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1 INTRODUCTION
1.1

Study Background and Context

Large lot sizes, generous building setbacks and large separation distances between houses as well
as mature landscaping are just some of the common characteristics observed in the established
residential neighbourhoods of the City of Pickering (the City). These neighbourhoods tend to
have homes that are modest in size with large front, side and rear yards as compared to the new
homes being built. Although these new homes may “check all the boxes” of the Ontario Building
Code and City’s Zoning By-laws, they may not necessarily be reflective of the character of the
neighbourhoods that they are in.
The Provincial Policy Statement and the Growth Plan for the Greater Golden Horseshoe
emphasizes the efficient use of land and infrastructure to support the long-term prosperity,
environmental health and social well-being of communities. Provincial policy, increasing land
costs in the Greater Golden Horseshoe area and a trend towards increased house sizes has
contributed to the creation of progressively smaller lots with large homes in older, established
residential neighbourhoods.
New construction of infill and replacement housing in Pickering’s established residential
neighbourhoods has sometimes been the result of a consent process and/or minor variance
process. However, not all of the new construction in established residential neighbourhoods has
been the result of a planning process.
Municipalities have a variety of planning tools at their disposal to address the matter of
respecting community character when infill and intensification occurs. These include:
• Official Plan policies;
• Zoning By-laws;
• Development and design guidelines; and
• Site plan control.
There is an important balance to strike between encouraging and promoting re-investment
through new development or redevelopment and maintaining and enhancing a neighbourhood’s
character.
Faced with the challenge of increasing development pressure in established residential
neighbourhoods, the City of Pickering is undertaking this study to explore options for addressing
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neighbourhood character within established residential neighbourhoods and ensuring that it is
properly considered through the development and building approval processes.
1.2

Study Purpose and Objectives

On September 13, 2017 City of Pickering Council authorized staff to retain consultants to
complete a planning and design study to address infill and replacement housing in established
residential neighbourhoods (Report PLN 15-17). This direction followed a public engagement
process facilitated by City staff in May 2017 resulting from concerns expressed by local residents
that new homes being built in their neighbourhoods were not compatible with the existing
character of their neighbourhoods (November 21, 2016 Resolution #236/16).
The purpose of this study is to develop options, including making a recommendation(s) for an
appropriate policy framework, regulations and/or tools that may be implemented so that the City
has a sensitive way to manage new construction in established residential neighbourhoods.
The key objectives of this study are:
1. To identify the City’s established neighbourhoods, or parts thereof, within the South
Pickering Urban Area that may be susceptible to pressure for the development of infill
and replacement housing;
2. To identify and evaluate the unique qualities and characteristics of the City’s established
neighbourhoods, or parts thereof, and the key issues regarding infill and replacement
housing that are of concern to residents;
3. To identify and/or develop tools the City can use, including Design Guidelines, that will
allow neighbourhoods, or parts thereof, to evolve while respecting the character of the
area; and
4. To provide an opportunity for full and meaningful engagement and consultation with
residents, agencies and the development industry through the study process.
The Existing Conditions and Preliminary Observations Report is Phase 1 of the study and
addresses the key objectives outlined in points 1, 2 and 4 above.
1.3

What is Infill and Replacement Housing?

For the purpose of this study, the following definitions of infill and replacement housing are used:
Infill means the development of 2 or more ground-oriented housing forms such as
single detached, semi-detached and townhouse dwellings through a consolidation of
lots or the severance of a larger lot. Within the context of this report, infill does not
include the development of stacked townhomes, stacked back-to-back townhomes,
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apartment buildings, or other forms of multi-unit housing resulting in a higher level
of density. However, such proposals may be appropriate and would be evaluated on
a site-specific basis. Infill can occur through draft plan of subdivision/condominium,
site plan and/or land division.
Replacement housing involves a smaller dwelling being substantially altered or
demolished and replaced with a new larger dwelling through the building permit
application process and possibly the minor variance process.
Pickering’s established residential neighbourhoods are experiencing many changes in the form
of both infill and replacement housing, which in some cases is impacting the character of these
established neighbourhoods.
1.4

Neighbourhood Character

In studying and conveying “What is Neighbourhood Character?”, it is first important to be able
to describe how features of an area come together to give that area its own particular “character”
or “sense of place”. Neighbourhood character is not uniform from neighbourhood to
neighbourhood, and each neighbourhood has its own unique identifying characteristics that
distinguish it from others. The identification and understanding of how these characteristics
contribute to neighbourhood character is a key part of this study.
Neighbourhood Character can be defined as the combination of public and private realm
elements that contribute to the physical identity and feel of a neighbourhood. The public realm
of a neighbourhood includes elements such as streets, sidewalks and street trees. The private
realm of a neighbourhood includes elements such as houses and other structures, driveways,
walkways, landscaping and other vegetation on private property. Simply parsing out the
individual elements misses out on the relationships between these features and characteristics.
In addition, each individual has their own subjective
perception of the character of a neighbourhood.
This study attempts to define neighbourhood
character based on a combination of physical features
and characteristics in order to maintain objectivity.
This method of describing neighbourhood character
will enable us to determine the appropriate tools that
can be used to manage and realize new construction
that is compatible with the existing residential
page
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neighbourhood. This study has categorized the key elements of neighbourhood character into
three themes: Built Form, Streetscape and Neighbourhood Composition. The following table
identifies the key elements of neighbourhood character discussed in this study, categorized by
theme.
Built Form:
examines the elements of building type and architectural form that contribute to the massing,
scale and appearance of buildings. “Massing and scale” refers to the size and bulk of a building.
Housing Type and Architectural Style:
Looks at the type of dwelling (whether a
single detached, semi-detached or
townhouse dwelling), as well as age and style
of construction.

Building Height:
Looks at the height of the dwelling,
measured in storeys and metres to the roof.

Roof Pitch:
Looks at the various styles of roofs that affect
the massing of dwellings.

Height of Front Entrance:
Looks at the height of the front door of a
dwelling, relative to the grade of the
property.
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Lot Coverage:
Looks at the proportion of the lot that is
covered by a building (building “footprint”).

Note: this element will be addressed in Phase 2 of this
Study

Building Length and Width:
Looks at the length (front to back) and width
(side to side) of dwellings.

Note: this element will be addressed in Phase 2 of this
Study

Streetscape:
examines the relationship of the buildings to the street and other buildings, as well as other
defining landscape characteristics of properties (private-realm).
Lot Frontage:
Looks at the width of a lot, measured at the
street line.

Separation Distance Between Dwellings:
Looks at the physical separation distance
between dwellings, measured from one wall
of a dwelling to the nearest wall of the
neighbouring dwelling.
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Front Yard Setback:
Looks at the distance between the front wall
of a dwelling and the street line.

Front Yard:
Looks at the elements within the front yard
that contribute to neighbourhood character,
such as landscaped open area and driveways.

Driveway Width:
Looks at the width and configuration of
driveways.

Garage Placement:
Looks at the location of garage (or carports).
These can be located either within the mass
of a dwelling (integral), in front of the
dwelling, or in separate accessory structures
in the rear yard.
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Neighbourhood Composition:
examines those elements in the public realm that contribute to neighbourhood character on a
broader scale.
Street Cross Section:
Looks at the various elements of a street that contribute to neighbourhood character, including
sidewalks, pavement width, on-street parking, street trees, drainage ditches, and other
elements.

Street Trees:
Looks at the pattern and spacing of trees lining
streets within the public realm. Established
neighbourhoods typically have a more mature
tree canopy than newer neighbourhoods.

Unique Features:
Looks at the unique, natural elements that
contribute to neighbourhood character,
such as Lake Ontario, valleys, stream
corridors, and varied topography.

Throughout this report, the character of the City of Pickering’s established residential
neighbourhoods will be examined using these elements.

page

9

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

March 2019

2 POLICY AND REGULATORY CONTEXT
The current Provincial, Regional and City policy framework promotes intensification and provides
a strong mandate to accommodate population growth through the efficient use of existing
serviced urban lands. This section of the report provides an understanding of how these policies
apply in the context of this study.
2.1

Legislative Authority

Municipalities are required to plan for population growth in a coordinated and efficient manner,
particular in areas of the province where rapid growth is occurring, such as within the Greater
Golden Horseshoe. This is of vital importance to the success and resilience of our communities.
The Ontario Planning Act provides the legislative authority for municipalities to employ various
planning tools (policy, regulatory and design) to control the shape and form of development and
patterns of open space as well as to protect natural features.
The Ontario Planning Act establishes the following:
• Official Plans of municipalities shall contain goals, objectives and policies to manage and
direct physical change and the effects on the social, economic, built and natural
environment of the municipality;
• Zoning By-laws may be passed by local municipalities to regulate built form, including the
height, bulk, location, size, floor area, spacing, character and use of buildings or
structures, lot size, as well as minimum and maximum density, among other matters; and
• Municipalities may designate “site plan control” areas to further control the design of
development with respect to the massing of buildings, relationship of development to
adjacent buildings and streets, accessibility, and exterior design features of a building,
among other matters.
Municipalities can use these tools to address matters related to neighbourhood character.
There are other tools outside of the formal planning process that may be useful in addressing the
concerns of neighbours when new development is proposed. For example, when a new house is
proposed, a building permit is required. If the proposed new house “checks all the boxes” in
terms of applicable policy and zone regulations, there is no requirement for the proponent to
notify or consult with neighbours. Some municipalities, such as the City of Toronto and the City
of Brampton, have developed guides to assist the public, builders and other professionals
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through the development process, recommending tips and strategies to consult with neighbours
ahead of finalizing plans or filing applications. While there is no requirement to consult in
situations where there is no issue of conformity or compliance, this type of guide is useful in
mitigating potential conflicts.
This section of the report highlights the policy context and the legislative tools that are currently
at the disposal of the City in terms of addressing neighbourhood character .
2.2

Provincial Policy

2.2.1 Provincial Policy Statement, 2014

The Provincial Policy Statement (PPS), 2014 requires that healthy, livable and safe communities
are sustained by:
• promoting efficient development and land use patterns which sustain the financial wellbeing of the Province and municipalities over the long term;
• accommodating an appropriate range and mix of residential and other uses to meet longterm needs;
• avoiding development and land use patterns which may cause environmental or public
health and safety concerns;
• promoting cost-effective development standards to minimize land consumption and
servicing costs;
• ensuring the necessary infrastructure and public service facilities are or will be available
to meet current and projected needs [Policy 1.1.1, in part].
The PPS further directs that sufficient land shall be made available through “intensification” and
“redevelopment” and, if necessary, “designated growth areas”, to accommodate an appropriate
range and mix of housing and other land uses to meet projected needs for a time horizon of up
to 20 years [Policy 1.1.2].
The PPS provides that settlement areas are to be the focus of growth, and their vitality and
regeneration promoted. Land use patterns within settlement areas shall be based on densities
and a mix of land uses that:
• efficiently use land and resources;
• are appropriate for and efficiently use infrastructure and public service facilities which
are planned or available, and avoid the need for their unjustified and/or uneconomical
expansion;
• minimize negative impacts to air quality and climate change, and promote energy
efficiency [Policies 1.1.3.1 & 1.1.3.2 a)].
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Accordingly, the PPS directs that appropriate development standards should be promoted to
facilitate compact form, while maintaining appropriate levels of public health and safety [Policy
1.1.3.4, in part]. Appropriate development standards would include standards for infill and
replacement housing.
As the PPS is a high-level Provincial planning document, it does not specifically address infill and
replacement dwellings within established neighbourhoods. However, the PPS sets the land use
policy framework to guide residential growth through the implementation of other plans and
policy documents, at the Provincial, Regional and City level.
2.2.2 Growth Plan for the Greater Golden Horseshoe, 2017

With the adoption of Places to Grow, Growth Plan for the Greater Golden Horseshoe in 2006, the
Province reinforced the importance of the PPS policies requiring that, as a first priority wherever
possible, growth be directed to locations within built-up areas where intensification and
redevelopment can be transit-supportive and make efficient use of land, infrastructure and
public service facilities. The policies of the Growth Plan have been further reinforced with the
adoption of the new Growth Plan (2017).
According to the Growth Plan, it is important to optimize the use of the existing land supply to
avoid over designating new land for future urban development. Policies for managing growth,
as set out in Section 2.2.1 of the Growth Plan, state that the vast majority of new growth must
be directed to settlement areas with a delineated built boundary, where there is existing or
planned municipal water and wastewater systems and where the achievement of complete
communities can be realized. Pickering’s established neighbourhoods are within the delineated
“built-up area” of the City of Pickering, and are therefore subject to this policy direction.
The Growth Plan identifies intensification and density targets to be achieved in the built-up areas
in the Greater Golden Horseshoe, including the City of Pickering. Within these areas, new
residential development is to consist of a diverse range and mix of housing types and densities.
Policy 2.2.2.4 b) requires municipalities to identify the appropriate type and scale of development
and transition of built form to adjacent areas. Further, policy 2.2.2.4 c) requires municipalities to
identify strategic growth areas to accommodate intensification, as not all areas are to be the
focus of intensification. While the Plan does not specifically address new or expanded infill or
replacement dwellings within established neighbourhoods, there is recognition that these builtup areas must accommodate growth. In recognizing this, the Plan sets out requirements for
municipalities to prepare intensification strategies to identify where required intensification
should occur, and to address how intensification should transition to adjacent built form.
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Region of Durham Official Plan

The Durham Regional Official Plan provides the overall framework for land use planning in
Durham Region, with policy direction for the Region as a whole. The Plan sets out population
targets for each local municipality, as well as intensification targets. With respect to residential
development, the Plan outlines the requirement to accommodate residential growth through
intensification and redevelopment to satisfy the social and economic needs of present and future
residents of the Region – in line with Provincial policy.
While the Regional Official Plan does not provide specific policy direction on the development of
infill and replacement dwellings within older, established neighbourhoods (with respect to
neighbourhood character), there are policies that speak to existing housing and infill within
Durham’s established residential communities. Policy 4.2.2 of the Plan states that the
maintenance and improvement of the existing housing stock shall be encouraged. In addition,
policy 4.3.2.C requires Regional Council to support opportunities to increase the supply of
housing in Urban Areas through intensification, which shall include the creation of new
residential units on vacant or underdeveloped lands through infilling in Urban Areas (Policy
4.3.2.C).
2.4

City of Pickering Official Plan

The City of Pickering Official Plan (Edition 8) applies the land use policy direction of Provincial and
Regional policy. The Official Plan lays the ‘foundation’ for building a good community. It provides
a vision for Pickering and identifies how this vison can be achieved.
Under the Land Use Chapter of the Official Plan, Section 3.9 contains policies specific to Urban
Residential Areas. Most of the areas in south Pickering are designated low density, however
there are some medium and high-density designated areas in select locations along some of the
City’s major corridors. The Official Plan outlines that in establishing performance standards,
restrictions and provisions for these Urban Residential Areas, City Council shall have particular
regard to protecting and enhancing the character of established neighbourhoods. The Plan states
that consideration shall be given to building height, yard setback, lot coverage, access to sunlight,
parking provisions and traffic implications.
Chapter 6 of the Official Plan contains policies on housing. The Plan’s integrated housing strategy
addresses the existing and future needs of the City and recognizes that Pickering’s housing needs
will evolve as part of the changing nature of housing needs in the Greater Toronto Area. Overall,
it is a goal to encourage a broad diversity of housing by form, location, size, tenure, and cost
within the neighbourhoods and villages of the City, so that the housing needs of existing and
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future residents can be met as they evolve over time (Section 6.1). Guidance on infill,
intensification and redevelopment is provided in Section 6.5. The Plan promotes residential
intensification as an opportunity to both increase and diversify the City’s housing stock. While
the City has identified that almost all intensification activity over the next twenty years will occur
on those lands designated as Mixed-Use Areas, the Plan recognizes that infilling will still occur in
low density areas on vacant or underutilized parcels of land.
Chapter 9 of the Official Plan contains policies on community design. Policy 9.2(e) encourages
development to be designed to fit within the context a neighbourhood by considering the mix of
uses, as well as the massing, height, scale, architectural style and details of existing, adjacent
buildings. Chapter 14 complements and expands upon the goals and policies of Chapter 9. Policy
14.2 requires that development at all scales creates, reinforces, and enhances distinctive
neighbourhoods, nodes and corridors, and enhances the specific character of existing
developments and neighbourhoods. Policy 14.10.c. states that where new development is
proposed within an existing neighbourhood or established area, building designs that reinforce
and complement existing patterns such as built form, massing, height, proportion, position
relative to street, and building area to site area ratios will be encouraged.
Chapter 16 of the Official Plan contains policies to provide guidance on the types of matters that
should be examined in the review of development applications. The policies require applications
to conform to relevant Federal, Provincial, Regional and City plans and also set out the type of
plans, reports and other assessments that may be required to be submitted with an application.
Chapter 16 also includes policies that describe a variety of planning tools and controls that may
be utilized by the City through the planning approvals process to control development. For
example, policy 16.23 addresses Site Plan Control, which is a tool that may be used to assess the
relationship of the location, massing and exterior design of buildings and exterior open spaces
on a site to ensure that new development is compatible and functionally integrated with the
surrounding context.
2.5

