
 

 

Infill and Replacement Housing in 
Established Neighbourhoods Study 

Planning Recommendations Report
August 2020



    
   

 

   

 
    

      

      

        

     

    

       

       

        

      

    

    

      

      

      

    

    
 

  

 
 

 

 
 

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
Planning Recommendations Report 

Table of Contents 

1 Introduction............................................................................................................... 2 

1.1 Study Background and Context .........................................................................2 
1.2 Study Purpose and Objectives...........................................................................3 
1.3 Summary of Phase 1 and 2 ...............................................................................3 
1.4 Phase 3..............................................................................................................4 

2 Analysis of Preferred Strategy.................................................................................. 5 

2.1 Preferred Strategy Analysis – Official Plan ........................................................5 
2.2 Preferred Strategy Analysis – Zoning By-law ....................................................6 
2.3 Preferred Strategy Analysis – Urban Design Guidelines .................................10 
2.4 Preferred Strategy Analysis – Other Tools ......................................................11 

3 Engagement & Discussion ..................................................................................... 13 

4 Recommendations ................................................................................................. 26 

4.1 Official Plan Recommendations.......................................................................26 
4.2 Zoning By-law Recommendations ...................................................................27 
4.3 Urban Design Recommendations ....................................................................31 
4.4 Recommendations for Other Tools ..................................................................32 

5 Next Steps.............................................................................................................. 33 

APPENDIX ‘A’ – Established Neighbourhood Precinct Overlay Zone 

APPENDIX ‘B’ – Urban Design Guidelines for Infill & Replacement Housing in 
Established Neighbourhood Precincts 



    
   

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
Planning Recommendations Report 

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     older homes that are modest in size with       
large front, side and rear yards as compared to new homes being built          in these   
neighbourhoods.  Although these new homes may “check all the boxes” of the Ontario         
Building Code and City’s Zoning By-laws, they may not be reflective of the character of            
established residential   neighbourhoods.  

The Provincial Policy Statement and the Growth Plan for the Greater Golden Horseshoe           
emphasize 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 and a trend towards increased           
house sizes has contributed to progressively smaller lot   s with large homes.     This trend  
is being seen not only in new subdivisions but also in established neighbourhoods          
through infill and replacement dwellings.      

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      , as as- of-right zoning has   
permitted the larger, new dwellings.      

There is an important balance to strike between encouraging and promoting re          -
investment through new development or redevelopment and ma      intaining and enhancing    
a neighbourhood’s character.   

Municipalities have a variety of planning tools at their disposal to address the         balance  of 
promoting investment and maintaining and enhancing       community character when infill   
and replacement housing is b  uilt. These tools include:    

•  Official Plan policies;     
•  Zoning By-laws;   
•  Development and design guidelines; and      
•  Other tools, such as Site P   lan Control.  

Faced with the challenge of increasing development pressure in established residential            
neighbourhoods, the City of Pickering is undertaking      the Infill and Replacement Housing     
in Established Neighbourhoods Study    (the 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 hou          sing 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 neighbour       hoods were  
not compatible with the existing character of their neighbourhoods (November 21, 2016         
Resolution #236/16).   

The overall purpose of this study is to develop options       and  make recommendations for  
an appropriate policy framework, regulations and/or t   ools 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       (Phase 1 );  

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          (Phase 1 );  

3.  To identify and/or develop tools the City can use, including Design Guidelines,         
that will allow neighbourhoods, or parts thereof, to evolve whi       le respecting the    
character of the area (   Phase 2 – Options and Phase 3 – Recommendations        ); 
and  

4.  To provide an opportunity for full and meaningful engagement and consultation          
with residents, agencies and the development industry through the        Study 
process ( all Phases ).  

1.3  Summary  of  Phase  1  and  2  

The Existing Conditions and    Preliminary Observations Report   provided an explanation    
and overview of the results from     Phase 1 of the Study.       Phase 1 of the Study     
established that nine of the fifteen South Pickering Urban Area neighbourhoods warrant            
in-depth study since these neighbourhoods contain the majority of the older housing         
stock that has experienced most of the new infill and replacement housing over the la           st  
few years.     

Phase 1 found that the majority of observed changes occurring within the Focus           
Neighbourhoods relate to:   
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• Height and overall scale of dwelling; 
• Roof pitch; 
• Elevation of the first floor; 
• Separation distance between houses; 
• Front yard setback; 
• Amount and character of landscaped open area on private property; 
• Width and configuration of the driveway; and 
• Location of the garage and/or carport. 

The Phase 1 report categorized the various key elements of neighbourhood character 
that can have an impact on compatibility of new development into three themes: Built 
Form, Streetscape and Neighbourhood Composition. Additionally, Phase 1 contained a 
review of best practices from other Ontario municipalities that have also experienced an 
increase in infill and replacement housing in established neighbourhoods. 

The Planning Options Report provided an explanation and overview of the results from 
Phase 2 of the Study. The Phase 2, Planning Options Report: 

• Identified gaps and opportunities in existing City policy, guidelines and strategies 
to address the matter of infill and replacement housing; 

• Identified and delineated Precincts within the Focus Neighbourhoods; 
• Identified preliminary options, tools and strategies to address the issue of 

compatibility between new construction and existing built form within the 
identified Precincts within the established residential neighbourhoods; Engaged 
the public, agencies and stakeholders; and 

• Identified a Preferred Strategy for the City with respect to managing change with 
respect to infill and replacement housing in the Established Neighbourhood 
Precincts. 

1.4 Phase 3 

Phase 3 of the Study consists of building on the work and feedback received in the first 
two phases of the study, and identifies recommendations for the City’s consideration, 
based on the Preferred Strategy outlined in the Phase 2 report. 

This Planning Recommendations Report includes recommendations for: 

• New policies to be included within the City’s Official Plan; 
• Amendments to the City’s current Zoning By-laws; 
• New urban design guidelines for infill and replacement housing; and 
• Other tools for the City’s further consideration and potential future 

implementation. 
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2 Analysis of Preferred Strategy 

A Preferred Strategy has been created and is summarized in Section 5 of the Phase 2 
Report. The Preferred Strategy includes changes to the City of Pickering Official Plan, 
the City’s Zoning By-laws, the creation of Urban Design Guidelines and other tools to be 
implemented to address infill and replacement housing in established neighbourhoods. 

This Section of the report provides an analysis of the Preferred Strategy with respect to 
the following points: 

• Anticipated results; 
• Anticipated resources (related to City processes and efficiencies); and 
• Whether the element of the preferred strategy should be carried forward to a 

recommendation. 

2.1 Preferred Strategy Analysis – Official Plan 

As noted in the Phase 2 Report, the City’s Official Plan contains some policy direction 
speaking to the requirement for City Council to have regard for protecting and 
enhancing the character of established neighbourhoods: 

• Sections 2.9, 3.2 and 3.9 speak to maintaining, protecting and enhancing the 
different identities and characters of the City’s neighbourhoods as they evolve 
over time by considering, when making planning decisions and developing 
performance standards, such matters as building height, yard setback, lot 
coverage, and access to sunlight; 

• Chapter 9 - Community Design sets out a strategy that focuses on the 
relationships between the City’s community building blocks, including streets, 
parks, public squares, shops and residential neighbourhoods, and their visual 
character and aesthetic qualities; 

• Chapter 12 provides neighbourhood policies for each of the City’s urban 
neighbourhoods, including the nine Focus Neighbourhoods, some of which are 
policies to guide compatible development within certain neighbourhoods; and 

• Chapter 14 – Detailed Design Considerations contains a section on the design of 
buildings. Within this section, policy 14.10 states, in part, that where new 
development is proposed within an existing established area, building designs 
should reinforce and complement existing patterns such as built form, massing, 
height, proportion and dwelling placement. 

