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FOREHORD 

This document has been prepared by the Architectural and Planning 
Division of Central Hortgage and Housing Corporation as one of a 
series of Horking Papers dealing \'lith current design and planning 
raatters in the housing field. 

Rather than presenting a final point of vieu, the main purpose of 
~lorking Papers is to encourage discussion by Corporation staff and 
by selected outside revievlers. Comments and suggestions are 
therefore needed to further develop the r.taterial presented. 

In order to speed up the process of revieHing the Main ideas of 
the Paper, a minimum of editing and graphic refinenent has been 
done to permit the earliest possible printing and distribution. 
Any subsequent documents intended for the general public \lill be 
published to a nore exacting standard. 

Conunents and suggestions should be sent to: 

l\ssociate Director, Architecture and Planning 
Central I'lortgage and Housing Corporation 
Head Office 
Hontreal Road 
Ottawa, Ontario 
K1A OP7 
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INTRODUCTION 

The Site Planning Handbook, which was written in 1967 and re
issued in 1970, is again under review. Comments from those using 
the Handbook in the field indicate that detailed study is 
required of the sections pertaining to space around residential 
buildings. In particular, expanded site planning requirements 
are needed to permit the ne\,l building types uhich are appearing 
on the market to be financed under the National Housing Act. 
Also, the rationale for the Corporation's requirements needs to 
be made more explicit, and the allocation of amenity space made 
more specific. 

To investigate these three topics, it was necessary to return to 
the first principles of site planning, to identi fy \'lhy standards 
are necessary, and to indicate \1hy they should vary ,·Ti th 
different housing environments. As far as spa~e about 
residential buildings is concerned, it is required to ensure a 
suitable environment inside the home, and to permit a variety of 
activities to take place outside the home. The amount of space 
provided and its design is affected by a range of variables 
concerned ''lith the physical and built environment, and the 
housing users. 

This paper is the result of one of the studies underta}:en for the 
Site Planning Handbook revision. It discusses the methods used 
DY Canadian municipalities to regulate the provision of space 
about residential buildings. The objectives are threefold to 
analyze the principals and the methods of municipal space 
regulation, then to compare the municipal approach to the 
existing Site Planning Handbook requirements, and to the 
Corporation's newly developed criteria for site planning. 



- 8 -

SURVEY HETIIOD 

In Nay, 1973, the Corporation's Branch Architects and Planners 
\'lere requested to foruard infornation on "existing municipal 
requirements for the provision of space and amenities for 
residential buildings, including any requirements for ~le major 
nunicipali ties ••• together l1i tIl any others \lhich may be of any 
interest"*. Information concerning 43 municipalities Has 
returned to Head Office (see Table 1), \vhere regulations for the 
provision of space uere classified, the principles of control 
analyzed, and the standards compared uith cmIC requirements. 
Hhere possible, individual municipal requirenents are presented 
as charts in Appendix A. 

The municipal standards referred to throughout the study are from 
this sample of 43 municipalities selected by field personnel. 
This is a subjectively chosen saraple and therefore is not 
necessarily a representative one. It does include, hm'lever, the 
majority of the larger Canadian cities and some of their sulJurban 
municipalities, thereby covering, a large proportion of the total 
national housing resource. 

* Excerpt from a memorandum sent by the Chief Architect 
and Planner to all Branch Architect/Planners, dated 
April 30tll, 1973, File Ho. 112-1-1-15. 
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TABLE I 

THE SAMPLE OF HUNICIPALITIES 

BRITISH COLUMBIA 

Burnaby 
Cranbrook 
Kamloops 
Kelo\vna 
North Vancouver 
Prince George 
Richmond 
Vancouver 
Vernon 
Victoria 

ALBERTA 

Calgary 
Edmonton 
r.rande Prairie 
Lethbridge 
1·1edicine Hat 
Red Deer 

SASKATCHEt'1AN 

Regina 

HANITOBA 

St. James-Assiniboia 

ONTARIO 

Burlington 
Chatham 
Gloucester 
Hamilton 
Kitchener 
London 

ONTARIO CONT 

Nepean 
Oakville 
Otta\"a 
Sarnia 
Toronto 
Vanier 
Haterloo 
Vlindsor 

QUEBEC 

Chicoutimi 
Dorval 
Outremont 
Pointe-aux-Trembles 
Quebec City 
Ste. FOY 
St. Leonard 

NEW 13 RUNSvlI CK 

Saint John 

NOVA SCOTIA 

Dartmouth 
Halifax 

NEHFOUNDLAND 

St. John's 
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THE PRInCIPLES OF HUNICIPAL CONTROL OF SPACE ABOUT BUILDINGS 

The municipal regulations of open space and site planning in 
Canada rely almost completely on specification standards, with 
little or no emphasis on their underlying rationale. 

~~ost municipalities use minimum spatial dimensions to govern 
space about residential buildings, ,lith a number of density 
limitations and, in some cases, minimum amenity requirements (See 
Appendix C for a tabulation of these requirements). The purpose 
of the space is generally not discussed in these specification 
type standards. Such a pragmatic approach tends to perpetuate 
traditional open space designs, despite changing urban structures 
and environmental values, and inhibits the development of neVl 
design solutions. On the other hand, in many instances (and 
particularly in the larger municipalities, e.g. Calgary, 
Eumonton, Ottawa, and Toronto), some open space dimensions are 
left to the discretion of the municipal planning authority. This 
is done by means of contract zoning by-IaHs v,hich v!ill be 
discussed in more detail later. A degree of flexibility is thus 
built into open space provision that cannot be assessed in depth 
in this de·sk study. 

The most frequently used space standards are minima for lot width 
(frontage), lot area, front and rear yard depth, and side yard 
width. In a number of cases sampled, these minimum requirements, 
together vTi th the zoning regulations of building type, are the 
only controls of space about residential buildings (Lethbridge, 
Medicine Hat, Red Deer, Pointe-aux-Trembles and St. Leonard). 

Greater control of the relative amount of building development 
and open space on a site is achieved by the regulation of 
residential density through density limitations (persons or 
dHelling units per acre, or the ratio of site area to size of 
unit in multiple dwellings) and/or the stipulation of maximum 
site coverage and maximum floor space ratios. Nhen both coverage 
and floor space controls are in force, as in 15 of the 
municipalities sampled (see Table II), a building volume maximum 
is created and the minimum total area of open space is regulated. 
In Vancouver, only floor space ratio maxima appear in the city's 
by-Iavls, potentially reducing the municipality's space control to 
minimum yard dimensions and lot areas. There are, hm'lever, 
special Vie\'l and daylight regulations in this municipality Hhich 
further control building development and indirectly affect sp~ce 
provision. 

The most direct control of open space is by specific standards 
which are found to various degrees in the by-la"lS of 22 of the 
sampled municipalities. In many places, the standard sinply 
dictates the percentage of the site to be left as open space, 
\vhile in others, a percentage of the site must be landscaped (see 
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TABLE II 

A CLASSIFICATION OF r1UNICIPALITIES BY THEIR PRINCIPAL 
OPEN SPACE CONTROLS 

BUILDING AREA 
CONTROLS 

None 

Floor space 
ratio only 

Site 
coverage 
only 

Floor space 
ratio and 
site 
coverage 

SPECIFIC At·lENITY OR OPEN NO AJ'.tENITY OR OPEN 
SPACE STANDARDS USED SPACE STANDARDS IN EFFECT 

Kitchener Core,mos,ss 
Outremont,mos 

o Lethbridge A 
Q l1edicine Hat* A 

Red Deer* A 
Pointe-aux-Trembles* Q 
St.Leonard* Q 

Richmond, playspace 
Hamilton,ml,ss 
Ottawa,r::l 

BC Vancouver, special 
o daylight standards BC 
o 

Calgary, special 
revieHs A 

Edmonton, special 
revieHs A 

Oakville,ml 0 
Sarnia,mas,ml 0 
Waterloo ,mos 0 
Windsor ,mos ,ml 0 
Saint John,muos NB 
Halifax,mos,ml NS 

Burnaby, mos,buos BC 
Kelowna,playspace BC 
Vernon,playspace,ml BC 
Victoria,ml BC 
Regina,muos S 
St.James-Assiniboia,muos H 
Burlington,rnas,ml,ss 0 
Toronto*,ml 0 
St.Foy,mos,ml 0 

Chatham 
Gloucester 
Kitchener(except 

core) ss 
Nepean 
Vanier 
Chicoutimi* 
Dorval * 
Dartmouth * 
St. John's 

Cranbrook 
Kamloops 
North Vancouver 
Prince George 
Grande Prairie 
Quebec city 

o 
o 

o 
o 
o 
Q 
Q 

NS 
Nfld 

BC 
BC 
BC 
BC 

A 
Q 

* incomplete information for these municipalities. 
ss separation standards bett-leen buildings and building 

types in force. 
ml minimum % of site to be landscaped. 
mos minimum area of site to he open space. 
muos - minimum area of site to be usable open space. 
mas minimum area of site to be amenity space. 

