
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Figure 22. Proposed Carrville Road Cross Section 
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Parking and Servicing

The 16th KDA current ly serves as a hub of retai l  act iv i ty in Richmond Hi l l ,  and intensi f icat ion in the area 

is expected to promote a more balanced mix of  uses whi le further enhancing the retai l  character of  the 

16th KDA. As the area evolves,  i t  wi l l  be important to ensure an approach to parking that wi l l  contr ibute 

to improving accessibi l i ty and circulat ion patterns in the 16th KDA in the long term. As the KDA develops 

into a transit ,  pedestr ian and cycl ing or iented community,  patterns of  c i rculat ion in the area wi l l  change 

and demand for vehicle parking wi l l  l ikely be reduced. 

Recommendations

•	 The Off ic ia l  Plan directs parking in the KDA to be located below grade, structured or on street.

•	 A parking strategy is recommended as development projects are prepared that implements the 

Town’s 2010 Draft  Parking Strategy (or as ul t imately f inal ized by the Town). 

•	 On-street parking should be discouraged along Yonge Street,  Carrv i l le Road and 16th Avenue.

•	  Service and loading areas should be located in the rear of  or within bui ld ings so as not to 

impact the publ ic realm, and should be screened from adjacent resident ia l  areas to reduce noise 

and visual  impacts.

•	 Bicycle parking should be provided in resident ia l ,  retai l  and off ice bui ldings, at  t ransit  stat ions 

and along cycl ing routes.

Parking pol icy measures are further discussed in Sect ion 4.3 of  th is report .
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3. RECOMMENDED LAND USE AND DESIGN FRAMEWORK BY QUADRANT

Achieving the v is ion for the 16th KDA over the long term requires an approach focused on strengthening 

the connect ion between the four dist inct quadrants that comprise the area, bui ld ing on each quadrant’s 

exist ing character ist ics,  and ident i fy ing opportunit ies to integrate these character ist ics into a dist inct ive, 

wel l-connected and cohesive neighbourhood. I t  wi l l  a lso require acknowledging that development in the 

16th KDA wi l l  happen incremental ly over t ime, which wi l l  require pol ic ies that are designed to guide and 

respond to this evolut ion.  Below is a descr ipt ion of  specif ic approaches recommended in each of the 

quadrants with the intent of  achieving these object ives.6  

Figure 23. Hillcrest Mall and intersection of Yonge 
Street and Carrville Road

3.1 Northwest Quadrant

The northwest quadrant,  which consists of  the Hi l lcrest Mal l 

s i te,  is  the largest quadrant in the 16th KDA. Hi l lcrest Mal l 

serves as a key retai l  anchor in Richmond Hi l l ,  having played 

a s igni f icant role in the municipal i ty and regional ly s ince the 

1970s. The Mal l  is  current ly undergoing an expansion along 

i ts Yonge Street f rontage, which wi l l  add approximately 50,000 

square feet of  retai l  space to the exist ing mal l .  Prospects 

exist  for  incremental  urbanizat ion over the short  and medium 

terms on the edges of the s i te,  a long Yonge Street and 

Carrv i l le Road on the exist ing surface parking lots,  leading to 

a more comprehensive transformation of th is quadrant over 

the long term. 

Recommended Framework for the Northwest Quadrant

Land Use

•	 Hil lcrest Mal l ,  including i ts major retai l  and 

commercial  funct ions, wi l l  be maintained and 

expansion to the bui lding height should be 

encouraged to provide a greater mix of  uses over the 

long term.

•	 Off ice uses should be encouraged at the intersect ion 

of Yonge Street and Carrv i l le Road.

•	 Retai l  and resident ia l  mixed-use development should 

be encouraged elsewhere in the quadrant.

Streets and Blocks

•	 New streets in th is quadrant should be informed by 

the exist ing pattern of  vehicular movement in the 

Hi l lcrest Mal l  s i te.  Streets should also be al igned 

so as to connect to internal  mal l  c i rculat ion paths 

in order to faci l i tate pedestr ian access through the 

mal l  and into surrounding areas. A conceptual  street 

system is shown on Figure 24.

6 Diagrams and photos are provided for illustrative purposes.

Figure 24. Proposed street network in the 
northwest quadrant
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•	 A new pedestr ian connect ion at the northern edge of 

the quadrant and mult ip le connect ions along Yonge 

Street and Carrv i l le Road, as shown in Figure 24, 

wi l l  help to strengthen connect iv i ty between this 

quadrant and other areas in the KDA. 

•	 Two new intersect ions along Carrv i l le Road should 

be provided, as shown in Figure 24, to enhance 

north-south circulat ion in the KDA and improve 

connect iv i ty between the northwest and southwest 

quadrants.

•	 A new street is recommended to run along the rear 

of  Hi l lcrest Mal l ,  designed to provide an adequate 

transit ion between the mal l  and the low-r ise 

neighbourhood to the west,  in order to create an 

attract ive and invi t ing main street and ‘entrance’ 

feel  a long the northwestern edge of the KDA. 

Building Heights 

•	 The tal lest  bui ld ings (up to 20 storeys)  in the 

northwestern quadrant should be concentrated at 

the intersect ion of Yonge Street and Carrv i l le Road. 

•	 Tal l  bui ld ings (up to 15 storeys)  should be al igned 

along the remaining sect ions of Yonge Street.

•	 Along Carrv i l le Road, there should be a transit ion 

in height f rom the adjacent neighbourhood to the 

intersect ion of Yonge Street and Carrv i l le Road, 

consist ing of mid-r ise bui ldings (up to 8 storeys) 

adjacent to the western edge of the KDA, fol lowed 

by tal l  bui ld ings (up to 15 storeys) ,  t ransit ioning into 

the ta l lest  bui ld ings located at the intersect ion.

•	 In the long term, there is potent ia l  for  up to 7 

addit ional  storeys to be added above port ions of  the 

exist ing Hi l lcrest Mal l  bui ld ing, which could include 

a parking structure.

•	 Proposed bui lding height distr ibut ion is shown in 

Figure 26.

Figure 25. Example of the rear portion of a 
shopping mall  

Figure 26. Proposed building heights in the 
northwest quadrant
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Public Realm

Four new parks are recommended in the northwest quadrant,  as 

fol lows:
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Figure 27. Proposed open space framework in 
the northwest quadrant
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reconfiguration subject to specific requirements 
including staging of expansion and parking, 
maintenance and access.

Public Realm

Four new parks are recommended in the northwest quadrant, as follows:

Gateway Plaza

• One of the most distinctive placemaking features of the 16th 
KDA will be the addition of a wide strip of public open 
space at the corner of Yonge Street and Carrville Road 
in the northwest quadrant, leading into the interior of 
the block, as illustrated in Figure 27. This park will act as 
a Gateway Plaza into Hillcrest Mall and into the KDA. This 
space  is envisioned as a publicly-owned central plaza 
that will play an important role in supporting the social, 
recreational and commercial vitality of the neighbourhood, 
drawing pedestrians into the area and providing 
a distinctive sense of arrival into the KDA. The plaza 
will also serve as an east- west pedestrian connection 
linking the northwest quadrant with the Greenway 
System to the east.

Community Square

• The addition of a park in the northern portion of the northwest 
quadrant will complement the open space network, 
serving as a key community amenity to support future 
intensification along Yonge Street, along with providing 
a dedicated space for the Hillcrest Mall farmers’ market. 
The square, which is envisioned as a public or privately-owned, 
publicly accessible space, would be a suitable 
location for a community amenity potentially located 
within one of the adjacent buildings.

