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1.0      Introduction 

1.1 Background and Description of Proposed Development  

This report is prepared in order to satisfy section 15.5A(i) of the City of Pickering Official 
Plan, and in accordance with directions issued at the pre-consultation meeting for this 
project.  Martindale Planning Services was retained to prepare a planning justification 
report for an infill project in Bay Ridges that involves rezoning the subject property to an 
appropriate residential zone, in order to accommodate a small redevelopment project.  It 
is proposed to divide two (2) lots located at the southwest corner of Front Road and 
Commerce Street, municipally known as 1279 and 1281 Commerce Street, into five (5) 
building lots, in order to accommodate the construction of five new detached homes on 
the site.  Four (4) of the lots would front onto Front Road and the remaining lot would 
face Commerce Street, as shown on the attached site plan (drawing #A101). 

The site is occupied by an occupied, older home in poor condition at 1279 Commerce 
and an unoccupied, severely dilapidated home at 1281 Commerce that has been vacant 
for several months.  The construction of five new homes is in keeping with the 
intensification goals of the City of Pickering and will continue the recent trend toward the 
revitalization of this part of Bay Ridges. 

Hyland Homes is requesting the City to allow the property to be divided by obtaining 
approval from the Durham Land Division Committee for consent to sever the four new 
lots rather than applying for approval of a draft plan of subdivision, which is a fairly 
standard procedure for proposed lots already fronting onto a public road with full 
municipal services available. 

Following approval of the severances, building permits would be applied for five (5) new 
detached dwellings on the severed lots. 

1.2 Pre-Consultation Process 

A pre-consultation meeting for this project was held on August 7, 2019 and attended by 
5 members of planning staff along with the applicant, Lawrence Hyland, and Bob 
Martindale, planning consultant.  The minutes of this meeting are attached as Appendix 
‘A’.  

2.0 Description of Site and Context 

2.1 Site Description 

The subject property comprises two adjoining parcels:  1279 Commerce St., which has 
a frontage of 31.84 m on Commerce St., a flankage of 46.96 m on Front Rd., an 
average depth of 42.48 m and a lot area of 968.34 sq. m; and 1281 Commerce St., 
which has a frontage of 19.78 m, an average depth of 35.47 m and a lot area of 700.74 
sq. m.  The site rises to the east and north, sloping towards Frenchman’s Bay which is 
on the other side of the neighbourhood park on the west side of Front Rd.  It is largely 
devoid of vegetation except for a large silver maple tree at the southwest corner and a 
hedge running along the northerly boundary in front of the dwelling on Commerce St. 
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2.2 Surrounding Land Uses 

To the north, east and south are detached dwellings, many of which date back to the 
origins of the village of Fairport in the late 1900’s.  Some of the original cottages have 
been added onto, while others have been replaced by relatively new homes.  The 
neighbourhood around the subject property is an area in transition, particularly to the 
northwest where several new dwellings have been built in the past 10 years. To the 
west, fronting on the west side of Front Rd., is Progress Bay East Park.  The Waterfront 
Trail skirts the west edge of the park immediately adjacent to Frenchman’s Bay. 

2.3 Neighbourhood Context 

As explained in the Cultural Heritage Impact Assessment for this project, the subject 
property is located within the old Fairport village, which was the first area to be settled 
by Europeans in Pickering Township.  With its origins going back to the late 1800’s, the 
village did not materially change until the development of Bay Ridges in the 1960’s.  
Most of the homes in the village were built as cottages; however, in the intervening 
years virtually all of them have been converted to year-round residences.  Due to the 
age of the housing stock and the relative absence of new subdivision development, the 
neighbourhood features a wide variety of housing types including small bungalows, 
modest two-storey and much larger three storey dwellings, with a diversity of 
architectural styles ranging from late Victorian to contemporary, flat-roofed houses. 

 

3. Description of the Proposal 

3.1 Site Design and Built Form 

The proposed dwellings are designed with a fresh, contemporary appearance that takes 
advantage of the site’s strategic location overlooking Frenchman’s Bay.  Designed as 
three-storey units with large windows on the second and third floors, along with 
balconies on the third floor, the dwellings fronting onto Front Road will offer sweeping 
views of the bay to the west.  Please refer to the elevation drawings, numbered A301 
and A302, along with coloured renderings A701 and A702 contained in the set of 
architectural plans and drawings. 

