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FOREWORD

The project documented in this case study
received funding assistance under the
Affordability and Choice Today (A¥C¥T)
Program.  A¥C¥T is a joint initiative,
managed by the Federation of Canadian
Municipalities, the Canadian Home
BuildersÕ Association, and the Canadian
Housing and Renewal Association,
together with the funding agency Canada
Mortgage and Housing Corporation.  The
A¥C¥T Program is administered by the
Federation of Canadian Municipalities.

A¥C¥T, which was launched in January
1990, was designed to foster changes to
planning and building regulations and
residential development approval
procedures in order to improve housing
affordability, choice and quality.  

Through A¥C¥T, grants are awarded to
municipalities, private and non-profit
builders and developers, planners and
architects to undertake innovative
regulatory reform initiatives i n
municipalities across Canada.  Three types
of projects are awarded grants under the
A¥C¥T Program: Demonstration Projects,
Streamlined Approval Process Projects,
and Case Studies (of existing initiatives).  

¥ Demonstration Projects involve the
construction of innovative housing
that demonstrates how modifications
to planning and construction
regulations can improve affordability,
choice and quality.

¥ Streamlined Approval Process Projects
involve the development of a method
or an approach that reduces the time
and effort needed to obtain approvals
for housing projects.

¥ Case Study grants are awarded for the
documentation of existing regulatory
reform initiatives.

Change and innovation require the
participation of all the players in the
housing sector.  A¥C¥T provides a unique
opportunity for groups at the local level
to work together to identify housing
concerns, reach consensus on potential
solutions, and implement action.
Consequently, a key component of
A¥C¥T-sponsored projects is the
participation and cooperation of various
players in the housing sector in all phases
of each project, from development to
realization.

All projects awarded a grant under the
A¥C¥T Program are documented as case
studies in order to share information on
the initiatives and the benefits of
regulatory reform with other Canadian
communities.  Each case study discusses
the regulatory reform initiative, its goals
and the lessons learned.  Where
appropriate, the cost savings resulting
from modifications in various planning,
development, and construction
regulations are calculated and reported.  
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The City of Mount Pearl, Newfoundland,
is a relatively new municipality,
centrally located within the St. JohnÕs
Urban Region on the northeast Avalon
Peninsula.  Mount Pearl was incorporated
as a town in 1955 and as a city i n
1988.  Since 1955, it has been the fastest-
growing urban centre in Newfoundland.
With a population estimated at 26,000 i n
1995, Mount Pearl is the provinceÕs
second-largest municipality.

Mount Pearl is characteristic of a
suburban community, with low-density,
single-family dwellings on standard-
to large-sized urban lots.  The entire
area occupied by the municipality is
1,500Êhectares, of which 36Êpercent,
or 557.2Êhectares, is designated for
residential use.  Of the area designated for
residential use, 83Êpercent has been
developed, leaving 17Êpercent for new
residential development.

In recent years, several factors have
increased the need to explore residential
intensification opportunities in Mount
Pearl, to ensure that the city has a mix of
affordable housing that meets the needs
of different market segments.

Mount Pearl received an A¥C¥T grant to
undertake a detailed assessment of
residential intensification opportunities
in the community.  

The study involved the following steps:

¥ Researching residential intensification
concepts and initiatives

¥ Identifying sites conducive to
residential intensification

¥ Assessing policy and design guideline
requirements

¥ Assessing the approval process
with respect to applications for
intensification projects

¥ Compiling a report on the study

The study confirmed that there is
considerable opportunity for Mount Pearl
to proceed with residential intensifica-
tion.  While few existing policy or
regulatory barriers were identified,
recommendations were made to add
residential intensification policies to the
CityÕs municipal plan.  The project team
also identified ways to avoid applications
that would require regulatory amend-
ments.  Such measures could help to
reduce delays in the approval process and
associated development costs.

The completed study provided
Mount Pearl with an implementation
strategy to proceed with residential
intensification.  The results of the project
will be of interest to other municipalities
exploring residential intensification
policies, standards and initiatives.    
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Figure 1.  Location of Mount Pearl
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1.1 The Need for Residential
Intensification

Many urban centres across Canada are
reaching the limits of their municipal
boundaries.  The same holds true for
Mount Pearl, Newfoundland.  At its
present rate of development, the City of
Mount PearlÕs designated supply of
undeveloped residential land will be
exhausted by 2001, according to a land
availability assessment conducted by
City staff.  The declining availability of
land for new subdivision development
is one reason that it has become
imperative to pursue residential
intensification initiatives.

Housing affordability is another
important consideration.  Escalating
development and servicing costs are
putting the traditional single-family
home beyond the means of many
residents.  Mount Pearl is seeking to
maximize the use and maintenance of its
infrastructure and services, as are many
other municipalities.  