Rear Courtyard

• A privately-owned open space located along the western 
side of Hillcrest Mall will offer a sense of entrance 
into the mall, supporting the creation of a main street 
feel that will also provide a transition from the KDA into 
the adjacent neighbourhoods  to the west, while addressing 
the existing inactive character of the rear portion 
of the mall.

Urban Square

• A privately-owned urban square is envisioned along Carrville 
Road at the western edge of the quadrant, providing 
a western gateway feature to the KDA.
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Figure 28. Examples demonstrating the concept 
of a gateway plaza, a community square and a 
rear courtyard 

Gateway Plaza

•	 One of the most dist inct ive placemaking features 

of  the 16th KDA wi l l  be the addit ion of  a wide str ip 

of  publ ic open space at the corner of  Yonge Street 

and Carrv i l le Road in the northwest quadrant, 

leading into the inter ior  of  the block, as i l lustrated 

in Figure 27. This park wi l l  act as a Gateway Plaza 

into Hi l lcrest Mal l  and into the KDA. This space 

is envis ioned as a publ ic ly-owned central  plaza 

that wi l l  p lay an important role in support ing the 

social ,  recreat ional  and commercial  v i ta l i ty of  the 

neighbourhood, drawing pedestr ians into the area 

and providing a dist inct ive sense of arr ival  into 

the KDA. The plaza wi l l  a lso serve as an east-

west pedestr ian connect ion l inking the northwest 

quadrant with the Greenway System to the east.

Community Square

•	 The addit ion of  a park in the northern port ion of 

the northwest quadrant wi l l  complement the open 

space network,  serving as a key community amenity 

to support  future intensi f icat ion along Yonge Street, 

a long with providing a dedicated space for the 

Hi l lcrest Mal l  farmers’  market.  The square,  which is 

envis ioned as a publ ic or pr ivately-owned, publ ic ly 

accessible space, would be a suitable locat ion for a 

community amenity potent ia l ly  located within one of 

the adjacent bui ld ings.

Rear Courtyard

•	 A pr ivately-owned open space located along the 

western s ide of Hi l lcrest Mal l  wi l l  offer  a sense of 

entrance into the mal l ,  support ing the creat ion of 

a main street feel  that wi l l  a lso provide a transit ion 

from the KDA into the adjacent neighbourhoods 

to the west,  whi le addressing the exist ing inact ive 

character of  the rear port ion of  the mal l . 

Urban Square

•	 A pr ivately-owned urban square is envis ioned along 

Carrv i l le Road at the western edge of the quadrant, 

providing a western gateway feature to the KDA.
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Built Form

•	 The northwest quadrant is envis ioned to be transformed through the expansion of Hi l lcrest 

Mal l  and through the addit ion of  mixed-use bui ldings that wi l l  f rame the streets and support  a 

pedestr ian-or iented environment around the mal l .  The transit ion wi l l  involve the replacement of

exist ing surface parking lots over t ime with structured and/or underground parking, in order to 

maintain vehicular accessibi l i ty.  

•	 Bui ldings located at the intersect ion of Yonge Street and Carrv i l le Road should s i t  on a podium 

base that may be progressively lower in height as i t  approaches the mal l .  A transit ion in height 

wi l l  protect the gateway plaza from shadow impacts and wi l l  contr ibute to a more human-scale 

exper ience at th is central  meet ing place and gather ing locat ion.

•	 Bui ldings that a l ign along Yonge Street and 

Carrv i l le Road should also s i t  on a podium base 

and be designed to frame the street edge.

•	 Bui ldings located along Carrv i l le Road in the 

western edge of the quadrant should be designed 

to provide an adequate transit ion to the adjacent 

neighbourhood.

•	 Hil lcrest Mal l  is  envis ioned to undergo a planned 

expansion, with the potent ia l  for  future addit ions 

that would br ing the bui lding closer to the street 

edge. 

Figure 29. Example of a tower sitting on a podium 
base

Figure 30.  Aerial view: northwest quadrant (looking towards southeast)

Carrville Rd.

Yonge St.
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3.2 Northeast Quadrant

The northeast quadrant is comprised of a s ingle parcel  which is current ly occupied by the South Hi l l 

Shopping Centre,  a smal ler-scale commercial  dest inat ion across from Hi l lcrest Mal l .  This quadrant 

offers s igni f icant opportunit ies for more robust phasing of redevelopment.  The vis ion for the future 

redevelopment of  the quadrant involves a number of  key features,  including a central  park/plaza that 

leverages the subway al ignment (which must be protected in this quadrant) ;  a l inear green frontage 

along 16th Avenue, which serves to provide an east/west connect ion between the KDA and the Greenway 

System; landscaping features to address the s lope of the 16th Avenue overpass above the rai lway; 

new streets providing publ ic access to the Greenway lands; and a f ine-grained network of  streets and 

pedestr ian connect ions.  

Recommended Framework for the Northeast Quadrant

Land Use

•	 An anchor grocery store funct ion should be provided for over the long term in this quadrant.

•	 Off ice uses should be encouraged at the intersect ion of Yonge Street and 16th Avenue. 

•	 Retai l  and resident ia l  mixed-use development should be encouraged elsewhere in the quadrant.

Streets and Blocks

•	 The new street network envis ioned in the 

northeast quadrant introduces a more 

evenly distr ibuted pattern of  streets and 

blocks, with smal ler  blocks providing 

mult ip le access points within the quadrant 

and connect ing with adjacent areas of the 

KDA and with the Greenway to the east.  A 

conceptual  local  street system is shown on 

Figure 32.

•	 North-south connect ions wi l l  be further 

enhanced through a new local  street 

envis ioned along part  of  the subway 

al ignment,  as wel l  as a pedestr ian path 

connect ing the l inear open space in the 

south with the centre of  the quadrant.

•	 An east-west pedestr ian connect ion is 

envis ioned in the northern edge of the 

quadrant,  which wi l l  provide an addit ional 

connect ion to the tra i l  system running 

north-south along the rai l  t racks. 

•	 The east-west streets (see Figure 32)  bui ld 

on the exist ing circulat ion pattern in this 

block and create a f ine-grained street 

network. 

Figure 31. Entrance to South Hill Shopping 
Centre in the northeast quadrant
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•	 A major change envis ioned in this quadrant 

is the replacement of  the exist ing r ing road 

running along 16th Avenue with a new green 

pedestr ian and cycl ing connect ion (see 

Figure 33) ,  which wi l l  l ink to a tra i l  system 

connect ing the KDA with the Regional 

Centre to the south,  and to David Dunlap 

Observatory to the north.  The advantage 

of th is is that i t  would normal ize the street 

between Yonge Street and the rai lway 

l ine to the east and create an opportunity 

for a l inear park with cycl ing and walking 

tra i ls  between Yonge Street and the TRCA 

regulated green space. I t  wi l l  a lso create 

an attract ive frontage for bui ld ings located 

along 16th Avenue. 

•	 North-south vehicular c i rculat ion wi l l  be 

maintained through a new single- loaded 

street running along the Greenway. This 

street wi l l  provide vis ibi l i ty and publ ic 

access to the Greenway frontage. 
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Figure 32. Proposed street network in the 
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Building Heights 

•	 The tal lest  bui ld ings (up to 20 storeys)  in the 

northeast quadrant should be concentrated at the 

intersect ion of Yonge Street and 16th Avenue. 

