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1.0 Introduction
"Missing middle" housing types

This Summary Brief represents the background phase for the Low-Rise
Medium Density Study for Neighbourhood Areas, a project looking at
ways in which Richmond Hill's Official Plan and Zoning Bylaw can better
accommodate certain forms of gentle intensification.

Focus of this study

L ow- r
L ow- r

1.1 A Context of Growth and
Change
As with the rest of the Greater
Toronto and Hamilton Area (GTHA),
Richmond Hill has seen substantial
growth in recent decades–a
condition that is expected to
continue for the foreseeable future.
Historically, the city has
accommodated growth through
greenfield development–primarily
in the form of low-density single
and semi-detached housing. (As
of 2016, these forms represented
62.7% of housing within the city,
according to Statistics Canada).
However, little undeveloped land
remains within Richmond Hill, and
much of that is now protected
under the Greenbelt. As a result, the
city must look to various forms of
redevelopment and infill in order to
accommodate new residents and
businesses.
Where will this growth occur and
what will it look like? Much of it
will take place in Richmond Hill's
Centres and Corridors, where
mid- and high-rise buildings are
permitted. But there are also
opportunities for more modest
"gentle intensification" within
Neighbourhoods. These may
include forms such as duplexes,
townhouses, walk-up apartments
and Additional Residential Units
(ARUs).

Aside from accommodating overall
growth, there are good reasons for
the city to aspire to a greater variety
of housing types. These include:
• Changes in household size:
While the population has grown,
average household size has
declined. As a result, there is a
mis-match between the housing
types available in Richmond Hill
and what may be needed. Today,
41% of households in Richmond
Hill are made up of only one or
two residents. These include
young people, “empty nesters,”
single parents and individuals
without children. Providing better
options for these residents
as their needs change means
providing a variety of smaller and
more affordable unit types.
• Transit-supportive density:
Richmond Hill has rapidly grown
from a mostly rural area to a
city. The ongoing process of
urbanization means gradually
shifting away from the automobile
and toward public transit. To
achieve densities that can be
efficiently served by transit,
the city needs to explore
alternate housing forms. Denser
communities, with destinations
located closer together, are also
more conducive to walking and
cycling.
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• Ecologically sustainable
density: In addition to the
ecological benefits associated
with shifting away from the
automobile, achieving a denser
form preserves a greater quantity
of land for natural and agricultural
uses. While Richmond Hill’s
vacant lands are largely already
developed, achieving a greater
density will reduce pressure on
lands elsewhere in the GTHA and
beyond.
1.2 Purpose of this Study
The consultant team was asked to
explore opportunities (and risks)
posed by low-rise, medium density
forms within Richmond Hill’s
Neighbourhoods. The introduction
of these forms, whether as
replacement of existing buildings,
infill, or development of remnant
vacant parcels, is typically referred
to as “gentle intensification.”
Throughout the GTHA,
Neighbourhoods have long been
regarded as sacrosanct from
change (so much so that they as
sometimes colloquially referred
to as the “yellow belt,” by analogy
to the Greenbelt). Homeowners
have legitimate reasons to fear
change: poorly-designed infill can
result in increased traffic, loss of
tree canopy, reduction of privacy,
shadowing and degradation of
neighbourhood character, amongst
other outcomes.
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Low-rise medium density forms are a part of the underrepresented "missing middle" and a critical part of the urban fabric. This
study concerns their applicability within Neighbourhood-designated lands in Richmond Hill.

Yet, are there ways that gentle
intensification could also enrich
and improve Neighbourhoods,
and the city as a whole? Low-rise,
medium density housing is part
of the so-called "missing middle"
which has been underrepresented
during recent decades (although
it is permitted in many parts of
Richmond Hill's Neighbourhoods,
as outlined in the next chapter).
How can Neighbourhoods best
accommodate these forms in
future? Where are they appropriate
and under what design parameters?
This study will examine these
questions, with particular regard
to how Richmond Hill’s Official
Plan and Zoning By-Law could
be strategically modified to better
accommodate certain forms
of gentle intensification, while
controlling to prevent negative
impacts.
The work parallels a similar study
being undertaken by the same
consultant team regarding the city’s
Centres and Corridors.

1.3 Content of the Summary Brief
This Summary Brief concludes
Phase 1 of the Low-Rise MediumDensity Typology Study and
consolidates the work completed to
date. It constitutes the consultant
team’s background study into the
issue of intensification within lowrise Neighbourhoods.
Specifically, it assembles the
following:
• A review of Richmond Hill’s
current Official Plan and zoning
policies for Neighbourhoods,
with a focus on what types of
intensification are permitted
and where. It also provides
an overview of the conditions
and special processes (for
example, tertiary plans) required
for approval, where relevant.
This analysis will provide a
basis for the consultant team's
recommendations, to be prepared
during later phases of the study.
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• A Strengths, Weaknesses,
Opportunities and Threats (SWOT)
analysis of various low-rise,
medium density typologies, as
well as of existing lot typologies in
Richmond Hill that might serve to
accommodate them.
• A best practices review that
examines the approaches taken
by other GTHA municipalities on
the topic.
• A brief conclusion and overview of
the next steps within the study.

2.0 Policy Review
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2.0 Policy Review
A variety of Provincial, Regional and City policies help to identify
appropriate locations for medium density intensification within Richmond
Hill. Provincial, regional and municipal plans, policies and guidance
provide direction on issues to be addressed in this study, including
intensification and urban design.
These issues are reviewed below
to establish a foundation for the
consideration of the appropriate
location and design features of
low rise medium density forms of
residential and mixed uses in the
Richmond Hill context.
2.1 Provincial Policy Statement
2020
The Provincial Policy Statement
(PPS) provides the policy foundation
for regulating the development
and use of land in Ontario. It
acknowledges that Ontario’s longterm prosperity, environmental
sustainability and social wellbeing is dependent on the ability
to manage land use change and
promote efficient development
patterns.
The PPS indicates that Settlement
Areas shall be the focus of growth
and development (1.1.3.1) and that
planning authorities shall identify
appropriate locations and promote
opportunities for intensification and
redevelopment (1.1.3.3). Further key
policy direction includes:
• Growth will feature densities
and a mix of land uses that
efficiently use land, resources,
infrastructure, and public service
facilities and support public transit
and active transportation (1.1.3.2,
1.4.3, 1.6.7.4).

• Identifying appropriate locations
and promoting opportunities for
transit-supportive development
(1.1.3.3).
• Promoting the integration of
land use planning, growth
management, transit-supportive
development, intensification and
infrastructure planning (1.1.1)
• An appropriate range and mix
of housing types and densities,
including affordable housing, must
be provided to meet the needs of
current and future residents (1.1.1,
1.4.1, 1.4.3).
• Permitting and facilitating all
forms of residential intensification,
including Additional Residential
Units, and redevelopment (1.4.3).
• Reducing the number and length
of vehicle trips and supporting the
use of active transportation and
public transit are important goals
(1.6.7.4).
• Planning should encourage
a sense of place through
well-designed built form, and
conservation of built heritage
resources and cultural heritage
landscapes (1.7.1, 2.6.1).
• Effective land use planning
requires coordination
and integration between
municipalities, other levels
of government, Indigenous
communities, boards, and
agencies (1.2).
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2.2 Growth Plan 2019 (August
2020 Consolidation)
The Growth Plan guides growth
management and environmental
protection in the Greater Golden
Horseshoe (GGH) through to 2041.
The Growth Plan establishes
that 50 per cent of all residential
development in York Region will
occur within the Delineated BuiltUp Area. While municipalities are to
encourage intensification generally
throughout the Delineated Built-Up
Area, growth will be focused on
Strategic Growth Areas, locations
with existing or planned transit (with
a priority on higher order transit
where it exists or is planned), and
areas with existing or planned
public service facilities. Strategic
Growth Areas are areas that have
been identified by municipalities
or the Province to be the focus for
accommodating intensification
and higher-density mixed uses
in a compact built form. These
include Urban Growth Centres,
Major Transit Station Areas, and
other major opportunities that
may include infill, redevelopment,
brownfield sites, the expansion or
conversion of existing buildings, or
greyfields. Lands along major roads,
arterials, or other areas with existing
or planned frequent transit service
or higher order transit corridors
may also be identified as strategic
growth areas (2.2.1, 2.2.2).
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Growth Plan policies strongly
promote the concept of Complete
Communities. Complete
Communities feature a diverse mix
of land uses and provide a diverse
range and mix of housing options,
which expand access to a range of
transportation options (including
active transportation), public service
facilities, an appropriate supply
of safe, publicly-accessible open
spaces, parks, trails, and other
recreational facilities and healthy,
local, and affordable food options
(2.2.1.4).
The Growth Plan provides
direction to plan for a range and
mix of housing options, including
additional residential units
and affordable housing and, in
particular, higher density housing
options that can accommodate
a range of household sizes in
locations that can provide access
to transit and other amenities.
Municipalities are also encouraged
to consider the use of available tools
to require that multi-unit residential
developments incorporate a mix
of unit sizes to accommodate a
diverse range of household sizes
and incomes (2.2.6).
2.3 The Regional Municipality
of York Official Plan (April 2019
consolidation)
The policies of the York Region
Official Plan (ROP) guide economic,
environmental and community
building decisions to manage
growth, and help coordinate and
set the stage for more detailed
planning by local municipalities.
Sustainability is a central theme of
the ROP and the lens through which
York Region formulates, enhances
and implements policy.
The ROP establishes that a
minimum of 40 per cent of all
residential development will
occur within the built-up area
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(5.3.1). Local municipalities are to
develop intensification strategies
that identify the role of: Regional
Centres and Corridors; GO Transit
train stations and bus terminals,
and subway stations; Local Centres
and Corridors; Other major streets;
Local infill; and Secondary suites
(5.3.3). The ROP includes policies
on Regional Centres and Corridors
(5.4) and Local Centres and
Corridors (5.5). Planning and design
in intensification areas will provide
well-designed public open spaces
that create attractive and vibrant
places; support walking, cycling
and transit for everyday activities;
and achieve an appropriate
transition of built form to adjacent
areas (5.3). Section 5.2 includes
additional policies to support the
creation of sustainable, high quality
communities.
The ROP’s housing policies require
that local municipal official plans
and zoning by-laws permit a mix
and range of housing types, lot
sizes, unit sizes, functions, tenures
and levels of affordability within
each community (3.5.4). The
construction of new rental units with
a full mix and range of unit sizes is
encouraged, including family-sized
and smaller units (3.5.20).
York Region is currently updating
the Regional Official Plan through
a Municipal Comprehensive
Review, anticipated to be adopted
by Regional Council in mid-2022.
The updated York Region Official
Plan will be a blueprint to guide
growth to the year 2051, providing a
forecasted population for Richmond
Hill.
2.4 Richmond Hill Official Plan
(August 2021 consolidation)
The Richmond Hill Official Plan
(OP) was adopted by Council in
2010 and endorsed by the Regional
Municipality of York in 2011. The
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(former) Ontario Municipal Board
issued an Order partially approving
the OP in 2012. Subsequent
amendments to this Order have
brought specific policies into effect,
with some appeals outstanding. The
August 2021 consolidation includes
policies approved as of February
26, 2021 by the Local Planning
Appeal Tribunal. The policies of
the OP will guide decisions to
manage growth and development
to implement the vision for the City
over the planning period to 2031.
A strong theme of the OP is
“building a new kind of urban,”
which maintains and enhances
the character of a Richmond
Hill as it evolves through growth
and development. Fostering a
complete community is central to
this idea. A complete community
provides a mix of uses, including a
balance of housing, employment,
services, amenities, parks and
open spaces. It offers amenities in
well-designed, pedestrian-oriented
places developed at a human scale
where public transit, walking, and
cycling are viable alternatives to the
automobile (3.1).
The OP establishes that most of
the City’s future development will
happen through intensification.
It sets out an Urban Structure
Framework and a hierarchy
of intensification to guide this
development. The majority of
intensification will occur within
the centres and corridors.
Intensification outside of the
centres and corridors is limited
in accordance with the policies
of the OP, in order to sustain the
unique character of the City’s
neighbourhoods and preserve
the City’s Greenway System and
employment lands. Neighbourhoods
are identified within the hierarchy
but will accommodate only limited
intensification through small-scale
infill and redevelopment at a lower
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scale and intensity than any other
area of the urban structure (3.1.3).
Additional Residential Units
(ARU) offer opportunities for
gentle intensification within
Neighborhoods. Section 3.1.5.5 of
Official Plan permits ARUs within
the areas zoned for residential
development provided exterior
changes to the existing groundrelated dwelling are compatible with
the character of the area.
Neighbourhood Designation
Chapter 4 sets out the land use
and design policies associated with
each land use designation, including
Section 4.9 which addresses
Neighbourhoods. This section
establishes that Low-Density
Residential Uses (such as singledetached, semi-detached, and/
or duplex forms of dwellings) are
the predominant use of land within
the Neighbourhood designation.
However, among the uses permitted
in the Neighbourhood designation
are Medium Density Residential
(such as low-rise townhouses
and walk-up apartments) and
Neighbourhood commercial uses
(4.9.1, 4.9.1.2).
Other general policies addressing
development within the
Neighbourhood designation include:
• A maximum building height of
3 storeys, except on an arterial
street where the maximum
building height shall be 4 storeys
(4.9.1.4).
• A requirement to be compatible
with the character of the adjacent
and surrounding area with respect
to:
» predominant building forms
and types;
» massing;
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» general patterns of streets,
blocks, lots and lanes;
» landscaped areas and
treatments; and
» general pattern of yard
setbacks.

a.

