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1 / INTRODUCTION 
 

Johnston Litavski Ltd. (‘JLL’) has been retained by Sunrise International 
Investment Inc. (the ‘Owner’) to assist with planning approvals to facilitate 
redevelopment of the lands municipally known as 3695 Sideline 4 in the 
City of Pickering (the ‘Subject Lands’ or the ‘Site’). 
 
This Planning Justification Report (‘PJR’ or ‘Report’) has been prepared on 
behalf of the Owner in support of Regional Official Plan Amendment 
(‘ROPA’), Official Plan Amendment (‘OPA’) and Zoning By-law 
Amendment (‘ZBA’) applications to facilitate redevelopment of the 
Subject Lands.  More specifically, the proposed development is to 
facilitate a 9 – hole Golf and Country Club that integrates existing natural 
features and complimentary, accessory uses. 
 
This Report provides a comprehensive assessment and justification for 
the proposed changes to the Durham Regional Official Plan, Pickering 
Official Plan and City of Pickering Restricted Areas Zoning By-law 3037 in 
relation to the current policy framework and existing physical conditions.   
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
As such, this PJR includes the following: 
 

 A description of the Subject Lands, surrounding land uses and 
existing physical conditions; 

 A description of the proposed development; 
 A summary of the technical studies prepared in support of 

the proposal; 
 A description of the proposed amendments to the Durham 

Regional Official Plan, the Pickering Official Plan and City of 
Pickering Restricted Areas Zoning By-law 3037; 

 A review of the existing policy and regulatory framework in 
relation to the proposed development and its conformity to 
Provincial policies and regulations; 

 An overall planning analysis to support the proposed 
development that includes an assessment of the proposal 
within the Regional and City’s urban structural contexts, local 
context and planning policy context; and, 

 A summary of key recommendations and conclusions related 
to the proposed development. 
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1.1 / PRE-CONSULTATION 
 

A Formal Pre-Application Consultation Meeting Request was submitted 
to the City of Pickering in January 2020 to confirm the submission 
materials required to support a development application.  
Subsequently, a Formal Pre-Application Consultation Meeting 
(‘Meeting’) was attended by the Project Team as well as representatives 
from the Region of Durham, City of Pickering, Pickering Fire Services, 
and Toronto and Region Conservation Authority (‘TRCA’) on March 6, 
2020.  Following this Meeting, a Formal Consultation Meeting Summary 
and Technical Report Checklist (‘Checklist’), was received which 
identified the submission requirements for a ‘complete application’.   
 
A revised proposal was prepared in the Summer of 2020 and provided 
to City and Regional Staff in September 2020.  Staff confirmed that 
Regional Official Plan Amendment, Pickering Official Plan Amendment 
and Zoning By-law Amendment applications would be required to 
facilitate the proposal and that the submission requirements identified 
on the Checklist remain applicable.  A copy of the Checklist is provided 
in Appendix A of this Report. 
 
The table on the right and on the next page lists the required 
submission materials identified.   
 
 
 
 

 
 
 
 
 
 
 
 
 
 

DOCUMENT CONSULTANT 

Agricultural Assessment Miller Golf Design Group 

Arborist Report 
Beacon Environmental 
Limited (‘Beacon’) 

Environmental Impact Study Beacon  

Functional Servicing Report SCS Consulting Group Ltd.  

Geotechnical Investigation 
Golder Associates Limited 
(‘Golder’)  

Hydrogeological Investigation Golder  

Phase 1 Environmental Site 
Assessment 

Golder  

Planning Justification Report Johnston Litavski Ltd. (‘JLL’) 

Draft Regional Official Plan 
Amendment 

JLL; see Section 6.1 and 
Appendix C of this Report 
for further detail 
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DOCUMENT CONSULTANT 

Draft Pickering Official 
Plan Amendment 

JLL; see Section 6.2 and 
Appendix D of this Report for 
further detail 

Draft Zoning By-Law 
Amendment 

JLL; see Section 6.3 and 
Appendix E of this Report for 
further detail 

Sustainable Development 
Report  

JLL; see Section 5.6 and 
Appendix B of this Report for 
further detail 

Transportation Study WSP 

 
The above-noted studies have been prepared and are provided under 
separate cover in support of the proposed development.  Additionally, 
each study is summarized in Section 4.2 of this Report below. 
 
Subsequent to the Meeting, further discussions with City and TRCA Staff 
have occurred to clarify elements of the development.  The feedback 
received has been reviewed and incorporated into the proposal.   
 
 
 
 
 
 

 

2 / HISTORICAL CONTEXT 
 

The development of any lands within a municipally should be 
considered in relation to the past and future urban structure of that 
municipality.  Historically, Pickering’s planning area was first inhabited 
by Indigenous peoples and later by early European immigrants.  
Beginning in 1763, European settlers migrated to the Pickering area.  In 
1776, the Township of Pickering was established, named after Pickering, 
North Yorkshire.   
 
Throughout the 19th century, the Township of Pickering began to be 
settled as heavily forested areas were cleared by the Township’s settlers.  
More specifically, the forested lands in proximity to the mouth of the 
present-day Rouge River up to the present-day Oak Ridges Moraine 
were cleared and three (3) sawmills were established.  An early, 
compact village formed in proximity to the sawmills, Lake Ontario and 
Freshman’s Bay.  By 1825, the Township of Pickering had a reported 
population of approximately 800 residents.  
 
Between 1825 and 1850, additional industry (a shipbuilding operation at 
the mouth of the Rouge River) and various agricultural operations were 
established.  Throughout the later half of the 19th century, Pickering 
became increasingly popular for industrial workers and farmers.  By 
1850, the Township became the County of Pickering with more than 
6,000 residents. Pickering continued to experience growth and 
expansion as new industries located throughout the County, including 
the Frenchman’s Bay Harbour Company in 1870.   
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Figure 1: Aerial Image of Frenchman’s Bay, c. 1937 (Image courtesy of 
Pickering / Ajax Digital Archive) 
 
Throughout the late 19th and early 20th centuries, Pickering continued 
to experience growth and development.  Despite the presence of 
various industries, Pickering was a predominantly agricultural 
community.   
 
In 1941, a portion of the County of Pickering became the independent 
Town of Ajax.  Throughout the later 20th century, Pickering experienced 
a period of rapid growth in the post-World War II era, introduction of 
Highway 401, opening of Ontario Hydro’s Pickering Nuclear Generating 
Station, the development of various large-scale, suburban housing 
developments and establishment of various manufacturing companies 
who were attracted by the ease of access to various transportation 
networks.   
 

 
 
 
By 1974, Pickering had evolved to become the Town of Pickering, a 
Town comprised of various neighbourhoods, separated by 
Frenchman’s Bay.   
 
In 2000, Pickering was incorporated as the City of Pickering.  The City 
of Pickering continues to be comprised of a variety of 
neighbourhoods with varying urban and rural contexts.  
 
Following the establishment of the City of Pickering, the City’s policy 
framework was established in a manner that reflects and maintains 
the diverse urban and rural contexts. As such, growth and 
development is presently guided by an Urban Structure which 
implements and builds upon the historic development patterns 
present across the City.  More specifically, the Pickering Official Plan 
implements a variety of land use categories that directs development 
and redevelopment activities to specified locations, while providing 
protection for the various natural features that transverse the City. 
 
The Subject Lands are located in the City’s Rural Area, west of the 
Hamlet of Kinsale.  Development and redevelopment of the Subject 
Lands and surrounding area is guided by development policies 
contained in A Place to Grow: Growth Plan for the Greater Golden 
Horseshoe, the in-effect Region of Durham Official Plan and the in-
effect Pickering Official Plan. 

 

 

 

 

 



3695 Sideline 4, Pickering 
PLANNING JUSTIFICATION REPORT 

February 2021 5 

 

 
 
 
 

2.1 / SITE DEVELOPMENT HISTORY 
 

The Subject Lands are located within the City’s Rural Area, west of the 
Hamlet of Kinsale. Historically, settlement in the area surrounding 
Kinsale occurred through the establishment of various agricultural 
operations throughout the 19th and 20th centuries. Today, Kinsale and 
the surrounding area remain a predominantly rural, agricultural area.  
We note that south of the Subject Lands are agricultural lands as well 
as Barclay Estates – a Country Residential development constructed in 
the 1980s and situated within the Greenbelt.  Recently, an extension of 
Highway 407 was completed north of the Subject Lands. 
 
Based on historical records, the Subject Lands were initially developed 
as an agricultural operation, supporting the surrounding rural 
agricultural community.  In the intervening years, a limited marine 
commercial operation was introduced on the portion of the Site with 
frontage on present-day Highway 7.   During the marine commercial 
operations, large amounts of fill were introduced along the eastern 
property line of the Subject Lands by a previous landowner.  As further 
described in the accompanying Phase 1 Environmental Site Assessment 
(‘ESA’), the marine operations ceased in the early 2000s.  The Subject 
Lands were subsequently redeveloped for the creation of Kinsale Golf 
Club, now Bunker Hill Golf Club – a 12-hole championship course, by 
the previous landowner.  In 2017, the Subject Lands were purchased by 
the Owner.  
 
 

 
 

3 /  EXISTING SITE & CONTEXT 
 

This Section of the Report provides an analysis of the Subject Lands 
in relation to the surrounding context. 
 

 

 3.1 / SITE DESCRIPTION 
 

As shown in Figure 2 (on the next page), the Subject Lands are 
generally located in the northeast quadrant of Highway 7 and 
Sideline 4 in the City of Pickering, west of the Hamlet of Kinsale.  
 
The Subject Lands are approximately 29.03 hectares (71.73 acres),  
with +/- 342.1 metres of frontage on Highway 7 and +/- 546.6 metres 
of frontage on Sideline 4. 
 
The Site has rolling topography and is currently improved with a 12-
hole golf course, a detached Maintenance Structure, golf cart routes, 
a surface parking area and three (3) stormwater management 
(‘SWM’) ponds.  A valleyland feature – an unnamed tributary of 
Carruthers Creek – transverses the Site.  Additionally, there is a 
wetland feature present along the eastern property line, near the 
crest of the hill.   
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 Figure 2: Location Map 

3.2 / SURROUNDING AREA CONTEXT 
 

Figures 3 to 23 illustrate the surrounding land 
uses.  Overall, the Subject Lands are generally 
surrounded by agricultural lands.  Highway 407 
is located approximately 303 metres north of 
the Subject Lands.  A hydro corridor is situated 
west of the Subject Lands and extends north 
and south of the Site.  
 
Additionally, the rural Hamlet of Kinsale is 
located east of the Subject Lands and Barclay 
Estates (a Country Residential development) is 
located to the south.   
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Figure 3: Surrounding Uses 
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Figure 4: View looking north along Sideline 4 at Highway 7 Figure 5: View looking north toward Highway 407 from the terminus of  
             Sideline 4 

Figure 6: View looking southeast at Bunker Hill Golf Club  
             entrance  

Figure 7: View looking east across the Subject Lands at  
             Sideline 4 

Figure 9: View looking north adjacent to the valleyland Figure 8: View looking north across the Subject Lands, east of the  
              valleyland feature.   
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Figure 10: View looking west toward Sideline 4 at the valleyland feature Figure 11: View looking north across the valleyland Figure 12: View looking north toward Highway 407 

Figure 13: View looking west toward Sideline 4 from the  
                crest of the Subject Lands 

Figure 14: View looking west toward the temporary Clubhouse  Figure 15: View looking south toward the existing Maintenance  
               Structure  
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Figure 16: View looking south toward the wetland feature  
                 situated along the Site’s eastern property line 

Figure 17: View looking north toward the wetland feature Figure 18: View looking south along Highway 7 toward nearby  
                 agricultural lands  

Figure 19: View looking north along Kinsale Road  Figure 20: View looking south along Sideline 4 toward Barclay Estates  
                entrance 

Figure 21: View looking south along Sideline 4  
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Figure 22: View looking west along Highway 7, west of Kinsale Road  

Figure 23: View looking west along Highway 7, east of Sideline 4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

3.3 / TRANSPORTATION CONTEXT 
 

PUBLIC TRANSIT 
 
The Subject Lands are not currently serviced by existing local or regional 
transit services.  For clarity, Durham Region Transit operates a variety of 
bus routes, providing regional residents connectivity to a variety of 
destinations.  However, Durham Region Transit does not currently 
operate transit services in the northern areas (e.g., lands situated north 
of Taunton Road) of the City of Pickering.   
 