•	 Mid-r ise bui ldings (up to 8 storeys)  should be 

al igned along the northern edge of the quadrant,  in 

order to provide a transit ion in height f rom the KDA 

into the adjacent townhouses to the north. 

•	 Tal l  bui ld ings (up to 15 storeys)  are envis ioned in the 

remaining areas of the northeast quadrant.

•	 Proposed bui lding height distr ibut ion is shown on 
Figure 34.

Figure 34. Proposed building heights in the 
northeast quadrant
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Public Realm

Two dist inct ive open space features are proposed in the northeast quadrant,  as fol lows:

Linear Park

•	 A publ ic ly-owned l inear east-west green connect ion is envis ioned along 16th Avenue along the 

southern edge of the quadrant.  This dist inguishing publ ic realm feature is intended to connect 

the centre of  the KDA with the Town’s broader Greenway System, through the north-south tra i l 

system running along the rai l  t racks, whi le re inforcing the intersect ion of Yonge Street and 16th 

Avenue/Carrvi l le Road as a gateway into the KDA.

Central Market Plaza

•	 A key placemaking feature in the northeast quadrant is 

a publ ic ly owned central  plaza,  which wi l l  leverage a 

sect ion of the subway al ignment and is envis ioned as 

a potent ia l  market plaza serving the KDA. This plaza 

wi l l  provide an addit ional  central  gather ing place in the 

KDA, providing opportunit ies for publ ic events and other 

act iv i t ies that can support  the social  and commercial 

v i ta l i ty of  th is quadrant. 

Figure 35. Examples of a linear park and central 
market plaza 

Figure 36. Proposed open space framework in the northeast quadrant
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Built Form

•	 The northeast quadrant is expected to accommodate a s igni f icant share of  future development 

in the KDA. A number of  new bui ldings of di fferent shapes and sizes are envis ioned in this 

quadrant,  contr ibut ing to the creat ion of a dynamic and visual ly appeal ing pedestr ian-or iented 

environment.  These include tal l  bui ld ings with a podium base framing the streets along 16th 

Avenue and along the greenway, and mid-r ise bui ldings with internal  courtyards facing the 

townhouses along the northern edge of the KDA. The 

mid-r ise bui ldings wi l l  ensure an adequate transit ion 

in height f rom the KDA into the adjacent townhouses 

to the north.  

•	 The tal lest  bui ld ings in this quadrant wi l l  be located 

at the intersect ion of Yonge Street and 16th Avenue. 

These bui ldings should be designed to reinforce 

the role of  the intersect ion as a gateway into the 

KDA, preferably with towers s i t t ing on a podium to 

frame the street edge and enhance the pedestr ian 

exper ience along Yonge Street and 16th Avenue.  

Figure 37. Example of a building courtyard

16th Avenue
Yonge St.

Figure 38. Aerial view: northeast quadrant (looking southwest)
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3.3 Southwest Quadrant

The southwest quadrant has a f iner grain of  land ownership and current ly contains a narrower depth 

along the Yonge Street and Carrv i l le Road frontages. A key object ive of  the preferred land use and design 

scenar io in the context of  th is quadrant is to provide for an appropr iate transit ion between the KDA and 

the adjacent low-r ise neighbourhood through setbacks and height t ransit ion.  An expansion of the KDA 

boundary is proposed in this quadrant,  as i l lustrated in Figure 40, which wi l l  incorporate lots located 

north of  Spruce Avenue and between the new proposed streets into the KDA.

Recommended Framework for the Southwest Quadrant

Land Use

•	 Retai l  and resident ia l  mixed-use development should be encouraged along Carrv i l le Road and 

Yonge Street. 

•	 Off ice uses should be encouraged above grade along Yonge Street and Carrv i l le Road.

•	 Resident ia l  development should be encouraged elsewhere in the quadrant.  

Streets and Blocks

•	 Three new streets should be accommodated in 

this quadrant,  including a new north-south street 

that has been ident i f ied in the Off ic ia l  Plan 

running paral le l  to Yonge Street,  a new east-

west street running paral le l  to Carrv i l le,  and a 

new north-south street del ineat ing the western 

boundary of  the KDA from Carrvi l le Road to 

Spruce Avenue (shown conceptual ly on Figure 

39) .  The new streets wi l l  result  in four smal ler 

blocks in this quadrant,  s igni f icant ly improving 

circulat ion and connect iv i ty within the quadrant 

and with surrounding areas. 

•	 Connect iv i ty between this quadrant and the 

Hi l lcrest Mal l  s i te should be further enhanced 

through two new publ ic street connect ions 

to Carrv i l le Road. The easter ly intersect ion 

located west of  Yonge Street on Carrv i l le Road 

is recommended to be signal ized. These two 

new intersect ions wi l l  improve walkabi l i ty by 

providing addit ional  s ignal ized crossings along 

Carrv i l le Road, whi le improving north-south 

vehicular c i rculat ion.

Figure 39. Proposed street network in the 
southwest quadrant
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3.3 Southwest Quadrant

The southwest quadrant has a finer grain of land ownership and currently contains a narrower depth along the Yonge Street and Carrville 
Road frontages. A key objective of the preferred land use and design scenario in the context of this quadrant is to provide for 
an appropriate transition between the KDA and the adjacent low-rise neighbourhood through setbacks and height transition. An expansion 
of the KDA boundary is proposed in this quadrant, as illustrated in Figure 40, which will incorporate lots located north of Spruce 
Avenue and between the new proposed streets into the KDA.

Recommended Framework for the Southwest Quadrant

Land Use

• Retail and residential mixed-use development should be encouraged along Carrville Road and Yonae Street.

• Office uses should be encouraged above grade along Yonge Street and Carrville Road

• Residential development should be encouraged elsewhere in the quadrant.

Streets and Blocks

• Three new streets should be accommodated in this quadrant, 
including a new north-south street that has been 
identified in the Official Plan running parallel to Yonge 
Street, a new east- west street running parallel to 
Carrville, and a new north-south street delineating the 
western boundary of the KDA from Carrville Road to 
Spruce Avenue (shown conceptually on Figure 39). The 
new streets will result in four smaller blocks in this quadrant, 
significantly improving circulation and connectivity 
within the quadrant and with surrounding areas. 

• Connectivity between this quadrant and the Hillcrest Mall 
site should be further enhanced through two new 
public street connections to Carrville Road. The easterly 
intersection located west of Yonge Street on Carrville 
Road is recommended to be signalized. These 
two new intersections will improve walkability by 
providing additional signalized crossings along Carrville 
Road, while improving north-south vehicular circulation. 



Yonge Street & 16th Avenue Key Development Area Background Study Page 36

Observatory Lane 

Hillcrest 
Mall

David 
Dunlap 
Observatory

16th Avenue
Carrville Road

Yo
ng

e 
S

tr
ee

t

Spruce Avenue

Oak Avenue

Building Heights 

•	 Bui lding heights in this quadrant wi l l  need to 

respect the low-r ise character of  the surrounding 

neighbourhoods to the west and south of  the KDA. 

•	 The tal lest  bui ld ings in this quadrant are directed 

to al ign along Yonge Street at  the intersect ion of 

Carrv i l le Road, which are envis ioned to be up to 20 

storeys in height.