As the housing needs of residents change
with shifting demographics, many
municipalities are re-assessing the types
of housing they should be encouraging
through housing policies, plans and
regulations.  A predominate demand for
single-family homes is expected to
continue, but there is a growing demand
in Mount Pearl for other housing types
more suited to the lifestyles and budgets
of young families, childless couples,
single-parent families, singles and
seniors.

Given these factors, Mount Pearl wanted
to explore new housing initiatives that

would make use of undeveloped sites,
yet retain the municipalityÕs existing
residential character.  The City considered
its undeveloped areas to be suitable for
medium- to high-density residential
development, but it had no inventory of
these areas that could be used to assess the
potential for development, or to
determine regulatory changes that would
be required to proceed.  

In 1991, the City of Mount Pearl was
awarded an A¥C¥T grant to
conduct a detailed study of intensification
opportunities in the community.

1.2 Project Objectives

The purpose of the study was to identify
sites or opportunities for residential
intensification, develop planning and
design guidelines, and recommend any
regulatory changes that would facilitate
residential intensification.  The following
project objectives define the purpose
further:

¥ To identify intensification concepts
that respond to housing needs and
that are compatible with existing
neighbourhoods

¥ To identify sites in Mount Pearl that
are conducive to intensification

¥ To identify design parameters and
measures that should be reflected i n
project designs to ensure their
sensitivity and compatibility with
surrounding land uses

¥ To recommend appropriate planning
policies and land use redesignations to
encourage compatible residential
intensification opportunities
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¥ To recommend ways that the current
approval processes for development
applications can be improved to
expedite residential intensification
proposals

¥ To compile a bibliography of research
materials on the topic of residential
intensification

1.3 Methodology

Representatives from the following
organizations worked together on the
project team:

¥ City of Mount Pearl

¥ Newfoundland Association of
Architects

¥ Department of Municipal and
Provincial Affairs

¥ Newfoundland and Labrador Home
BuildersÕ Association

¥ Newfoundland and Labrador Housing
Corporation

The study involved the following steps:

¥ Identifying sites conducive to
residential intensification

¥ Assessing policy and design guideline
requirements

¥ Assessing the approval process
with respect to applications for
intensification projects

¥ Compiling a comprehensive report on
the study

The first task involved a literature review
to research concepts and initiatives
related to residential intensification.  The
project team then identified and surveyed
thirty-seven sites to determine their

potential for intensification.  Sites were
selected using the following criteria:

¥ The availability of large areas of
vacant land

¥ The presence of lots with large front,
side or rear yards in existing
residential areas

¥ Land along arterial or collector roads

¥ Vacant or underutilized land in non-
residential areas, especially near the
boundary of residential areas

Nineteen sites were eliminated because of
site-specific problems, or other factors that
were identified in the course of site
evaluation discussions with project team
members, land owners and residential
developers.  For example, some sites were
eliminated because of servicing problems,
others already had parking and access
difficulties, some were already approved
for development, and some were deemed
too narrow for housing.  

The specific characteristics of each
site and a proposed housing
intensification strategy were documented
for the remaining 18 sites.  Eight of
the sites were selected for the
development of conceptual drawings,
each showing the highest intensification
suitable for the site.

Regulatory changes were proposed based
on a review of Mount PearlÕs existing
policies and approval processes. A public
briefing session was held to discuss
residential intensification and to present
some of the proposals for specific sites.
Feedback received during the session
contributed to finalizing site proposals
and policy recommendations.
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The final project report, entitled Mount
Pearl Residential Intensification Study,1
presents findings and recommendations
concerning:

¥ Intensification concepts

¥ Site assessments

¥ Design considerations

¥ Policies and regulations

¥ Approval process

¥ Sources of information on residential
intensification

2.1 Intensification Concepts

Eight categories of residential
intensification have been defined by the
Canadian Urban Institute,2 which are
referenced in the project report:

¥ InfillÑbuilding new housing on
vacant or underdeveloped lots i n
developed areas

¥ ConversionÑcreation of additional
self-contained dwelling units by
converting floor space (such as in the
basement or attic) or adding new floor
space to existing homes

                                                
1 Baird Planning Associates and Beaton

Sheppard Associates Ltd. (Mount Pearl: 1993).
A copy of the report may be obtained from the
Planning Department, City of Mount Pearl,
3ÊCentennial St., Mount Pearl, Newfoundland,
A1N 1G4, Tel: (709) 748-1029
A copy may also be purchased or obtained on
loan from the Canadian Housing Information
Centre, 700 Montreal Road, Ottawa,
Ontario, K1AÊ0P7, Tel:Ê(613)Ê748-2367,
Fax: (613) 748-4069, TTY: (613) 748-2143.