 
ROAD NETWORK 
 
Highway 407 is classified as a ‘Freeway’, while Highway 7 is classified as 
a ‘Type A Arterial’ by Schedule C, Map ‘C2’, Road Network of the in-
effect Region of Durham Official Plan.  Sideline 4 is classified as a ‘Local 
Road’ by Schedule II, Transportation System of the in-effect City of 
Pickering Official Plan.   The Subject Lands have frontage on both 
Highway 7 and Sideline 4.  The current approximate widths of these 
roads in proximity to the Subject Lands are 23.5 metres and 7.4 metres, 
respectively.  
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3.4 / ENVIRONMENTAL CONTEXT 
 
As illustrated in Figure 24, the Subject Lands contain 
numerous environmental features including existing 
Stormwater Management (‘SWM’) Ponds, a valleyland 
feature, a wetland feature and a large mound of fill.  
 
The proposed development has been carefully planned 
and designed to ensure the ecological integrity of 
environmental features are not comprised.  Those 
features which have been considered are further analyzed 
and described in the accompanying Environmental 
Impact Study (‘EIS’) prepared by Beacon Environmental.   
 
 
VALLEYLAND 
 
The accompanying EIS identifies that the on-site 
valleyland feature is a component of the City’s Natural 
Heritage System (‘NHS’) and an unnamed tributary of 
Carruthers Creek. Furthermore, the valleyland was found 
to contain Red Side Dace – an endangered species.  In 
order to preserve the valleyland feature as well as the 
habitat of the Red Side Dace, the proposal will provide for 
a 30 metre Minimum Vegetation Protection Zone 
(‘MVPZ’) from the staked top-of-bank limit of the feature.   
The EIS found that the proposed MVPZ is of sufficient 
width to preserve the feature, its ecological functions and 
the Redside Dace habitat. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 24: Subject Lands’ Environmental Features 
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WETLAND 
 
The accompanying EIS found that the on-site wetland is an 
unevaluated feature.  In collaboration with TRCA Staff, the 
EIS identifies the staked limits of the wetland feature.  In 
order to provide for the feature’s long-term protection, a 10 
metre MVPZ will be provided from the staked limit of the 
wetland feature which will offer long-term protection of the 
feature and its ecological functions.   
 
 
FILL PILE 
 
Historical records and on-site investigations confirm there is 
a substantial fill pile on the Subject Lands.  As further 
described in the accompanying Phase 1 Environmental Site 
Assessment and Preliminary Geotechnical Investigation, the 
existing fill pile does not contain hazardous materials and 
therefore can be retained.  Re-use of the existing fill pile will 
also contribute to a unique recreational experience. 

 
 
 
 
 
 

 

3.5 / DEVELOPMENT HISTORY 
 
In April 2008, Regional Official Plan Amendment, Pickering Official 
Plan Amendment and Zoning By-law Amendment applications 
(collectively, the ‘Applications’) were filed on behalf of the previous 
landowner (Kinsale Properties Ltd.) to facilitate redevelopment of 
the Subject Lands. We note that at the time of the applications, the 
Subject Lands was improved with a 2-storey commercial structure 
and associated surface parking area, accessed off of Highway 7.  
This structure had previously been utilized for a marine commercial 
establishment, which ceased operations in 2002.  We further note 
that the balance of the Subject Lands was vacant, occupied by the 
on-site valleyland feature, wetland feature and fill mound.   
 
Overall, Kinsale Properties Ltd. sought planning approvals to 
facilitate the creation of Kinsale Golf Club – a 12-hole championship 
golf course with limited complimentary, accessory uses.  As 
demonstrated in Figure 25, Kinsale Golf Club was to be comprised 
of the following components: 
 

 A 12-hole golf course; 
 A 176 square metre Clubhouse offering limited food 

services; 
 A 237 square metre Golf Simulator Facility; 
 A 163 square metre Maintenance Building (NOTE: 

this structure was to re-purpose and renovated the 
existing commercial structure); 

 A 31 square metre Maintenance Shed; 
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 Surface parking areas associated with the 
proposed structures; 

 Three (3) Stormwater Management (‘SWM’) 
Ponds; and, 

 Golf cart routes. 
 

The applications sought to integrate the site’s existing rolling 
topography created by the fill mound and on-site natural 
features.  As outlined in Regional Staff Report 2009-P-77, 
dated December 1, 2009 and Pickering Staff Report PD 29-09, 
dated October 1, 2009, the applications sought the following 
permissions: 
 

 To amend the Durham Regional Official Plan and 
re-designate the Site from ‘Prime Agricultural Areas’ 
to ‘Major Open Space’; 

 To amend the Pickering Official Plan  and re-
designate the Site from ‘Agricultural Areas’ and 
‘Open Space System – Natural Areas, Exception’ to 
‘Open Space System – Active Recreational Areas’; 
and, 

 To amend the City of Pickering Restricted Area 
Zoning By-law 3037 and rezone the Site to a site-
specific exemption Rural Agricultural – Golf Course 
(A / GC’)’ Zone and ‘Open Space – Hazard Land (OS 
– HL)’ Zone 

 

Figure 25: Kinsale Golf Club Site Plan (extracted from Pickering Staff Report PD 29-09,  
                 dated October 1, 2009)  
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As part of the ‘complete’ applications, an Agricultural Justification 
Report was prepared by Miller Golf Design Group.  Overall, the 
Report found that due to the site modifications resulting from the 
fill mound, less than 50% of the Site was capable of agricultural 
production, it was not comprised of high agricultural value soils 
(e.g., the Site was found to be comprised of Canada Land Inventory 
Classes 4 – 7 Soils) and is an appropriate candidate for 
redesignation. 
 
We understand that following a comprehensive review of the 
Applications, Regional and City Staff concluded that the proposed 
development was an appropriate use for the Site.  This culminated 
in  Regional Staff stating (with emphasis added) that the Site ‘is not 
considered to be prime agricultural land’ and that the 
‘establishment of a golf course would not prejudice the future use 
of the site’ (Section 8.1, Staff Report 2009-P-77).  
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Ultimately, Regional Staff recommended that a site-specific 
exception to the ‘Prime Agricultural Areas’ be enacted.  In 
accordance with Regional Official Plan Amendment No. 131, site-
specific Policy 3A.3.17 was enacted which permitted the proposed 
development on designated ‘Prime Agricultural Areas’ lands.  City 
Council adopted an Official Plan Amendment which re-designated 
the Site to its current ‘Open Space Systems – Active Recreation 
Areas’ designation. City Council also adopted By-law 7076 / 10 
which rezoned the Site to ‘Rural Agricultural – Golf Course (A/GC)’ 
and ‘Open Space – Hazard Lands (OS – HL)’.   
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Figure 26: Conceptual Site Plan  

 

4 / PROPOSAL DESCRIPTION 
 

This Section of the Report provides a description of the proposed 
development and a summary of the supporting studies. 
 

 

4.1 / THE PROPOSAL 
 

The development proposal is the result of careful planning and 
design undertaken by the Project Team, including consideration of 
the Provincial, Regional and local policy frameworks for managing 
and directing growth, the evolving physical landscape of Pickering’s 
Rural Areas and the neighbourhood context.   
 
As illustrated in Figures 26, 27 and 28, the proposed development 
contemplates redevelopment of the Subject Lands for a private 
membership Golf Club comprised of the following components: 

 
 A 9-hole golf course; 
 A Clubhouse with lounge, banquet and amenity spaces;  
 An indoor Golf Dome and associates uses including a 

driving range, virtual golf simulators and amenity spaces;  
 A Maintenance Structure; 
 A putting green; 
 Golf cart routes;  
 Surface parking areas; 
 SWM Ponds; and, 
 Landscaped open spaces. 
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Figure 27: Partial Conceptual Site Plan (Proposed Clubhouse) Figure 28: Partial Conceptual Site Plan (Proposed Golf Dome) 
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Table 1: Summary of Proposed Development Statistics 

DEVELOPMENT CHARACTERISTIC DESCRIPTION 

Total Site Area 29.3 hectares (72.3 acres) 

Proposed Development Area 26.1 hectares (64.5 acres) 

Proposed Gross Floor Area (‘GFA’) 7,794.8 square metres 

Proposed Clubhouse 1,294.5 square metres 

Proposed Golf Dome 6,086.7 square metres 

Proposed Maintenance Structure 

413.6 square metres  
(NOTE: this includes a 200.7 
square metre Maintenance 
Structure that is to be 
retained and a 212.9 square 
metre addition) 

Proposed Number of Accessory Structures 3 

Proposed Number of Parking Spaces 235 spaces 

Proposed Number of Loading Spaces 1 space 

Proposed Minimum Vegetative Protection 
Zone (‘MVPZ’) Width 

 

Valleyland MVPZ 30 metres 

Wetland MVPZ 10 metres 

 

 
A total of 235 surface parking spaces are provided via a combination of at-
grade parking areas.  The loading area servicing the proposed Clubhouse 
has been integrated within the proposed structure and out of public view.  
Access is provided via the Site’s existing driveway off of Sideline 4.  The 
proposal will provide  an aesthetically pleasing, unique destination that offers 
a range of visitor experiences and year-round use.  Additionally, the 
Proposal will integrate with and be complimentary to the surrounding rural 
landscape.   
 
The proposed development components are illustrated in Figure 26 above 
and are further identified in Table 1 on the right.  
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4.2 / SUPPORTING STUDIES 
 

In order to ensure the proposed development fully addresses all 
policy and technical requirements, a number of required supporting 
studies have been completed.  Each are summarized in this Section 
of the Report.   
 
 

4.2.1 / Agricultural Assessment 
 
An Agricultural Assessment (‘Assessment’) has been prepared by Miller 
Golf Design Group and is provided under separate cover in support of 
this proposal.  The Assessment was undertaken to analyze and assess 
the agricultural production or potential of a Site to determine whether 
it is a candidate for removal from the Provincial agricultural land base.     
 
Overall, the Assessment found that the Subject Lands were already 
removed from agricultural production via the development approvals 
secured in 2009,  are not comprised of valuable soils, are not prime 
agricultural lands and are not a desirable location to re-habilitate back 
into agricultural use.   
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

In accordance with in-effect policy and regulatory frameworks, the 
Assessment identified and evaluated three (3) parcels that are currently 
used for agricultural production.  Due to each parcel’s proximity to the 
Subject Lands and the nature of their use, these properties warranted 
assessment based on a distance radius established by the Ontario 
Ministry of Agriculture, Food and Rural Affairs (‘OMAFRA’)’ Minimum 
Distance Separation (‘MDS’) Formulae.  This analysis concluded that of 
the lands identified, one parcel has been abandoned for agricultural 
purposes and that the proposed development will not result in any land 
use compatibility concerns nor adverse impacts on the ability of 
surrounding lands to support continued agricultural production.   
 
Based on the above, the Assessment concluded that the best use of the 
Site is for the lands to continue as a golf course use.  
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4.2.2 /  Arborist Report 
 

An Arborist Report (‘Report’) has been prepared by Beacon 
Environmental Limited (‘Beacon’) and is provided under separate cover 
in support of this proposal.  The Report was undertaken to inventory 
each tree situated in proximity to the proposed development areas and 
assess the potential impact to trees as a result of the proposal.  
 
Overall, the Report inventoried the location, condition and species of 
each tree.  A total of 225 trees of varying species and conditions were 
inventoried.  Based on an assessment of the proposed development, 
it is recommended that 206 trees should be protected through 
minimum Tree Protection Zone (‘TPZ’) and a total of 74 trees are 
recommended for removal.  Additionally, 10 trees were noted as being 
impacted by the proposed development.  Finally, the Report 
recommends that 67 replacement tree plantings be provided or a 
cash-in-lieu payment. 
 
Given the Subject Lands’ environmental context, the Report 
recommended that tree removal not be undertaken during the peak 
bird nesting period and furthermore, a certified ecologist should be 
consulted to confirm that no breeding bird species are present prior to 
removals being undertaken.  

 
 
 
 
 

4.2.3 /  Environmental Impact Study 
 

An Environmental Impact Study (‘EIS’) has been prepared by Beacon 
Environmental Limited (‘Beacon’) and is provided under separate 
cover in support of this proposal.  The EIS was undertaken to assess 
the potential impact of the proposed development on the biological 
and physical characteristics and functions of the Subject Lands.   
 
Overall, the EIS found that the Subject Lands does not contain 
provincially significant features.  The Site was found to contain a 
22,867.77 square metre valleyland feature and a 8,682.26 square 
metre unevaluated wetland feature .  The valleyland is an unnamed 
tributary of Carruthers’s Creek and transverses the Site from north to 
south.  It also contains a variety of species, including Redside Dace 
– an endangered species.   
 
