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The purpose of this guide is to highlight 7 key takeaways from 

the Avenues and Mid-Rise Buildings Study (“the Study”). This 

tip sheet is intended for general purposes only and does not 

constitute professional advice. No user should act on the basis 

of any material contained in this tip sheet without obtaining 

proper professional advice specific to their situation.
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Right-
of-
Ways 
and 
Building 
Height

1
The right-of-way (ROW) 
of a street refers to 
the distance between 
property lines on one 
side of the street to 
the opposite side. The 
permitted height of mid-
rise buildings on Avenues 
is equal to the ROW of 
the street. ROWs fall into 
one of seven widths: 
20, 23, 27, 30, 33, 36, 
and 45 metres with 20, 
27, 30, and 36 metres 
being the most common. 
Streets with a 45-metre 
ROW follow the same 
guidelines as those set 
out for 36-metre ROW 
streets. 

It is important to know 
a street’s planned 
ROW width as well as 
its existing ROW width. 
If the planned ROW is 
greater than the existing 
ROW, then additional 
road widening will be 
required. This will affect 
the location of the site’s 
front property line and 
required front setbacks. 
Permitted building height 
is based on planned 
ROW.



A site’s planned ROW 
can be determined by 
referring to this map. A 
site’s existing ROW can 
be determined by using 
the Measure tool on 
map.toronto.ca. Start by 
clicking “Measure” from 
the left-hand menu, then 
select the second icon 
for measuring distance. 
Zoom into the subject 
site and measure the 
distance between the 
pink property lines (as 
shown in the screen shot 
to the right).

To determine how many 
storeys a building can 
have, we would usually 
account for a minimum of 
4.5 metres floor-to-floor 
height on the ground 
floor and 3 metres in the 
floors above. Depending 
on the ROW, this will allow 
for mid-rise buildings 
somewhere between 6 
and 11 storeys in height.

Screen shot of Measure tool from map.toronto.ca

https://www.toronto.ca/wp-content/uploads/2017/11/984d-cp-official-plan-Map-03_OP_ROW_AODA.pdf
map.toronto.ca


Source: Page 78 of Study

Source: Page 78 of Study

  For more information on right-of-ways and building heights, see Performance Standard 1 starting on 
page 38 of the Avenues and Mid-Rise Buildings Study. 



2 Street 
Walls

The Study defines 
street walls as “the 
portion of a building’s 
façade comprised 
of the building base.” 
Street walls of mid-rise 
buildings on Avenues 
are to be a minimum 
of 10.5 metres (or 
3 storeys) and a 
maximum of 80% of 
the permitted building 
height (based on 
planned ROW width). 

 For more information on street walls, 
see Performance Standard 4C starting 
on page 50 of the Avenues and Mid-Rise 
Buildings Study. 

Source: Page 43 of Study



Mid-rise buildings are allowed 
to have no setbacks from the 
side property lines at their first 6 
levels. The Study recommends 
that buildings with more than 6 
storeys have side step-backs 
of 5.5 metres for the top 20% 
of the building - such side 
step-backs are intended to 
increase sky views and sunlight 
to the sidewalks below. But in 
practice, these stepbacks are 
generally not required.

Source: Page 74 of Study

Source: Page 74 of Study

For more information on side property lines, see Performance Standard 8 
starting on page 70 of the Avenues and Mid-Rise Buildings Study. 

3Side Property 
Lines and 
Side Step-Backs



4Sidewalk
Width 
          

Widened sidewalks are an appealing addition to the public realm. That’s why the 
Study outlines the need for new mid-rise buildings on Avenues to be set back from 
the front property lines if the existing sidewalk is not wide enough. Right-of-ways of 
20 to 30 metres should have a minimum sidewalk width of 4.8 metres, while right-
of-ways greater than 30 metres should have a minimum sidewalk width of 6 metres. 
More information on “Front Setbacks” is below. 

Source: Page 67 of Study

Side Property 
Lines and 
Side Step-Backs



You can determine a site’s current sidewalk width by using the 
Measure tool and Aerial View function on map.toronto.ca. The 
process is the same as explained in the right-of-way section, but 
you will also need to select the “Aerial View” function from the top 
right corner to see the current sidewalk.

For more information on sidewalk widths, see Performance Standard 7 starting on page 66 of the Avenues and Mid-Rise Buildings 
Study. 

https://map.toronto.ca/maps/map.jsp%3Fapp%3DTorontoMaps_v2


Screen shot of Measure tool from map.toronto.ca

5 Angular 
Planes
          

Angular plane provisions are what inform the required 
front and rear step-backs of a mid-rise building. Angular 
planes are imaginary 45-degree angles that serve as a 
“cut-off” for how deep upper floors of a building can be. 
These 45-degree angles will start off at different points 
depending on a few variables, including the dimensions of 
the lot, whether calculating rear or front step-backs, as well 
as adjacent properties – but more on this below. 



6
Front 
Step-
Backs

Source: Page 47 of Study

   For more information, see Performance Standard 4A and 4B starting on page 46 of the 
Avenues and Mid-Rise Buildings Study. 

Nearly all mid-rise 
buildings on Avenues will 
require front step-backs 
on some floors. Front 
step-backs are when 
the depth of some upper 
floors are reduced and 
appear pulled back from 
the rest of the building 
when viewed from the 
front. This allows for more 
sunlight and sky views 
from sidewalks and 
streets below. 

Front step-backs are 
determined by applying 
a 45-degree angular 
plane from the front 
property line up 80% of 
the building’s permitted 
height. 

For help calculating exact 
front step-backs for your 
property, refer to our 
Calculator Tool.



Front 
Step-
Backs

Rear Step-Backs7
Similar to front step-backs, most mid-rise buildings on Avenues will require rear 
step-backs. They follow the same principles as front step-backs but affect the rear 
of the property and are calculated in a slightly different way. 

Rear step-backs are determined by applying a 45-degree angular plane 7.5 
metres from the rear property line towards the building and either up 7.5 metres for 
deep lots or up 10.5 metres for shallow lots. 

20 m
23 m
27 m
30 m
33 m
36 m
45 m

32.6 m
36.2 m
41.0 m
44.6 m
48.2 m
51.8 m
51.8 m

Right-of-way 
Width

Definition of Deep 
Lot is greater than

For help calculating exact rear step-backs for a property, refer to our Calculator Tool.



Source: Page 55 of Study

  For more information, see Performance Standard 5 starting on page 52 of the Avenues and Mid-Rise Buildings Study.

Source: Page 53 of Study