The area bounded by Elgin Mills
Road, Bathurst Street, the rear
of the lot line on the south side
of Oxford Street and Yonge
Street;

b.

The area bounded by the rear
of the lot line on the north side
of May Avenue and Stockdale
Crescent, Bathurst Street,
Weldrick Road and Yonge
Street;

Any compatibility criteria for a site
set out in an infill plan or tertiary
plan approved by Council will apply
(4.9.1.3, 4.9.2.4).
Medium Density Residential
Section 4.9.1.2 addresses medium
density residential development in
the Neighbourhood designation.
Policy 4.9.1.2(3) establishes
that medium density residential
development shall have a maximum
site density of 50 units per hectare
(20 units per acre). Policy 4.9.1.2(2)
establishes that development of
medium density residential uses
may be permitted on lands that
have frontage on:
• An arterial street;
• A collector street and is within
walking distance to a public
transit stop and as identified in a
Tertiary Plan undertaken by the
Town and approved by Council or
identified as part of a priority infill
area under policy 4.9.1.1(1); and
• A local street and only in
proximity to an existing medium
density residential development
as identified in a Tertiary Plan
undertaken by the Town and
approved by Council or identified
as part of a priority infill area
under policy 4.9.1.1(1).
Policy 4.9.1.1(1) identifies the
following areas as priority infill areas
generally for low-density residential
development:
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c.

d.

e.

f.

g.

h.

i.

The area bounded by Carrville
Road, Bathurst Street, the rear
of the lot line on the south side
of Birch Avenue, and Avenue
Road;
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j.

k.

l.

The area bounded by Carrville
Road, Avenue Road, Edgar
Avenue, Scott Drive, Pearson
Avenue, and Yonge Street;
The area bounded by both
sides of Garden Avenue
between Pearson Avenue and
Cambridge Crescent.
The area bounded by Sixteenth
Avenue, Little Don River and the
lots south of Duncan Road and
Bayview Avenue;
The area bounded by the rear
of the lots on the north side of
Hillsview Drive and the south
side of Harding Boulevard;

The area bounded by Bathurst
Street, King Road, McCachen
Street, Vitlor Drive and Puccini
Drive within the area of the Infill
Residential Study for Puccini
Drive Neighbourhood which is
approved by Council;
The area bounded by Bathurst
Street, Puccini Drive and
the rear of the lot lines north
of Vitlor Drive within the
Residential Infill Study for the
Bathurst Street Neighbourhood,
as updated by the Hughey West
Infill Plan, which is approved by
Council;

m. The area bounded by
Grovewood Street, Timbervalley
Avenue, Yonge Street and
King Road within the Bond
Crescent Neighbourhood Infill
Development Report which is
approved by Council;
n.

The area bounded by the rear
of the lots on the west side of
Fairview Avenue;
The area bounded by Yonge
Street to the west, Stouffville
Road to the south, the rear of
the lots on the north side of
Muirhead Crescent to the north
and the limits of Plan 349 to
the east, known as Muirhead
Crescent;

The area bounded by Jefferson
Road to the north, Yonge
Street to the east, the northern
boundary of 65M-3754 and
including the limits of Plan 1916,
known as the Harris-Beech
neighbourhood;

o.

p.

The area bounded by Sunset
Beach Road, Lakeland
Crescent and Dunn Drive
within the Residential Infill
Study for the Douglas Road
Neighbourhood which is
approved by Council;
The area bounded by Yonge
Street, 19th Avenue and the
valley lands to the north and
east of Anglin Drive within the
Anglin Drive /Longhill Drive/
19th Avenue Residential Infill
Study which is approved by
Council; and
The area bounded by Parker
Avenue, George Street, Elm
Grove Avenue and the rear of
the lot lines on the west side
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of Yonge Street within the Elm
Grove/Maple Grove/Aubrey
Residential Infill Study which is
approved by Council.
Neighbourhood Commercial
Section 4.9.1.3 addresses
neighbourhood commercial in the
Neighbourhood designation. These
uses include:
• Small-scale retail;
• Commercial;
• Office; and
• Community uses (4.9.1.3(1)).
Redevelopment of existing
neighbourhood commercial sites
to include residential development
uses in a mixed-use form is
encouraged as long as the
development retains the existing
gross leasable floor area (GLA)
devoted to commercial, retail, or
office uses. Where the proposed
development has frontage on an
arterial street, residential uses shall
be encouraged to be located above
the ground floor (4.9.1.3(4)). The
development of new neighbourhood
commercial sites to include
residential or office development
in a mixed-use form shall be
encouraged. (4.9.1.3(6))
Development of new neighbourhood
commercial sites not shown on
Appendix 7 may be permitted only
where:
• The lands have frontage on an
arterial street at the intersection
of an arterial street or a collector
street;
• There is a need for the proposed
use as demonstrated through
a Commercial Needs Study
conducted by a qualified
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professional and the proposed
development does not exceed
a maximum gross leasable floor
area (GLA) of 5,575 square metres
(60,000 square feet);
• The maximum site density shall
be 1.0 FSI;
• The proposed development has
a maximum of one supermarket
or one anchor tenant and no
department stores;
• There is no outdoor storage of
materials and/or goods; and
• The proposed development
provides adequate on-site
parking, access and circulation
(4.9.1.3(5)).
Urban Design
The urban design policies most
pertinent to this study are those
that foster compact, pedestrianoriented, human-scaled
development. Policies include:
• Creating a pedestrian-oriented
built environment through the
design and placement of buildings
and landscaping on a site
(3.4.1(30)).
• Avoiding interruptions by garages
and service bay openings to the
facades of buildings facing the
street (3.4.1(31)).
• Providing an attractive
landscaped transition between
the public and private realm,
where a setback from the public
street or public sidewalk is
required (3.4.1(32)).
• Designing development at corner
sites to orient primary elevations
of new buildings to both public
street frontages and to include
taller building features in order
to articulate and distinguish the
corner (3.4.1 (33)).
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• Designing development located
adjacent to the Greenway System
including a park or urban open
space to frame the edges of these
areas (3.4.1 (34)).
• Promoting sidewalk or walkway
connections within the site and
to abutting areas and amenities
(3.4.1 (35)).
• Discouraging backyards facing
onto public streets, parks, urban
open spaces, or the Greenway
System (3.4.1 (37)).
• Providing adequate visual
transparency on building façades,
weather protection, entranceways,
and landscaping to maximize
comfort within the pedestrian
realm through all four seasons
(3.4.1 (41)).
• Promoting visually appealing,
safe, and pedestrian-oriented
experiences through building
design, street furnishings and
architectural detailing (3.4.1 (42)).
• Designing development to
minimize conflicts between
vehicles and pedestrians (3.4.1
(48)).
• Minimizing surface parking
wherever possible, locating it at
the rear or side of a development
site and including substantial
landscaping within and along the
perimeter of parking areas. Joint
pedestrian and vehicular access
between development sites shall
be encouraged and may be
required on arterial streets (3.4.1
(51)).
• Encouraging on-street parking
wherever possible on public
streets (3.4.1 (53)).
• Sharing parking between
complementary uses is to
be explored and encouraged
wherever feasible and appropriate
(3.4.1 (5)).
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Other
Other policy areas pertinent to the
study relate to:
• Housing: Encouraging a mix
and range of housing types and
affordability in order to meet the
needs of the whole community.
3.1.5(1) (Section 3.1.5 is appealed
as of October, 2021).
• Sustainable Design: Policies
on sustainable design address
water management, renewable
and alternative energy systems,
drought-resistant landscaping,
heat island mitigation, treeplanting and preservation, energy
efficiency and conservation
(3.2.3).

2.5 City Standards and Guidelines
Richmond Hill Urban Design
Guidelines
The Richmond Hill Urban Design
Guidelines (UDGs) were approved
by Council on November 25,
2013. They articulate the City’s
preferences for how each planning
application can contribute to
Building a New Kind of Urban
community through design. In
addition to providing general
guidance on community design,
site design and building design, the
UDGs provide specific guidance
addressing low-rise residential
buildings and townhouses.

goals through thoughtful and
innovative development and to
achieve healthy, complete and
sustainable communities. The
Sustainability Assessment Tool
helps quantify, rank and inform
the Sustainability Score of
proposed Draft Plan and Site Plan
applications. The Sustainability
Performance Metrics do not directly
influence built form.

2.0 Policy Review
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2.6 Spatial Analysis

Infill Studies
Infill studies direct future
development in already developed
parts of the city. The infill studies
that have been completed address
areas identified in OP policy
4.9.1.1(1), which lists priority infill
areas. These areas are generally
suitable for low density residential
development. Some infill studies
address the location of medium
density residential development
and include design guidelines and
architectural controls that promote
appropriate transitions between
areas of development intensity.

Neighbourhood-designated areas within
the City of Richmond Hill shown in
yellow (with Secondary Plans hatched).

Arterial and collector roads overlaid in
Neighbourhoods.

Existing medium density uses within
Neighbourhood areas.

Centre and Corridor-designated
areas, showing their adjacency to
Neighbourhoods.

Sustainability Metrics
The Sustainability Performance
Metrics were created by Richmond
Hill, together with the City of
Brampton, City of Vaughan and
City of Markham. The purpose of
the scoring system is to encourage
developers and builders to work
with Richmond Hill staff to support
the community’s environmental
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Proximity to transit stations or stops
(showing 200m radii from YRT stops,
400m from VIVA BRT stops and 800m
from GO stations).

Puccini Drive

Bond Crescent

Brookside

2.0 Policy Review

BLOOMINGTON RD
BAYVIE
W AVE

After undertaking a spatial analysis
based on the parameters for
medium density infill as outlined
in the Official Plan (4.9.1.2(2)), the
consultant team found the following
properties (at right) as holding ‘as of
right’ medium density potential.
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YONGE
ST
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BATHUR
ST ST
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KING RD

All of these Neighbourhooddesignated properties directly
abut arterials. Those located at
the intersection of two arterials, or
one arterial and one collector, are
permitted to support mixed use.

BETHESDA SIDEROAD

STOUFFVILLE RD

JEFFERSON SD RD

Benson-Hunt

GAMBLE RD
19TH AVENUE
Weldrick

Priority Infill Areas and Neighbourhoods.

ELGIN MILLS RD

Completed Tertiary Studies and
Neighbourhoods.

ST

MAJOR MACKENZIE DR

LESLIE

Secondary Plan areas (existing and
proposed) and Neighbourhoods.

CARRVILLE RD

16TH AVE

HIGHWAY 7

Neighbourhood-designated properties permitted to support medium density
intensification, according to current Official Plan policy.

Sites abutting arterials
Mixed-use potential (sites at arterial/arterial or arterial/collector intersections)
Priority Infill Areas, Secondary Plans or Tertiary Studies
Note: Properties shown exclude those already occupied by medium density uses, or
by public uses.
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BLOOMINGTON RD
BAYVIE
W AVE

YONGE
ST

BATHUR
ST ST

Additionally, the consultant team
found the following properties (at
right) as holding medium density
potential, according to the Official
Plan (4.9.1.2(2)).
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KING RD

They are:

BETHESDA SIDEROAD

• Neighbourhood-designated sites
abutting collectors, and within
proximity to transit (as illustrated
earlier in the spatial analysis).

STOUFFVILLE RD

• Neighbourhood-designated sites
on local streets, and adjacent to
existing medium density uses or
Centre or Corridor designations
(adjacency was considered here
as immediately abutting such
properties, or being directly
across the street from them).

JEFFERSON SD RD

GAMBLE RD
19TH AVENUE

• Window street properties that
‘front’ indirectly onto arterials, but
do not directly abut them.

Furthermore, previous Tertiary
Plans have identified some
additional Neighbourhood sites for
medium density intensification, if
a rational case can be made (for
example, sites on the same block
as others considered appropriate
for intensification). In general, the
primary outcome of these Tertiary
Plans has been a gradation of
heights and densities, stepping
down from an arterial into the
interior of a concession block.

ST

MAJOR MACKENZIE DR

LESLIE

It should be noted that in most
cases these are only potential
medium density sites. Specifically,
sites on collector and local roads
would require the confirmation of a
Tertiary Plan, according to current
Official Plan policy. Sites on window
streets do not technically qualify
for medium density and would be
subject to the requirement for a
tertiary plan or an infill study.