However, the Official Plan does not contain any specific policies to require that new infill 
and replacement housing fit in or complement the character of established 
neighbourhoods. As such, the Preferred Strategy includes the addition of new policies 
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within the Official Plan to address the key elements of neighbourhood character, 
specifically dealing with: 

• Dwelling Height and Roof Pitch; 
• Side Yard Setback and Separation Distance Between Dwellings; 
• Lot Frontage; 
• Front Yard Setback; 
• Garage or Carport Placement; 
• Front Yard Landscaping; and 
• Street Trees. 

Anticipated Results 

It is anticipated that the additional policies will provide for greater clarity when City 
Planning staff are reviewing applications for infill and replacement housing. Further, the 
addition of these new policies would provide the City with the necessary “teeth” and 
direction to stand behind zoning, variance and consent recommendations and decisions 
with respect to infill and replacement housing. 

Anticipated Resources 

The inclusion of additional policies within the Official Plan is not anticipated to impact 
staff resources or City processes in any way. The additional policies should not 
generate or require additional time or effort by City staff in reviewing development 
applications for infill and replacement housing within established neighbourhoods, nor 
should they affect or impact established City processes in reviewing development 
applications. Rather, the additional policies should provide for greater clarity when City 
Planning staff are reviewing such applications. 

Carry Forward to Recommendation? 

✓ Based on the findings through Phases 1 and 2 of this Study, as well as the above 
analysis, this element of the Preferred Strategy should be formulated into a 
recommendation. 

2.2 Preferred Strategy Analysis – Zoning By-law 

As described throughout the Phase 2 Report, the City’s Zoning By-laws currently 
address some of the key elements of neighbourhood character. However, in order to 
better manage change through the creation of infill and replacement housing, the 
Preferred Strategy includes the creation of additional performance standards to address 
the key elements of neighbourhood character that specifically address: 

• Dwelling Height and Roof Pitch; 
• Height of the Front Entrance; 
• Dwelling Depth; 
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• Lot Coverage; 
• Front Yard Setback; 
• Garage or Carport Placement; and 
• Driveway Width. 

The rationale for these additional performance standards has been addressed in detail 
within the Phase 2 Report. However, to provide additional context with respect to the 
preferred strategy for the elements of Dwelling Depth and Lot Coverage, additional 
rationale is provided here. 

Dwelling Depth refers to the distance measured between the minimum front yard 
setback and the rear wall of a dwelling. The preferred strategy includes a new 
performance standard to address the varying nature of dwelling depths observed 
through the development of infill and replacement housing within the Focus 
Neighbourhoods, and identifies maximum dwelling depths for dwellings based on the 
overall depth of a lot. The proposed maximum depths are based on observations within 
the Focus Neighbourhoods, and specifically, within the identified Neighbourhood 
Precincts. Within these areas, it has been observed that new dwellings typically have 
rear walls that extend further into the rear yard of properties than original dwellings, with 
ranging depths. Recognizing that original dwellings tend to have a shorter dwelling 
depth than newer dwellings, it is expected that there will continue to be variations in the 
depth of dwellings within a block. However, the intent of the additional performance 
standard for dwelling depth is to ensure that the rear walls of new dwellings (or 
additions to existing dwellings) do not project well beyond those of adjacent dwellings to 
mitigate potential impacts related to shadowing, privacy and overlook on rear yards of 
neighbouring properties. As such, the maximum depths proposed aim to strike a 
balance between recognizing the character of existing dwelling depths within 
Neighbourhood Precincts, while also allowing for flexibility for the construction of new 
infill and replacement housing based on the overall depth of a lot. 

Lot Coverage refers to the area of the footprint of a building relative to the area of the 
lot. The Preferred Strategy identifies that lot coverage within Neighbourhood Precincts 
should be adjusted to reflect the lot coverage characteristics of dwellings within those 
Precincts, and proposes maximum lot coverages ranging between 25% and 33%, 
depending on the Precinct. This range is generally based on existing lot coverages 
within each Neighbourhood Precinct, including original dwellings as well as infill and 
replacement dwellings. To further inform the recommendation for maximum lot 
coverage within the Neighbourhood Precincts, previous Committee of Adjustment 
decisions have been reviewed. The following is a representation of the range of 
approved increases to maximum lot coverage within the identified Neighbourhood 
Precincts within the Focus Neighbourhoods (where applications have occurred): 

• Bay Ridges: 37% to 45%; 
• Dunbarton: 35% to 42%; 
• Highbush: 33% to 35%; 
• Rosebank: 36% to 51%; 
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• Rougemount: 36%; 
• West Shore: 37% to 39%; and 
• Woodlands: 35%. 

Based on this review, it is evident that some Neighbourhood Precincts are experiencing 
greater increases in lot coverage through the construction of infill and replacement 
dwellings than others. This is in part due to the size of lots. Within some Precincts, 
such as Bay Ridges, the lot sizes are smaller than those within other Precincts. As 
such, a home of an equal size within another Precinct with larger lots would have a 
lower lot coverage than that same home on a smaller lot within Bay Ridges. Given this, 
and recognizing that infill and replacement dwellings are typically larger in size than 
original dwellings, the recommendations for alternate performance standards for Lot 
Coverage within this Report are intended to address the character of each 
Neighbourhood Precinct, and, where appropriate, recommend a smaller lot coverage 
than what is currently permitted within the Zoning By-laws. This approach would assist 
in providing a balance between original, replacement and infill dwellings with respect to 
size and massing in relation to established neighbourhood character. Within the 
Neighbourhood Precincts, there have been relatively few minor variance applications for 
increases in maximum lot coverage. However, it is important to recognize that based 
on our review of previously approved minor variance applications, it is also evident that 
new infill and replacement dwellings within the Neighbourhood Precincts are being 
constructed while meeting the existing maximum permitted lot coverage of 33%. While 
this could indicate a trend for larger dwellings, the purpose of this Study is to mitigate 
the adverse impacts that can sometimes be associated with larger dwellings, as 
observed. As such, it is recommended that those Neighbourhood Precincts with larger 
lot sizes have a Lot Coverage of 25%, and that those Neighbourhood Precincts with 
smaller lot sizes have a Lot Coverage of 30%. The exception is Bay Ridges, where it is 
recommended that the existing maximum lot coverage of 33% remain the same. 

Front Yard Setback refers to the distance between the front lot line and the front wall of 
a dwelling. The Preferred Strategy outlined new provisions for minimum and maximum 
front yard setbacks for dwellings within the Neighbourhood Precincts of the Focus 
Neighbourhoods. For minimum front yard setback, the Preferred Strategy outlined that 
this would be based on the average existing front yard setback of neighbouring 
dwellings. The Preferred Strategy also included a new provision for maximum front 
yard setback, requiring a maximum front yard setback of 1.0-metre greater than the 
minimum. The intent of the new performance standards for minimum and maximum 
front yard setbacks is to reinforce the open space characteristics of the neighbourhood 
by promoting a consistent “street wall” of the front walls of dwellings, and in turn, helping 
to regulate the extent of dwelling depths along a block. Upon further consideration of 
this, and after reviewing comments made, the minimum and maximum front yard 
setback performance standards should be amended to allow for infill and replacement 
dwellings to match the smaller of the front yard setbacks of adjacent properties, while 
still allowing for some flexibility and range in front yard setbacks to recognize that there 
is some variability in front yard setbacks along many blocks. As such, the minimum 
front yard setback should be revised to permit a setback that is no smaller than that of 
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adjacent dwellings, and the maximum front yard setback should be revised to be based 
on the average front yard setback of adjacent dwellings, plus one metre, allowing for an 
appropriate range to reflect neighbourhood character. 