Development Guidelines and Zoning

The City of Pickering Official Plan Compendium Document contains Development Guidelines for
ten of the fifteen neighbourhoods in the South Pickering Urban Area. Five of these Development
Guidelines apply to the entirety of the neighbourhood (Rosebank, Dunbarton, Town Centre,
Rouge Park and Duffins Heights), while the other guidelines apply to specific streets or nodes
within the neighbourhood. Generally, these guidelines provide guidance on location and form of
new development. For example, the guidelines require minimum lot size and frontages for new
lots being created, restrict development to specific types and forms of housing and establish
requirements to maintain consistent setbacks, as well as requirements for specific elements of
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neighbourhood design such as sidewalks and parks, and other matters. Some guidelines specify
greater levels of detail than others. There are also site specific guidelines for certain sites within
some of the neighbourhoods. There are no overarching guidelines common to all
neighbourhoods which specifically address maintaining and enhancing neighbourhood character.
As part of this study, Design Guidelines will be developed to address the compatibility of new
construction within identified established residential neighbourhoods or parts thereof.
The City of Pickering has six “parent” zoning by-laws (#2511, #2520, #3036, #3037, #7553/17 –
City Centre, and #7364/14 – Seaton). The City’s established residential neighbourhoods are
predominantly subject to three of these parent by-laws (#2511, #2520, and #3036), each of which
have a number of area-specific zoning by-laws. These three “parent” by-laws establish general
zone standards regulating the area to which the by-law applies. The area-specific zoning by-laws
identify more detailed, site- and area-specific zone standards that regulate development for
specific sites. Many of the more established neighbourhoods of Pickering do not have applicable
area-specific zoning by-laws, and as such, the more general zone standards regulating built form,
dwelling size, massing and landscape characteristics apply to these neighbourhoods. Since the
more general zone standards apply, they do not always capture the prevailing characteristics of
the individual neighbourhoods. Later phases of this study will delve deeper into how these
character elements may be appropriately managed through zone standards.
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3 BEST PRACTICES REVIEW
A number of municipalities have completed studies to address the compatibility of new
developments within established residential neighbourhoods. This section of the report
examines some of the examples from other municipalities in southern Ontario.
Certain studies have recommended changes to Official Plan policies or Zoning By-law provisions,
along with the development of design guidelines or the use of site plan control as tools to address
compatibility of new development with existing neighbourhood character. Design guidelines can
be used to assist homeowners and architects with design principles to facilitate compatibility
between new development and the existing neighbourhood character. A brief summary of best
practices described in this Section is included in Section 3.10, as well as a detailed table in
Appendix A.
3.1

City of Brampton

The City of Brampton Mature Neighbourhoods Policy Review was carried out in 2014 in response
to concerns related to incompatible development within the City’s mature neighbourhoods. The
study examined policy, zoning, design and process gaps in evaluating and controlling infill,
additions and new dwellings within mature neighbourhoods. It was initially observed that the
applicable policy and zoning regulations were lacking in ensuring that house additions and new
dwellings were compatible with the character of these neighbourhoods.
The review recommended that the Brampton Official Plan be revised to strengthen the policies
requiring new dwellings and additions to fit in with and be compatible with existing homes within
mature neighbourhoods with respect to massing, scale and height, and mitigating the impacts of
privacy and shadowing on adjacent properties.
The study also recommended short-term and long-term zoning by-law regulations to address
development within mature neighbourhoods.
In the short-term, the study recommended the identification of the City’s mature
neighbourhoods on a map within the City’s Zoning By-law.
Within these Mature
Neighbourhoods, alternate zoning regulations would apply to single family detached dwellings.
The purpose of having alternate zoning regulations for dwellings falling within the overlay zone
is to recognize the existing characteristics of these areas, setting a standard for new dwellings
and additions to dwellings that respect and fit in to the built form character of Mature
Neighbourhoods. These alternate zoning regulations for mature neighbourhoods address
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minimum rear yard depth, minimum interior side yard width, maximum lot coverage and
maximum building height.
In the long-term, the study recommended that the City conduct a comprehensive review of the
existing residential zones and consider additional zoning regulations to be applied to mature
neighbourhoods including lot coverage based on the predominant coverage in block or groups of
blocks; building volume/mass cap to reflect mass of homes in the area; and maximum depth of
the dwelling to reflect predominant depth of dwellings in an area.
The review also recommended that a scoped site plan control process be instituted to regulate
the development of new dwellings and additions to existing dwellings within mature
neighbourhoods. When an application to the City for the construction of a dwelling addition or
a new dwelling that is larger than 50 square metres than the original dwelling on the property
within a mature neighbourhood, site plan control would be triggered. The scoped site plan
review process allows the City to review the applications from a more detailed “compatibility
lens”, addressing more site specific matters related to scale, siting, coverage, setbacks,
landscaping and architecture.
A “Citizen’s Guide to Neighbourhood Character” was also created to educate builders and the
public on how new homes could be designed to fit into the character of mature neighbourhoods.
The guide is intended to provide immediate direction to builders and residents on how new
development can “fit in” to a neighbourhood, even before the project begins.
3.2

Town of Halton Hills

The Halton Hills Mature Neighbourhoods Character Study was undertaken to study the older
neighbourhood areas within the Town of Halton Hills with the objective of determining how to
better accommodate new housing, replacement housing, additions and alterations while
ensuring the character of the older neighbourhood areas is maintained. The study was initiated
after concerns were raised by members of the community with respect to the type of
replacement housing being built and the incompatibility of some homes with the character of
the mature neighbourhood. The recommendations of the study ensure that development aligns
with the existing context and structure of the Town’s Official Plan.
Changes to the Town’s Official Plan included adding new definitions for Mature Neighbourhood
Areas and Neighbourhood Character, updating the Urban Character Policies, adding a new
section specific to Mature Neighbourhoods, and adding new general policies for Mature
Neighbourhood Areas including new policies associated with minor variances for replacement
housing, additions, alterations and accessory structures.
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Changes to the Official Plan also include a new section specific to Mature Neighbourhoods to
ensure that any applications for a minor variance are compatible with, protect, and enhance
existing neighbourhood character. Tree protection in Mature Neighbourhoods is highlighted as
a policy objective that will require consideration when minor variance applications are assessed
under the Official Plan.
The study also recommended changes to the Zoning By-law. In order to assist with the
implementation of the recommended zoning provisions, new and amended definitions for lot
coverage, half storey, gross floor area and mature neighbourhood areas were required. Within
Mature Neighbourhood Areas, additional zone provisions were recommended, including limiting
maximum building height to 2.5 storeys (or 10 metres), increasing exterior side yard setbacks by
4.5 metres, requiring an additional side yard setback of 0.6 metres for every storey above the
first storey and a maximum lot coverage requirement based on the height of dwellings.
In order to maintain streetscape conditions, a number of clarifications of the current zoning
provisions were required. One such clarification was that walkway areas adjoining the driveway
are to be included in the maximum driveway width. This provision was recommended in order
to prevent misinterpretation that would allow for an excessively wide continuous hardscape area
in the front yard or the flankage yard.
3.3

City of Kitchener

The City of Kitchener initiated a study to address intensification within the City’s established
neighbourhoods. The neighbourhoods subject to the study were identified as being comprised
of established neighbourhoods where limited intensification and change overall is expected to
occur. The study describes established neighbourhoods as being generally more static than other
areas and, as such, can be negatively impacted by intensification or other forms of change if not
directed or managed appropriately in accordance with their unique contexts.
The study provided four categories of recommendations which include: zoning changes in the
study area, process enhancements, an urban design manual, and public information and
awareness (about intensification). A number of zoning by-law amendments were recommended,
including uniform front yard setbacks, reduction of maximum building height to 2 storeys where
a replacement dwelling or house addition is proposed next to two bungalows, and requirements
related to the location and placement of the garage.
Recommended process enhancements included enhancing the notification process for consent
and minor variance applications by requiring the placement of a notice sign on the property when
page 18
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the application is being considered, as well as requiring Site Plan Approval for single-detached,
semi-detached and duplex dwellings as a pilot project in select neighbourhoods identified by the
Cultural Heritage Landscape Study.
An update of the Urban Design Manual was also recommended to provide additional guidance
on infill development and new development adjacent to established neighbourhoods.
3.4

City of Vaughan

The Vaughan Urban Design Guidelines for Infill Development in Established Low-Rise Residential
Neighbourhoods were prepared to guide the planning and design of new development in
Vaughan’s established low-rise neighbourhoods, with the goal of ensuring that development is
consistent with the City’s Official Plan. The guidelines clarify the policies applicable to low-rise
neighbourhoods and provide illustrations. The guidelines are intended to be used by property
owners, developers, architects and planners in preparing plans for individual sites, as well as City
staff in their review of development applications.
The following general guidelines are included:
• The form and character of infill development should be in keeping with the general form
and character of existing development and streetscapes in the surrounding
neighbourhood;
• Infill development should have relationships to the public realm and adjacent properties
that are consistent with the relationships of existing development in the immediate
surroundings;
• Front yards should be designed to contribute to an attractive, green streetscape in which
trees are a dominant feature;
• New dwellings should be situated to be consistent with adjacent front yard setbacks;
• Front entrances of new dwellings should face a public street and incorporate a barrierfree walkway leading to a clear front entrance with a porch or stoop;
• New development should retain and protect healthy, mature trees;
• Driveways should be minimized and should never be wider that 6m;
• Garages should be integrated and recessed from the front wall of the house;
• Side yard setbacks should be consistent with the pattern of side yard setbacks in
surrounding residential areas; and
• Fencing, screening and/or landscaping should be incorporated to maintain the privacy of
adjacent dwellings.
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City of Hamilton

The City of Hamilton created a Residential Intensification Guide to provide answers regarding
how residential intensification projects can be sensitively designed and integrated into existing
neighbourhoods within the City of Hamilton. Key issues reviewed during the planning process
for the residential intensification guide included density, character, height, traffic, parking and
ownership, among others. The guide offers techniques for incorporating intensification with
regard for these key issues.
Specifically, the guide outlines techniques for incorporating intensification projects into the
character of a neighbourhood which include the following:
• taking visual cues from the architectural character of surrounding buildings in the
neighbourhood, considering such elements as rooflines, window placement, materials,
and wall treatments;
• Incorporating architectural styles into a more modern design while still remaining
consistent with the neighborhood’s character;
• Incorporating the prevailing scale, rhythm and proportions of the building façades within
the neighbourhood;
• Using façade details on the ground floor to minimize the perceived mass of a bulkier
building;
• Landscaping front yards to be in keeping with the general pattern in the surrounding
neighbourhood and consistent with adjacent properties;
• Locating new buildings on a property in an established neighbourhood to maintain a
consistent street edge through the building setback; and
• Retaining existing trees near the street to provide a continuation of street trees along the
streetscape.
The guide also includes techniques to reduce potential impacts of building height, including
providing for gradual transition in building heights and using setbacks on upper floors to minimize
shadowing and privacy impacts, among other matters.
3.6

City of Ottawa

The City of Ottawa completed a detailed study on low-rise infill housing in mature
neighbourhoods. The report resulted in an amendment to the City’s Zoning By-law to include a
new section, for infill development, as well as Urban Design Guidelines. The new zoning
provisions apply only to lots within certain zones within a specific geographic area, and address
the following matters:
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A new definition for “grade”, based on the pre-alteration site grades, and a requirement
to confirm that grade is built as approved;
Limits on the height and square footage of rooftop projection used to access rooftop
patios;
Calculation of front-yard setback based on the average of the adjacent homes;
Permission for front-yard projections to be the average of those of the adjacent homes;
No parking space is required. A new residential building is allowed to be built without
providing any parking on-site. The minimum parking rates do not apply, and on-site
parking is not permitted for secondary dwelling units
Permission for front-yard parking (new infill only and with limits on hard surface areas).
The intention behind allowing front yard parking is to provide more options around how
and where cars can be stored on a lot;
Hard surface areas (walkways and driveways) in the front yard are restricted in width; and
Restrictions on the placement of garage doors and carports.
Town of Oakville

In the preparation of the Livable Oakville Plan, the Town of Oakville conducted a Residential
Intensification Study, which in part, dealt with intensification in stable residential
neighbourhoods. Many of the guiding principles and recommendations of this work are mirrored
in the compatibility criteria of Section 11.1.9 of the Livable Oakville Plan (Oakville’s new Official
Plan). The study made policy recommendations, to ensure that intensification within stable
residential communities, including single dwelling development, is compatible with the
surrounding neighbourhood in terms of setbacks, separation distances, scale, height, massing
and architectural character.
Section 11.1.9 of Livable Oakville provides criteria to which, “Development within all stable
residential communities shall be evaluated…to maintain and protect the existing neighbourhood
character”. The criteria are the following:
• The built form of development, including scale, height, massing, architectural character
and materials, is to be compatible with the surrounding neighbourhood;
• Development should be compatible with the setbacks, orientation and separation
distances within the surrounding neighbourhood;
• Where a development represents a transition between different land use designations or
housing forms, a gradation in building height shall be used to achieve a transition in height
from adjacent development;
• Where applicable, the proposed lotting pattern of development shall be compatible with
the predominant lotting pattern of the surrounding neighbourhood;
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Roads and/or municipal infrastructure shall be adequate to provide water and
wastewater service, waste management services and fire protection.
Surface parking shall be minimized on the site;
A proposal to extend the public street network should ensure appropriate connectivity,
traffic circulation and extension of the street grid network designed for pedestrian and
cyclist access;
Impacts on the adjacent properties shall be minimized in relation to grading, drainage,
location of service areas, access and circulation, privacy, and microclimatic conditions
such as shadowing;
The preservation and integration of heritage buildings, structures and uses within a
Heritage Conservation District shall be achieved;
Development should maintain access to amenities including neighbourhood commercial
facilities, community facilities including schools, parks and community centres, and
existing and/or future public transit services; and
The transportation system should adequately accommodate anticipated traffic volumes.
Utilities shall be adequate to provide an appropriate level of service for new and existing
residents;

As a follow-up to the Residential Intensification Study, a number of investigations into the built
form existing in older neighbourhoods in Oakville was completed to establish appropriate zoning
regulations. The findings were incorporated into the Town’s zoning by-law 1984-63, as the R0
pre-fix zones. The intent of the R0 zone is to regulate built form in the “Infill Housing Areas”,
which are older neighbourhoods.
The study identified three measures, which affect building mass: lot coverage, yard minimums,
and building height. It recommended specific changes to the zoning by-law to address these
measures.
Of further relevance is the Town of Oakville identification of site plan control areas as an
implementation tool in the development of appropriately sited and massed buildings within
stable residential neighbourhoods.
3.8

City of Mississauga

The City of Mississauga designated specific areas of the City as Site Plan Control areas, under the
Site Plan Control By-law to ensure the construction of new dwellings (including single detached
dwellings), replacement housing and additions retain and complement the existing community
character. The area where single detached dwellings are under site plan control include the
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majority of Mississauga south of the QEW, as well as some other areas in the City that appear to
be characterized by mature neighbourhoods and larger residential lots.
As a first step, applicants and their design consultants arrange for a preliminary meeting with the
Development and Design Division to review concept drawings. Once the applicant submits a
complete site plan application, the City will review the development application (within Site Plan
Control areas) based on the City’s “New Dwellings, Replacement Housing, and Additions Urban
Design Guidelines”.
Relevant elements of this document are the provision of design guidelines on building scale and
character, massing, building height and materials, grades, garage placement, driveway and hard
surface treatment.
3.9

City of Burlington

The City of Burlington conducted a Character Area Study for Indian Point, a residential
neighbourhood on the north shore of Lake Ontario. Similar to some neighbourhoods within
Pickering, the Indian Point Neighbourhood is an established neighbourhood with homes on larger
lots with mature vegetation. The purpose of the study was to identify the distinguishing
characteristics of the community and to identify tools to mitigate the impacts on, and manage
change within, the neighbourhood. The study recommended a number of additional policies and
zone regulations, which resulted in an Official Plan Amendment and Zoning By-law Amendment
to implement the recommendations. Some of the policies and zoning regulations that were
implemented include the following:
• The identification of “Neighbourhood Character Areas”, applying to areas delineated in
the City’s Zoning By-law where there is a recognizable character that contributes to a
neighbourhood’s distinct identity;
• The inclusion of objectives for “Neighbourhood Character Areas” in the Official Plan,
including that development be compatible and respectful of neighbourhood character
and to maintain and improve the urban forest through enhancement and/or replacement
of trees;
• The inclusion of general land use policies applying to all “Neighbourhood Character
Areas”:
o That all proposed development should incorporate built form and design
elements, architectural features, building separations, lot coverage, scale, floor
area ratio and landscape qualities and characteristics that are prevalent in the
“Neighbourhood Character Area”; and
o That all mature healthy trees should be preserved and/or replaced where tree loss
occurs;
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The inclusion of site specific policies applying to specific “Neighbourhood Character
Areas”, such as Indian Point, identifying the specific elements of character for those areas,
such as a large mature tree canopy, spacious properties separated by large open spaces
between houses, and a requirement for new development to protect and enhance these
elements of neighbourhood character;
The inclusion of criteria applying to the review of all minor variance applications for single
detached dwellings within “Neighbourhood Character Areas”, including the following,
among others:
o Consistency with neighbourhood character;
o Dwellings on corner lots should create a strong connection to both streetscapes;
and
o The minimum lot widths and areas of new lots must meet or exceed the average
lot widths and areas of lots fronting the same side of the street, within 120 metres
of the subject property;
Additional zone standards specific to “Neighbourhood Character Areas”, specifically
regulating the identified neighbourhood character elements for specific areas.
Summary of Best Practices