ELGIN MILLS RD

CARRVILLE RD

16TH AVE

HIGHWAY 7

3.0 Typologies and
SWOT Analysis

Neighbourhood-designated properties potentially subject to medium density
intensification. For townhouses to be permitted in certain locations shown on this
map, a Tertiary Plan is required according to the Official Plan.
Sites abutting collectors and with proximity to transit
Sites abutting on local streets with proximity to existing medium density uses
or Centre or Corridor designations
Window sites indirectly fronting on arterials
Priority Infill Areas, Secondary Plans or Tertiary Studies
Note: Properties shown exclude those already occupied by medium density uses, or by
public uses.
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3.1.1 Additional Residential Units
(ARUs)
These types, amongst the most
modest forms of intensification,
allow for the continued presence of
single and semi-detached housing.
In 2021, the City enacted Official
Plan Amendment 23 and By-Law
13-21 to permit ARUs on a city-wide
basis.

This chapter lists and compares the options for
low-rise, medium density built form, as well as
the potential for Neighbourhood-designated lot
types to accommodate them.

The SWOT analysis concerns these
two major topics:

3.1 SWOT Analysis of Built Form
Typologies

1.

Over the next pages, this Brief will
review a range of low-rise medium
density built form typologies,
beginning with the most modest
and continuing to the most intense.
Some of these types are already
relatively common within Richmond
Hill's Neighbourhoods, while others
are rare or non-existent.

2.

What are the advantages and
disadvantages of the various
built form typologies that may
constitute low-rise medium
density?
What lot types are found within
the portions of Richmond Hill's
Neighbourhoods that can
accommodate (or potentially
accommodate) medium density
development, based on the
previous chapter's analysis?
What are the advantages and
disadvantages of each, and
what additional locational
factors might need to be
considered?

In keeping with Richmond Hill's
Official Plan, "low-rise" is defined
as a height of four storeys or less.
"Medium density" refers to forms
more intense than single and
semi-detached housing. Given the

typical intent of the Neighbourhood
designation, most forms will be
residential only, although mixed
uses will be considered as a distinct
category. As previously identified,
mixed uses are permitted within
Neighbourhood-designated lands
at the intersection of two arterial
roads, or that of an arterial and a
collector.
Typologies reviewed include:
• Additional Residential Units
(ARUs)
• Duplexes, triplexes and variants
• Townhouses and variants
• Low-rise apartments
• Mixed-use forms

Built Form
Typologies

Richmond Hill's
Lot Typologies +
Locational Factors

Potential for Low-Rise,
Medium Density Forms
Within Richmond Hill

3.0 Typologies and SWOT Analysis

ARUs may broadly be subdivided
into the following forms:
• Secondary Internal Units: This
category includes basement
apartments, attic apartments, or
other secondary units created
within a single or semi-detached
house. Such buildings remain
distinct from duplexes in the
sense that they contain a main
unit and a subordinate one.
Secondary units are typically
created from pre-existing houses,
but they can also be purpose-built
within new construction.
• Secondary External Units:
Commonly referred to as "garden
flats," "granny flats," or "laneway
houses" depending on context,
secondary external units are
freestanding structures added
to existing housing lots, without
subdivision. Typically, they are
smaller than the main house and
situated behind it. Secondary
external units were historically
rare in Ontario, but are becoming
popular in larger cities.
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Strengths
• Accommodation Within
Existing Fabric: These unit types
can be accommodated within
existing Neighbourhood fabric
without redevelopment, and with
potentially minimal impact to their
surroundings.
• Accessibility of Ownership:
Renting a secondary unit can
offset the cost of housing for
a property owner, potentially
opening up ownership to a wider
range of people.
• Affordability: ARUs can be
affordable options for renters.
• Extended Households: These
unit types can be used to
accommodate extended families,
while still providing some privacy.
This is especially important for
residents from cultures that
value multi-generation living
arrangements.
Weaknesses
• Limited Density: While these
options do provide for modest
intensification, they do not go as
far in accommodating growth as
the others discussed within this
study.
• Physical Barriers: Secondary
internal units cannot be
accommodated within
most detached or semidetached houses without
major modifications. Similarly,
secondary external units can be

challenging to accommodate.
Unless the site in question is a
corner lot, they typically require
sufficient sideyard setbacks that a
second unit can be accessed from
the front. In Toronto, laneways
are used to access external units
from the rear, but these are rare in
Richmond Hill. Current Richmond
Hill policy also requires parking to
be accommodated on site in order
to permit an ARU, which not all
properties can accommodate.
Opportunities
• Incorporation into New
Development: While modifying or
adding to existing buildings can
be complicated, integrating ARUs
into newly built housing may
provide opportunities for more
seamless integration.
Threats
• Traffic Impacts: As with all
intensification, continued reliance
on the automobile by new
residents can create negative
traffic and parking impacts,
particularly on side streets.
• Physical Impacts: Major
modification to buildings or the
construction of large secondary
external units can negatively
impact neighbours, with regards
to privacy and shadowing.
• Safety Risks: Homeowners can
be tempted to covertly create
ARUs without proper building
permits, posing safety risks.

The combination of these analyses will help in understanding the potential for low-rise
medium density forms within Neighbourhoods, and will inform the consultant team's
eventual recommendations.

Coach house-style ARU. Vancouver has
long led the way for ARUs in Canada.
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Recent laneway house, Toronto.
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The basement apartment is a common
feature within houses in the GTHA.
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3.1.2 Duplexes, Triplexes and
Variants
Duplexes and triplexes were
commonly built in Toronto's
inner suburbs during the mid to
late twentieth century, although
they are far less common in
new construction today. In other
jurisdictions, such as Montreal, they
are a predominant housing type.
Generally, these type of buildings
are rental in tenure, although they
can also be condominiums.
• Duplex: The duplex locates two
units within a single building, one
above the other. Duplexes may be
purpose-built, or modified from
existing single-family homes.
(Note that in Ontario “duplex”
typically refers to vertically
separated units, and should not
be confused with semi-detached
houses, which are separated
horizontally and situated on
different lots).
• Triplex: Similar to the duplex, the
triplex includes three vertically
stacked units. It may likewise be
purpose built or modified from an
existing building.
• Variants: Connecting two
duplexes or triplexes to each
other is also possible. Such
complexes are generally purposebuilt and would utilize two
separate entrances. They should
not be confused with stacked
townhouses which by definition
appear in groups of three or more.
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Strengths

Opportunities

• Accommodation Within
Existing Fabric: A duplex (or
triplex) can generally be built on
a standard residential lot without
consolidation. Indeed, it can
occupy a building envelope similar
to a detached house. This makes
its development far simpler and
less disruptive to Neighbourhood
fabric than more intense
typologies.

• Small Scale Infill and Transition:
Duplexes and triplexes are
well suited for small scale
intensification by small developers
(or even homeowners), on a single
residential lot or a remnant portion
of a larger development site. They
provide an opportunity for a midpoint between detached houses
and more intensive low-rise forms,
such as townhouses or walk-up
apartments.

• Preservation of Green Space:
Relating to the above point,
duplexes or triplexes can occupy
a footprint similar to a detached
house, meaning that landscaped
area (and potentially existing
trees) can be maintained.
Weaknesses
• Physical Barriers (in the case of
modification): Duplexes cannot
be created from most detached
or semi-detached houses without
major modifications.
• Low Incentive for Development:
The benefit of building a new
two or three unit rental building
is unlikely to justify the cost of
demolishing an existing house
in most cases. On larger sites,
developers are likely to utilize

3.0 Typologies and SWOT Analysis
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Threats
• Traffic Impacts: As with all
intensification, continued reliance
on the automobile by additional
residents can create negative
traffic and parking impacts,
particularly on side streets.

Pair of contemporary duplexes
(Melbourne Ave., Toronto). Source:
Architectural Record.

Two triplexes with common access to units and parking (Bayview Ave., Toronto).
Source: Google Maps.

• Perception (in the case of
modification): The notion of
subdividing existing houses
into two or three units can bring
with it a negative perception, as
neighbours sometimes fear noise,
traffic and property standards
impacts.

Multiple mailboxes and entrances tell the story of a
detached house subdivided into several units (Toronto).
Source: Spacing Magazine.

Side-by-side triplexes, a common post-war era form (Highfield Rd.,
Toronto). Source: Google Maps.

more intense forms.

The duplex/triplex (or stacked townhouse when assembled larger groups) is a standard vernacular form in Montreal and across
Quebec. Over time, changes in the building code have relocated the characteristic external stairs into the interior. Sources (left to
right): Construction M. Martel Inc., Charles Lanteigne (Toronto Star), Wassim Ibrahim (Re/max).
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3.1.3 Townhouses and Variants
In Richmond Hill and across
Ontario, townhouses are by far
the most popular form of medium
density low-rise construction.
Historically, townhouses were
street-related and typically
freehold in tenure. However, recent
townhouse development has mostly
been in the form of condominium
(or rental) tenure, which can
allow for greater flexibility in site
arrangement. Such townhouses
can be either street-related, or part
of a block design in which units are
accessed via an internal mews.

(Left) Townhouses on consolidated
properties. The primary unit access is
from the main street with parking access
from the side street. The development
retains the landscape setbacks around
the property and transitions to the
stable residential neighbourhood at rear
(Toronto). Source: Golbou Rad.
(Top) The site before development.
Source: Google Maps.

Examples of variant townhouse
forms include:
• Traditional Townhouses: A
traditional townhouse is made
up of a single unit, connected at
its side to another townhouse.
(As opposed to semi-detached
houses, townhouses must appear
in groups of three or more).
• Back-to-Back Townhouses:
A back-to-back townhouse is
attached to another townhouse
at its back, as well as to at least
one side. These units can be more
affordable, but can be challenging
to design with regards to light
penetration.
• Stacked Townhouses: Stacked
townhouses refer to buildings that
contain two, three or four units,
vertically stacked. They appear
in blocks of three or more, to be
distinguished from duplexes or
triplexes.

Strengths

Weaknesses

• Familiarity: Unlike some of
the other forms reviewed here,
which may be rarer and more
challenging, townhouses are
well understood by builders
and residents alike and already
common in Richmond Hill.

• Assembly: Townhouse
developments generally require
large lots or assembly of
multiple small lots. This limits
their potential for small scale
intensification. Requirement for
outdoor amenity areas may also
influence minimum lot size.

• Potential Ease of Integration:
Street-related townhouses relate
to the public realm in much the
same way that detached or
semi-detached houses do, with
front-yards and entrances. If well
designed, they can fit well into a
traditional Neighbourhood setting.

• Back-to-Back Stacked
Townhouses: As their name
suggests, these buildings include
multiple units while also being
connected to other buildings at
their back and side.
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• Limitations of Lot Geometry:
Where multiple small lots can
be assembled, existing depths
may be too great to simply
produce a row of townhouses.
Making use of rear space may
require locating some or all units
away from the street and onto
internal mews. While sometimes
appropriate, such complex site
plans can challenge traditional
neighbourhood character.

Stacked townhouses with entry from both arterial and local street (Toronto). Source:
Google Maps

• Location of Parking: Front
garages in narrow street-related
townhouses tend to dominate the
streetscape, while rear parking
requires internal driveways or
mews. With denser (stacked
or back to back) townhouse
developments, parking can
sometimes be located in a
single underground level, but
excavations substantially increase
the cost of development.
Opportunities
• Transition: Townhouses are well
established as a transitional form,
appearing at the external edges of
detached house neighbourhoods,
or as a buffer between such
neighbourhoods and mid- or
high-rise areas. They can also
serve as a transition between
multiple low-rise forms (such as
between duplexes and walk-up
apartments).

• Unit Variety Within
Development: Townhouse
developments that mix traditional,
stacked and back-to-back forms,
can potentially support a wide
variety of unit sizes, resulting in a
more diverse community.
• Green Spaces: Compared to
some of the less intense forms
outlined in this study, larger scale
townhouse developments can
provide substantial common
green spaces, including front
yards, internal amenity areas,
privately-owned publiclyaccessible spaces (POPS) and
even public parks in certain cases.
These spaces may accommodate
existing trees, or provide room for
new plantings.
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Threats
• Traffic Impacts: As with all
intensification, continued reliance
on the automobile by new
residents can create negative
traffic and parking impacts. Large
townhouse developments should
be carefully designed so as not
to overload side streets, and to
provide residents with viable
alternatives for movement.
• Poor Integration: While
townhouses have the potential
to integrate well into existing
neighbourhoods, poor design
can result in jarring transitions.
Factors to consider include
heights, setbacks, landscaping,
rhythm of units, location of
parking and materials. Townhouse
developments that face all
units inward can be particularly
threatening to the character of an
established neighbourhood.
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City of Richmond Hill | Low Rise Medium Density Building Typology Study

Townhouses (Regent Park, Toronto). Source: One Park West.
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Townhouses (Sackville St., Toronto). Source: Google Maps.
These townhouses take their primary pedestrian access from the main frontage, with parking access from the rear lane. This
minimizes curb cuts from the main street and offers a positive street relationship (Guelph). Source: Google Maps.

Stacked and Back to Back Townhouses
(Stapleton, Denver). Source: jzimbabwe.

