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1.0 INTRODUCTION 
 
KLM Planning Partners Inc. have been retained by Highcastle (1939 Altona Rd) Inc. with 
respect to the development of the subject lands located at 1939 Altona Road, in the City 
of Pickering for a residential development in the form of a common element 
condominium consisting of block townhouse dwellings and stacked townhouse dwellings. 
The purpose of this report is to provide a planning analysis and justification in support of 
the proposed amendments to the City’s Zoning By-law as well as the proposed Draft Plan 
of Subdivision, Draft Plan of Common Element Condominium and subsequent application 
for Site Plan Control and exemption from part lot control.  
 
2.0 BACKGROUND 
 
The subject lands are located at the south of the intersection of Altona Road and Finch 
Avenue and are approximately 1.07 hectares in size with an approximately 25.11 metres 
of frontage on Altona Road. The rear portion of the subject lands back onto the Altona 
Forest (Figure 1 – Aerial Map). The development consists of lands municipally known as 
1939 Altona Road, and legally described as Part Lot 32 and Part of Road Allowance 
between Lots 32 and 33, Concession 1 in the Geographic Township of Pickering, more 
particularly described as Part 1, 40R30981 in the City of Pickering.  
 
The site is currently occupied by a landscaping business known as Verbancic Tree Supply 
& Landscaping. The site is proposed to be demolished and replaced by the proposed 
development, consisting of 48 stacked townhouses with frontage on Sparrow Circle and 
Altona Road, and vehicular access provided by an internal private road and 13 block 
townhouses dwelling with frontage and vehicular access on the internal private road.  In 
addition, the development will provide 122 residential parking spaces, 16 visitor parking 
spaces and an amenity area of 225 square metres. The proposed development will 
provide the additional lands required to complete the ultimate configuration of Sparrow 
Circle and a road widening along Altona Road. 
 
The subject lands are partially located within the Toronto Region Conservation Authority 
Regulated Area of the Petticoat Creek watershed.  
 
Surrounding Lands 
 
The surrounding lands primarily consist of low rise residential neighbourhoods and the 
natural areas of Altona Forest. Directly north of the property is a hydro corridor that 
extends through the City. Further north to the property is another existing low rise 
residential neighbourhood and natural heritage features. The subject property represents 
one of the few infill opportunities in area with established residential developments and 
natural heritage boundaries.  
 
North: Hydro corridor and existing low-rise residential neighbourhood   
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South: Existing low-rise residential neighbourhood and interim configuration of Sparrow 
Circle. Further south along Altona Road is a recently constructed Common 
Element Condominium Townhouse development consisting of 27 three-storey 
townhouse dwellings. 

East: Altona Forest  

West: Hydro corridor and natural areas    
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Figure 1 – Context Map 
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3.0 PROPOSAL 

Description 
 
The proposed redevelopment of the subject lands consists of residential development 
containing 48 stacked townhouse dwellings and 13 block townhouse dwellings (refer to 
Figure 2 – Site Plan). The proposed development will consist of two condominium boards, 
a common element condominium encompassing the 13 block townhouse dwellings on 
freehold Parcels of Tied Land (POTLs) and a standard condominium for the stacked 
townhouses. The two condominiums will function together and share the use and 
maintenance of the private roadways, visitor parking and outdoor amenity area. All 
buildings proposed will be 3 storeys in height and is intended to be in a similar 
architectural style as the existing townhouse development south to the property and 
consistent in height and scale with infill townhouse developments emerging along Altona 
Road, as show in Figure 3: Conceptual Building Elevations. 
 
The proposed redevelopment contains one access point into the development which is 
located off of Sparrow Circle. The internal private road will be part of the common 
element condominium for the proposed development.  The proposed Draft Plan of 
Subdivision (Figure 4 – Draft Plan) will facilitate the creation of a residential development 
block for the proposed residential infill and blocks for the conveyance of the balance of 
the ultimate right-of-way for Sparrow Circle and a road widening block on Altona Road 
will be transferred to the City as per the City’s Official Plan policies. In addition, an open 
space block approximately 0.061 hectares in size along the easterly boundary will form 
the required vegetative protection zone to Altona Forest as recommended in the 
Environmental Report prepared by GHD Limited and will be conveyed to the TRCA. Along 
Altona Road is the limit of the existing floodline from Petticoat Creek on the west side of 
Altona Road. The specific extend of the floodline and any necessary buffers will be 
addressed during the Site Plan process in consultation with the TRCA. The net 
development block area is approximately 0.853 hectare, exclusive of the above-described 
conveyances. 
 
The hatched lands on the Site Plan represents a parcel that was created as part of the 
original subdivision which is currently not owned by the Applicant. In the event that the 
Applicant is able to obtain the parcel or establish a cooperative agreement, an additional 
connection from the internal private road to Sparrow Circle can be created.  Block G of 
the proposed development will also have the for opportunity to create 3 additional 
stacked townhouse dwellings, subject to the potential of the floodline east of Altona Road 
being adjusted when Altona Road is reconstructed in an urban cross-section. 
 
The site has been designed to be compatible with and sensitive to the existing residential 
uses surrounding the site and Altona forest to the east of the site. Three of the stacked 
townhouse blocks (a total of 30 units) will have frontage on Sparrow Circle. One of the 
stacked townhouse blocks will have frontage on Altona Road. All stacked townhouse 
blocks have garage access off of the internal street behind the unit. The design of the rear 
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lane stacked townhouse blocks fronting onto the public roads will provide a consistent 
street frontage in the community.  
 
Internal to the site, the proposed development contains three blocks of townhouse units 
(13 units). These units will have frontage onto the internal north-south street which is 
aligned with the existing southern leg of Sparrow Circle to create a continuation of the 
existing street townhouse street character to the south. This provides an appropriate 
transition to the adjacent street townhouses to the south with frontage along Sparrow 
Circle. 
 
The internal road has a hammerhead turnaround at the west end of the internal lane to 
allow vehicles to turn around safely. Sidewalks are proposed throughout the site to 
provide connectivity to Sparrow Circle and Altona Road.  
 
Each street townhouse and stacked townhouse unit is provided two parking spaces, which 
are located in the driveway and the private garage. The proposed development provides 
for a total of 16 visitor parking spaces which are located central to the development on 
the internal road.  The parking provided within the proposed development is in 
compliance with existing zoning requirements. A shared outdoor amenity space is located 
internal to the development abutting the hydro/wildlife corridor and is envisioned to 
accommodate a tot lot with playground equipment and the location of the community 
mailboxes. It is proposed for the POTL street townhouses have curb side garbage 
collection while the stacked townhouses will utilize a shared waste collection room 
located west of the visitor parking area and loading space. 
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Figure 2 – Conceptual Site Plan 
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Figure 3 – Conceptual Building Elevations 
 
 

• Conceptual 8 Unit Stacked Townhouse Front Elevations 

 
• Conceptual 8 Unit Stacked Townhouse Rear Elevations 
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• Conceptual 6 Unit Street Townhouse Front Elevations  
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Supporting Documents 
 
The proposed development has been prepared together with various supporting 
documents. These have been submitted separately but the findings are summarized 
below: 
 
Functional Servicing Brief 
Prepared by Nicolaas Mensink P.Eng (n.d) 
 
The brief makes the following conclusions:  

• The sanitary sewer drainage can be accommodated through existing sanitary 
sewer on Sparrow Circle. 

• Water on the site will connect to the existing 20 mm diam watermain on the east 
end of Sparrow Circle.  

• The development can be adequately accommodated.  
 
Transportation Brief  
Prepared by Candevcon Limited (December 2020) 
 
The report makes the following conclusions:  

• The proposed Townhouse Development is expected to generate a total of 21 trips 
during the A.M. Peak Hour (5 inbound trips and 16 outbound trips) and 28 trips 
during the P.M. Peak Hour (17 inbound trips and 11 outbound trips).  