Based on an analysis of both features and an accompanying 
Geomorphic Analysis, the following conclusions were made: 
 

 The wetland is not classified as ‘significant’; 
 The on-site valleyland is a component of the Carruther’s Creek 

Watershed and a component of the City of Pickering’s Natural 
Heritage System (‘NHS’); 

 Given the presence of Redside Dace and other sensitive 
features, a 30 metre buffer from the limit of the valleyland’s 
meander belt is recommended;  
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 The proposed development does not contemplate 
development or site alteration within the valleyland or wetland 
features;  

 Overall, the proposed development will not result in any 
negative impacts to the natural features or their ecological 
functions; and, 

 The proposed 10 metre Minimum Vegetative Protection Zone 
(‘MVPZ’) from the staked limit of the wetland feature is of 
sufficient width to protect the feature and its ecological 
functions; and, 

 The proposed 30 metre MVPZ from the staked top-of-bank 
limit of the valleyland is of sufficient width to protect the 
feature and its ecological functions 
 

In summary, the EIS found that the proposed development is 
appropriate and complies with the in-effect environmental policies, 
guidelines and objectives of the Provincial Policy Statement (‘PPS’), A 
Place to Grow: Growth Plan for the Greater Golden Horseshoe, the 
Durham Regional Official Plan, the Pickering Official Plan and the 
Toronto and Region Conservation Authority (‘TRCA’)’s Planning and 
Regulatory Guidelines. 
 
 
 
 
 
 

4.2.4 / Functional Servicing Report 
 

A Functional Servicing Report (‘FSR’) has been prepared by SGS 
Consulting Group Ltd (‘SGS’) and is provided under separate cover 
in support of this proposal.  The FSR was undertaken to analyze and 
assess the existing service infrastructure and capacities in order to 
identify a proposed servicing scheme for the proposed development.   
 
Overall, the FSR determined that private on-site water and private 
on-site wastewater systems are required to service the proposed 
development.  It was found that the existing on-site well (installed 
when Kinsale Golf Club was developed in 2009 – 2010) has sufficient 
capacity to accommodate the domestic water and golf course 
irrigation components of the proposed development.   
 
Section 3 identifies that the existing stormwater management system 
is appropriate and capable of accommodating the proposed 
development.  More specifically, the FSR found that minor upgrades 
are required to accommodate the drainage demands of the 
proposed development.  Drainage is to be accommodated via a 
combination of the existing valleyland feature, retained Stormwater 
Management (SWM) Ponds and a new bioswale along the Site’s 
driveway.   
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Based on an assessment of the existing on-site sanitary services, it 
was determined that upgrades are necessary to accommodate the 
development’s sanitary servicing requirements.  As outlined in 
Section 4.2, the Maintenance Structure can be adequately serviced 
by the existing on-site infrastructure, while upgrades are necessary 
to service the proposed Clubhouse and Golf Dome structures.  These 
upgrades will culminate in the installation of an interconnected 
sewage collection system, sewage treatment plan and subsurface 
disposal system.     
 
In efforts to comply with sustainability considerations, the following 
sustainable development features are recommended: 
 

 Incorporate an increased topsoil depth of 0.3 metres; 
 Incorporate roof leader; 
 Incorporate a bioswale, adjacent to one side of the 

driveway; 
 Incorporate a below-grade storage chamber system.  

 
 
 
 
 
 
 
 
 

4.2.5 / Geotechnical Investigation 
 

A Geotechnical Investigation (‘Investigation’) has been prepared by 
Golder and is provided under separate cover in support of this 
proposal.  The purpose of the Investigation was to analyze and assess 
the subsurface soil conditions on the Subject Lands in order to 
provide recommendations with respect to the design and 
construction of the proposed development. 
 
A total of eight (8) boreholes were sampled at various locations.  
Based on an analysis of the boreholes, it was determined that the 
Site’s subsurface soil conditions are varied, generally comprised of 
topsoil, fill, pavement structure asphalt base, cohesive till, non-
cohesive tills and non-cohesive deposits.  
 
Based on the analysis of the boreholes and existing conditions, the 
following recommendations were made with respect to the design 
and construction of the proposed development:  
 

 The proposed Golf Dome can utilize a shallow foundation; 
 The existing fill was determined to be unsuitable to 

support the proposed Clubhouse.  As such, the proposed 
Clubhouse is recommended to utilize a structural floor 
slab design, and deep foundation structure; and, 

 The Proposal will require some re-grading to be 
implemented. 
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4.2.6 / Hydrogeological Investigation 
 

A Hydrogeological Investigation (‘Investigation’) has been prepared 
by Golder Associates Limited (‘Golder’) and is provided under 
separate cover in support of this proposal.  The purpose of the 
Investigation was to analyze and assess the subsurface groundwater 
conditions of the Subject Lands in order to determine the need for 
dewatering, assess groundwater quality, and determine the need for 
a ‘Permit to Take Water’. Based on this analysis, the following 
conclusions were made: 
 

 Subsurface conditions on the Site were found to generally 
consist of fill material overlying till deposits; 

 Due to the Site’s existing rolling topography, surface water 
drainage channels have developed and have led to the 
creation of Carruthers Creek watershed; 

 Groundwater levels fluctuated within the valleyland feature; 
and, 

 A bioswale is recommended to partially offset the effects of 
the Proposal on groundwater recharge. 

 
 
 
 
 
 
 
 
 

4.2.7 / Phase 1 Environmental Site Assessment 
 

A Phase 1 Environmental Site Assessment (‘ESA’) has been prepared 
by Golder and Associates Limited (‘Golder’) and is provided under 
separate cover in support of this proposal.  The purpose of the Phase 
1 ESA was to identify Potentially Contaminating Activities (‘PCAs’) that 
may be present on the Subject Lands as well as whether there were 
any Areas of Potential Environmental Concern (‘APECs’) due to the 
presence of PCAs on the Site or within 250 metres. 
 
Based on aerial photographs and historical records, a total of five (5) 
PCAs were identified as a result of the area’s development history.  
The Subject Lands were found to have been used predominantly for 
agriculture.  Commercial uses were observed to be present on the 
southern portion of the Site between June 1996 and 2015. The 
existing golf course use was found to be introduced in 2015.   Given 
the combination of uses on the Subject Lands and the prior 
demolition of the former marine operation, a total of five (5) APECs 
were identified.   
 
Based on the presence of both PACs and APECs, a Phase 2 ESA is 
recommended, as is the submission of a Record of Site Condition 
(‘RSC’).   
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4.2.8 / Transportation Study 
 

A Transportation Study (‘Study’) has been prepared by WSP and is 
provided under separate cover in support of this proposal.  The Study 
was undertaken to assess the traffic impacts of the proposed 
development on the nearby road network, assess the proposed 
parking standard, assess proposed on-site circulation and, if 
required, provide recommendations for enhancement to the road 
network in order to accommodate the proposed development. 
 
Overall, the Study found that, under existing conditions, all 
intersections within the report’s study area would have suitable 
capacity and are operating at an acceptable level of service (‘LOS’).  
As a result of both the proposed development and future growth in 
background traffic, the Study found that Sideline 4 is expected to 
operate at the same LOS as will Highway 7.   
. 
The Study also provided a parking supply analysis in support of the 
proposed overall parking standard.  As documented in Section 6 of 
the Study, it was determined that the proposed site-specific parking 
supply of 235 surface parking spaces to support the mixture of uses 
proposed is appropriate and sufficient to accommodate anticipated 
parking demand.  
 
 
 
 
 
 

 
 
 

Finally, the Study provided an analysis of proposed site circulation.  As 
documented in Section 7 of the Study, it was determined that the 
proposed driveway is appropriate to accommodate service vehicle and 
fire vehicles.  
 
Based on this analysis, the following conclusions were made: 
 

 The proposed development is projected to generate a 
maximum of 16 vehicular trips during the peak periods; 

 All intersections within the study area will continue to operate 
at an acceptable level of service; 

 The proposed site access is appropriate and capable of 
accommodating the predicted traffic demands; 

 The proposal can be accommodated by the existing road 
network without any improvements being required;  

 The proposed parking supply is appropriate and sufficient; 
and, 

 The proposed driveway is of sufficient width to accommodate 
site servicing and circulation requirements.  
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5 /  POLICY CONTEXT  
 

This Section of the Report provides an overview and analysis of the 
relevant Provincial, Regional and local policies and regulations that 
apply to the Subject Lands.  This Section also provides a rationale for 
how the proposed development and proposed Amendments align 
with the in-effect policy and regulatory framework. 
 
 
 

5.1  / PROVINCIAL POLICY STATEMENT, 2020 
 

The Provincial Policy Statement (‘PPS’), 2020 was issued under 
Section 3 of the Planning Act, as amended, and updated on May 1, 
2020.   The PPS provides policy direction on matters of provincial 
interest related to land use planning and development with the 
goal of enhancing the quality of life for all Ontarians.  The Planning 
Act, as amended, requires that decisions affecting a planning 
matter be ‘consistent with’ the policies of the PPS. 
 
Overall, the PPS provides Provincial policy direction related to 
Building Strong Healthy Communities (Section 1.0) the Wise Use 
and Management of Resources (Section 2.0). and Protecting Public 
Health and Safety (Section 3.0).  When considered together, the 
PPS strongly encourages developments that provide for long-term 
prosperity, environmental health and social well-being, while also 
making the best use of available land, infrastructure and resources 
as well as facilitating economic growth.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
An analysis of the applicable PPS policies that apply to the Subject 
Lands and how the proposed development together with the 
proposed Amendments are consistent with these is provided 
below. 
 
 
1.0 / Building Strong Healthy Communities  
 
Section 1 of the PPS establishes the Provincial policy framework on 
how growth and development is to be managed.  Accordingly, the 
policies outline the need for efficient land use and development 
patterns so that strong, liveable, healthy and resilient communities 
that protect the environment and public health are attained.  This 
is to be achieved by directing growth and development to 
appropriate locations. 
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‘1.1.1    Healthy, liveable 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 ... employment ...recreation, 
park and open space, and other uses to meet long-term 
needs; 

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

 
 

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.’ 

‘ 
 
 
 
 
 
 
 
 
 
 

The proposed development is located near the Rural Hamlet of 
Kinsale in the City of Pickering, on an underutilized parcel of land.  
The proposal supports the objectives for healthy, livable and safe 
communities in the following ways: 
 
 by locating employment, recreation and open space uses 

on a site designated for modest intensification in the 
Regional and Local Official Plans; 

 by introducing a range and mix of new employment and 
recreation uses in a manner that responds to market trends 
and consumer preferences which represents a reasonable 
and desirable expansion of the existing recreational uses on 
the Site; 

 by retaining on-site natural features and incorporating 
vegetative buffers from the staked limits of these features 
to ensure their long-term protection, ecological integrity 
and health; and, 

 by making better, higher use of existing on-site 
infrastructure networks. 
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‘1.1.4.1.   Healthy, integrated and viable rural areas should be 
supported by: 

 
a) building upon rural character, and leveraging rural 

amenities and assets; 
b) promoting regeneration, including the 

redevelopment of brownfield sites; 
e)  using rural infrastructure and public service 

facilities efficiently; 
f) promoting diversification of the economic base 

and employment opportunities through goods and 
services, including value-added products and the 
sustainable management or use of resources; 

g) providing opportunities for sustainable and 
diversified tourism, including leveraging historical, 
cultural and natural assets; 

h) conserving biodiversity and considering the 
ecological benefits provided by nature; and 

i) providing opportunities for economic activities in 
prime agricultural areas, in accordance with policy 
2.3.’ 

 
 
 
 
 
 
 
 

The Subject Lands are located in the Rural Area of the City of 
Pickering, as defined by the PPS.  As such, the proposal supports 
the objectives for healthy, integrated and viable rural areas in the 
following ways: 
 
 by facilitating a development that will integrate with and be 

complimentary to the established rural character of the 
surrounding neighbourhood; 

 by facilitating modest reinvestment of the Site; 
 by introducing new rural employment opportunities; 
 by making better, higher use of existing on-site recreational 

uses and private infrastructure; 
 by facilitating an appropriately located and scaled 

development that can serve as a recreational destination; 
and,  

 by incorporating and preserving the on-site natural 
features. 

 
 
 
 
 
 
 
 
 
 
 
 
 



3695 Sideline 4, Pickering 
PLANNING JUSTIFICATION REPORT 

 
 
 
 

 

 28 

1.5   Public Spaces, Recreation, Parks, Trails and Open Space 
‘1.5.1.   Healthy, active communities should be promoted by: 
 

c) recognizing provincial parks, conservation 
reserves, and other protected areas, and 
minimizing negative impacts on these areas.’ 