Townhouses with a narrow frontage onto an arterial street. The units are accessed by
foot from the new public lane (as seen on right) with separate parking access from the
other side of the street (Mississauga). Source: Google Maps.

These stacked townhouses have a visual connection to the main frontage and take parking access from a separate access lane.
(Kitchener). Source: Google Maps.

(Left) Townhouses on a former gas
station property. The primary unit
access is from the main street with
parking access from the side street
(Toronto). Source: Google Maps.
(Top) Gas station before redevelopment.
Source: Google Maps.
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These stacked townhouses have their
primary pedestrian access from the
main frontage, similar to those above.
Source: CNW/Ontario Wood Works!
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3.1.4 Low-Rise Apartments
Low-Rise or walk-up apartments
(generally three or four storeys in
height) are a common feature in
older urban areas around Ontario,
but rare in Richmond Hill. Units
can be arranged around corridors
(similar to mid-rise buildings), or
they can be directly accessed from
stairwells. Size and floorplates vary
substantially and they can be either
condominium or rental in tenure.
Stacked townhouses and walk-up apartments next to a woodlot. This developments supports protection and provides natural
wildlife corridors along the northwest boundary of the development as required by the municipality (Guelph). Source: Arkell Lofts.

Strengths
• Density: Low-rise apartments
are potentially the densest of all
forms reviewed in this study and
can bring with them the benefits
of substantial intensification, while
still reflecting a Neighbourhood
character.
• Variety of Unit Types: A variety
of different unit sizes can be
accommodated within the same
building. Grade-related units can
include private outdoor space.
Weaknesses

Back-to-back and stacked townhouses on a large industrial site, comparable in scale to remnant acreage lots in Richmond Hill
(Toronto). Sources (left to right): Strata.ca, Google Maps.

• Scale: Low-rise apartments
tend to be large and bulky, when
compared to houses. This is
likely to limit their applicability
to larger sites on the edge of
Neighbourhoods. Requirement for
outdoor amenity areas may also
influence minimum lot size.
• Assembly: Examples of
historic walk-up apartments
that were built on a little as
two typical residential lots can
be found in Toronto. However,
most contemporary low-rise
apartments require much larger
lots, limiting their potential.

Example of townhouses using a parking stacker accessed via a laneway (left). This provides parking in a smaller footprint, while
allowing for individual landscaped front and rear yards (Toronto). Sources (left to right): Google Maps, Paul Johnston.
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• Parking: The density of a walk-up
apartment also generates more
parking. Surface parking requires
a larger site, and may present
challenges to screen properly.
Underground parking is generally

Different low-rise walk-up apartment forms built on the former Angus Yards industrial
site (Montreal). Source: Google Maps.

a preferred option, but it can
substantially increase the cost of
development.
Opportunities
• Transition: As with other
forms reviewed here, walkup apartments can provide
an excellent opportunity for
transition between mid- or
high-rise developments and
Neighbourhoods.
• Green Spaces: Similar to
townhouses, low-rise apartments
can provide substantial green
spaces, including landscaped
setbacks, POPS and private
amenity spaces, all of which
can provide opportunity for tree
planting. They can also potentially
accommodate green roofs.
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Threats
• Traffic Impacts: As with all
intensification, continued reliance
on the automobile by new
residents can create negative
traffic and parking impacts.
• Visual Impacts: As stated
earlier, when contrasted with
single or semi-detached houses,
apartments can represent a
substantial increase in bulk. If
sited or designed poorly, they
could have a negative impact on
less intense neighbours.
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3.1.5 Mixed-Use Forms
Current policy contemplates mixed
uses only on a limited number of
sites, located at major intersections.

Walk-up apartments adjacent to green parkland and walking trails. This development enhances open space by providing generous
landscape frontages (Mississauga). Source: Google Maps.

Low-rise mixed use buildings are
relatively rare in contemporary
development. Most typically,
they would be made up of retail
at grade and residential units
above. However, they could also
incorporate flexible live-work units
and offices.
• Storefronts: The most traditional
form of low-rise mixed use is the
storefront, which can be two,
three or four storeys in height.
Storefronts can be one bay
wide, or can include multiple
commercial (or live-work) units at
grade.
• Mixed Use in Walk-Up
Apartments: Commercial uses
can appear on the ground floor of
low-rise or walk-up apartments,
thus making a mixed use building.
Strengths

Walk-up apartments enhance the street relationship
and reinforce the finer grain of the existing Townhouses
developments along the street (Montreal). Source: Maxime
Brouillet (Azure Magazine).

Walk-up apartments with a deep setback, consistent with the
adjacent development (Toronto). Source: Audax Architecture.

• Proximity of Uses: By definition,
mixed use buildings combine
uses. They can also bring retail
and offices closer to residential
areas, reducing travel time for
shopping or work. Most typically,
this means convenience retail,
but restaurants, cafes, daycares
and professional offices are other
examples of desirable uses to
have within close proximity.
Weaknesses

Large block of walk-up apartments (Toronto). Source: Strata.ca.
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Live-work units (left to right: Port Credit and Seattle). Sources (left to right): FRAM
development, Seattle Times.

• Challenge of Development:
Mixed use (with retail) has
traditionally been challenging for
developers to build, especially
in low-rise forms and suburban
settings. It can be difficult to
find appropriate retail tenants
for sites that are isolated from
larger retail areas. On the other

Townhouses and walk-up apartment complex with retail uses along the main street
(Washington, DC). Source: Google Maps.

hand, the points designated for
mixed use (major intersections)
have historically been occupied
by auto-oriented, and exclusively
retail functions, such as gas
stations or fast food restaurants.
The Ontario Building Code can
severely limit the size of live-work
units.
Opportunities
• Urban-Style Neighbourhood
Plazas: Ideally, mixed use sites
could enrich Richmond Hill's
Neighbourhoods by interspersing
a range of small businesses and
residential units. The businesses
could serve an especially
important role, as local groceries,
cafes, doctor's offices and the
like, within walking distance of
interior Neighbourhood areas.
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Threats
• Failure to Build Appropriate
Public Realm: It is hard to
envision a low-rise, mixeduse development within a
Neighbourhood unless it is
accompanied by a very high
quality public realm that nurtures
a pedestrian culture. Many of
the mixed use sites in Richmond
Hill are located on relatively
busy roads (in some cases
Regional roads) that are lacking in
pedestrian amenity.
• Inconsistency of Live-Work:
The most common examples of
low-rise, suburban mixed use
forms tend to incorporate livework units. While sometimes
successful, experience has shown
that most live-work units to be
occupied by inward facing homeoffices, or else by exclusively
residential uses.
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3.2 SWOT Analysis of Lot
Typologies
This portion of the SWOT analysis
reviews various residential and
non-residential lot typologies
found within Richmond Hill's
Neighbourhood-designated areas
and explores their potential to
support medium density built form.
•
•
•
•
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The study also acknowledges that
the locational characteristics of the
lots will be a major additional layer.
For example, a particular building
typology may be appropriate on a
particular type of lot, but only where
it fronts on an arterial, etc.
The table below outlines the
relationship between the identified
lot typologies and their locational
characteristics.
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3.2.1 General Considerations for
Lot Typologies
This general SWOT analysis outlines
the common factors across all lot
typologies, with the more unique
considerations for each typology
reviewed over the following pages.
Strengths
• Site Size: No assembly is
required for several types of
properties (others can be more
challenging).
• Parking and Access: Most lot
types provide good access for a
moderate volume of cars.
• Redevelopment Opportunities
for Abutting Lands: There is
good opportunity for landowners
adjacent to existing medium
density uses. In these areas,
medium density uses can be
extended or transitioned down to
low-density areas.

See the following pages for a detailed description of each Type and Sub-Type.
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• Parking and Access:
» The dimension to major
arterial intersections may
impede vehicular entry / traffic
movements.
» There may be difficulty in
achieving private parking on
some sites, including visitor
parking.
• Other Site-Level Design
Constraints: Developing
appropriate circulation systems
and at-grade amenities can be
challenging.
• Construction Challenges:
Shoring for foundation
construction on lots small in scale
and immediately adjacent to
neighbouring structures can be
complex.
• Market Demands: Although
technically buildable, there
may not be a demand for the
intensification of some lot types
over their current use.

Weaknesses

Opportunities

• Site Size: Assembly is required
for smaller-scaled properties,
in order to accommodate some
medium density uses.

• Grain of Development:
» On smaller sites, there is
good opportunity for “gentle
density” in its most basic
form – owner-occupant
intensification.
» Opportunity to achieve
modest transit-oriented
development on arterials and
collectors.
» Opportunity for different types
and sizes of dwelling units.

• Built Form Controls to Adjacent
Stable Residential: The presence
of established neighbours
immediately abutting at the side
and rear may limit redevelopment
potential.
• Front Yard Setbacks: Setbacks
should align with existing
residential fabric in most cases.
This may significantly limit
development on some sites.

• Connectivity: Opportunity to
achieve greater connectivity
with existing (or future) abutting
developments.
• Land Use: Opportunity to
promote local, walkable
retail and office uses within
Neighbourhoods (where mixed
use is permitted).
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• Street Orientation: Reinforce
and / or strengthen the
relationship with the street and
contribute positively to the public
realm.
• Parking and Access: Controlling
number of curb cuts may lead
to introduction of back lanes
and other methods to improve
vehicular and servicing access to
entire blocks of redevelopment.
• Outdoor Amenity Space:
Landscaped amenity
opportunities can be part of
redevelopment (although they may
vary depending upon lot size and
frontage conditions). Ideally these
can help preserve and expand
tree canopy coverage.
• New Infrastructure: May provide
new public infrastructure on larger
sites, such as expanding the road
network.
Threats
• Grain of Development:
Piecemeal nature of
redevelopment may result in
inappropriate interim conditions
when a more intensive form is
introduced. Similarly, risk of
holdout properties and other
impacts from lack of cooperation
between landowners.
• Site Suitability: Risk of
destabilizing Neighbourhoods, if
proposals are approved that are
incompatible with their context in
terms of scale and intensity.
• Traffic Impacts: Could have
negative outcomes in certain
conditions, or as a result of poor
design.
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3.2.2 Forward Fronting
Residential Lots
Forward-fronting residential lots are
the most common typology within
the study area. These lots have
their narrower dimension fronting
the street and most often appear
mid-block. In some cases, they can
appear at minor intersections.

Strengths

Opportunities

• Frontage Condition: Existing
lot fabric with strong address
to street – new development
can reinforce this fabric pattern/
relationship. Good visibility of
property, particularly on arterials
and window streets.

• Economic Requirements for
Entry: Low-cost assembly
opportunities could have
significant built form returns,
particularly on arterials and
window streets.
• Connectivity: In some cases,
redevelopment may provide
opportunities for key mid-block
connections.

Weaknesses
They can be subdivided into four
subcategories:
• Typical Contemporary: Since the
lot sizes are smaller, consolidation
will be required in most cases.

• Property Dimension/
Proportion: Some lots are long
and narrow, while others are
short and wide – geometry makes
significant infill challenging.

• Typical Historic/ Post-War:
Similar to the Contemporary lot
typology, consolidation will be
required in many cases.

• Frontage Condition: Parking
access must be provided
through narrow frontage (unless
consolidation occurs).

• Long Lot: Additional public
streets or private driveways
would ideally be run longitudinally
through the middle of these
blocks.

• Servicing Impacts: All of these
types are reliant upon narrow
main street frontage for garbage,
loading, etc.

Threats
• Built-Form Impacts/Transition
Requirements: Small lot sizes
and required transitions may make
intensification impossible on some
properties without assembly.
Where new development must
share a block with existing built
form, there may be undesirable
conflicts, with regards to scale,
setback and overall form. This is
a particular risk with landowners
who attempt to maximize potential
on very small sites.

Forward facing residential lots
• Stormwater Management
• Window Street: Technically these
are not permitted for medium
density (unless in proximity to
existing medium density) because
they do not abut arterials.
Additional traffic would have to be
routed through local streets.

Requirements: On-site storage
may be cost prohibitive on small
sites.

• Interim Condition: Piecemeal
redevelopment (less than a
block in scale) might produce
an incoherent and undesirable
outcome.
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• Traffic Impacts: A minority of lots
in this category would have to be
accessed through the local street
network, which may not be able to
support a large increase in traffic
density.
3.2.3 Flanking Residential Lots

ET

RE

Opportunities

• Frontage Condition: Existing
lot fabric with strong address
to street – new development
can reinforce this existing fabric
pattern/relationship. Good
visibility of property.

• Economic Requirements for
Entry: Low-cost assembly
opportunities could have
significant built form returns.

• Mixed Use Frontage Condition:
Where mixed use is permitted,
lots with multiple street frontages
could have separate residential/
non-residential facades (for
example, retail fronting onto an
arterial and residential fronting

Two sub-types are identified:

Weaknesses

• Traditional Flanking Lots:
They vary in size but are typically
wide and shallow (they can be
almost square). They might
need to be consolidated with an
adjacent (non-medium density
permitted) lot on the side street.