As noted above, many municipalities in southern Ontario have experienced an increase in infill
and replacement housing in established neighbourhoods. While the studies conducted by the
various municipalities described in this section all recommended unique measures to address
infill and replacement housing, the recurring theme of maintaining neighbourhood character is
common throughout each study. Based on this review, the following conclusions are made:
• Official Plan policies can be used to effectively set the “tone” or “intent” of maintaining
the character of mature neighbourhoods, either on a broad scale or specific to one
neighbourhood or focus area;
• Zoning By-laws can be effectively used to implement the policies of the Official Plan with
respect to establishing specific zone regulations (such as minimum setback requirements
and separation distances, and maximum lot coverage) that address compatibility of new
development within established neighbourhoods; and
• Design guidelines can be effective tools used to guide the shape and form of
development, specific to the established neighbourhood context, either in conjunction
with Official Plan policies and specific zone standards, or on their own.
A detailed summary table of each of the reviewed municipalities is included in Appendix A.
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4 FOCUS NEIGHBOURHOODS
4.1

Focus Neighbourhoods

The South Pickering Urban Area consists of fifteen neighbourhoods. Nine of these
neighbourhoods contain most of the older housing stock within the City and have experienced
new infill and replacement housing construction over the last few years. The remaining six
neighbourhoods may have some pockets of older, more established residential areas, however,
these neighbourhoods are typically comprised of newer residential dwellings. The exception to
this is the Brock Industrial Neighbourhood, which contains employment uses. There are fewer,
or no, instances of infill and replacement housing within these six neighbourhoods and they are
therefore not included in the study.
The nine neighbourhoods that are the focus of this study are referred to as the Focus
Neighbourhoods and they include the following:
• Bay Ridges;
• Dunbarton;
• Highbush;
• Liverpool;
• Rosebank;
• Rougemount;
• Village East;
• West Shore; and
• Woodlands.
Within each of the Focus Neighbourhoods, there are certain areas where there has been a
significant amount of change observed in the form of new construction related to either infill
and/or replacement housing. We are calling these areas “areas of observed change”. The specific
changes that have occurred relate to the following:
• Style, height and overall scale of a dwelling;
• Elevation and grade of the first floor;
• Separation distance between houses;
• Front yard setback;
• Amount and character of landscaped open area on private property; and
• Width and configuration of the driveway;
• Location of the garage and/or carport; and
• Presence of a sidewalk.
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Key Elements of Neighbourhood Character

The overviews and descriptions provided for each of the Focus Neighbourhoods in the
subsections below are meant to provide a flavour of the type of change that has occurred within
each of the neighbourhoods. These descriptions are not meant to be a conclusive
characterization of all change that is occurring within the neighbourhood. Many of the changes
observed in these neighbourhoods have also been observed in other established residential
neighbourhoods within the City.
In addition, for each neighbourhood described in this section, key elements of neighbourhood
character have been identified and categorized in a summary table that is organized according
to the three themes identified in the introduction to this report.
To summarize, as described in section 1.4 of this report, the three themes and corresponding
elements of neighbourhood character are:
• Built Form (examines the elements of building type and architectural form that contribute
to the massing and appearance of buildings);
o Housing type and architectural style;
o Building height;
o Roof pitch;
o Height of front entrance;
o Lot coverage;
o Building Length and Width;
• Streetscape (examines the relationship of the buildings in relation to the street and other
buildings, as well as the other defining landscape characteristics of properties (privaterealm));
o Lot frontage;
o Separation distance between dwellings;
o Front yard setback;
o Front yard;
o Driveway width;
o Garage placement;
• Neighbourhood Composition (examines those elements in the public realm that
contribute to neighbourhood character on a broader scale):
o Street trees;
o Street cross section;
o Unique features.
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The neighbourhood descriptions in this section of the report include geographic and contextual
information that has been drawn from the City’s Neighbourhood Profile document for each
neighbourhood. A map and summary of relevant characteristics of each Focus Neighbourhood
is included within this section of the report, as well as within Appendix B. The areas of observed
change for each of the nine Focus Neighbourhoods are also identified on maps within this section
of the report.
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The Bay Ridges neighbourhood is in the southeastern segment of the City and is bound by Lake
Ontario to the south, Frenchman’s Bay to the west, Highway 401 and Bayly Street to the north,
and Bay Ridges Kinsmen Park to the east. The Bay Ridges neighbourhood has primarily residential
land uses and is connected through a number of collector and local roads. The most significant
road is Liverpool Road, which has some local retail and commercial uses as the road leads south
from Bayly Street to Frenchman’s Bay Marina and Lake Ontario. The housing typology is generally
made up of single detached dwellings with a generous lot size. The area also has some original
cottages built between approximately 1900-1940. There are also some semi-detached dwellings
within some newer subdivisions as well as some townhouse dwellings and apartments along
Bayly Street to the north, and newly developed townhouses along Liverpool Road near the
waterfront.
The Bay Ridges neighbourhood has seen a range of new infill and replacement housing over the
years. Some examples of infill subdivisions include 1290 Old Orchard Avenue, a subdivision that
consists of townhouse dwellings with some single detached dwellings, all of which have a twodoor garage. The subdivision consists of two to three housing styles. However, there is
consistency in height and setback from the street, as seen in Figures 4.1 and 4.2 below. In terms
of the character of front yards, there is a consistent balance between driveways and landscaped
open areas. There are no sidewalks.

Figure 4.1: Example of infill development with no
sidewalks

Figure 4.2: Range of architectural details but
consistent setbacks and height

Another example of an infill subdivision is to the west of Liverpool Road in a 1990s development
called Monica Cook Place. The subdivision is along a cul-de-sac and consists of single detached
dwellings that range in housing style. The dwellings are approximately 9 metres in height and
have a grade elevation increase as seen in Figure 4.4, with a few steps leading to the front
entrance. The homes have generally consistent front and side yard setbacks.
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Figure 4.4 : Homes have an increase in grade and
maintain 9 metres in height.

Liverpool Road has seen a significant amount of infill housing, especially near the waterfront.
This includes a townhouse infill subdivision that is bound by Liverpool Road, Wharf Street and
Lake Ontario. The townhouses abutting Liverpool Road are live/work units that have laneway
access. These units have a number of ground floor commercial uses, as seen in Figure 4.5. The
dwellings to the west of Liverpool Road and on the south side of Wharf Street are townhouses.

Figure 4.5: Live/work units along Liverpool Road
with commercial use at ground floor.

Figure 4.6: Townhouse units along Liverpool Road
with no commercial ground floor use.

Adjacent to the townhouses on Liverpool Road is a recent redevelopment of a two-storey
dwelling. As seen in Figures 4.7 and 4.8, the dwelling has recently been replaced with a mixeduse building. The new development has a much larger lot coverage and is much deeper and taller
than the original building.

page 31

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

Figure 4.7: Original two-storey dwelling.

March 2019

Figure 4.8: Newly developed mixed-use building

Further to the west on Wharf Street is a smaller townhouse infill development with a more
modern three-storey design. This infill development replaces a single detached dwelling with
four townhouse units, as seen in Figure 4.9. The south side of Wharf Street is now transformed
into townhouse built form while the north side of the street has an eclectic built form ranging
from bungalow dwellings to private waterfront property and a vacant lot (as seen in Figure 4.10).
There is potential for future infill development along the northern segment of Wharf Street.

Figure 4.9: New modern townhouse built form on
the southern side of Wharf Street.

Figure 4.10: Vacant lot on the north side of Wharf
Street

There have also been a number of replacement dwellings within the Bay Ridges neighbourhood,
including new dwellings along Annland Street and Front Street, which are located near the
waterfront.
The housing along Annland Street is within an established residential neighbourhood that
consists primarily of one to two-storey single detached dwellings. The homes have a range of
front yard setbacks and garage and driveway placement. However, many of the garages are
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placed behind the home or a parking pad is located in front of the house. Within this
neighbourhood the streets have no sidewalks and the landscaped open area is the predominant
characteristic of the front yards in the neighbourhood, more so than driveways. The replacement
development seen along the Annland Street is much larger in scale than the original homes built
on the street, often at least three storeys in height, as seen in Figures 4.11 and 4.12. The front
yard setback of new developments do not appear to align with neighbouring lots, and the garage
on new dwellings is usually flush with the front wall of the home.

Figure 4.11: New home along Annland Street –
height and style of building differs from
neighbouring dwellings in neighbourhood

Figure 4.12 : New 3-storey home adjacent to
bungalow. Two-door garage flush with front wall
of building, which pushes first floor above garage.

Much of the original housing along Front Street consists of single-storey cottages with views of
Frenchman’s Bay. The original homes have a range of front-yard setbacks with some mature
trees. The original homes typically have parking configurations in the front yard that allow for
the majority of the front yard to be landscaped, either by providing a narrow driveway and
parking space in front of the house or a driveway with a garage behind the house. The
replacement housing generally consists of large two to three-storey homes, as seen in Figure
4.13. The perception of the height difference between the original and new construction along
Front Street is exacerbated because of the slope of the topography. The new houses have
garages on the ground floor, and the front entrance is sometimes located on the second floor
and accessed by several front steps, as seen in Figure 4.14.
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Figure 4.14: New 3-storey homes along Front Street.
Height of first floor is raised above the garages.

Summary Statement:
In the Bay Ridges Neighbourhood, some of the trends observed with new homes as compared to
the original homes are that the new homes:
• Are taller than the original homes;
• Have greater lot coverage;
• Have two-car garages attached to the homes that are flush with the front façade, whereas
the original homes typically have no garage or single-car garages either attached to the
dwelling or located in a separate accessory structure;
• Have smaller side-and rear-yard setbacks;
• Have wider driveways;
• Some infill areas do not have sidewalks compared to original dwellings with sidewalks;
and
• Maintain the existing road pattern.
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The Dunbarton neighbourhood is bound to the west by the rear lot lines of properties fronting
Spruce Hill Road, to the north by the Pine Creek valley north of Finch Avenue, to the east by the
rear lot lines of properties fronting Fairport Road and Appleview Road, and to the south by
Highway 401. The Dunbarton Creek is an important element of the neighbourhood and the City’s
Natural Heritage System. Parts of the ravine are densely forested, providing a scenic setting to
adjacent residential dwellings.
Fairport Road is the main north-south arterial through the Dunbarton neighbourhood,
connecting Finch Avenue to Kingston Road. The Dunbarton neighbourhood has westbound
access onto Highway 401 along Kingston Road. Spruce Hill Road is the main north-south collector
that runs parallel to Fairport Road.
The Dunbarton neighbourhood takes its name from a former village from the 1800s that existed
in the area. The Village of Dunbarton in the mid-1800s, had three general stores, a saddler, two
carpenters, a tailor, a leather dealer, a hotel keeper and a teacher. More residential development
began to take place along Fairport Road, Bonita Avenue and Appleview Road between 1900 and
1940. During the 1980s, subdivisions were constructed in the north end of the neighbourhood.
The Dunbarton neighbourhood primarily consists of single detached dwellings on large lots.
While the extent of the original village of Dunbarton is no longer discernable within the
neighbourhood, it is an important part of the neighbourhood’s history and had an impact on the
evolution of the area, which is now considered to be one of the City’s established
neighbourhoods.
There are a large number of deep lots within the neighbourhood, which creates the opportunity
for the construction of replacement dwellings that are larger than the original dwellings in the
neighbourhood.
Many of the instances of replacement housing have occurred along Spruce Hill Road. The original
typology along Spruce Hill Road consists of one- to two-storey single-detached dwellings.
Although Spruce Hill Road has a north-south orientation, it winds and curves at different
segments, which creates variation in lot pattern. However, the setbacks along the straight
portions of Spruce Hill Road are relatively consistent. As seen in the figures below (Figures 4.15
and 4.16), the replacement housing along Spruce Hill Road is not consistent with the scale of the
original housing along the road, and is sometimes considerably different in architectural style
with flat roofs and the use of more modern materials, such as stone and stucco.
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Figure 4.16: Replacement housing (right), adjacent to
existing dwelling (left) portrays the difference in height
and massing.

As previously mentioned, in some cases, original lots that are large in size are sometimes severed
or subdivided (through a plan of subdivision process) to create more than one lot. This is
considered to be infill development. Figures 4.17 and 4.18 illustrate some of the infill
development that has occurred along Helm Street and Grayabbey Court. This new construction
is significantly larger in height, massing and scale when compared to the original two-storey, two
car garage dwellings along these streets.

Figure 4.17: Replacement housing along Helm Street
consists of significantly larger footprint dwellings with
three car garages.

Figure 4.18 Infill development on Grayabbey
Court.
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Summary Statement:
In the Dunbarton Neighbourhood, some of the trends observed with new homes as compared to
the original homes are that the new homes:
• Are taller than the original homes;
• Have front entrances located above grade with some a full storey above grade whereas
original home entrances are mostly at grade;
• Maintain a mixture of architectural styles;
• Maintain large deep lots along Fairport and Appleview Roads;
• Have smaller side yard setbacks along Fairport and Appleview Roads;
• Have fewer mature trees and limited landscaped open area in the front yard;
• Have two-to-three car garages instead of one- to two-car garages; and
• Maintain road and sidewalk patterns.
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The Highbush neighbourhood is bounded by the Toronto-Pickering municipal boundary to the
west, the hydro transmission corridor to the north, the Altona Forest to the east, and the
Canadian National rail line to the south. The Altona Forest, Petticoat Creek, and the RougeDuffins Wildlife Corridor, which is within the hydro transmission corridor, are key elements of
the Highbush neighbourhood and the City’s Natural Heritage System. These features provide
residents in the neighbourhood with a wide range of scenic backdrops adjacent to residential
properties as well as access to nature.
Altona Road is a Type B Arterial Road and the main north/south route through the Highbush
neighbourhood, connecting to Sheppard Avenue/Twyn Rivers Drive to the south and to Kingston
Road, and providing a direct connection to Taunton Road in the north. Pine Grove and Woodview
Avenues are the main collector roads within neighbourhood. This is represented in the evolution
of the Highbush neighbourhood as development first began largely on Pine Grove and Woodview
Avenues between 1900 and 1940. There are even some heritage homes located on Altona Road,
Woodview Avenue and Pine Grove Avenue. Additional subdivisions were developed between
the 1980’s and 1990’s. The predominant housing typology in the neighbourhood is single
detached dwellings on large lots, typically one and two storeys in height. There are also some
townhouse developments on a few blocks of West Creek Drive, just south of Pine Grove Avenue,
and on the east side of Altona Road in the area of Sparrow Circle. These townhouses were
developed between 1991 and 2011.
The Highbush neighbourhood has largely been built-up. A mixed-use neighbourhood centre is
under construction at the southwest corner of Altona Road and Pine Grove Avenue. The majority
of replacement housing within the Highbush neighbourhood has occurred along Pine Grove and
Woodview Avenues.
Pine Grove Avenue traverses the neighbourhood both north-south in the western segment to
east-west direction along the northeastern segment of the neighbourhood. As such, the
character of the street and built form varies along Pine Grove Avenue. The north-south segment
of the street has a lot more tree canopy as a compared to the east-west segment. As seen in
Figure 4.19, the original dwellings range between one to two storeys in height and occupy a very
small portion of the lot.
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Figure 4.19: Original housing along Pine Grove Avenue – note the gently varying height, consistent lot
coverage and similar front yard setback.

The north-south segment of Pine Grove Avenue has experienced a significant amount of
replacement housing over the years. As seen in Figure 4.20, many of these new dwellings have
a much larger lot coverage and greater height and depth. The new homes also range in frontyard setbacks, driveway configuration, garage placement, and tree canopy.

Figure 4.20: Pine Grove Avenue, illustrates difference in lot coverage and massing when comparing original
housing (red) with replacement housing (yellow).
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Figure 4.21, illustrates three new replacement houses along Pine Grove Avenue that are large
two-storey dwellings, have two-car garages and a very deep front yard setback. Much of the
replacement housing has occurred on severed lands. The introduction of dwellings with large
front yard setbacks, reduced separation distances between dwellings and increased lot coverage
alters the existing character of the neighbourhood.

Figure 4.21: Replacement housing along the northsouth segment of Pine Grove Avenue

Figure 4.22: Replacement housing on severed lot, large
two-storey, two-car garage units.

The dwellings along the east-west segment of Pine Grove Avenue are on smaller lots, which
creates a finer grain development (see Figure 4.23). The dwellings along this portion of Pine
Grove Avenue appear to be more recently developed than the north-south segment, with many
of the dwellings having two storeys and two-car garages.

Figure 4.23: Google aerial of the east-west portion of Pine Grove Avenue, which becomes more fine grain with
smaller lot size and side yard setbacks, and a more consistent housing typology and lot footprints.
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Woodview Avenue is a north-south collector road in the Highbush Neighbourhood. It has one
sidewalk on the west side of the street and a bicycle lane north of Pine Grove to Finch Avenue.
The neighbourhood consists of single-detached dwellings that range in architectural style,
setbacks and lot coverage as it appears that there has been consistent development of
replacement dwellings over the years. The housing typology is varied. However, most of the
older developments have smaller lots and are one to two storeys in height (See Figures 4.24 and
4.25).

Figure 4.24: Original housing along Woodview Avenue

Figure 4.25: Varying eras and styles of replacement
housing along Woodview Avenue.

Newer replacement housing along Woodview Avenue consists of large two-storey dwellings with
two-car garages. The architectural style and building materials of the new replacement housing
are fairly similar. The new replacement housing also covers a larger footprint of the lot and is
generally bigger in height and mass, as seen in Figure 4.26 and 4.27.

Figure 4.26: Varying typologies, massing, height and
lot coverage of replacement housing.