2 Baird, pp. 14-15.

¥ Redevelopm entÑbuilding new housing on
currently used, serviced sites by
demolishing and replacing existing
structures

¥ DensificationÑresidential develop-
ment at higher than traditional
densities in new subdivisions or
mixed use areas

¥ Adaptive Re-useÑconversion of non-
residential structures (such as former
schools or churches) to residential use

¥ Lodging HousesÑcreation of rooming,
boarding and lodging houses

¥ HomesharingÑseveral unrelated
adults living in a dwelling

¥ Garden Suites/Granny FlatsÑsmall,
one-storey dwellings placed in the
rear yard of an existing house and
often intended to house elderly
parents or relatives

The first four methods of
intensificationÑinfill, conversion,
redevelopment and densificationÑare
considered primary ones for
Mount Pearl.  Planning and design
guidelines are necessary to ensure
proposed intensification plans will
complement and enhance existing
neighbourhoods.  The consultant advises
that because intensification Òcan take
many forms and be located in varied
settingsÓ, one set of policies or
development standards is not suitable.3

                                                
3 Baird, p. 24.
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A common approach in establishing
policies and design standards for infill is
Òto define the maximum number of units
or maximum density allowed for an infill
project, define the zones in which infill
may occur as a permitted or discretionary
use, and set the requirements and
standardsÓ.4  The report notes that
St. JohnÕs infill definitions are appropriate
for Mount Pearl:

¥ An infill lot is an undeveloped parcel
of land, with a width not exceeding
100Êmetres, between two developed
lots.

¥ An infill has no more than four
dwelling units.

2.2 Site Assessment

For each of the 18 sites, the following
factors were identified:

¥ Type of site, e.g. farmland,
commercial, residential, vacant

¥ Possible housing, e.g. semi-detached,
residential above commercial, duplex,
triplex, row houses, apartments,

¥ Present land use designation

¥ Suggested designation change

¥ Present zoning

¥ Suggested designation change

A narrative description is given of each
siteÕs location, accessibility, traffic and
parking considerations and other site-
specific aspects.  A brief elaboration of the
proposed concept for the site completes
the assessment.  (See Appendix A for
examples of the site assessments.)

                                                
4 Baird, p. 29.

2.3 Design Considerations

Various design factors and the
implications of amending or adding
particular standards to Mount PearlÕs
policies and regulations are discussed
briefly in the report: housing
form (single detached, semi-detached,
duplex, apartments, etc.); lot size and
coverage requirements; setbacks; building
height; architectural appearance; and
off-street parking.

2.4 Policies and Regulations

Municipal Plan Goals and Objectives

When Mount Pearl adopted its Municipal
Plan in 1988, intensification was not an
issue and, therefore, was not addressed
directly.  The PlanÕs existing goals and
objectives on consolidated land use,
provision of a mix of housing to meet
different needs and levels of affordability,
and maximum economic use of
municipal resources do, however,
support the concept of residential
intensification (see Appendix B).  

The consultant recommends adding a
residential intensification objective under
the Housing subsection of the Municipal
PlanÕs Goals and Objectives section:

¥ To encourage residential intensifica-
tion through the development of new
housing units in existing neighbour-
hoods and buildings, the development
of new subdivision at higher than
traditional densities, the addition of
extra living space to dwellings and
homesharing.
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Residential Intensification Policies

An overall policy in the Municipal Plan
dealing with residential intensification
would apply to Residential, General
Commercial and Mixed Use zones.  The
most appropriate place for including this
is as a third subsection of the PlanÕs
ÒResidential UsesÓ section, the other two
subsections being ÒResidentialÓ and
ÒResidential ReserveÑComprehensive
Development AreaÓ.  The policy proposed
by the consultant is in Appendix C.

Area Concept Plan Policy

Several large, undeveloped areas are
prime sites for high-density housing.
Comprehensive planning is called for
before development proceeds, but under
the current Municipal Plan, the process is
lengthy.  It requires a comprehensive
development scheme, as defined in the
provincial Urban and Planning Act, and
an amendment to the Municipal Plan
before any development is undertaken.
Amendments to the Plan require
approval of the Province, and the entire
process can take five months or longer.

The consultant proposes a more
streamlined approach which will
accomplish the same objectives.  The
areas would be rezoned as ÒResidentialÓ,
instead of ÒResidential ReserveÓ, and the
Municipal Plan would stipulate that
concept plans must be submitted for
approval before development begins.  A
concept plan would take the place of a
comprehensive development scheme and
could be the same in all aspects, except the

plan would need approval only by the
municipality and not at the provincial
level.  A policy for concept plans
(AppendixÊD) is proposed as another
subsection under ÒResidential UsesÓ i n
the Municipal Plan.