Insofar as building materials are concerned, the dwellings feature predominantly brick 
(white and gray) exteriors with wood panelling that highlights the second and third and 
storey projections as shown on the architectural drawings (no. A700)  

3.2 Rationale for Rezoning 

An amendment to the Bay Ridges zoning by-law no. 2511 is required in order to reflect 
the current zoning standards utilized in the design of this project, specifically the lot 
frontages, lot areas, setbacks and lot coverages.  These standards are commonly used 
for contemporary infill/intensification projects located in urban communities and 
particularly in urban growth centres like Pickering.   
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The Bay Ridges zoning by-law was enacted in the 1960s and does not reflect current 
development standards.  Accordingly, the City is in the process of preparing a new 
comprehensive zoning by-law for the entire municipality. 

3.3 Supporting Studies, Reports and Plans 

3.3.1 Cultural Heritage Impact Assessment 

Martindale Planning Services and Barry-Bryan Architects, with the assistance of Jane 
Clark, researcher, carried out a cultural heritage impact assessment of the proposed 
development in July 2020.  After reviewing the early history of Frenchman’ Bay and later 
the village of Fairport, the report evaluated the cultural significance of the abandoned 
dwelling at 1279 Commerce St. along with the remnants of the sub-post office/tea room 
at the corner, now a dilapidated shed.  It concluded that although the property may meet 
two of the three criteria for designation outlined in Ontario Regulation 9/06 
(historical/associative value and contextual value), given the state of disrepair of the 
buildings on the site, designation of the property would not be either practical or 
appropriate.  As an alternative, it was recommended that the cultural heritage 
significance be commemorated in a suitable manner as determined by the City. 

3.3.2 Geotechnical Report 

A geotechnical report was undertaken by PRI Engineering in September 2020.  The 
report examined the subsurface conditions of the site and proceeded to make detailed 
recommendations with respect to site preparation, excavations, groundwater control, 
material reuse, backfill and compactions, frost considerations, foundation design, soil 
retaining structures, etc. 

3.3.3 Functional Servicing Report 

This report was prepared by D.M.Wills Associates Limited in August 2020.  It examined 
the manner in which the site can be serviced with sanitary sewers and watermains, 
concluding that “servicing can be achieved through connections to existing 
infrastructure on Front Road and Commerce Street”.  The report also provided a 
stormwater management report, a grading plan, a drainage plan, a hydrologic analysis 
and a construction management plan. 

3.3.4 Site Screening Questionnaire (SSQ) and Designated Substances Survey 
(DSS) 

In September and October 2020, respectively, Toronto Inspection Ltd. completed a site 
screening questionnaire and a designated substances survey.  Because the SSQ 
answered “yes” to the question on the presence of asbestos, a designated substances 
report was undertaken which identified asbestos present in vinyl floor tiles in the 
kitchen, lead in the paints on the interior and exterior of the building, and mercury in 
fluorescent lamps in the building.  

3.3.4 Phase 1 Environmental Site Assessment (ESA) 

It is our understanding, based on advice from our environmental consultants, that a 
Phase 1 ESA report is not required for this project because both of the dwellings on the 
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site (one occupied and one abandoned) are intended to be demolished as part of the 
development. 

 

3.3.5 Tree Preservation, Planting Plan and Inventory Report 

This report was prepared by Judith S. Wright in July 2020 and involved field work 
(obtaining data of 21 trees of 15 cm DBH and greater), identifying the species and 
condition of each tree, and evaluating the impact that the construction work would have 
on the trees. 

 

3.4 Proposed Zoning Amendment 

In order to accommodate the proposed development, the applicant is applying for an 
amendment to By-law No. 2511, changing the zoning from ‘R4’ to permit the two subject 
properties to be divided into five (5) lots supporting five (5) detached dwellings. 