In addition to new performance standards, the Preferred Strategy identifies the need for 
additional definitions, including definitions for “front entrance”, “infill” and “replacement 
housing”. One of the items of feedback received on the Preferred Strategy was about 
whether an additional definition for “dwelling height” should be created to specify that 
the height of dwellings should be based on the established grade measured at the front 
of the dwelling. To look into this matter, definitions within each of the three Zoning By-
laws that apply to the City’s Established Neighbourhood Precincts have been reviewed, 
and in particular, definitions for “building height” and “grade” were reviewed, which are 
the same for each by-law.  

According to the zoning by-laws, “building height shall mean the vertical distance 
between the established grade, and in the case of a flat roof, the highest point of the 
roof surface or parapet wall, or in the case of a mansard roof, the deck line, or in the 
case of a gabled, hip or gambrel roof, the mean height level between the eaves and 
ridge…”. 

According to the zoning by-laws, “grade shall mean, when used with reference to a 
building, the average elevation of the finished surface of the ground where it meets the 
exterior of the front of such building…”. 

Based on this review of existing definitions for “building height” and “grade” within the 
zoning by-laws, it is clear that the height of buildings, which include all residential 
dwellings, is already required to be based on the average grade measured at the front 
of dwellings. As such, no further changes are recommended with respect to the 
definitions related to building or dwelling height and grade. 

Anticipated Results 

Similar to the additional Official Plan policy recommendations, it is anticipated that 
additional and updated zoning performance standards will provide for greater clarity with 
respect to the review of planning and building permit applications by City staff. In turn, it 
is anticipated that the additional and updated performance standards would result in 
infill and replacement housing that fits into and complements the character of the City’s 
established neighbourhoods. 

Anticipated Resources 

The new and updated performance standards would provide a few additional measures 
for the City to evaluate applications for infill and replacement housing. While these 
additional measures will increase the amount of “checks” one needs to address through 
application review, it is not anticipated that the additional zoning performance standards 
would impact City resources in terms of staff time. In fact, the additional and updated 
performance standards have been formulated to assist the City in evaluating proposals 
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for infill and replacement housing, and as such, provide clarity to planners forming 
opinions on the appropriateness of a development application and building plan 
examiners when reviewing conformity to the zoning by-law, resulting in efficiencies.  
The addition of new and updated zoning performance standards would not impact any 
established staff processes, nor would it create any additional processes beyond the 
implementation process of these performance standards. 

Carry Forward to Recommendation? 

✓ Based on the findings through Phases 1 and 2 of this Study, as well as the above 
analysis, specific amendments to the City’s Zoning By-laws should be made to 
implement the Preferred Strategy. It should be noted that in addition to amendments 
to the City’s existing and in-force Zoning By-laws, the recommended performance 
standards should be carried forward to the City’s ongoing Comprehensive Zoning By-
law Review process. 

2.3 Preferred Strategy Analysis – Urban Design Guidelines 

As identified in the Phase 2 Report, urban design guidelines can help to reinforce the 
Preferred Strategy for Official Plan policies and Zoning By-law performance standards. 
As such, the Preferred Strategy includes the creation of Urban Design Guidelines that 
address the following: 

• Dwelling Height and Roof Pitch; 
• Height of the Front Entrance; 
• Dwelling Length, Width and Depth; 
• Side Yard Setback and Separation Distance Between Dwellings; 
• Garage or Carport Placement; 
• Driveway Width; 
• Front Yard Landscaping; and 
• Street Trees. 

Anticipated Results 

As noted in the Phase 2 Report, urban design guidelines are used as a tool to 
coordinate the various key elements of neighbourhood character to create an attractive, 
appealing and functional urban environment. It is anticipated that the urban design 
guidelines outlined in the Preferred Strategy would be useful in directing the overall 
design and placement of infill and replacement housing. It is also anticipated that urban 
design guidelines would function as a complementary tool to the Official Plan and 
Zoning By-law elements of the Preferred Strategy, by guiding and providing design 
rationale for the development of infill and replacement housing. This tool could also be 
used alike by City Staff, the Planning and Development Committee, City Council, the 
Committee of Adjustment, landowners, home builders and homeowners as a tool to 
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review and inform opinions and decisions on infill and replacement housing, through all 
steps of the process, beginning at the initial design phase. 

Anticipated Resources 

The new urban design guidelines for infill and replacement housing would provide the 
City with an additional tool to consider and evaluate applications for infill and 
replacement housing. Similar to the comment above with respect to additional Zoning 
By-law performance standards, while the implementation of urban design guidelines will 
increase the amount of “checks” one needs to address through the review of 
development applications, it is not anticipated that urban design guidelines would 
significantly impact City resources in terms of staff time spent on application review.  
Over time, the implementation of urban design guidelines would also assist 
homeowners, home builders and landowners with designing homes that fit in with the 
character of Pickering’s established neighbourhoods. The City should encourage 
residents and builders to review the urban design guidelines prior to designing new 
homes. The guidelines should be promoted on the City’s website and at the planning 
counter at City Hall. This approach may in turn lead to fewer planning (Committee of 
Adjustment) applications related to infill and replacement housing, potentially reducing 
staff time spent reviewing minor variance applications. The new urban design 
guidelines for infill and replacement housing is not anticipated to impact any established 
staff processes, nor would it create any additional processes. 

Carry Forward to Recommendation? 

✓ Based on the findings through Phases 1 and 2 of this Study, as well as the analysis 
above, this element of the Preferred Strategy should be formulated into a 
recommendation, including the creation and implementation of detailed urban design 
guidelines for infill and replacement housing. 

2.4 Preferred Strategy Analysis – Other Tools 

As identified in the Phase 2 Report, the Preferred Strategy identifies the potential use of 
other tools to help manage change related to infill and replacement housing within 
established neighbourhoods, including tools to address the following key elements: 

• Driveway Width; and 
• Tree Protection. 

Anticipated Results 

Much of the feedback received throughout this Study has related to the change in the 
open space elements of neighbourhood character through the construction of infill and 
replacement housing and the resulting loss of mature trees and landscaped open 
space.  
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With respect to a by-law to regulate driveway width within the City’s public right-of-way, 
it is anticipated that this by-law would be an effective tool for the City to control and 
regulate driveway widenings on City-owned lands. Ideally, such a by-law would require 
driveways to be in line with maximum permitted driveway widths on private property, as 
outlined in the Zoning By-law recommendations in this report. The driveway width by-
law would provide the City with another tool to ensure that the open space character of 
established neighbourhoods is maintained as infill and replacement housing is 
proposed. 

It is anticipated that a Private Tree By-law would also assist in addressing this matter, 
by implementing regulations to protect trees where possible, and to require the 
replacement of trees where appropriate to ensure a healthy and perpetual tree canopy 
within established neighbourhoods. It is anticipated that this additional tool would 
provide the City with an effective way to regulate tree removal, tree replacement and 
tree protection during construction. 