Regulations

Mount PearlÕs Development Regulations
provide City Council with considerable,
discretionary latitude, through its
Regulation 57, to permit housing forms
that do not conform with established
zoning standards.  The existing standards
in Mount PearlÕs Use Zone Table were
found to be sufficient for the most part,
with few significant amendments
necessary to accommodate intensification
projects.  It was determined that a
satisfactory alternative to proceeding with
amendments would be to apply rezoning
and Regulation 57.

Regulation 57 can facilitate the approvals
process for residential intensification,
as Council can approve high
density development without requiring
amendments to the Development
Regulations.  It also gives Council
the means to encourage developers
to develop comprehensive designs that
are responsive to the CityÕs intention
that intensification be compatible
with and enhance the existing character of
the community.

In order to provide guidance in applying
Regulation 57, the consultant
recommended additions to the zone
tables, as presented in AppendixÊE.
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2.5 The Approval Process

Residents and businesses located in the
vicinity of a proposed intensification
project are likely to have particular
concerns and interest in such
developments.  The consultant advocates
that an effective system for providing
public information and receiving public
input will greatly enhance the approval
process for residential intensification
projects.  The process should allow for
their concerns, objections, support or
suggestions to contribute to developing
solutions to problems that are identified.
Some specific strategies appropriate to
Mount Pearl are mentioned in the report:

¥ Hold project review meetings with the
developer before official public
hearings are held

¥ City Council staff meet with
neighbourhood groups

¥ Draw attention to successful projects to
facilitate an understanding of
intensification concepts

¥ Enlist the support of local groups

¥ Enforce maintenance and upkeep
bylaws to promote a favourable public
image of high-density areas

¥ Make a visible commitment to
upgrading less desirable areas

Efforts should also be made to enlist the
support of developers in:

¥ Holding information sessions

¥ Producing an information brochure

¥ Assembling information on specific
parcels of land

¥ Giving public recognition for
attractive and innovative designs

The consultant considers it unlikely that
the formal process could be streamlined,
but proactive initiatives can preclude a
need for regulation or Municipal Plan
amendments.  Development Regulation
amendments normally take from six to
eight weeks; amendments to the
Municipal Plan require five months or
longer; by contrast, a development
application not requiring amendments
requires only one to five weeks for
processing.

A number of initiatives and procedural
changes were identified that City Council
and staff could employ to facilitate the
approval process:

¥ Adopt appropriate Plan designation
and zoning changes to accommodate
residential intensification proposed for
the 18 sites (should pre-empt any need
for Plan and Regulation amendments)

¥ Rezone large sites currently designated
as ÒResidential ReserveÓ to
ÒResidentialÓ and make development
conditional on approval of an Area
Concept Plan

¥ Employ discretionary authority given
under Regulation 57 more extensively

¥ Prepare a developerÕs handbook to
promote intensification opportunities
and advise developers of all
information and documentation
requirements for intensification
project applications

¥ Introduce a standardized form for
development applications (include i n
handbook)

¥ Encourage developers to discuss their
proposals informally with City officials
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in advance of finalizing their plans to
receive input and guidance

¥ Encourage developers to meet
informally with neighbourhood
residents to discuss proposals and
receive feedback that might impact on
the final design

¥ Provide immediate feedback to the
developer as soon as a negative
response is received, so that the
developer can begin to address the
problems or concerns immediately

2.6 Sources

An extensive bibliography in the project
report lists 65 references.  The majority
are intensification studies and reports
undertaken for other Canadian
municipalities.  Related materials from
Canada Mortgage and Housing
Corporation and some American sources
are also included.
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Since its incorporation in 1955, Mount
Pearl has been the fastest-growing
urban centre in the province, with a
population estimated at 26,000 in 1995.5
For census purposes, Mount Pearl is
included in St. JohnÕs Census
Metropolitan Area (CMA).

From 1986 to 1991, Mount PearlÕs growth
rate was significantly higher at
16.7Êpercent than for St.ÊJohnÕs CMA at
2.8Êpercent.  The same holds true for the
preceding five years, with Mount PearlÕs
population increasing 16 percent from
1981 to 1986, while St.ÊJohnÕs CMA
increased by only 6.5Êpercent.

A background report to the Mount Pearl
1988 Municipal Plan contained four
population projections.  The low
projection predicts a population increase
of 51Êpercent from 1991 to 2011; the high
projection estimates an increase of
85Êpercent over the same 20-year period.  

                                                
5 Population and other statistics presented in

this section are taken from Baird, pp.Ê6-13.

If average household size remained
constant at the 1991 figure of 3.3 persons,
and land availability was not a constraint,
Mount Pearl would require an additional
2,058 dwelling units within the first 10
years (to 2001) just to accommodate the
lower projected growth rate.  Existing
density patterns allow for only an
additional 1,800 units.