Figure 4.27: Newer replacement housing typologies,
stone/brick materials and two car garages.
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Summary Statement
In the Highbush Neighbourhood, some of the trends observed with new homes as compared to
the original homes are that the new homes:
• Include mostly single detached homes keeping with the neighbourhood character and,
some townhouses on the fringes of the neighbourhood;
• Include homes that are taller by one storey
• Have medium and steep pitched roofs in comparison to the original low pitched roofs;
• Have varying front and side yard setbacks in comparison to generally consistent
setbacks;
• Have fewer mature trees and limited landscaped open area in the front yard;
• Include integral garages and wider driveways in comparison to the attached garages and
single car tapering width driveways of original homes;
• Maintain the modified grid pattern with some cul-de-sacs for newer streets; and
• Maintain road and sidewalk patterns.

page 46

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

4.6

March 2019

Liverpool

page 47

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

March 2019

page 48

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

March 2019

The Liverpool neighbourhood is bounded to the west by the rear lot lines of properties fronting
Fairport Road, Appleview Road and the Pine Creek valley north of Finch Avenue. It is bounded
to the north by the Canadian Pacific rail line. To the east, the neighbourhood is bounded by the
West Duffins Creek. To the south, the neighbourhood is bounded by the rear lot lines of
properties fronting Kingston Road west of Diana, Princess of Wales Park to Glendale Drive,
generally Highway 401 and the rear lot lines of properties fronting onto Dunbarton Road from
Kingston Road westerly to the rear lot lines of properties fronting onto Rambleberry Avenue. Key
elements of the Liverpool neighbourhood include the West Duffins Creek, the Rouge-Duffins
Wildlife Corridor that is within the hydro transmission corridor to the north as well as Pine Creek,
which are all part of the City’s Natural Heritage System. These features serve as scenic backdrops
to some of the residential properties.
Liverpool Road is the main north-south arterial route connecting the neighbourhood to Kingston
Road and Highway 401 in the south. Liverpool Road also provides access to the GO station and
neighbourhoods south of Highway 401. Dixie Road is another important arterial north-south
route serving the Liverpool neighbourhood and providing a link to Kingston Road. Finch Avenue
and Glenanna Road are the main east-west arterial connections to adjacent neighbourhoods.
The Liverpool neighbourhood experienced most of its development since the 1970’s. Housing in
the neighbourhood is primarily single detached and semi-detached dwellings. The Liverpool
neighbourhood also has townhouse built form which is mostly along Kingston Road and within
the south-eastern part of the neighbourhood, as well as a retirement residence on Valley Farm
Road. The Liverpool neighbourhood has also recently experienced development of a major
residential infill project consisting of townhouse complexes on a centrally located block of land,
east of Liverpool Road.
The City Centre neighbourhood is the City of Pickering’s downtown. It is planned to be a cultural
and institutional hub with destinations and a distinct public realm. Development applications
currently being considered will implement this vision of a vibrant, sustainable, accessible and
distinct city centre for all people and all seasons. The Liverpool neighbourhood is adjacent and to
the north of the City Centre, which increases its attractiveness as a place for infill and
replacement housing opportunities. Although the neighbourhood has been largely built out,
there are some limited infill opportunities remaining on Valley Farm Road, Glengrove Road and
Glenview Road, and Liverpool Road and Glendale Drive. The City has already received an
application for a townhouse infill project on Valley Farm Road (see Figure 4.28).
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Figure 4.28: Existing application for townhouse infill project on Valley Farm Road

It is our understanding that there is a constraint to development within certain low-lying areas
within the Liverpool neighbourhood related to stormwater drainage. Portions of the
neighbourhood are prone to flooding during significant storm events. Further development of
these lands would result in a reduction in the amount of permeable ground available for
rainwater infiltration, thus increasing the potential for flooding. This constraint has an impact on
the overall viability of development in the neighbourhood, particularly with respect to infill
development as a result of lot consolidation.
Summary Statement
In the Liverpool Neighbourhood, some of the trends observed with new homes as compared to
the original homes are that the new homes:
• Include all forms of housing compared to the original single and semi-detached
dwellings;
• Were built after the 1990’s compared to the original homes ranging from the 1940’s,
1950’s and 1970’s;
• Are taller by one-storey than the original dwellings;
• Maintain at or near grade front porches;
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Maintain traditional architectural styles;
Have a mixture of low and medium pitched roofs in comparison to the low pitched roofs
of original dwellings;
Have two-to-three car garages in comparison to one-to-two car garages; and
Maintain road and sidewalk patterns.
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The Rosebank Neighbourhood is bound by the Rouge River to the west, Highway 401 to the north,
Petticoat Creek to the east, and Lake Ontario to the south. The Canadian National rail lines, GO
Transit, VIA and Canadian National Freight service traverse the neighbourhood from southwest
to northeast. Although the neighbourhood is bound by Highway 401 to the north, there is no
direct road connecting Rosebank neighbourhood to the 401. The Rosebank neighbourhood is
bound by natural features and has retained some of the original woodlots within the developed
areas of the neighbourhood.
The Rosebank Neighbourhood was originally developed as a cottage destination between 1900
and 1940, with more recent subdivision development throughout the 1970’s. The
neighbourhood consists of primarily single detached dwellings on large lots. The neighbourhood
is mostly developed and has limited infill opportunities. However, there is an application for an
infill development on Frontier Crescent. Similar to the other neighbourhoods along the Lake
Ontario shoreline, Rosebank has also seen an influx of replacement housing.
The Rosebank Neighbourhood consists of two main collector roads, Rosebank Road and
Rougemount Drive. A significant portion of the replacement housing is found along these
collector roads. In addition, replacement housing is also occurring along Dyson Road, Oakwood
Drive and Toynevale Road.
Rosebank Road is a north-south collector that leads to Lake Ontario and the Waterfront Trail.
The original dwellings are predominately two-storey, single detached homes, some of which have
garages at the rear or protruding out from the dwelling. Rosebank Road has sidewalks on both
sides of the street, there are generous front yard setbacks , and many of the existing lots have
mature trees, which creates a lush, green and pedestrian friendly feel. As seen in Figure 4.29,
due to the large lot size, many of the new replacement dwellings are much larger in scale than
the original dwellings. It is our understanding that there is also a constraint to development along
certain segments of Rosebank Road, specifically south of Maitland Drive and north of Rosebank
South Park, with respect to stormwater management. This constraint has an impact on the
viability of development in this area, as it may affect the amount of developable area that can be
built upon. This may result in modified dwelling placement and built form to address these
issues.
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Figure 4.29: Google map aerial of Rosebank Road illustrating original dwellings (red), replacement housing
(yellow) and a lot clearance for future replacement housing (blue).

As illustrated in Figures 4.30 and 4.31, many of the new replacement dwellings along Rosebank
Road occupy larger proportions of their lots, have front yard setbacks that are greater than the
original homes in the neighbourhood, and have varying garage locations that have an impact on
driveway configuration and amount of landscaped open area in the front yard. Some of the
replacement dwellings have retained the mature trees while others have cleared their entire lot.

Figure 4.30: Illustrates the contrast in the height,
scale and massing between existing housing (left)
and replacement housing (right).

Figure 4.31: Replacement housing, three storeys in
height, massing significantly larger than existing
dwellings. Driveway and garage also differ in style and
placement.
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Oakwood Drive, a local road west of Rosebank Road has also seen significant replacement
housing. Oakwood Drive has a fairly consistent lot fabric, setback and typology among its original
dwellings. Although the typology along Oakwood Drive is single-detached dwellings, the sideyard setback is fairly narrow between dwellings. The southwest corner of Oakwood Drive and
Toynevale Road has an example of infill development, as seen in Figure 4.32, where original lots
were severed and intensified in order to develop six new dwellings. While the photo below shows
an empty lot, within this space delineated in the yellow box, there are now six new replacement
dwellings.

Figure 4.32: Severed lots on the southwest corner of Oakwood Drive and Toynevale Road
where there are now six new replacement dwellings constructed, which are larger in scale
than the original dwellings.

The replacement housing along Oakwood Drive consists of large two storey dwellings that vary
in housing style, building materials, lot coverage and setbacks as compared to the original
housing and lot pattern along the street. As seen in Figure 4.33 the new housing on the severed
lot (pictured in Figure 4.32), is much larger in height and mass than the original housing. The
replacement housing in Figure 4.34 demonstrates the reduced front yard setback, as compared
to the neighbouring property.

page 56

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report

Figure 4.33 Newly developed replacement housing
on the land identified in Figure 4.32.

March 2019

Figure 4.34: Replacement housing that is larger in size,
has a shallow setback and different housing style as
compared to the adjacent house.

The Rosebank Neighbourhood has also seen replacement housing occurring along Dyson Road,
which is the first street east of the Rouge River, north of Lake Ontario. As seen in Figure 4.35,
the majority of original dwellings along Dyson Road are on the east side of the road, while many
of the lots on the west, abutting the Rouge River, consist of replacement housing. Many of the
original dwellings along Dyson Road are modest bungalows.

Figure 4.35: Google map aerial of Dyson Road, portraying the more prevalent original housing
(east side of road) as compared to new replacement housing (west side of the road).
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Replacement housing along Dyson Road is predominately larger in height and depth, as
compared to the original dwellings on the street. As seen in the Figures 4.36 and 4.37 below, the
replacement housing is often double in height and the side yard setback is also fairly narrow. As
a result, therefore the difference in massing is much more apparent.

Figure 4.36: Replacement housing (left), original
dwelling (right), illustrates significant difference in
height.

Figure 4.37: Replacement housing has much larger
height and depth as compared to existing housing (on
the right).
In addition, the driveway for the
replacement house is wider than that of the original
dwellings in the neighbourhood.

Toynevale Road, an east-west collector road has also experienced a range of replacement
housing. The lots along Toynevale Road are quite large in size and many of the replacement
dwellings are much larger in both height and width as compared to the existing dwellings. The
new replacement dwellings are predominately two-storey dwellings (see Figure 4.38) with large
front yard setbacks, protruding garages and wider (and sometimes longer) driveways. Although
the setbacks of the new replacement dwellings seem consistent to one another, they do not
match that of the adjacent, existing dwellings.
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Figure 4.38: Google map aerial of Toynevale Road. Replacement housing (yellow) differs in lot coverage, massing
and setback as compared to original dwellings.

As mentioned, many of the new replacement dwellings are both wider and taller than the existing
housing (see Figures 4.39 and 4.40). Aside from the massing, the replacement homes also differ
in building materials and there appears to be a reduction in the amount of mature trees when
compared to the existing mature trees on lots where original dwellings are present.

Figure 4.39: New replacement housing significantly
larger in height and width. The three-car garage
creates a wide footprint.

Figure 4.40: Replacement housing typology, two-car
garage, two storeys in height – significantly larger lot
coverage and height than original dwellings.
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As previously mentioned, the Rosebank neighbourhood has one new application for infill
development on Frontier Court, which is a newer residential street in the neighbourhood built in
the early 2000s. The original dwellings on this court consist of one and two-storey single
detached dwellings with two-car garages. Infill housing is proposed at the end of the cul-de-sac,
as seen in Figures 4.41 and 4.42.

Figure 4.41: Existing housing on Frontier Court.

Figure 4.42: Infill application at the end of Frontier
Court.

Summary Statement:
In the Rosebank Neighbourhood, some of the trends observed with new homes as compared to
the original homes are that the new homes:
• Remain single-detached but are larger in size;
• Are one-to-two storeys taller;
• Include medium and steep pitched roofs and some mansard roofs in comparison to the
original low pitched roofs;
• Have front entrances located above grade, including half a storey above grade in
comparison to original dwellings’ entrances being at or near grade;
• Include some severances to large lots;
• Have varying front and side yard setbacks with some smaller side yard setbacks in
comparison to generally consistent setbacks;
• Have retained some mature trees and some lots appear to have been clear-cut for infill
development;
• Have retained integral garages and garages in line with the front of the house, some
new dwellings have garages in front of homes; and
• Maintain road and sidewalk patterns.
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The Rougemount Neighbourhood is bounded by the Rouge River to the west, the Canadian
National rail line to the north, Petticoat Creek to the east, and Highway 401 to the south. The
neighbourhood includes a portion of the Rouge National Urban Park, covering the valley lands
along the Little Rouge Creek.
Residential development was first located around Rougemount Drive between 1900 and 1940.
During the 1980’s, subdivisions were constructed on the west side of Altona Road. In the 1990’s
some apartments and townhouses were developed along the north side of Kingston Road. The
predominate housing typology in the Rougemount neighbourhood is single detached dwellings
on large lots, followed by semi-detached dwellings. Altona Road is the main north/south
collector road through the neighbourhood, connecting Sheppard Avenue to Kingston Road.
The Rougemount Neighbourhood has largely been developed. However, it has experienced some
infill development in recent years. A number of replacement housing projects have taken place
in the neighbourhood, which have resulted in either severing one lot into two lots with new
construction of two single detached homes, or the new construction of one detached dwelling
on the severed lot. Many of the new replacement dwellings do not exhibit the same qualities as
the original dwellings on the street, including dwelling size, front and side yard setbacks, and
garage placement. Figure 4.43 shows an example of a new replacement dwelling next to an
original dwelling on Rougemount Drive.

Figure 4.43: Example of replacement housing (left) and existing housing (right) on Rougemount Drive
(source: Google Streetview).
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Much of the replacement housing has taken place along Rougemount Drive, which is a collector
road that runs north-south, connecting Altona Road to the Rosebank neighbourhood.
Rougemount Drive consists of two vehicular lanes and one sidewalk on the west side of the
street. It is lined with mature trees in both the public and private realms and landscaped traffic
calming medians along the road. The predominant dwelling type along Rougemount Drive is
single detached dwelling. The prevalent character of these dwellings includes generous and fairly
consistent front yard setbacks and driveways that lead to a garages located in separate accessory
structures in the rear yard. However, as seen in Figure 4.44 and 4.45, the new replacement
housing is not always consistent in height, character, style, setback or garage placement. Many
of the lots with replacement housing have also not preserved or retained the mature trees and
have noticeable reductions in the amount of landscaped open area in the front yards, as
compared to the original lots.

Figure 4.44: Replacement housing with inconsistent
front yard setback and, garage placement. Mature
trees have not been preserved.

Figure 4.45: Replacement housing with varying
architectural styles, building materials and heights.

The Rougemount Neighbourhood has also seen significant development along both Altona Road
and Twyn Rivers Drive, as seen in Figures 4.46 and 4.47, respectively. Replacement housing as
shown in Figure 4.44 are larger in mass and height as compared to adjacent dwellings and
therefore they are more prominent.
Twyn Rivers Drive is an east/west arterial road that becomes Sheppard Avenue east of Altona
Road and as the road approaches Petticoat Creek. The lots along Twyn Rivers Drive have fairly
consistent front-yard setbacks and the typology is predominately single detached dwellings.
Many of the original homes are bungalows or modest two-storey dwellings. As seen in Figure
4.47, some of replacement housing along Twyn Rivers Drive has taken place through severance
of a single lot into two lots. The new dwellings are larger in mass and have a larger appearance
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then the typology of the original dwellings. The front yard setback is also often further from the
road than the original dwellings, as shown in Figure 4.47.

Figure 4.46: Replacement housing. Mature trees have
not been preserved.

Figure 4.47: Replacement housing with varying
architectural styles, building materials, greater front
yard setbacks and heights.

As previously mentioned, there is limited opportunity for infill development in the Rougemount
Neighbourhood. However, due to the large lot sizes in some areas, future severances and the
development of replacement housing will likely continue to occur.
Summary Statement:
In the Rougemount Neighbourhood some of the trends observed with new homes as compared
to the original homes are that the new homes:
• Are mostly single detached homes keeping with the neighbourhood character and,
some townhouses on the fringes of the neighbourhood;
• Are generally taller than original dwellings;
• Have medium to steep pitched roofs in comparison to low pitched roofs of original
dwellings;
• Have front entrances located above grade, including half a storey above grade in
comparison to original dwellings’ entrances being at or near grade;
• Maintain primarily traditional architectural styles, large lot sizes, and have some
severances;
• Have varying front and side yard setbacks in comparison to the generally consistent
setbacks of original homes, with fewer mature trees and limited landscaped open area
in the front yard;
• Have integral garages with wider driveways compared to the original dwellings’
attached garages and single-car driveways; and,
• Maintain road and sidewalk patterns.
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The Village East Neighbourhood is bounded by the hydro transmission corridor to the west, the
West Duffins Creek to the north, the Ajax-Pickering municipal boundary to the east, and Highway
401 to the south. For the purpose of this study, the only portion of Village East that is considered
to be an established residential neighbourhood with an observed area of change is the Guild Road
and Royal Road area.
The homes along Guild Road and Royal Road were originally constructed in the 1940s and 1950s.
Since the 2000s, this area has experienced much change, particularly along the east side of Royal
Road where the construction of a large townhouse development has taken place (Figure 4.48).

Figure 4.48: Townhouse development on east side of Royal Road

Along the west side of Royal Road, and along Guild Road, some of the original homes have been
demolished to make way for replacement dwellings. Some of the original dwellings in the
neighbourhood are in Figures 4.49 and 4.50.

Figures 4.49 Original dwellings in Village East

Figure 4.50 Origional dwellings in Village East
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Where new, replacement dwellings have been constructed along Guild Road and Royal Road,
there is a noticeable difference in scale and massing between the replacement dwellings and the
original dwellings, as shown in Figures 4.51 and 4.52.