Other than providing the City with additional tools to maintain and enhance the open 
space character on private property within the City’s established neighbourhoods, the 
benefit of both of these Preferred Strategies and implementation of new tools also 
relates to mitigating climate change impacts within the City by promoting mature 
vegetation and reducing the extent of paved areas. 

Anticipated Resources 

With respect to a driveway width by-law, which would apply to the portion of the 
driveway within the public right-of-way, the development of such a by-law would require 
staff resources to draft and implement the by-law, as well as additional resources to 
enforce the by-law. While there will be some impact to City resources, it is not 
anticipated that the implementation of such a by-law would negatively impact City 
processes, nor is it anticipated that such a by-law would necessitate the hiring of 
additional staff. 

With respect to a private tree by-law, which would affect all trees over a certain diameter 
on private property, the development of a such a By-law would also require staff and/or 
consultant resources to draft and implement the by-law, as well as additional resources 
to enforce the by-law. Since such a by-law would be establishing a new City process by 
which certain applications for development would be required to address tree protection, 
preservation, and replacement measures, it is anticipated that the City would likely need 
to hire additional staff to administer and enforce the by-law.  

Carry Forward to Recommendation? 

✓ Based on the findings through Phases 1 and 2 of this Study, as well as the analysis 
above, this element of the Preferred Strategy should be formulated into a 
recommendation. 
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3 Engagement & Discussion 

Based on the analysis of the Preferred Strategy outlined in Section 2 of this report, draft 
recommendations were developed and released for review and comment. The draft 
recommendations were released in two reports: 

• A report titled “Draft Planning Recommendations Report” (dated April 2020), 
which contained draft recommendations for Official Plan polices, draft 
recommended zoning by-law performance standards, draft recommendations for 
other tools, as well as a summary of draft recommended urban design 
guidelines; and 

• A report titled “Draft Urban Design Guidelines for Infill & Replacement Housing in 
Established Neighbourhood Precincts” (dated April 2020), which contained a 
detailed set of draft urban design guidelines. 

Beginning in May of 2020, members of the public had the opportunity to review these 
documents and provide comments to the City. 

In light of restrictions on public gatherings and hosting of public events due to the 
ongoing COVID-19 pandemic, and in an effort to continue to engage the community as 
best as possible, the City held a number of planned and advertised virtual events and 
meetings with the public and stakeholders to present the draft recommendations of the 
Study, including the following: 

• Virtual meeting with Heritage Pickering (the City’s heritage advisory committee) 
on June 24, 2020; 

• Virtual meeting with members of the Pickering Committee of Adjustment on July 
8, 2020; 

• Virtual Public Open House on August 11, 2020; and 
• Virtual meeting with local homebuilders on August 13, 2020. 

Comments on the draft recommendations were received at each of these events, and 
additional comments were also sent directly to City staff and the consulting team. 

This section of the report provides the following: 

• A summary of comments received on the draft recommendations; 
• A table summarizing the key concerns raised, as well as our response to these 

key concerns; and 
• A discussion on changes to the draft recommendations arising from some of the 

key concerns raised. 
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 Topic    Comments and Questions 

 General  • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

 • 

    The policies, regulations and guidelines should apply 
      to the entire neighbourhood rather than just precincts.  

     The recommendations should be applied across the 
 whole City. 

     Will the guidelines apply to new houses only or will 
   they also apply to houses where expansions are  

 proposed? 
      If a proposed new dwelling complies with the zoning 

        by-law, how would the draft urban design guidelines be 
 implemented? 

       How would existing conditions be recognized in the 
  zoning by-law? 
    Would the recommendations apply to new applications 

 only? 
       Since the commencement of the study, new dwellings 

        have been constructed. Would these new dwellings be 
      considered as part of the existing character? 

     The recommendations of the study could discourage 
       the introduction of innovative, more affordable infill and  

     replacement housing, including the ‘missing middle’.  
    The draft policy recommendations are currently drafted 

       to apply to all residential neighbourhoods. These 
      recommendations should be reworded to apply to the 

      established neighbourhoods, which is the focus of the 
 study. 

     A suggestion to refine the definitions of “infill” and  
    “replacement housing” has been submitted, to clarify 

     the geographic location of where such definitions are 
 applicable. 

      The documents should be easy to read and user 
 friendly. 

    The draft guidelines are very user friendly and the 
   photos and illustrations are very helpful. 

      The documents are plain language and easy to 
 understand. 

     The overlay zone is a creative idea. 

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
Planning Recommendations Report 

Summary of Comments from Engagement Events 

The following table, Table 1, provides a summary of comments and questions received 
on the draft recommendations, organized by topic. 

Table 1 – Summary of Comments and Questions 
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•  Pleased with the overall study.      

Neighbourhood  •  There should be specific guidelines for Liverpool     
Specific  neighbourhood.  

•  There is no recommended maximum lot coverage for      
the Bay Ridges neighbourhood.    Why?  

•  The Nautical Village guidelines should be addressed in        
the infill guidelines.    

•  The recommendations  should encompass the entire    
West Shore neighbourhood.    

Established  •  How were the size and location of the established          
Neighbourhood  neighbourhood precincts determined?   
Precincts  •  The precincts do not cover the entire neighbourhoods.       

Housing  •  How does this report address the “missing     middle”?  

Lot Coverage   •  How is lot coverage calculated and does it include        
accessory buildings?  

•  Reduction of maximum lot coverage for some precincts      
will limit the size of the dwelling that can be           
constructed.  

Size of Dwellings    •  There should be a maximum size cap on replacement         
dwellings of 1,000 square feet     (beyond the size of     
existing dwellings) .  

•  There should be a requirement that new replacement         
dwellings can’t be larger than the existing dwelling on        
the property, or they should be based on the size of          
neighbouring dwellings (i.e. based on an average or       
percentage of the average of nearby dwellings).       

•  The Committee of Adjustment should not be granting         
any increases to house size.    

Dwelling Height  •  The height restrictions should include all areas of West        
Shore and Bay Ridges.    

•  Other homes have been constructed that are higher      
than 9.0 metres – why were these allowed to be built?          

•  Concern that with the 9.0 metre height restriction it          
may be difficult to get nine-     or ten-foot ceiling heights,    
which is what people want when building or buying a         
new home.   

•  Building height should also be based on roof pitch.           

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
Planning Recommendations Report 
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•  Maximum building height should be based on the        
height of neighbouring dwellings   .  

Front Yard Setback    •  The recommendations should reflect “original” front     
yard setbacks rather than recognizing the existing      
setbacks, which includes original and new dwellings.       

Height of Front    •  The proposed maximum height of the front entrance of         
Entrance  1.2 metres (6 steps) should be removed.      

•  Does the recommendation for height of     front entrance   
consider dwellings where there is a grade difference      
from the front to the back of a dwelling?        

Separation Distance   •  The recommendations should also address the     
Between Dwellings   condition where new infill dwellings are introduced       

behind existing dwellings, creating a rear yard to side         
condition and leading to a ‘boxing effect’.        

Garage and Carport  s  •  The recommendations related to the placement and       
width of garages are good, including for promoting       
greater safety for residents.  

Driveways  •  Happy  to see advocacy for use of permeable pavers      
on driveways.   