• In reference to what was previously assumed in a transportation Background 
Study, the proposed Townhouse Development is expected to generate one (1) less 
trip during the A.M. Peak Hour and one (1) more trip during the P.M. Peak Hour. 
As such, traffic impacts to Sparrow Circle’s north connection with Altona Road is 
considered minimal. 

• Waste collection vehicles will be able to service the site through curbside pickup 
and the garbage and recycling area internal to the site.  

 
Geotechnical Investigation  
Prepared by Soil Engineers Ltd. (December 2019) 
 
The report makes the following recommendations: 

• The topsoil must be removed for site development. It can be reused for 
landscaping purposes. It must not be buried within the building envelope or 
deeper than 1.2 m below the exterior finished grade of the development. 

• Any incompetent earth fill should be sub-excavated, sorted free of serious topsoil 
inclusions or deleterious materials, and properly compacted in layers. 

• The proposed structures can be supported on conventional footings, founded on 
sound natural soils or engineered fill. The footings should be designed in 
accordance with the recommendations in Section 6.1. The footing sub-grade must 



KLM PLANNING PARTNERS INC. 
JANUARY 2020 

______________________________________________________________________________________ 
PLANNING JUSTIFICATION REPORT  10 
HIGHCASTLE HOMES, CITY OF PICKERING 

be inspected by a geotechnical engineer to ensure that its condition is compatible 
with the design of the foundations. 

• A Class ‘B’ bedding, consisting of compacted 20-mm Crusher-Run Limestone, or 
equivalent, is recommended for the construction of underground services. Where 
water-bearing sand and silt is present, a Class ‘A’ concrete bedding should be used. 

• All excavation should be carried out in accordance with Regulation 213/91. 
 
Environmental Report  
Prepared by GHD (August 27, 2020) 
 
The conclusions and recommendations of the Environmental Report are as follows: 
 

• The construction envelopes must be clearly defined and delineated and a line 
staked and clearly marked in the field prior to any construction activities 
occurring on the site. 

• A 5 meter setback be implemented from the staked dripline of the eastern tree 
line  

• A 20 meter setback be implemented from the wetland boundary of Community 
4.  

• No development, grading, fill or building envelopes are to intrude into this 
buffer/VPZ, which shall be planted with woody vegetation 

• A landscape plan is to be prepared for the buffer area, adjacent to the Altona 
Forest 

• Prior to any site preparation activities (e.g., grading, placement of fill) erosion 
and sediment control measures should be installed along all sides of 
construction envelope to ensure sediment laden runoff does not leave the site 
and interfere with adjacent natural features (e.g., significant woodlands and 
Petticoat Creek). The silt fence should be inspected and maintained throughout 
the construction phase and remain in place until the soils are stabilized and re-
vegetated. 

• Any vegetation clearing required shall be completed outside the Breeding Bird 
timing window of April 15th to August 15th. 

• The regionally rare species, American mountain ash should be transplanted from 
Community 1 to an area of suitable habitat within the Altona Forest.  

• Silt fencing to be installed at the development limit/buffer lines to protect the 
adjacent woodland/wetland. A permanent fence to be installed once buffer is 
planted. 

 
Stage 1-2 Archaeological Assessment   
Prepared by Archeoworks Inc. (July 20, 2020) 
 
The report makes the following conclusion:  

• The study area is considered free of archaeological concern. No further work is 
recommended.  
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Environmental Noise Assessment    
Prepared by YCA Engineering Limited (November 2020)  
 
The report makes the following recommendations and conclusions: 

• Provisions for adding air conditioning in the future is required for the Residential 
and Blocks F and G (All units). 

• For all units within the proposed residential townhouse blocks, standard Ontario 
Building Construction will be acoustically acceptable for the exterior wall and 
window constructions.  

• All applicable warning clauses shall be listed in the City of Pickering’s Development 
Agreement and also be inserted in the Agreements of Purchase and Sale or Lease 
and registered on title.  

• Prior to the issuance of a building permit for any dwelling unit for which noise fence, 
ventilation or building component requirement have been specified in the Noise 
Study, it is recommended that a qualified engineer should submit a letter to the City 
indicating that the recommended measures or acceptable alternatives have been 
incorporated in the dwelling which satisfy the M.E.C.P criteria.  

• The sound levels acceptable to the M.E.C.P is expected to be achieve using the 
mitigation methods noted above.  

 
Phase One Environmental Site Assessment  
Prepared by Soil Engineers Ltd. (December 14, 2020) 
 
The conclusions and recommendations of the ESA are as follows: 

• The Phase One ESA revealed the following environmental concern attendant to 
the subject site: 

o Fill material of unknown quality is presented at the subject site. 
o Two (2) gasoline ASTs (large and small) are located in the north central 

portion of the subject site near its north boundary 
o A former heating oil AST was located adjacent to the east of the house 

located in the west portion of the subject site 
o Two (2) diesel ASTs are located at the adjacent property to the north in 

close proximity to north central portion of the site  
• It is recommended a Phase Two Environmental Site Assessment be conducted.  

 
Stormwater Management Report  
Candevcon East Limited (December 17, 2020) 
 
The conclusions and recommendations of the Stormwater Management Report are as 
follows: 

• Low Impact Development techniques are proposed to provide a treatment train 
approach to water quality and erosion controls, which include infiltration 
trenches, amended top soil, passive landscaping and a Stormceptor EF6 unit.  
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o The treatment train approach to water quality is expected to provide the 
required ‘Enhanced’ level of treatment.  

o The proposed LID’s are sized to infiltrate 16.0m3 or 37.2% of the 
detention requirement, equating to 5mm of runoff from 0.32 ha of 
impervious surface.  

• Water quantity control is provided to ensure post-development peak flows are 
less than the design flow rate of the receiving sewer. 

o A 180mm orifice tube at the outlet MH2 will control poast-development 
peak flows to the target flow rate. 

o In order to attenuate flows to the target flow rate, 137m3 of on-site 
storage volume is required. 

o Approximately 163m3 of storage is provided through oversized storm 
sewers within the right-of-way at a maximum ponding elevation of 
131.05m. 

• Erosion and sediment control measures during construction have been proposed 
to minimize impacts on the surrounding environment. 

• Emergency access is available to the subject property 
o Access from the northern leg of Sparrow Circle is only available to fire 

trucks. 
o Access to both private and emergency vehicle is available from Altona 

Road and Chickadee Court through the recently developed Stallion Chase.  
 

4.0 PLANNING APPLICATIONS 

 
The following amendments to the City of Pickering Zoning By-law and application for 
development are requested at this time to implement the proposed development: 
 
Zoning By-law Amendment 
 
The following exceptions are required to implement to proposed site plan: 
 

1. Rezone the subject lands from A – Rural Agricultural to RM-AA Zone and RM-BB 
Zone to permit Semi-Detached Dwelling, Multiple Dwellings – Horizontal and 
Stacked Dwelling; 

2. Establish site specific provisions for each zone, including maximum dwelling units, 
lot frontage, lot area, front yard depth, site yard depth, rear yard depth, flankage 
yard depth, building height, parking requirement, visitor parking requirement and 
garage requirements.  

3. Special provisions addressing projections, porches, windows, stairs, decks and air 
conditioners.  

 
A copy of the proposed Zoning By-law provisions and schedule is included in Appendix I 
of this report. 
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Site Plan Application 
 
A site plan drawing has been provided for the proposed development prepared by S&C 
Architects Inc, accompanying the Zoning By-law Amendment. A set of drawings for site 
plan, floor plans, and building elevations of the proposed development will be submitted 
to the City in conjunction with a Site Plan Control application. 
 