There are approximately 7,230 residential
units in Mount Pearl, with a potential for
an additional 1,800 units based on existing
density patterns.  Using a conservative
population growth estimate, Mount Pearl
requires at least an additional 2,058
dwelling units by 2001.  Within existing
neighbourhoods, a significant number of
sites have remained undeveloped.  This
is because these areas form part of large,
rear yards, are not easily accessible or are
not conducive to conventional single-
family residential development.  
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The study confirms that there is
considerable opportunity for residential
intensification in Mount Pearl, as
evidenced by the 18 potential sites
identified for intensification.  The report
identifies the key strategies for the City to
follow in implementing a residential
intensification program.  In addition to
addressing policies and regulations that
can assist the process, the consultant has
noted alternative courses of action that
can be taken in place of lengthy, formal
amendment procedures.  

The project team successfully identified
several actions that Mount Pearl can take
to ensure an increased mix of housing
forms that are compatible with existing
neighbourhoods and contribute to
keeping development, maintenance and
servicing costsÑand, in turn, housing
pricesÑaffordable.  

Since completion of the project, the
concept of residential intensification has
been the subject of discussion in a
number of public forums.  The policy and
regulatory recommendations have been
used as guidelines to assist developers
and Mount Pearl City Council i n
considering and evaluating residential
intensification proposals, and several
development proposals have been
approved on the basis of infill and
densification.  In addition, the residential
intensification policies were considered i n
a review of the CityÕs overall municipal
plan.

The results of this project will be of
interest to other municipalities interested
in exploring residential intensification
policies, standards and initiatives as a
means of providing various forms of
affordable housing in their communities.





APPENDICES



APPENDIX B: EXISTING MUNICIPAL PLAN GOALS
AND OBJECTIVES THAT SUPPORT RESIDENTIAL INTENSIFICATION

Affordability and Choice Today 12
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Site #2 Town Centre: Ruth Avenue (north side) west of Commonwealth Avenue

Type of Site: Commercial and residential area with existing road frontage.

OPTION        1    

Possible Housing Form: • Apartment buildings

Present Land Use Designation: General Commercial.

Suggested Change in Designation: To Residential

Present Zoning: Commercial-General (GC) \

Suggested Change in Zoning: To Apartment

OPTION        2    

Possible Housing Form: • Residential apartments built above commercial or office uses.

Present Land Use Designation: General Commercial.

Suggested Change in Designation: None

Present Zoning: Commercial-General (GC)

Suggested Change in Zoning: Remain as GC. Add "Apartment (over a permitted use)" as a
discretionary use in the GC zone.

This site is located on the northwest corner of the Commonwealth Avenue/Ruth Avenue intersection. It is
bounded by Commonwealth Avenue, Ruth Avenue, First Street, and the Waterford Valley Conservation
area. Glendale Avenue dissects the area and connects with Commonwealth Avenue north of the Ruth
Avenue intersection. The zoning is Commercial-General (GC). Existing uses include single detached houses
along with some businesses and medical clinics. Located near the site are the tennis and basketball courts
on First Street, the Waterford Valley Conservation area currently planned for trail development, and the
commercial area along Commonwealth Avenue.

The site is the only one in the vicinity that may offer good potential to be redeveloped for larger scale
apartment buildings. It is located near good road connections, excellent shopping, and diverse recreational
resources, which are important for such developments. The lots on he site appear to have the necessary
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depth to accommodate such buildings along with the required parking and amenity space. The buildings
would serve to shelter the single-family dwellings further west, separating them from the commercial
development and high volume of traffic along Commonwealth. They would provide a valuable market within
walking distance of the Commonwealth Avenue/Centennial Square retail area, helping to enhance the long-
term viability of the area as it is faced with growing competition from the Pearlgate development.

In terms of traffic flow, the Ruth/Commonwealth intersection is controlled by traffic lights. Less than 100
meters (333 feet) away, the Glendale/Commonwealth intersection has a stop sign on Glendale. During peak
traffic periods, it is difficult to make left turns from either road. Local residents have observed that many
drivers on Commonwealth use Glendale as a shortcut to Power’s Pond, heavily increasing the traffic on this
residential street. It apartment buildings are seen as desirable in the area, it might be feasible to close the
end of Glendale at Commonwealth and create a building with a court yard at the end of the street.

The suitability of mixing commercial development with larger scale, high density apartment buildings as
visualized for this site is questionable because of the congestion that would probably occur. There would be
concerns about the capacity of the road connections to handle both the increased residential traffic and
business-related traffic. Parking capacity to accommodate both could also be a concern. The only
commercial activities that might be acceptable are small-scale convenience stores oriented to serving
apartment building residents.

The Apartment zone is the only zone in the current Development Regulations that would allow larger
apartment buildings and exclude commercial development. This zone permits buildings of up to a maximum
six storeys and 24 metres. An assessment would be needed to determine whether buildings of this height
and dwelling density would be suitable to the site. If they are not, development would have to limited to a
lower height and density.