•  There should be by-laws regulating maximum driveway     
width to help address the issue of water runoff.        

Trees  •  How would the proposed tree by     -law work?    Would it   
be something that another City    department  
administers?  

•  There is a need to protect mature trees and regulate         
the removal of mature trees.      

•  The guidelines should discuss that there should be       
enough room to sustain tree growth, and this should be         
something that is applied to the whole City.        

•  Need by-laws to protect mature trees on private and       
public property (like the City of Toronto).     

•  When submitting development applications, there      
should be a requirement to submit a plan showing the           
location of mature trees.     

Next Steps   •  When will the policies, regulations and guidelines be    
implemented?  

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
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Other Comments  •  Comments were raised about site-specific examples of     
new infill or replacement dwellings    where there are    
issues related to ongoing construction activity.      

•  A comment was raised that the hydro, gas and water       
lines should be located prior to construction starting.       

•  Fines should be imposed    on builders and developers   
who violate by-  laws.  

•  There should be a requirement or building       inspectors  
to respond to complaints filed by neighbours prior to      
the City  signing off on building permits.      

•  Concerns were raised about builders from other areas    
who don’t know Pickering.     

•  A comment was raised that prior to construction,      
videos or photographs should be taken to document      
what’s on and surrounding a property in      case there is   
damage.  

•  A comment was raised with respect to the Bayly and        
Liverpool red light camera, and that rather than this,         
the City should have considered solar speeding      
monitors.  

•  Home owners have no say at the Committee of        
Adjustment.  

•  The residents of Pickering will not be satisfied unless        
the by-laws are enforced.   

•  The granting of minor variances needs to follow stricter      
guidelines.  

•  In the future, the City should consider tools to       
encourage local commercial development to look like       
the character of the neighbourhood.     
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Summary of Key Concerns Raised 

Many of the comments and questions received throughout the Phase 3 engagement 
events and meetings, as summarized in Table 1 of this report, reflect themes that have 
been discussed throughout the study, including options and recommendations related to 
front yard setback, height of the front entrance, width and location of garages and 
carports, driveway width, and tree protection. However, many key matters and 
concerns have been raised where further discussion is merited within this report. The 
following table, Table 2, summarizes the key concerns identified in Table 1 and our 
response to the matter.  
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Table 2 – Key Matters and Concerns 

Key Matters and    Response  
Concerns  

1.  Should the Size of     The Established Neighbourhood Precincts were determined      
Established  based on a number of characteristics, primarily the following:        
Neighbourhood  
Precincts be  •  areas within established neighbourhoods with original     
Increased?  dwellings constructed primarily prior to the 1980’s;     

•  areas within established neighbourhoods where    
many instances of infill and replacement housing has      
been observed;   

•  areas within established neighbourhoods where the     
“footprint” of homes relative to the size of their lo      t 
results in a lower lot coverage than observed       
elsewhere within the neighbourhood; and      

•  in addition to lot coverage, areas within established        
neighbourhoods where lots are generally larger than    
other parts in the neighbourhood.    

Based on these characteristics, the boundaries for the       
Established Neighbourhood Precincts were delineated.      
These boundaries were presented to the public and refined        
as appropriate to reflect areas where ongoing change related        
to infill and replacement housing is anticipated to be         
observed.   As such, the Established Neighbourhood Precinct      
boundaries are recommended to remain the same.       

2.  Does the study  The term “missing middle” generally refers to multi-   unit 
consider the ‘Missing   residential housing between 4 and 8 storeys in        height, which   
Middle’?  is more dense than single and semi-detached dwellings, and         

less dense than high-rise apartment buildings.      

“Infill” housing, in the context of this study, refers to the         
development of two or more ground-oriented dwelling units       
such as single detached, semi-detached and townhouse       
dwellings, and does   not  include stacked townhouses,    
stacked back- to-back townhouses, apartment buildings or   
other forms of multi-unit housing.      

In this respect, this study addresses compatibility between    
infill (to the extent described above) and replacement        
housing in the context of Pickering’s established       
neighbourhoods.   While in som  e cases there may certainly   
be opportunities to promote denser forms of housing (the       
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3. Should there be a 
Maximum Size of 
Dwellings? 

“missing middle”) within and on the fringes of established 
residential neighbourhoods, these types of development 
would be considered in the context of a comprehensive 
development application, typically involving zoning by-law 
and/or official plan amendments. Such applications would 
be the subject of a thorough level of review through the City’s 
established development review processes. 

In 2015 the City embarked on the South Pickering 
Intensification Study (SPIS) with a community engagement 
program regarding where and to what extent growth should 
occur in South Pickering. Phase 1 of the SPIS established 
that the primary areas for intensification are the City Centre 
and the Mixed Use Nodes and Corridors within the city. 
Phase 2 of the SPIS consisted of the recently completed 
Kingston Road Corridor and Specialty Retailing Node 
Intensification Study. In December 2019, Council endorsed 
the Kingston Road Corridor and Specialty Retailing Node 
Intensification Plan which confirms and guides how 
intensification should proceed along the Kingston Road 
corridor and within the Specialty Retailing Node (located to 
the south and east of Kingston Road and Brock Road, and 
north of Highway 401). It is intended that the “missing 
middle” will be predominantly accommodated, in addition to 
other forms of residential and mixed use development, in 
these areas. 

Currently there are no performance standards within the 
City’s Zoning By-laws that regulate the maximum size of 
dwellings in terms of gross floor area (or square footage). 
Some of the comments received from members of the public, 
as noted in Table 1, suggested that the size of dwellings 
should be restricted to a maximum size. For example, a 
suggestion was made that a replacement dwelling should be 
no larger than an additional 1,000 square feet of the existing 
dwelling on a property. 

It is important to note that concerns related to the size and 
mass of infill and replacement dwellings have been 
expressed to the City even prior to the inception of this study. 
Phases 1 and 2 of this study focused on gaining an 
understanding the key elements of neighbourhoods that 
contribute to their character, and arriving at options to 
address and mitigate adverse impacts associated with 
development perceived to be incompatible. With respect to 
large dwellings, adverse impacts that were identified related 
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to shadow, privacy and overlook onto neighbouring 
properties. While a dwelling may be perceived to be “large” 
on a smaller lot, that same dwelling located on a larger lot 
may be perceived as “fitting in” with the character of the 
neighbourhood. Taking this into consideration, this study 
looked at ways to manage the size of dwellings based on the 
various elements that contribute to defining the mass of 
dwellings, including dwelling height, dwelling depth, the 
height of the front entrance, garage width, yard setbacks and 
separation distance between dwellings. Although there is no 
recommendation to limit the gross floor area of a dwelling, 
the combination of these other recommendations related to 
building mass address the overall scale of a dwelling in 
relation to neighbouring properties, addressing and 
mitigating the adverse impacts identified as concerns by the 
public. 

4. How is Lot Coverage As noted previously in this report, Lot Coverage refers to the 
Determined? area of the footprint of a building relative to the area of the 

lot. Currently, the City’s Zoning By-laws permit a maximum 
lot Coverage of 33% within the Established Neighbourhood 
Precincts. The draft recommendations included alternate 
maximum Lot Coverage requirements, ranging from 25% to 
30% within the Precincts, with the exception of Bay Ridges, 
which was recommended to remain at 33%. The proposed 
alternate Lot Coverage regulations are based on existing lot 
coverages within each Established Neighbourhood Precinct, 
including original dwellings as well as infill and replacement 
dwellings. In addition, to further inform the recommendations 
for maximum lot coverage within the Established 
Neighbourhood Precincts, previous Committee of Adjustment 
decisions were reviewed. Given this, and to recognize that 
infill and replacement dwellings are typically larger in size 
than original dwellings, the proposed alternate standards for 
Lot Coverage are recommended to remain the same as 
those proposed in the Preferred Strategy. 

