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Purpose

> To identify development potential for the Steeles, Clark, Royal Orchard, Langstaff and Richmond Hill 
Centre Station Areas under two scenarios – as-of-right and intensification – to project whether each 
station area can be supportive of subway-level densities; and

> To identify recommended changes to permitted density to achieve subway-level intensification within 
each station area.

A later stage of this work is to provide a high-level overview of the potential value of future development.
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Study Methodology

> Existing Conditions Analysis

> Refine	Station	Area	and	Corridor	
Boundaries

> Establish	Land	Use	and	Density	Parameters

> Prepare Density Scenarios
> Existing Conditions
> As-of-Right
> Intensification
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Study Area
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Existing Density

>	 Existing population density has been calculated using data from the 2016 Census of Population

>	 Estimations are based on land use and percentage of coverage over total area​.

>	 Existing employment is estimated using the 2018 York Region Employment Survey and the 	  
	 Toronto Employment Survey
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Density Calculation Methodology​

>	 Calculate Gross Floor Area (GFA) on each block defined in the statistics key plan (block area, 
	 building height, FSI)​

>	 Ratio of land uses on each block (residential and non-residential)​

>	 Calculate Net Floor Area (NFA) by typology for accurate measure of people and jobs​

>	 Population yield by developable blocks (average unit size by typology, average persons per unit)​

>	 Employment yield by developable blocks (floor space per worker)​

>	 Overall population and employment density​



Steeles
Boundary Comparison
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Steeles
As-of-Right Scenario

Vaughan at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 10 30

As-of-Right 555 330

Toronto at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 90 95

As-of-Right 160 115

Markham at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 70 160

As-of-Right 565 260

Steeles
People and Jobs/Hectare

500 m 800 m
Existing 70 95

As-of-Right 340 200
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Steeles
Intensification Scenario

Vaughan at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 10 30

As-of-Right 555 330
Intensification 575 350

Toronto at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 90 95

As-of-Right 160 115
Intensification 710 390

Markham at Steeles
People and Jobs/Hectare

500 m 800 m
Existing 70 160

As-of-Right 565 260
Intensification 675 320

Steeles
People and Jobs/Hectare

500 m 800 m
Existing 70 95

As-of-Right 340 200
Intensification 670 365
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Steeles



Steeles
Potential Massing
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Clark
Boundary Comparison
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Clark
As-of-Right Scenario

Vaughan at Clark
People and Jobs/Hectare

500 m 800 m
Existing 100 90

As-of-Right 205 140

Markham at Clark
People and Jobs/Hectare

500 m 800 m
Existing 130 100

As-of-Right 280 195

Clark
People and Jobs/Hectare

500 m 800 m
Existing 115 100

As-of-Right 240 170
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Clark
Intensification Scenario
Option 1

Vaughan at Clark
People and Jobs/Hectare

500 m 800 m
Existing 100 90

As-of-Right 205 140
Intensification 205 145

Markham at Clark
People and Jobs/Hectare

500 m 800 m
Existing 130 100

As-of-Right 280 195
Intensification 330 225

Clark
People and Jobs/Hectare

500 m 800 m
Existing 115 100

As-of-Right 240 170
Intensification 275 190
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Clark
Intensification Scenario
Option 2

Vaughan at Clark
People and Jobs/Hectare

500 m 800 m
Existing 100 90

As-of-Right 205 140
Intensification 215 530

Markham at Clark
People and Jobs/Hectare

500 m 800 m
Existing 130 100

As-of-Right 280 195
Intensification 340 240

Clark
People and Jobs/Hectare

500 m 800 m
Existing 115 100

As-of-Right 240 170
Intensification 280 230

DENSITY ESTIMATIONS	  YONGE NORTH SUBWAY EXTENSION



DENSITY ESTIMATIONS	  YONGE NORTH SUBWAY EXTENSION

Clark



Clark
Potential Massing
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Royal Orchard
As-of-Right Scenario