Draft Plan of Subdivision and Part Lot Control Applications 
 
The proposed Draft Plan of Subdivision will create the residential development block and 
conveyances for road widenings and vegetative protection zone as previously described. 
The Plan of Subdivision will facilitate the subsequent creation of the POTLs for the street 
townhouses by way of an exemption from Part Lot Control By-law. 
 
Draft Plan of Common Element Condominium and Draft Plan of Standard Condominium 
The Draft Plan of Common Element Condominium will be required to create the internal 
driveway and parking areas, landscaped open spaces and amenity areas. The Draft Plan 
of Standard Condominium will create the individual stacked townhouse units.  
 
5.0 PLANNING ANALYSIS 
 
Provincial Policy Statement (2020) 
 
The Provincial Policy Statement (the “PPS”) under Section 3(1) of the Planning Act (the 
“Act”) is the guiding document providing policy direction on matters of Provincial interest 
related to land use planning. The PPS sets the policy foundation to regulate land use 
planning and development while also supporting the Provincial goal to enhance the 
quality of life for residents. The PPS includes policies that direct growth to existing urban 
areas which contributes to the creation of strong communities, healthy environments and 
long-term economic growth. Section 3(5) of the Planning Act requires that all decisions 
that affect planning matters be consistent with policy statements issued under the Act, 
including the PPS. 
 
The PPS calls for the building of strong communities as “Ontario’s long-term prosperity, 
environmental health and social well-being depend on wisely managing change and 
promoting efficient land use and development patterns”. This can be achieved by 
promoting efficient development of land, accommodating an appropriate range and mix 
of land uses, avoiding land use patterns that cause harm to the environment and public 
health and providing necessary infrastructure to accommodate growth.  
 
The proposed development and applications for Zoning By-law Amendment and Draft 
Plan of Subdivision are consistent with the policies of the PPS including the following: 
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“1.1.1  Healthy, livable and safe communities are sustained by: 
 

a) promoting efficient development and land use patterns which sustain 
the financial well-being of the Province and municipalities over the long 
term; 

b) accommodating an appropriate affordable and market-based range 
and mix of residential types (including single-detached, additional 
residential units, multi-unit housing, affordable housing and housing for 
older persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term 
care homes), recreation, park 

c) avoiding development and land use patterns which may cause 
environmental or public health and safety concerns; 

d) avoiding development and land use patterns that would prevent the 
efficient expansion of settlement areas in those areas which are 
adjacent or close to settlement areas; 

e) promoting the integration of land use planning, growth management, 
transit-supportive development, intensification and infrastructure 
planning to achieve cost-effective development patterns, optimization 
of transit investments, and standards to minimize land consumption 
and servicing costs; 

f) improving accessibility for persons with disabilities and older persons 
by addressing land use barriers which restrict their full participation in 
society; 

g) ensuring that necessary infrastructure and public service facilities are 
or will be available to meet current and projected needs; 

h) promoting development and land use patterns that conserve 
biodiversity; and 

i) preparing for the regional and local impacts of a changing climate. 
 
The proposed applications will facilitate a development that is consistent with the PPS 
with respect to the efficient use of land and infrastructure. The lands are currently 
underutilized as a landscaping operation. The proposed development will intensify the 
property and provide for a range of residential dwelling sizes including stacked 
townhouse and standard common element townhouse as permitted under the municipal 
Official Plan. The subject property represents an infill development that will efficiently 
utilizes the land through the design of a compact urban form with a density which takes 
advantage of existing infrastructure and public facilities. In this respect, the provincial 
objectives are satisfied by utilizing land efficiently, and providing for a range of housing 
types, while maintaining the urban design and redevelopment objectives of the City’s 
Official Plan. 
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The proposed development is further designed to address environmental and climate 
change concerns by providing an adequate buffer to the environmental features and 
floodplains. The proposed layout of the site will utilize the existing streetscape and 
provide new sidewalks for additional pedestrian connections. The proposed development 
makes efficient use of infrastructure and servicing available to the lands. It is our opinion 
that the proposed development and applications are consistent with the PPS. 
 
Provincial Growth Plan (Places to Grow 2020) 
 
The Growth Plan for the Greater Golden Horseshoe provides the framework and guidance 
on decision-making, land-use planning, urban form, housing, natural heritage and 
resource protection, transportation and infrastructure planning. This section 
demonstrates that the proposed development and applications conform to the applicable 
policies of Places to Grow 2020. 
 
As of August 28th, 2020, the Plan’s horizon has been extended to 2051 to ensure 
municipalities have sufficient land to support the fostering of complete communities, 
economic development, job creation and housing affordability, however the forecasts to 
2041 remain the same. The new horizon is consistent with the long-range planning 
approach of previous growth plans and better aligns with the land supply requirements 
of the Provincial Policy Statement, 2020. The Region of Durham’s share of the GTHA’s 
population and employment distribution is 1,300,000 people and 460,000 jobs to the 
2051 horizon.  
 
Section 2.2.1 of the Growth Plan, Managing Growth identifies ways in which growth is to 
be accommodated: 
 

“2.2.1.1 Population and employment forecasts contained in Schedule 3 will be 
used for planning and managing growth in the GGH to the horizon of this Plan in 
accordance with the policies in subsection 5.2.4  
 
2.2.1.2 Forecasting growth to the horizon of this Plan will be allocated based on 
the following: 

a) the vast majority of growth will be directed to settlement areas that: 
i. have a delineated built boundary;  

ii. have existing or planned municipal water and wastewater systems; 
and  

iii. can support the achievement of complete communities;  
b) growth will be limited in settlement areas that:  

i. are rural settlements; 
ii. are not serviced by existing or planned municipal water and 

wastewater systems; or  
iii. are in the Greenbelt Area;  

c) within settlement areas, growth will be focused in: 
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i. delineated built-up areas;  
ii. strategic growth areas;  

iii. locations with existing or planned transit, with a priority on higher 
order transit where it exists or is planned; and  

iv. areas with existing or planned public service facilities;  
d) development will be directed to settlement areas, except where the policies 

of this Plan permit otherwise; 
e) development will be generally directed away from hazardous lands; and  
f) the establishment of new settlement areas is prohibited.” 

 
Policies on achieving complete communities are provided via Policy 2.2.1.4 which states: 

 
“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;  
b) improve social equity and overall quality of life, including human health, for 

people of all ages, abilities, and incomes; 
c) provide a diverse range and mix of housing options, including second units 

and affordable housing, to accommodate people at all stages of life, and to 
accommodate the needs of all household sizes and incomes; 

d) expand convenient access to:  
i. a range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation;  
ii. public service facilities, co-located and integrated in community hubs; 

iii. an appropriate supply of safe, publicly-accessible open spaces, parks, 
trails, and other recreational facilities; and  

iv. healthy, local, and affordable food options, including through urban 
agriculture;  

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

f) mitigate and adapt to climate change impacts, improve resilience and reduce 
greenhouse gas emissions, and contribute to environmental sustainability; 
and  

g) integrate green infrastructure and appropriate low impact development.” 
 
The subject lands are located within the delineated built-up area. As per the Plan, by the 
time the next municipal comprehensive review is approved and in effect, a minimum of 
50% of all residential development occurring in the Region of Durham is to be located in 
the delineated built-up area annually. Since the Region of Durham has yet to complete its 
municipal comprehensive review, the intensification target that applies to the property is 
31% of the Region’s total.  While it is a modest infill development, the proposed 
development and applications would contribute to the achievement of the in-effect 
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intensification targets identified in the Growth Plan and further outlined by the Regional 
Official Plan.  
 