• Built-Form Impacts/Transition
Requirements: Small lot sizes
and required transitions may make
intensification impossible on some
properties without assembly.

onto a collector).

• Multiple Addresses: Corner
properties can address both
streets with appropriate entry and
other architectural features.
• Streetscape Repair: Lots that
historically turned their side to an
arterial or collector can have their
frontage rotated to better address
and animate it.
Threats

• Window Flanking Lots:
They vary in size, but are typically
also wide and shallow (they also
can be almost square). They might
also need to be combined with an
adjacent lot on the side street.

• Servicing Impacts: All of these
types are reliant upon a narrow
main street frontage for garbage,
loading, etc.
• Stormwater Management
Requirements: On-site storage
may be cost prohibitive on small
sites.

• Neighbourhood Creep:
Intensification on flanking lots may
encourage adjacent interior lots to
redevelop similarly. Without clear
limits, this may negatively impact
the character and integrity of
established neighbourhoods.
• Traffic Impacts: Lots in this
category would be accessed
through the local street network
which may not support large
increases in traffic density.
Placing access points close to
intersections may also impact
their performance.

Flanking residential lots

• On-Site Circulation: There is a
challenge in addressing issues like
snow storage and garbage truck
turn around.
10-30m

10-20m
25-35m

Strengths

Flanking residential lots have a
frontage on an arterial or collector
street, but are typically accessed
from the side street. Development
on these lots often relates to the
side streets and usually has a
fenced edge or landscaped buffer
along the major street.

Sub-Types (Showing Typical Dimensions)

ST
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3.2.4 Reverse Fronting
Residential Lots
These are mostly through lots with
rear yards backing onto arterials,
and primary access from local
streets.
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Strengths

Opportunities

3.2.5 Non-Residential Lots

• Frontage Condition: Low-cost
assembly opportunities could
have significant built form returns,
particularly on arterials.

• Streetscape Repair: Opportunity
to animate otherwise blank faces
along major arterial streets by
turning frontages around or
creating multiple frontages.

These vary substantially in size and
have a range of non-residential uses
such as plazas, professional offices,
daycares, churches, light industrial
uses, etc. Often roughly square and
located at major intersections, they
would be appropriate for mixed use
redevelopment.

Weaknesses
In some cases, there might
be the potential for creating a
more positive street relationship
along the arterial street through
redevelopment.

3.0 Typologies and SWOT Analysis

• Frontage Condition: Parking
access must be provided
through narrow frontage (unless
consolidation occurs). Additional
curb cuts on arterials would likely
not be acceptable.
• Servicing Impacts: These lots
are reliant upon narrow street
frontage for garbage, loading, etc.
• Built-Form Impacts/Transition
Requirements: Small lot sizes
and required transitions may make
intensification impossible on some
properties without assembly.
• Stormwater Management
Requirements: On-site storage
may be cost prohibitive on small
sites.

Reverse facing residential lots

Threats
• Interim Condition: Piecemeal
redevelopment (less than a
block in scale) might produce
an incoherent and undesirable
outcome.
• Traffic Impacts: Lots in this
category would have to be
accessed through local street
network which may not support
large increase in traffic.
• Neighbourhood Creep: If done
poorly, here is a potential risk of
destabilizing neighbourhoods by
extending medium density form
into adjacent interior properties.

Two sub-types are identified:
• Small: These appear at both
major and minor intersections.
Typically they include gas
stations and other small retail and
institutional uses.
• Large: These appear mostly on
collectors or arterials. Typically
they includes large plazas or
former industrial lands now
designated as Neighbourhoods.
Strengths
• Parking and Access: Lots can be
big enough that an internal public
transportation network could be
established, creating a finer grain
of blocks.

• Mixed Use Frontage Condition:
Lots with multiple street frontages
could have separate residential/
non-residential facades (for
example, retail fronting onto an
arterial and residential fronting
onto a collector).
Weaknesses
• Protecting Commercial GFA:
Redevelopment would have to
conform to OP Appendix A7
policies on protecting commercial
GFA. Market demands and
approaches to financing often
make combining residential and
commercial uses challenging.

• Multiple Addresses: Corner
properties can address both
streets with appropriate entry or
other architectural features.
• Mix of Uses: Mixed use
redevelopment would by definition
place retail or office uses within
closer proximity to residential
neighbourhoods, promoting active
transportation.
• Transit Orientation: Most lots
on major intersections have
superior access to transit, and
can therefore support greater
densities.

• Land Use Conflicts: Conflicts
between land uses at the site
level may limit redevelopment
opportunities.

• Expansion of Neighbourhoods:
Industrial lands that have been
redesignated as Neighbourhood
serve as an opportunity for
reconsideration.

Opportunities

Threats

• Easy Wins: Larger lots within this
category offer prime opportunity
for intensification without burden
of assembly.

• Risk of Misuse: The importance
of lots at major intersections
means that underdevelopment
or poor design will have greater
impacts.

• Connections with Adjacent
Development: There may be
opportunities to reconnect with
adjacent fabric and public areas
(parks, natural heritage system
etc.)

• Built-Form Impacts/Transition
Requirements: Small lot sizes
and required transitions may
make intensification challenging
on some smaller commercial
properties without assembly.

Non-residential Lots

Sub-Types
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Reverse fronting residential lot
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3.2.6 Remnant Rural Lots

Strengths

Opportunities

Scattered throughout the study
area, but most commonly facing
arterials, these lots vary in size.

• Mixed Use Frontage Condition:
Lots with multiple street frontages
could have separate residential/
Commercial facades organized
to address the appropriate street
frontages.

• Easy Wins: Larger lots within this
category offer prime opportunities
for intensification without burden
of assembly.

Two sub-types are identified:
• Small: These are remnant ruralstyle residential lots, larger than
standard post-war suburban lots.
• Large (acreage): Only a few
of these very large properties
remain. Some continue to be
residential in uses, while others
are vacant.

• Parking and Access: Lots can be
big enough that an internal public
transportation network could be
established, creating a finer grain
of blocks.
• Mixed Use Frontage Condition:
Where mixed use is permitted,
lots with multiple street frontages
could have separate residential/
non-residential facades (for
example, retail fronting onto an
arterial and residential fronting
onto a collector).
Weaknesses
• Continuity of Natural Heritage
Features: Redevelopment of
these large lot types often needs
to negotiate existing natural
heritage features sometimes
governed by conservation
authority restrictions (e.g. slope
stabilization, build-to lines).

Remnant rural lots

• Connections with Adjacent
Development: There may be
opportunities to reconnect with
adjacent fabric and public areas
(parks, natural heritage system
etc.) In some cases large lots
could also generate new open
spaces as POPS or even parks.
• Multiple Addresses: Corner
properties can address both
streets with appropriate entry or
other architectural features.
Threats
• Existing Natural Heritage
Features: Impacts to existing
trees and requirements for tree
planting zones (TPZs) may impede
the redevelopment potential of
these sites. (On the other hand,
there may also be opportunity
for protection of trees through
incorporating landscaped areas
into the design).

Sub-Types

4.0 Best Practices
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4.0 Best Practices
A review of the planning frameworks of GTHA municipalities is included
here to inform the development of design parameters for low-rise
medium density forms of residential and mixed uses in Richmond Hill
Neighborhoods, and their implementation through the Official Plan and
Zoning By-laws.
The three municipalities selected
as case studies, based on the
readiness of their planning
frameworks in promoting low-rise
medium density uses, include
Toronto, Burlington and Oakville.
The review considered the following
key questions:
• What constitutes low rise
medium density development in
other municipalities? Are there
typologies being allowed by other
municipalities that Richmond Hill
does not allow?
• How are other municipalities
addressing low rise medium
density through the
implementation tools at their
disposal?
• How are zoning by-laws
implementing low rise medium
density development?
• How are design guidelines helping
implement the direction of OPs
and measures not covered in
detail under ZBLs?
• How are other municipalities
promoting communities that
support access to amenities,
transit, affordable housing,
support aging in place, etc.?

4.1 Overview of Planning
Frameworks
An overview of the planning
frameworks of selected area
municipalities that address low
rise medium density residential
intensification is included below.
Details of each municipality’s
planning framework is included in
the appendix.

Fourplex, and Apartment Building,
other zones permit the residential
building type corresponding to their
name and all less dense residential
building types. For example, RT
zone permits townhouses, semidetached houses and detached
houses. The City’s 2018 Townhouse
& Low-Rise Apartment Guidelines
provide further guidance on these
low-rise medium density typologies.

Toronto

Burlington

The 2002 Toronto Official Plan (Feb,
2019 Consolidation) has policies
for the Neighborhoods designation
that provide comprehensive
guidance on preserving the
character of neighborhoods, while
promoting context-sensitive infill
or redevelopment. The typologies
permitted within this designation
include detached houses, semidetached houses, duplexes,
triplexes, townhouses, and walk-up
apartments up to four storeys (4.1.1).

The 2008 Burlington Official Plan
(Dec, 2019 Consolidation) defines
three categories of land uses within
residential land use – low density,
medium density and high density
residential. Low density areas
are made up of single-detached
and semi-detached housing units
with a density to a maximum of
25 units per net hectare (III- 2.2.2
c). Medium Density areas have
either ground or non-groundoriented housing units (detached
and semi-detached homes,
townhouses, street townhouses
and stacked townhouses, back to
back townhouses, attached housing
and walk-up apartments) with a
density ranging between 26 and 50
units per net hectare (III- 2.2.2 d).
The City’s housing intensification
policies (III- 2.5) describes the
evaluation criteria for infill or
redevelopment within established
neighborhoods.

Toronto’s comprehensive Zoning
By-law 569-2013 defines five
zones within the Residential zone
category including Residential Zone
(R), Residential Detached Zone
(RD), Residential Semi-detached
Zone (RS), Residential Townhouse
Zone (RT), and Residential Multiple
Dwelling Zone (RM). Except the R
zone which includes a wide range of
residential building types including
Detached House, Semi-Detached
House, Townhouse, Duplex, Triplex,
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The new Burlington Official Plan,
currently under appeal (adopted by
Council in April 2018, approved by
Halton Region on November 2020),
takes a similar approach but has
increased the range of the density
definition of Medium Density
Residential to 26-75 units per net
hectare (8.3.4(1).a).
Burlington Zoning By-law 2020
designates zones by density.
The medium density residential
zones range from Medium Density
Residential zone 1 (RM1) to Medium
Density Residential zone 5 (RM5)
(Part 2 - 2.7). A range of residential
building types are permitted in RM
zones including Detached Dwelling,
Semi-Detached Dwelling, Duplex
Building, Triplex Building, Fourplex
Building, Townhouse Building,
Street Townhouse Building, Back to
Back Townhouse Building, Stacked
Townhouse Building, Apartment
Building.
The City of Burlington does not
have Citywide urban design
guidelines specific to medium
density uses. However, the 2004
Alton Central East urban design
guidelines provide guidelines for
medium density residential areas
for a variety of housing types,
garage and driveway designs, and
architectural design elements.
Oakville
The 2009 Town of Oakville Official
Plan (Aug, 2021 consolidation)
defines residential uses by density
which includes low, medium and
high-density residential land
use (11.3). The Medium Density
Residential land use designation
may permit a range of medium
density housing types including
multiple-attached dwelling units,
apartments, retirement homes
and long-term care homes with a
density range between 30 to 50
dwelling units per site hectare.
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Intensification outside of the Growth
Areas within the stable residential
communities is subject to policies
that are intended to maintain and
protect the existing character of
those communities. Development
within all stable residential
communities is evaluated using the
criteria specified in policy 11.1.9 to
maintain and protect the existing
neighbourhood character.
Like Burlington, the Oakville Zoning
By-law 2014-014 also characterizes
its residential zones based on
density. The Residential Medium
zones include RM1, RM2, RM3 and
RM4. The residential building types
permitted in RM include Apartment
Building, Back to Back Townhouse
Dwelling, Stacked Townhouse
Dwelling and Townhouse Dwelling.
The 2014 Livable by Design Manual
- Urban Design Direction for
Oakville provides a comprehensive
set of guiding design principles and
urban design directives applicable
town-wide (south of Dundas Street).
The 2013 Design Guidelines for
Stable Residential Communities
provide detailed design guidance
for stable residential areas in the
City.
4.2 Summary of Key Similarities
and Differences
A summary of key similarities and
difference in approaches of different
area municipalities is noted below.
For further detail, refer to the
appendix.
What constitutes low rise medium
density development in other
municipalities?
Both Burlington and Oakville Official
Plans have a medium density
residential land use designation,
which is primarily defined by
number of units per hectare (2650 for Burlington (increasing to
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26-75 in the new Official Plan) and
30-50 for Oakville). The residential
building types permitted within
these designations vary. Burlington
permits both ground and nonground-oriented housing units,
including detached and semidetached dwellings, townhouses,
street townhouses and stacked
townhouses, back to back
townhouses, attached housing and
walk-up apartments. Any of these
building types are permitted as long
as the density target is achieved (III2.2.2 d). Oakville does not permit
detached and semi-detached
dwellings within the medium density
designation (11.3.1).
In contrast, the Toronto Official
Plan does not define residential
uses by density but describes
building types permitted within the
Neighbourhoods designation. These
include low rise buildings such as
detached houses, semi-detached
houses, duplexes, triplexes,
townhouses and apartments no
higher than four storeys (4.1.1).
In alignment with their Official
Plans, Burlington and Oakville
Zoning By-laws include Residential
Medium density zones (RM). For
Burlington, the Medium-density
Residential (RM) zones permit
various combinations of the
following building typologies:
Detached Dwelling, Semi-Detached
Dwelling, Duplex, Triplex, Fourplex,
Townhouse and Apartment Building.
The Residential Medium (RM)
zones within Oakville only permit
Apartment Building and Townhouse
Dwelling including back to back and
stacked townhouse. Other ground
related forms of housing are only
permitted in low density residential
uses.
The Toronto Zoning By-law
section 10 has provisions for
five residential use zones with
permitted uses which include:

4.0 Best Practices

Detached House, Semi-Detached
House, Townhouse, Duplex, Triplex,
Fourplex, and Apartment Building.
The R zone permits all these uses.
The Townhouse Zone (RT), and
Residential Multiple Dwelling Zone
(RM) permit medium density forms,
as well as the less intense forms.
Similar to Oakville and Burlington,
Richmond Hill Official Plan defines
medium density residential in units
per hectare (50 as a maximum
site density), with reference to
examples of building forms such as
low-rise town houses and walk-up
apartments (4.9.1, 4.9.1.2). However,
unlike Burlington and Oakville, it
does not include a specific land
use designation for medium density
residential, permitting it within the
Neighbourhood designation, subject
to locational criteria (4.9.1.2).
How are other municipalities
promoting low rise medium density
through the implementation tools at
their disposal?
Official Plans typically are the most
critical tool in controlling low-rise
medium density residential uses
by providing direction on suitable
locations and evaluation criteria for
intensification and infill to ensure
compatibility within neighborhoods.
Both Burlington and Oakville Official
Plan include a medium density
residential designation and map the
designation on land use schedules.
Therefore the areas of municipality
in which low rise medium density
residential uses are permitted are
well-defined, but also relatively
limited in comparison to the extent
of the low density residential
designation, which permits only
lower density housing types and a
lower number of units per hectare.
Toronto Official Plan does not
distinguish low and medium
density residential uses within
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its Neighborhoods designation
and as such does not define
locations specific to low-rise
medium-density residential use.
Given that its Neighborhoods land
use includes a wide range of low
to medium density residential
building types, any appropriate
infill sites can support them as
long as they are compatible
with physical characteristics of
surrounding geographic area as
per the established evaluation
criteria. Given the Neighbourhoods
designation covers a large portion
of the city, the potential applicability
of these policies has much greater
geographic scope.
Toronto Official Plan policies
provide further clarification on
the potential for intensification
in Neighbourhoods. Policy 4.1.7
indicates that proposals for
intensification of land on major
streets in Neighbourhoods are not
encouraged. In terms of supporting
uses, policy 4.1.3 establishes that
new small-scale retail, service and
office uses are not permitted within
the interior of neighbourhoods, but
may be permitted on major streets
subject to amendment to zoning
by-law.
The Richmond Hill Official Plan
varies from approaches above.
It does not include a medium
density residential land use
designation, but defines medium
density residential in terms of
number of units per hectare. It
permits medium density residential
within the Neighbourhood land
use designation, subject to
locational criteria: lands having
frontage on an arterial street, a
collector street or local street
in proximity to existing medium
density residential development
identified in an approved Tertiary
Plan (4.9.1.2). Therefore, the
potential geographic scope is
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different than that provided by
Burlington and Oakville. However,
not defining specific locations
through land use designations
may provide less predictability
in terms of implementation. The
locational criteria also allow for
the consideration of medium
density residential on arterials
and collectors, in a way that is not
permitted by Toronto.
More generally, as part of their
Official Plans, Burlington, Oakville
and Toronto define evaluation
criteria for intensification or infill
development within established
neighborhoods or residential areas.
While these pertain to all infill and
intensification and not specifically
to low-rise, medium density
development, a review of the criteria
provides helpful comparison to
assess Richmond Hill’s approach.
Burlington defines a comprehensive
set of criteria that considers a wide
range of factors including municipal
servicing, parking, traffic, access to
transit, compatibility with existing
neighborhood character, impact on
environment, impact on adjacent
development, access to community
services, and protection of natural
and cultural heritage (III - 2.5.2).
The evaluation criteria defined in
the Oakville Official Plan defines a
similar range of factors including
compatibility of built form and
lotting pattern with surrounding
neighborhoods, transition between
different land uses designations,
municipal infrastructure, surface
parking, extensions to public street
network for connectivity, traffic
circulation, pedestrian and cycling
access, etc. Oakville also requires
that development conform with
official plan policies relating to
urban design and sustainability
(11.1.4).

4.0 Best Practices

The Toronto Official Plan defines
two sets of criteria. Policy 4.1.5
defines policies that ensure
compatibility with existing physical
character, while Policy 4.1.9
is defined specifically for infill
development on properties that
vary from the local pattern in terms
of lot size, configuration and/
or orientation. Unlike Burlington
and Oakville, criteria are primarily
focused on built form and site
design considerations.
Richmond Hill defines a limited
range of criteria that considers
built form and site design (4.9.1.3,
4.9.2.4). It could benefit from
expanding the evaluation criteria
to include a range of factors such
as those provided by Burlington
and Oakville. Defining a wider
range of built form and site design
considerations like Toronto can also
be considered.
The zoning by-laws for these select
municipalities provide appropriate
regulations on building design and
lot configurations, while the design
guidelines, where developed,
reinforce and complement the
directions of Official Plan through
providing standards on context
sensitive built form and site
design. The way these tools are
used is similar across the three
municipalities.
How are zoning by-laws
implementing low rise medium
density development?
As noted in the Overview of
Planning Frameworks, the zoning
by-laws for Burlington and Oakville
define a range of residential medium
density (RM) zones that provide
specific regulations for development
within these zones. Toronto defines
five zones within Residential land
use category that cover a range of
low-rise residential building types.
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The regulations include controls
for lot configuration including lot
area, lot frontage, lot coverage,
and setbacks; principal building
requirements including maximum
height, maximum building length,
maximum building depth, and other
regulations including FSI, density
and parking. For additional details
on these regulations, refer to the
appendix.
How are design guidelines helping
implement the direction of OPs and
measures not covered under ZBLs?
Both Toronto and Oakville have
developed detailed City-wide
urban design guidelines that help
implement the directives of the
Official Plans and measures not
covered by the Zoning By-laws.
The 2013 Design Guidelines for
Stable Residential Communities
provide detailed design guidance
for stable residential areas in
the City. The design guidance is
included for integrating the new
development in neighborhood
context (character, lotting pattern,
scale, etc.), architectural context
(massing, height, setbacks,
primary façade, and architectural
elements), site context with respect
to landscaping and driveways, and
considerations for adjacency to
heritage.
City of Toronto’s 2018 Townhouse
& Low-Rise Apartment Guidelines
provides guidance on the typologies
including townhouses, low-rise
hybrid buildings and low-rise
apartment buildings. Guidance
is provided for a range of design
considerations including context
sensitive design, public realm
framework, heritage considerations,
site organization, standards for
streets and walkway design,
amenity areas, building placement,
site services, and access and
parking.
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How are other municipalities
promoting communities that
support access to amenities,
transit, affordable housing, support
aging in place, etc.?
Toronto’s Official Plan promotes
small-scale retail, service and
office uses that are incidental
to Neighbourhoods and are
compatible with the area (4.1.3).
These are to help maintain
the residential amenity of
Neighborhoods and reduce local
automobile trips. They are permitted
through an amendment to the
Zoning By-law on major streets.
As part of Zoning By-laws, each
Residential zone permits, with
conditions, community uses, utility
areas and other forms of housing
such as group home, rooming
house, additional dwelling unit,
laneway suite, retail store, place of
worship, community centre, senior’s
community house, day nursery,
library, fire hall, etc.
The RM zone within Burlington
permits housing forms that support
various age groups and community
such as Retirement Home, Lodge,
Fraternity, Private Club and
Community Institution. Similarly,
Oakville permits uses that support
community needs including Day
Care, Home Occupation, Retail
Store, Retirement Home, and Longterm Care facility.
Through promoting a mix of
community-oriented uses and
housing forms within existing
residential areas through official
plan and/or zoning by-law
provisions, the municipalities help
build stronger and more equitable
neighborhoods.
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5.0 Summary and Next Steps
Using the information collected in this Brief, the
consultant team will now transition to preparing
demonstrations and recommendations for the
final report.

5.1 Summary of Key Findings
At this point, the consultant team's
initial findings include:
• Medium Density is possible
in many Neighbourhood sites:
Medium density uses can be
physically accommodated
on a number of different site
types found in Richmond Hill,
although in some cases the
range of achievable built form
typologies will be limited.
If properly designed, such
development or redevelopment
could have a beneficial impact
on its surroundings, and negative
impacts could be minimized.
• Determination needs to be
made as to what type of
medium density is desirable
and where: Certainly not all
medium density is alike. Some
typologies and heights are more
appropriate for some places than
others. Current Official Plan policy
may not offer sufficient guidance
for these nuances. Tertiary plans
can do this, but producing them is
slow and resource-intensive. The
review of best practices included
in this Brief suggests that the
Official Plan can be a key tool in
clarifying where medium density
is appropriate, and what types
should be considered.

• Consideration needs to
given as to implementation:
Richmond Hill’s primary
tools for implementing the
recommendations of this study
will be zoning and Official Plan
policy. As has been stated, the
Official Plan may be the best
tool for high level guidance
on locations and types of
intensification. Zoning can help
shape the nuances of built form
and site arrangement, while
some more aspirational or
flexible standards may be better
encapsulated in guidelines.
The report will include some
recommendations for specific
implementation strategies,
drawing on the planning and legal
expertise of the consultant team.
• Some medium density uses
do not align to the City’s
density cap: The City’s cap for
medium density development
within Neighbourhoods of 50
units/hectare is challenging to
some built form typologies and
site types. This may suggest
a disconnect between the
typologies permitted and their
resulting densities. The consultant
team will explore this issue further
in demonstration scenarios.
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• Consideration needs to be
given to where medium density
is realistic, in terms of market
demand and requirements of
assembly: The limitations of the
current market in Richmond Hill
and the difficulties of assembly
may make some types of
development or redevelopment
unrealistic. Acting to encourage
(or discourage) a condition that
is unlikely to be achieved in any
case would not be a good use
of the City’s planning resources.
On the other hand, it may be
worthwhile for Richmond Hill to
act proactively to consider some
new situations to prepare for them
in the future.
• Metrics are required to achieve
good outcomes: The main
outcome of this project will be to
identify specific metrics that lead
to desirable medium density uses,
while limiting negative impacts.
These may be expressed as
minimums, maximums or other
measures. Ultimately, this portion
of the project will directly inform
Richmond Hill’s Zoning Bylaw
review, and also to a lesser extent
its Official Plan review.