See Appendix A for detailed criteria. 
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Appendix D for a summary of open space regulations for apartment 
developments). Neither guidelines for the interpretation of 
these regulations nor specific functional requirements are given. 
In Burnaby, Regina, St.James-Assiniboia and Saint John, minimum 
usable open space is required. Its utili t~l is to be assessed by 
the local planning authority and is not explicitly described in 
the by-laHs. Two other municipalities - Sarnia and Burlington 
have m~n~mum amenity space requirements, but again the by-laws 
contain minimal descriptions of Y!hat constitutes amenity. The 
differentiation betueen usahle open space and amenity space may 
very Hell be only a semantic one Hith the planning authorities 
concerned interpreting the by-la,.,rs in a similar manner. 

A number of municipalities, hOFever, are introducing a system 
frequently referred to as contract zoning, ,:rhereby developments 
are regulated individually. A contract is dra\-Tn up betl:een the 
municipality and developer for a specific site and an agreed 
development, so that regulations for density, height, coverage 
and appearance are negotiated and contracted. Compared to the 
rigid regulations of traditional zoning (although areas can he 
re-zoned from one type to another under that system) contract 
zoning provides potentially greater flexi),ili ty for developers 
and aids in producing better designs for larger and mixed-housing 
projects. This is an approach to the control of physical 
development similar to that used in many European countries, such 
as Britain, .-,here development permits are required. These 
permits are issued by the local municipal planning authorities 
\vhich can accept, refuse or modify development submissions 
subject to an elaborate appeal procedure. 

Within the sample of municipalities studied, London has adopted 
contract zoning for housing projects, carried out through zoning 
amendments and development agreements. The developer submits a 
package of house and site plans, elevations and landscape plans 
for approval by the city. The latter tl1en draus up an agreement 
to cover density, coverage, floor area ratio, planting and 
landscape plans. Calgary, Edmonton and Toronto also use contract 
zoning for larger housing projects (see Appendix B for an example 
of such a contract). As developments are individually assessed 
by this method, specification standards for site planning do not 
appear in the zoning by-la';ls, neither do the criteria for 
assessment Hhich at this time must be presumed to be the good 
judgment of the municipal planning officers involved. 

To date British Columbia, Manitoba, Ontario, new BrunsHick, Nova 
Scotia and newfoundland have provincial legislation enabling 
municipalities to implement development control through contract 
zoning. Alberta and SaskatcheHan are in the process of drawing 
up such legislation. In Quebec and Prince Ed\'lard Island, Hhere 
there are few provincial planning controls in force, contract 
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zoning can only be carried out under the guise of experimental 
development. 

It can be seen from Table II that the municipalities in each 
province, particularly those of a sinilar urhan nature and size, 
tend to have similar methods of space control. Two external 
factors encourage this. First, under the British North America 
Act, provinces are responsible for planning in Canada, and 
municipal by-la\lS are formulated under the provincial enabling 
legislation. Since planning laHs vary hetvleen provinces, so do 
municipal regulations. Second, municipal by-laHs stem from a fevl 
original regulations that \"ere formulated in other countries and 
have been modified in Canada over time. Thus, despite large 
geographic differences Hithin the nation, site planning 
regulations are very similar across Canada. 
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A COHPARISOn OF CHHC' S CURREnT SITE PLJ"\tmING STAiiDARDS Aim 
EQUIVALENT HUNICIPAL BY-LJ"\\JS 

Hhen dealing \lith residential open space requirements and site 
standards, Cr,lliC' s Site Planning Handbook, as do mos t of tIle 
municipalities surveyed in this study, makes a basic 
differentiation according to Luilding type. The current hand})ook 
identifies bJO main categories of residential buildings - (1) 
single-family d"lellings and small scale multiple housing, uhich 
are further divided for specific planning requirements and (2) 
multiple-family d\/ellings vlhich are subdivided into horizontal 
multiple housing and apartments. The standards are compared 
belo," under tllese tHO headings. A third section discusses site 
regulations concerned .lith land uses adjacent to residcntial 
areas. 

1. Single-Family and Small I·Iultiple Housing 

CHHC and municipal standards are similar in many respects 
for the site planning of these types of development. 

a. Lot Size 

One common area of concern is !7linimum lot size. The 
Corporation explicitly states uhat tlle municipalities 
imply that minimum lot sizes are stipulated in order 
to ensure sufficient space for t21e duelling and its 
associated parking and outdoor recreation areas. This 
space will provide natural light, ventilation and 
privacy for the unit, and pernit variations in building 
set-back to give the street a more varied and pleasing 
appearance. 

Fig. 1 represents the frequency of the lot area minina 
for three building types. The smallest lot area for 
each building type (they vary according to zone) is 
illustrated for those sampled r.1Unicipali ties ui tIl this 
type of standard. In Fig. la, Cl1lIe's standard for a 
single-family detached house has heen used, ignoring 
special requirements for corner lots and infill housing. 
In Fig. 1L, the minimun CNHC lot area for a semi
detached unit is illustrated, '>'hile in Fig. lc, Climc has 
no standard for lot areas in rou housing. The figure as 
a wl10le shovls the range of standards and tlle mos t COmr:lon 
in use. Those of CHHC appear in the 10Hcr part of tlle 
ranges, belmv t:le raeclian municipal standards. 

b. Lot 'iHd tll 

nost municipalities specify 
addition to lot size. CHHC 
,lidths "'hen individual house 
in ne\'l su})division plans. 

r,linimum lot T,lidth in 
recomnends average lot 

designs are not specified 
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c. Yard Dimensions 

The Corporation and the municipalities have standards 
for yard dimensions. The municipalities in general set 
mJ.nJ.mum front and rear yard dimensions, "hile CMHC 
specifies rear yard depth and relates the front yards to 
set-back requirements \'lhich are governed by the type of 
street that the residence is on. Some municipalities 
use a similar approach, specifying that the required 
building line is. the one in effect for the particular 
street which services the development. 

The rear yard depth required by the Corporation depends 
upon the type of room overlooking the yard. 
!funicipalities rarely make this differentiation for the 
rear yard, although a number in the sample use the 
presence of vlindows and the type of room they are in, to 
determine side yard ,·Tidths. The Site Planning Handbook 
considers the side yard to be a means of access to the 
rear of the unit, a fire separation space between bro 
buildings and an insurance for adequate light, 
ventilation and privacy in any rooms vlitll \vindovls 
opening onto the yard. As a result, factors such as 
building height, the presence of HindoHs and the 
existence of an adjacent registered easement, influence 
the actual dimension of the yard required by CHIlC. 

d. Maximum Site Coverage 

CMEC has no standards for maximum site coverage in 
detached and conventional snaIl mUltiple housing 
development. The sun of the required yard dimensions on 
regulated lot areas ensures adequate open space. l1any 
municipalities, hOVlever, enforce maximum site coverage 
regulations in addition to yard standards in t!lis t:ype 
of housing. Fig. 2 illustrates the maxima used by those 
municipalities, shovTing the mode to be 40% maximum 
coverage. 
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2. !~ltiple Housing 

a. Amenity Area (Fig.3) 