An alternative to developing this site exclusively for apartment buildings would be to retain the area within
the General Commercial zone and allow apartment units above ground floor commercial activities as
suggested for Site #1 above. The potential for this option would depend on market conditions for this type of
development versus the apartments only option.

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Mount Pearl Residential Intensification Study

Site #16 CBC transmitter site in the Parson’s Meadow area, Old Placentia Road

Type of Site: Large parcel of land being used for utility uses, with road frontage and planned future
access.

Possible Housing: • Duplex or semi-detached

• Triplex and quadplex houses

• Row houses

Present Land-Use Designation: Residential.

Suggested Change in Designation: Retain Residential. (Designate the site to require a Concept
Plan before development is to be permitted. Site would be
identified on Plan Map as an area requiring a Concept Plan).

Present Zoning: Residential Single Unit Detached - 1 (RS U-i).

Suggested Change in Zoning: To Residential High Density (RHD).

Site #16 is located in the southeastern corner of Mount Pearl bordering on Old Placentia Road. It is
approximately 9 hectares in size and presently is occupied by a Canadian Broadcasting Corporation
transmitting tower, which dominates the site. The site is level and physically well suited for development. The
main constraint for future development is the transmitting tower. The CBC is willing to relocate the tower but
has not been able to find a suitable replacement site.

The site has frontage along Old Placentia Road, where direct access for new streets would be possible.
Murley Drive is designed to be extended into the transmitter site. Currently it comes to a dead end at the
border of the site.

The site is already designated Residential in the Plan. The predominant housing form in the surrounding
area is single detached units. The current zoning of the site is RS U-i, which allows only low density single
dwellings and prohibits accessory apartments.  Gilham Crescent, a one-way street adjoining the east side of
the site, also has RSU-1 zoning. The remainder of the area has RMD zoning (Murley Drive and Gosse Place
to the west; Mortimore Drive to the east).

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Mount Pearl Residential Intensification Study

Given the low density character of areas adjoining the site, especially to the east, it might not be appropriate
that the entire site be developed for high density housing. To be compatible, it might be more appropriate
for locations close to existing housing to be developed with single detached housing that would allow
accessory apartments. This would provide a buffer from the further away areas in the centre of the site,
which could then allow higher density units such as duplexes and row houses.

Given the large size of the site it is suggested that an Area Concept Plan be required before any
development would be permitted. The suggested zoning is RHD for the entire area, which could
accommodate a mix of single detached units (that would allow accessory apartments), duplexes, and row
housing. While this zoning could meet with objections 4rom neighbouring residents, the requirement for a
Concept Plan of the area would help to ensure that development would be designed to as compatible as
possible.

The Concept Plan would consider the layout and appropriate housing mix over the entire site.  Access to the
site could be obtained from Murley Drive and Old Placentia Road. Access from Gilham Crescent would not
be necessary.

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Mount Pearl Residential Intensification Study

Site #17 Intersection of Old Placentia Road and Ruby Line near the Pearlgate shopping centre.

Type of Site: Parcel of undeveloped land with approximately 200 metres of street frontage on Old Placentia
Road.

OPTION 1

Possible Housing Forms: • Apartment buildings.

Present Land Use Designation: Residential

Suggested Change in Designation: None

Present Zoning: Residential Low Density

Suggested Change in Zoning: To Apartment

OPTION 2

Possible Housing Forms: • Residential apartments built above commercial or office uses.

Present Land Use Designation: Residential

Suggested Change in Designation: To General Commercial

Present Zoning: Residential Low Density

Suggested Change in Zoning: To General Commercial. Add "Apartment (over a permitted
use)" as a discretionary use in the GC zone.

Site #17 is located at the northwest corner of the four-way intersection of Old Placentia Road and Ruby Line.
It is opposite the site of the Pearlgate Shopping Centre, which is now being developed. The intersection is
planned for a major realignment to improve traffic flow and safety in the area as the Pearlgate development
comes on stream. Site #1 7’s boundaries correspond to the future shape of the site after this realignment
(as shown on the Mount Pearl zoning map) takes place. The site will be triangular with an area of
approximately 1.25 hectares.

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Mount Pearl Residential Intensification Study

Located opposite the Pearlgate shopping centre and adjacent to the new Pearlgate East residential area
being developed by the Newfoundland and Labrador Housing Corporation (NLHC)1 the site offers significant
potential.

NLHC has proposed to develop land on the other southeast corner of the intersection for apartment building
development. Site #17 has been proposed for development of office uses, which would require its
redesignation as a Commercial area and its rezoning from Residential Low Density (RLD) to Office Building
(OB).