 
As stated above, a valleyland feature transverses the Site and is a 
component of the City of Pickering’s Natural Heritage System 
(‘NHS’) (see Figure 36).  As such, the proposed development has 
been carefully planned and designed to provide protection for this 
natural feature and to minimize negative impacts through 
implementation of a 30 metre Minimum Vegetative Protection 
Zone (‘MVPZ’) (see Conceptual Site Plan, Figure 3 above) from the 
staked top-of-bank limit of the feature.  As demonstrated in the 
accompanying Environmental Impact Study (‘EIS’), the proposed 
MVPZ is of a sufficient width to ensure long-term protection of the 
valleyland and will minimize negative impacts to the natural 
feature. 
 
 
1.6   Infrastructure and Public Service Facilities 

‘1.6.6.4.   Where municipal sewage services and municipal water 
services or private communal sewage services and private 
communal water services are not available, planned or 
feasible, individual on-site sewage services and individual 
on-site water services may be used provided that site 
conditions are suitable for the long-term provision of such 
services with no negative impacts.’ 

 

‘1.6.6.7.   Planning for stormwater management shall: 
 

a) be integrated with planning for sewage and water 
services to ensure that systems are optimized, 
feasible and financially viable over the long term; 

b) minimize or, where possible, prevent increases in 
contaminant loads; 

c) minimize erosion and changes in water balance, 
and prepare for the impacts of a changing climate 
through the effective management of stormwater, 
including the use of green infrastructure; 

d) mitigate risks to human health, safety, property 
and the environment; 

e) maximize the extent and function of vegetative 
and pervious surfaces; and 

f) promote stormwater management best practices, 
including stormwater attenuation and re-use, 
water conservation and efficiency, and low impact 
development.’ 

 
The Subject Lands are currently serviced by existing individual on-site 
sewage and individual on-site water services.  As discussed in the 
accompanying Functional Servicing Report (‘FSR’), there is sufficient 
capacity to service the proposed development.  As such, the proposal 
will make better, higher use of existing on-site services.  Additionally, the 
on-site infrastructure services will continue to be provided in a manner 
that this suitable for the site conditions with no negative impacts.  The 
proposed development has also incorporated, to the greatest extent 
possible, best stormwater management practices in order to minimize 
erosion, water balance changes and climate change impacts. The 
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proposed development has also integrated a variety of low impact 
development strategies (see Section 3.5.1 of the FSR for greater detail). 

 
 

1.7   Long-Term Economic Prosperity 
‘1.7.1.   Long-term economic prosperity should be supported by: 
 

a) promoting opportunities for economic development and 
community investment-readiness; 

c) optimizing the long-term availability and use of land, 
resources, infrastructure and public service facilities; 

e) encouraging a sense of place, by promoting well-designed 
built form and cultural planning, and by conserving 
features that help define character ...; 

h) providing opportunities for sustainable tourism 
development; 

i) sustaining and enhancing the viability of the agricultural 
system through protecting agricultural resources, 
minimizing land use conflicts ...; 

k) minimizing negative impacts from a changing climate 
and considering the ecological benefits provided by 
nature;’ 

 
The proposed development supports the Provincial policy objective for 
long-term economic prosperity by preserving on-site natural features 
and facilitating modest economic development through the introduction 
of high architectural quality built form and a recreation destination that 
makes best use of existing land and on-site infrastructure networks.  
Additionally, the proposed development will not result in land use conflict 
or negative impacts to the surrounding agricultural system.  As discussed 

in the accompanying Agricultural Assessment, the Subject Lands do not 
contain soils of agricultural value.  As such, the proposed Regional Official 
Plan Amendment to re-designate the Subject Lands from ‘Prime 
Agricultural Areas’ to ‘Major Open Space’ will further implement this 
Provincial directive of preserving lands capable of supporting the 
Provincial agricultural system.  
 

 
 
2.0 / Wise Use and Management of Resources 
 
Section 2 of the PPS contains the Provincial policy framework to guide 
land use planning decisions across Ontario with respect to managing 
resources.  Accordingly, the policies outline the need for efficient land use 
and development patterns in order to provide long-term protection of 
the natural environment and natural resources.   
 
2.1   Natural Heritage 
‘2.1.1.   Natural heritage features and areas shall be protected for the 

long-term.’ 
 
‘2.1.2.   The diversity and connectivity of natural features in an area, 

and the long-term ecological function and biodiversity of 
natural heritage systems, should be maintained, restored or, 
where possible, improved, recognizing linkages between and 
among natural heritage features and areas, surface water 
features and ground water features.’ 

 
‘2.1.3.   Natural heritage systems shall be identified in Ecoregions 6E 

and 7E, recognizing that natural heritage systems will vary in 
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Figure 29: Boundaries of Ecoregions 6E and 7E (extracted from Figure 1 of PPS, 2020) 

size and form in settlement areas, rural areas, and prime 
agricultural areas.’ 

 
‘2.1.7.  Development and site alteration shall not be 

permitted in habitat of endangered species and 
threatened species, except in accordance with 
provincial and federal requirements.’ 

 
 
‘2.1.8.  Development and site alteration shall not be 

permitted on adjacent lands to the natural features 
and areas identified in policies 2.1.4, 2.1.5 and 2.1.6 
unless the ecological function of the adjacent lands 
has been evaluated and it has been demonstrated 
that there will be no negative impacts on the natural 
features or on their ecological functions.’ 

 
In accordance with the PPS, the Subject Lands are 
identified as being located within Ecoregion 6E and 7E 
(see Figure 29).  Furthermore, the Site contains two (2) 
natural features – a wetland feature in the northeastern 
quadrant and a valleyland feature that bisects the western 
half of the Site.  As demonstrated in the accompanying 
EIS, the valleyland feature is a component of the City of 
Pickering’s NHS (see Figure 36) and contains habitat for 
Red Side Dace – an endangered species.  Based on the 
above, the proposal supports the Provincial objectives for 
natural heritage by situating development outside of the 
staked limits of the natural features and by implementing 
MVPZs of sufficient widths to provide for the long-term 

protection of the on-site features.  The EIS concludes that 
the proposed development will not negatively impact the 
diversity, connectivity or ecological integrity of the 
features.   
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2.3   Agriculture 
‘2.3.1.    Prime agricultural areas shall be protected for long-term use 

for agriculture. 
 
  Prime agricultural areas are areas where prime agricultural 

lands predominate.  Specialty crop areas shall be given the 
highest priority for protection, followed by Canada Land 
Inventory Class 1, 2 and 3 lands, and any associated Class 4 
through 7 lands within the prime agricultural areas, in this 
order of priority.’ 

 
‘2.3.6.1.    Planning authorities may only permit non-agricultural uses 

in prime agricultural areas for: 
 

a) extraction of minerals, petroleum resources and 
mineral aggregate resources; or 

b) limited non-residential uses, provided that all of the 
following are demonstrated: 
1. the land does not compromise a speciality crop 

area; 
2. the proposed use complies with the minimum 

distance separation formulae; 
3. there is an identified need within the planning 

horizon provided for in policy 1.1.2 for additional 
land to accommodate the proposed use; and 

4. alternative locations have been evaluated, and 
i. there are no reasonable alternative 

locations which avoid prime agricultural 
areas;  

 
 

 
ii. there are no reasonable alternative 

locations in prime agricultural areas with 
lower priority agricultural lands.’ 

 
The Subject Lands are identified as being ‘Prime Agricultural Areas’ (see 
Figure 30) in accordance with the Agricultural System for the Greater 
Golden Horseshoe identified by the Ontario Ministry of Agriculture, Food 
and Rural Affairs (‘OMAFRA’).   
 
As further described in the accompanying Agricultural Assessment 
prepared by Miller Golf Design, the Subject Lands do not contain priority 
agricultural lands, are no longer an appropriate location for agricultural 
production and are not comprised of valuable soils in accordance with 
the Canada Land Inventory.   Based on these findings, the Subject Lands 
do not warrant protection for future agricultural use and are an 
appropriate candidate for re-designation.  The proposed Regional 
Official Plan Amendment seeks to implement Provincial objectives by 
removing the Subject Lands from the agricultural land base. 
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Figure 30: Agricultural System for the Greater Golden Horseshoe (courtesy of Ontario Ministry of Agriculture, Food and Rural Affairs’ Agricultural Systems Portal) 
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4.0 / Implementation & Interpretation 
 
Section 4 of the PPS contains policy directions meant to guide how land 
use planning and development decisions are made.  More specifically, 
this Section of the PPS contains policy directions which state how the 
PPS is to be applied in order to ensure that decisions affecting a planning 
matter are ‘consistent with’ the PPS. 

 
‘4.6.    The official plan is the most important vehicle for 

implementation of this Provincial Policy Statement. 
Comprehensive, integrated and long-term planning is best 
achieved through official plans. 

 
  Official plans shall identify provincial interest and set out 

appropriate land use designations and policies. To 
determine the significance of some natural heritage features 
and other resources, evaluation may be required. 

 
  In order to protect provincial interests, planning authorities 

shall keep their official plans up-to-date with this Provincial 
Policy Statement.  The policies of this Provincial Policy 
Statement continue to apply after adoption and approval of 
an official plan.’ 

 
 
 
 
 
 
 

 
 
As further described in Sections 5.3 and 5.4 of this Report, the Durham 
Regional Official Plan (‘ROP’) and Pickering Official Plan (‘POP’) outline 
the land use designations and policies applicable to the Subject Lands.  
The proposed development, through the proposed Pickering Official 
Plan Amendment, has been planned and designed to further implement 
the City’s ‘Open Space System – Major Recreational Areas’ designation, 
while the proposed Zoning By-law Amendment seeks to rezone a 
portion of the Subject Lands with site-specific permissions which will 
facilitate a high-quality recreational development which is permitted by 
the Durham Regional Official Plan and Pickering Official Plan policies, as 
amended. 
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SUMMARY / CONFORMITY STATEMENT 
 
The Provincial Policy Statement (‘PPS’), 2020 outlines a series of guiding 
policies meant to direct land use planning and development across 
Ontario.  More specifically, the PPS focuses on ensuring growth and 
development is directed to appropriate locations with an emphasis on 
development occurring in areas well served by infrastructure, and in a 
manner that will facilitate compact, complete communities.  The PPS also 
encourages development to occur in a manner that will not compromise 
economic growth, public health or the long-term protection of the natural 
environment.   
 
The above analysis demonstrates that the proposed development 
conforms to the policies of the PPS by allowing for development, at an 
appropriate density, in an area served by existing infrastructure networks 
that will preserve the established rural character of the surrounding area.  
Furthermore, the proposed development will provide for the long-term 
protection of existing natural heritage features.  It is our opinion that the 
proposed development and corresponding Amendments are consistent 
with the policies of the PPS. 
 
 
 
 
 
 
 
 

 

5.2 /  A PLACE TO GROW, 2020 
 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (‘A 
Place to Grow’) was prepared and approved under the Places to Grow 
Act, 2005 and updated on August 28, 2020.  A Place to Grow 
establishes a long-term framework for managing growth and 
development across the Greater Golden Horseshoe (‘GGH’) region up 
to the year 2051.  Overall, A Place to Grow encourages the efficient 
use of land through the development of complete communities that 
are compact, transit-supportive and provide a range of housing and 
employment opportunities. 
 
A Place to Grow builds upon the policy foundations of the PPS, 2020 
in order to respond to key challenges faced in the GGH region.  It 
provides enhanced policy directions meant to achieve complete 
communities by encouraging compact development forms that make 
efficient use of land, resources and infrastructure networks, while also 
providing protection for the natural environment and public safety.  A 
series of guiding principles are established in A Place to Grow. 

 
These principles direct that population and employment growth 
should be directed to urban areas and rural settlement areas.  As 
demonstrated in Figure 31, A Place to Grow identifies the Subject 
Lands as being located within the City of Pickering’s Agricultural Land 
Base and Rural Lands area.  An analysis of the policies applicable to 
the proposed development and how they have been addressed is 
provided below. 
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Figure 31: A Place to Grow, 2020 – Schedule 2, A Place to Grow Concept  
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SECTION 2 \ Where and How to Grow 
 

Section 2 of A Place to Grow establishes the policy framework for how 
forecasted growth is to be managed.  Specifically, the majority of growth is 
to be directed to settlement areas , but limited growth is also expected 
within rural areas. The following policies are relevant to the Proposal.  
 