The Site Planning Handbook introduced the concept of 
amenity area as the basic open space requirement for 
mUltiple housing. The term includes private and 
communal space, and can incorporate landscaped areas, 
indoor and outside recreation facilities, pools and 
balconies. A number of municipalities use the same 
standards for apartment developments, while many more 
have less strigent requirements. Appendix D illustrates 
the variation in standards for apartnent developments 
among the 43 sampled zoning by-laHs~ 

The Corporation's requirements are based upon a minimum 
area per unit, varying "lith the size of the unit. The 
six municipalities \'lhich have similar standards base 
them either on unit size or on a percentage of the site 
area. Fig.3 attempts to illustrate the amenity area 
standards for multiple housing used by crnIC and six of 
the sampled municipalities. Some municipalities vary 
their requirements by zone, uhile CHHC reduces its 
requirements for centrally located urban zones called 
"special areas". The data presented in Fig.3 shoHs 
that, in comparison to municipal regulations, c~rnc's 
standards for small units are relatively Im'l, \"lhile for 
larger units they are among the highest. 
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b. Site Area 

The Corporation has no minimum site area standards for 
multiple housing, although amenity area requirements 
have an indirect control on development possibilities in 
relation to the area of a site. A number of 
municipalities specify a minimum site area for a 
particular development type, uhile others require a 
minimum area of site per unit to be built, usually 
dependent on the size of the unit. 

c. Playgrounds 

The Corporation has a requirement Hhich calls for play 
space to be provided in developments of a certain size 
which include family accommodation. Four municipalities 
covered by this study have similar requirements. The 
Site Planning Handbook standard is a minimum area of 
playground per bedroom . (exclusive of master bedroom) 
\vhile those municipalities using a similar regulation 
base it on play area per family duelling unit. Whereas 
the Corporation has a discretionary statement concerning 
play equipment and treatment of the playground, the 
municipalities give a list of standard play equipment to 
be provided (see Appendix D). 

d. Special Locational Considerations 

CMHC and several municipalities have special site 
requirements in central urban areas. In order to obtain 
greater use of the land ",here it is in high demand and 
in locations uhere urban amenities are concentrated, 
amenity area requirements are reduced to a certain 
extent. 

\'laterloo reduces the area of required amenity space for 
to\omhouses and apartments \olhere there is direct access 
from a development to a park. 

e. Private Open Space 

CMHC and only three municipalities actually state that 
private open spaces are required in multiple housing 
projects. The Handbook designates one yard as an 
outdoor living area "lith specific minimum dimensions, in 
recognition of the need for outdoor space suitable for 
private leisure activities. The type of room 
overlooking this yard has an effect on its required 
dimensions. The Corporation also employs t~e concept of 
a privacy zone with enough yard space to separate a 
building from communal areas and other land uses. The 
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zone must extend across the Nidth of the unit and no 
communal, pedestrian or other activities may take place 
Hithin it. This ensures a private outdoor space for the 
unit, and a degree of privacy uit.~in the unit. 

Similar requirements are set doun by Kitchener, Hamilton 
and Burlington for a privacy zone for each unit in 
townhouse developments. Area and dimensional minima are 
given as Hell as a requirement for a six foot minimum 
screen around the area. These three municipalities deal 
extensively \ri tIl multiple housing forms, especially ro", 
and apartment types. Kitchener also gives detailed 
separation requirements for cluster tovlnhouse 
development. These requirements are based on llhether 
the v7all contains Hindovls of habitahle rooms and Ylhether 
privacy areas are located in the intervening space. 

Burlington has similar separation requirements 
tmmhouse siting. No other municipalities 
employ these principles of "outdoor living 
"Privacy zone". 

governing 
directly 

area" and 

In the Site Planning Handbook, the heigh.t of the 
building governs the minimum yard dimensions for yards 
adjacent to \'lindmvless ualls and \-lalls ,lith uindows of 
non-habitable rooms. These dimensions can be reduced 
where there are alternative provisions for maintenance 
access and fire separation. In the case of horizontal 
multiple housing, smaller yards are allovled if privacy 
screens are provided to separate private open space from 
communal areas. A number of municipalities also employ 
building height and ,,.lindou type to govern minimum yard 
dimensions, but usually only Hith reference to side 
yards. 

3. Adjacent Land Uses 

The Corporation places certain restrictions on site planning 
dependent upon adjoining non-residential land uses such as 
airports, roads, rail ''lay yards and righ ts-of-\vay. It 
provides location restrictions based on building height, 
track gradient and the existence of sound barriers, for 
developments in the vicinity of railroads. l1unicipalities 
do not usually make reference to these types of nuisance 
zones, possibly due to the fact that their zoning by-Ia~·,s 
attempt to separate these types of land use from residential 
areas. The municipalities and the Corporation recognize, 
hm-lever, that residential areas uill in some places adjoin 
commercial and industrial land uses. The municipalities 
generally provide set back and height limitations for the 
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non-residential buildings. The Corporation uses a set-back 
and screening requirement for residential development. 

One municipality, in addition, requires extra separation 
zones, in. the form of planting strips, vlhere apartment or 
tmvn house development adjoins single-detached housing 
zones. The strips ensure adequate lighting and privacy 
vlhile forming visual buffers bet\1een developments of 
differing scale. 



- 23 -

A REVIml7 OF THE HUNICIPAL ZmJING BY-LAl'lS IN TERHS OF CmIC' S NEI'l 
SITE PLANNIUG RATIONALE 

The object of this section of the Horking Paper is to discover 
the extent to Vlhich the current municipal site regulations 
respond to the criteria identified in the newly developed 
Corporation rationale for site planning regulation. The nml 
rationale is first outlined, then the municipal regulations are 
analyzed in terms of the nel,'l model, and finally the gaps bebleen 
the model and the zoning by-lal,'ls are identified. 

The Rationale for Revised COrporation Site Planning Controls 

The Corporation considers that user satisfaction ,·lith the housing 
environment is a primary indicator of housing quality. One of 
the major determinants of this satisfaction is the opportunity 
offered the user by the housing environment to undertake a broad 
range of activities. The degree of fit betFeen the built 
environment and the users' activities, therefore, is an 
indication of satisfaction. This "fit" model suggests that the 
many different activities undertaken by the various users of 
housing have spatial and environmental implications uhich can be 
identified, and which should be adequately provided for in the 
design of housing developments. The role of a standard is to 
define a minimum level of fit bet,,,,een the built environment and 
user needs by making stipulations about the physical environment. 
The model is complex, for user needs vary Hith user type, and the 
built environment has major variations due to regional and site 
differences, intra-urban location, and housing type, scale and 
density. 

In terms of space outside the d'l,'lelling unit, a range of user 
activities takes place, such as sitting out, barbecuing, 
gardening, play, parking vehicles, pedestrian and vehicular 
access to the unit, and garbage storage. These activities require 
certain environmental qualities for their accomplishment, for 
example, sunlight, privacy, safety, the minimum provision of 
which is the function of a standard. In addition, external space 
is required to provide an adequate quality of .environment for 
activities within the dwelling unit, such as reading, eating, and 
sleeping. 

Furthermore, the Corporation recognizes that peoples' needs and 
activities vary, not only Hith individual and cultural 
backgrounds but also \Vith perception and over a period of time. 
There is a hierarchy of perceived needs, '-Thereby once one level 
is attained, a higher one is sought. In addition, the life-sran 
of buildings and the length of amortization must be taken into 
consideration. The desiqn of the built environment should be 
flexible enough to allow fbr changes in the use of external space 
due to changes in life style and resident type. 
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The rationale of the municipal site planning standards are 
revieued belm-, , according to the open space functions and 
variables in this environmental "fi til model. Space for 
activities, space to guarantee interior environmental quality, 
and the effect of mediating human and physical variahles on space 
needs are dealt uith separately, although their interactions are 
well appreciated. 