The proposed development provides a compact built form offering different residential 
dwelling sizes and types that contributes to variety of housing options and the creation 
of complete communities. The development adequately utilizes the existing 
infrastructure and contributes to the existing infrastructure by providing additional 
pedestrian connections. The development also emphasizes environmental protection 
through appropriate environmental buffers where development will be prohibited. It is 
our opinion that the proposed development is in conformity with the objectives and 
policies in the Growth Plan, 2020.  
 
The Planning Act (R.S.O. 1990, c.P.13 as amended) 
 
The purpose of the Planning Act is to promote economically, environmentally, and socially 
sustainable development through a land use planning system guided by provincial policy. 
The Act additionally aims to integrate matters of provincial interest in planning decisions 
and encourages cooperation and coordination of interests. The Act recognizes the 
decision-making authority and accountability of municipal councils, and endeavors to 
provide for fair, open, accessible, timely and efficient planning processes. 
 
Section 3(5) of the Act states: 
  

A decision of the council of a municipality, a local board, a planning board, a 
minister of the Crown and a ministry, board, commission or agency of the 
government, including the Tribunal, in respect of the exercise of any authority that 
affects a planning matter, 

a) shall be consistent with the policy statements issued under subsection (1) 
that are in effect on the date of the decision; and 

b) shall conform with the provincial plans that are in effect on that date, or 
shall not conflict with them, as the case may be.  
 

The proposed development will be consistent with, and adhere to, the applicable 
provincial and regional policies that are in effect on the date of the decision as outlined 
in this report.  
 
As previously noted, an application for Draft Plan of Subdivision will be submitted to 
support the proposed development. Section 51 (24) of the Act states that for a Draft Plan 
of Subdivision application: 
 

“…regard shall be had, among other matters, to the health, safety, convenience, 
accessibility for persons with disabilities and welfare of the present and future 
inhabitants of the municipality and to, 
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 Policy Evaluation 
(a)  the effect of development of the 

proposed subdivision on 
matters of provincial interest as 
referred to in section 2; 

The submitted Draft Plan of Subdivision and 
Zoning By-law Amendment applications 
contemplate development which accounts 
for matters of provincial interest and the 
requisite criteria. An Environmental Report 
as been completed to ensure the protection 
of ecological systems. The proposed 
development is an infill development 
intended to utilize existing infrastructure.   

(b)  whether the proposed 
subdivision is premature or in 
the public interest; 

The subdivisions are proposed in the public 
interest by dedicating the required road 
widenings to the municipality. The proposed 
development will new sidewalks and 
enhance pedestrian connections which is of 
the public interest. The proposed 
development will complete the ultimate 
roadway design for Sparrow Circle and 
complete the remaining undeveloped parcel 
within the existing neighbourhood. 

(c)  whether the plan conforms to 
the official plan and adjacent 
plans of subdivision, if any; 

The proposed uses comply with land use 
designations set out by the Region of 
Durham’s Official and the City of Pickering’s 
Official Plan. The site has been designed to be 
compatible with and sensitive to the adjacent 
subdivision. The proposed internal road has 
been designed to align with the existing 
adjacent subdivision road. The proposed plan 
will complete the ultimate roadway design 
for Sparrow Circle. 

(d)  the suitability of the land for the 
purposes for which it is to be 
subdivided; 

The lands are identified in Local and Regional 
policy documents as appropriate for the 
proposed uses. Additionally, development 
limits have been established via required 
supporting technical studies. 

(d.1)  if any affordable housing units 
are being proposed, the 
suitability of the proposed units 
for affordable housing 

Affordable housing units are not proposed as 
part of this application. However, the 
proposed housing types will contribute to 
providing a variety of housing options within 
the existing community. 

(e)  the number, width, location and 
proposed grades and elevations 
of highways, and the adequacy 
of them, and the highways 

The proposed development will have a 
private internal road that is accessed by 
Sparrow Circle, which is intended to carry 
local traffic. The proposed streets have been 
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linking the highways in the 
proposed subdivision with the 
established highway system in 
the vicinity and the adequacy of 
them; 

shown to be adequate by the Transportation 
Brief prepared by Candevcon Limited.  

(f)  the dimensions and shapes of 
the proposed lots; 

The proposed draft plans of subdivision 
features townhouse blocks that will allow the 
development to provide a compact built form 
that is supported Provincial, Regional, and 
Municipal Policies. The size of the future 
POTL townhouse blocks is similar to the 
existing townhouse development to the 
South.  
 
  

(g)  the restrictions or proposed 
restrictions, if any, on the land 
proposed to be subdivided or 
the buildings and structures 
proposed to be erected on it and 
the restrictions, if any, on 
adjoining land; 

Any required floodplain buffer will be 
identified during the site plan stage. An Open 
Space block is proposed to be conveyed to 
the public authority to be added to the 
Altona Forest. 

(h)  conservation of natural 
resources and flood control; 

The proposed vegetation buffer will protect 
the integrity of Altona Forest. A flood line 
buffer has also been incorporated into the 
development.   

(i)  the adequacy of utilities and 
municipal services; 

Studies and plans have been submitted with 
the application to demonstrate the adequacy 
of existing municipal services.  

(j)  the adequacy of school sites; There are no school sites forming part of the 
application. Several schools are in proximity 
to the development site, including Westcreek 
Public School, St Elizabeth Seton Catholic 
School, Altona Forest Public School and High 
Bush Public School.  

(k)  the area of land, if any, within 
the proposed subdivision that, 
exclusive of highways, is to be 
conveyed or dedicated for 
public purposes; 

The proposed development includes a road 
widening to Altona Road and the balance of 
the right-of-way of Sparrow Circle for 
conveyance to the City.  

(l)  the extent to which the plan’s 
design optimizes the available 
supply, means of supplying, 

Specific details related to energy efficiency 
will be available through future site plan 
applications, when building details are 
known. 
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efficient use and conservation 
of energy; and 

(m)  the interrelationship between 
the design of the proposed plan 
of subdivision and site plan 
control matters relating to any 
development on the land, if the 
land is also located within a site 
plan control area designated 
under subsection 41 (2) of this 
Act or subsection 114 (2) of the 
City of Toronto Act, 2006.  1994, 
c. 23, s. 30; 2001, c. 32, s. 31 (2); 
2006, c. 23, s. 22 (3, 4); 2016, c. 
25, Sched. 4, s. 8 (2).” 

The proposed development will be subject to 
site plan control. A Site Plan application will 
follow. 

 
 
With the above information, the proposed development on the Draft Plans of Subdivision 
has regard to, and does not conflict with, the applicable sections of the Planning Act.  
 
Durham Region Official Plan (2015)  
 
The subject lands are designated “Living Areas” in Durham’s Official Plan on Schedule A-
Map A4: Regional Structure. The “Living Areas” designation is comprised of communities 
predominately for housing purposes which shall incorporate a wide variety of housing 
types, sizes and tenure and are to be defined further by the local area Official Plans. 
Durham’s Official Plan further identifies in Section 8B.1.2 that “Living Areas shall be 
developed in a compact form through higher densities and by intensifying and 
redeveloping existing areas, particularly along arterial roads.” 
 
Additionally, Section 8B.2.3 states that development in the “Living Areas” designation 
shall have regard for the following:  
 

a) 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  

b) The use of good urban design principles including but not limited to the following: 
a. The concentration of commercial uses into Centres and Corridors, with 

particular emphasis on common internal traffic circulation and restricted 
access to arterial roads by means of service or collector roads, wherever 
possible; 

b. The attenuation of noise through measures other than fences, such as 
innovative designs, berms and the orientation of higher density 
developments; and  
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c. The orientation and design of buildings to maximize the exposure to direct 
sunlight; 

c) The provision of convenient pedestrian access to public transit, educational 
facilities and parks; 

d) A grid pattern of roads; 
e) The provision and distribution of parks, trails, pathways and educational 

facilities; 
f) The types and capacities of the existing municipal services, infrastructure and 

feasibility of expansion; and  
g) The balance between energy efficiency and cost.  