In addition, the draft recommendations suggested that an 
alternate approach be used to calculate lot coverage in 
Established Neighbourhood Precincts, by excluding 
accessory structures from the calculation. Upon further 
review it was concluded that the existing method of 
calculating lot coverage, as per the definition of Lot 
Coverage in the City’s Zoning By-laws (to include accessory 
structures in the calculation), be maintained in Established 
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Neighbourhood Precincts.    A further discussion on this point    
is found in the “Discussion” section following      Table 2.  

5.  How is Separation   One of the comments heard related to instances where infill         
Distance Between   development is proposed immediately adjacent to existing      
Dwellings Addressed  dwellings.   In some cases, infill development,      particularly 
when Infill Housing    where a new road would be created, could result in a change             
creates a Rear Yard   in the yard to yard relationship.        In these cases, the rear lot      
to Side Yard    lines of existing lots may become adjacent to the side lot         
Condition?  lines of newly created lots.     This could result in situation   s 

where the established pattern of separation distance        
between the rear of dwellings is reduced, since typically side       
yard setbacks are much smaller than rear yard setbacks.        
This interface could result in compatibility issues between      
existing dwellings and infill development, leading to potential        
impacts related to shadowing, privacy and overlook.        

As such, there is merit in investigating potential tools to        
address this matter.   This matter is explored in the    
“Discussion” section following   Table 2.  

6.  Where  do the Questions and comments were made with respect to the        
Building Height   geographic location of where the proposed maximum      
Restrictions Apply?   building height of 9.0 metres would apply.         

To clarify, the City of Pickering recently passed a by       -law 
applying to parts of Bay Ridges, parts of West Shore and to          
the Rosebank neighbourhoods to institute a maximum     
building height of 9.0 metres in areas where no maximum        
height limit previously existed.      

Through this study, a maximum building height of 9.0 metre       s 
is being recommended for all of the Established       
Neighbourhood Precincts.    Outside of these Established     
Neighbourhood Precincts, existing height restrictions in the       
City’s Zoning By-laws will continue to apply.      

7.  Applicability of  As noted in   Table 1, some comments were received     
Recommendations inquiring about how the draft recommendations would be        
Going Forward   applied going forward, and a question was posed about how          

existing development approvals would be treated once the        
recommendations are implemented.     

Going forward, following the implementation of the        
recommendations, all new development applications and      
building permit applications within the Established      
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Neighbourhood Precincts would be subject to the new        
policies, zoning performance standards and urban design       
guidelines.   Likewise, decision makers including City Council     
and the Committee of Adjustment will consider all        
development applications within the Established     
Neighbourhood Precincts through the same lens of planning       
tools.  

For existing approvals, such as a plan of s      ubdivision or a   
rezoning application approved prior to the implementation of        
the recommended planning tools, where a building permit         
has not yet been issued, existing policies and zoning in place          
at the time of approval would continue to apply.          

8.  How will the Urban   If a proposed development is permitted by the City’s Official        
Design Guidelines be   Plan and complies with all aspects of the Zoning By       -law, the 
Implemented When   proponent of such a development can apply directly f      or a  
Development  building permit.   
Complies with  
Zoning?  With that said, the end product of this study is to recommend          

tools on how best to manage change within established         
residential neighbourhoods to promote compatible     
development.   If a proposed development complies with the       
Zoning By-law following the implementation of the        
recommended performance standards, that development      
should be considered to be more compatible than a          
development proposed prior to the implementation of the        
recommendations.  

If a proposed development complies with the Zoning By       -law, 
proponents of development applications are encouraged to      
review the Draft Urban Design Guidelines for Established       
Neighbourhood Precincts prior to finalizing their designs.      
The Checklist in    Appendix B  of the Planning    
Recommendations Report, August 2020, is a useful tool to        
ensure that the urban design guidelines are followed.         The 
guidelines are intended to be used not only by the City and         
decision makers, but also by the public, builders, architec       ts 
and other professionals to help inform design and massing       
choices for new residential dwellings within the Established      
Neighbourhood Precincts.   

9.  Interpretation of   A comment was raised about potential confusion related to        
Geographic the interpretation of the draft recommended Official Plan         

policies.   Specifically, the comment raised a question as to        
whether it is the intent of the draft policy recommendations to        
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Applicability of  apply to “all neighbourhoods”, or rather, the Establis     hed 
Official Plan policies    Neighbourhood Precincts.     

To clarify, the recommendations apply to the Established       
Neighbourhood Precincts.    As such, there is merit in     
considering revised wording for the draft recommended       
policies.   This matter is discussed in greater detail within     the 
“Discussion” section following   Table 2.  

10. When will the The Draft Urban Design Guidelines for Infill and      
Recommendations Replacement Housing in Established Neighbourhood      
be Implemented?   Precincts will be implemented    once endorsed by Council.     

The recommendations for the Official Plan Amendment and       
Zoning By-law amendments could take between 6 months to        
a year to be implemented.      However, in the interim period, if      
there is a conflict between the Draft Urban Design Guidelines         
and current zoning regulations   , the zoning regulations will     
prevail.  

The recommendations for other tools, including a private tree       
by-law and driveway by-law, may undergo further detailed      
review prior to being implemented.     

11. How can   Many of the comments and concerns identified by members     
Construction Related   of the public related to construction practices on building        
Issues be  sites for infill and replacement housing, including concerns      
Addressed?  with respect to safety, property standards and maintenance.        

The City’s brochur e on Expectations for Construction Site   
Maintenance  addresses the issues described above and is     
made available to all builders within the City.         In addition,   
City staff have noted these concerns and will be        
communicating with the Building Department to ensure        that 
they are aware of the issues raised through this       Study.  

Discussion 

Based on the key matters and concerns outlined in Table 2, further discussion within 
this report is warranted with respect to certain matters that may result in a change to the 
draft recommendations presented. In particular, these matters are the calculation of lot 
coverage, separation distance between dwellings in the context of infill housing, and the 
geographic applicability of the recommendations. 
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Lot Coverage 

As noted in Table 2, alternate Lot Coverage performance standards for the Established 
Neighbourhood Precincts are recommended. According to the City’s Zoning By-laws, 
Lot Coverage is defined as “the combined areas of all the buildings on the lot measured 
at the level of the first floor and expressed as a percentage of the lot area”. Based on 
this definition, the footprints of each building on a lot, including accessory structures 
such as a shed or a detached garage, would count towards the calculation of Lot 
Coverage. 

While the draft recommendations specified that accessory structures would be excluded 
from the calculation of Lot Coverage within the Established Neighbourhood Precincts, 
this would be contrary to the definitions within the City’s Zoning By-laws. The intent of 
the alternate Lot Coverage performance standards is to recognize existing 
characteristics within the Established Neighbourhood Precincts, including lot size. 
Since replacement dwellings within these neighbourhoods are typically constructed with 
attached garages, other accessory structures on the property will generally have a 
minimal impact on overall Lot Coverage on a property. As such, it is recommended that 
the existing definition of Lot Coverage apply to the alternate Lot Coverage performance 
standards for Established Neighbourhood Precincts. 