The new by-law, which would permit only detached homes and accessory uses (a draft  
of which is attached as Appendix ‘A’) would incorporate the following performance 
standards:  

 Minimum lot frontage    7.0 m 
        “        lot area        275 m2 

        “        front yard     6.0 m 
        “        interior side yard   0.45 m 
        “        exterior side yard   4.5 m 
        “        rear yard       7.4 m 
 
 Maximum height         9.6 m 
        “         coverage    46% 
        “         floor space index   1.4 
 

4.0 Policy Context 

 4.1 Provincial Policy Statement (PPS) 2020 

The Provincial Policy Statement provides policy direction on matters of provincial 
interest related to land use planning and development.  The latest version of the PPS 
replaced the document issued on April 30, 2014 and came into effect on May 1, 2020. 

Although the PPS is geared towards overall municipal planning objectives and applies 
more to large-scale, comprehensive development projects than site-specific ones, there 
are certain policies within the PPS that are applicable to the subject proposal, including: 

1.1.3.2   Land use patterns within settlement areas shall be based on densities 
and a mix of land uses which: 

 a)   efficiently use land and resources; 
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b)   are appropriate for, and efficiently use, the infrastructure and public service 
facilities which are planned or available, and avoid the need for their unjustified 
and/or economical expansion; 

1.1.3.4   Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating 
risks to public health and safety. 

1.4.3   Planning authorities shall provide for an appropriate range and mix of 
housing options and densities to meet projected market-based and affordable 
housing needs of current and future residents of the regional market area by: 

(b)   permitting and facilitating: 

2)     all types of residential intensifications, including additional residential 
units, and redevelopment in accordance with policy 1.1.3.3. 

c)   directing the development of new housing towards locations where 
appropriate levels of infrastructure and public service facilities are or will be 
available to support current and projected needs; 

d)   promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed. 

Comments: 

The proposed development complies with these policies in that: 

1. The density (30 units per hectare) efficiently uses the land and resources within the 
subject property and vicinity. 

 
2. The proposed land use (detached dwellings) is appropriate for, and efficiently uses, 

the infrastructure  - roads, water and sewers – and public service facilities (nearby 
parks, community centres, library, fire hall, schools, churches, etc.) available in the 
area.  None of these services will need to be expanded as a result of the 
development. 

 
3. The proposed development standards for this project, as outlined in the attached 

draft by-law, serve to facilitate an appropriate form of intensification and 
redevelopment in a compact urban form which is in accordance with the goals of 
policy 1.1.3.3. 

 
 

 4.2 Growth Plan for the Greater Golden Horseshoe (A Place to Grow) 

The Growth Plan provides a framework for where and how the Greater Golden 
Horseshoe, comprising the Greater Toronto and Hamilton Area along with the 
surrounding counties will grow.  The current version of “A Place to Grow” took effect on 
May 16, 2019. 
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Similar to the Provincial Policy Statement, the document is largely geared towards 
overall municipal planning objectives and policies concerning the provision of 
infrastructure to accommodate the region’s growing population.  Policies that are 
applicable to the proposed development are found in section 2.2, including: 

2.2.1.4  Applying the policies of this Plan will support the achievement of complete 
communities that: 

 a) feature a diverse mix of land uses, including residential and employment uses, 
and convenient access to local stores, services and public service facilities; 

 e) provide for a more compact built form and a vibrant public realm, including 
public open spaces; 

2.2.3.2   Urban growth centres will be planned to achieve, by 2031 or earlier, a 
minimum gross density target of: 

 b)  200 residents and jobs combined per hectare for each of … downtown 
Pickering. 

Comments: 

The proposed development is in keeping with these policies in that: 

1.  It involves an infilling project that has convenient access to local stores, services 
and public service facilities; and, 

 
2. It provides for a more compact built form and is located across the road from a well-

used neighbourhood park located on the Waterfront Trail. 
 
3. It assists in the achievement of a minimum gross density target of 200 residents and 

jobs per hectare in the downtown Pickering urban growth centre. 
 

 4.3 Durham Regional Official Plan  

The subject property is designated “Living Area” in the Durham Regional Official Plan.  
Living Areas shall be used predominantly for housing purposes, as well as certain home 
occupations, convenience stores, public and recreational uses which are compatible 
with their surroundings, and limited office development and limited retailing of goods 
and services subject to certain criteria. The Living Area  Policies which have a direct a 
bearing on this proposal are 

1.3  Directions 

1.3.1  The goals of this Plan will be achieved through the following directions: 

 b)  encouraging developments that utilize land efficiently; 

4.3.2 Regional Council shall support opportunities to increase the supply of housing in 
Urban Areas through intensification, taking into account the adequacy of municipal 
services and the physical potential of the housing stock.  Housing intensification shall 
include, but not be limited to, the following: 
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c)  the creation of new residential units on vacant or underdeveloped lands 
through infill in Urban Areas; 

8B.2.3 b)  [regard shall be had to]  the intent of this Plan to achieve a compact urban 
form, including intensive residential, office, retail and service and mixed uses along 
arterial roads and in conjunction with present and potential transit facilities. 