‘2.2.1.2.    Forecasted 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; 

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; 

d) development will be directed to settlement areas, 
except where the policies of this Plan permit otherwise; 

e) development will be generally directed away for 
hazardous lands.’. 

 
 
 
 
 
 
 
 

 
 
 

In accordance with Schedule 2 of A Place to Grow, the Subject Lands are 
located outside of a settlement area, within the City of Pickering’s 
Agricultural Land Base and Rural Lands where a limited amount of growth 
is forecasted to occur.  Redevelopment of the Subject Lands as 
contemplated is supported as the proposal will provide for modest  
reinvestment of the Subject Lands and facilitate development that will 
provide for the long-term protection, healthy and ecological functions of 
natural features. 
 
 

2.2.9  Rural Areas 
‘2.2.9.3.    Subject to the policies in Section 4, development outside of 

settlement areas may be permitted on rural lands for: 
 

b) resource-based recreational uses; and 
c) other rural land uses that are not appropriate in 

settlement areas provided they: 
i. are compatible with the rural landscape and 

surrounding local land uses; 
ii. will be sustained by rural service levels; and 
iii. will not adversely affect the protection of 

agricultural uses and other resource-based uses 
such as mineral aggregate operations.’ 

 
‘2.2.9.4.    Where permitted on rural lands, resource-based recreational 

uses should be limited to tourism-related and recreational 
uses that are compatible with the scale, character and 



3695 Sideline 4, Pickering 
PLANNING JUSTIFICATION REPORT 
 
 
 
 
 

 

February 2021 37 

capacity of the resource and the surrounding rural 
landscape, and may include: 

 
a) commercial uses to serve the needs of visitors.’ 

 
The proposal supports the above-noted objectives for rural areas by 
facilitating a resource-based recreational use and a range of 
complimentary, accessory uses that will serve the needs of visitors.  
Furthermore, the proposed development has been planned and designed 
to be complimentary to and compatible with the established scale and 
character of the surrounding rural area.  This will be achieved through the 
integration of natural features and landscaped open spaces as well as the 
careful placement of proposed structures so that the established low-scale 
character of the surrounding community are not adversely impacted. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SECTION 4 \ Protecting What is Valuable 
 
Section 4 of A Place to Grow establishes the policy framework for how 
resources are to be managed and preserved.  Growth is to be directed 
outside of identified natural heritage features and areas in accordance with 
the Natural Heritage System for the Greater Golden Horseshoe (see Figure 
32) so that resources can be protected and managed, while allowing for 
future growth to occur in appropriate locations. 
 
The following policies apply to redevelopment of the Subject Lands. 
 
4.2.6  Agricultural System 
‘4.2.6.1.    An Agricultural System for the GGH has been identified by 

the Province.’ 
 
‘4.2.6.2.    Prime agricultural areas, including specialty crop areas, will 

be designated in accordance with mapping identified by the 
Province and these areas will be protected for long-term use 
for agriculture.’ 

‘4.2.6.3.    Where agricultural uses and non-agricultural uses interface 
outside of settlement areas, land use compatibility will be 
achieved by avoiding or where avoidance is not possible, 
minimizing and mitigating adverse impacts on the 
Agricultural System.  Where mitigation is required, measures 
should be incorporated as part of the non-agricultural uses,  

  as appropriate, within the area being developed.  Where 
appropriate, this should be based on an agricultural impact 
assessment.’ 
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Figure 32: Natural Heritage System for the Greater Golden Horseshoe (courtesy of the Province of Ontario)  

‘4.2.6.5.    The retention of existing lots 
of record for agricultural uses 
is encouraged, and the use of 
these lots for non-
agricultural uses is 
discouraged.’ 

 
The Subject Lands are located within the 
Provincial Agricultural System and are 
further identified as being ‘Prime 
Agricultural Areas’. As discussed in the 
accompanying Agricultural Assessment, 
the Subject Lands do not contain priority 
soils based on the Canada Land Inventory 
and are inappropriate for agricultural use.  
Overall, the Subject Lands are an ideal 
candidate for re-designation.  The 
proposed development and 
corresponding Regional Official Plan 
Amendment will serve to further 
implement the Provincial Agricultural 
System objectives by removing the 
Subject Lands from the agricultural land 
base and facilitating development that 
will not adversely impact those lands in 
the surrounding area nor result in land 
use compatibility concerns. 
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SUMMARY / CONFORMITY STATEMENT 
 
A Place to Grow: Growth Plan for the Greater Golden Horseshoe (‘A Place 
to Grow’) guides land use planning and development across Ontario.  The 
above analysis demonstrates that the proposed development conforms to 
the policies of A Place to Grow by allowing for contextually appropriate 
redevelopment on lands that are served by rural services and in a manner 
that will respect the established rural scale, character and landscape. It will 
also provide a diversity of commercial uses that will serve the needs of 
visitors to the Site.  Furthermore, the proposal and corresponding Regional 
Official Plan Amendment will provide for the long-term protection of the 
surrounding Agricultural System by focusing redevelopment on a Site with 
existing recreation use development permissions. It is our opinion that the 
proposed development and corresponding Amendments conform to and 
serve to implement the applicable policies of A Place to Grow. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

5.3 /  DURHAM REGIONAL OFFICIAL PLAN  
 

The Durham Regional Official Plan (‘ROP’), as amended, serves as a 
guiding document for how land use planning and growth is to be 
managed across the eight (8) member municipalities (City of 
Pickering, Town of Ajax, Town of Whitby, City of Oshawa, Municipality 
of Clarington, Township of Uxbridge, Township of Scugog and 
Township of Brock).   
 
Overall, the ROP outlines strategies for managing growth and 
development across Durham up to the year 2031 in accordance with 
a Regional Structure (Schedule A).  Schedule A identifies the Subject 
Lands as being within the ‘Rural System’ and designates the Site as 
‘Prime Agricultural Areas’ (see Figure 33).  
 
‘Prime Agricultural Areas’ is a high-level designation intended to 
accommodate limited amounts of growth in a manner that supports 
the ROP’s Rural System goals.  A summary of the Regional policies 
applicable to the proposed development and how they have been 
addressed is provided below. 
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Figure 33: Durham Regional Official Plan (May 2020 Consolidation), Schedule A – Regional Structure  
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Figure 34: Durham Regional Official Plan (May 2020 Consolidation), Schedule B – Map ‘B1d’ Greenbelt Natural Heritage  
                System & Key Natural Heritage and Hydrologic Features  

SECTION 2 \ Environment 
 
Section 2 of the ROP establishes that growth be directed outside of the 
Regional Natural Heritage System (‘NHS’).  As demonstrated in Figure 
34, the Subject Lands contain a valleyland feature and components of 
an unevaluated wetland feature that are identified as a ‘Key Natural  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Heritage and Hydrologic Feature’ (Schedule B – Map B1d, Greenbelt 
Natural Heritage System & Key Natural Heritage and Hydrologic 
Features).  Collectively, the features are considered to be components of 
the Regional Natural Heritage System (‘NHS’) and are to be preserved. 
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The following policies apply to redevelopment of the Subject Lands. 
 
‘2.2.1.    In the planning and development of the Region, the natural 

environment, which includes areas designated as Oak 
Ridges Moraine, Waterfronts and Major Open Space Areas 
as well as the Greenbelt Natural Heritage System and key 
natural heritage and hydrologic features, shall be given 
paramount consideration in light of their ecological functions 
and scientific, educational and health values.’ 

 
‘2.2.2.    In the planning and development of the Region, the 

cumulative impact on the environment shall be taken into 
account by assessing matters such as, but not limited to, the 
capacity of the natural environment to accommodate 
development, particularly ground and surface water 
resources, the maintenance of connected natural systems, 
and the impacts on environmental features and functions.’ 

 
‘2.2.4.    In the consideration of development applications, the 

impacts on surface water and groundwater resources shall 
be examined in order to maintain and / or enhance such 
resources in sufficient quality and quantity to meet existing 
and future needs of the Region’s residents on a sustainable 
basis.’ 

 
 
 

 
 
The proposal does not contemplate development or site alteration in the 
areas occupied by NHS features.  Furthermore, as demonstrated in the 
accompanying EIS, the proposed development has incorporated a 30 
metre Minimum Vegetative Protection Zone (‘MVPZ’) from the staked 
top-of-bank limits of the valleyland feature and a 10 metre MVPZ from 
the staked limits of the wetland feature.  The EIS states that the proposed 
MVPZs are of sufficient width to ensure the long-term protection and 
ecological function of the features.  
 
 
‘2.3.17.    Outside of Urban Areas and Rural Settlements, an 

environmental impact study, in accordance with Policy 
2.3.43, shall be required for any development or site 
alteration within 120 metres of a key natural heritage or 
hydrologic feature to identify a vegetative protection zone 
which: 

 
a) is of sufficient width to protect the feature and its 

functions from the impacts of the proposed change and 
associated activities that may occur before, during and 
after construction; 

b) where possible, will restore or enhance the feature and / 
or its function; and 

c) will maintain natural self-sustaining vegetation.’ 
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The vegetation protection zone for wetlands, seepage areas 
and springs, fish habitat, permanent and intermittent 
streams, lakes and significant woodlands, shall be a 
minimum of 30 metres wide, measured from the outside 
boundary of the feature.’ 

 
We note that the valleyland and the wetland are identified as being  ‘‘Key 
Natural Heritage and Hydrologic Feature’ by the ROP.  An 
accompanying EIS was prepared which states that the valleyland feature 
contains fish habitat.  It also concludes that the proposed 30 metre 
MVPZ from the staked top-of-bank limits of the valleyland and the 10 
metre MVPZ from the staked limit of the wetland are of sufficient width 
to provide for the long-term protection of the features.   

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

SECTION 9 \ Rural System  
 
The Subject Lands are located within the ‘Rural System’ component of 
the ROP. The ROP allows some growth within the Rural System.  The 
following policies apply to redevelopment of the Subject Lands. 
 
‘9.2.1.    Development in the Rural System shall be on the basis of 

individual private drilled wells and private sewage disposal 
systems, unless otherwise specified in this Plan.’ 

 
The accompanying FSR confirms that upgrades to the existing 
private sewage disposal system are required to adequately service 
the proposed development.  
 
 
9A. Prime Agricultural Areas 
‘9A.1.1.    Prime Agricultural Areas consist of areas where prime 

agricultural lands predominate.  They also include areas of 
lesser agricultural significance (Canada Land Inventory 
Classes 4 to 7 soils) and additional areas where there is a 
local concentration of farms which exhibit characteristics of 
ongoing agriculture.  Agricultural Areas shall be used 
primarily for agriculture and farm-related uses.’ 

 
‘ 
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‘9A.1.2.    The Region shall discourage fragmentation of the 

agricultural land base.’   
 
‘9A.2.2.    Within Prime Agricultural Areas, a full range of agricultural, 

agricultural-related and secondary uses shall be permitted.  
The establishment of non-agricultural uses in Prime 
Agricultural Areas shall be strictly limited to forest, fish and 
wildlife management, conservation, infrastructure, 
aggregate extraction, existing uses in accordance with the 
policies of this Plan, and the Oak Ridges Moraine 
Conservation Plan and Greenbelt Plan, where applicable.’   

 
‘9A.2.7.    New and expanding major recreational uses, shall not be 

permitted in Prime Agricultural Areas.’   
 
‘9A.3.17.    Notwithstanding Policy 9A.2.7, a 12-hole golf course with 

maintenance buildings, clubhouse and indoor golf simulator, 
is permitted on lands located on the north side of Highway 
7, east of Sideline 4, identified as Assessment #18-01-030-
008-10205 and #18-01-030-10200 in Part Lot 4, Concession 
6, in the City of Pickering.’   

 
 
 
 
 
 

 
 
The existing ‘Prime Agricultural Areas’ designation and site-specific 
exception (Policy 9A.3.17) do not reflect the current or future use 
of the Subject Lands.  More specifically,  the Subject Lands are not 
currently, nor have they been utilized for agricultural purposes for 
many years. As further demonstrated in the accompanying 
Agricultural Assessment, the Subject Lands do not contain 
agriculturally significant soils, do not exhibit characteristics of 
ongoing agriculture and should not be included within the 
agricultural land base.   
 