•	 Height wi l l  become progressively lower towards the 

western edge of the KDA, with mid-r ise bui ldings 

containing tal ler  e lements directed towards the 

Carrv i l le Road frontage and south of  the intersect ion 

on Yonge Street,  and medium density uses directed 

to the southern block adjacent to the low-r ise 

neighbourhood south of  Spruce Street.

•	 Proposed bui lding height distr ibut ion is shown on 

Figure 40.

Public Realm

•	 A smal l  publ ic ly-owned urban square is envis ioned 

in this quadrant,  which is i l lustrated in Figure 41 

between the townhouses and the proposed north-

south local  street. 

•	 The southwest quadrant wi l l  be served pr imari ly by 

the Spruce Avenue Parkette,  located direct ly south 

of  the expanded KDA boundary.  I t  is  recommended 

that any new development in th is quadrant 

contr ibute to the future expansion of the Spruce 

Avenue Parkette.

Built Form

•	 The tal lest  bui ld ings in this quadrant (up to 20 

storeys)  are envis ioned at the intersect ion of 

Yonge Street and 16th Avenue. Bui lding heights 

should gradual ly t ransit ion down towards the 

neighbourhoods located to the west and south. 

•	 Mid-r ise bui ldings containing tal ler  e lements are 

envis ioned along the Carrv i l le Road frontage, and 

townhouses are envis ioned in the internal  block 

along the Spruce Avenue frontage to provide 

an appropr iate bui l t  form transit ion to adjacent 

neighbourhoods.   

Building Heights 

• Building heights in this quadrant will need to respect the low-rise character 
of the surrounding neighbourhoods to the west and south 
of the KDA. 

• The tallest buildings in this quadrant are directed to align along Yonge 
Street at the intersection of Carrville Road, which are envisioned 
to be up to 20 storeys in height. 

• Height will become progressively lower towards the western edge of the KDA, with 
mid-rise buildings containing taller elements directed towards the Carrville Road 
frontage and south of the on Yonge Street, and medium density uses directed 
to the southern block adjacent to the low-rise neighbourhood south of Spruce 
Street. 

• Proposed building height distribution is shown Figure 40. 

Public Realm 

• A small publicly-owned urban square is in this quadrant, 
which is illustrated in Figure 41 between the townhouses 
and the proposed north- south local street. 

the Spruce Avenue Parkette, located directly south of the expanded 
KDA boundary. It is recommended that any new 
development in this quadrant contribute to the future expansion 
of the Spruce Avenue Parkette. 

Built Form

• The tallest buildings in this quadrant (up to 20 storeys) are envisioned 
at the intersection of Yonge Street and 16th Avenue. 
Building should gradually transition down towards the neighbourhoods 
located to the west and south. 

envisioned along the Carrville Road frontage, and townhouses 
are envisioned in the internal block along the 
Spruce Avenue frontage to provide an appropriate built 
form transition to adjacent neighbourhoods. 

Figure 42. Example of a three-storey townhouse 
development

Figure 40. Proposed building heights in the 
southwest quadrant

Figure 41. Proposed open space framework in 
the southwest quadrant
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•	 A key bui l t  form object ive in this quadrant is to provide an appropr iate transit ion from the KDA 

into the neighbourhoods to the west and south through appropr iate setbacks and a 45 degree 

angular v iew plane (see Figure 9,  which i l lustrates the 45 degree angular v iew plane on page 

16).  The 45 degree angular v iew plane should be measured from the adjacent property l ine in the 

Neighbourhood designat ion, and the measurement should consider a l l  aspects of  the bui ldings, 

excluding the mechanical  penthouse.  

•	 In addit ion,  in the southwest quadrant,  the angular plane should be measured from the rear of 

the low-r ise propert ies f ront ing on the north s ide of  Spruce Avenue.

Figure 43. Aerial view: southwest quadrant (looking northeast)
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3.4 Southeast Quadrant

The southeastern quadrant is the smal lest quadrant in the KDA. Approval  has been granted for a high 

density mixed-use bui lding on the corner of  Yonge Street and 16th Avenue ( the former Haulover s i te) , 

and two high density mixed-use bui ldings are current ly under construct ion (by Great Lands) on the 

s i te immediately south of  the corner.  As a result ,  opportunit ies for addit ional  development are more 

restr icted in this quadrant.  Key object ives of  the preferred land use and design scenar io in the context 

of  th is quadrant are to integrate development on the remainder of  the quadrant with these development 

approvals,  secure access to 16th Avenue whi le addressing the s lope created by the rai lway overpass, 

and protect the exist ing subway al ignment. 

The extension of Northern Heights Dr ive has been approved in this quadrant through the re-development 

of  the Haulover and Great Lands si tes.  A new publ ic street with a 20 metre r ight-of-way wi l l  extend to 

16th Avenue, improving north-south connect iv i ty in the area. In addit ion,  Metrol inx is current ly planning 

improvements to i ts exist ing rai l  network,  which could include a modest increase in service,  as wel l  as 

potent ia l  new stat ions along i ts network.  The 16th KDA has been short- l isted as a potent ia l  new locat ion 

to be considered in Metrol inx’s review process over the long term. A potent ia l  future GO stat ion could 

possibly be accommodated in this quadrant. 

Recommended Framework

Land Use

•	 Retai l  and resident ia l  mixed-use development should be encouraged along Yonge Street and 

16th Avenue.

•	 Off ice uses should be encouraged above grade along 16th Avenue.

•	 Should a new GO stat ion stop be planned for th is quadrant at  some point in the future, 

structured parking may be provided in combinat ion with mixed-use development.  

Streets and Blocks

•	 A new street gr id is proposed in this quadrant, 

with the Northern Heights Dr ive extension running 

along a port ion of  the subway al ignment,  where i t 

intersects with 16th Avenue. This intersect ion would 

include r ight- in,  r ight-out movements only.

•	 The exist ing r ing road running along 16th Avenue 

is envis ioned to be replaced with a new green open 

space frontage.

•	 North-south vehicular c i rculat ion wi l l  be improved 

through a new single- loaded street running along 

the rai l  t racks and connect ing to Northern Heights 

Dr ive.  This street wi l l  improve connect iv i ty with the 

northeast quadrant and the Greenway frontage. The 

street would also provide access to a potent ia l  new 

GO stat ion in this quadrant. 

Figure 44. Proposed street network in the 
southeast quadrant
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23 4 Southeast Quadrant

The southeastern quadrant is the smallest quadrant in the KDA. Approval has been granted for a high density mixed-use building 
on the corner of Yonge Street and 16th Avenue (the former Haulover site), and two high density mixed-use buildings are 
currently under construction (by Great Lands) on the site immediately south of the corner. As a result, opportunities for additional 
development are more restricted in this quadrant. Key objectives of the preferred land use and design scenario in the context 
of this quadrant are to integrate development on the remainder of the quadrant with these development approvals, secure 
access to 16th Avenue while addressing the slope created by the railway overpass, and protect the existing subway alignment. 

The extension of Northern Heights Drive has been approved in this quadrant through the re-development of the Haulover and Great 
Lands sites. A new public street with a 20 metre right-of-way will extend to 16th Avenue, improving north-south connectivity in 
the area. In addition, Metrolinx is currently planning improvements to its existing rail network, which could include a modest increase 
in service, as well as potential new stations along its network. The 16th KDA has been short-listed as a potential new location 
to be considered in Metrolinx’s review process over the long term. A potential future GO station could possibly be accommodated 
in this quadrant. 