5.0 Summary and Next Steps

• Greater quantification of
benefits will be required:
Medium density redevelopment
can include great benefits, which
include mid-block connections,
POPS and amenity areas
(which reduce stress on public
amenities). However, they also
come with a variety of costs,
including greater traffic and
potentially negative impacts on
neighbours. Laying out clear and
firm requirements for benefits
in exchange for development
permissions is therefore
imperative. The recommendation
report will look to provide firmer
metrics to quantify the benefits
(for example, specific type and
size of outdoor amenity areas).
• Consolidation is a Major Issue:
Consolidation is a requirement for
achieving certain redevelopment
scenarios. Conversely, lack of
consolidation may mean that
medium density cannot be
achieved (or that opportunities
may be severely limited). The
recommendations report will
include suggest minimum site
sizes and dimensions required to
achieve specific forms of medium
density.
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5.2 Next Steps
The consultant team will now
prepare a series of demonstrations,
testing a range of medium density
built form typologies on typical
lot typologies (or assemblies
thereof). The implications of this
work will form the core of the draft
recommendations report.
The report will contain a full set
of recommendations, making
use of the background study and
best practices assembled in this
Summary Brief, as well as the
demonstrations.
The outcomes of the draft report
will be presented to the public
for comment in an Open House.
Following this, a finalized report will
be submitted to the City.
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Appendix

Toronto
Official Plan Approach
The 2002 Toronto Official Plan
(Feb, 2019 Consolidation) defines
Neighborhoods as physically stable
areas made up of residential uses
in lower scale buildings such that
detached houses, semi-detached
houses, duplexes, triplexes,
townhouses and apartments no
higher than four storeys (4.1.1).
Intensification within Neighborhoods
is subject to development criteria
based on compatibility with the
context. Policy 4.1.5 and 4.1.9 are
most critical for evaluating the infill
and intensification development
within Neighborhoods.
Policy 4.1.5 requires that the
development in established
Neighbourhoods respect and
reinforce the existing physical
character of each geographic
neighbourhood 1 including: patterns
of streets, blocks and lanes,
parks and public building sites;
prevailing size and configuration of
lots; prevailing heights, massing,
scale, density and dwelling type
of nearby residential properties;
prevailing building type(s); prevailing
location, design and elevations
relative to the grade of driveways
and garages; prevailing setbacks of
buildings from the street or streets;
prevailing patterns of rear and side
yard setbacks and landscaped
open space; continuation of special
landscape or built-form features that
contribute to the unique physical

The geographic neighbourhood for
the purposes of this policy will be
delineated by considering the context
within the Neighbourhood in proximity
to a proposed development, including:
zoning; prevailing dwelling type and
scale; lot size and configuration; street
pattern; pedestrian connectivity; and
natural and human-made dividing
features.
1

character of the geographic
neighbourhood; and conservation
of heritage buildings, structures and
landscapes.
Policy 4.1.9 gives the criteria for
Infill development on properties
that vary from the local pattern in
terms of lot size, configuration and/
or orientation. They are to have
heights, massing and scale that
are respectful of those permitted
by zoning for nearby residential
properties, while taking into account
the existing form of development
on the infill property; have
setbacks from adjacent residential
properties and public streets
that are proportionate to those
permitted by zoning for adjacent
residential properties, while taking
into account the existing form of
development on the infill property;
provide adequate privacy, sunlight
and sky views for occupants of new
and existing buildings by ensuring
adequate distance and separation
between building walls and using
landscaping, planting and fencing
to enhance privacy where needed;
front onto existing or newly created
public streets wherever possible,
with no gates limiting public
access; provide safe, accessible
pedestrian walkways from public
streets; and locate, screen and
wherever possible enclose service
areas and garbage storage and
parking, including access to any
underground parking, so as to
minimize the impact on existing and
new streets and on residences.
Further, the Official Plan requires the
zoning by-laws to contain numerical
site standards for matters such as
building type and height, density,
lot sizes, lot depths, lot frontages,
parking, building setbacks from lot
lines, landscaped open space and
any other performance standards
to ensure that new development
will be compatible with the physical

character of established residential
Neighbourhoods (4.1.8). No changes
can be made through rezoning,
minor variance, consent or other
public action that are out of keeping
with the overall physical character
of the entire Neighbourhood (4.1.5).
Zoning By-law Approach
Toronto zoning By-law 5692013 defines five zones within
Residential zone category
including Residential Zone (R),
Residential Detached Zone (RD),
Residential Semi-detached Zone
(RS), Residential Townhouse Zone
(RT), and Residential Multiple
Dwelling Zone (RM). The permitted
building types within R zone
includes Detached House, SemiDetached House, Townhouse,
Duplex, Triplex, Fourplex, and
Apartment Building. Except R zone
which includes a wide range of
residential building types, other
zones permit the residential building
type corresponding to their name
and all less dense residential
building types. For example, RT
zone permits townhouses, semidetached houses and detached
houses. Consequently, RM zone
includes Detached House; SemiDetached House, Duplex, Triplex,
Fourplex, and Apartment Building
which is similar to R zone but
with varied regulations. Given
that the R and RM zone permit a
range of residential building types
for low rise and medium density
development, their by-laws are
studied below in detail.
As per Official plan policy 4.1.8,
zoning by-laws have specific
numeric values related to a
number of regulations. However,
where these are not specified, the
regulations as per zoning by-law
chapter 10: Residential apply.

Lot Area: if the zone label does not
specify an "a" value on the Zoning
By-law Map, the required minimum
lot area is the required minimum lot
frontage multiplied by 30 metres
(10.10.30.10 (B))
Lot Frontage: If the zone label
does not include an "f" value
on the Zoning By-law Map, the
required minimum lot frontage
for each dwelling unit is 6 meters
(10.10.30.20 (B)). For a townhouse,
the minimum frontage may be
reduced by 1.0 metre for each
dwelling unit that does not have
an individual private driveway
(10.10.30.20 (C)). if a lot has a
townhouse with one or more
dwelling units not fronting directly
on a street, the required minimum
lot frontage is 30.0 metres
(10.10.30.20 (D)).
The RM zone specifies lot frontage
by different residential building
types. If the zone label does not
include an "f" value on the Zoning
By-law Map, the required minimum
lot frontage is 12.0 metres for a
lot with a detached house, 15.0
metres for a lot with an entire semidetached house; 18.0 metres for
each duplex or triplex on a lot; and
24.0 metres for each fourplex or
apartment building on a lot, or for
a lot with a non-residential building
(10.80.30.20 (B)).
Lot Coverage for all zones applies
as per lot coverage overlay map.
If there is no numerical value on
overlay map, no lot coverage
applies.
Principal Building Requirements:
A maximum of one residential
building is permitted on a lot in the
R zone (10.10.40.1 (2)). The number
of dwelling units on a lot will be as
per “u” label (10.10.40.1 (3)). In the
R zone, the required minimum width
of a dwelling unit in a townhouse

is 5.0 meters if it does not have an
individual private driveway and 6.0
meters in all other cases (10.10.40.1
(4)).
In R zone, the maximum height of
a building that has no numerical
“H” value on Height Overlay Map
is 10.0 meters (10.10.40.10 (1)). RM
zone permits a maximum height of
10.0 meters for detached and semidetached homes and 12.0 meters
for any other building or structure
(10.80.40.10).
In both R and RM zone, the
permitted maximum height of the
exterior portion of main walls for a
residential building, other than an
apartment building, is the higher
of 7.0 metres above established
grade or 2.5 metres less than
the permitted maximum height
in regulation 10.10.40.10(1) for no
less than 60% of front main wall,
rear main wall and side main wall
facing the street, and 100% if side
main wall do not face the street
(10.10.40.10 and 10.80.40.10).
RM zone permits a maximum
building length for detached and
semi-detached homes of 17.0
meters. This may extend by a
maximum of 2.0 meters in case of
addition of one storey extension
for lots with required lot frontage
of more than 12.0 meters if the
extended part has a maximum
height of 5.0 meters and one
storey, no wider than 50% of width
of dwelling unit and is at least 3.0
meters from each side lot line.
In the R zone, the permitted
maximum building depth is 17.0
metres for a detached house
or semi-detached house; and
14.0 metres for a duplex, triplex,
fourplex, townhouse or apartment
building (10.10.40.30). In the RM
zone, the maximum permitted
building depth of a detached

house or semi-detached house not
including a one storey extension is
19.0 metres (10.80.40.30).
With regards to floor space index
(FSI) in R zone, if the zone label on
the Zoning By-law Map does not
include a "d" value on the Zoning
By-law Map, the permitted FSI is 0.6
(10.10.40.40). In RM zone, if the zone
label does not include a "d" value,
the FSI is not limited by the bylaw
(10.80.40.40).
In the R zone, minimum front yard
setback is 6.0 metres2 and minimum
side yard setback is 7.5 meters
(10.10.40.70). For the RM zone,
the front yard setback remains the
same while the rear setback is the
greater of 7.5 meters or 25% of lot
depth (10.80.40.70).
In R Zone, the minimum side yard
setback is 0.9 meters if detached,
semi-detached and townhouse face
directly on a street. It is 1.2 meters
for a duplex, triplex, fourplex and
an apartment building with height
of 12.0 meters of less. The side
yard setback is 7.5 meters for a
townhouse not fronting on a street,
an apartment building with height
of more than 12.0 meters and a
non-residential building. In case
there are no windows or doors on
side of the building, the minimum
required side yard setback may
be reduced by 0.45 meters for all
residential building types except
apartment buildings more than 12.0
meters (10.10.40.70). In RM zone,
minimum side setback is 1.2 meters
If regulation 10.5.40.70 (1) does not
apply whereby if a lot is beside one lot
in R zone category with a building 15.0
meters or less from the subject lot, the
minimum required setback is front yard
setback of the adjacent building. If the
lot is between two lots in residential
zone category with buildings 15.0
meters or less from the subject lot,
then the minimum front yard setback is
average of front yard setbacks of the
two adjacent buildings.
2

for a detached house, 1.5 meters for
a semi-detached house, 1.8 meters
for a duplex or a triplex, and 2.4
meters for a fourplex, an apartment
building or a non-residential building
(10.80.40.70).
The general regulations for all
residential zones require that a
parking space must be located on
the same lot as the use for which
the parking space is required
(10.5.80.10(1)). For Apartment
Buildings, a minimum 50% of
parking must be provided in
building or underground structure
(10.5.80.10 (2)). Further, the parking
lot may not be in front yard or side
yard abutting the street (10.5.80.10
(3)). For detached house, semidetached house, townhouse and
duplex, vehicles may be parking in
private portion of driveway leading
to a parking space (10.5.80.10 (4).
On a lot with a detached house, a
semi-detached house or a duplex, a
maximum of 2 parking spaces may
be located outside in the rear yard
(10.5.80.10 (7)).
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4.1 FIT AND TRANSITION

Guidelines
The City has produced Townhouse
& Low-Rise Apartment Guidelines
to provide further guidance on
these specific typologies. Adopted
in March, 2018 the guidelines
help implement the policies of the
Official Plan by providing guidance
on achieving the appropriate design
for current and new townhouse and
low-rise apartments.
The building types associated
with the guidelines include the
townhouses, stacked townhouses,
back-to-back townhouses, stacked
and back-to-back townhouses,
low-rise hybrid building and lowrise apartment building. Guidance
is provided for context analysis and
planning for larger sites, creating
a public realm framework and
heritage considerations. In terms
of site organization, the guidelines
provide standards for streets and
walkway design, amenity areas,
building placement, site services,
access and parking.

The building design standards and
measures include designing for
transition and fit within context,
planning for appropriate setbacks,
location of primary entrances, and
building relationship to grade and
design. Figure 1 and 2 provide
examples of guidance in terms of
building fit and transition and facing
distances.
The guidelines further provide
detailed guidance on designing
for pedestrian realm including
designing the appropriate
streetscape, landscape elements,
stormwater management systems,
site utilities design, public art
and considerations of building
architecture.

BUILDING DESIGN | TOWNHOUSE AND LOW-RISE APARTMENT GUIDELINES

4.2 FACING DISTANCES AND SETBACKS

Locate and design buildings to ensure sunlight and sky views. Reduce overlook
conditions between buildings and neighbouring properties.

See Table 1 for
Facing Distance (D)

Main Building
Face Height (H)

Source: Toronto Townhouse and Low-Rise Apartment Guidelines.

a. Provide separation between facing buildings according to
Table 1, Facing Distance. An increase in the Main Building
Face Height results in an increase to the facing distance.

Ensure buildings fit within the existing or planned context and provide
appropriate transitions in scale to buildings, parks, and open space.

b. Ensure that any additional height beyond the Main Building
Face Height fits under a 45 degree angular plane originating
from the top of the Main Building Face Height.

Provide a transition in the
building height down to the
lower-scale neighbours

c. Provide a minimum 7.5m rear yard setback from the rear
property line. A private lane or driveway may be included for
the purposes of establishing the setback and angular plane.
d. Provide half the distance specified in Table 1, Facing
Distance, between the face of a building containing primary
living spaces, such as living and dining rooms, and the side
of another building or property line.
e. Where parking is provided at the rear or underground, the
minimum front yard setback from the property line is 3.0m
or consistent with adjacent building setbacks.

Provide a front yard setback that
is the average of the existing front
yard setbacks of buildings on
either side of the subject property

Figure 1: Step building massing or add porches, bays and other elements to provide transition to adjacent lower scale development.
Source:
Toronto Townhouse and Low-Rise Apartment Guidelines.

a. Apply angular planes, minimum horizontal separation
distances, and other building envelope controls to transition

Main Building
Face Height (H)
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Table 1: Facing Distance (D) **, ***
Main Building Face

Approx. no. of

Minimum

Height (H)

Storeys

Facing Distance (D)

Less than 9.5m

2 - 2.5

11.0m*

9.5m - 11.5m

3 - 3.5

13.0m*

More than 11.5m

3.5 - 4

15.0m

*Additional 1.0m facing distance is required when below-grade
entrances and/or below-grade private outdoor amenity spaces are
provided.
**Where facing buildings differ in height, use the average of the
two.
***The main building face height is measured from the average
grade of the building frontage to the top of the roof or soffit.

Burlington
Official Plan Approach
The 2008 Burlington Official Plan
(Dec 2019 Consolidation) defines
three categories of land uses within
residential land use – low density,
medium density and high density
residential. Low density areas
are made up of single-detached
and semi-detached housing units
with a density to a maximum of
25 units per net hectare (III - 2.2.2
c). Medium Density areas have
either ground or non-groundoriented housing units (detached
and semi-detached homes,
townhouses, street townhouses
and stacked townhouses, back
to back townhouses, attached
housing and walk-up apartments)
with a density ranging between
26 and 50 units per net hectare.
The City’s housing intensification
policies (III - 2.5) describes the
evaluation criteria within established
neighborhoods. In general, the
objective is to increase housing
stock by encouraging residential
intensification through infill,
redevelopment and conversions
within existing neighborhoods
provided that additional housing is
compatible with scale, urban design
and community features of the
neighborhood (III - 2.5.1).
Part III, Policy 2.5.2 defines the
following criteria for evaluating
proposals for housing intensification
within established neighbourhoods:
• Municipal Servicing:
Adequate municipal services
to accommodate the increased
demands are provided, including
such services as water,
wastewater and storm sewers,
school accommodation and
parkland.
• Parking: Off-street parking is
adequate.