Separation Distance Between Dwellings in the Context of Infill Housing 

As noted in Table 2, the separation distance between dwellings in the context of infill 
dwellings is an important concept to consider with respect to potential compatibility 
issues related to shadowing, privacy and overlook. 

The draft recommended Official Plan policies that were presented to the public include 
language that speaks to this issue. In particular, proposed draft recommended policy 
3.9 f) requires development to minimize impacts associated with privacy, overlook and 
shadowing on neighbouring properties, and to reinforce the established pattern of 
existing side yard setbacks and separation distances between dwellings as observed on 
the street. This is an appropriate policy to be included in the Official Plan, and 
appropriately addresses this matter at a high level. 

An additional zoning performance standard could be added to further support draft 
recommended policy 3.9 f) as it relates specifically to separation distance between 
dwellings in the context of infill housing. While the Zoning By-laws regulate minimum 
rear yard and side yard setbacks, they do not distinguish between minimum required 
side yard setbacks where a rear yard to rear yard condition changes to a rear yard to 
side yard condition. As such, an additional performance standard applicable only to 
“infill” housing, as defined, would require a minimum side yard setback of 4.5 metres 
where the side lot line abuts the rear lot line of an existing lot of record. A typical 
minimum rear yard setback for dwellings in the Established Neighbourhood Precincts is 
7.5 metres, and a typical minimum side yard setback for dwellings in these 
neighbourhoods ranges from 1.5 metres to 2.4 metres. In addition, corner lots require a 
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4.5-metre setback for the side yard flanking the street. Requiring a larger side yard 
separation distance where there is a rear yard to side yard condition would ensure 
greater separation distance between existing dwellings and infill dwellings in this 
situation, thus mitigating impacts related to privacy, overlook and shadowing. 

Geographic Applicability of the Recommendations 

As noted in Table 2, it is the intent of the draft recommended Official Plan policies to 
apply only to the corresponding Established Neighbourhood Precincts that are the 
subject of the draft zoning and draft urban design guideline recommendations. 
However, as noted, the draft recommended policies are unclear in this regard, as they 
could be interpreted to apply to all of the residential neighbourhoods within the City of 
Pickering, as currently worded. 

In light of this, and as suggested by comments received, changes are made to the draft 
recommended policies 3.9 f) and 9.2 k) to remove reference to “within the City’s 
residential neighbourhoods” from both policies, and rely on the definitions of “infill” and 
“replacement housing” which are applicable to the Established Neighbourhood 
Precincts. 

To complement the above noted revision to the draft recommended policies, changes 
are also required to the definitions of “infill” and “replacement housing”, in both the draft 
recommended Official Plan and Zoning By-laws, to clarify that the recommendations 
apply to the areas identified within Established Neighbourhood Precincts. 

These changes are appropriate to provide for greater clarity of interpretation. 
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4 Recommendations 

This Section of the report includes detailed recommendations for the City of Pickering to 
address compatibility of infill and replacement housing in established residential 
neighbourhoods.  Where applicable, these recommendations have been revised from 
the previously presented draft recommendations based on feedback received through 
the engagement process, as discussed in the previous section of this report. 

4.1 Official Plan Recommendations 

It is recommended that the City’s Official Plan be amended to include new policies and 
objectives to implement the Preferred Strategy for infill and replacement housing within 
Pickering’s established neighbourhoods. Specifically, the following recommendations 
are made: 

Recommendation 1 

It is recommended that new definitions be included within the Glossary of the City of 
Pickering Official Plan (Section 15.15), defining “infill” and “replacement housing” as 
follows: 

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 located within an ‘Established Neighbourhood 
Precinct Overlay Zone’, as identified in the applicable Zoning By-law.  Infill does not 
include the development of stacked townhomes, stacked back-to-back townhomes, 
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 consent. 
Replacement Housing means a smaller dwelling being substantially altered or 
demolished and replaced with a new larger dwelling located within an ‘Established 
Neighbourhood Precinct Overlay Zone’, as identified in the applicable Zoning By-law. 

Recommendation 2 

It is recommended that a new policy be included within Policy 3.9 of the City of 
Pickering Official Plan, dealing with Urban Residential Areas, as follows: 
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3.9 City Council: 
(f) when considering applications for the development of infill and/or 

replacement housing, shall require that such development fits in, 
complements and is compatible with the character of the neighbourhood with 
respect to the following: 
(i) minimizing the impacts associated with privacy, overlook and shadowing 

on neighbouring properties and promoting development of a compatible 
scale as observed from neighbouring properties and the street; 

(ii) reinforcing the established pattern of existing side yard setbacks and 
separation distances between dwellings as observed on the street; 

(iii) reinforcing the established pattern of existing lot widths in the 
neighbourhood; 

(iv) reinforcing the established pattern of front yard setbacks on the street; 
(v) promoting garages and carports to be located flush with or behind the front 

main walls of dwellings, such that they do not dominate the width of the 
façade; 

(vi) maximizing the front yard landscaping to the greatest extent possible; 
(vii) encouraging the preservation of existing mature trees to the greatest 

extent possible; and 
(viii) considering the goals and objectives of the Urban Design Guidelines for 

Infill & Replacement Housing in Established Neighbourhood Precincts. 

Recommendation 3 

It is recommended that a new Community Design Objective be included within Policy 
9.2 of the City of Pickering Official Plan, as follows: 

9.2 To achieve the community design goal, City Council shall: 

(k) encourage the development of compatible infill and replacement housing to 
ensure that new development minimizes impacts related to privacy, overlook, 
shadowing and loss of open space, particularly with respect to the matters 
identified in Policy 3.9 (f). 

4.2 Zoning By-law Recommendations 

It is recommended that the City’s Zoning By-laws (specifically Zoning By-law 2511, 
Zoning By-law 2520 and Zoning By-law 3036) be amended to include new and updated 
performance standards to implement the Preferred Strategy for infill and replacement 
housing within Pickering’s established neighbourhoods. 
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The recommendations outline that a new overlay zone be created and identified within 
each Zoning By-law, identified as the “Established Neighbourhood Precinct Overlay 
Zone”, and that new and updated performance standards would apply only to lands 
covered by the overlay zone. 

Further, it is also recommended that these recommendations be carried forward and 
incorporated into the City’s ongoing Comprehensive Zoning By-law Review process. 

Specifically, the following recommendations are made: 

Recommendation 4 

It is recommended that Zoning By-law 2511, Zoning By-law 2520 and Zoning By-law 
3036 each be amended to include the following definitions: 

Front Entrance 

“Front Entrance” shall mean the main door within the front main wall of a 
residential dwelling. Generally the front entrance within the front main wall of a 
dwelling faces the front lot line. However, in the case of corner lots, the front 
entrance within the front main wall of a dwelling may also face a side lot line. 

Infill 

“Infill” shall mean 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 located within an ‘Established 
Neighbourhood Precinct Overlay Zone’. Infill does not include the development of 
stacked townhomes, stacked back-to-back townhomes, 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 consent. 

Replacement Housing 

“Replacement Housing” shall mean a smaller dwelling being substantially altered 
or demolished and replaced with a new larger dwelling located within an 
‘Established Neighbourhood Precinct Overlay Zone’. 