Recommended Framework 

Land Use

• Retail and residential mixed-use development should be encouraged along Yonge Street and 16th Avenue. 

• Office uses should be encouraged above grade along 16th Avenue. 

• Should a new GO station stop be planned for this quadrant at some point in the future, structured parking may be 
provided in combination with mixed-use development.

Streets and Blocks

• A new street grid is proposed in this quadrant, with the Northern Heights 
Drive extension running along a portion of the subway alignment, 
where it intersects with 16th Avenue. This intersection would 
include right-in, right-out movements only. 

• The existing ring road running along 16th Avenue is envisioned to be 
replaced with a new green open space frontage. 

• North-south vehicular circulation will be improved through a new single-loaded 
street running along the rail tracks and connecting to Northern 
Heights Drive. This street will improve connectivity with the 
northeast quadrant and the Greenway frontage. The street would 
also provide access to a potential new GO station in this quadrant. 
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Building Heights 

•	 The tal lest  bui ld ings in this quadrant are to be 

located at the intersect ion of Yonge Street and 16th 

Avenue. 

•	 New tal l  bui ld ings (up to 15 storeys)  s i t t ing on a 

6 storey podium base are envis ioned along 16th 

Avenue.

•	 Proposed bui lding height distr ibut ion is shown on 

Figure 45.

Public Realm

•	 A dist inguishing publ ic realm feature is proposed in 

this quadrant,  which wi l l  include a large publ ic park 

above the subway al ignment and extending to the 

lands front ing onto the rai l  t racks. This open space 

wi l l  connect the southeast quadrant with the broader 

north-south tra i l  network,  which wi l l  provide a 

pedestr ian and cycl ing connect ion between the KDA, 

the David Dunlap Observatory to the north and the 

Richmond Hi l l  Centre to the south.

•	 A l inear f rontage open space is a lso envis ioned 

on 16th Avenue along the northern edge of the 

quadrant,  which should be publ ic ly-owned. This 

publ ic realm feature wi l l  face the l inear green 

connect ion in the northeast quadrant,  and is 

intended to complement the network of  open space

whi le re inforcing the 16th Avenue frontage as a 

gateway into the KDA (see Figure 33 on page 32).

s 

Built Form

•	 New bui ldings should be designed to provide a 

gradual  t ransit ion in height f rom the intersect ion 

of Yonge Street and 16th Avenue towards the 

neighbourhoods located to the south of  the KDA 

boundary.    

•	 New bui ldings should frame the street and be 

designed to achieve a posit ive re lat ionship with 

adjacent bui ld ings and adjacent open spaces.

Figure 45. Proposed building heights in the 
southeast quadrant

Figure 46. Proposed open space framework in 
the southeast quadrant
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Building Heights 

• The tallest buildings in this quadrant are to be located at the 
intersection of Yonge Street and 16th Avenue. 

• New tall buildings (up to 15 storeys) sitting on a 6 storey podium 
base are envisioned along 16th Avenue. 

• Proposed building height distribution is shown or Figure 45.

Public Realm 

• A distinguishing public realm feature is proposed in this quadrant, 
which will include a large public park above the subway 
alignment and extending to the lands fronting onto the 
rail tracks. This open space will connect the southeast quadrant 
with the broader north-south trail network, which will 
provide a pedestrian and cycling connection between the 
KDA, the David Dunlap Observatory to the north and the 
Richmond Hill Centre to the south. 

• A linear frontage open space is also envisioned on 16th Avenue 
along the northern edge of the quadrant, which should 
be publicly-owned. This public realm feature will face 
the linear green connection in the northeast quadrant, 
and is intended to complement the network of open 
space while reinforcing the 16th Avenue frontage as a 
gateway into the KDA (see Figure 33 on page 32). 

Built Form

• New buildings should be designed to provide a gradual transition 
in height from the intersection of Yonge Street and 16th 
Avenue towards the neighbourhoods located to the south of 
the KDA boundary. 

• New buildings should frame the street and be designed to achieve a positive 
relationship with adjacent buildings and adjacent open spaces
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Figure 47. Aerial view: southeast quadrant (looking northwest)
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4. Transportation

This sect ion provides an assessment of  the ant ic ipated traff ic forecasts associated with the level  of 

development ident i f ied in the preferred land use and design scenar io,  as wel l  as the high level  impact 

of  the ant ic ipated traff ic and transit  r idership growth on the area’s transportat ion network.  Based on the 

analysis,  a number of  recommendat ions are proposed regarding design and pol icy measures that can 

support  a shi f t  to non-auto travel  in the 16th KDA.

4.1 Assumptions

For the purposes of the transportat ion analysis,  the assumption of a 2.75 FSI was used throughout the 

KDA (as a midpoint between the required minimum of 2.5 and maximum of 3.0 FSI) ,  with the except ion of 

the Hi l lcrest Mal l  b lock, where the assumption of a 2.0 FSI was used instead, on the basis that Hi l lcrest 

Mal l  would remain in place for a long t ime. For bui ld ings under construct ion or for which an approval  had 

already been granted, the actual  number of  approved units and the maximum approved FSI were used 

rather than est imates.  For the purposes of the analysis,  est imated percentages of resident ia l ,  off ice and 

retai l  space were assigned to each development block. 

Est imates of  populat ion and jobs result ing from the preferred scenar io were then prepared using the 

fol lowing assumptions:

•	 Average resident ia l  unit :  90m2 with 2 residents per unit

•	 Average f loor space per retai l  employee: 30m2

•	 Average f loor space per off ice employee: 25m2

The only except ion was for the Hi l lcrest Mal l  b lock, where exist ing employment data were avai lable and 

were therefore used to inform the job est imates for that block. 

4.2 Traffic Forecasts

Trip Generation

The current t ravel  character ist ics of  the study area are predominant ly auto or iented. The object ive of  the 

secondary plan is that the development program, in combinat ion with transit  investments planned by the 

Region and other pol icy measures,  wi l l  encourage a shi f t  in t ravel  patterns to a more balanced approach 

that encourages transit  use, act ive transportat ion and non-auto travel .  Recogniz ing the potent ia l 

impl icat ions of achieving (or not achieving)  that type of shi f t ,  a set of  di fferent forecasts were prepared 

ranging from the “status quo” to a re lat ively aggressive shi f t  in t ravel  choices.  More specif ical ly,  the 

fol lowing three sets of  forecasts were prepared:

•	 A lower bound based on exist ing modal spl i ts observed in the KDA (which sl ight ly favour transit 

usage compared to other areas within York Region);

•	 A mid-range forecast based on a shi f t  in modal spl i t  to be closer to levels observed in the 

northern part  of  Toronto,  where the transit  network is more complete and many routes operate at 

f requent headways for much of the day; and
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•	 An upper bound with a more aggressive shi f t  in modal spl i t  based on travel  choices observed 

in the North York Centre corr idor,  served by two subway corr idors plus several  very f requent 

surface transit  routes.

I t  would be preferable i f  the more aggressive modal spl i ts can be attained, s ince this would help 

to mit igate the impact of  development traff ic on the street network.  However,  given that the more 

aggressive modal spl i ts ref lect areas with a more robust t ransit  network and level  of  t ransit  service,  the 

less aggressive modal spl i ts are more l ikely to be real ized. The di fferent forecasts al low the Town to 

ident i fy the benef i t  of  achieving the more aggressive modal spl i ts,  whi le being prepared for the effects of 

lower non-auto modal spl i ts in the event that the more aggressive modal spl i ts are not achieved.