Vaughan at Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 15 20

As-of-Right 95 60

Markham at Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 140 90

As-of-Right 330 190

Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 90 55

As-of-Right 230 125
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Royal Orchard
Intensification Scenario

Vaughan at Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 15 20

As-of-Right 95 60
Intensification 110 65

Markham at Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 140 90

As-of-Right 330 190
Intensification 480 275

Royal Orchard
People and Jobs/Hectare

500 m 800 m
Existing 90 55

As-of-Right 230 125
Intensification 320 180
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Royal Orchard



Royal Orchard
Potential Massing
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Langstaff
Boundary Comparison
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Langstaff
As-of-Right Scenario

Vaughan at Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 30 30

As-of-Right 75 75

Markham at Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 15 35

As-of-Right 910 645

Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 20 30

As-of-Right 545 290
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Langstaff
Intensification Scenario

Vaughan at Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 30 30

As-of-Right 75 75
Intensification 75 75

Markham at Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 15 35

As-of-Right 910 645
Intensification 970 695

Langstaff
People and Jobs/Hectare

500 m 800 m
Existing 20 30

As-of-Right 545 290
Intensification 580 310
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Langstaff
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Langstaff
Potential Massing
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Langstaff
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Langstaff



Richmond Hill Centre
Draft Secondary Plan

Richmond Hill Centre
People and Jobs/Hectare 

Projected 450
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Development Potential Criteria

Development Potential Criteria is assessed using three categories:​

> 	 Stable – properties with minimal or no development potential and therefore not expected to  
	 change;​

>	 Constrained – properties with potential for intensification in the longer term, such as newly built  
	 developments and institutional properties; and​

>	 Transitioning – properties expected to intensify in the shorter, medium, to longer terms including  
	 large parcels with intensification capacities as well as low-rise developments with dense zoning  
	 permissions. ​
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Steeles
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Clark



Royal Orchard
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Langstaff
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Short-term Potential

Properties with short-term development potential generally already have redevelopment plans 
underway. Criteria includes:​

>	 Properties with recent planning application (including Official Plan amendment, rezoning, site  
	 plan approval) for additional residential, commercial or employment GFA and/or new units that  
	 are not counted in Inventory​

>	 Location in areas where intensification is encouraged and permitted​
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Medium-term Potential

A property with medium-term development potential could fit any of the following criteria:​

>	 Low-density (3 storeys or less) development on large lots​

>	 Areas where current permissions allow higher density development​

>	 All vacant and unoccupied sites​

>	 Surface parking lots​
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Long-term Potential

Properties with long-term potential have recently undergone development or require conditions for 
redevelopment that could take several years. Criteria includes:​

>	 Low-density developments on smaller lots​

>	 Properties with recent investment or development​

>	 Multi-unit and mixed-use buildings​
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Refine Study Area
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Land Use Assumptions
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Refine Study Area
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Land Use Assumptions
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Stable

Stable properties have minimal or no development potential and are therefore not expected to 
change. Criteria include:​

>	 Single detached units designated Residential Low-Rise​

>	 Open Space and Greenways​

>	 Cemeteries​

>	 Utility Corridors/Transportation and Utilities​

>	 Rights-of-way, Railway Corridors, Non-buildable lands​

>	 Structured parking​
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Constrained

Constrained properties are not expected to change within long-term plans. Criteria for these 
properties might include:​

>	 Institutional properties not expected to be redeveloped or intensified such as Places of Worship,  
	 Elementary and Secondary Schools, Community and Institutional services, etc.​

>	 Newer developments built between 2010 to 2019​

>	 Developments with density or scale that make redevelopment unfeasible​

>	 Designated Heritage buildings​

>	 Golf Courses​

>	 Building 4 storeys and above​
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Transitioning

>	 Transitioning properties are all remaining properties that are neither stable nor constrained. ​

>	 They are generally low-density developments with higher zoning permissions or large properties 
	 with intensification capacity.​
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