The site also offers potential for one or two high density apartment buildings. With an area of approximately
1.25 hectares, the site conceivably could accommodate over a hundred apartment units under the minimum
density standard of the Apartment zone. An advantage of this option would be that it would help to buffer
the existing adjacent residential streets from the Pearlgate development and the traffic along Old Placentia
Road.

Another option could be a combined office and apartment building development. As proposed for some
other sites, this would entail offices on the ground floor and apartments on one or two floors above that. This
could be accommodated with a Plan designation and zoning for General Commercial.

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Mount Pearl Residential Intensification Study

Site #18 Town Square commercial area. Ruby Line

Type of Site: Neighbourhood commercial area

Possible Housing: • Residential apartments built above existing commercial uses.

Present Land-Use Designation: General Commercial.

Suggested Change in Designation: None.

Present Zoning: Commercial: General Commercial (GC).

Suggested Change in Zoning: Retain General Commercial. Add "Apartment (over a permitted 
use)" as a discretionary use in the GC zone.

The Town Square commercial area contains a two-storey building with a neighbourhood convenience store
and upper-floor commercial uses. There could be potential to add another floor to this building to
accommodate apartments above the existing commercial uses. Also the existing second floor could be
developed for apartments if it became underutilized as commercial space.

Baird Planning Associates • Beaton Sheppard Associates Ltd.
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Excerpts from the Mount Pearl Residential Intensification Study are presented following.
Please refer to footnote 1 in the body of this case study for information on obtaining a copy
of the report.

Community Structure

Goal To encourage the continued   integration      and     consolidation      o f
the       expanded         municipality    of Mount Pearl in order t o
develop a balanced and attractive community.

Housing

Goal To provide for    an       adequate       quality,       quantit     y,       and         mix       o f
housing      to       serve       the        needs        of       the        present        and       future
population   .

Objectives To provide for a      mixture      of      housing     types      and      prices       within
the        municipality   .

To encourage   infilling       and      consolidation      in       areas        w h e r e
municipal      investment       in       infrast    ructure        and       community
facilities      has      already     taken      place   .

To permit development in areas as natural extensions o r
contiguous to existing areas to      minimize      development     costs
and      to      take       advantage       of       excess      capacity      in       facilities        o r
services     in      existing      neighbourhoods  .

To permit development   in        areas         where       the       costs        o f
municipal      services      (both      capital       and         maintenance)      can       b e
min imized   .

Municipal Services

Goal To provide where possible a full range of      municipal     services
to        Mount      Pearl     in     the        most      economic     f     a sh ion   .

Objectives To allow only   limited     infill      development     in     residential      areas
which      are      not     served      by        main       water      and     sewage    until such
time as trunk services are available.

To promote development in those    areas       which      are      presently
serviced      by             municipa     l       water      and     sewage     systems  .
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Excerpts from the Mount Pearl Residential Intensification Study are presented following.
Please refer to footnote 1 in the body of this case study for information on obtaining a copy
of the report.

Subsection for Residential Uses Section

The City of Mount Pearl recognizes the value of residential intensification as
a means of improving the affordability and choice of housing available to its
residents.  Intensification is also a means to make more effective and efficient
use of existing municipal infrastructure and services and to help alleviate t h e
decreasing availability of land for new residential development.

Policies

1. Intent

It is the policy of this Plan to encourage appropriately designed
residential intensification projects in serviced areas of the Residential,
General Commercial, and Mixed Use designations.  Such deve lopment
will be permitted to the extent that it is suitable to the physical
conditions, municipal servicing capacity, and road capacity of the area
and is compatible with the existing neighbourhood character.

2. Types of Residential Intensification

Residential intensification includes but is not restricted to t h e
following: infill on vacant or underdeveloped lots; redevelopment o f
an area by replacing existing structures with new dwelling units;
permitting higher residential densities in existing and n e w
subdivisions; mixing of residential and commercial in appropriate
areas and within buildings; conversion within existing dwelling units
to create additional living space or additional self-contained dwelling
units; adaptive re-use by converting non-residential buildings to full o r
partial residential use; and sharing of dwelling units by unrelated
adults.

The housing forms for various types of intensification may include
single detached, semi-detached, duplex, triplex, quadplex, town or r o w
house, and apartment dwellings.  The housing forms may be built as
reduced-lot, cluster, zero lot line, or planned unit developments.
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3. Locations and Approvals of Intensification Projects

Residential intensification projects will be permitted in suitable
locations in the Residential, General Commercial, and Mixed Use
designations.

Approval of particular projects will be subject to their suitability and
compatibility within the existing neighbourhood.  Factors such as
traffic impacts, water and sewer capacity, and the proposed housing
form, character, and density in relation to the neighbourhood will b e
important considerations.  In granting approvals the City may consider
certain deviations from established zoning standards such as
minimum lot areas, frontages, setbacks, sideyards, and rearyards and
maximum lot coverage and building height.