 
The proposed infill development conforms to the “Living Areas” designation in the 
Durham Region Official Plan because it provides a mix of housing types at a higher 
density. The proposed development provides for new residential uses in a compact built 
form which is compatible to the surrounding neighbourhood. Further, the proposed 
development provides for pedestrian connectivity to the surrounding neighborhood.  
 
Since the Region of Durham has yet to complete its municipal comprehensive review, the 
intensification target that applies to the property is 31% of the Region’s total.  As such, 
implementation of the proposed development would contribute to the achievement of 
the in-effect intensification targets identified by the Region.  
 
City of Pickering Official Plan (2010) 
 
Urban Residential Areas: Medium Density Areas 
 
The subject lands are designated “Urban Residential Areas: Medium Density Areas” in 
Schedule I – Land Use Structure to the City of Pickering’s Official Plan. Section 3.9 
identifies policies for the “Urban Residential Areas” and states that they are intended 
primarily for housing and related uses including home occupations and group homes. 
Development in the “Urban Residential Area” shall have particular regard for protecting 
and enhancing the character of established neighbourhoods, by considering such 
matters as building height, yard setback, lot coverage, access to sunlight, parking 
provisions and traffic implications. Furthermore, Section 14.5 of the Development and 
Subdivision Design Policy sets out criteria for development to establish attractive 
physical settings that support a wide range of activities, have well developed pedestrian 
environments, and can be well served by public transit.  
 
The proposed development conforms to the City of Pickering’s Official Plan policies for its 
“Urban Residential Areas” designation and the Development and Subdivision Design 
Policy by providing for an efficient use of the land and infrastructure in a compact built-
form which respects of character of the surrounding neighbourhood and contributes to 
the supply of a range of housing to the area.  
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The yard setbacks, coverage and height provisions of the proposed development are 
consistent with the existing development to the south. It is the intention of the subject 
development to be similar to the existing development and to round off the community. 
Where possible, the townhouse blocks are proposed to have frontage on Sparrow Circle 
with sidewalks, similar to the development south to the property. The internal road is 
proposed to be aligned with Sparrow Circle, which will round of the development and 
create a coherent streetscape.  
 
The proposed three storey townhouses dwellings are designed to have a similar visual 
character and elevation to the existing development to the south.  The proposed 6.0 
metres rear yard setback for the common element townhouse blocks to the east of the 
development is aligned to the existing townhouse blocks in the south. The rear yards 
provide a coherent visual character to the existing development and provides yard 
setbacks. In addition, ample side yard setback is provided to ensure an adequate 
distance between the proposed townhouse block and the existing townhouse block.  
 
The proposed development represents an appropriate form of infill which adheres to the 
objectives of the Official Plan through the development of an underutilized site which 
maximizes the use of existing infrastructure. The proposed development provides for a 
compact build form which is massed and scaled to minimize impact on the adjacent 
residential neighbourhoods. 
 
Along the eastern property line, a vegetative protection zone is proposed as 
recommended by the Environmental Report, providing a sufficient buffer between the 
proposed development and Altona Forest in order to protect the root structure of the 
trees. A silt fence and planted buffer is also proposed to further mitigate any negative 
impacts.  
 
The proposed development provides 2 parking spaces for each dwelling unit, one within 
the attached garage and one within the driveway. The site also contains 16 visitor 
parking spaces located central to the internal road in the development. The parking 
provided is sufficient for the proposed residential development and is consistent with 
the existing zoning requirements. As discussed in this report, the supporting Traffic Brief 
concluded that the proposed residential development would have a negligible impact on 
traffic in the neighbourhood.  
 
Table 9 of the Official Plan prescribes the required density within the “Urban Residential 
Areas: Medium Density Areas” designation. The net residential density requirement in 
the designation is a minimum of 30 and a maximum of 80.  The density of the proposed 
development is 73 units per hectare. As such, the proposed development is well with in 
range of the Medium Density Area designation.   
 
Section 16.23 d) of the Official Plan notes that matters related to exterior architectural 
design, including the character, scale, materials, colours, articulation and design 
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features of all building exteriors and their sustainable design, inclusive of wall-mounted 
signage and lighting fixtures should be taken into consideration. As previously described, 
the proposed development is intended to be of similar character and scale as the 
existing development directly south to the subject property.  Elevations of the proposed 
units have been provided to demonstrate the design and character of the development. 
A proposed list of exterior color package is also included with the application to further 
demonstrate that the exterior color of the units will match the surrounding units.   
 
Altona Forest Policy Area 
 
A portion of the subject lands are also located within the “Altona Forest Policy Area” 
which requires consultation with the Toronto and Region Conservation Authority 
(TRCA), and the submission of certain documents, including an Environmental Report, a 
Stormwater Report and a Construction Management Report (which will be submitted as 
part of the Site Plan Approval application). The required documents are submitted with 
the subject application as required according to the pre-consultation meeting. The TRCA 
has also been engaged in the proposed development. 
 
The Altona Forest Management Plan (March 29, 1996) has specific policies regarding 
edge management as it relates to new development occurring adjacent to Altona 
Forest. The Environmental Report submitted as part of the application addresses the 
policies of the plan by delineating the appropriate features and buffers. An appropriate 
development boundary has been identified by providing an appropriate setback from 
the eastern tree line and from the wetland boundary. Edge treatment is provided by 
implementing additional planting within the buffer and implementing the necessary silt 
fencing during construction and a permanent fence once planting is completed. The 
planted buffer will be conveyed to the public authority.  An Edge Management Plan will 
be provided during the Site Plan approval process.  
 
Neighbourhood 10: Highbush 
 
The subject lands are also within Neighbourhood Plan 10 - Highbush in Part Three of the 
Official Plan. Section 12.12 of the Official Plan contains policies for the development of 
this neighbourhood. The subject lands are not addressed within the Highbush 
Neighbourhood Policies nor identified within the Highbush Local Node Development 
Guidelines, as such these guidelines do not affect the proposed development. 
 
In summary, it is our opinion that the proposed development is appropriate and is in 
conformity with the general intent of the Official Plan.  
 
Pickering Zoning By-law 2511 
 
The existing zoning by-law places the subject lands under the “A” – Rural Agricultural Zone 
which permits the existing landscaping operation on site. In terms of residential uses, the 
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zone solely permits one-family detached dwellings. This does not reflect the current 
Provincial land use planning objectives nor the land use designation and policies 
described by the City’s Official Plan as discussed in the above sections. In particular, the 
City’s Official Plan has designated the property as “Urban Residential Areas: Medium 
Density Areas”. The proposed Zoning By-law amendment will implement the Official Plan 
policies the proposed development. The draft Zoning By-Law is included as Appendix I to 
this report. 
 
As previously described, the proposed Zoning By-Law Amendment will rezone the subject 
lands from A – Rural Agricultural to RM-AA Zone for the block townhouse dwellings and 
RM-BB Zone for the stacked townhouse dwellings. The requested Zoning By-Law 
Amendment will permit the implementation of the proposed development.  
 
The site-specific provisions will create appropriately sized and situated building footprints 
for the proposed development. The requested provisions are of those similar to the 
existing development south to the subject property. The yard depths will create an 
appropriate street wall for the pedestrian experience and appropriate distance from 
adjacent dwelling blocks.  The proposed provisions are appropriate for the form of 
development and compatible with the surrounding neighbourhood.  
 
Sustainable Development Guidelines 
 
The proposed development has considered the City of Pickering’s Sustainable 
Development Guidelines. Please refer to Appendix II for the completed checklist. The 
proposed development achieves the applicable objectives of the Sustainable Design 
Guidelines and achieves a Level 1 rating. 
 