Comments: 

The proposed development conforms with the goals, objectives and policy directions of 
the Durham Regional Official Plan, in that: 

1.  It involves the efficient use of land within the “Living Area” designation; 

2.  By creating new units on underdeveloped lots through infill, it represents a 
legitimate example of housing intensification; 

3. The proposed 5-unit development demonstrates a compact urban form. 
 

 4.4 City of Pickering Official Plan 

The subject property is designated “Urban Residential Areas – Low Density” on the City 
of Pickering Official Plan, which permits residential uses to a maximum Net Residential 
Density of up to and including 30 dwellings per net ha; the proposed development of 5 
residential lots conforms to this policy. 

Policies in the Official Plan that are applicable to this development include: 

2.9 City Council: 

a)  recognizes neighbourhoods as the fundamental building blocks of its urban 
system; and 

b) shall endeavour to maintain the different identities and characters of its 
neighbourhoods as they evolve over time. 

3.2   City Council shall: 

d)  promote a land use pattern in urban areas in support of compact urban form, 
active transportation, placemaking, public transit and energy conservation; 

e)  while maintaining the character of stable residential neighbourhoods, increase 
the variety and intensity of local uses and activities in the urban area, particularly 
on lands designated Mixed Use Areas, and Employment Areas; 

3.9 City Council: 

 c)   In establishing performance standards, restrictions and provisions for Urban  
Residential Areas, shall have particular regard for the following: 

i) Protecting and enhancing the character of established neighbourhoods, 
considering such matters as building height, yard setback, lot coverage, 
access to sunlight, parking provisions and traffic implications; 
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9.2 To achieve the community design goal, City Council shall: 

e)   encourage developments that are designed to fit their contexts by 
considering the mix of uses, and the massing, height, scale, architectural style 
and details of existing, adjacent buildings; 

14.10 City Council shall: 

c)   where new development is proposed within an existing neighbourhood or 
established area, encourage building designs that reinforce and complement 
existing built patterns such as form, massing, height, proportion, position relative 
to street, and building area to site area; 

Comments: 

The proposed development conforms to the goals, objectives and policies of the 
Pickering Official Plan in that: 
 

1. The evolving character of the Bay Ridges neighbourhood, reflecting the wide 
variety of architectural styles ranging from modest cottage bungalows to larger 
two and three-storey dwelllings, is being maintained.  In this case the trend 
towards modernism (predominantly horizontal elements, flat roofs, etc.) 
continues. 

 
2. The project displays compact urban form and approaches the maximum density 

permitted for low density areas. 
 

3. Since the proposed development comprises detached dwellings with comparable 
heights, setbacks, coverage, etc., to its neighbours, the character of this stable 
low density area is being maintained. 

 
4. The building designs reinforce and complement existing built patterns such as 

form, massing, height, proportion, position relative to street and coverage.  They 
are reflective of recent development in the area, including the dwellings 
immediately north and south of the subject property and the townhouse project 
on Liverpool Road recently constructed on the site of Our Lady of the Bay 
separate school. 

 

4.5 Bay Ridges Waterfront Node Development Guidelines 

The subject property is within the “Liverpool Road Waterfront Node”, which is to be 
promoted as a boating, tourism and recreational area.  Future development in this area 
is intended to capitalize on the unique attributes of Frenchman’s Bay, the Waterfront 
Trail, City parks, and the historic Village of Fairport, among other attributes.  Building 
forms are required to have high quality design with a Great Lakes Nautical Village 
theme, with a mix of uses and an ambiance that is inviting. 