Figures 4.51 Replacement dwellings in Village East in
relation to neighbouring original dwellings

Figure 4.52 Replacment dwelling next to origional
dwelling in Village East

Original dwellings within Village East include smaller, modest sized homes on large lots with
generous separation distances between the dwellings. The original homes are predominantly
one- and two-storey dwellings with low-pitched roofs, single-car width driveways leading to rear
yard garages with a predominance of landscaped open area in the front yard. In contrast, the
replacement dwellings in Village East are much larger in size and massing and contain wider
driveways that accommodate two-car integral garages. In some cases, mature trees have been
retained on lots with the replacement dwellings. While the front yard setbacks of the
replacement dwellings are generally consistent with that of the original dwellings, the size and
mass of the replacement dwellings result in a reduction of the separation distance between
dwellings. This has an impact on the overall sense of open space in the neighbourhood.
Summary Statement:
In the Village East Neighbourhood, within the Guild and Royal Road area, some of the trends
observed with new homes as compared to the original homes are that the new homes:
• Are predominantly single detached dwellings and townhouses compared to the original
single detached dwellings;
• Are one-storey taller than original dwellings;
• Have a mixture of roof pitches compared to the low pitched roofs of original dwellings;
• Maintain at or near grade front entrances;
• Maintain traditional architectural styles;
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Maintain generally consistent front yard setbacks, and have some reduced side yard
setbacks;
Have fewer mature trees and limited landscaped open area in the front yard;
Have integrated two-car garages at the front of dwellings in comparison to original
dwellings with one-to-two car garages in rear yards; and
Maintain road and sidewalk patterns.
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The West Shore neighbourhood is located west of Frenchman’s Bay and is bound by Lake Ontario
to the south, the GO train tracks to the west and Highway 401 to the north. The neighbourhood
consists of single-detached housing typologies, with a range in side yard setbacks as well as some
townhouses. Unlike Bay Ridges, much of the land abutting the waterfront is green space from
Vistula Ravine and Glen Ravine Park to the north, Bruce Hanscombe Memorial Park at the centre
and Rotary Frenchman’s Bay West Park at the northeast corner of the neighbourhood. The
southern segment of West Shore is bound by Rotary Frenchman’s Bay West Park, Cliffview Park
and Petticoat Creek Conservation Area, which also abut Lake Ontario. The West Shore
neighbourhood is quiet and lush with a significant amount of green space and mature trees and
is connected through a number of collector and local roads. The main collector roads consist of
West Shore Boulevard, Oklahoma Drive and Whites Road South. The central area is the oldest
part of the neighbourhood and has a traditional grid-like road pattern. In contrast, the newer
portion of the neighbourhood is located west of White’s Road and has a distinct curvilinear road
pattern.
A fairly new infill development is located on Cliffview Road, where the road was extended and
looped back to join Park Crescent. Prior to the infill development, Cliffview Road had roughly a
dozen dwellings that ranged from small bungalows to larger two-storey homes. The street was
lined with large mature trees and the street had a sloped topography with the homes on the west
side of the street at a higher grade than those on the east. The new infill housing on Cliffview
Road and Park Crescent are large two-storey dwellings that range in style and placement. There
is a range of housing scale and design as seen in Figures 4.53 and 4.54. The new dwellings on
Park Crescent generally have a generous front yard setback with many of the mature trees
retained on the front property.

Figure 4.53: New housing on Cliffview Road.

Figure 4.54 : New, larger dwellings on Park Crescent
with attached garages at rear of dwellings, accessed
through a garage portico.
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Both Cliffview Road and Park Crescent have a local street cross-section with no sidewalks. The
Cliffview Road area includes some infill development along Park Crescent, as seen in Figure 4.55,
which was previously undeveloped except for a historical building, which has been retained, as
seen in Figure 4.56.

Figure 4.55: New housing along Park Crescent,
similar to housing along Cliffview Road in terms of
size and style.

Figure 4.56: Historic building retained and adjacent
to new infill development on Park Crescent.

The remaining new development within the West Shore neighbourhood consists primarily of
replacement housing of older single-detached dwellings. Some of this replacement housing is
found along West Shore Boulevard, which presently comprises single-detached dwellings ranging
from one to two-storeys in height. Both the original and replacement dwellings range in style
with varying front yard setbacks, garage placements and degree of front yard landscaping and
street tree canopy. West Shore Boulevard has one sidewalk on the east side of the street from
Bayly Street to Sunrise Avenue. The replacement housing seen along West Shore Boulevard is
primarily two to three storeys in height. Figures 4.57 and 4.58 reflect replacement housing that
are of a larger scale, massing and height then their neighbouring dwellings.
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Figure 4.57: Replacement housing, with increased
height, front yard setback, varied garage placement
and reduced landscaped open area in the front yard
(as compared to original homes).

Figure 4.58: Replacement housing on the left
illustrates much larger scale and height as
compared to original house next door

Figure 4.59: Newer replacement housing, differs in
scale, mass and building materials as compared to
neighbouring dwellings

Figure 4.60: Replacement housing under construction
next to bungalow dwelling. Replacement housing is
significantly larger in scale and massing.

Replacement housing is also prevalent on Marksbury Road with many new single detached
dwellings that are larger in height and overall massing when compared to the original dwellings.
Marksbury Road is a quiet local road that leads to Lake Ontario. As seen in Figure 4.61, the
character of the original dwellings on the road varies in architectural style. However, most
original dwellings are one- or two storeys in height, the front yard setback is generally consistent,
and many of the original dwellings have large, mature trees and a predominance of landscaped
open area in their front yards.
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Figure 4.62: Replacement housing under construction
next to bungalow dwelling. Replacement housing is
larger in scale, with wider driveway.

The replacement housing along Marksbury Road has varying architectural styles and building
materials. As seen in the figures below, some of the houses are also significantly larger in mass,
height and have varying setbacks and lot coverages from their neighbours. The size of the
replacement dwellings and resulting lot coverage are greater than the size and lot coverages of
the original houses in the neighbourhood (See figures 4.63, 4.64 and 4.65).

Figure 4.63: Replacement housing with significantly
different architectural style and building material.

Figure 4.64: Backyard view of replacement housing.
The depth and lot coverage is larger than the original
housing stock.
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Figure 4.65: Replacement housing that has significantly larger lot coverage and height compared to adjacent
dwelling.

Similar replacement housing is also occurring on streets such as Oklahoma Drive and Surf Avenue,
as seen in Figures 4.66 and 4.67. These newer dwellings are significantly larger in scale, massing
and height than the original dwellings within the established neighbourhood.

Figure 4.66: Replacement housing on Surf Ave that
is significantly larger in massing and height than
neighbouring dwelling.

Figure 4.67: Replacement housing on the corner of
Oklahoma Drive and Hillview Crescent. The new lot
coverage is significantly larger than that of the original
bungalow.
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Summary Statement:
In the West Shore Neighbourhood, some of the trends observed with new homes as compared
to the original homes are that the new homes:
• Have a mixture of medium and steep pitched roofs and some flat roofs compared to the
low pitched roofs of original dwellings;
• Have elevated front entrances located up to a full storey above grade compared to
original dwellings with entrances at or near grade;
• Are a mixture of primarily traditional styles with some modern dwellings compared to the
mixture of architectural styles seen in original dwellings;
• Have a range of lot frontages which is also seen in the original dwellings;
• Have varying front, side and rear setbacks unlike original dwellings with consistent
setbacks;
• Have fewer trees and less landscaped open area in the front yard; and
• Maintain road and sidewalk patterns.
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Woodlands
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The Woodlands neighbourhood is bounded by Petticoat Creek to the west, the Canadian National
rail line to the north, the Amberlea watercourse east of the Highway 401 ramps to Kingston Road,
and Highway 401 to the south. The South Petticoat Ravine, located on the west side of the
neighbourhood forms part of the City’s Natural Heritage System, and it drains southwards
towards Lake Ontario. The densely forested ravine is a key element of the Woodlands
neighbourhood and provides residents with scenic backdrops adjacent to residential dwellings.
The Woodlands neighbourhood is served by four arterial roads, Sheppard Avenue along the
northern edge, White’s Road along the eastern edge, and Kingston Road along the southern edge.
Rosebank Road is a main north-south arterial road in the western portion of the Woodlands
Neighbourhood. Initially, residential development began along Old Forest Road, Highbush Trail
and Rosebank Road between 1900 and 1940. Further subdivision activity occurred east of
Rosebank Road in the 1980’s. The neighbourhood has seen a significant increase in rowhouses
and duplexes between 1991 and 2011. An apartment building was constructed at the northeast
corner of Whites Road and Kingston Road in the 1990’s.
The Woodlands neighbourhood is primarily composed of single detached dwellings on large lots.
The neighbourhood has been largely built out with limited infill opportunities still remaining on
lands south of Sheppard Avenue and east of Whites Road, and along Kingston Road. The
Woodlands neighbourhood has experienced a significant amount of replacement housing,
ranging in size and architectural style. Similar to other neighbourhoods, much of the replacement
housing has occurred along the streets that first saw development in the 1900’s and 1940’s.
Rosebank Road has experienced a significant amount of the replacement housing within the
Woodlands neighbourhood. Many of the lots along Rosebank Road have retained the large
mature trees, and the street is generally well landscaped and lined with a significant tree canopy.
Much of the original housing consists of one-storey single detached dwellings with large front
yard and side yard setbacks. Many of these lots have significant landscaping and tree coverage,
providing privacy, as seen in Figures 4.68.
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Figure 4.68: Existing dwelling (right), one -storey dwellings, set back behind tree canopy lining Rosebank Road.
Replacement housing (left) has much larger height and massing.

Many of the replacement dwellings along Rosebank Road consist of two-storey dwellings with
two-car garages. The dwellings occupy a greater proportion of the lot and are larger in both
height and depth as compared to the housing footprint of the original dwellings. As seen in
Figures 4.69 and 4.70, the replacement housing is of a much larger scale.

Figure 4.69: Replacement housing on two lots, new
dwellings have similar architectural style, although
they contrast with the character of the original
dwellings on the street.

Figure 4.70: Modern, large replacement housing that
occupies much larger lot footprint, within minimum
mature vegetation.

A varying range of replacement dwellings has also been developed along Old Forest Road, which
is located between Rosebank Road and Highbush Trail. Large, mature trees, providing scenic
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views and a sense of open space between dwellings, line these streets. Old Forest Road has a
change in elevation from one side of the street to the other. Many of the lots on the east side of
the street are located below the elevation of the street. Lots on the west side of the street are
set back further away from the road while the homes on the east side are set much closer to the
street. The new replacement housing along the west side of Old Forest Road is constructed to
meet the elevation of the street, as seen in Figure 4.71, creating a striking difference in the height
of these dwellings when compared to the original dwellings. Old Forest Road slopes more
smoothly as it proceeds south, where some new replacement housing has also occurred, as seen
in Figure 4.72.

Figure 4.71: Replacement housing on the east side of
Old Forest Road, home is three storeys tall, with front
entranced at grade with the road.

Figure 4.72: Replacement housing along the southern
portion of Old Forest Road. The lot footprint and
architectural style are significantly different from the
original dwellings.

Highbush Trail has a lush tree canopy and scenic backdrops. Single detached dwellings are the
predominant typology. However, very few original 1900s to 1940s dwellings remain.
Replacement dwellings appear to have been taking place over many years and, as seen in Figure
4.73, many of the dwellings along Highbush Trail range in style as well as size and massing.
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Figure 4.73: Highbush Trail (north end of the street), range of architectural style, height and massing.

Summary Statement:
In the Woodlands Neighbourhood, some of the trends observed with new homes as compared
to the original homes are that the new homes:
• Are mostly single detached homes keeping with the neighbourhood character and,
some townhouses on the fringes of the neighbourhood;
• Maintain one-to-two storey dwellings with two storeys being the majority;
• Have a mixture of medium and steep pitched roofs compared to the low pitched roofs
of original dwellings;
• Maintain at or near grade front entrances;
• Maintain primarily traditional architecture styles;
• Maintain large lot frontage;
• Have varying front and side yard setbacks compared to generally consistent setbacks of
original dwellings;
• Have no mature trees and limited landscaped open area in the front yard compared to
the mature trees and landscaped open area seen on lots with original dwellings;
• Have integral garages and wider driveways compared to the attached garages, rear yard
garages, or front yard parking with narrow and tapering width driveways of the original
dwellings; and
• Maintain road and sidewalk patterns.
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5 TRENDS & OBSERVATIONS
5.1

Trends

The scale and built form of new housing is reflective of the changing and evolving desires and
needs of individuals. Increasingly, people desire larger homes, typically with four or more
bedrooms, and an integral garage to accommodate multiple vehicles. Changing architectural
trends and styles also have an impact on the overall scale and built form of new homes. Higher
ceilings (ten to twelve feet high) on all levels (including the basement), larger windows, either
steeper roof pitches for traditional-style dwellings or flat roofs for modern-style dwellings are
common elements seen on new homes. All of these factors lead to new homes being built that
are typically larger than the original homes in a neighbourhood.
5.2

Focus Group Sessions – Feedback Received

In May 2017, City staff hosted two focus group meetings in response to concerns raised by
community members about infill development. Participants of the focus groups were asked to
identify the unique features and elements that they like about their neighbourhoods, as well as
to identify the matters that are important for the future. Some of the features, elements and
matters mentioned were:
• Neighbourhoods are peaceful;
• There is a good mix of houses (singles/semis/townhouses);
• There is a sense of community;
• Neighbourhoods are walkable (even if there are no sidewalks);
• Tree-lined streets add to the character of neighbourhoods;
• Mature trees should be protected;
• Building heights should be limited;
• Clear standards for yard setbacks should be maintained;
• Privacy should be protected;
• Separation distance between houses should be maintained;
• The constructions of monster homes should be limited;
• Homes should fit in with the neighbourhood; and
• Front porches are important.
Participants were then asked to identify the issues that they have noticed with respect to the
new construction within their neighbourhoods. The following is a general summary of the issues
and concerns that were identified by the focus group participants:
• Infill development is not sensitive to the existing character of the neighbourhood;
• There are too many variances being granted to construct large homes;
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New homes are being built taller and larger and are perceived to be out of character with
the original homes in the neighbourhood;
The construction of new homes results in loss of privacy for the neighbouring homes,
which are left in the shadow of the newer, larger houses; and
There is a lack of community input into the process when infill or replacement housing is
proposed.

Participants were also asked to identify what they would like to see with respect to new
construction within their neighbourhoods, both with respect to the form and features of the built
form, as well as the process through which infill and replacement housing gets built. The
following are some of the comments heard. A full list of comments from the Focus Group
meetings can be found in Appendix C:
• There should be a mix of housing types, sizes and styles within neighbourhoods;
• Front porches are important as a defining element of neighbourhood character and
should be required;
• Mature trees, natural areas and spaces between houses are important;
• Ratepayers and neighbourhood associations should be involved in the process; and
• New development should be subject to site plan control.
5.3

Observations

As observed through our review of the Focus Neighbourhoods in the previous section of this
report, the City of Pickering has seen a wide range of built form and lot characteristics through
infill and replacement housing over the years. This is also reflected in the feedback received from
the Focus Group sessions held in May 2017, as outlined above.
Much of the “infill” development that has occurred or is occurring is located on vacant or
underutilized sites located at the fringes of neighbourhoods, as well as larger lots within
established neighbourhoods that are being severed or subdivided to accommodate a greater
number of dwellings. Along the local streets of established neighbourhoods, there have been
many replacement dwellings built, of varying styles and form.
In all cases, the scale, massing and placement of infill and replacement housing in relation to the
original, neighbouring dwellings within established neighbourhoods has an impact on the
character of the neighbourhood overall. Compatibility of new homes in relation to original
homes is an observed concern in Pickering, particularly with respect to certain elements of
character.
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This section of the report summarizes the key elements of neighbourhood character with respect
to infill and replacement housing, as observed in the Focus Neighbourhoods described in the
previous section of this report.
Built Form
Housing age, type and architectural style
Original homes within Pickering’s established neighbourhoods are typically of the same age, type
(single detached dwelling) and style (traditional architecture with a non-flat roof). When infill
and replacement housing is introduced into an established neighbourhood, while typically of the
same type as the predominant dwelling type of the neighbourhood (usually single detached
dwellings), there is an immediate contrast in the age of dwellings, and by association,
architectural style. This difference in architectural style of infill and replacement housing has an
impact on the overall scale and massing of the homes, typically appearing larger than the original
homes within neighbourhoods. As seen in some of Pickering’s established neighbourhoods, this
can create a contrast between infill and replacement housing and the original homes in a
neighbourhood when they are side by side. While sometimes this relationship between new and
old can work well, there can be impacts associated with shadowing, overlook and privacy when
there is an incompatible relationship between dwellings.
Dwelling height and height of first floor
Within established neighbourhoods in Pickering, there is often a range of dwelling heights for the
original homes. Typically, there is an observed range of dwelling heights of one to two storeys,
with homes having a similar type peaked roof. Newer infill and replacement homes are typically
taller than the original homes within neighbourhoods. The reason for this trend is multi-fold:
• Ceiling heights in newer dwellings are typically higher than the standard 8-foot ceiling
heights of older homes, resulting in an overall increase in dwelling height;
• There is a trend for a steeper roof pitch in newer, traditional style dwellings, which often
results in a taller dwelling, potentially creating shadow impact on neighbouring
properties;
• In more modern style developments, where a roof is flat, the height of the main walls,
particularly the side walls of a dwelling, can be much higher than the existing dwellings
on adjacent properties; and
• The elevation of the first floor is sometimes raised above an at-grade integral garage,
particularly on narrower lots, where the desire for a large home is balanced with a desire
for a two-car garage.
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Individually and combined, these matters all affect the overall height and massing of new
dwellings, and lead to potential compatibility issues with adjacent properties.
Lot coverage
Lot coverage is measured as a percentage of the “footprint” of a building or buildings on a
property or lot. For example, if the footprint of a building measures 10 square metres on a lot
that measures 100 square metres, the lot coverage on that lot is equal to 10%. Lot coverage is a
good metric to use to assess density and built form within low density neighbourhoods. It is also
an indicator of the age of a neighbourhood, and thus, a good indicator of the location of a
municipality’s “established neighbourhoods”. Typically, homes built prior to the 1980’s are more
modest in size than newer homes, and are often located on lots that are larger than typical lots
found in newer neighbourhoods. As such, the percentage of a lot that is covered by a home
(referred to as “lot coverage”) is lower in established neighbourhoods than newer
neighbourhoods. This lower lot coverage translates to greater separation distances between
dwellings, increased landscaping, and a greater sense of open space when compared to newer
neighbourhoods.
In Pickering, each of the focus neighbourhoods reviewed as part of this study includes streets and
developments built over a wide period of time, and as such, the lot coverage in each
neighbourhood varies. When a new dwelling, whether infill or replacement housing, is
constructed, it is typically larger than the original homes in the neighbourhood. As such, the lot
coverage of infill and replacement dwellings is greater than that of original dwellings. While this
difference is expected, there are sometimes issues of compatibility between new and original
dwellings, associated with massing and shadowing impacts. As such, lot coverage can be used as
an important indicator and metric of neighbourhood character.
Separation Distance
The separation distance between dwellings, whether large or small, has an impact on the
perceived sense of open space in a neighbourhood. Typically, in established neighbourhoods in
Pickering, there is a larger separation distance between the original dwellings in that
neighbourhood when compared to newer subdivisions in other parts of the City. This larger
separation distance between dwellings has the effect of reducing the overall massing of built
form in a neighbourhood, and increases the opportunity for providing landscaped open space.
When infill and replacement housing is introduced into established neighbourhoods, as discussed
previously, these new homes are often larger in building footprint and overall scale when
compared to the original homes in that neighbourhood, which has the effect of reducing
separation distances between dwellings. While there are ways to mitigate the impact of reduced

page 88

Infill and Replacement Housing in Established Neighbourhoods Study
Existing Conditions and Preliminary Observations Report – DRAFT