The Hunicipal Site Regulations Analyzed According to the Criteria 
Developed in the neY! CMHC Site Planning Rationale 

1. User Activities and Their Space Implications 

The Corporation's open space model divides the activity 
carried out in the space about buildings into leisure 
activities, access and storage. Although space often serves 
a variety of uses, such as children cycling on footpaths, a 
number of functions are incompatible and space consuming, so 
that specific space should be set aside for them. 

a. Space for Leisure Activities 

Only a feu municipalities explicitly refer to space for 
leisure activities, although many, through the open 
space requirements of their zoning by-laws, provide for 
this function on a private and communal basis. 

i. Private Open Space 

The municipal planning zones are defined according 
to building type and density, so that their open 
space requirements vary \-lith housing form. Private 
open-space is provided in detached and small 
mUltiple housing by front and rear yard 
requirements. Specifications vary from municipality 
to municipality and bebTeen zones, but no by-laHs 
refer to any assumed functions for this space, nor 
to its more detailed design. Hany zoning by-lmTs 
do, hov7ever, regulate fences in res idential areas 
(e.g. Edmonton and Toronto), thereby enabling people 
to provide the amount of privacy they require, but 
limiting the size of potential li~lt barriers. In 
these 10H-density forms of development, the 
municipal planning responsibility is to give each 
individual equal opportunity to do \-,hat he ~..,ishes on 
his o\-m property, hut also to minimize possible 
adverse effects on neighboring lots. 

For higher density housing forms only three 
municipalities - Kitchener, Hamilton and Burlington 

have by-Ia,'lS r,:hich require private outdoor areas. 
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These are specified in terms of privacy zones for 
individual units in certain planning zones. For 
example, the regula tions for II Rmv Dvvelling 
(Tm·mhous e) - cl us ter" in Ki tcnener s ta tes among 
other things: 

"lui outdoor privacy area 
shall be provided for each 
d\-lelling unit and shall be 
physically screened on all 
sides except for access to 
the unit, and the minimum 
distance to the outer edge 
of the privacy area fron the 
face of the \lall of the 
d\"elling unit shall be not 
less than tuenty (20) feet 
and shall be the full uidth 
of the said duelling unit."* 

ii. Communal Open Space 

Conununal open space l~ere refers to space desil]ned 
for the use of a specific group of people, usually 
the residents of a housing project and not provided 
for the benefit of the pw)lic in general. This type 
of space appears in higher density forms of housing 
\-There there is no, or minimal, private open space 
provision. 

The amount and type of communal open space required 
by the municipalities varies considerably, uhile its 
explicitly recognized functions range from simply 
"open space" and "landscaped areas", to "usuable 
amenity space" (see Appendix D). Space for 
activities is provided by all three of these 
designations, Lut is explicitly mentioned in only 
the last tHO. 

Landscaped areas :.mggest space for passive pursuits, 
for sitting out, barbecuing, picnicing and visual 
ameni ty. Hunicipali ties requiring usable or ameni t~, 
open space on projects seldom stipulate \1hat 
functions the space should accornr:loda te or its 
quality. 

By-Lau no. 4830 of the City of I~itchencr, DeceffiLer, lSl72. 
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Occasionally, houever, a list of possible project 
open space facilities is given such as "pools, 
landscaped areas, patios and balconies (usually used 
as private open space) conununal lounges, and other 
areas usable for recreational activities".** No 
standards appear in the municipal lJy-la\vs concerning 
the use of the open space, this being left to the 
developer I1ho builds under the pressure of housing 
demand. 

In addition, Burlington and three British Columbia 
municipali ties from the sample - J(elmma, Richmond 
and Vernon have very specific regulations for t:'-le 
provision of space for cllildren I s play in family 
housing projects. Their Ly-laus regulate both 
amount and clualit:r of playspace, uith lists of 
minimlli""l acceptable facilities (see Appendix D). 

b. Space for Access 

Access to d\1ellings for both pedestrians and vehicles is 
a major housing design factor that affects user 
satisfaction. In SOIJe situations it is a facility tLat 
can lJe abused by building designer:3 so that many 
municipalities have Ly-la\lS governing certain aspects of 
access. In traditional single and small-multiple 
housing, access creates no serious planning problems 
that need to be regulated by a puLlic autllority, but it 
is a El.Ore ir:tportant site planning criterion in higher 
density, comprehensively planned developments. 

Standards for suitable pedestrian access to tile dl'elling 
unit are not specifically mentioned in any by-1m" but 
they are implicitly incorporated in front, rear and side 
yard requirements of small-scale developments. 

** Grande Prairie (Alta) Zoning By-Lau. 
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In those municipalities '\-;hich nO\1 use some form of 
individual development assessment and regulation througll 
contract-type zoning for larger projects, access is 
taken into consideration, al thougll. neither standards nor 
performance requirements are stated in the IJy-Iaus. For 
example, in that section of the City of Edmonton's 
Zoning By-La'!,l No. 2135, lTovember, 1972, concerned uith 
"R-3A medium density suburban residential district" 
(Section 24-A, 2 (i) (ii» it states the need for 
additional application material for ~le approval of ~le 
Development Officer: 

"The site plan shall show 
the location of all 
buildings, structures, 
parking areas, loading 
areas, landscapeu areas, 
curb crossings and tile 
pedestrian circulation 
system •••• " 

Vehicular access is referred to directly by only t'i'lO of 
the study's sample municipalities, and then only 
emergency access to the rear of duelling units is 
consiuered. Regina requires a minimum side yard Hidth 
of 9 ft., and Vernon 10 ft., if there are no rear or 
side lanes alloHing access for vehicles to the rear of 
dHellings in one and t\~·o-fanily housing zones. Other 
municipali ties require sirailar provisions, but do not 
state the reasons for such regulations. In single
family and small multiple developments, ~urnaby requires 
miniraa of 7 to 8 ft., (depending on zone), Dartmouth 7 
1/2 ft., Grande Prairie, St. James-Assiniboia (single
family zone only) Chatham, Sarnia and Hindsor all have 
an 8 ft. minimum and Victoria 10 ft.. The rest of the 
sampled municipalities have smaller minimur,l side yard 
requirements for this type of housing. On their mm, 
side yards built to these louer minima are too narrO\1 to 
let a vehicle pass betHeen house and lot line. By using 
adjacent side yards, houever, emergency access may often 
be possible. Side ~7ard requirements for multiple 
housi:1g developments are 7 ft. or more in those 
municipalities \-lhich control t:ds space. (See Appendix 
A) • 

c. Space for Storage 

The only type of storage space explicitly regulated by 
the municipalities is car parking. TIle other spf..;;cific 
functions of this type of space recognized by the 
Corporation - garbage storage and large goods storage 
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(e.g. laHn furniture and bicycles) - are not mentioned 
in the zoning by-la~',s. 

Each municipality does regulate parking, the amount 
required varying betvTeen authority and betueen zone. A 
number of municipalities require ,..,ider side yards to 
provide parking space ",here single and small multiple 
housing units do not have integral garages or carports. 
As in the case of space for access, parking space is a 
site planning criterion considered separately in 
contract zoning. 

2. The 0uality of the Internal Unit Environment 

The provision of space about buildings has an important 
effect upon the quality of the environment uithin the 
building. The main aspects of quality are considered by the 
Corporation to be the incidence of daylight and sunlight, 
fresh air, quiet, visual privacy and vim..,. These elements 
are mentioned explicitly in the site planning requirements 
of only a fe'" I:mnicipali ties, uhile some aspects are. 
implicitly taken into account by most zoning authorities. 

Only two of the sampled municipalities make broad statements 
about adequate internal environments in their zoning by
lay,s. The introductory paragraphs of the Regina by-lay] 
indicate that sufficient space around the housing unit is 
needed to provide light and ventilation, and to reduce fire 
hazard, while Grande Prairie by-laHs state that the need to 
provide the unit \-lith suitable light and ventilation has 
prompted the establisl~ent of siting requirements. 