Specific policies relating to residential intensification in the General
Commercial and Mixed Use designations are found under those
headings.

Subsection for General Commercial and Mixed Use Sections

As stated in the Residential Uses policy section of this Municipal Plan (See
Section 3.1) [of Mount PearlÕs Plan], it is a policy of this Plan to promote and
encourage residential intensification as a means of improving t h e
affordability and choice of housing available to residents of Mount Pearl.

Residential intensification in the form of apartment units above ground f loor
in commercial buildings and apartment buildings may be permitted i n
appropriate areas of the General Commercial (or ÒMixed UseÓ) designation.
Proposals will be considered that are judged to be suitable to the location and
compatible with the existing land uses.
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Excerpts from the Mount Pearl Residential Intensification Study are presented following.
Please refer to footnote 1 in the body of this case study for information on obtaining a copy
of the report.

Subsection for Residential Uses Section

1. General Intent

The Future Land Use Map identifies (x number of sites) under t h e
Mount Pearl Residential designation that present opportunities f or
comprehensive planning.  Preliminary development concepts h a v e
been prepared for housing development on some of these sites.  T h e
development of each of these sites will be subject to an Area Concept
Plan that has been approved by Council.

2. Contents of Concept Plans

An Area Concept Plan will address all the needs pertinent to t h e
development of the area, including:

¥ conformity to the goals, objectives, and policies of this Municipal 
Plan;

¥ a description of the subject lands;
¥ a conceptual land use scheme, outlining proposed uses of all the 

land and taking  into account CouncilÕs aim to promote orderly  
development, the economical use of  land and municipal services, 
and the provision of a range of housing types to meet  the needs of 
Mount Pearl residents;

¥ the proposed development standards to be observed;
¥ access to the site and road layout;
¥ municipal sewer servicing system, including water supply, sanitary 

and storm  sewer, and linkage to existing systems
¥ description of impacts on adjacent land uses and the natural 

environment of the  area;
¥ phasing scheme.

3. Conformity to Concept Plans

Once a Concept Plan has received the formal approval of Council, all
subsequent development proposals for the site must fully conform to its
provisions before being approved.
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Excerpts from the Mount Pearl Residential Intensification Study are presented following.
Please refer to footnote 1 in the body of this case study for information on obtaining a copy
of the report.

1. Infill Housing (In Residential Zones)

The following condition is proposed to be included in the Residential L o w
Density (RLD), Residential Medium Density (RMD), Residential High Density
(RHD), and Residential Infilling (RINF) zones:

Infill housing may be permitted in this use zone provided that:

(i) the lot for the proposed development has a width not exceeding 
100Êmetres  between two developed lots;

(ii) the infill housing structures conform to the scale, massing, 
setback, and style of  housing prevalent in the neighbourhood;

(iii) there is adequate light, privacy, and outdoor amenity space for 
both the infill  structures and adjacent residential uses;

(iv) the minimum lot areas per dwelling is a maximum of 25% 
below the minimum  lot area standard for the type of dwelling;

(v) the minimum frontage for single detached dwelling units is 12 
metres;

(vi) the available municipal services have adequate capacity to 
accommodate the  development.

2. Conversion of Dwellings (In Residential Zones)

The following condition is proposed to be included in the Residential M e d i u m
Density (RMD), Residential High Density (RHD), and Residential Infilling
(RINF) zones:

The conversion of existing dwelling to create one or more additional
dwelling units may take place in this use zone provided that:

(i) exterior alterations to the building are in keeping with the 
character of the  neighbourhood;

(ii) interior alterations conform to the minimum floor area 
standards of this zone  and to the Mount Pearl Building 
Regulations;

(iii) Sufficient parking area is provided on the lot to accommodate 
the parking  requirements of all dwelling units.
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3. Apartment Buildings in Commercial General and Mixed Development
Zones

The following condition is proposed to be included in the Commercial
General and Mixed Development Zones:

Apartment buildings (i.e. comprised of apartment units only)
developed in this zone will be subject to the standards and conditions
defined for apartment buildings in the Residential High Density zone.

4. Apartment Buildings in Commercial Buildings in Commercial
General and Mixed Development Zones

The following condition is proposed to be included in the Commercial
General and Mixed Development Zones:

The development of apartments above the ground floor may b e
permitted in commercial and office buildings provided that:

(i) there is adequate provision of amenity space on the lot for the 
needs of the  residents of the building, as specified by Council;

(ii) there is adequate provision of parking spaces for residents 
exclusive from those  required for the commercial functions of 
the building, as specified by Council;

(iii) apartments conform to the minimum floor area standards for 
apartments in the Residential High Density zone;

(iv) new developments and building alterations are in keeping with 
the character  of the neighbourhood and conform to the Mount 
Pearl Building Regulations.