March 2019

separation distances between dwellings through built form and massing, it is an important
element to recognize as a contributor to the sense of place and character of a neighbourhood.
Streetscape
Lot Frontage
Lot frontage is essentially the width of a lot along a street. For the most part, lot frontages on
lots within established neighbourhoods in Pickering are fairly consistent. Most of the time, when
replacement housing is introduced into an established neighbourhood, there is no impact to the
width of the lot (lot frontage), as the size of the lot itself remains unchanged. However, in the
case of infill housing, there is sometimes a severance or subdivision of land associated with this
type of development, which can have an impact on the size of a lot, often creating smaller lots
than exist in the immediate surroundings of the neighbourhood. This has the effect of increasing
the density of an area within a neighbourhood, and can have an impact on the look and feel of a
neighbourhood.
Front yard setbacks
A front yard setback is the distance between the front lot line and the front wall of a building.
Typically, zoning by-laws stipulate minimum front yard setbacks for dwellings. This is the
measurement between the front wall of a house and the front property line. Often, in older,
established neighbourhoods, front yard setbacks are more generous, with homes sitting further
back on properties, away from the street. Similar to a low lot coverage, a greater setback has the
effect of creating a sense of openness and space in a neighbourhood. Often, the established
pattern of front yard setbacks exceeds the minimum requirements of the by-law (sometimes
greatly exceeding). When replacement dwellings are proposed, it is common for these dwellings
to be larger in size than the more modest-size dwellings in the established neighbourhood. while
there may be an established pattern of front yard setbacks prevalent on a street, a new dwelling
could be built much closer to the street, while still complying with required zone standards.
In Pickering, there are many established neighbourhoods with streets that have very deep lots,
where a large front yard setback forms part of the character of a street. When replacement
housing is built along these streets, there are often instances of inconsistency, as new
development can disrupt the patterns of open space in these areas.
Garage or carport placement
The location and placement of a garage or carport has a significant impact on the streetscape
and overall character of a neighbourhood. Often, established neighbourhoods have an eclectic
character with respect to garage and carport placement. For original homes in established
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neighbourhoods, these elements are usually sized to accommodate one vehicle, and are located
flush or behind the main wall of a dwelling, either attached or detached, and as such, do not
dominate the front façade of a dwelling. When new infill or replacement housing is built, there
is often a desire for these homes to have large garages, typically sized to accommodate two or
more vehicles. While some lots may be large enough to accommodate garages flush or behind
the main wall of the new dwellings, on smaller lots it is common for garages to be located in front
of the main wall, or as addressed above, in the “basement” of a dwelling where the first floor has
been raised above the garage. As such, it is important to understand the relationship between
garage/carport placement and neighbourhood character.
Driveway configuration and width
The width and configuration of driveways can have a significant impact on the character of a
neighbourhood. New infill and replacement dwellings often contain larger garages and a desire
to park more vehicles, leading to larger driveways when compared to prevalent driveway widths
in established neighbourhoods. These larger driveways have the effect of reducing the amount
of landscaping on a property. In Pickering, there are many observed instances of new dwellings
that have altered the open space character of a lot, where front yards are dominated by a large
driveway, and landscaping and mature trees have been removed.
Front yard landscaping
Front yard parking (and driveway width) affects the amount of soft landscaping in the front yard,
which also contributes to streetscape character. As well, the question of whether to allow
parking in the front yard has recently surfaced as a hot topic in many municipalities in Ontario,
based on aesthetic concerns. It is increasingly becoming an issue where a household owns two
or more vehicles. In Pickering, where new infill and replacement dwellings have been
constructed in established neighbourhoods, there is often an apparent reduction in front yard
landscaping, which can have an effect on the overall sense of open space and character of a
neighbourhood.
Neighbourhood Composition
Road pattern and sidewalks
The road pattern and presence of sidewalks within established neighbourhoods does not change
as replacement housing is introduced. When infill housing is introduced into an established
neighbourhood, there can sometimes be an impact on road and sidewalk patterns within that
neighbourhood, such as the introduction of a cul-de-sac into a grid-pattern road neighbourhood,
or the creation of a sidewalk in a neighbourhood where there are no other sidewalks.
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Available Tools

As described earlier in this report (Section 2.4), Chapter 16 of the Pickering Official Plan provides
guidance on the types of matters that are examined in the review of development applications.
It outlines the various reports that are required to be submitted in conjunction with a
development application to constitute a complete application. For larger scale development
proposals, the Official Plan also describes some of the various tools that can be used under the
Planning Act (such as interim control, holding by law and temporary use by-laws), and provides
some enabling policies so the City can require certain matters as conditions of development
approvals (such as dedication of parkland and securing road widenings).
All planning applications for development are reviewed against a variety of matters including the
relevant plans, programs and policies of the Province, the Region of Durham, the City of Pickering
and other relevant boards and agencies. Section 16.1.b states that in reviewing development
applications, City Council shall consider the potential positive and negative impacts on the
ecological, urban and rural systems (considering where appropriate, short term, long-term and
cumulative effects).
Section 16.5A of the Official Plan states that for an Official Plan Amendment, Zoning By-law
Amendment, Draft Plan of Subdivision or Draft Plan of Condominium Approval, City Council shall
require a planning rationale report which considers the overall benefit to the community and
evaluates the proposal against the relevant policies. A planning rationale report is not required
for Site Plan Approval.
Infill applications which are considered “major development” typically require a zoning by-law
amendment, and/or an application for site plan control, and as such, are accompanied by a range
of supporting studies to review the potential impacts of a proposal on the surrounding
neighbourhood context. However, smaller scale infill developments and instances of
replacement housing are often only subject to a building permit application, and sometimes, a
minor variance or severance application.
Ultimately, this study will make recommendations to introduce and/or improve existing tools
used by, or at the disposal of, the City of Pickering. It will manage new construction within
established residential neighbourhoods that maintains and/or enhances the neighbourhood it is
being built in.
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6 CONSULTATION
6.1

March 5 t h , 2019 Public Open House

On Tuesday March 5th, 2019 from 7:00 pm to 9:00 pm the City of Pickering hosted its first Public
Open House for the Infill and Replacement Housing in Established Neighbourhoods Study at the
Pickering Recreation Complex. The Open House introduced the Study’s purpose and objectives,
and provided an opportunity to gain insight into the residents’ thoughts, concerns and key areas
of interest in regards to Infill and Replacement Housing within their neighbourhoods. There were
approximately 59 attendees at the event.
Public Open House 1 consisted of a presentation by the consultant which provided an overview
of the Study thus far, a question period, a workshop activity and a wrap-up comment session.
Details of the consultation process, and the feedback received, is contained in Appendix D.
Participant comments received on the comment forms, table top maps, feedback boards and
post-event e-mails have been summarized in Figure 6.1. on the following page. A detailed
summary of responses and a breakdown of responses by neighbourhood is provided in Appendix
D of this report.
It is important to note that while certain Focus Neighbourhoods did not generate any comments,
this study recognizes that infill and replacement housing is occurring within each Focus
Neighbourhood and all Focus Neighbourhoods will continue to be analyzed and addressed in the
future phases of this study. It is also important to note that the intent of receiving comments in
Phase 1 of this study is not to put more weight on some comments received over others. The
intent of public consultation, particularly in early phases of the project, is to introduce the subject
matter and to invite initial discussion, opinion, thoughts and ideas on that subject matter.
The feedback received from this consultation process will help inform the outcome of this study.
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Figure 6.1 Table of Neighbourhood Character Elements Noted as Mattering and Not Mattering by Neighbourhood
(Coloured boxes denote character elements noted in surveys, e-mails, feedback boards and maps. The numbers represent the number of stickers placed on feedback boards.)
Neighbourhood:
Liverpool
Rougemount
Bay
Rosebank West Shore
Dunbarton
Liverpool
Rougemount
Bay
Rosebank West Shore
Ridges
Ridges
Character Element
This matters to me
This does not matter to me
Built Form
Height of Front
Entrance
Building Height

7
5

1

6

18

9

12

8

3

5

6

2

2

1

1
2

Building Length and
Width

6

Roof Styles

4

Lot Coverage

2

12

3

10

Architectural Style

2

4

3

5

Separation Distance
between Dwellings

5

1

15

7

15

2

Driveway Width

1

1

5

1

1

1

Front Yard Setback

2

5

1

5

Front Yard

2

6

2

Garage Placement

2

Lot Frontage

3

1

2

1
17*

2

1

Streetscape

1

3

1
1

10

13

10

Street Trees

15

4

9

Street Cross Section

9

2
1
Neighbourhood Composition
1

1

5

*It is noted that although the feedback board for West Shore included 17 stickers indicating that lot coverage “does not matter”, the comment form
responses received from that neighbourhood indicate that lot coverage “does matter”.
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7 NEXT STEPS
Phase 1 of the City of Pickering Infill and Replacement Housing in Established Neighbourhoods
Study:
§ Provides a review of the observations of existing conditions and development trends
related to new construction of infill and replacement housing within the City’s established
residential neighbourhoods;
§ Establishes a general description of the character of the neighbourhoods (or areas of
observed change) that are experiencing new construction of infill and replacement
housing;
§ Confirms boundaries of neighbourhoods, or establish boundaries of areas of observed
change, that may be likely to undergo infill and replacement housing development in the
near future;
§ Provides a review of municipal best practices; and
§ Provides a summary of public consultation.
Phase 1 has resulted in the preparation of this Existing Conditions and Preliminary Observations
Report, which summarizes the information outlined above.
Phase 2, the next phase of the study, will:
§ Identify gaps and opportunities in existing City policy, guidelines and strategies to address
the matter of infill and replacement housing;
§ Identify preliminary options, tools and strategies to address the issue of compatibility
between new construction and existing built form within the identified established
residential neighbourhoods and areas of observed change;
§ Address feedback from the consultation process undertaken in Phase 1; and
§ Engage the public, agencies and stakeholders.
Phase 2 will result in the preparation of a Planning Options Report.
Phase 3, the last phase of the study, will:
§ Address feedback from the consultation process undertaken in Phase 2;
§ Recommend preferred strategies, tools, guidelines, including draft Design Guidelines,
timing and required resources to address infill and replacement housing within the City
of Pickering for Council consideration;
§ Recommend where these strategies, tools and guidelines should be implemented within
the City of Pickering; and
§ Engage the public, agencies and stakeholders.
Phase 3 will result in the preparation of a Recommendation Report and Design Guidelines.
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APPENDIX A – SUMMARY OF BEST PRACTICES
Municipality

Issues Addressed

Brampton
(Mature
Neighbourhoods
Policy Review 2014)

Concerns raised by the
community, and
echoed in the media,
with respect to the
scale of replacement
housing being built and
the incompatibility of
some new homes with
the character of mature
neighbourhoods

Recommendations / Planning Tools Implemented
Official Plan
•

Strengthen policies by requiring new dwellings and additions to fit in and
be compatible with the existing homes within mature neighbourhoods
with respect to:
o Massing;
o Scale and height; and
o Mitigating the impacts of privacy and shadowing on adjacent
properties
Zoning
• Identification of mature neighbourhoods on a map within the City’s
Zoning By-law
• Alternate regulations applying to single family detached dwellings within
Mature Neighbourhoods
o Minimum depth of rear yard;
o Minimum interior side yard width;
o Maximum lot coverage;
o Maximum building height.
Other
• A comprehensive review of the existing residential zones
• Scoped site plan control
• Citizen’s Guide to Neighbourhood Character

Status of Implementation
o Increase in the amount of scoped site plan
applications within mature
neighbourhoods (indicative of the scale of
development being proposed in some
mature neighbourhoods compared to
original homes)
o Increase of time and resources required
(staff) to process scoped site plan
applications

APPENDIX A – SUMMARY OF BEST PRACTICES
Municipality

Issues Addressed

Recommendations / Planning Tools Implemented

Halton Hills
(Mature
Neighbourhood
Character Study 2017)

Concerns raised by the
community with
respect to the type of
replacement housing
being built and the
incompatibility of some
new homes with the
character of the mature
neighbourhood

Official Plan
• New definitions for Mature Neighbourhood Areas and Neighbourhood
Character
• Update of the Urban Character Policies
• New section specific to Mature Neighbourhoods
• New general policies for Mature Neighbourhood Areas including new
policies associated with minor variances for replacement housing,
additions, alterations and accessory structures
• New section specific to Mature Neighbourhoods to ensure applications
for a minor variance are compatible with, protect, and enhance existing
neighbourhood character
Zoning
• New and amended definitions for lot coverage, half-storey, gross floor
area and mature neighbourhood areas
• Additional zone provisions within Mature Neighbourhood Areas included:
o Limiting maximum building height
o Increasing exterior yard setbacks
o Requiring additional side yard setback for every storey above the
first
o A maximum lot coverage based on height of dwelling
• Clarification to current zoning provision that walkway areas adjoining the
driveway are included in the driveway width

Status of Implementation
o Recently implemented – Too early to
determine efficacy

APPENDIX A – SUMMARY OF BEST PRACTICES
Municipality

Issues Addressed

Recommendations / Planning Tools Implemented

Status of Implementation

Kitchener
(Residential
Intensification in
Established
Neighbourhoods
Study - 2017)

Study to address
development and
intensification within
the City’s established
neighbourhoods to
address common
concerns of
compatibility of new
development

Official Plan
• No Recommendation
Zoning
• Zoning by-law amendments
o Uniform front yard setbacks
o Reduction of maximum building height to 2 storeys where
replacement dwelling or house addition is proposed next to two
bungalows
o Requirements related to the location and placement of the
garage
Other
• Process enhancements
o Enhancing the notification process for consent and minor
variance applications by requiring the placement of a notice sign
on the property of the applicant property
o Requiring Site Plan Approval for single-detached, semi-detached
and duplex dwellings as a pilot project in select neighbourhoods
identified by the Cultural Heritage Landscape Study
• Update of the Urban Design Manual to provide guidance on infill
development and new development adjacent to established
neighbourhoods

o Recently implemented - Too early to
determine efficacy

Vaughan
(Urban Design
Guidelines for
Infill
Development in
Established LowRise Residential
Neighbourhoods
- 2016)

To address and
implement the City’s
Official Plan policies
through urban design
guidelines to address
common concerns of
compatibility of new
development

Official Plan
• No Recommendation
Zoning
• No Recommendation
Other
• Urban Design Guidelines for Infill Development in Established LowRise Residential Neighbourhoods
o Clarify policies applicable to low-rise neighbourhoods and
provide illustrations
o Intended to be used by property owners, developers,
architects and planners in preparing plans for individual
sites, as well as City staff in their review of development
applications

o Recently implemented - Too early to
determine efficacy

APPENDIX A – SUMMARY OF BEST PRACTICES
Issues Addressed

Recommendations / Planning Tools Implemented

Hamilton
(Residential
Intensification
Guide - 2010)

Municipality

To address how
residential
intensification projects
can be sensitively
designed and
integrated into existing
neighbourhoods (not
replacement housing)

Ottawa (Mature
Neighbourhood
Overlays and
Urban Design
Guidelines for
Low-rise Infill
Housing - 2012)

Detailed study to
address common
concerns of
compatibility of new
development

Official Plan
• No Recommendation
Zoning
• No Recommendation
Other
• Residential Intensification Guide
o Outlines techniques for incorporating intensification
projects into the character of a neighbourhood regarding
density, character, height, traffic, parking and ownership,
etc.
Official Plan
• No Recommendation
Zoning
• Amendment to the Zoning By-law
o New section providing regulations for infill development
within certain zones within a specific geographic area
o Regulates front yard setback, parking and landscaping in the
front yard, location of front door
Other
• Urban Design Guidelines

Status of Implementation
o Recently implemented - Too early to
determine efficacy

o Recently implemented - Too early to
determine efficacy

APPENDIX A – SUMMARY OF BEST PRACTICES
Municipality

Issues Addressed

Recommendations / Planning Tools Implemented

Oakville
(Residential
Intensification
Study - 2009)

To ensure that
intensification within
stable residential
communities is
compatible with the
surrounding,
established
neighbourhoods

Mississauga
(New Dwellings,
Replacement
Housing and
Additions –
Design
Guidelines and
Site Plan
Requirements 2013)

To ensure the
construction of new
buildings, replacement
housing and additions
retain and complement
existing community
character of
neighbourhoods

Official Plan
• Policy recommendations to ensure that intensification within stable
communities, including single dwelling development, is compatible
with the surrounding neighbourhood in terms of setback, separation
distances, scale, height, massing and architectural character.
Zoning
• Investigations into the built form existing in older neighbourhoods
was incorporated into the zoning by-law as pre-fix zones with the
intent to regulate built form in the “Infill Housing Areas”, which are
older neighbourhoods
• Specific changes to the zoning by-law to address lot coverage, yard
minimums, and building height
Other
• Identification of site plan control areas as an implementation tool in
the development of appropriately sited and massed buildings within
stable residential neighbourhoods
Official Plan
• No Recommendation
Zoning
• No Recommendation
Other
• Site Plan Control areas under the Site Plan Control By-law
o Ensures the construction of new buildings, replacement
housing and additions retain and complement the existing
community character
• New Dwellings, Replacement Housing, and Additions Urban Design
Guidelines
o Provision of design guidelines on building scale and
character, massing, building height and materials, grades,
garage placement, driveway and hard surface treatment

o Status of Implementation
o Recently implemented - Too early to
determine efficacy

o Recently implemented - Too early to
determine efficacy

APPENDIX A – SUMMARY OF BEST PRACTICES
Municipality
Burlington
(Indian Point
Character Area
Study - 2017)

Issues Addressed

Recommendations / Planning Tools Implemented

Focused review of the
policies and regulations
applying to Indian Point
Neighbourhood to
ensure the construction
of replacement housing
and additions retain
and complement
existing community
character of Indian
Point.