The proposed development and accompanying Regional Official 
Plan Amendment will serve to further implement the ROP’s Rural 
System objectives by permitting the re-designation of the Subject 
Lands to ‘Major Open Space’ which is an appropriate and desirable 
land use designation for recreational uses.   We note that Region 
of Durham Staff previously concurred that the Subject Lands are 
not prime agricultural lands when the site-specific exception was 
adopted (see Section 3.5 of this Report for further detail).  
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SECTION 10 \ Greenlands System  
 
Section 10 establishes the policy framework for how growth and 
development is to be managed, while ensuring the long-term protection 
of the natural environment.  This is achieved through recognition and 
protection of the Greenlands System which consists of various natural 
features and acts as a separation between the Urban and Rural System 
areas.  The following policies apply. 
 
 
’10.2.3.    The Greenlands System includes areas with the highest 

concentration of sensitive and / or significant natural 
features and functions.  These areas are to be managed as 
a connected integrated natural heritage system recognizing 
the functional inter-relationships between them.  The main 
features of the Greenlands System, particularly the Oak 
Ridges Moraine, valley systems and the Waterfronts, shall be 
protected for their special natural and scenic features, their 
role as predominant landscape elements in the Region and 
the recreational opportunities that they facilitate.  Further, 
linking the waterfronts with the Oak Ridges Moraine through 
the connecting valley systems shall be a primary objective of 
the continuous Greenlands System, as is linking of the valley 
systems themselves ...’   

 
As stated throughout this Report, the Subject Lands contain valleyland 
and wetland features.  The proposed Regional Official Plan Amendment 
will serve to further implement the objective of the Greenlands System 
by placing the Subject Lands, along with its natural features, within a  

 
 
 
policy framework that will provide for the long-term protection and 
health of the features while providing permissions for a compatible 
recreational use that will be integrated with and complimentary to the 
natural environment. 
 
 
Major Open Space Areas 
‘10A.2.1.    The predominant use of lands in the Major Open Space 

Areas shall be conservation, and a full range of agricultural, 
agricultural-related and secondary uses.  In addition, the 
establishment of non-agricultural uses, including agri-
business, major recreational uses, commercial kennels and 
landscape industry uses may be considered subject to the 
policies of this Plan, and the Greenbelt Plan.  Area municipal 
official plans may further distinguish between non-
agricultural uses which are compatible with the character of 
the Major Open Space Areas in urban and rural areas.’   

 
The proposed development and accompanying Regional Official Plan 
Amendment implement the objectives of Major Open Space Areas by 
facilitating a major recreational use in a manner that integrates with and 
provides long-term protection for the on-site natural features.  The 
proposed Amendment will also facilitating an appropriately scaled major 
recreational use. 
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‘10A.2.4.    Where non-agricultural uses are contemplated within Major 

Open Space Areas and / or the Greenbelt Natural Heritage 
System, except buildings and structures for agricultural, 
agricultural-related and secondary uses, applicants shall 
demonstrate that: 

 
a) at least 30 percent of the total developable area of the 

site will remain or be returned to natural self-
sustaining vegetation; 

b) connectivity along the system and between key natural 
heritage or hydrologic features located within 240 
metres of each other is maintained or enhanced; 

c) buildings or structures do not occupy more than 25 
percent of the total developable area and are planned 
to optimize the compatibility of the development with 
the natural surroundings; 

d) with the exception of recreational uses, the use is small 
in scale and serves the resource and agricultural 
sectors.’   

 
‘10A.2.5.    The development of non-agricultural uses in Major Open 

Space Areas shall: 
 

a) where possible minimize the use of prime agricultural 
land, including Canada Land Inventory Classes 1, 2 
and 3 soils; 

b) demonstrate that the use is appropriate for location in 
the Major Open Space Area; 
 

 
c) be encouraged to locate on existing parcels of 

appropriate size for the proposed use; 
d) incorporate appropriate separation distances from 

farm operations in accordance with Provincial 
Minimum Distance Separation formulae; 

e) be compatible with sensitive land uses in compliance 
with Provincial Land Use Compatibility guidelines, 
particularly issue of noise and dust must be addressed; 

f) be located on an existing opened public road and shall 
not compromise the design and function of the road; 

g) be serviced with an individual private waste disposal 
system and an individual private drilled well which 
meet Provincial and Regional standards; 

h) be sensitive to the environment by ensuring there will 
be no negative impact on key natural heritage or 
hydrologic features; 

i) maintain or, where possible, enhance the amount of 
natural self-sustaining vegetation on the site and the 
connectivity between adjacent key natural heritage or 
hydrologic features; 

j) be subject to local planning approvals including being 
zoned in a special zoning category for the use; 

k) avoid the use of outdoor lighting that causes light 
trespass, glare and uplight; 

l) where applicable, meet the requirements of the Oak 
Ridges Moraine Conservation Plan and the Greenbelt 
Plan; and 
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m) not adversely impact the ability of surrounding 
agricultural operation to carry on nominal farm 
practices.’ 

 
The proposed development and associated Regional Official Plan 
Amendment contemplate a non-agricultural use within a Major Open 
Space Area.  The proposal conforms to the policy objectives for non-
agricultural uses within a Major Open Space Area in the following ways: 
 

 the total gross floor area of all proposed structures will occupy 
approximately three percent (3.0%) of the Site’s total 
developable area; 

 the proposed Minimum Vegetative Protection Zones (MVPZs) 
are sufficiently sized to provide for connectivity between the 
key natural heritage features and for the long-term protection 
of the on-site valleyland and wetland features; 

 the land is of poor agricultural quality and have been used for 
recreational uses for years; 

 the proposal is a permitted use in Major Open Space Areas; 
 the proposed development will maintain access from a public 

road (Sideline 4); 
 there is sufficient capacity in the existing on-site private 

infrastructure to service the proposed development; and, 
 the proposed Amendments will implement the required local 

planning approvals to facilitate the proposal. 
 
 
 

Major Recreational Uses 
‘10A.2.8.    New and expanding major recreational uses and accessory 

facilities may be permitted in the Major Open Space Areas 
by amendment to this Plan, or an area municipal official 
plan where appropriate policies are in place, in accordance 
with the requirements of Policy 10A.2.5 and the following: 

 
a) a hydrogeological study addressing the protection of 

water resources; 
b) a Best Management Practices report that addresses 

design, construction and operating considerations, 
including traffic, minimization of the application of 
pesticides and fertilizers and a demonstration of how 
water use and nutrient and biocide will be kept to a 
minimum, including the establishment and monitoring 
of targets; and 

c) that new natural self-sustaining vegetation be located 
in areas that maximize the ecological value of the 
area.’   

 
The accompanying Hydrogeological Investigation identifies 
recommendations for protection of water resources, best practices and 
vegetation.  
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‘10A.2.9.    Outside of designated Urban Areas, accessory clubhouses 
and other accessory and associated uses shall be of a scale 
to ensure that they remain secondary to the primary use of 
the major recreational use.  Details shall be provided in area 
municipal official plans and / or zoning by-laws as 
appropriate.’ 

 
The proposed development has been planned and designed to facilitate 
the development of a 9-hole golf course as the primary use and a range 
of appropriately scaled, accessory structures and associated uses.  This 
includes the proposed accessory Clubhouse and Golf Dome which 
implement low-scale built forms that are to be complimentary to the golf 
course.  Additionally, the range of associated uses are to facilitate a safe, 
comfortable and enjoyable guest experience while also enabling year-
round use and enjoyment of the Subject Lands as a scenic recreational 
destination. 
 
Finally, the proposed Pickering Official Plan Amendment and Draft 
Zoning By-law Amendment will secure the golf course as the primary 
permitted use along with a range of appropriate, complimentary 
accessory structures and associated uses.  We highlight that the in-effect 
Durham Regional Official Plan permits, through site-specific policy 
permissions, a range of golf courses of varying scales within Major Open 
Space Areas.  The proposed development is appropriate for a major 
recreational use within the Major Open Space Areas designation. 
 
 
 

SUMMARY / CONFORMITY STATEMENT 
 
The Durham Regional Official Plan (‘ROP’), as amended, provides that 
development is to be directed to appropriate locations with an emphasis 
on Urban Areas, while recognizing that limited amounts of growth will 
occur in the Rural System.  The ROP also encourages development to occur 
in a manner that will not compromise long-term protection of the natural 
environment.   
 
The above analysis demonstrates the proposed development and 
associated Amendments conform to the objectives and policies of the ROP 
by providing for a major recreational use in a manner that will better utilize 
existing private infrastructure, be appropriately scaled to respect and 
integrate with the surrounding area.  As further described above, the 
proposal has been carefully planned and designed to protect and enhance 
the natural environment and on-site natural features.  It is our opinion that 
the proposed development and corresponding Regional Official Plan 
Amendment, Pickering Official Plan and Zoning By-law Amendment are 
consistent with the applicable policies of the Durham Regional Official Plan.   
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5.4 /  PICKERING OFFICIAL PLAN (EDITION 8) 
 

The Pickering Official Plan (‘POP’) was adopted by Town Council on 
March 3, 1997 and adopted with modifications and deferrals, by the 
Region of Durham on September 24, 1997.  The POP was appealed 
to the Ontario Municipal Board (‘OMB, now Local Planning Appeal 
Tribunal (‘LPAT’)) but largely approved, save and except for those 
parts deferred or under appeal.   Since this time, the POP has been 
updated via a series of Tribunal Orders, approvals and Official Plan 
Amendments (‘OPAs’), but portions remain under appeal. 
 
The in-effect POP identifies where and how the City of Pickering is to 
grow up to the year 2031 based on an Urban Structure comprised of 
two (2) parts – the Urban and Rural Systems.   The Subject Lands are 
designated ‘Open Space System – Active Recreational Areas’ (see 
Figure 35) and are identified as belonging to the City’s Rural System.  
We note that the on-site valleyland feature is identified as being a 
component of the City’s Natural Heritage System (‘NHS’) (see Figure 
36). 
 
The following is an analysis of the applicable POP policies and an 
evaluation of how the proposed development and associated 
Pickering Official Plan Amendment conforms and work to implement 
the POP. 
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Figure 35: Pickering Official Plan (July 2018 Consolidation), Schedule I – Land Use Structure 
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Figure 36: Pickering Official Plan (July 2018 Consolidation), Schedule III A – Resource Management:  The Natural Heritage System 
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2 \ The Planning Framework 
 
Chapter 2 of the POP establishes the policy framework for how growth 
is to be managed.  Growth is to be directed to lands within the Urban 
System of the City’s Urban Structure, while a  limited amount of growth 
is to be directed to the City’s Rural System.   The Subject Lands are within 
the Rural System.  

 
‘2.4.    City Council recognizes the important role its Natural 

Heritage System plays in defining Pickering’s natural 
landscape, and in sustaining a healthy ecological system; 
accordingly, Council shall endeavour to protect, conserve 
and enhance its Natural Heritage System.’ 

 
As demonstrated in Figure 36, the on-site valleyland feature is identified as 
belonging to the City’s Natural Heritage System (‘NHS’).  As further 
demonstrated on the Conceptual Site Plan (see Figure 26 above), the 
proposed development has been carefully planned and designed to 
protect and enhance the on-site valleyland and wetland features.   

 
 
 
 
 
 
 
 
 

 
 

‘2.19.    City Council adopts the following as its goals for its rural 
system: 

 
a) to protect and enhance the cultural and natural 

heritage of the rural area, and conserve the rural 
resource based, including agricultural lands, for 
existing and future generations; 

b) to encourage a vibrant rural economy with a wide 
range of rural uses and activities, including: 

i. primary agricultural uses; 
ii. complimentary and supportive agricultural 

uses; 
iii. outdoor rural recreational uses; and 
iv. other compatible rural uses that contribute 

to the diversity of economic activities in the 
area; 

c) to promote improved social and economic linkages 
between urban and rural Pickering;’ 

 
The proposal has been planned and designed to be compatible with and 
integrate into the surrounding landscape.  More specifically, the proposal 
is to provide sufficiently sized Minimum Vegetative Protection Zones 
(‘MVPZs’) from the staked limits of natural features in order to provide for 
the long-term protection and ecological health of these features.  
Furthermore, the proposal will facilitate modest intensification of a rural 
recreational use with a range of accessory, compactible rural uses that will 
contribute to the local economy. 
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‘2.21.    City Council will actively encourage rural employment 
opportunities which support the rural community and are in 
accordance with the provisions of this Plan.’ 

 
‘2.22.    City Council shall encourage rural employment 

opportunities primarily as follows: 
 

c) through rural diversification, including compatible 
recreational uses…’ 

 
The proposed development has been designed in accordance with the 
policies of the POP, and will provide for modest intensification of an 
underutilized site with an appropriate recreational use.  As stated above, 
the Subject Lands are to be redeveloped to expand upon the existing golf 
course use and introduce a contemporary golf and country club facility that 
will introduce new rural employment opportunities and will support 
diversification of the rural economy. 
 
