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Executive Summary
OVERVIEW
9L[YVÄ[[PUN�[OL�Z\I\YIZ�PU[V�WSHJLZ�[OH[�HYL�TVYL�Z\Z[HPUHISL��HJJLZZPISL��HUK�SP]HISL�PZ�JVUZPKLYLK�I`�THU`�[V�IL�
the biggest challenge of the next century (Dunham Jones, 2011). New books are continually adding methods and 

case studies to a growing body of literature focused on tackling this massive task. The result of these projects are 

urbanized town centres with places to live, work and play, better transit, and more resilient local economies (Dunham 

Jones, 2011).

;OL�VIQLJ[P]L�VM�[OPZ�YLWVY[�PZ�[V�HUHS`aL�[OL�YLKL]LSVWTLU[��VY�YL[YVÄ[�WV[LU[PHS�VM�[OYLL�Z[\K`�HYLHZ�PU�2PUNZ[VU��
Ontario: the Riocan Centre, the Frontenac Mall, and the Kingston Centre. All three areas are along major arterial 

roads in Kingston and present qualities such as struggling retail, massive parking lots, or vacant land, which make 

[OLT�WVZZPISL�JHUKPKH[LZ�MVY�YL[YVÄ[�WYVQLJ[Z�

METHOD
By using Geographic Information Systems (GIS), this research is able to take fairly simple physical analysis and apply 

it easily to many (in this case three) large areas. The value of this tool is it’s potential for widespread application as a 

way to identify potential areas for redevelopment priority. This analysis tests the physical factors in each study area 

[OH[�JVU[YPI\[L�[V��VY�YLK\JL��[OL�WVZZPIPSP[`�VM�H�YL[YVÄ[�WYVQLJ[��

This study examines “urban tissues” to make judgments about each study area. Urban tissue refers to the pattern 

of streets and buildings in an area. Different patterns, or tissues, can dramatically change how an area feels to the 

person within it. For instance, a suburban neighbourhood has winding streets and spread-out houses, while a 

downtown in a city generally has straight streets and closely-spaced tall buildings. These differences have impacts 

VU�[OL�SPRLSPOVVK�VM�HU`�HYLH�[V�L_WLYPLUJL�JOHUNL��;OL�SPRLSPOVVK�VM�JOHUNL�PZ�ILPUN�TLHZ\YLK�HZ�YL[YVÄ[�WV[LU[PHS��

Riocan Centre Study Area Frontenac Mall Study Area Kingston Centre Study Area

Figure 1: The Study Areas
The images above are of the large commercial properties at the centre of the three study areas. There are similar aspects of 
LHJO�VM�[OLZL�Z[\K`�HYLHZ��Z\JO�HZ�L_WHUZP]L�Z\YMHJL�WHYRPUN�SV[Z��[OH[�THRL�[OLT�WV[LU[PHS�[HYNL[Z�MVY�YL[YVÄ[��;OL�W\YWVZL�VM�
this study is to identify which study area has the most potential.
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Riocan Centre Study Area

9LJVTTLUKH[PVU��!�0KLU[PM`�[OL�9PVJHU�*LU[YL�:[\K`�(YLH�HZ�H�WYPVYP[`�HYLH�MVY�H�SHYNL�ZJHSL�YL[YVÄ[�WYVQLJ[�
;OPZ�Z[\K`�HYLH�ZJVYLK�OPNOLZ[�VU�[OL�:JHSL�VM�9L[YVÄ[�:JVYL��;OPZ�PZ�H�YLZ\S[�VM�H�JVTIPUH[PVU�VM�MHJ[VYZ�PUJS\KPUN�
that it had the most Campus tissue (very likely to change) of all three study areas, the least Static tissue (not likely to 

JOHUNL��HZ�^LSS�HZ�OH]PUN�SHYNL�SV[Z�^P[O�SV^�SV[�JV]LYHNL��;OPZ�THRLZ�P[�[OL�ILZ[�JHUKPKH[L�MVY�H�SHYNL�ZJHSL�YL[YVÄ[�
WYVQLJ[�HJJVYKPUN�[V�[OPZ�TLHZ\YL��0[�PZ�[OLYLMVYL�YLJVTTLUKLK�[OH[�[OPZ�HYLH�IL�PKLU[PÄLK�HZ�H�WYPVYP[`�HYLH�MVY�M\[\YL�
redevelopment. This may be achieved when creating policies guiding areas for future development in the City of 

Kingston. Table 1 on the following page gives an explanation of the individual results for the Riocan Centre Study 

Area.