Seven municipalities in the sample (Vancouver, Victoria, 
Edmonton, Calgary, Regina, St.James-Assiniboia and Windsor), 
hO\-lever have siting restrictions. In some cases there are 
also performance specifications for non-residential land 
uses that adjoin residential districts, thus influencing the 
quality of hoth internal and external residential 
environments. Yards, set-back spaces, screening and 
landscaping are used, as well as stipulations that noise, 
odor, smoke, gas and so on must he kept on the site of the 
activity generating these environmental pollutants. 
Planting strips and screens, as v1ell as the requirements 
that no storage or processing can take place in set-back 
spaces, provides a vie", zone and cuts dOHn noise. Set-back 
requirements also provide space to admit daylig~t and 
ventilation. These types of requirements are set dm,m for 
non-residential activities ,;here they adjoin any residential 
district, regardless of its house form. 
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Often a single space or siting re~llation will affect a 
nur.:tber of aspects of environmental quality, so that space 
provided explicitly to alloH light to enter a vlindm'T can 
also protect visual privacy and provide separation from 
no~se and smell. The only explicit municipal regulations 
for daylight and sunlight control are found in Vancouver, 
where daylight-angles are used to determine set-backs and 
height limitations. The only explicit noise controls 
(besides regulation of adjacent land use) are in Edmonton, 
where apartment building side yards have to be uider Vlhen 
adjacent to a high"'Tay. Regulations of space in front of 
vlindm·ls for the provision of adequate privacy viithin the 
chvelling unit occur in Hamilton, Kitchener, Naterloo, 
St.James-Assiniboia and Grande Prairie. The minimum 
dimensions of the space are dependent on the use of the room 
involved. 

It is likely that the effect of external space on the 
internal unit environment is taken into account hy 
municipalities during contract-type zoning in those 
authorities that use this method for regulating development, 
since contract zoning is primarily used for large and/or 
nixed development \-There this function of space about 
buildings can be most critical. The current zoning by-IaHs 
do not state the criteria by uhich developments are 
evaluated under contract zoning so little further can be 
said. The actual controls used in the development contract, 
hO\,lever, tend to be the traditional ones of maximum gross 
floor area and minimum landscaped open space applied to a 
specifically agreed upon plan (See Appendix B). Thus, 
contracting procedures used to date have not introduced ne\·, 
space regulations to control the quality of internal unit 
environments. 

3. Hediating Variables Affecting the Provision of Snace About 
Buildings 

The mediating variables affecting ~~e need and use of space 
about buildings are described in the first section of th.is 
chapter under the heading "The Rationale for Revised 
Corporation Site Planning Controls". They are the effects 
of region and climate, the type of housing, intra-urbcul 
location, project scale and density, also tenure 
considerations, and the many variables of user type. In 
many cases, it is difficult to identify the use of these 
mediating variables in municipal site regulations. This is 
not necessarily due to the fact that they ~-Tere ignored Hhen 
the regulations "ere dra\·m up, but rather that they have not 
been explicitly acknmdeged in the by-la~Js • Physic al 
variations are more evident than the user ones, so they are 
discussed first in this section. 
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No trend could be discovered in the differences of municipal 
requirements across Canada. While sinilar types of 
regulation o.ccur in geographic groups of municipali ties (see 
Table II), and the same space and environmental standards 
are required in neighboring areas (see Appendix A), there is 
no discernible national pattern. The regional and climatic 
variations ,.;ithin the country are, therefore, not directly 
reflected in siting requirements, \-lith many sL'1lilar 
regulations in force in Vancouver, St.James-Assiniboia and 
Halifax. Differences in site design, however, carried out 
Hithin the municipal regulations, reflect differences across 
the nation. For example, the provision of halconies as part 
of private open space requirements. 

The one mediating variable utilized by most of the sampled 
municipalities to differentiate site requirements for 
development in planning zones is housing type. In this 
context, this term is used to include variations in housing 
construction, height, horizontal configuration, size and 
design. In some municipalities, housing type is used in 
conjuction with occupancy of buildings and occasionally wiel 
measures of scale, to define development zones. For 
example, Windsor uses housing type as the basic variable for 
si te regulation, differentiating bet't'leen one-family 
detached, duplex, semi-detached, double duplex, rmv-housing 
and apartment types. Saint John uses occupancy variations 
to define housing types as 'veIl as building form 'lith 
categories of one, tvTO, three and four-family housing, row 
housing and apartments. Hamilton introduces a measure of 
scale to differentiate development and site requirements for 
the different municipal zones. It uses categories of 
single-family, tilo-family, rml and maisonette, lm,,-density 
multiple ,-lith site requirements dependent on the number of 
units on a site, multiple d''lellings, and high density 
mul tiple I,:i th six scale variations affecting siting 
requirements. 

~1unicipal zoning regulations not only vary directly ,·Ii th 
housing type, but sometimes also ,."i thin each type, 
indicating that more than the effect of such variations on 
site requirements is being considered. The municipal by
laws do not state specific reasons for varying siting 
regulations uithin housing types, but they appear to respond 
to a combination of locational and user variations that 
affect the needs of housing users. As an example, 
Burlington has eleven different lot size minima for single
family !lousing, varying from 4,500 sq. ft. to 20,000 sc:-.ft. 
The number of different development zones, in terms of 
housing type and site requirements together, vary 
considerable bet>'leen authorities. In Outrcmont, three 
housing and development types are recognized - single-family 
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detached, duplex and apartment. Regina has three basic 
housing type categories too - one, tHO and multiple family 
zones - but regulations vary "'ithin these, so there are blO 

single-family housing zones and the multiple category is 
divided by occupancy ranges 1 to 6 families, 7 to 12 
families and 13 or more families. Effectively therefore, 
Regina recognizes six housing situations that require 
different site standards. 

Typically, the housing type Nhich has the most variations in 
site planning requirements is the apartment category. 
Edmonton is a good example of this, ""here there are five 
types of apartment zones Hith different site requirements. 
The differences are based on variations in site size, 
building height, unit type and number, and location through 
the geographic distribution of the zones. 

Since housing type is the most ubiquitous criterion for 
differentiating site requirements in municipalities, it is 
used 1n Appendix A to categorize site standards of the 
sampled municipalities. The same housing types are zoned in 
many areas, but are usually associated uith different site 
standards in the different zones. Thus a number of 
standards appearing in Appendix A are marked as examples of 
a range rather than a comprehensive list of requirements 
within a given municipality. The data used for this study 
and incorporated into the tables of Appendix A "vas collected 
in a number of Hays and is incomplete in some respects. In 
the Appendix, therefore, certain cells of the tables are 
empty and marked "no information" to indicate no data.Fas 
collected on that topic, vlhile other cells are empty vThere a 
municipality does not utilize a certain site standard. 

Intra-urban Location is also taken into consideration by all 
municipalities, being included in site regulation through 
the distribution of zones. Three of the municipa.lities 
sampled in this study specifically differentiate central 
urban areas from the rest of the different site standards 
for the same building type in different places. The central 
requirements in Saint John, Dartmouth" and Kitchener alloH 
higher density development Hith greater site coverage and 
smaller minimum dimensions for yards and open space. 
Density is the major factor 'ilhich is varied Hith location. 
Although it is only the above three municipalities Hhich 
name a central zoning district, all municipalities vary 
development densities Hi th location in respect to dountmm. 
In addition, one of the surveyed municipalities varies its 
lot area standard directly ,-lith residential density Hithin 
its apartment zone. Thus Oakville has different minima for 
lot areas for different ranges of units per acre, uhich 
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keeps the average minimum lot area per unit relatively 
constant at 270 - 300 sq.ft. per unit (see Appendix A). 

Scale of Developme:lt is included by sone authorities as a 
factor for varylng site requirements. In some cases scale 
is used to differentiate development zones of sinilar 
building types, ""hile more often scale of development 
affects site standards vvithin zones. The most direct 
reference to scale is number of dwelling units in a projc'ct, 
and the size of the site. Chatham, Hamilton, I~itchener, and 
St. John's have lot area standards uhich vary in multiple 
housing zones \-lith the number of units to be built on tile 
site. Regina has a similar system dependent on the number 
of families to be housed. Dartmouth varies the standard for 
si te area per unit Hi tIl the total size of a site, requiring 
some 25% less land (site area) per unit on sites of over one 
acre (multiple housing zone). I1any municipalitics vary 
either s.ite coverage or minimum lot area standards \-lith the 
height of mUltiple d\vellings. The effect of height 
variations on the quality of the internal unit environment 
has Leen discussed earlier, \1here yard uidth standards arc 
often increased \·ri th increases in height. In response to 
scale variations, site coverage is increased and lQt area 
minima decreased on larger scale proj ects, thereby allovling 
higher density development. 