Specific policies relevant to this proposal include: 
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� The character of the “Great Lakes Nautical Village” will be established by its 
series of small blocks with frequent and regular views out to the water. The 
streets will form view corridors and act as public open space; in particular, the 
view of Frenchman’s Bay along Commerce Street is to be protected.  The 
streetscape is to exhibit a high level of design and quality that reinforces the 
“Village” character and provides pedestrian-friendly spaces. 

 
� Progress Bay Front Park, located on the west side of Front Road across the 

street from the subject property, contains the Waterfront Trail.  The interface 
between the park, trail and the proposed development should be considered in 
the detailed design of the proposal. 
 

� New bult form is to be welcoming and friendly to pedestrians and achieved 
through features such as front porches, high quality landscaping of front yards, 
large windows on the ground floor and enhanced flankage elevations for corner 
lots. 

 
� Materials, rooflines, design elements and details of new buildings should 

harmonize with the Great Lakes Nautical Village theme. 
 
Comments: 
 
1. The proposed development leaves the present view of Frenchman’s Bay from 

Commerce Street intact, and the streetscape exhibits a high level of design and 
quality that reinforces the “Village” character. 

 
2. The interface between the park, Waterfront Trail and the proposed development has 

been taken into account and the proximity of the park and the trail to the proposed 
dwellings will enhance their appeal. 

 
3. The proposed dwellings will be welcoming and friendly to pedestrians, most of whom 

will probably use the Waterfront Trail when walking along Front Road, and will 
feature decks on two levels with large windows on both floors. 

 
4. The Great Lakes Nautical Village theme appears to be confined to development 

along both sides of Liverpool Road south of Commerce Street.  Accordingly, this 
proposal does not attempt to duplicate the character of the three-storey 
condominium development in that location that features a “historic” design.  Rather, 
the subject property is reflective of more recent development along Liverpool Road 
north of Commerce Street, i.e. the intensification project on the former school (Our 
Lady of the Bay) site. 

 
4.6 Infill and Replacement Housing in Established Neighbourhoods Study 

On September 21, 2020 Council endorsed the recommendations of this study, which 
was prepared by SGL Planning & Design Inc. and dated August 2020.  Council also 
authorized staff to initiate the requisite Official Plan and Zoning By-law Amendments 
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suggested by the consultants.  At the same time, Council adopted the urban Design 
Guidelines appended to the Study.   

The objectives of the Urban Design Guidelines are informed by the City’s Official Plan 
Community Design goals and policies and the Official Plan’s Detailed Design 
Considerations, and support the intent of the Study.  The Guidelines are as follows: 

2.1.1   The height and roof pitch of a new home or addition should be compatible 
with the general scale and shapes of surrounding houses; and 

2.1.2 For buildings with the highest point above 8.5 m, the roof should be limited 
to two storeys and sloped back from adjacent houses. 

2.2.1 The height of the front entrance of a dwelling should be located at a height 
that is compatible with the height of front entrances of neighbouring dwellings, 
and provide for a maximum number of six (6) steps to access the front door. 

2.2.2 The main entrance to the dwelling should be directly visible from the 
street. 

2.2.3 The design and detailing of the main entrance should be consistent with 
the architectural style of the dwelling. 

2.2.4 Weather protection at the main entrance should be provided through the 
use of covered porches, porticos, canopies, verandas or recesses. 

2.2.5 Natural light at the entry is encouraged through the use of sidelights, 
transoms and door glazing. 

2.2.6 Enhancements to emphasize the main entry area is encouraged and may 
include pilasters and masonry surrounds. 

2.2.7 Stairs accessing the main entrance to the dwelling should be designed as 
an integral component of the building’s character. 

2.2.8 Access routes should be provided for people with disabilities whenever 
possible. 

2.2.9 The front entrance design and architectural elements should reduce the 
visual dominance of the garage and the front driveway. 

2.2.10  Subject to site grading conditions, additional sets of steps, separated by a 
pathway, may be permitted in order to promote a more comfortable pedestrian 
experience. 

2.3.1 For new dwellings or dwelling additions, dwelling length and width should 
be in keeping with the rhythm of the street. 

2.3.2 Dwelling depth should be generally in keeping with the existing dwellings 
along a street to avoid privacy and overshadow issues. 

2.4.1 Adequate separation distance between dwellings should be maintained to 
reinforce open space patterns between dwellings on the same block. 
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2.4.2 Where needed, greater side yard setbacks should be used to mitigate 
shadowing associated with greater building mass. 