Official Plan
• Identification of Neighbourhood Character Areas
• Inclusion of objectives for Neighbourhood Character Areas to ensure
development is compatible and respectful of established character
• Inclusion of general policies for development to incorporate
prevalent built form and design elements in the neighbourhood and
to preserve mature, healthy trees
• Inclusion of site specific policies for Indian Point Neighbourhood (i.e.
identification of specific elements of character unique to Indian
Point, and inclusion of Minor Variance criteria to be considered in all
applications
Zoning
•

Specific zone provisions implemented for Indian Point
neighbourhood with respect to the elements of character to be
preserved, including increase to minimum lot width, reduction in
maximum lot coverage

Other
•

Recommended incentive program for the City to subsidize the
planting of new trees on private property

Status of Implementation
o Recently implemented - Too early to
determine efficacy
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APPENDIX ‘B’
Focus Neighbourhoods: Maps and Statistics
Each neighbourhood within this Appendix contains a map as well as charts summarizing
statistics within the neighbourhood:
• There is a map that shows a geographic representation of the neighbourhood, areas of
observed changes (indicating areas where physical changes have been observed to
occur in terms of infill and replacement housing), as well as photos from around the
neighbourhood.
• There is a “Housing Type” chart that summarizes the dwellings by type within the
neighbourhood taken 20 years apart, in 1991 and 2011.
• There is a “Summary of Residential Building Permits for Plans of Subdivision” chart,
which identifies the total number of dwellings by type within a plan of subdivision that
have been issued a building permit, as of 2018.
• There is a “Summary of Residential Building Permits for Other Major Residential
Development” chart, which identifies dwellings by type that have been issued a building
permit outside of the plan of subdivision process, as of 2018.
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Bay Ridges
Single and Semi-detached houses held the greatest proportionate share of neighbourhood
housing stock in 2011. However, this decreased from 72.5% in 1991 to 59.3% in 2011. This
decrease is largely due to Rowhouses and Duplexes increasing their proportionate share from
12.12% in 1991 to 23.6% in 2011, coupled with Low Rise Apartments increasing their share
from 3.38% to 8.45% in the same time period. Decreases in proportionate share were seen in
Mid- & High-Rise Apartments which dropped to 8.45% in 2011, and “Other” housing types
decreased by 0.17%.

Summary of Residential Building
Permits for Plans of Subdivision - Bay
Ridges

Detached

Semi Detached

Multi Unit

Apartment

Row

40 detached, 24 semi-detached, 164
rowhouses and 36 apartment units
were permitted within plans of
subdivision in Bay Ridges, totaling 264
units.

Summary of Residential Building
Permits for Other Major
Developments - Bay Ridges

Detached

Semi Detached

Multi Unit

Aptartment

Row

112 rowhouses and 124 multi-unit
homes were permitted within other
major developments totaling 236 units
in Bay Ridges.
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Dunbarton
In 1991 Single and Semi-detached houses held 100% of the proportionate share, which
decreased to 92% in 2011. Rowhouses and Duplexes made up 8% of the proportionate share in
2011.

Summary of Residential Building Permits for Plans
of Subdivision - Dunbarton

Detached

Semi Detached

Row

Multi Unit

Apartment

433 detached units were
permitted within plans of
subdivision in Dunbarton.
No residential permits for
other major developments
were issued.
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Highbush
In 1991 Single and Semi-detached houses held 100% of the proportionate share in the
neighbourhood, which decreased to 73.5% in 2011. 25.4% of this decrease is due to the
significant increase in Rowhouses and Duplexes from 0% in 1991 to 25.4% in 2011. Low Rise
apartments increased their proportionate share to 1% in 2011.

Summary of Residential Building
Permits for Plans of Subdivision Highbush

Detached

Semi Detached

Multi Unit

Apartment

Row

1,071 detached, 246 semi-detached, 286
row and 40 multi-unit homes were
permitted within plans of subdivision in
Highbush totaling 1,642.

Summary of Residential Building
Permits for Other Major Residential
Development - Highbush

Detached

Semi Detached

Multi Unit

Aptartment

Row

46 rowhouses were permitted within
other major residential developments in
Highbush.
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Liverpool
In 1991 Single and Semi-detached houses made up 82.7% of the proportionate share in the
neighbourhood, which decreased to 77.6% in 2011. Rowhouses and Duplexes increased their
share to 20.3% in 2011, and Low-Rise Apartments has and increase of 2.1%. Other housing
types decreased their proportionate share to 0% in 2011.

Summary of Residential Building
Permits for Plans of Subdivision Liverpool

Detached

Semi Detached

Multi Unit

Apartment

Row

3,438 detached, 840 semi-detached
and 474 rowhouses were permitted
within plans of subdivision in Liverpool
totaling 4,752 units.

Summary of Residential Building
Permits for Other Major Residential
Developments - Liverpool

Detached

Semi Detached

Multi Unit

Aptartment

Row

2 semi-detached, 109 rowhouses, and
241 apartment units were permitted
within other major residential
developments in Liverpool totaling 352
units.
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Rosebank
The greatest proportionate share in the neighbourhood was taken up by Single and semidetached houses in both 1991 and 2011. They did however decrease from 96.3% in 1991 to
81% in 2011. Rowhouses and Duplex dwellings increased from 2.2% in 1991 to 7.7% in 2011.
Other housing types went from 0% in 1991 to 9.6% in 2011.

Summary of Residential Building
Permits for Plans of Subdivision Rosebank

Detached

Semi Detached

Multi Unit

Apartment

Row

410 detached and 110 semi-detached,
units were permitted within plans of
subdivision in Rosebank totaling 520
units.

Summary of Residential Building
Permits for Other Major Residential
Developments - Rosebank

Detached

Semi Detached

Multi Unit

Aptartment

Row

169 apartment units were permitted
within other major residential
developments in Rosebank.
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Rougemount
The greatest proportionate share in Rougemount was made up by Single and Semi-Detached
houses in both census years. This share decreased noticeably from 98% in 1991 to 67.9% in
2011. Rowhouses and Duplexes had their proportionate shares increase from 1.6% in 1991 to
14.76% in 2011. Mid and High-Rise Apartments and Other housing types increased their shares
as well to 8.44% each in 2011. Low Rise Apartments held a proportionate share of 0.42% in
2011.

Summary of Residential Building
Permits for Plans of Subdivision Rougemount

Detached

Semi Detached

Multi Unit

Apartment

Row

618 detached and 10 semi-detached
units were permitted within plans of
subdivision in Rougemount totaling
628 units.

Summary of Residential Building
Permits for Other Major Residential
Developments - Rougemount

Detached

Semi Detached

Multi Unit

Aptartment

Row

105 apartment units were permitted
within other major residential
developments in Rougemount.
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West Shore
The greatest proportionate share in West Shore was held by Single and Semi-detached houses
in both census years. Their proportionate share decreased from 79.5% in 1991 to 74.4% in
2011. Rowhouses and Duplex dwellings increased their proportionate share from 16.8% in 1991
to 20.9% in 2011. Low Rise Apartments, and Mid- and High-Rise Apartments also increased
their share by 1.5% and 0.4% respectively between 1991 and 2011.

Summary of Residential Building Permits for Plans
of Subdivision - West Shore

Detached

Semi Detached

Row

Multi Unit

Apartment

483 detached, 260 semidetached and 167 multi-unit
homes were permitted within
plans of subdivision in West
Shore totaling 910 units. No
permits for residential units
within other major residential
developments were issued.
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Woodlands
In both census years Single and Semi-detached houses held the greatest proportionate share in
the neighbourhood. Their share decreased significantly from 96.7% in 1991 to 55.8% in 2011.
Rowhouses and Duplexes had a similarly significant change with an increase from 1.6% in 1991
to 36.46% in 2011. Mid- & High-Rise Apartments also increased their proportionate shares to
7.18% in 2011. Low Rise Apartments had a reduction in proportionate share to 0.52% in 2011.

Summary of Residential Building
Permits for Plans of Subdivision Woodlands

Detached

Semi Detached

Multi Unit

Apartment

Row

259 detached units were permitted within
plans of subdivision in Woodlands.

Summary of Residential Building
Permits for Other Major Residential
Developments - Woodlands

Detached

Semi Detached

Multi Unit

Aptartment

Row

63 apartment units were permitted
within other major residential
developments in Woodlands.
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Community Character and Infill Focus Group
Thursday, May 11, 2017
What makes your Neighbourhood distinct or unique?

1.

City Centre - Diefenbaker Court
• local amenities: the rec centre, civic centre, soccer fields, parks
• local shopping: Loblaw's, Walmart
• walkable neighbourhood - doesn't drive
• access to transit
• good for seniors

2.

Liverpool - Storrington Street
• lots of trees, older homes, land that backs onto the greenbelt
• has a "country like atmosphere"
• good community

3.

Bay Ridges - Bayview Street
• lots of small older homes (the old cottages)
• on one side of the street is the old cottages, on the other is new houses
• friendly neighbourhood - the neighbours all know each other, you can just
walk over and knock on people's doors to say hi

_4.

Brock Ridge - Major Oaks Road
• primarily street townhouses
• there used be trees, but they have all died or been removed (ash borer)
• narrow streets with cars parked on the streets, hanging off curbs - parking
issues
• not accessible for walking or transit
• the community has changed much over the last 17 years - not all for the
better

5.

Fairport Beach/West Shore - Marksbury Road, West Shore Blvd, Cliffview Road
• old cottages mixed with newer homes
• no sidewalks, but little traffic - sidewalks not needed
• nearby lake
• access to the waterfront trail and greenbelt area
• new homes are just starting to be built - concern with "monster homes"
• new homes are out of character and their height and large decks infringe on
neighbours' privacy
• the area has a lot of history

6.

Duffin Heights - Brandy Court
• large mix of housing types
• it is a new area with a very diverse community
• need for a school in the neighbourhood
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Other matters discussed
•
•
•
•

parking issues on Major Oaks Road and poor by-law enforcement
the example of Brampton's design guidelines for infill development
poor implementation of the Pickering Official Plan
the renaming of old streets in the Fairport Beach community

What are you proud of in your neighbourhood and what would you like to protect
in the future?

1.

Fairport Beach/West Shore - Marksbury Road, West Shore Blvd, Cliffview Road
• house size and distance between houses is a priority - setbacks and privacy
should be maintained into the future
• a variety of front yard setbacks is good for making an interesting street
• porches are important to create a good streetscape
• fewer fences in the front yard to encourage resident interaction
• the need to limit building heights
• the need for strong tree preservation policies
• the dirt and dust created during construction is an issue
• the need to ensure adequate services are available and that stormwater
management is considered in new developments
• keep the naturalized open spaces - room for wildlife - natural corridors for
deer
• street signage recognizing the different historical communities of Pickering
would be good for the community
• eliminating some sidewalks would be good idea - forces drivers to slow down
and pay attention - sidewalks are not needed everywhere (especially in some
new communities)

2.

Brock Ridge - Major Oaks Road
• no big issue with "monster homes" in the neighbourhood
• a mix of uses would be nice - would like more local commercial uses that you
could walk to

3.

Duffin Heights - Brandy Court
• parking on the street should only be allowed on one side of the street, not
both
• would like to see fencing put up around natural features to prevent kids
getting in and causing trouble
• insufficient lighting along some paths

4.

Bay Ridges - Bayview Street
• general agreement with the Fairport Beach folks
• would like to see some of the quaint little cottages maintained, but the
pressure to develop is huge
• affordability concerns if only large homes are available - lack of options for
the younger generation

5.

Liverpool - Storrington Street
• too many stacked townhouses are being approved
• would like to see more notification about local events
Page 2 of 3
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City Centre - Diefenbaker Court
• maintain the parks and open space
• would like to see more "open" trails and tracks - like in the hydro corridor not obscured by trees

Other matters discussed
•
•
•
•
•
•
•
•
•
•
•

Planning staff, Building staff and Engineering staff should be cross-trained to better
deal with issues
concerns about the behavior of contractors - swearing, bad behavior during all
hours of the day
poor by-law enforcement - cars parked illegally are rarely ticketed and there is no
service on weekends
insufficient lighting and a dead lamp post have been left unaddressed for the past
two years in Duffin Heights
kids using the nearby forest in Duffin Heights for drugs and alcohol
the City's website is not accessible - can't find information on development
applications or construction occurring in neighbourhoods
not enough advertisement for community events
better and more signage is needed on-site for development applications
the City lacks the tools to control development - "developers calling the shots"
the City has design guidelines that are rarely followed - e.g. the townhouses on
Wharf Street do not fit in with the Nautical Village
need to update the Zoning By-laws and implement Site Plan Control for residential
properties
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Summary of Written Submissions

Commenter

Submission Summary

Llewellyn Pereira

Number of studies have been conducted on the subject of
preserving community character. Three municipal examples
and the University of Waterloo were cited. The submission
also outlines some of the common findings of the various
studies and key elements to preserve character.

Craig Bamford

An excerpt from the Brampton website regarding Mature
Neighbourhood Area standards for additions and
replacement housing, including a copy of the Guide to
Applications - Site Plan Mature Neighbourhood
Development and the Guide for Infill Housing in Mature
Neighbourhoods from Brampton.

Paul White

Excerpt from City of Toronto website - Improving Response
to Infill Construction Sites, which outlines the Toronto
strategy to improve the City's response to minimize impacts
of residential infill construction activity.
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Appendix D:
Public Open House 1 – Overview
1.0

March 5 t h , 2019 Public Open House

On Tuesday March 5th, 2019 from 7:00 pm to 9:00 pm the City of Pickering hosted its first Public
Open House for the Infill and Replacement Housing in Established Neighbourhoods Study at the
Pickering Recreation Complex. The Open House introduced the Study’s purpose and objectives,
and provided an opportunity to gain insight into the residents’ thoughts, concerns and key areas
of interest in regards to Infill and Replacement Housing within their neighbourhoods. There were
approximately 59 attendees at the event. The feedback received from this consultation process
will help inform the outcome of this study.
At the outset of the event, all attendees were welcomed and City staff and the consultant team
were introduced. Following this, the consultant conducted a presentation introducing the
study’s purpose and objectives and the study’s nine Focus Neighbourhoods (see Figure D.1),
provided an overview of the key elements of neighbourhood character, as well as a description
the evening’s workshop activity. This was followed by a question and answer period prior to the
workshop activity commencing. The question and answer period provided insights into residents’
opinions and concerns with respect to infill and replacement housing in their neighbourhoods.
Generally, it was stated that there was a need for stronger regulations and controls within the
planning process to protect neighbourhood character in relation to new construction and
mitigating impacts related to increases in height, massing and lot coverage, as well as the need
to protect the tree canopy and open space view corridors. In addition, although not part of the
scope of this study, there were concerns raised around the impact that major development
applications for medium and high density residential development are having on neighbourhood
character and a strong desire for protections to be put in place, quickly.
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Figure D.1 Map placed at the entrance of the PIC showing the nine Study identified Established Neighbourhoods

Following the presentation and question and answer period, open house participants contributed
to a workshop exercise consisting of individual surveys, table top maps and feedback boards. The
workshop was divided into nine tables with materials tailored to each of the nine Focus
Neighbourhoods identified in Phase 1 of the Study. Participants were able to move around the
room or stay at one table if they had a specific neighbourhood they wanted to focus on. Section
2.0 provides an explanation of the three activities participants engaged in, followed by a general
summary of the responses from participants in Section 3.0. and a neighbourhood by
neighbourhood breakdown of responses is provided in Section 4.0.
2.0

Explanation of Workshop Activities

As expressed above, nine tables were set up representing the nine identified Focus
Neighbourhoods. Each table had a map of one of the neighbourhoods, two feedback boards and
surveys for individuals to fill out. An explanation and examples of each activity is provided below.
Feedback Boards
Feedback boards were provided at each neighbourhood table for participants to identify the
aspects of neighbourhood character that matter to them through the placement of six stickers,
provided to them upon entrance to the event, in the coloured boxes to indicate “this matters to
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me” or “this does not matter to me”. The two feedback boards provided for each neighbourhood
are shown below in Figures D.2 and D.3. The name of the table’s associated neighbourhood was
written at the top of each board.