Housing type affects the possiLle modes of tenure of a 
dwelling through the regulation of open space about 
buildings. For example, in higher density developments such 
as zero lot line developments, there is a need for communal 
open space to supplement minimal private provision, and to 
increase land use effeciency. In o\lner-occupied projects of 
this type there is the problem of responsibility for, and 
management of communal areas. Hhen O\vnership is t!lrough a 
condominium or cooperative, then that organization has the 
management responsibility for comr:mnal areas. nhen the 
dvlellings are sold freehold, there is no such organization 
to take responsibility. Unless the municipality assumes the 
management for communal open areas, then this form of 
housing cannot be built for home ounership under the 
prevailing municipal by-laus. 

In general, the variations in user type that are not 
reflected by physical variables are not accommodated at all 
in the zoning by-la\ls. For example, there are no special 
standards for senior citizen housing in the zoning Ly-laus. 
The main exception to this is children's play space uhich is 
required in mUltiple family developments by Burlington and 
three British Columbia municipalities. Richmond, l:elmrna 
and Vernon have a standard of 50 sq.ft. of play area per 
unit in family housing projects of a certain size, \lith 
lists of play equipnent to be provided (see Appendix l\) • 
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This does not necessarily indicate a lack of consideration 
for variations in user need due to user type differences, 
for as mentioned in the previous section, physical and user 
variations interact closely and one variable can act as a 
proxy for another. The emphasis of the municipalit:r 
concerns, hm/ever, do appear in the zoning by-Ia't-ls to be on 
the physical side of the housing environment, leaving it up 
to the user to find a residential environment closest to his 
needs. 

The Gaps Betl,-leen the Corporation's Site Planning Rationale and 
The Municipal Legislation 

As a conclusion to this paper, this section uill summarize and 
bring together the main differences that have become apparent 
between the municipal site planning regulations and cr.mc's neuly 
developed criteria for site planning. Since it is believed that 
the Corporation's ne\'l rationale is based on a realistic model of 
the complex real-life situation concerning space about 
residential buildings, it follows that the differences are in 
fact \leaknesses in the municipal requirements. As can be seen by 
referring to Chapter III which compares the current Site Planning 
Handbook requirements uith municipal legislation, many of these 
weaknesses also appear in the Corporation's present site planning 
requirements. 

There are four main areas of site planning concern \1here the 
municipal regulations are noticeably less sensitive than the 
Corporation's planning model. The differences are due hoth to 
the municipal process of site regulation. and the regulations 
themselves. 

1. The Function of Space Ahout Buildings 

The Corporation's neH rationale places emphasis on the 
functions and performance of space ahout buildings since the 
site planning model is based on the fit bebleen desired user 
activities and the space. The municipal site standards 
respond to some of the same considerations, but in a gross 
and non-explici t ~day. Through regulation hy specification, 
the municipali ties - allm·, little flexibility in space 
provision, and reject design solutions that fulfill the need 
for space by alternative means (contract-t~rpe zoning could 
provide greater flexibility, but in practice has produces 
very traditional spaces about }mildings). Functions that 
are largely ignored by the municipalities are storage 
outside the horne and spaces for specialized user activities 
l,-lhich are discussed in more detail belo\-l. 
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2. Sensitivity to User Groups 

The municipal site standards tend not to reflect the 
differing needs of user groups, and produce spaces that are 
often sui table for no-one but have to be' used by all. This 
is due in part to the fact that zoning by-laHs and therefore 
site regulations are based on housing type. Although there 
are some general relationships lJetueen user and housing 
type, the latter does not dictate the character of it:., 
residents, nor their need for space about the home. 

For lmv-density housing forms, the municipal regulations 
generally ensure that a relatively large amount of space is 
provided around each building. The very size of this 
private space gives scope for many user activities, allm.-ing 
areas to be set aside for special uses (e.g. patio, flmler 
beds, sand pit, tool shed). In mediun and high-density 
housing forms, ,;here space is limited and space a})out 
buildings is communally used, its performance in response to 
need is very important. ':'he larger scale developments 
usually· associat:ed "ith higher-density llousing give rise to 
the potential of allocating !,pace about buildings to 
specialized user activities (e.g. a landscape~ area, 
sHimming pool, ~alconies etc. ) • ilunicipali ties selc10rn 
require :mcll a detailed breakdmln of space according to 
function (exceptions found in t:lis s tuc1y are Burlington and 
several British Columbia tmms \1hich require c:dldren' splay 
areas to be provided in some family housing). 

Special user groups that require recognition for tlleir needs 
include the elderly, children and t;le handicapped. Their 
needs are not necessarily for more space, but for spaces 
,'lith certain performance characteristics, for example, 
accessibility for people \litll mO:lility limitations, space 
for adults to get a\'lay from children's play areas, play 
areas that can ].;e easily observed by mothers, space \there it 
is safe to throu a ball, hard surfacing for bicycles, spaces 
for the inactive to uatch others' activities. 

T~1e municipal autllOri ties certainly have a role to play 
here, for market forces tend to be \leak in the present 
Canadian housing situation of excess demand over supply. 
User groups uith specific needs are often not the actual 
buyers or renters of housing (e.g. children, handicapped 
dependents), or they are lost as minority groups among the 
developers' preconceptions of the typical Canadian family 
(e.g. lmler-incone groups Hhich are highly dependent on the 
home environment for leisure activities, larger fanilies, 
school age c~ildren). 
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3. The Zoning Hechanism 

Current CMHC and municipal site regulations are depp.ndent 
upon physical housing characteristics to a large extent, so 
standards and housing types are locked together. From the 
point of viet" of the Corporation's activity-based model, 
site planning should respond to user needs which are only 
indirectly related to housing type. Although the type, in a 
physical sense, sets many limits to the nature, size and 
configuration of space about buildings, its required 
performance characteristics should be user dependent. 

By relating site planning to housing types, a conservatism 
is built into the zoning mechanism that discourages design 
innovation, and perpetuates present· housing forms. When 
alternative designs are qenerated it requires a massive 
effort to develop net; standards for each speci fic type of 
housing. 

The Corporation's neVl rationale v!Ould evaluate site plans by 
applying performance criteria to the space about buildings, 
and assessing its functional suitability for the activities 
that its users will carry out. Thus it is the res:l.dents' 
needs which vlill determine provision.. Information ~1ill be 
required to determine hou best to forecast resident 
characteristics for proposed developments, keeping in mind 
possible changes in user type that may occur during the life 
of a building. Sometimes certain social attributes are 
knm"n, as \vhen building public housing or senior citizen 
accommodation, but space needs al~o depend on other 
variables such as location Hithin an urban area and climate. 

Municipal planning responsiblilities, hOHever, are broader 
than the Corporation's and include the provision of public 
open space in addition to space immediately about buildings. 
The need for this open space on a larger scale is also a 
reflection of the characteristics of tile residents and their 
residential environment. To ensure adequate prov1s10n at 
the neighborhood and urban levels, the municipalities have 
to 'keep a control over residential densities. Further, the 
municipalities have a responsibility for urban design and 
need- to retain some type of control over the bulk and height 
of buildings. The neH criteria for Corporation regulation 
of site planning under the National Housing Act, therefore, 
covers only part of the municipal zoning mechanism, and 
could never be used as a complete substitute for it. 

4. Sensitivity to Physical Varibles 

Through its performance based criteria, the Corporation's 
rationale uould permit site planning to respond to physical 
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characteristics of sites, in terms of their terrain and 
climate. Specification standards do not contain the 
flexibility for reducing certain dimensions in cases where 
space in a different form is able to function as required. 
Municipal regulations also do not reflect the geographic 
characteristics or differences of an area. 