6.0 SUMMARY 
 
As discussed in the above sections, the proposed residential development and 
applications are consistent with and implements the objectives and intent of the 
Provincial Policy Statement, and conforms to the Provincial Growth Plan, Durham Region 
Official Plan and the City of Pickering Official Plan. The proposed development provides 
infill development within the built-up area and makes efficient use of the existing 
infrastructure, capacity and community services while providing for additional density 
and compact built-form that is land efficient, pedestrian-scaled and which contributes to 
shaping vibrant neighbourhoods.  
 
Given the above, it is our opinion that the proposed development and applications for 
Draft Plan of Subdivision and Zoning By-law Amendment represents good land use 
planning. 
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Should you have any questions or require any further information, please do not hesitate 
to contact the undersigned. 
 
Yours truly, 
KLM PLANNING PARTNERS INC. 
 
 
 
 
Billy Tung, BES, MCIP, RPP     Angela Zhao, BES, MCIP, RPP  
Partner        Intermediate Planner  
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The Corporation of the City of Pickering 

By-law No. xxxx/21 

Being a By-law to amend Restricted Area (Zoning) By-law 3036, 
as amended, to implement the Official Plan of the City of 
Pickering, Region of Durham, Part of Lot 32 and Part of Road 
Allowance Between Lots 32 and 33, Concession 1, City of 
Pickering. 

Whereas the Council of The Corporation of the City of Pickering deems it desirable to 
permit a common element condominium consisting of street townhouses and a standard 
condominium consisting of stacked townhouse on lands being Part of Lot 32 and Part of 
Road Allowance Between Lots 32 and 33, Concession 1, City of Pickering.  

And whereas an amendment to By-law 3036, as amended is deemed necessary to 
permit such uses; 

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

1. Schedule I
Schedule I to this By-law 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, Part of Lot 32 and Part
of Road Allowance Between Lots 32 and 33, Concession 1 in the City of
Pickering, designated on Schedule I to this By-law.

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

In this By-law,

(1) “Air Conditioner” means any mechanical equipment which is required for
residential domestic use and which must be installed outdoors including

Appendix I: Draft Zoning By-Law
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central air conditioning units, heat pumps, heat exchange units, 
emergency generators and other such equipments. 

(2) “Amenity Area” means an outdoor area located anywhere on a lot, or the 
roof of a parking structure, private garage or any other building which 
includes landscape area, but which may also include areas of decking, 
decorative paving or other similar surface and includes a balcony, porch or 
deck and which has direct access from the interior of the dwelling unit. 

(3) “Balcony” means an attached covered or uncovered platform projecting 
from the face of an exterior wall, including above a porch, which is only 
directly accessible from within a building, usually surrounded by a 
balustrade or railing, and does not have direct exterior access to grade. 

(4) “Bay, Bow, Box Window” means a window that protrudes from the main 
wall, usually bowed, canted, polygonal, segmental, semicircular or square 
sided with window on front face in plan; one or more storeys in height, 
which may or may not include a foundation; may or may not include a 
window seat; and may include a door. 

(5) “Condominium, Common Element” means spaces and features owned in 
common by all shareholders in a condominium and may include private 
streets, walkways and parking and amenity areas.  

(6) “Corner Rounding” shall mean a lot line of a corner lot at the intersection of 
two street lines including private street lines in the form of an arc, which 
joins the front lot line to the flankage or side lot line and joins the rear lot 
line to the flankage or side lot line. 

(7) “Deck” means a raised platform attached to the exterior wall of a building 
and with direct access from within a building and from grade. 

(8) (a) “Dwelling” means a building or part of a building containing one or 
more dwelling units, but does not include a mobile home or trailer; 

 (b) “Dwelling, Semi-Detached” shall mean one of a pair of single 
dwellings, such dwellings being attached together horizontally in whole 
or in part above grade, below grade, or both above and below grade;  

 (c) “Dwelling, Multiple – Horizontal” means a building containing three or 
more dwelling units attached horizontally by an above-grade wall or 
walls;  

 (d) “Dwelling Unit” means one or more habitable rooms occupied or 
capable of being occupied as a single, independent, and separate 
housekeeping unit containing a separate kitchen and sanitary facilities. 
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 (e) “Dwelling, Stacked” means a residential use building for four or fewer 
storeys in height containing three or more principle dwelling units 
where the units are divided horizontally and vertically and in which 
each dwelling unit has an independent entrance at the ground level or 
through a common entrance at the ground level or at the first storey 
above ground and may have shared exit facilities above the first floor. 

 
(9) “Grade” or “Established Grade” means the average elevation of the 

finished level of the ground adjoining all exterior walls of a building. 

(10)  “Lands, Subject” means the lands subject of this by-law. 

(11) (a) “Lot” means an area of land fronting on a street which is used or 
intended to be used as the site of a building, or group of buildings, as 
the case may be, together with any accessory buildings or structures, 
or a public park or open space area, regardless of whether or not such 
lot constitutes the whole of a lot or block on a registered plan of 
subdivision; 

(b) “Lot Area” means the total horizontal area within the lot lines of a lot; 

(c) “Lot Frontage” means the width of a lot between the side lot lines 
measured along a line parallel to and 7.5 metres distant from the front 
lot line; 

(d) “Lot, Through” means a lot bounded on opposite sides by a street. 

(12) “Lane” means a thoroughfare not intended for general traffic circulation 
that provides means of vehicular access to the rear of a lot where the lot 
also fronts or flanks onto a street, or where a lot fronts onto public or 
private open space. The lane may be maintained by a condominium 
corporation.  

(13) “Porch” means a roofed deck or portico structure attached to the exterior 
wall of a building. A basement may be located under the porch. 

(14) “Private garage” means an enclosed or partially enclosed structure for the 
storage of one or more vehicles, in which structure no business or service 
is conducted for profit or otherwise. 

(15) (a) “Street” means a right-of-way or roadway that is used by vehicles and 
includes a public highway and a private street within a condominium. 

(b) “Street, Private” means: 

i. a right-of-way or roadway that is used by vehicles and is 
maintained by a condominium corporation; 
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ii. a private road condominium, which provides access to individual 
freehold lots; 

iii. a private right-of-way over private property, that provides access 
to lots abutting the private street. 

But is not maintained by a public body and is not a lane.  

(16)  (a) “Yard” means an area of land which is appurtenant to and located on 
the same lot as a building or structure and is open, uncovered, and 
unoccupied above ground except for such accessory buildings, 
structures, or other uses as are specifically permitted thereon; 

(b) “Front Yard” means a yard extending across the full width of a lot 
between the front lot line of the lot and the nearest wall of the nearest 
main building or structure on the lot; 

(c) “Front Yard Depth” means the shortest horizontal dimension of a front 
yard of a lot between the front lot line and the nearest wall of the 
nearest main building or structure on the lot;  

(d) “Rear Yard” means a yard extending across the full width of a lot 
between the rear lot line of the lot, or where there is no rear lot line, 
the junction point of the side lot lines, and the nearest wall of the 
nearest main building or structure on the lot; 

(e) “Rear Yard Depth” means the shortest horizontal dimension of a rear 
yard of a lot between the rear lot line of the lot, or where there is no 
rear lot line, the junction point of the side lot lines, and the nearest wall 
of the nearest main building or structure on the lot; 

(f) “Side Yard” means a yard of a lot extending from the front yard to the 
rear yard, and from the side lot line to the nearest wall of the nearest 
main building or structure on the lot; 

(g) “Side Yard Width” means the shortest horizontal dimension of a side 
yard of a lot between the side lot line and the nearest wall of the 
nearest main building or structure on the lot;  

(h) “Flankage Side Yard” means a side yard immediately adjoining a 
street or abutting on a reserve on the opposite side of which is a 
street; 

(i) Flankage Side Yard Width” means the shortest horizontal dimension of 
a flankage side yard of a lot between the lot line adjoining a street or 
abutting on a reserve on the opposite side of which is a street, and the 
nearest wall of the nearest main building or structure on the lot. 
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(17) “Wall, Front” means the wall of the dwelling closest to the front lot line. 