 
 
 
 
 
 
 

3 \ Land Use 
 
Chapter 3 of the POP establishes the City’s land use strategy.  More 
specifically, the POP establishes a series of twelve (12) land use 
designations which collectively identify where growth is to occur.  As the 
Subject Lands are designated ‘Open Space System – Active Recreational 
Areas’, the following policies apply to redevelopment of the Site. 

 
‘3.3.    City Council shall use the land use categories and criteria set 

out in Table 2 to this Plan for designating land uses and 
establishing land use policies, and where appropriate may 
establish additional land use policies for neighbourhoods 
and settlements in Part 3 of this Plan.’ 

 
‘Table 2:  Land Use Categories and Subcategories 

LAND USE 
CATEGORY 

CRITERIA FOR 
DETERMINING 
SUBCATEGORIES 

LAND USE 
SUBCATEGORIES 

Open 
Space 
System 

The area’s ability to 
withstand human 
activity without 
impairing significant 
ecological functions 
or endangering 
human life / property 
and locations within 
the Oak Ridges 
Moraine 

Natural Areas 
Active Recreational 
Areas 
Marina Areas 
Oak Ridges Moraine 
Natural Core Areas 
Oak Ridges Moraine 
Natural Linkage Areas 
Seaton Natural 
Heritage System 
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‘3.5.    City Council: 
 

a) shall recognize as Open Space System on Schedule I, a 
connected and integrated natural heritage system of 
significant valleylands and stream corridors; areas of 
natural and scientific interest; wetlands; significant 
woodlands; major parks, recreational and conservation 
areas; marina areas, and other major blocks of land 
comprising natural core areas, corridors;  Natural Core 
Areas and Natural Linkage Areas on the Oak Ridges 
Moraine; and the Seaton Natural Heritage System 
within the Central Pickering Development Plan; 

b) may zone lands designated Open Space System, for one 
or more purposes as set out in Table 3, in accordance 
with the Oak Ridges Moraine Conservation Plan and the 
Greenbelt Plan where applicable and in so doing will 
apply appropriate performance standards, restrictions 
and provisions; 

c) shall recognize that the Open Space System includes key 
natural heritage and key hydrologic features which have 
related minimum areas of influence and minimum 
vegetation protection zones;’ 

 
 
 
 
 

 
 
‘Table 3:  Open Space System: Permissible Uses by Subcategory  

OPEN SPACE SYSTEM 
SUBCATEGORY 

PERMISSIBLE USES 

Active Recreational 
Areas 

All uses permissible in Natural Areas; 
Active recreational, community and 
cultural uses, and other related uses’ 

 
The proposed development has been planned and designed to facilitate 
the development of a 9-hole golf course as the primary use and a range 
of appropriately scaled, accessory structures and associated uses.  This 
proposal is a logical and appropriate extension of existing permissions 
awarded when the Subject Lands were re-designated in 2009.  The 
proposed Pickering Official Plan Amendment will secure the golf course 
as the primary permitted use along with a range of appropriate, 
complimentary accessory structures and associated uses.   
 
We highlight that the in-effect POP does not define Active Recreational 
Areas; however, it is understood that this is the land use category often 
assigned to golf facilities.  We further highlight that the POP, as 
amended, recognizes the Subject Lands as an appropriate location for a 
golf facility.  The proposed development will facilitate an appropriate use 
within the Active Recreational Areas designation. Approval of the 
accompanying Pickering Official Plan Amendment will introduce site-
specific permissions to ensure the proposed development further 
maintains and implements the intent of the Open Space Systems 
designation by securing protection of the on-site natural features. 
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9 \ Community Design 
 
Chapter 9 of the POP establishes the City’s community design strategy.  
More specifically, developments of any scale are encouraged to be 
planned and designed to maintain a community’s established character 
and sense of place.  Developments are to comply and advance the City’s 
community design priorities. The following policies apply to 
redevelopment of the Subject Lands. 
 
‘9.1.    City Council shall promote developments at various scales 

which, through their adherence to principles of good, high 
quality community design, will produce built and natural 
environments in Pickering that offer enjoyment, comfort and 
safety for all users, and evoke a desirable image and sense 
of place for the City.’ 

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

b) encourage private and public developments that 
offer pedestrians and users a high level of comfort, 
enjoyment and personal protection; 

c) encourage private and public developments that 
provide an integrated mix of uses, activities and 
experiences; 

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; 
 
 

 
 

f) encourage developments that create spaces 
between and along buildings that are of high 
architectural and landscape quality, and contribute 
to and enhance the overall quality of Pickering’s 
public realm; 

h) encourage the design of buildings and places that 
can be used for a variety of purposes, and are 
capable of adapting over time to changing 
circumstances and opportunities; 

i) encourage the use of colour, decoration and 
variation in material to create buildings, and the 
spaces around buildings, that are attractive for 
people to look at and use; and, 

j) encourage developments that establish appropriate 
relationships between built and natural 
environments, that ensure sensitive natural systems 
are protected and where possible enhanced, and 
celebrate significant aspects of the natural and 
cultural landscape.’ 
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The proposed development has been planned and designed to advance 
the principles of good, high quality community design in the following 
ways: 
 

 The proposed development contemplates a mix of 
complimentary, accessory uses and structures to the golf 
course in order to provide for a safe, comfortable, attractive 
and diverse user experience; 

 The proposed scale, massing and architectural features of the 
development have been planned to ensure compatibility with 
the surrounding rural context; 

 The proposed development is to provide for high architectural 
quality built forms; 

 The proposal is to provide a series of pedestrian pathways and 
landscaped open spaces to provide for a safe, attractive and 
distinctive development as well as provide waypoints; and, 

 As demonstrated on the Conceptual Site Plan (Figure 26 
above), buffers or Minimum Vegetative Protection Zones 
(‘MVPZs’) are provided from the staked limits of on-site 
features in order to provide for the long-term protection and 
health of the features. 

 
 
 
 
 

10 \ Resource Management 
 
Chapter 10 of the POP establishes the policy framework for managing 
and conserving natural resources.  More specifically, it directs where 
growth is to occur and how the natural environment is to be protected.  
The following policies apply to the redevelopment of the Subject Lands. 
 
’10.2.    City Council shall: 
 

a) identify key natural heritage and key hydrologic 
features and areas to be protected and enhanced, and 
risk areas requiring special attention; 

b) protect and enhance important key natural heritage 
and key hydrologic features and areas as part of the 
Natural Heritage System; 

c) protect people and property from environmental 
hazards; 

d) encourage the managed use and conservation of 
natural resources, and encourage public and private 
conservation efforts’ 

 
’10.6.    City Council acknowledges that achieving an integrated 

Natural Heritage System is vital to ensuring healthy and 
resilient watersheds; accordingly the Natural Heritage 
System is identified on Schedule IIIA.  Protection of this 
system is encouraged to support ecological integrity, 
including healthy terrestrial and aquatic ecosystems.  Lands 
with the highest concentration of the most sensitive and / or  
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  key natural heritage and key hydrological features and 

functions, are identified on Schedules IIIB, IIIC and IIID.’ 
 

As demonstrated in Figure 36, the Subject Lands encompass a 
component of the City’s NHS.  We note that while the valleyland feature 
is identified as belonging to the NHS, the on-site wetland feature is not. 
The proposed development has been planned and designed to provide 
for the long-term protection of both the valleyland and wetland features 
by locating development outside of the features and by providing 
sufficiently sized Minimum Vegetative Protection Zones (‘MVPZs’) from 
the staked limits of the features.  The accompanying Environmental 
Impact Study (‘EIS’) confirms that the proposed MVPZs are of sufficient 
width to provide for the long-term protection and health of the features.  
Further detail on the features is provided in the EIS.   

 
 

’10.13.    City Council recognizes that areas of groundwater recharge 
and high aquifer vulnerability make significant contributions 
to the quality and quantity of groundwater and surface 
water, and acknowledges that land uses and activities hold 
implications for this quality and quantity, both in the short-
term and cumulatively over time; accordingly, Council shall: 

 
a) identify known areas of groundwater recharge and 

high aquifer vulnerability to increase awareness of 
these areas (see Schedule IIID); 

 

 
 

b) require, where development is proposed within or 
adjacent to a sensitive groundwater recharge area, the 
preparation of a hydrogeology and water budget 
study to the satisfaction of the City, the relevant 
conservation authority and the relevant Provincial 
Ministry, and a mitigation strategy to ensure no loss of 
water recharge quantity or quality; 

d) encourage existing land uses considered to be a high 
risk to groundwater that are located within high 
aquifer vulnerability areas to implement best 
management practices; 

e) require, where appropriate, the recommendations of a 
Hydrogeology and Water Budget Study, Groundwater 
Impact Study, Environmental Report and any 
evaluation reports referenced in Section 16.14, as 
applicable, to be implemented; 

i. ensure that planning decisions conform with or are not 
in conflict with the policies of the approved Credit 
Valley, Toronto and Region and Central Lake Ontario 
Source Protection Plan.’ 

 
As demonstrated in Figure 37 on the next page, a segment of the Subject 
Lands contains lands that are ‘Groundwater Recharge Areas’.  The 
accompanying Hydrogeological Investigation, prepared by Beacon 
Environmental, found that the proposed development will not negatively 
impact the groundwater recharge area and there will be no loss of water 
recharge quantity or quality.   
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Figure 37: Pickering Official Plan (July 2018 Consolidation), Schedule III D – Resource Management:  High Aquifer Vulnerability, Groundwater Recharge Areas 
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14 \ Detailed Design Considerations  
 
Chapter 14 of the POP established the policy framework and further 
implements the community design goals established in Chapter 9.  
Overall, Chapter 14 contains detailed design provisions that any 
development proposal must consider. The following policies apply to 
redevelopment of the Subject Lands. 
 
’14.2    City Council shall: 
 

c) encourage the retention and enhancement of 
distinctive built and natural features within the rural 
area, such as historic buildings, settlement areas, 
ridges, valley and stream corridors, and woodlots that 
contribute to the image of the rural area;’  

 
’14.4    City Council shall: 
 

a) through the review of development proposals, 
endeavour to ensure that significant natural features, 
such as watercourses, wetlands, woodlands and 
escarpments are protected as visual landmarks to 
maintain links with Pickering’s cultural and historic 
heritage; 

b) where possible, require the maximum retention of 
natural features on properties proposed to be 
developed, and ensure that such features are 
permitted to regenerate with minimal intervention; 

 
 
 

e) encourage the use of plant materials in a design 
capacity to define open spaces, frame desired views or 
focal points, direct pedestrian movement and reinforce 
particular locations;’ 

 
The proposed development is to provide for the retention and long-term 
protection of natural features.  Furthermore, the proposal has been planned 
and designed to provide an integration between the built and natural 
environments and to facilitate a development that is complimentary to the 
established character of the surrounding area.  Integration with the 
established scale and character of the surrounding area is to be achieved 
through the placement of proposed structures in such a manner that the 
structures will integrate tastefully into the rural countryside.  
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SUMMARY / CONFORMITY STATEMENT 
 
The above analysis demonstrates that the proposed development and 
associated Pickering Official Plan Amendment conform to the objectives 
and policies of the POP by providing for an active recreational 
development on a Site that is currently improved with a similar use.  
Furthermore, the proposal will provide for the retention and long-term 
protection of on-site natural features.  It will also facilitate a development 
that is consistent and compatible with the surrounding area, while 
providing for a diverse, safe and attractive user experience.   As described 
above, the proposed is in conformity with the City’s Resource Management 
and Community Design objectives.  It is our opinion that the proposed 
development and Pickering Official Plan Amendment are in conformity with 
the applicable objectives and policies for ‘Open Space System – Active 
Recreational Areas’ of the Pickering Official Plan.   
 
 
 
 
 
 
 
 
 
 
 
 

5.5 /  CITY OF PICKERING RESTRICTED AREA  
      (RURAL) ZONING BY-LAW 3037 

 
The Subject Lands are subject to  Restricted Area (Rural) Zoning By-law 
3037 (‘By-law 3037’), as amended. By-law 3037 currently split zones the 
Site as ‘Rural Agricultural – Golf Course (A / GC)’ and ‘Open Space – 
Hazard Land (OS – HL)’ (see Figure 38).  
 
 Table 2 below summarizes permitted uses in the A / GC and OS – HL 
Zones. 
 