One \lay in Vlhich sensi ti vi ty to local phy sical factors may 
produce a better residential environment is that the balance 
of indoor and outdoor space for leisure activities provided 
on a development should reflect the residents use of the 
outdoors, uhich is in turn dependent on climate. The need 
of the residents should be the criteria for site planning, 
not high land costs and 10H standards Hhich encourage 
minimum outside space provision and maximum use of indoor 
recreational areas, nor relatively high building costs 
generating uastes of open space and no indoor facilities 
for the ''linter months. Another example of lack of 
sensitivity to user activities and needs "Thich appears in 
the present cr'lliC and municipal regulations, is the nature of 
the access from car to building. In many areas of Canada 
the '<leather, as Hell as matters of convenience, dictate that 
thi~ should be short and protected from the elements. By 
stipulating regulations for this function of space about 
buildings, and putting them in performance terms, the 
possible design solutions are varied and can be sensitive to 
local conditions. 

It should be emphasized again that Canadian municipalities 
are -·becoming more and more involved in development control 
through contract zoning, six (soon to he eight) Provinces 
include development control in their planning. With this 
gro\'Ting change of emphasis, municipalities vrill have to 
produce their mm criteria for site planning, and it is 
hoped that the Corporation's neH rationale \Jill be of use in 
this process. 



APPENDIX A 

Synopses of the Site Planning Standards of CHIlC and 39 of 4~ 

Municipalities studied in this paper (London, Lethbridge, 

Medicine Hat, and Red Deer not included). 

Format: 

HAUE O:C' HU~JICIPALITY 

Site 

Regulations 

1 

a Standard 

b 

c 

d 

Building Types 

2 3 4 

Legend: "lIo Information" - no data on specific site 

requirement; 

- Site regulation not used by 

municipality. 
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HINU1UH LOT AREA 

:-IINIi1UM OF HIDTH 
OR FRONTAGE 

HA.XIMUM SITE 
COVERAGE 

~IINI!1UH FRONT 
YARD DEPTH 

rvIININUH SIDE 
YARD HIDTH 

HINI1-1UH REAR 
YARD DEPTH 

FLOOR SPACE RATIO 

AHENITY SPACE 

CHICOUTIHI 

HULTIPLE FAHILY 

No Information. 

No Information. 

25% 

Deptil equals building heir:rht. 

~'lidth equals average height of walls facing 
the yard. 

Depth equals building height. 
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APPENDIX B 

An Example of Contract Zoning 

from Toronto 



No. 22846. A BY·LA W 

To amend By-law No. 20623 1'especting certain lands at the south-east 
corne?' of Gerrard Street East and River Street_ 

[Passed April 27, 1966;] 

The Council of the Corporation ot the City of Toronto enacts as 
follows: 

1. Maps Nos. 11 and 12 contained in Appendix "A" annexed to 
By·law No. 20623, being "A By-law To regulate the use of land and 
the erection, use, bulk, height, spacing of and other matters relating to 
buildings and structures and to prohibit certain uses of lands and the 
erection and use of certain buildings and structures in various ~ll'eas 

of the City of Toronto", are amended by redeSignating as R.2 2.2 the 
area bounded on the north by the north limit of Gerrard Street East, 
on the south lJy the north limit of Cornwall Street, on the west by the 
cast limit of River Street and on the east by the east limit of BaY"iew 
Avenue, which area is now deSignated C_3 V.2_ 

2. None of the proviSions of Subsections (3), (12) and (13) of Sec
tion 4, or of Section 8 of the aforesaid By-law No: 20623, or of this By-law 
shall apply to prevent the erection or use, on the lands hereinafter 
described in Section 3 hereof of an apartment house 

(i) having a gross floor area not exceeding 754,000 square feet, 

(ii) without the provision and maintenance of motor vehicle parking 
facilities in respect to the dwelling units in such apartment 
house to the extent prescribed in the aforesaid Subsection (13) 
of Section 4, and 

(iii) containing one or more of the following uses, namely: a 
business office, a retail store, a shoe repair shop, a ladies' hair
dressing establishment, a barber's shop, a health club, the office 
of a professional person or persons such as a physician, bar
rister, engineer, architect, Ontario Land Surveyor, provided 

(l) the lot upon which such a}Jartment house is erected comprises 
at least the said lands hereinafter described in Section 3 hereof; 

(2) none of the dwelling units therein contains more than two bed
rooms; 

(3) not more than 156 of the dwelling I ill its- therein contain two 
bedrooms; 

(4) not ·more than 690 of the dwelling units therein contain one 
bedroom; 

~lO 
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(5) TandlSc(lped open space is provided and maintained to the extent 
at least of 77 per cent. of the area of the aforesaiJ lands, and 
not more than 21,050 square feet of such landscaped open space 
may be provided within such lands on the roof of a building or 
structure having a hcight not exceeding 3 storeys above 283.47 
feet above City of Toronto datum; 

(6) no part of such apartment house above the height of 17.5 feet 
above the average elevation of the finished top face of the curb 
on the east side of River Street between Gerrard Street East 
and Oak Street is erected otherwise than wholly within one of 
the areas designated as "A", "B" and "C" and delineated in 
heavy lines on the plan attached hereto and forming part of 
this By·law; 

(7) no part of such apartment house located within any of the areas 
designated as "A", "B" and "C" and delineated in heavy lines 
on the plan attached hereto and forming part of this By·law 
contains, respectively, more than 3D, 25 and 20 stol'eys; 

(8) the areas of those portions of the apaTtment house located 
within the areas delineated by heavy lines an4 designated as 
.. ,\". "B" and "c" on the plan attached hereto shall not exceed 
2!1:;.000, 248,000 and 208,000 square feet respectively, measured in 
each case, between the exterior faces of the exterior walls of 
such portions at the level of each floor thereof; 

(9) no business office, retail store, shoe repair shop, ladies' hair
dressing establishment, barber's shop, health club or office 
of a professional person or persons is located otherwise than in 
the first storey of the part of such apartment hOllse located 
within 'the area designated as "C" and delineated in heavy lines 
on the plan attached hereto and forming part of this By·law, 
and for the purposes of this paragraph the expression "first 
storey" means the storey the fioor of which is the first floor of 
the building above the level of 30 inches below the average level 
of the natural ground adjoining such storey; 

(10) motor vehicle ingress or egress to or from the aforesaid lands 
upon which such apartment hUl/se is or is to be erected is con
fined to those portions of the boundaries of such lands de
lineated by heavy lines on the plan attached hereto; 

(11) no part of any ramp leading to or from any underground park· 
ing faciilties is lo"",t;>d closer than 20 feet to the (,;,:;t limit of 
River Street, or the north limit of Oak Street; 
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(12) the owner, and every occupant, of such a1Jartment hOl/se pro
vides and maintains mOlor vehicle parking facilities in relation 
to all portions of such apartment hOllse used for the purpose of 
dwelling units in the manner prescribed in tile aforesaid Sub
section (13) and to the extent at least of 3 parking spaces for 
each 4 dwelling units plus 1 parking space for each 4 dwelling 
units, or fraction thereof, for visitors_ 

3. In the case of an a1Jartmcnt house erected within the lands 
referred to in Section 2 hereof and described in this section "and com
plying with the provisos set out in the said Section 2, the front lot Zine 
shall be deeJlled for the purposes of the aforesaid By-law No. 20G23 and 
of this By-law to be the east limit of River Street_ 

The following is a description of the lands above referred to, 
namely: 

Commencing at a point in the north limit of Oak Street where 
the same is intersected by the east limit of River Street thence 
north 401.92 feet more or less to where the same is intersected by 
a line drawn parallel to and distant 86 feet south of the north 
limit of Gerrard Street East; thence east along the said parallel 
line 586 feet more or less to where the same is intersected by a line 
drawn parallel to and distant 16 feet west of the west limit of 
Bayview Avenue; thence south along the last-mentioned parallel 
line 35 feet more or less to the south limit of Gerrard Street East; 
thence east along the said south limit of Gerrard Street East 16 
feet more or less to the west limit of Bayview Avenue; thence south 
along the west limit of Bayview Avenue 603.58 feet more or less 
to a point therein distant 40 feet north of the north limit of Corn· 
wall Street; thence south-west 51.90 feet more or less to a point 
in the north limit of Cornwall Street distant 30 feet west thereon 
from the west l:.;.li of Bayview" Avenue; thence west along the 
north limit of Cornwall Street 50.71 feet; thence north parallel 
to the east limit of River Street 75 feet; thence east parallel to 
Cornwall Street 2 feet; thence north parallel to River Street 93.25 
feet more or less to the south limit of Oak Street; thence east along 
the south limit of Oak Street 15.i9 feet more or less to the east limit 
of Oak Street; thence north along the east limit of Oak Street 66 
feet to the north limit thereof; thence west along the north limit 
of Oak Street 476.78 feet more or less to the point of commence
ment. 