Forecasts were developed for the PM peak hour,  which is ant ic ipated to be the highest-volume per iod for 

the study area given the mixture and magnitude of land uses envis ioned in the KDA.

Resources for t r ip generat ion data included the fol lowing:

Traff ic volumes for the resident ia l  component were generated based on tr ip generat ion surveys 

undertaken for exist ing condominium and townhouse units near the KDA;

•	 Traff ic volumes for the off ice and retai l  component were generated based on tr ip generat ion 

rates publ ished by the Inst i tute of  Transportat ion Engineers;

•	 Modal spl i ts were appl ied based on data from the 2011 Transportat ion Tomorrow Survey

database.

 

In the two scenar ios with increased non-auto modal spl i ts,  the shi f t  in modal spl i t  has been assumed to 

apply to exist ing uses (e.g. ,  Hi l lcrest Mal l )  as wel l  as new development.

Table 2 out l ines the overal l  inbound and outbound modal spl i t  that corresponds to each scenar io.

Table 2: Modal split scenarios, PM peak hour

Auto mode split Transit mode split Active mode split*

In Out Total In Out Total In Out Total

Existing modal splits 77% 84% 80% 15% 3% 10% 8% 13% 10%

Modified modal splits 64% 73% 68% 27% 16% 22% 9% 12% 10%

Aggressive targets 53% 66% 59% 38% 23% 31% 10% 11% 10%

*  represents act ive t r ips beyond a leve l  typ ica l l y  generated in suburban condi t ions
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Table 3 l ists the number of  automobi le tr ips that would be added to the street network under each modal 

spl i t  scenar io.

Table 3: Projected PM peak hour auto trips

In Out Total

Primary trip projections

Existing development 1,395 1,430 2,825

Plan with existing modal splits 3,760 3,395 7,155

Modified modal splits 3,185 2,995 6,180

Aggressive targets 2,630 2,675 5,305

Net increase

Plan with existing modal splits 2,365 1,965 4,330

Modified modal splits 1,790 1,565 3,355

Aggressive targets 1,235 1,245 2,480

Table 4 l ists the number of  t ransit  t r ips that would be added to the transit  network under each modal 

spl i t  scenar io.

Table 4: Projected PM peak hour transit trips

In Out Total

Primary trip projections

Existing development 135 40 175

Plan with existing modal splits 730 130 860

Modified modal splits 1,360 645 2,005

Aggressive targets 1,870 925 2,795

Net increase

Plan with existing modal splits 595 90 685

Modified modal splits 1,225 605 1,830

Aggressive targets 1,735 885 2,620

Traffic capacity

Traff ic capacity was reviewed at a screenl ine level  by convert ing the projected net addit ional  vehicle tr ips

to lane equivalents,  based on a planning-level  capacity of  approximately 850 vehicles per hour per lane.

 

Al l  t raff ic wi l l  enter and exit  the KDA via ei ther Yonge Street or Carrv i l le Road /  16th Avenue.

Yonge Street is current ly operat ing at capacity in the peak direct ion (southbound in the morning; 

northbound in the afternoon).  Traff ic growth associated with the development of  the Richmond Hi l l 

Centre node 2 km to the south wi l l  p lace substant ia l  addit ional  pressure on Yonge Street.  No addit ional 

vehicular capacity wi l l  be provided on Yonge Street;  the pr imary focus of the planned modif icat ions is to 

increase travel  speed and rel iabi l i ty for VIVA buses.
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Carrv i l le Road is planned for eventual  widening from four to s ix lanes, as out l ined in the Carrv i l le Road 

EA. The addit ional  lanes are planned to be designated as high-occupancy vehicle (HOV) lanes. An EA 

study is planned for 16th Avenue to ident i fy street requirements on the east s ide of  Yonge Street.

Given the foregoing, there may be opportunit ies for addit ional  east-west street capacity to 

accommodate growth in the KDA, but any growth in north-south peak direct ion traff ic would require 

further displacement of  t raff ic to paral le l  arter ia l  streets to the west and east (an effect that is a l ready 

ant ic ipated to occur with development in Richmond Hi l l  Centre) .

In the least aggressive scenar io,  the plan would generate approximately 2,365 new automobi le tr ips 

in the peak direct ion (enter ing the KDA).  This is the equivalent of  approximately 2.8 lanes of t raff ic 

approaching the KDA. The addit ional  lanes would be div ided between the north,  south,  east and/or 

west approaches, with the heaviest demand (assuming an unconstrained street network)  being south-

or iented to access Highway 7,  Highway 407 and other t r ip generators to the south.  On Yonge Street,  the 

“addit ional  lanes” would actual ly be the level  of  t raff ic that would need to be diverted away from the 

corr idor.

In the most aggressive scenar io,  the number of  new automobi le tr ips would be reduced to 1,245 vehicles 

exit ing the KDA, equivalent to approximately 1.5 lanes of t raff ic.

Regardless of  the level  of  shi f t  in modal spl i t ,  some addit ional  street capacity would be required to 

accommodate the levels of  t raff ic generated by the KDA demonstrat ion plan, through a combinat ion of 

planned east-west widenings and/or displacement of  north-south traff ic to paral le l  routes.  However,  the 

pressure on the street network wi l l  be greater i f  exist ing modal spl i ts and travel  patterns cont inue to 

apply to new development,  to the point where the level  of  development out l ined in the demonstrat ion 

plan may not be supportable by the street network,  whereas accommodating addit ional  KDA development 

traff ic wi l l  be more achievable i f  auto dr iver modal spl i t  can be reduced through a combinat ion of t ransit 

service levels,  infrastructure,  and pol icy incent ives /  dis incent ives,  as noted below.

At a more local ized level ,  capacity def ic iencies are ant ic ipated on specif ic intersect ion turning 

movements.  In part icular,  lef t  turns into the KDA from Yonge Street and from Carrvi l le Road are expected 

to exper ience congest ion dur ing peak per iods. The worst-case movements are expected to be the left 

turns from northbound Yonge Street at  Oak Avenue, Carrv i l le Road and Hi l lcrest Mal l ,  part ly due to 

ant ic ipated high levels of  demand and part ly due to left  turn phasing changes that wi l l  be implemented 

with the VIVA rapidway. As block plans are developed in more detai l ,  opportunit ies should be explored 

to maximize access capacity,  increase the number of  access locat ions and/or develop internal  street 

networks to faci l i tate indirect left  turns,  to reduce traff ic demand on left  turn movements and to support 

other t ransportat ion demand management in i t iat ives to address capacity issues.
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Transit service

The level  of  t ransit  service affects and is affected by the development transportat ion forecasts in two 

ways.

First ly,  to attract a substant ia l  proport ion of  r idership,  the level  of  t ransit  service (part icular ly service 

frequency) must be high enough that t ransit  is  competi t ive.  At a basic level ,  th is appl ies to the corr idors 

direct ly serving the KDA (part icular ly Yonge Street ) ;  however,  i t  a lso appl ies more broadly to the network 

as a whole,  s ince r iders wi l l  need to use addit ional  routes as part  of  their  t r ip (other than those start ing 

and ending those tr ips close to Yonge Street ) .  The network effect of  service frequency is observable 

when comparing modal spl i ts for areas south of  Steeles Avenue, where the transit  network is more robust 

with higher f requencies,  against the modal spl i t  for  areas north of  Steeles Avenue, where the network is 

not as wel l  developed and where service frequencies are typical ly lower.