• Traffic: The capacity of the
municipal transportation system
can accommodate any increased
traffic flows, and the orientation of
ingress and egress and potential
increased traffic volumes to multipurpose, minor and major arterial
roads and collector streets rather
than local residential streets.
• Transit access: The proposal is
in proximity to existing or future
transit facilities.
• Compatibility: Compatibility
is achieved with the existing
neighbourhood character in terms
of scale, massing, height, siting,
setbacks, coverage, parking and
amenity area so that a transition
between existing and proposed
buildings is provided.
• Impact on environment:
Effects on existing vegetation
are minimized, and appropriate
compensation is provided for
significant loss of vegetation, if
necessary to assist in maintaining
neighbourhood character.
• Impact on Adjacent
Development: Significant
sun-shadowing for extended
periods on adjacent properties,
particularly outdoor amenity
areas, is at an acceptable level.
• Access to Community Facilities:
Accessibility exists to community
services and other neighbourhood
conveniences such as community
centres, neighbourhood shopping
centres and health care.
• Minimizing Impacts: Capability
exists to provide adequate
buffering and other measures to
minimize any identified impacts.
• Consideration for
redevelopment: Where
intensification potential exists
on more than one adjacent
property, any re-development
proposals on an individual

property shall demonstrate
that future re-development on
adjacent properties will not
be compromised, and this
may require the submission
of a tertiary plan, where
appropriate.
• Protection of Heritage
Features: Natural and cultural
heritage features and areas of
natural hazard are protected.
Burlington has a new Official
Plan which was adopted by City
Council in April 2018 and approved
by Halton Region on November
2020, but is under appeal. In
the new Official Plan, Burlington
takes a similar approach to the
in-force Official Plan. Medium
Density Residential serves as a
land use designation, mapped on
Schedule C. The types of building
forms permitted in the designation
remain largely the same with some
change of terminology. “Walk-up
apartment” has become “low-rise
residential buildings” (8.3.4(1).a).
One point of departure to note
is that the density definition of
Medium Density Residential has
changed from 26-50 units per
net hectare to 26-75 units per net
hectare (8.3.4(1).a). Another is the
clarification that the development of
non-ground oriented buildings shall
be permitted only at the periphery
of existing neighbourhoods.

Lot Area: For RM1 Zone, lot area
is 270m2/unit for semi-detached
Burlington Zoning by-law 2020
Lot width: For RM1 Zone, lot
dwelling, 270 m2 for duplex dwelling
designates zones by density.
width is 9m/unit for semi-detached
and 200 m2/unit for triplex dwelling
The medium density residential
dwelling, 9 m for duplex dwelling
(Part 2 - 8.1). For RM2 Zone, lot
zones range from Medium Density
and 6m/unit for triplex dwelling (Part
area is 700 m2 for fourplex dwelling,
Residential zone 1 (RM1) to Medium
2 - 8.1). For RM2 Zone, lot width
0.4 ha for townhouse dwelling and
Density Residential zone 5 (RM5)
is 18m for fourplex dwelling, 45 m
0.2 ha for retirement home (Part
(Part 2 - 2.7). The uses permitted
for townhouse dwelling and 30m
2 - 9.1). For RM3 Zone, lot area
in all Residential 'RM' Zones shall
for retirement home (Part 2 - 9.1).
is 0.4 ha for stacked townhouse
be in accordance with Table 2.7.1
For RM3 Zone, lot width is 30 m
apartment building, 0.4 ha for back
below.
for stacked townhouse apartment
to back townhouse and 0.1 ha
building, 45 m for back to back
for community institution, lodge,
Part
2 - Section
8.1 captures
townhousethat
andthe
18m
for community
fraternityoriented
and private
club (Part 2
hectare
(8.3.4(1).a).
Another is the clarification
development
of non-ground
buildings
regulations
related toonly
RM1atZone.
institution,
lodge,
fraternity and
-10.1). For RM4 Zone, lot area is 300
shall be permitted
the periphery
of existing
neighbourhoods.
private club (Part 2 - 10.1). For RM4
m2 for detached house and 250
Zone, lot width is 10m for detached
m2 for semi-detached house (Part
Zoning By-law Approach:
house and 8.5 m for semi-detached
2 -11.1). For RM5 Zone, lot area is
house (Part 2 -11.1). For RM5
200 m2 for street townhouse (Part
Burlington Zoning by-law 2020 designates
by density.
medium density
residential zones range
Zone,zones
lot width
is 6.8m The
for street
2 - 12.1).
from Medium Density Residential zonetownhouse
1 (RM1) to(Part
Medium
Density
Residential
zone
5 (RM5) (Part 2 2 -12.1).
Zoning By-law Approach

Lot configurations requirements:

2.7). The uses permitted in all Residential 'RM' Zones shall be in accordance with Table 2.7.1 below.

USE

MEDIUM DENSITY ZONES
RM1

RM2

RM3

RM4

Detached Dwelling

√

√

√

√

Semi-Detached Dwelling

√

√

√

√

Duplex Building

√

√

√

Triplex Building

√

√

√

Fourplex Building

√

√

Townhouse Building

√

√

Street Townhouse Building

√

Back to Back Townhouse Building

√

Stacked Townhouse Building

√

Apartment Building

√

Retirement Home

√

√

√

Lodge, Fraternity, Private Club

√*

√*

√*

Community Institution

√*

√*

√*

* Permitted only on lands abutting a street having a deemed width of 26 m or greater
Part 2 - Section 8.1 captures regulations related to RM1 Zone.
Lot configurations requirements

RM5

√

Setbacks:
• For detached houses the required
front yard is 6 m, rear yard is 9 m,
and side yard varies depending on
house with or without garage and
number of storeys (RM4) (Part 2 11.1). Street side yard is 4 m.
• For semi-detached dwelling,
the required front yard is 6 m,
rear yard is 9 m, and side yard
varies depending on house with
or without garage and number of
storeys (RM1) (Part 2 - 8.1). Within
RM4, the required front yard is 6
m, rear yard is 9 m, and side yard
varies depending on house with
or without garage and number of
storeys. Street side yard is 4 m
(Part 2 -11.1).
• For duplex dwelling, the required
front yard is 6m, rear yard is 7.5
m and side yard varies depending
on house with or without garage
and number of storeys (RM1) (Part
2 - 8.1).
• For triplex dwelling, the required
front yard is 6m, rear yard is 7.5
m and side yard varies depending
on house with or without garage
and number of storeys (RM1) (Part
2 - 8.1).
• For fourplex dwelling, the required
front yard is 6m, rear yard is 9 m
and side yard is 3 m and street
side yard is 6 m with a minimum
density of 25 units/ha (RM2) (Part
2 - 9.1).
• For townhouse dwelling, the
required front yard is 7.5m and 9
m when abutting a street having a
deemed width of 30 m or greater,
rear yard is 9 m and side yard is
4.5 m and street side yard is 6
m. If the yard abuts R1, R2 and

R3 zone the setback is 9m. The
minimum density is 25 units/ha
and maximum density is 40 units/
ha (RM2) (Part 2 - 9.1).
• For Stacked Townhouse
Apartment Building and back to
back townhouse, the required
front yard is 7.5 m and 9 m if
lot is abutting a street having a
deemed width of 30 m or greater,
rear yard is 9 m, side yard is 4.5
m and street side yard is 6 m. If
the yard is abutting R1, R2 and
R3 zone, the setback is 12 m. The
minimum density is 25 units/ha
and maximum is 50 units/ha for
stacked townhouse apartment
building and maximum 50 units/
ha for back to back townhouses
(RM3) (Part 2 - 10.1).
• For street townhouse, the required
front yard is 6 m, rear yard is 9 m,
side yard is 1.2 m and interior side
yard is 0 m, and street side yard
is 4 m. The minimum required
density is 25 units/ha (RM5) (Part
2 - 12.1).
Building Height: The maximum
height is 2 ½ storeys in RM1 and
RM4 zone (Part 2 - 8.5 and 11.2).
The maximum height for townhouse
and fourplex dwellings is 2 storeys
in RM2 and RM5 zone (Part 2 -9.4
and 12.4). The maximum height is
3 storeys for buildings in RM3 zone
(Part 2 - 10.1).
Guidelines: The City of Burlington
does not have Citywide urban
design guidelines specific to
medium density uses. However,
the 2004 Alton Central East urban
design guidelines provide guidelines
for medium density residential
areas for that address housing type,
garage and driveway design, and
architectural design elements.

Oakville

e.

Roads and/or municipal
infrastructure shall be
adequate to provide water and
wastewater service, waste
management services and fire
protection.

f.

Surface parking shall be
minimized on the site.

g.

A proposal to extend the public
street network should ensure
appropriate connectivity, traffic
circulation and extension of the
street grid network designed for
pedestrian and cyclist access.

h.

Impacts on the adjacent
properties shall be minimized
in relation to grading, drainage,
location of service areas,
access and circulation, privacy,
and microclimatic conditions
such as shadowing.

i.

The preservation and
integration of heritage buildings,
structures and uses within a
Heritage Conservation District
shall be achieved.

j.

Development should maintain
access to amenities including
neighbourhood commercial
facilities, community facilities
including schools, parks and
community centres, and
existing and/or future public
transit services.

k.

The transportation
system should adequately
accommodate anticipated
traffic volumes.

l.

Utilities shall be adequate to
provide an appropriate level of
service for new and existing
residents.

Official Plan Approach
The 2009 Town of Oakville Official
Plan3 (Aug, 2021 consolidation) also
defines residential uses by three
residential land use designations by
density which includes low, medium
and high-density residential land
uses (11.3). Intensification outside of
the Growth Areas within the stable
residential communities will be
subject to policies that are intended
to maintain and protect the existing
character of those communities.
Development within all stable
residential communities shall be
evaluated using the following criteria
to maintain and protect the existing
neighbourhood character (11.1.9):
a.

The built form of development,
including scale, height,
massing, architectural
character and materials, is to be
compatible with the surrounding
neighbourhood.

b.

Development should be
compatible with the setbacks,
orientation and separation
distances within the
surrounding neighbourhood.

c.

Where a development
represents a transition between
different land use designations
or housing forms, a gradation
in building height shall be used
to achieve a transition in height
from adjacent development.

d.

Where applicable, the proposed
lotting pattern of development
shall be compatible with the
predominant lotting pattern of
the surrounding neighbourhood.

Currently applies to all lands within
the town except the North Oakville East
and West Secondary Plan areas.
3

The permitted uses within Medium
Density Residential land use
designation include a range of
medium density housing types
including multiple-attached dwelling
units, apartments, retirement homes
and long-term care homes. Existing
detached and semi-detached
dwellings are permitted (11.3.1). The
density range is to be between 30
to 50 dwelling units per site hectare
(11.3.2).

Zoning By-law Approach

The permitted uses in Residential

detached and duplex are only

Medium
zone are
notedBy-law
in table2014-014permitted
in Residential
Zoning By-law Approach: Like Burlington,
the Oakville
Zoning
also characterizes
its Low (RL)
Like Burlington,
Oakville
Zoning The below
(table Medium
6.2.2) which
include
zones.
residential
zonesthe
based
on density.
Residential
zones
include RM1,
RM2, RM3 and RM4.
By-law 2014-014
also characterizes
townhouse
dwelling,
back
to back
Zoning
By-law Approach:
Like Burlington,
the Oakville
Zoning
By-law
2014-014 also characterizes its
its residential
zones
based
apartment
residential
zones
based
onon
density. The townhouse
Residentialdwelling
Mediumand
zones
include RM1, RM2, RM3 and RM4.
density. The Residential Medium
zones include RM1, RM2, RM3 and
RM4.

dwelling. The residential building
types such as detached, semi-

For the buildings in RM zones, the

For
the buildings
RM zones,
the following regulations apply as per table 6.3.8.
following
regulationsinapply
as per table
6.3.8.

For the buildings in RM zones, the following regulations apply as per table 6.3.8.

9
9

Guidelines
The 2014 Livable by Design Manual
- Urban Design Direction for
Oakville provides a comprehensive
set of guiding design principles and
urban design directives applicable
town-wide (south of Dundas Street).
The 2013 Design Guidelines for
Stable Residential Communities
provide detailed design guidance
for stable residential areas in
the City. The design guidance is
included for integrating the new
development in neighborhood
context (character, lotting pattern,
scale, etc.), architectural context
(massing, height, setbacks,
primary façade, and architectural
elements), site context with respect
to landscaping and driveways, and
considerations for adjacency to
heritage.