Recommendation 5 

It is recommended that Zoning By-law 2511, Zoning By-law 2520 and Zoning By-law 
3036 each be amended to include a map identifying specific areas for which the 
“Established Neighbourhood Precinct Overlay Zone” would apply. A map showing the 
Established Neighbourhood Precinct Overlay Zone is included in Appendix A to this 
report. 
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Recommendation 6 

It is recommended that Zoning By-law 2511, Zoning By-law 2520 and Zoning By-law 
3036 each be amended to include a new section applying to the “Established 
Neighbourhood Precinct Overlay Zone”. Within each By-law, the section should include 
the following: 

SECTION X – ESTABLISHED NEIGHBOURHOOD PRECINCT OVERLAY ZONE 

The following provisions shall apply to the Established Neighbourhood Precinct 
Overlay Zone: 

No person shall hereafter use any building, structure or land nor erect any building 
or structure except in accordance with the following provisions: 

Recommendation 7 

Further to Recommendation 6, it is recommended that Zoning By-law 2511, Zoning 
By-law 2520 and Zoning By-law 3036 each be amended to include the following 
performance standards within each Established Neighbourhood Precinct Overlay Zone 
(Recommendations 7A-7G): 

Recommendation 7A 

X.1 Dwelling Height 

Maximum – 9.0 metres 

Recommendation 7B 

X.2 Height of Front Entrance 

The maximum height of the front entrance, as measured to the top of the 
floor immediately inside the front entrance, shall be 1.2 metres (6 steps) 
above grade. 

Recommendation 7C 

X.3 Dwelling Depth 

The maximum depth of a dwelling, measured from the minimum front yard 
setback to the rear wall of a dwelling, shall be as follows: 

i) For lots with depths up to 40 metres: 17 metres 
ii) For lots with depths greater than 40 metres: 20 metres 
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Recommendation 7D 

X.4 Lot Coverage 

Despite any other provision in this by-law, for lots within any Established 
Neighbourhood Precinct Overlay Zone, the following maximum lot coverage 
provisions shall apply: 

i) Dunbarton Neighbourhood Precinct: Maximum 25%. 
ii) Highbush Neighbourhood Precinct: Maximum 25%. 
iii) Liverpool Neighbourhood Precincts: Maximum 30%. 
iv) Rosebank Neighbourhood Precincts: Maximum 30%. 
v) Rougemount Neighbourhood Precincts: Maximum 30%. 
vi) Village East Neighbourhood Precinct: Maximum 25%. 
vii) West Shore Neighbourhood Precinct: Maximum 30%. 
viii) Woodlands Neighbourhood Precinct: Maximum 25%. 

Recommendation 7E 

X.5 Minimum Front Yard Setback 

Despite any other provision in this by-law, for lots within any Established 
Neighbourhood Precinct Overlay Zone, the minimum front yard setback shall 
be equal to the smaller front yard setback of the dwellings on the immediately 
abutting lots located along the same side of the street and within the same 
block. For corner lots, the minimum front yard setback shall be equal to the 
smaller front yard setback of the dwellings on the nearest two lots located 
along the same side of the street and within the same block. 

X.6 Maximum Front Yard Setback 

The maximum front yard setback shall be 1.0 metre greater than the average 
of the existing front yard setback of the dwellings on the immediately abutting 
lots located along the same side of the street and within the same block. For 
corner lots, the maximum front yard setback shall be 1.0 metre greater than 
the average of the existing front yard setback of the dwellings on the nearest 
two lots located along the same side of the street and within the same block. 

Recommendation 7F 

X.7 Width of Garage or Carport 

The maximum width of an attached garage or carport shall be no greater 
than 50% of the overall width of a dwelling. 
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Recommendation 7G 

X.8 Driveway Width 

Despite any other provision in this by-law, for lots within any Established 
Neighbourhood Precinct Overlay Zone, the maximum width of a driveway 
shall be 6.0 metres. However, for lots where the entrance of a garage or 
carport is wider than 6 metres, the maximum driveway width shall be no 
greater than the width of the entrance of a garage or carport.  

Recommendation 7H 

X.9 Minimum Side Yard Setback for Infill Housing 

Where the side lot line of a newly created lot for an infill dwelling abuts the 
rear lot line of an existing lot of record, the minimum side yard setback to the 
side lot line abutting the rear lot line of an existing lot of record shall be 4.5 
metres. 

4.3 Urban Design Recommendations 

Recommendation 8 

It is recommended that the City adopt the “Urban Design Guidelines for Infill & 
Replacement Housing in Established Neighbourhood Precincts” to implement the 
Preferred Strategy. Specifically, these urban design guidelines address the following 
matters: 

• Dwelling Height and Roof Pitch; 
• Height of Front Entrance; 
• Dwelling Length, Width and Depth; 
• Side Yard Setback and Separation Distance Between Dwellings; 
• Garage or Carport Placement; 
• Driveway Width; 
• Front Yard Landscaping; and 
• Street Trees. 

The Urban Design Guidelines for Infill & Replacement Housing in Established 
Neighbourhood Precincts” are included within Appendix B of this report. 
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4.4 Recommendations for Other Tools 

It is recommended that the City consider the implementation of two additional tools to 
address infill and replacement housing in established neighbourhoods, as outlined in 
the Preferred Strategy. It is possible that the City may need to undertake further study 
to implement these tools. 

Recommendation 9 

As described in the Preferred Strategy, it is recommended that the City implement a 
driveway width by-law to regulate the width of a driveway on public property, including 
the portion of a driveway that traverses a sidewalk and the portion of the driveway 
between the sidewalk and the road. Through such a by-law, the width of the portion of 
the driveway on public property should be limited to a maximum of 6 metres. 

Recommendation 10 

As described in the Preferred Strategy, it is recommended that the City consider 
implementing a private tree by-law to protect trees. Such a by-law should include 
criteria to regulate the removal or injury of the trees, tree protection measures for 
existing trees where development is proposed nearby, as well as compensation 
measures to ensure the provision of new trees or, as a last resort, financial 
compensation to the City when trees are removed. 

32 



    
   

  

  

 

         
         

          
 

           
         

         
         

        
         

          
             

           
     

        
         
 

Infill and Replacement Housing in Established Neighbourhoods Study August 2020 
Planning Recommendations Report 

5 Next Steps 

This Planning Recommendations Report, August 2020, has been prepared following the 
engagement opportunities described in Section 3 of this report, as well as having 
reviewed and considered all of the feedback received through these engagement 
opportunities. 

The next step in this Study process is that this report will be presented to Planning & 
Development Committee on September 14, 2020 and subsequently to Council on 
September 28, 2020.  Should the Council endorse the recommendations, the City can 
then begin work on preparing an Official Plan amendment and Zoning By-law 
amendments, and the Urban Design Guidelines for Infill and Replacement Housing in 
Established Neighbourhood Precincts would be adopted. It is anticipated that the 
Official Plan and Zoning By-law amendments could be finalized and implemented within 
6 months to a year following Council endorsement of the Study’s recommendations. It 
is important to note that there will be a separate public process associated with any 
proposed amendments to the Official Plan and Zoning By-law. The recommendation for 
a driveway width by-law may undergo further detailed review prior to being 
implemented. The recommendation to consider a private tree by-law will require further 
investigation. 
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Overlay Zone 
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APPENDIX ‘B’ – Urban Design Guidelines for Infill &
Replacement Housing in Established Neighbourhood
Precincts 
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