2.5.1 Garage and parking configurations should minimize the appearance of 
garage doors from the street. 

2.5.2 To minimize the massing impacts of projecting garages they should have 
sloped roofs. 

2.5.3 Double car garages should have two single garage doors separated by a 
masonry column or, in the case of a full double wide door garage, a style with the 
appearance of two single bay doors, and a centre pier should be encouraged. 

2.5.4 Projecting garages are only permitted in neighbourhoods where there are 
multiple pre-existing projecting garages on both sides of the street. 

2.5.5. In neighbourhoods where projecting garages are not part of the 
neighbourhood character, all new infill and replacement dwellings are to have the 
garages either flush with, or recessed behind, the front main wall of a dwelling. 

2.6.1 Driveways are to be no wider than the width of the permitted garage. 

2.6.2 To maximize water infiltration, consideration should be given to the use of 
permeable pavers and other technologies. 

2.6.3 To ensure that there is sufficient space for planting street trees between 
driveways within the public right of way, tapering driveway widths to 6 m is 
encouraged where appropriate.  

Comments: 

2.1.1 The heights and roof pitches of the proposed dwellings are generally 
compatible with the new houses built in the area recently, most of which 
demonstrate a contemporary rather than a traditional architectural style. 

2.1.2 The dwellings are all three storeys and are somewhat taller than the 
houses to the south and east, with the exception of the house immediately to the 
south. 

2.2.1 The heights of the front entrances are compatible with those of 
neighbouring dwellings.  There are no more than six steps to access the front 
door. 

 2.2.2 The main entrances of the dwellings will be directly visible from the street. 

 2.2.3 The design and detailing of the main entrances is consistent with the 
modern architectural style of the dwellings. 

2.2.4 Weather protection for the main entrances is provided through the use of 
canopies. 

2.2.5 The front doors do not incorporate sidelights, transoms or door glazing in 
keeping with the contemporary architectural style. 
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2.2.6 The use of enhancements for the main entries such as pilasters or 
masonry surrounds would be inconsistent with the modern architectural design of 
this project. 

2.2.7 The stairs accessing the main entrances are designed as an integral 
component of the buildings’ character. 

 2.2.8 The dwellings were not designed to be accessible from the exterior. 

 2.2.9 The front entrance design, architectural elements and front yard 
landscaping will reduce the visual dominance of the garages and the front 
driveways; the driveways will be only half the width of the garages. 

 2.2.10 Only one set of steps will be provided. 

 2.3.1 The length and width of the dwellings is in keeping with the rhythm of the 
street, particularly the more recent examples. 

 2.3.2 The depth of the dwellings will not lead to privacy or overshadow issues. 

 2.4.1 The dwellings along Front Road will be separated by almost a metre-0.9 m 

 2.4.2 External shadowing will not be a concern; the closest dwelling to the north 
will not be affected by shadows, as there is a 20 m street plus a 4.5 m exterior 
side yard between these houses, and the dwelling immediately to the east 
already has a very long garage which casts an afternoon shadow on the house. 

2.5.1 As noted above, the visual impact of the garage doors can be mitigated 
with appropriate landscaping. 

2.5.2 The garages will not project from, but will be flush with, the facades of the 
dwellings. 

2.5.3 The use of centre piers in the double garages would not be consistent with 
the modern architectural theme of the dwellings. 

 2.5.4 There are no projecting garages in the development. 

 2.5.5 [same comment as 2.5.4] 

 2.6.1 The driveways will be approximately half the width of the garages. 

 2.6.2 Consideration will be given to the use of permeable pavers and other 
technologies. 

 2.6.3 The driveway widths will be limited to 3.0 m. 
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5.0 Sustainability Checklist 
 
The completed Sustainability Checklist is attached as Appendix ‘B’ to this report.  Note 
that many of the items on the checklist apply to much larger projects that incorporate 
non-residential or mixed land uses or a diversity of dwelling types, so that they are not 
considered to apply to this particular development. 