;OPZ� Z[\K`� PKLU[PÄLZ� [OYLL�KPMMLYLU[� [`WLZ�VM� \YIHU� [PZZ\L� MVY� HUHS`ZPZ!�*HTW\Z� [PZZ\L�� ,SHZ[PJ� [PZZ\L�� HUK�:[H[PJ�
tissue. Campus tissue is found where a single large property is owned by a single organization. Typical examples 

VM�*HTW\Z�[PZZ\L�PUJS\KL�<UP]LYZP[`�JHTW\ZLZ��IPN�IV_�YL[HPS�V\[SL[Z��HUK�PUK\Z[YPHS� SHUKZ��,SHZ[PJ�[PZZ\L�PZ�THKL�
up of smaller properties with single buildings, usually along an arterial road. Strip malls and commercial streets are 

L_HTWSLZ�VM�,SHZ[PJ�[PZZ\L��:[H[PJ�[PZZ\L�PZ�H�JVSSLJ[PVU�VM�ZTHSS�WYVWLY[PLZ�^P[O�ZTHSS�I\PSKPUNZ��[`WPJHS�VM�H�YLZPKLU[PHS�
neighbourhood. Static tissue, elastic tissue, and campus tissue have increasing potential for change in the same 

VYKLY��7V[LU[PHS�MVY�SHYNL�ZJHSL�YL[YVÄ[�WYVQLJ[Z��VY�JOHUNL��PZ�TLHZ\YLK�I`�JVTWHYPUN�[OLZL�[OYLL�KPMMLYLU[�[`WLZ�VM�
urban tissues within each study area. Using theories from Scheer (2002), this will determine which study area may 

IL�TVYL�LHZ`�[V�YL[YVÄ[�VU�H�SHYNL�ZJHSL�

:[YLUN[OZ�HUK�^LHRULZZLZ��JVUULJ[P]P[ �̀�HJJLZZPIPSP[ �̀�KLUZP[ �̀�KP]LYZP[ �̀�HUK�WHYRPUN��MVY�ZTHSSLY�ZJHSL�YL[YVÄ[Z�HYL�
HUHS`aLK�\ZPUN�HKHW[LK�TL[OVKZ�MYVT�,TPS`�;HSLU� ��������)`�\ZPUN�H�Z[HUKHYK�ZPaLK�JPYJSL� MVY�LHJO�Z[\K`�HYLH��
the quantitative results can be directed compared to one another. After analyzing each study area on a variety of 

characteristics, recommendations are made for prioritizing improvements to these areas.

RECOMMENDATIONS
;OL�HUHS`ZPZ�YL]LHSZ�[OH[�^OPSL�HSS�[OYLL�Z[\K`�HYLHZ�WYLZLU[�ZVTL�VWWVY[\UP[PLZ�MVY�SHYNL�ZJHSL�YL[YVÄ[��[OL�9PVJHU�
Centre Study Area has the most potential. Recommendations for each study area are described below. These 

recommendations target the features in each study area that are considered to be the best opportunities, or the 

features that are most direly needed. Tables 1 through 3 describe the results for each study area in more detail.
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Frontenac Mall Study Area

9LJVTTLUKH[PVU��!�0TWYV]L�JVUULJ[P]P[`�I`�HKKPUN�UL^�Z[YLL[Z�HUK�PU[LYZLJ[PVUZ�
Connectivity was low in this study area. This is likely a result of nature of a suburban road network. As a smaller 

scale intervention, connectivity should be improved to better accommodate nearby neighbourhoods and to improve 

internal movement. Suggestions for these improvements include adding connections between the mall property, 

Bath Road, and the neighbourhoods to the north and south-east.

Recommendation 2: Increase residential and employment density and diversity by adding new buildings on 

\UKLY\[PSPaLK�WHYRPUN�
+LUZP[`�HUK�KP]LYZP[`�^LYL�JVUZPKLYLK�SV^�^OLU�JVTWHYPUN�[OLZL�]HS\LZ�HNHPUZ[�[HYNL[Z�MVY�PU[LUZPÄJH[PVU�JVYYPKVYZ�
in the Places to Grow Act. With a large amount of parking in this study area, there is opportunity to increase density 

HUK�KP]LYZP[`�I`�\ZPUN�ZVTL�VM�[OPZ�WHYRPUN�MVY�PUÄSS�KL]LSVWTLU[��;HISL���KL[HPSZ�[OL�PUKP]PK\HS�YLZ\S[Z�VM�[OPZ�Z[\K`�
area.