(18) “Water Meter Building” means a building or structure that contains devices 
supplied by the Region of Durham which measures that quality of water 
delivered to a property.  

 

5. Provisions (“RM-AA” Zone) 

(1) Uses Permitted (“RM-AA” Zone) 

(a) No person shall within the lands zoned “RM-AA” on Schedule I to 
this By-law, use any lot or erect, alter, or use any building or 
structure for any purpose except the following: 

(i) Semi-Detached Dwelling 

(ii) Multiple Dwelling - Horizontal 

 (2) Zone Requirements (“RM-AA” Zone) 

No person shall within the lands zoned “RM-AA” on Schedule I to this By-
law, use any lot or erect, alter, or use any building except in accordance 
with the following provisions: 

 
“RM-AA” Zone 

(a) Number of 
Dwelling Units 
(maximum) 

13 dwelling units 

(b) Lot Frontage 
(minimum) 5.5 metres 

(c) Lot Area 
(minimum) 110 square metres 

(d) Front Yard Depth 
(minimum) 3.0 metres 

(e) Side Yard Depth  
(minimum) 

0.65 metres except where dwellings on 
abutting lots share a common wall, no 

interior side yard shall be required 
adjacent to that wall on either lot 
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“RM-AA” Zone 

(f) Rear Yard Depth  
(minimum) 

6.0 metres 

(g) Flankage Yard 
Depth (minimum) 2.4 metres  

(h) Building Height 
(maximum) 12.0 metres 

(i) Parking 
Requirements 
(minimum) 

2.0 parking spaces per dwelling unit 

(j) Visitor Parking 
Requirements 
(minimum) 

0.25 of a parking space per dwelling unit 
which may be provided on a separate lot.  

(k) Garage 
Requirements 

Minimum one private garage per lot 
attached to the main building, the vehicular 
entrance of which shall be located not less 
than 6.0 metres from the common element 

condominium street 

(l) Interior Garage 
Size (minimum) 

A private garage shall have a minimum 
width of 3.0 metres and a minimum depth 
of 6.0 metres provided, however, the width 

may include one interior step and the 
depth may include two interior steps 

 

 (3) Special Provisions (“RM-AA” Zone)  

(a) Projections such as window sills, chimney breasts, fireplaces, belt 
courses, cornices, pilasters, eaves, eave troughs and other similar 
architectural features may be permitted in any required yard, 
provided that no such feature projects into the required yard more 
than 0.6 metres or half the distance of the required yard, whichever is 
less; 
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(b) A porch, uncovered deck or balcony may encroach into any required 
front yard to a maximum of 2.0 metres or half the distance of the 
required yard, whichever is less; 

(c) A porch, uncovered deck or balcony may encroach into any required 
flankage yard to a maximum of 2.0 metres; 

(d) A porch or uncovered deck may encroach into any required rear yard 
to a maximum of 2.0 metres; 

(e) Stairs to a porch or uncovered deck may encroach to within 0.3 
metres of the front lot line or flankage lot line; to within 1.0 metres of 
a rear lot line and to within 0.6 metres of a side lot line; 

(f) A bay, box or bow window, with or without foundation, having a 
maximum width of 4.0 metres may encroach into any required yard to 
a maximum of 0.6 metres or half the distance of the required yard, 
whichever is less; 

(g) Air Conditioners are permitted on a lot provided they are located in 
the rear yard or side yard or on a balcony or roof.  In addition, such 
units shall not be located any closer than 0.6 metres to a side lot line. 

(4) Special Regulations (“RM-AA” Zone) 

(i) Despite the provisions of Section 5.6 of By-law 3036, as amended, 
the requirement for the frontage on a public street shall be satisfied 
by establishing frontage on a common element condominium street 
for the lands on Schedule I to this By-law; 

(ii) Despite Section 5(4)(i) above, the lot line abutting Sparrow Circle 
shall be deemed to be the Front Lot Line for the lands Zoned “RM-
AA” on Schedule I to this By-law; 

(iii) Despite provision 5(1)(b) and 5(2) of this By-law, a water meter 
building required by the Region of Durham for the purpose of 
measuring the quantity of water delivered shall be exempt from 
“MD-H12” zone use provisions and zone requirements. 
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6. Provisions (“RM-BB” Zone) 

(1)  Uses Permitted (“RM-BB” Zones) 

(a) No person shall within the lands zoned “RM-BB” on Schedule I to 
this By-law, use any lot or erect, alter, or use any building or 
structure for any purpose except the following: 

Stacked Dwelling 

(2)      Zone Requirements (“RM-BB” Zones) 

No person shall within the lands zoned “RM-BB” on Schedule I to this By-
law, use any lot or erect, alter, or use any building except in accordance 
with the following provisions: 

(a) Building Location and Setbacks: 

(i) No building or part of a building or structure shall be erected 
outside of the building envelope as illustrated on Schedule II 
attached hereto. 

(ii) Minimum separation between buildings: 3.0 metres 

(b) Maximum Number of Dwelling Units: 48 

(c) Building Height (maximum): 12.5 metres 

(d) Parking Requirements: 1.0 parking spaces per dwelling unit to be 
provide either in a private garage plus 0.25 of a parking space per 
dwelling unit for visitors. 

(e) Garage Requirements: any vehicular entrance for an enclosed private 
garage shall be located a minimum of 6 metre from the private street 
that provides vehicle access to the private garage. 

(f) Interior Garage Size (minimum): each parking space within a private 
garage or in a parking area shall have a minimum width of 2.9 metres 
and a minimum depth of 6.0 metres; however, the depth of a private 
garage may include 2 interior steps.  

(g) Porches, uncovered deck or balcony may encroach into any required 
front yard to a maximum of 1.8 metres.  

(h) Air Conditioners are permitted on a lot provided such units shall not be 
located any closer than 0.6 metres to any lot line;  
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(i) Minimum Private Amenity Area for lands zoned “RM-BB” on Schedule I 
to this By-law: 4.5 square metres 

(3) Special Regulations (“RM-BB”” Zone) 

(i) Section 5.22(4) of By-law 3036, as amended, shall not apply to the 
lands zoned “RM-BB” on Schedule I to this By-law.  

7. Model Homes 

(1) A maximum of 1 block, together with not fewer than two parking spaces 
per Model Home, may be constructed on the lands zoned “RM-AA” as set 
out in Schedule I attached to this By-law prior to the division of those lands 
by lifting of part lot control; 

(3) A maximum of 1 block, together with not fewer than two parking spaces 
per Model Home, may be constructed on the lands zoned “RM-BB” as set 
out in Schedule I attached to this By-law; 

 (5) For the purpose of this By-law, “Model Home” shall mean a dwelling unit 
which is not used for residential purpose, but which is used exclusively for 
sales, display and marketing purposes pursuant to an agreement with the 
City of Pickering. 

8. By-law 3036 

By-law 3036, 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 Schedules I and II 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 3036, as amended. 

9. Effective Date 

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

By-law passed this       day of      , 2021. 
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Draft Dec. 2020
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Appendix II - Pickering Sustainable Development 

Guideline #2 – Plan of Subdivision, Site Plan, Rezoning and Building Permit Guidelines 

The proposed development achieves the applicable objectives of the Sustainable Design Guidelines and 
achieves a Level 1 rating. The chart below details the required and optional criteria the proposed 
development achieves.  