4. None of the provisions of Subsections (3), (12) and (13) of 
Section 4 or of Section 8 of the aforesaid By-law No. 20623, or of this 
By·law, sha)l apply to prevent the use of an existing building J0cated 
on the lands hereinafter described as a private parking garage to serve 
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an a)J<.lrlment house complying with the provisos "et out in Section 2 of 
this By-law, and the definition of the expression "private parking 
garage" contained in the aforesaid By-law No_ 20623 shall apply to the 
said expl'cssion where used in this Section, and for the purpose of :such 
definition the said existing building shall be deemed to be located in a 
C.1A district. 

The following are the lands referred to: 

Commencing at a point in the west limit of Bayvit:w Avenue 
distant 225.25 feet SOlltil thereon from the south limit of Gerrard 
Street East; thence south along the west limit of Bayview Avenue 
378.33 feet to a point therein distant 40 feet nOlt h from the north 
limit of Cornwall Street; thence south-east 51.96 feet more or less 
to a point in the north limit of Cornwall SU'eet distant 30 feet west 
thereon from the west limit of Bayview Avenue; thence west along 
the north limit of Cornwall Street 50.71 feet; thence north parallel 
to River Street 75 feet; thence east parallel to Cornwall Street 2 
feet; thence north paralJel to River Street 93.25 feet more or less 
to the south limit of Oak Street; thence east along the south limit 
of Oak Street 15_79 feet more or less to the east limit thereof; 
thence north along the east limit of Oak Street 66 feet tu the north 
limit thereof; thence east along til" north limit of Oak Street 15.79 
feet; thence north parallel to Rh·,·!' Street 182.25 feet; thence east 
parallel to Oak Street 113.17 feet more or less to the point of com
mencement. 

5. The definitions of the word and expressions "(I purtment hOI/,'.c·', 
"gross floor area", "dwelling unj, ,,", "lot" landscaped opell. S7)ace", bl/si
ness office", "reta,il st01-e" and "parking spaces" contained ill the afore
said By-law No_ 20623 shall apply to the said word and expressions 
where used in this By-law. 

6. This By-law shall not come into force without the approval of 

th]t~';O ,Mun:r B~rd' 
/ i !.f '- l~ ,- / /) . r !;,;-:JI /~. ~~- ......... " 

. PHILy G_ GIVEl\'S, 
Mayor_ 

Coe:-:CIL CHAMBER, 

Toronto, April 27th, 1966_ 
(L.S.) 

l 'i'~---' ti ~A C- iiv l1; 
C_ E_ NORRIS. 

City Clerk. 
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APPENDIX C 

Municipal Hethods of Space Control 
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APPENDIX D 

A Summary of Amenity Space Requirements 

for Apartments. 



f.U1lltARY OF !\MEI/ITY SPACE REQUIREMENTS FOR APARTMr:NTS 

·A. ~\lelve Municipalities refer to open and/or landscaped space, with no requirements concerning its use or amenity. 

1. Open space requirements only: 

1) IIATJ:RLOO - renuires 1,000 sq. ft. of open space per unit; this can be reduced. 

a) to 900 sq. ft. if adjacent to a park, 

b) by 2 x balcony area, maximum 100 sq.ft./unit, 

c) by 300 sq.ft. if parking underground. 

2) OUTRI:HO:!T - the equivalent of 10l: of the building area is required as ground level open space. 

3) STJ:. FOY - equivalent of 30r. of total floor area to be open space (if underground parking is provided, 
thi~ reduced to 20r. t.f.a. for buildinqs of 5 storeys, 25~ t.f.a. for 6 storeys). 

2. Landscape requirements only: 

1) VICTORIA - 40~ of site to be landscaped. 

2) J:DHD:!TOtl - 50:: of unbuilt site to be landscaped. 

3) IlNULTON - 25:: of the site to be landscaped. 

4) OAl:VILLr. - 30-35:: of the site to be landscaped (varies with zone). 

5) OTTA1'IA - 30:; of the site to be landscaped. 

G) TORotlTO - 30-35'; of the site to be landscaped (varies with zone). 

3. Open space and landscape requirements: 

1) KITcur:Jlr:n - has ~tandards for minimum outdoor area only in its urban core. The standards vary with zone, 
the extremes !Jeing: 

sq.ft. of open snace provision 
Unit Type Eer urlit 

Zone DC Zone DC 2 

bachelor 947 189 
1 Ledroom 1400 290 
2 bedroom 2100 435 
3 bedroom 2900 585 
4 lledroom 3600 730 

35:: of the area 25~ of the area 
to be landscap~J to be landscaped 

2/3 of the. units are to have halconiC'!s unless patios or sunrooms are provided, or there is a roof 
recreational arC'!a. 

2) l-1IIHl!;OR - 30:: of the site to be open space - can include grass, planting, patios, balconies, pools, games 
courts, playgrounds, etc. 50r. of thi~ to be at grade. 

3) HALIFAX - bachelor 
, loedroom 
2 bedroom 

- 3 bedrooms 
or more 

120 sq. ft. of open space to be provided pp.r person. 

100 sq.ft. of "'hich to be landscaped. 

80 sq.ft./person 
70 sq.ft. to be landscaped. 

Calculated using one ner~on per habit~Jle room. 

tl. Three municipalities require the provision of playgrounds for a!"artment d,~ellin'Js intended to house families with 
children. 

1. l:ELOIr:lA - all multiple honsing intended for U!'le by children 17 years of age or younger must: 

a) provi(le a sinqle co=unal play space of at least 50 sq. ft./unit; provided that no such space be smaller 
than 1,500 sq. ft. total. 



;,) play spaces are to be located in rear areas or at the sides of the huildings, so as not to impair views 
from livinq roons or front entrances. 

c) equipment is to include: 

2 x G ft. henches 
1 x child's bench 
1 x 100 sq. ft. minimum sandhox 
2 x s\-,inqs - preschool 
1 x teeter - preschool 
2 x st-rings - school age 
1 x teeter - school age 

2. RICHMOnD - projects of over 20 units t~ith children under 17 yeara require play spaces of 50 aq.ft./unit, 1/3 
of which is to be paved. 

Minimum equivalent - 2 x 6 ft. benches 
child's bench 
sandhox - 100 sq. ft. minimum 
slide 
2 x S\-,in9S 
2 x teeter 

3. VERNON - 50 sq. ft./unit must be reserved for playground or recreation. These areas must he provided with 
I~nches, sandboxes and swings. 

Six municinalities require either ·usahle openw space or wamenity· space, but make little reference to its 
utility. -

1. BURNADY 

Unit Type 

hachelor 
1 bedroor.l 
2 hedrool:l 
3 bedroom 

Usable Open Space/Unit (In Sq.Ft.) 

100 
200 
300 
500 

2. REGIllA - 25:: of the site to be usable opeil srace. 

3. ST. JANES - ASSIllIBOIA (1UlUlIPEG) - requirements for minimum usable open ~pace vary "lith zone and floor space 
ratio. 50~ to l~ at grade and suitahle for landscaping. 

4. BURLItlGTOH - ar.tenity area requirements vary "dth zone although most require the same standards as o-mc. The 
expectations arc zone rutS wh~rc 400 square feet per unit is stipulated and zone RM6 where there is a standard 
of 250 sq. ft-./unit. 

5. 511R.'HA 

Unit Type 

hachelor 
1 bedroom 
2 bedroom 

Amenity Area Per Unit (In 59.Ft.) 

150 
200 
575 

30~ of the area to be landscaped. 

G. ~AI!lT JOIHI - 15:: of site to he usahle open space \-lith a further 20~ landscaped. In central areas this is 
reduced to 10:: and 15:: respectively. 

-NOTE: The other 22 municipalities surveyed did not have comparable requirements. 