Secondly,  in the event that a substant ia l  level  of  r idership is attracted to transit ,  there must be suff ic ient 

capacity in the transit  network to accommodate the addit ional  t ransit  r iders.  Again,  service frequency is 

an important considerat ion,  but in th is case for capacity reasons.

The analysis focused on capacity,  with the caveat that the success of attract ing KDA r iders to transit  is 

c losely t ied to service qual i ty.

Under the least aggressive modal spl i t  scenar io,  the plan would generate approximately 600 addit ional 

t ransit  r iders enter ing the KDA from any direct ion. This would be the equivalent of  approximately 8 

art iculated buses in the peak hour,  or approximately 12 standard-length buses. I f  the major i ty of  r iders 

approach the KDA from the south,  the addit ional  buses required to accommodate KDA tr ips would 

decrease the average headway on Yonge Street f rom 5 minutes to approximately 3.5 minutes.  (This 

is in addit ion to any further service that may be required to accommodate r idership generated within 

Richmond Hi l l  Centre. )

Under the most aggressive modal spl i t  scenar io,  the number of  net new peak hour,  peak direct ion 

r iders would increase to 1,735 — approximately 23 art iculated buses or 35 standard buses. I f  hal f  of 

r iders approach from the south,  the headway on Yonge Street would need to decrease from 5 minutes 

to approximately 2.5 minutes (again,  in addit ion to any further capacity required for r idership growth 

generated in Richmond Hi l l  Centre) .  There would also need to be a greater re l iance on transit  access 

(and investment in increased transit  service levels)  to the east and west,  as wel l  as on other routes 

feeding the Yonge Street rapidway, such that t ransit  access to the KDA is attract ive for r iders or ig inat ing 

throughout a wider area of York Region, and not just  areas direct ly served by VIVA and/or the Yonge 

subway.
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4.3 Design and policy measures - Transportation Demand Management (TDM)

The street network in the KDA is current ly at  or near capacity,  and whi le some addit ional  east-west t raff ic

capacity may be real ized in the future (depending on the f indings and recommendat ions of the upcoming 

16th Avenue EA),  th is wi l l  be offset by addit ional  north-south pressure placed by development farther to 

the south in Richmond Hi l l  Centre.

 

For the 16th KDA to successful ly develop, i t  wi l l  need to place an emphasis on sustainable transportat ion 

measures — in part icular,  increased transit  service (both to make transit  an attract ive al ternat ive and 

to provide suff ic ient capacity for increased r idership)  and measures to make walking an attract ive and 

reasonable choice for t ravel  within the KDA. Attract ing a substant ia l  proport ion of  t ravel  to transit  and 

other non-auto modes would better enable the KDA (and neighbouring Richmond Hi l l  Centre)  to grow 

beyond what could be supported by the street network alone. The preferred scenar io is a lso proposing to 

create new local  streets that wi l l  foster a f iner-grain urban fabr ic,  which wi l l  help to address exist ing and 

future traff ic capacity as the area evolves.

Transportat ion demand management (TDM) refers to the implementat ion of pol ic ies and operat ional  and 

design measures that col lect ively reduce the demand for s ingle-occupant vehicle travel  within an area.  

This could be achieved by shi f t ing the demand to al ternate modes ( t ransit ;  walking /  cycl ing;  carpool ing) ; 

by reducing the need to make certain tr ips;  by reducing travel  distances needed for certain tr ips;  or by 

shi f t ing travel  to lower-demand t imes of the day when the transportat ion network is more l ikely to have 

surplus capacity avai lable.

Some measures are under the control  or  inf luence of the Town and/or Region; they include measures 

that are appl icable at  a high level  (such as the structure of  the transportat ion network for var ious travel 

modes) and others that are more detai led (such as design specif ics of  features within the publ ic realm). 

These measures and features set the broader context within which indiv iduals make travel  choices.

 

Other measures are under the control  of  developers,  landowners and other pr ivate ent i t ies,  and are 

more appl icable to specif ic propert ies and/or development appl icat ions.  The Town and Region should 

implement the TDM measures out l ined in this report  as part  of  the development review process.

The fol lowing sect ions out l ine pol ic ies and measures that are under the control  or  inf luence of the Town 

and/or Region that should be considered for appl icat ion ei ther broadly within the KDA, at  a detai led level 

as part  of  projects within the publ ic realm, or as part  of  the development review process to create an 

overal l  context within the KDA that is more conducive to the use of a l ternat ive travel  modes.  

Parking policy

Parking pol icy is a lever that can be used to encourage residents,  employees and vis i tors to consider 

using al ternate travel  modes to access the KDA; to encourage reduced auto ownership amongst 

residents;  and to support  more eff ic ient and/or more balanced use of parking faci l i t ies.  Pol ic ies that may 

be considered include the fol lowing:

•	 Implementat ion of reduced parking standards for new development within the KDA, to (at  most)

the levels out l ined in the Town’s 2010 Draft  Parking Strategy (or as ul t imately f inal ized by the 

Town)

 

220



Yonge Street & 16th Avenue Key Development Area Background Study Page 47

•	 Unbundl ing of parking from the cost of  new resident ia l  units,  such that buyers of  new units 

must decide whether to buy a parking space ( rather than having parking be included in the 

cost of  a unit )

•	 Encouraging shared parking for complementary uses within indiv idual  blocks, and/or across 

mult ip le blocks within the KDA where feasible

•	 Implementing parking fees for off ice and/or commercial  parking faci l i t ies,  to a market-

supported level  ( i .e. ,  may vary depending on t ime of day /  day of  week)

As inf i l l  development proceeds, surface parking should be discouraged in favour of  structured parking 

(part icular ly underground).  The el iminat ion of surface parking would improve the walking environment 

by enabl ing pedestr ian generators to be developed closer together,  and by creat ing a more interest ing, 

pedestr ian-scaled urban environment.

Car and bicycle sharing

Provis ion of shared automobi les and/or bicycles (e.g. ,  AutoShare,  ZipCar,  Bix i )  can support  residents 

that would typical ly be able to get around with one car (or  no car) ,  or  employees that would normal ly 

t ravel  to the KDA via transit ,  but who need access to a car (or,  a second car)  f rom t ime to t ime. Whi le 

i t  may be a chal lenge for any one development s i te to support  car shar ing and/or bicycle shar ing 

indiv idual ly,  redevelopment across the KDA could provide suff ic ient cr i t ical  mass to support  car and/

or bicycle shar ing i f  implemented col lect ively and central ly.  This would involve coordinat ion across 

mult ip le stakeholders,  including the Town, and support  for  central ized, publ ic ly accessible car share 

and bike share stat ions at strategic locat ions within the KDA. 

•	 Opportunit ies to faci l i tate central ized, publ ic ly 

accessible car and bike share stat ions at 

strategic locat ions should be explored as part 

of  the secondary plan.

Street design measures

To the extent possible,  street design within the KDA 

should be at a scale that is amenable to pedestr ian 

travel ,  to enable residents,  workers and vis i tors to 

comfortably travel  within the KDA without the use of an 

automobi le.  Measures that should be encouraged in the 

street design (both the funct ional  street network pattern 

and the detai led design)  include the fol lowing:

•	 Short  block lengths and a f iner-grained street 

network to provide a var iety of  pedestr ian 

travel  paths and to minimize indirect t ravel  — 

in part icular,  minimizing walking distance to 

transit  stops at Yonge Street and 16th Avenue

•	 Introduct ion of mid-block pathways where 

necessary to al low a desire l ine to penetrate 

through larger blocks.