 Guideline Req’d/Opt’l Item Description 

Section 2.0 Environmental Protection 

2.1 Watershed and Sub-
watershed Planning  

The plan implements objective 
and targets for comprehensive 
environmental protection 
identified in watershed and/or 
sub-watershed planning plans 
completed for the entire 
planning area.  

REQ’D The proposed development takes into 
account the Petticoat Creek Watershed 
policies of the TRCA.  

2.2 Master Environmental 
Servicing Plan  

The Plan implements the 
objectives and targets of the 
Master Environmental Servicing 
Plan 

REQ’D N/A  

2.3 Conservation Authority 
Regulations  

REQ’D TRCA approval will be required for the 
subject property and has been engaged in 
the proposed development.  

2.4 Oak Ridges Moraine Plan  REQ’D N/A 

2.5 Greenbelt Plan  REQ’D N/A 

2.6 -2.8 Conformance to 
Provincial Policy Statement (PPS) 
Building Strong Communities (R), 
Wise Use and Management of 
Resources and Protecting Public 
Health and Safety   

REQ’D The proposed development conforms to 
the PPS as discussed in the previous 
section of the Planning Justification Report  
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2.9 Stormwater Quality 

A stormwater management plan 
is implemented to capture and 
treat the stormwater run-off to 
maintain run-off quality based on 
targets established in the 
neighbourhood plan and MESP 

REQ’D A Stormwater Management Report has 
been provided with the application. 

2.10 Maintain or Reduce 
Stormwater Runoff Rates  

A stormwater management plan 
is implemented to meet or 
exceed stormwater runoff 
targets established in the 
neighbourhood plan and MESP.  

REQ’D The proposed development meets 
stormwater management targets 
established by the City, refer to 
Stormwater Management Report.  

2.11 Water Balance and Source 
Water Protection 

Targets for water balance and 
source water protection 
established in the MESP and 
Neighbourhood Plan area 
implements 

REQ’D The proposed development meets the 
targets for water balance, refer to 
Functional Servicing Brief.  

2.12 Ground Water Protection 
Plan  

The plan meets or exceeds 
established groundwater targets 
and complies with any use 
prohibitions as defined in an area 
ground water protection study.  

REQ’D The proposed development meets the 
establish groundwater targets establish by 
the City.  

2.17 Required Residential Site 
Design to Maximize Permeability  

 

REQ’D The proposed development is 
characterized as townhouses however, 
the unit widths are not captured by 
standards.    

2.19 Required 
Commercial/Employment/Institu
tional Site Design to Maximize 
Permeability  

REQ’D N/A 
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2.20 Required Commercial/ 
Employment/Institutional Site 
Design to Maximize Permeability  

REQ’D N/A 

2.22 Landform Conservation  RE’D The proposed development meets the 
Municipality’s requirements for site 
drainage and grading. 

2.25 Minimize Construction 
Related Environmental Impacts  

REQ’D The proposed development will minimize 
construction related environmental 
impacts beyond the site.  

2.27 Erosion and Sedimentation 
Control  

 

REQ’D The proposed development is supported 
by a sedimentation and erosion control 
plan to prevent and address soil loss 
during construction. 

Section 3.0 Location of Development/ Selection of Lands 

3.1 Site Typology  

 

OPT’L 

3 Points 

The proposed development is on 
previously developed lands at a higher 
density.  

Section 4.0 Design of Development – Land Use and Distribution 

4.1 Diversity of Uses  

 

REQ’D N/A 

 

4.2 Construction Phasing  REQ’D N/A  

4.4 Proximity to Schools  

 

REQ’D Multiple schools are within 800 metre 
walking distance to the subject lands  

 

4.5 Provision of Mixed Uses and 
Commercial Streetscape 
environments  

 

REQ’D N/A 

 

4.7 Enhanced Housing Diversity  

 

REQ’D The proposed development is comprised 
of rear lane townhouse and stacked 
townhouses.   

4.9 Retail Parcel Size  REQ’D N/A 
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4.10 Commercial Concentration  REQ’D N/A 

4.12 Proximity to Public Spaces  

 

REQ’D The main front entrances of residential 
buildings are located within 800 m walking 
distance of a publicly accessible public 
space such as a park and town square.  

Section 5.0 Design of Development – Density and Compact Built Form 

5.1 Residential Density  REQ’D The proposed development meets the 
density within the Official Plan 

5.3 Commercial Density  REQ’D N/A 

5.5 Future Intensification 

 

REQ’D N/A 

 

Section 6.0 Design of Development – Connections 

6.1 Open and Connected 
Communities  

 

REQ’D The proposed development contains 
streets and sidewalks which are available 
for the general public, not enclosed in a 
gated enclave.  

6.2 Protect Linked Open Space 
System 

 

REQ’D N/A  

6.3 Provision of Interconnected 
Transportation Network  

 

REQ’D The proposed development’s compact 
built form supports the neighbourhood 
plan for alternative methods of 
transportation by providing new routes 
for vehicular traffic and cyclists and new 
sidewalk for pedestrians. 

6.5 Street Network  

 

REQ’D The proposed development supports the 
neighborhood’s connected street network 
by completing Sparrow Circle and creating 
new sidewalks.  

6.6 Block Perimeter  

 

REQ’D The plan is designed on the basis of 
medium to short block lengths with a 
recommended maximum block perimeter 
of 550m.  



Appendix II  

v 
 

6.7 Lanes  

 

OPT’L 

3 Points 

The plan is designed to include a private 
condominium road so that at primary 
frontages along the major streets provide 
a streetscape uninterrupted by garages.  

6.8 Cycling Network REQ’D N/A 

6.12 Parking Location  

 

REQ’D The project locates surface parking areas 
at the interior of blocks to minimize their 
impact on the streetscape. 

6.13 Corridor Frontage 

 

REQ’D The plan establishes blocks fronting along 
Sparrow Circle and Altona Road.   

Section 7.0 Design of Development – Pedestrian Oriented Community 

7.1 Amenities in Proximity 

 

REQ’D N/A 

 

7.2 Pedestrian Network 

 

REQ’D 1.5m sidewalks are provided on Sparrow 
Circle and Altona Road.  

7.3 Pedestrian Safety and 
Comfort  

REQ’D The development utilizes existing ROW.  

7.4 Pedestrian Oriented 
Streetscapes  

REQ’D The development provides for a 
pedestrian oriented streetscape along the 
main road network by having the 
townhomes facing the public roads.  

8.0 Resource Efficiency 

8.1 Energy Performance for 
Residential Buildings  

OPT’L 

 

In order to achieve an Energy Star for New 
Homes rating, the development will 
feature upgraded energy efficient fixtures 
and appliances that will aid in meeting the 
required energy performance guidelines. 

8.3 Energy Efficient Appliances  OPT’L 

 

Where the builder is providing appliances, 
all appliances will have an energy star 
rating to contribute to overall energy 
efficiency. 

8.4 Passive Solar Gain  REQ’D Townhouse buildings adjacent to Sparrow 
Circle are oriented so the predominate 
amount of glazing area is facing south in 
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order to take advantage of passive solar 
heating and visible light. 

8.5 Private Outdoor Lighting  REQ’D Outdoor lighting fixtures with energy 
efficient bulbs will be provided by the 
builder. It is recommended that the 
fixtures be wired to a timer switch to limit 
and conserve the building’s / unit’s 
electrical output. 

8.6 Required Water Efficiency in 
Buildings  

REQ’D Low flow fixtures are to be utilized where 
possible. 

8.8 Waste Management-
Operations  

REQ’D A central refuse building is located for the 
best practice of residential waste 
management of the site configuration for 
the stacked townhomes, curbside pickup 
is provided for the freehold townhomes.  

8.9 Waste Reduction-
Construction 

REQ’D Waste reduction will be utilized where 
possible in construction. 
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