6.0 Proposed Severances 

Section 16.26  of the Pickering Official Plan states that “City Council … shall limit the 
creation of lots for residential purposes by land severance to a maximum of three, and 
require that an ownership of land capable of being divided into more than three 
additional lots be developed by a plan of subdivision, except where it is demonstrated to 
Council’s satisfaction that a plan of subdivision is neither appropriate nor necessary in 
which case Council may authorize the development to proceed by land severance”.   

The Durham Regional Official Plan has similar provisions that enable an applicant to 
create more than three lots by severance in similar circumstances. 

In this case the applicant is seeking Council’s permission to proceed by way of the 
severance process, for the following reasons: 

1. The proposed lots front onto existing public roads and no new roads are required to 
service the development. 

 

2. Full municipal services (sanitary sewers, storm sewers and watermains) are 
available to service the proposed lots. 

 
3. The rezoning process ensures that public input equivalent to that required for the 

plan of subdivision process will be obtained for this project. 

7.0 Conclusions and Recommendations 

We have reviewed the proposed infill development in light of the provincial, regional and 
local planning policies that apply to the project.  In our opinion, the development 
conforms to these policies and it is therefore recommended that: 

1. The application to rezone the southeast corner of Front Road and Commerce Street 
from ‘R4’ under By-law 2511 to a suitable residential category, reflecting the 
performance standards outlined in Appendix ‘B’ to this report, be approved. 

 
2. The proposed method of land division, i.e. severances rather than a plan of 

subdivision, be approved in order to permit the applicant to apply to the Durham 
Land Division Committee for permission to create four (4) new lots. 
 

Respectfully submitted, 

Robert A. Martindale 

Robert A. Martindale, RPP, MCIP, CAHP 
December 2020 
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  APPENDIX  ‘A’ – DRAFT ZONING BY-LAW 

 
The Corporation of the City of Pickering 

By-law No.  xxxx/yy 

Being a By-law to amend Restricted Area (Zoning) By-law 2511, as amended, to 
implement the Official Plan of the City of Pickering, Region of Durham, at 1279/1281 

Commerce St.,  Part of Lots 5, 6 & 7 in Block E, Plan 65, City of Pickering 

 

Whereas the Council of the Corporation of the City of Pickering received an application 
to rezone the subject lands being Block E, Plan 65, in the City of Pickering to permit the 
development of five dwellling units; 

Whereas an amendment to Zoning By-law 2511, as amended, is deemed necessary to 
permit such development;  

Now therefore the Council of the Corporation of the City of Pickering hereby enacts as 
follows: 

1. Schedule 1 

Schedule 1 attached hereto with notations and references shown thereon are 
hereby declared to be part of this By-law. 

2. Area Restricted 

The provisions of this By-law shall apply to those lands in Block E, Plan 65, in the 
City of Pickering, designated “ _____ “ on Schedule 1 attached hereto. 

3. General Provisions 

No building, structure, land or part thereof shall hereafter be used, occupied, 
erected, moved or structurally altered except in conformity with the provisions of 
this By-law. 

4. Definitions [to be inserted by staff] 

5. Provisions (“ R-_“ Zone) 

(1)   Uses Permitted (“R-_“ Zone) 

No person shall within the lands zoned “R- “ on Schedule 1 to this by-law use 
any lot or erect, alter, or use any building or structure for any purpose except 
the following: 

(a) dwelling unit. 
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(2)  home-based business 

Zone requirements (“R-_ “ zone) 

No person shall within the lands zoned “ R -_ “ on Schedule 1 to the by-law 
use any building or structure except in accordance with the following: 

 Item “R -_ “  Zone 

(a) Lot Frontage (minimum) 9.0 metres 

(b) Lot Area (minimum) 279 square metres 

(c) Front Yard Depth (minimum)  6.0 metres 

(d) Rear Yard Depth (minimum) 7.4 metres 

(e) Side Yard Width (minimum) 0.45 metres 

(f) Building Height (maximum) 9.6 metres 

(g)  Parking per Unit (minimum) 2.0 spaces per residential dwelling 
unit  

(h) Driveway width (minimum) 6.5 metres 

(i) Lot coverage (maximum) 45% 

 

6. By-law 2511 

By-law 2511, as amended, is hereby further amended only to the extent necessary 
to give effect to the provisions of this by-law as it applies to the area set out in 
Schedule 1 to this by-law.  Definitions and subject matters not specifically dealt with 
in this by-law shall be governed by relevant provisions of by-law 2511, as amended. 