Figure 48. Bicycle and car share programs

221



Yonge Street & 16th Avenue Key Development Area Background Study Page 48

•	 Encourage reduced travel  speeds, to the extent possible,  to support  a f iner-grained street 

network

•	 Closely spaced protected pedestr ian crossing locat ions across busy streets,  and/or design 

elements to better faci l i tate crossings of internal  streets at  uncontrol led locat ions where desire 

l ines are ant ic ipated

•	 Reduced traff ic s ignal  t imings to reduce delays for pedestr ians crossing major arter ia l  roads

•	 Minimized bui lding setbacks to create a more int imate publ ic space within street r ights-of-way

•	 Design elements to provide a high qual i ty pedestr ian environment (canopy of street t rees;  street 

furni ture;  other landscaping elements;  provide act ive frontage along pedestr ian corr idors)

For streets within the KDA, street design is under the control 

of  the Town. Yonge Street and Carrv i l le Road /  16th Avenue 

are under the Region’s jur isdict ion;  the Town should work with

the Region to explore how to incorporate the above design 

elements ( reduced lane widths /  corner radi i ;  pedestr ian 

crossing opportunit ies;  pedestr ian-or iented signal  t imings)  to 

reduce the barr ier  effect of  busy arter ia l  roads.

Land use and site development

Land use and urban design within development s i tes have 

a major effect on the walkabi l i ty of  an area. Through the 

development process, development appl icat ions should be 

reviewed through the lens of  support  for  pedestr ian act iv i ty, 

including provis ion of day-to-day requirements within 

easy walking distance of residents and employees, and 

pedestr ian-or iented bui lding design at street level  (act ive 

frontage; pedestr ian access; architecture and urban design 

character ist ics) .  The avai labi l i ty of  dai ly amenit ies and a 

comfortable walking environment helps support  workers that 

commute to the area by transit ,  and residents that choose to 

l ive with only one car (or  without a car) ,  by al lowing them to 

easi ly access goods, services and amenit ies without the use of

a car.  Measures that should be explored include:

•	 Implementat ion of TDM plans through the development 

review process to ensure al ternat ive modes of 

t ransportat ion are avai lable to the publ ic.

Figure 49. Example of a mid-block pathway

Figure 50. Example of a closely-spaced mid-block 
pedestrian crossing
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5. Implementation

The preferred land use and design scenar io provides an i l lustrat ion of  the ful l  bui ld-out of  the 16th 

KDA over the long term, responding to the appl icable pol icy f ramework and proposed vis ion and 

guiding pr inciples for the area. The pol icy recommendat ions out l ined in this report  provide specif ic 

direct ion regarding the land use and design elements that should be addressed in the Secondary 

Plan. In addit ion to the land use and design recommendat ions, there are a number of  considerat ions 

around implementat ion that wi l l  be important in guiding the transformation of the 16th KDA. These 

implementat ion mechanisms and considerat ions should be addressed in the Secondary Plan and are 

descr ibed below. 

Concept Plans

Al l  proposed new development in the 16th KDA should demonstrate compatibi l i ty with adjacent 

areas through a Concept Plan, in accordance with Pol icy 3.4.1(3)  of  the Off ic ia l  Plan. Concept Plans 

should demonstrate how the proposal  supports the land use and design pr inciples of  the 16th KDA by 

addressing issues such as:  bui l t  form transit ion,  access to parks and open spaces, ant ic ipated impacts 

on potent ia l  future development on adjacent s i tes,  vehicular c i rculat ion,  provis ion of new streets,  access 

and loading ( including opportunit ies for shared access and loading).  

Bonusing Potential 

There may be an opportunity for the Town to al low for increased height or density in certain areas of 

the KDA in exchange for community benef i ts,  through the use of Sect ion 37 of the Planning Act.  As an 

example,  the Town may consider th is approach as a means to attract off ice uses to the intersect ion of 

Yonge Street and 16th Avenue/Carrvi l le Road, by al lowing bonus density exclusively for off ice uses as 

part  of  developments proposed at that intersect ion. 

The ful l  range of publ ic benef i ts that may be secured through a Sect ion 37 agreement should be 

assessed by the Town as part  of  the Secondary Planning process. These include but are not l imited 

to affordable housing, community faci l i t ies and publ ic art  (See Pol icy 5.5 of  the OP for a fu l l  l ist  of 

community benef i ts) . 

Housing

The Secondary Plan wi l l  need to out l ine pol ic ies that respond to Sect ion 3.1.5.2 of  the Off ic ia l  Plan, 

which requires that a minimum of 35 per cent of  new housing units in the 16th KDA be affordable. 

Secondary Plan pol ic ies should promote a ful l  range of housing opt ions to meet the needs of a var iety of 

households in the 16th KDA, including a range of affordabi l i ty for low and moderate income households. 

On May 18, 2016, the provincial  government proposed Bi l l  7 ‘Promoting Affordable Housing Act’ ,  that 

would al low municipal i t ies to require pr ivate sector developers to include affordable housing units 

in their  development proposals through inclusionary zoning. On December 8th,  Bi l l  7 received Royal 

Assent.  The Secondary Planning process could give considerat ion to implementing inclusionary zoning 

requirements as a mechanism to promote affordable housing in the 16th KDA.
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Parkland Dedication

Proposed publ ic parks in the KDA are ident i f ied in the preferred land use and design scenar io.  The Town 

of Richmond Hi l l  wi l l  need to implement a mechanism to ensure contr ibut ion to publ ic parks through new 

development appl icat ions as per the Parkland Dedicat ion By-law. 

As indicated in Sect ion 3 of  th is report ,  i t  is  recommended that any parkland cash-in- l ieu contr ibut ion for 

new developments in the southwest quadrant be ut i l ized towards the future expansion of Spruce Avenue 

parkette,  which is located direct ly south of  the KDA boundary.

Circulation System

The proposed framework of  streets and blocks i l lustrated in the preferred land use and design scenar io 

is conceptual  and is intended to establ ish the basic pr inciples for pedestr ian,  cycl ing and vehicular 

c i rculat ion in the KDA. The exact conf igurat ion of  new streets should be determined as development 

appl icat ions come forward, with the goal  of  meet ing the pr inciples i l lustrated in this report .   

Sustainability Metrics

New development appl icat ions in the KDA wi l l  be required to demonstrate a “good” score in 

sustainabi l i ty performance using the Town’s Sustainabi l i ty Metr ics tool  at  the Site Plan and Draft  Plan 

approval  stages.

The Sustainabi l i ty Metr ics tool  contains a set of  performance indicators re lated to four sustainabi l i ty 

performance categor ies:  bui l t  environment;  mobi l i ty;  natural  environment and open space; and 

infrastructure and bui ldings.

Additional Studies

As new developments occur within the KDA, further detai led studies may be required to guide the 

evolut ion of  the KDA. A Community Improvement Plan may be prepared and the Draft  Parking Strategy 

wi l l  be f inal ized by the Town. Other requirements of  the development approvals process should include, 

but not be l imited to a transportat ion demand management strategy, hydrogeological  study, detai led 

urban design guidel ines and a streetscape plan. 
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