9LJVTTLUKH[PVU��!�*VUZPKLY�[OPZ�HYLH�MVY�H�SHYNL�ZJHSL�YL[YVÄ[�KL]LSVWTLU[�ZP[L�
;OPZ�HYLH�ZJVYLK�MHPYS`�OPNO�VU�[OL�:JHSL�VM�9L[YVÄ[�:JVYL�K\L�[V�[OL�WYLZLUJL�VM�*HTW\Z�HUK�,SHZ[PJ�[PZZ\LZ��;OL�
large Frontenac Mall property is a major source of this redevelopment potential. It is therefore recommended that 

this study area be considered for priority when considering areas for future growth within the City.

:JHSL�VM�9L[YVÄ[�:JVYL��V\[�VM�
10): ����

�� /PNOLZ[�ZJVYPUN�MVY�SHYNL�ZJHSL�YL[YVÄ[
�� Due to large lots with little coverage, typical of large-format retail developments

Street Centreline Length: 7840 
metres

�� Lowest street centreline length
�� Due to suburban arterial road system and super-block structure

Intersections per hectare: ��� �� Lowest intersection density

Accessibility: � � residential 
parcels

�� Fewest residential parcels
�� Largely commercial and light industrial uses

Diversity: ���� �� Lowest diversity score
�� Residential units mostly single-family and duplexes, with a few apartment buildings

Density: 33 people and jobs per 
hectare

�� Lowest density score
�� Mostly large-format retail which have low employment densities
�� Very few residents

Parking: 34% �� Most abundant parking of all three study areas
�� :PNUPÄJHU[�PUÄSS�VWWVY[\UP[`

Table 1: Riocan Centre Study Area results
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Kingston Centre Study Area

9LJVTTLUKH[PVU��!�*VUZPKLY�[OL�JLU[YHS�WHY[�VM�[OPZ�HYLH�MVY�H�ZTHSS�ZJHSL�YL[YVÄ[�WYVQLJ[�
>OPSL� [OPZ� Z[\K`�HYLH�ZJVYLK� SV^LZ[�VU�:JHSL�VM�9L[YVÄ[�:JVYL�� [OL�Z[YLUN[OZ�HUK�^LHRULZZLZ�Z\YYV\UKPUN� [OL�
JLU[YHS�WYVWLY[PLZ�Z\NNLZ[�[OH[�P[�OHZ�[OL�WV[LU[PHS�MVY�H�ZTHSSLY�ZJHSL�YL[YVÄ[�MVJ\ZPUN�VU�PTWYV]PUN�JVUULJ[PVUZ�[V�
surrounding areas and increasing density to improve its functionality as a focal point and transit hub in Kingston. It is 

therefore recommended that this study area be a priority for future development near the core of the City.

 

2PUNZ[VU�*LU[YL�:[\K`�(YLH�9LJVTTLUKH[PVU��!�*YLH[L�\YIHU�ISVJRZ�[V�PUJYLHZL�JVUULJ[P]P[ �̀
;OPZ�HYLH�ZJVYLK�^LSS�VU�JVUULJ[P]P[ �̀�I\[�[OLYL�HYL�HYLHZ�^OLYL�PTWYV]LK�JVUULJ[P]P[`�JV\SK�IL�ILULÄJPHS��(KKPUN�
new roads through the central area will improve access for people, cars and transit. The current entrances restrict 

HJJLZZ�[V�[OL�Z[\K`�HYLH�[V�[OL�KL[YPTLU[�VM�JVUULJ[P]P[ �̀�5L^�Z[YLL[Z�ZOV\SK�ÄYZ[�IL�JYLH[LK�[V�JVUULJ[�Z\YYV\UKPUN�
neighbourhood streets directly to the area.

Kingston Centre Study Area Recommendation 3: Increase density by adding new buildings for residential and 

LTWSV`TLU[�\ZLZ� 
While this area scored highest of the three on density, it is still considered low density for its function as both a focal 

point in Kingston and a transit hub. Increasing density would support transit and commercial operations in the area. 

5L^�I\PSKPUNZ�ZOV\SK�MYHTL�Z[YLL[Z��NP]PUN�ZWH[PHS�KLÄUP[PVU�HUK�PTWYV]PUN�[OL�WLKLZ[YPHU�LU]PYVUTLU[�PU�[OL�HYLH�

Table 2: Frontenac Mall Study Area results

:JHSL�VM�9L[YVÄ[�:JVYL��V\[�VM�
10): ��� 

�� 4PKKSL�ZJVYPUN�MVY�SHYNL�ZJHSL�YL[YVÄ[

Street Centreline Length: � ���
metres

�� Middle street centreline length
�� Suburban arterial road system

Intersections per hectare: ���� �� Middle range intersection density

Accessibility: ��� residential 
parcels

�� Most residential parcels
�� :PNUPÄJHU[�YLZPKLU[PHS�ULPNOIV\YOVVK

Diversity: ����� �� Middle diversity score
�� Single family, multi-units, and apartment buildings