7. Effective Date 

This by-law shall come into force in accordance with the provisions of the 
Planning Act. 

            By-law passed this __ day of _______, 20__. 

      _________________________________ 

      David Ryan, Mayor 

      __________________________________ 

      Debbie Shields, Clerk 
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APPENDIX ‘B’ 

SUSTAINABILITY CHECKLIST 

 

Guideline Required/ 
Optional 

(R/O) 

Guideline Status/Justification/Comments 

1.1  O Pre-consultation meeting held with City staff on Aug. 7, 
2019 followed up by a list of studies, reports and plans 
required to be submitted with the rezoning application. 

2.1 R Although we are not aware of any watershed or sub-
watershed plans affecting the subject property, the plan 

implements site-specific requirements applied by the City. 

2.6 R The development conforms to the “Building Strong 
Communities” component of the Provincial Policy Statement 

(PPS), as outlined in the Planning Rationale. 

2.7 R The development conforms to the “Wise Use and 
Management of Resources” component of the PPS 

2.9 R A stormwater management plan has been undertaken 
which incorporates a stormwater quality requirement.  

2.10 R Stormwater quantity controls are not proposed due to the 
close proximity of the development to the final outlet 

location, and to allow the peak flows to discharge to the final 
outlet location prior to the peak from the overall watershed. 

2.14 O This method of redevelopment through intensification 
provides many sustainable benefits and has a focus on 

minimizing the land occupancy through verticality and 
containment of parking facilities within the living space 

building footprint.  Stormwater re-use is also considered in 
the use of rain barrels to capture roof runoff.  Detrimental 

impacts to the nearby Natural Heritage Feature 
(Frenchman’s Bay) are not anticipated. 

2.17 R The project incorporates 3.0 m wide driveways, well below 
the maximum permitted paved driveway width of 3.7 m for 

detached dwellings,  The land occupancy of the garages is 
negligible, with the exception of the garage at unit H01, as 

they are contained exclusively within the footprint of the 
dwelling living space. 

2.22 R The grading design has been established to gradually 
conform to the existing drainage pattern of the development 

lands and maintains the same general drainage pattern as 
the existing site.  It takes into account the topography of all 

adjacent lands. 

2.27 R The Functional Servicing report for the project outlines 
erosion and sediment control measures specific to the 

development, including directing roof water to rain barrels 
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and providing a minimum of 450 mm topsoil depth for the 
project. 

3.1 O The plan pertains to previously-developed lands that are 
being re-developed to a higher density, in keeping with the 

intent of the PPS. 

4.1 R The subject property is less than 3 ha in size, and is located 
within a 10 minute walking distance of a commercial 

development (foot of Liverpool Road). 

4.5 R The subject property is located within 800 m of main street 
mixed use commercial development with multiple 

community amenities (as above). 

4.12 R The front entrances to all the dwellings are across the street 
from a neighbourhood park and the Waterfront Trail. 

5.2 R The project achieves a net net residential density of 30 units 
per hectare and therefore conforms with the Official Plan. 

6.1 R The project is not enclosed in a gated enclave.  Sidewalks 
are not envisaged on the west side of Front Rd. or the south 

side of Commerce St. in the Liverpool Road Waterfront 
Node Development Guidelines. 

6.2 R The proposed development provides the future residents 
easy access to the Waterfront Trail and the neighbourhood 

park across the road. 

8.1 O The dwellings will be built to minimum building code 
standards with a typical Energuide rating of 65 to 70. 

8.3 O Energy Star appliances will be specified for this project. 

8.4 R Solar panels are not included in the design of this project. 

8.5 R All of the exterior lighting will incorporate non-uplight LED 
fixtures. 

8.17 O 
 

Approximately 28% of the roofwater will be captured for 
reuse in rain barrels. 

9.1 O The project does not incorporate a program for monitoring 
the sustainable design elements for 10 years including a 

guaranteed funding mechanism. 

 

 

Note:  Items that do not appear on this checklist are not considered applicable to the 
project since: (a) they apply to non-residential or mixed-use or condominium 
developments, or (b) the builder has not yet decided whether these features will be 
incorporated into the units. 

 

 