Figure D.2 Feedback Board provided for participants to identify the aspects of neighbourhood character that matter
to them.
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Figure D.3 Feedback Board provided for participants to identify the aspects of neighbourhood character that
matter to them.
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Table Top Maps
Each table was provided with a map of their neighbourhood for participants to draw, write and
place sticky notes onto with their thoughts, opinions and ideas about neighbourhood character.
An example map is shown below in Figure D.4.

Figure D.4 Example table top map provided for participants to draw and write on to indicate their thoughts with
respect to neighbourhood character.

Comment Forms
Lastly, comment forms were handed out to all participants asking them to provide the name of
the neighbourhood they were commenting on, and asking the following four questions:
1. What are the 3 positives of Infill and Replacement Housing in your neighbourhood?
2. Do you have any specific concerns with Infill and Replacement Housing in your
Neighbourhood?
3. What are the 3 key elements of neighbourhood character that matter most to you?
4. Do you have any other comments you would like to add?
Participants were encouraged to complete their forms and hand them in at the end of the open
house session.
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Summary of Participant Feedback

This section provides an overview of the responses received at the open house event for each
of the activities described in the previous section, as well as post-event e-mails received.
It is important to note that while comments may not have been received from participants in
specific focus neighbourhoods, this study recognizes that infill and replacement housing is
occurring within all focus neighbourhoods and each focus neighbourhood will continue to be
analyzed and addressed in the context of future phases and public consultation of this study. It
is also important to note that the intent of receiving comments in Phase 1 of this study is not to
put more weight on some comments received over others. The intent of public consultation,
particularly in early phases of the project, is to introduce various subject matter and to invite
initial discussion, opinion, thoughts and ideas on that subject matter.
For the feedback boards and comment forms, responses on neighbourhood character were
received from participants for the following neighbourhoods:
• Bay Ridges;
• Liverpool;
• Rosebank;
• Rougemount; and
• West Shore.
A number of comment forms were filled out, most of which were specific to a focus
neighbourhood, and a few post-event e-mails were received. The focus neighbourhoods that
received specific responses were:
• Bay Ridges (15);
• Dunbarton (1);
• Liverpool (5);
• Rosebank (7);
• Rougemount (1); and
• West Shore (11).
While the Amberlea neighbourhood was not included as one of the nine (9) focus
neighbourhoods of the study, it is important to note that 3 comment forms were submitted in
response to neighbourhood character in the Amberlea neighbourhood. These responses have
been included as part of the overall summary below.
Participant comments received from the comment forms, table top maps, feedback boards and
post-event e-mails have been summarized below, starting with a table depicting the character
elements focused on by participants in Figure D.6 on the following page. A breakdown of
responses by neighbourhood is provided in the following section of this report.
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Figure D.5 Participants at Public Open House #1 March 05, 2019
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Figure D.6 Table of Neighbourhood Character Elements Noted as Mattering and Not Mattering by Neighbourhood
(Coloured boxes denote character elements noted in surveys, e-mails, feedback boards and maps. The numbers represent the number of stickers placed on feedback boards.)
Neighbourhood:
Liverpool
Rougemount
Bay
Rosebank West Shore
Dunbarton
Liverpool
Rougemount
Bay
Rosebank West Shore
Ridges
Ridges
Character Element
This matters to me
This does not matter to me
Built Form
Height of Front
Entrance
Building Height

7
5

1

6

18

9

12

8

3

5

6

2

2

1

1
2

Building Length and
Width

6

Roof Styles

4

Lot Coverage

2

12

3

10

Architectural Style

2

4

3

5

Separation Distance
between Dwellings

5

1

15

7

15

2

Driveway Width

1

1

5

1

1

1

Front Yard Setback

2

5

1

5

Front Yard

2

6

2

Garage Placement

2

Lot Frontage

3

1

2

1
17*

2

1

Streetscape

1

3

1
1

10

13

10

Street Trees

15

4

9

Street Cross Section

9

2
1
Neighbourhood Composition
1

1

5

*It is noted that although the feedback board for West Shore included 17 stickers indicating that lot coverage “does not matter”, the comment form
responses received from that neighbourhood indicate that lot coverage “does matter”.
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Overall, it is important to note that participants indicated an interest in having all of the
character elements considered for future research regarding how these elements of
neighbourhood character are impacted through changes related to infill and replacement
housing. There was a variety of opinions on the identification of the specific character
elements that matter most to people. It is noted that the two focus neighbourhoods with the
highest number of open house participants had a larger spread of interest in terms of
identifying the elements of neighbourhood character that matter to them.
Generally, there were fewer responses in the “this does not matter to me” category.
Built Form
In the “built form” theme of neighbourhood character elements, the impacts of infill and
replacement housing on lot coverage, massing and height associated with shadowing, blocked
views (particularly of the lake), privacy, and the reduction in the amount of open space were
highlighted as concerns. Concern over reduced privacy from second storey balconies was also
brought up. Architectural style was also a concern of many participants, requesting that
additional controls be implemented to ensure that infill and replacement housing matches or
complements the existing architectural style of neighbourhoods.
Additional comments related to the “built form” theme of neighbourhood character elements
include that the increase in requests for secondary suites should be discussed as part of this
study, as well as the desire from new home buyers to have high ceilings on all floors (and above
grade windows in basements) which results in taller buildings being proposed.
Streetscape
Within the “streetscape” theme of neighbourhood character elements, there was concern
expressed on the impact that lot division has on neighbourhood character. Participants noted
that smaller lot frontages results in limited green space on properties and increases the amount
and massing of built form in neighbourhoods, which alters the existing neighbourhood
character of large lots. Traffic congestion and impact on on-street parking were also noted as
being a negative result of lot division. Lot division resulting in smaller lot frontages and the
perceived resulting increase in neighbourhood density was also a stated concern. In this
context of lot division, some participants did note, however, that they were supportive of
townhouses (not stacked) and second storey additions as long as they are built in a manner that
fits in with the character of the neighbourhood.
Neighbourhood Composition
In the “neighbourhood composition” theme of neighbourhood character elements, specific
matters that were expressed included that there should be more protections in place for the
amount of permeable surfaces on a lot, the provision of open space and wetlands for the
protection of wildlife, and that trees be recognized as being important in both the public and
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private realms for human enjoyment. It was also noted that stormwater run-off was a concern
that needs to be taken into account. Participants also noted the need for some sidewalks to be
widened to promote and facilitate walkability and also specifically for the extension of the
waterfront trail.
Falling both within the streetscape and neighbourhood characteristics, the abundance of cars
parked on some streets was noted as a characteristic that is not desirable, and that the size of
lots should be maintained such that cars can be parked on private property
(driveways/garages).
General Comments
Within the comments received on the comment form, it is noted that 28 participants listed
numerous positive impacts of infill and replacement housing, and 12 participants provided no
response to that question or stated that there were none. Positive impacts of infill and
replacement housing that were stated repeatedly include:
• increased home values;
• increased use of businesses;
• the beautification of neighbourhoods and increased safety and accessibility of building
stock from new builds, substantial alternations to the existing housing stock and
development of vacant lots;
• increased tax revenue from increased density; and
• an increase in available housing stock.
The maximization of existing services and utilities was also stated as a positive, however this
was also countered by participants’ concerns related to the overuse of existing services with
particular concern being paid to stormwater management.
There was also a request for the consideration of establishing pilot areas within Pickering for
the application of development controls to recognize the evolving needs of families, including
looking at how dwellings that were and are traditionally constructed to accommodate single
families are being (or are required to be) altered to accommodate double or multiple families
within dwellings.
4.0

Individual Neighbourhood Summaries

This section provides a summary of participant responses received on the comment forms,
table top maps and post-event e-mails for each neighbourhood. The feedback board responses
for each neighbourhood can be seen in Figure D.6.
Please note that brackets (s) have been used to denote additional detail provided by the
authors of this report to increase the clarity of certain responses.
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Liverpool
Positive impacts of Infill and Replacement Housing noted from Liverpool respondents:
• Improved structures that match existing 1954 homes
Concerns related to Infill and Replacement Housing in Rosebank:
• Increased traffic resulting in parking issues
• Lowered property values
• Street parking
• Sizing and proportion of homes
Key elements of neighbourhood character stated as mattering most to Liverpool respondents:
• Quiet streets
• Long driveways to avoid people parking on streets
• Maintain space between homes
• Maintain green space, the tree canopy, and larger groupings of trees
• Maintain low rise houses
• Lot size being maintained
• Streetscape design
Additional comments provided by Liverpool respondents:
• Maintain existing character and limit change to Whites Subdivision circa 1954
Rougemount
No positive impacts of Infill and Replacement Housing were noted by Rougemount respondents.
Concerns related to Infill and Replacement Housing in Rougemount:
• Townhouses replacing single family homes
• Giant houses replacing “normal sized” homes
• Traffic congestion leaving the neighbourhood
Key elements of neighbourhood character stated as mattering most to Rougemount
respondents:
• Maintain existing scale, height, size
• Development should be consistent with the neighbourhood
• Maintain single detached houses, no duplexes or townhouses
• Garage placement interfering with views and visibility
Additional comments provided by Rougemount respondents:
• Need for more extensive consultation with residents about this study
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A disliking of Annland apartment tower because it does not fit the character of the
neighbourhood (this is referring to a dislike of the height, scale, style of the 3-storey house
in the Bay Ridges Neighbourhood)

Bay Ridges
Positive impacts of Infill and Replacement Housing noted from Bay Ridges respondents:
• Updated newer look to the area
• Can increase property value
• Removal of unsafe and smaller old buildings
• Results in less large development of apartments and condos
• Increased tax revenue
• Improved architecture
• Adds new life to the neighbourhood
• Fosters use of public lands, parks and local business
Concerns related to Infill and Replacement Housing in Bay Ridges:
• Lot coverage and separation distance between homes
• Setbacks that fit the look and character of the neighbourhood
• Height (desire for under 3 storeys), massing, length and width of homes not fitting in with
neighbourhood character
• Division of single family homes
• Destruction of community, loss of the area’s character due to lack of conformity of new
builds
• Privacy issues resulting from homes being built too tall
• Architecture that doesn’t fit the character of the neighbourhood
• Multi-unit buildings do not fit the character
• Increased density resulting in more traffic and congestion making evacuation harder
• Lack of public amenities to keep up with increased density
• Fewer bungalows for seniors
• Shading of neighbouring homes and their gardens
• Maintaining character and less than 3 storeys on Liverpool South with Nautical Village to
enhance business and use of lands
• Loss of water views due to height
• Room for emergency vehicles
• Need for increased infrastructure with increased density
• 2nd and 3rd floor balconies impacting privacy
Key elements of neighbourhood character stated as mattering most to Bay Ridges respondents:
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Varied housing types allowed for all ages, including small homes for seniors to downsize
to
Height, front and side yard setbacks, lot coverage, building length and width
No condos or apartment buildings
Safe roadways
Tree canopy
Open green space surrounding waterfront
Walkability
Varied architectural styles
Maintaining permeable surfaces
Landscaping and open space
Maintaining nautical architecture

Additional comments provided by Bay Ridges respondents:
• Encourage the use of sustainable building materials
• The cottage history of this area is being demolished
• The waterfront and lakefront views should be accessible to all
• Waterfront is important to wildlife
• Provide strong guidelines that are not “mushy”
• Provide more assistance for locals dealing with the OMB (now LPAT – Local Planning
Appeal Tribunal)
• Question of whether this study should include commercial and residential development
• Liked the small commercial units on Liverpool Road in Nautical Village
• Desire for the area to stay low density
• Desire for environmental impacts to be included in the study, including minimizing
reliance on city utilities and incentives for sustainable materials and maintaining
greenspace to reduce stress on the water table
• Need for increased walkability including better sidewalks and traffic lights
• Need for design guidelines
• Request for intensification to stay north of Bayly Street
Rosebank
Positive impacts of Infill and Replacement Housing noted from Rosebank respondents:
• Improving vacant lots
• Improving and/or removing rundown homes
• Can maintain character of the neighbourhood
• Increased tax revenue
• Increased property values
• Increased safety standards that meet fire and accessibility codes
• Well-built infill that maintains deep lots can prevent cul-de-sacs
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Concerns related to Infill and Replacement Housing in Rosebank:
• The removal of greenspace for infill
• Increased traffic congestion
• Increased noise
• Increased demand on infrastructure
• Loss of trees
• More paving
• Loss of privacy
• Lot size being maintained
• Stormwater run off
• Distribution of wildlife and trees
• Lots becoming smaller than 50’ wide
• Traffic and parking congestion
• Large homes resulting in more cars per house requires larger driveways so there are not
a lot of cars parked on the street
• Shadowing on neighbouring homes
• Desire to not have townhomes and semi-detached homes
Key elements of neighbourhood character stated as mattering most to Rosebank respondents:
• Built form including lot coverage, building height, and building length and width
• Streetscape including lot frontage, and separation distance between dwellings
• Building height, size, roof pitch
• Maintaining wide lots, desire to not have lots subdivided
• Privacy
• Spacing between houses, including backyards
• Low traffic volume
• Low population density
• Maintaining the present look of the neighbourhood
• Maintaining trees and parks
Additional comments provided by Rosebank respondents:
• Provide a gradual transition from old to new styles of neighbourhood character
• Request for more input from residents when neighbouring infill developments are
proposed
• An irregular street pattern was noted at the south eastern corner of the study area to be
taken note of as an area of unique neighbourhood character.
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Dunbarton
No positive impacts of Infill and Replacement Housing were noted for Dunbarton.
Concerns related to Infill and Replacement Housing in Dunbarton:
• Maintaining access to the waterfront by walking and cycling
Key elements of neighbourhood character stated as mattering most to Dunbarton respondents:
• Maintaining setbacks to protect greenspace and trees
• Not building townhomes, strip malls and high rises so close to roadways that there is not
enough space for trees to survive
• Pedestrian friendly streetscapes with trees and green space
Additional comments provided by Dunbarton respondents:
• Need for more diversity of housing, including low rise, with parking and green space
considered
• Many sidewalks have drainage issues and are not pedestrian friendly
• Need for interconnecting walkways and sidewalks that are further away from roadways
so snow is not plowed onto them
West Shore
Positive impacts of Infill and Replacement Housing noted from West Shore respondents:
• Increased property values
• Upgrading of existing structures
• New families coming to the neighbourhood
• New houses replacing run down ones
• Vacant lots being developed
• Provision of additional housing stock
• Preservation of agricultural land (due to densification instead of sprawl)
• Updates the look of the street
Concerns related to Infill and Replacement Housing in West Shore:
• Maintaining the existing massing and height (2 storeys max) of the neighbourhood
o To maintain privacy, open space, green space, room for trees and avoid shading
out established gardens
• Maintaining space between houses
• Protecting large lots
• Protecting existing trees both on private and public land
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Protecting lake views
Providing driveway space large enough for residents to park all of their cars on their
property to limit on street parking
Storm water infrastructure being impacted by increased density and reduced permeable
surfaces
Maintaining adequate evacuation routes with increased density

Key elements of neighbourhood character stated as mattering most to West Shore respondents:
• Walkable sidewalks
• Open space between buildings
• Complimentary architectural styles and setbacks
• Lot coverage that fits within the neighbourhood, with the exception of cottages (it is
presumed this is related to cottages having a significantly smaller lot coverage than the
majority of homes)
• Maintain lot coverage, massing, and height in a manner that allows for privacy both from
within and outside of homes, and to avoid shadowing of neighbouring property
• Maintain front yard open space, mature trees and grass
• Maintain enough driveway space for cars to park on private property
• Maintain lake views by regulating setbacks and housing heights
• Maintain access to the waterfront trail
• Provide a “reasonable” density
• Provide quiet safe streets that are not overrun by traffic
Additional comments provided by West Shore respondents:
• Interest in building up by adding a second storey to existing dwellings rather than out,
with a note to look at Leaside as an example
• Reducing sub-division of lots
• Protection of mid-century homes
• Requests for Infill and Replacement Housing to be approached differently in each
Established Neighbourhood
• There was a request for the prohibition of reverse-slope driveways
• In-law suites can be included with good architecture
• The need for a mechanism for replacing infrastructure including street trees, hydro lines
and sidewalks was noted
• General concern was stated for Pickering’s “unrestrained development” and increasing
housing prices
• Request for community representation on the design review panel
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