Density: 37 people and jobs per 
hectare

�� Lowest density score
�� Mostly large-format retail, which have low employment densities

Parking: 13% �� Smallest proportion of parking space
�� 3HYNL�WHYRPUN�SV[�H[�[OL�-YVU[LUHJ�4HSS�WYV]PKLZ�PUÄSS�VWWVY[\UP[`
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CONCLUSIONS, LIMITATIONS, AND FUTURE WORK
The value of this study is to expand the understanding of the type of urban form that holds the greatest potential 

for redevelopment. This study uses urban design principles to make judgments about the appropriateness of 

YLKL]LSVWTLU[� PU� [OYLL�Z[\K`�HYLHZ��(Z�Z\JO�� P[�KVLZ�UV[�WYLZ\TL�[V�LZ[PTH[L�[OL�ÄUHUJPHS� MLHZPIPSP[`�VY�WVSP[PJHS�
importance of these developments. Future work could expand this tool to be applicable on a city-wide scale. This 

could be employed to identify sites for redevelopment consideration with a possible implication for development 

WVSPJ �̀� ;OL� ÅH^� PU� [OPZ� [VVS� PZ� [OH[� P[� SLH]LZ� V\[� V[OLY� PTWVY[HU[� MHJ[VYZ� PU� [OL� YLKL]LSVWTLU[� WYVJLZZ� Z\JO� HZ�
JVUZPKLYH[PVU� [OL� HNL�VM� I\PSKPUNZ�� WLYMVYTPUN� ÄUHUJPHS� MLHZPIPSP[`� Z[\KPLZ�� HUK�L_HTPUPUN� LU]PYVUTLU[HS� MHJ[VYZ��
;OLYLMVYL�HZ�H�M\[\YL�Z[LW�PU�[OL�PKLU[PÄJH[PVU�VM�WVZZPISL�YLKL]LSVWTLU[�ZP[LZ��TL[OVKZ�[V�HUHS`aL�[OLZL�TPZZPUN�
pieces should be explored. 

-PN\YL��!�:JHSL�VM�9L[YVÄ[�:JVYL�(UHS`ZPZ
;OLZL�PTHNLZ�ZOV^�[OL�KPMMLYLU[�[`WLZ�VM�\YIHU�[PZZ\LZ�PU�LHJO�Z[\K`�HYLH��*HTW\Z�[PZZ\L�PZ�YLWYLZLU[LK�I`�VYHUNL��,SHZ[PJ�
tissue by purple, and Static tissue by green. Simply by comparing the images it is obvious that there are different amounts of 
LHJO�[`WL�VM�\YIHU�[PZZ\L�PU�LHJO�Z[\K`�HYLH��;OL�9PVJHU�*LU[YL�:[\K`�(YLH�OHZ�H�SV[�VM�*HTW\Z�[PZZ\L��VYHUNL���,SHZ[PJ�[PZZ\L��
and very little Static tissue. When calculated into a score, these aspects give the Riocan Centre Study Area a high score. This 
is in contrast to the other two study areas, which both have much larger proportions of Static tissue which, among a few other 
MHJ[VYZ��IYPUN�[OLPY�:JHSL�VM�9L[YVÄ[�:JVYLZ�KV^U�

Riocan Centre Study Area Frontenac Mall Study Area Kingston Centre Study Area

Table 3: Kingston Centre Study Area results

:JHSL�VM�9L[YVÄ[�:JVYL��V\[�VM�
10): ����

�� 3V^LZ[�ZJVYPUN�MVY�SHYNL�ZJHSL�YL[YVÄ[
�� +\L�[V�SHYNL�WYVWVY[PVU�VM�MYHNTLU[LK�SHUK��HUK�ZTHSS�HTV\U[Z�VM�,SHZ[PJ�;PZZ\L

Street Centreline Length: ������
metres

�� Highest street centreline length
�� Three major arterial roads
�� Many local neighbourhood streets, some existing grid street network

Intersections per hectare: ���� �� Highest intersection density
�� Intersections lacking on arterial roads preventing good connectivity to commercial 

centre

Accessibility: ��� residential 
parcels

�� Three mixed-housing neighbourhoods within study area

Diversity: ����� �� Highest diversity score
�� Many single family homes, duplexes, multi-unit buildings, and larger apartment 

buildings

Density: �� people and jobs per 
hectare

�� Highest density score
�� 4P_�VM�VMÄJL�HUK�KPMMLYLU[�YL[HPS�[`WLZ
�� Residents from large neighbourhoods

Parking: 22% �� :PNUPÄJHU[�PUÄSS�VWWVY[\UP[`�THPUS`�VU�JLU[YHS�WYVWLY[`