Table 2: Permitted Uses in the A / GC & OS – HL Zones 
 A / GC Zone OS – HL Zone 

Pe
rm

itt
ed

 U
se

s 

 Any use permitted by 
section 6.1 of By-law 
3037*;  

 A golf course 
 
*NOTE: Section 6.1 of By-law 
3037 states the following uses 
are permitted: 

 Residential; 
 Home Occupation; 
 Agricultural; 
 Accessory 

Agricultural; 
 Recreational; 
 Institutional; and, 
 Business 

 Conservation of the 
natural 
environment, soul 
and wildlife; 

 Resource 
management 
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Figure 38: Zoning By-law 3037, Map N.10 

 
 
 
 
 
We highlight that based on the list of permitted uses outlined in Table 
2, the current zoning does not permit the proposed development.  
More specifically, the current zoning permits only a golf course use 
whereas a range of complimentary, accessory uses are proposed.  A 
site-specific Zoning By-law Amendment (‘ZBA’) is requested to rezone 
a portion of the Subject Lands to ‘Public and Private Open Space (O2)’ 
with site-specific provisions.  We note that the requested rezoning 
pertains to a portion of the Site and that the in-effect OS – HL Zone is 
to remain intact.  A copy of the Draft Zoning By-law Amendment is 
included in Appendix E of this Report. 
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5.6 /  CITY OF PICKERING SUSTAINABLE  
       DEVELOPMENT GUIDELINES 

 
The City of Pickering Sustainable Development Guidelines 
(‘Guidelines’), as amended, were adopted by City Council in 2007.    
The Guidelines, while not an operative part of the POP, serve to 
implement POP’s sustainable development policies.  It is the City’s 
practice to require any development application to demonstrate 
compliance with a minimum performance level prior to receiving 
development approval. 
 
The Guidelines are organized based on the type of development 
application being considered.  For clarity, Guideline #1 applies solely 
to Neighbourhood Plan applications, while Guideline #2 applies to 
applications for Draft Plan of Subdivision, Site Plan Approval, Zoning 
By-law Amendment and Building Permits.  Guideline #2 apply to the 
Subject Lands.   
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
Guideline #2 contain performance standards which are organized 
into the following seven (7) categories: 
 
 Environmental Protection; 
 Location of Development / Selection of Lands; 
 Design of Development – Land Use and Distribution; 
 Design of Development – Density and Compact Urban Form; 
 Design of Development – Connections; 
 Design of Development – Pedestrian Oriented Community; 

and, 
 Resource Efficiency. 

 
The proposed development is designed to satisfy the mandatory 
Level 1 performance level set out in the Guideline.  An analysis of how 
the proposed development responds to and addresses the 
mandatory performance standards of Guidelines is provided in 
Appendix B of this Report. 
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6 / PROPOSED AMENDMENTS 
 

As outlined above, a Regional Official Plan Amendment (‘ROPA’), 
Pickering Official Plan Amendment (‘OPA’) and Zoning By-law 
Amendment (‘ZBA’), collectively the Amendments, are required to 
implement the proposed development.  Each of the proposed 
Amendments are further described below.  

 
6.1  /    DRAFT REGIONAL OFFICIAL PLAN  

          AMENDMENT 
 

The Subject Lands are subject to the in-effect Durham Regional 
Official Plan (‘ROP’), as amended, which designates the Site as 
‘Prime Agricultural Areas’ (Schedule A – Regional Structure).  The 
Site is also subject to a site-specific policy exception (Policy PA.3.17) 
to ‘Prime Agricultural Areas’ which permits a 12-hole golf course 
with maintenance buildings, a clubhouse and indoor golf simulator.  
A site-specific amendment to the ROP is required to permit the 
proposal. 
 
The proposed Regional Official Plan Amendment (‘ROPA’) seeks to 
re-designate the Subject Lands to ‘Major Open Space Areas’ with 
site-specific exceptions.  A draft ROPA has been prepared and a 
copy is provided in Appendix C of this Report. 
 
 
 
 
 

 
 
 
 

6.2  /    DRAFT PICKERING OFFICIAL PLAN  
          AMENDMENT 

 
The Subject Lands are subject to the Pickering Official Plan (‘POP’), 
as amended.  Under the in-effect POP, the Site is designated ‘Open 
Space System – Major Recreational Areas’) (Schedule I – Land Use).  
This designation reflects the current use, but not the proposed 
development.  A site-specific amendment to the Pickering Official 
Plan (‘OPA’) is required to implement the proposal. 
 
The proposed OPA seeks to introduce a site-specific exception to 
the Major Recreational Areas designation in order to permit the 
proposed range of complimentary, accessory uses.  A draft OPA 
has been prepared and a copy is provided in Appendix D of this 
Report. 
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6.3  /  DRAFT ZONING BY-LAW AMENDMENT 
 

The Subject Lands are subject to the City of Pickering Restricted 
Area (Rural) Zoning By-law 3037  (‘By-law 3037’) which currently 
split zones the Site as ‘Rural Agricultural – Golf Course (A / GC)’ 
and ‘Open Space – Hazard Land (OS / HL)’.  The current zoning 
reflects the current conditions.  A site-specific amendment to By-
law 3037 is required to facilitate the proposal.   
 
The proposed Zoning By-law Amendment (‘ZBA’) seeks to retain 
the current OS / HL Zone, apply a ‘Public and Private Open Space 
(O2)’ to the balance of the Site and create new site-specific 
exceptions to reflect the proposed development.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

More specifically, the ZBA seeks to introduce the following site-
specific permissions to the proposed O2 Zone: 
 

 To permit a 9-hole golf course; 
 To permit a Clubhouse and associated uses; 
 To permit a Golf Dome and associated uses, including a 

golf driving range and indoor golf simulator; 
 To permit golf cart routes; 
 To permit a site-specific parking standard; 
 To permit a site-specific definition of a ‘Clubhouse’ facility; 
 To permit a site-specific definition of a ‘Golf Dome’ facility; 
 To permit a site-specific definition of a ‘Golf Driving 

Range’; and, 
 To permit a maximum permissible Gross Floor Area of 

8,000 square metres for all buildings. 
 

Table 3 on the following pages outlines the in-effect zone 
provisions, the requested zone provisions and the proposed 
development conditions. 
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Table 3: Summary of Existing and Proposed Zone Standards 

REGULATION REQUIRED (A / GC Zone) REQUIRED (OS – HL Zone) REQUESTED (O2 Zone) 
PROPOSED DEVELOPMENT 

CONDITION 

Permitted Uses 

 Any use permitted by 
Section 6.1 of By-law 
3037 [which are 
Residential, Home 
Occupation, 
Agricultural, Accessory 
Agricultural, 
Recreational, 
Institutional and, 
Business]; 

 A golf course 

 Conservation of the 
natural environment, 
soul and wildlife; 

 Resource 
management 

 A golf course; 
 A Clubhouse and associated 

uses including a lounge, a Pro 
Shop, a Banquet Room and 
amenities to serve the needs 
of guests; 

 An outdoor putting area; and, 
 A Golf Dome and associated 

uses including a driving 
range, indoor simulator and 
amenities;  

 Golf cart routes  

 Conservation of the natural 
environment; 

 A 9-hole golf course; 
 A Clubhouse, including such 

accessory uses as a lounge, 
banquet facility, retail store 
and amenities; 

 A Maintenance Structure; 
 A Golf Dome, including an 

indoor golf driving range, 
virtual golf simulators, and 
amenities. 

Maximum Gross 
Floor Area 

200 m2 N / A 
A maximum area of 8,000 m2 GFA 
for all structures  

 A 1,221 m2 GFA Clubhouse; 
 A 6,087.7 m2 GFA Golf Dome;  
 A 413.8 m2 GFA Maintenance 

Structure (Existing and 
Addition) 

Minimum Lot Area 4 hectares N / A N / A 29.25 hectares 

Maximum Lot 
Coverage 

20% N / A N / A 2.96 % 
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Table 3: Summary of Existing and Proposed Zone Standards (Continued) 

REGULATION REQUIRED (A / GC Zone) REQUIRED (OS – HL Zone) REQUESTED (O2 Zone) 
PROPOSED DEVELOPMENT 

CONDITION 

Minimum Front 
Yard 

15 metres N / A N / A 
192.9 metres (measured from 
Highway 7 to the nearest main wall 
of the Clubhouse) 

Minimum Side Yard 6 metres N / A N / A 

11.6 metres (measured from 
Sideline 4 to the nearest main wall 
of the proposed Golf Dome); 82 
metres (measured from the 
eastern property line to the 
nearest main wall of the proposed 
Clubhouse) 

Minimum Rear Yard 15 metres N / A N / A 

418 metres (measured from 
northern property line to the 
nearest main wall of the proposed 
Clubhouse)  

Minimum Number 
of Parking Spaces 

4 spaces per each hole of 
golf 

N / A 235 parking spaces to serve all uses  
A total of 235 surface parking 
spaces are to be provided to serve 
the needs of all permitted uses 
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Table 4 below summarizes the proposed site-specific exceptions to the O2 
Zone and the rationale for these exceptions. 
 
Table 4: O2 Zone Exceptions & Rationale 

Requested Exception Rationale 

Modified Permitted Uses 

To implement the desired range of 
complimentary, accessory uses that 
are appropriate for a 9-hole golf 
course 

Site-Specific Definitions 
To accommodate the desired 
range of accessory uses. 

Modified Maximum Permissible 
Gross Floor Area 

To implement the desired built 
form and maintain compatibility 
with the surrounding rural area 

Modified Parking Standard 

In order to accommodate the 
desired built form, including the 
ability for event programming, a 
site-wide parking standard is 
requested 

 
 
 

 
 
A draft ZBA has been prepared and a copy is provided in Appendix E of 
this Report. 
 
Notwithstanding Section 45 (1) (3) of the Planning Act and in accordance 
with Section 45(1)(4) of the Planning Act, it is requested that at the time 
of rendering a decision on the application, City Council also resolve to 
allow the submission of a minor variance application during the two (2) 
year period after the Zoning By-law Amendment (‘ZBA’) has been 
passed. This is being requested to allow for the resolution of any 
unforeseen issues that may arise during the detailed design stage of the 
project, particularly during the processing of the future Site Plan Control 
application. 
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7 / SUMMARY & CONCLUSIONS 
 

As outlined above, together with the supporting studies, the proposed 
development and associated Regional Official Plan Amendment (‘ROPA’), 
Local Official Plan Amendment (‘LOPA’) and Zoning By-law Amendment 
(‘ZBA’) (collectively, the Amendments) represent an appropriate 
development for the Subject Lands that is in keeping with the policies and 
intent of both the Durham Region Official Plan and the Pickering Official 
Plan.  Furthermore, based on the existing physical context and 
surrounding neighbourhood, a technical assessment of the proposal as 
well as an analysis of the proposal within the current policy and regulatory 
context of the Province, Region and City, we conclude the following: 
 

1. The proposed Regional Official Plan Amendment, Pickering 
Official Plan Amendment and Zoning By-law Amendment 
represent appropriate development of the Subject Lands given 
the existing use of the Site and surrounding context; 
 

2. The proposal provides an appropriately designed and compatible 
infill development for the City of Pickering Rural Area that will 
contribute to an enhanced active recreational use, new rural 
employment opportunities, and protection of the surrounding 
natural environment; 
 

3. The proposed Amendments are consistent with the Provincial 
Policy Statement, 2020; 
 

4. The proposal conforms to A Place to Grow: Growth Plan for the 
Greater Golden Horseshoe, 2020; 
 
 

 
 
 
 

5. The proposal conforms to the policy directions of the in-effect 
Durham Regional Official Plan; 
 

6. The proposal conforms to the policy directions of the in-effect 
Pickering Official Plan, Edition 8; 
 

7. The proposed development has integrated protection of the on-
site natural features and adjacent lands; 
 

8. The proposal can be adequately serviced by existing rural services; 
 

9. The proposed development will not create any adverse impacts 
to the existing agricultural uses or the surrounding area; and, 
 

10. The proposal is in keeping with the established character of the 
surrounding rural community, provides an opportunity for modest 
intensification within the City’s Rural Area and upholds the overall 
Urban Structure as set out in the Pickering Official Plan. 

 
Accordingly, we conclude that the proposed Amendments are 
appropriate, represent good planning and implement the City, Regional 
and Provincial vision for the Subject Lands. 
 
Yours very truly, 
 
 
 
Adrian Litavski, MCIP, RPP        Stephanie Matveeva, MCIP, RPP 
Principal            Senior Planner
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B /  City of Pickering Sustainable  
      Development Guidelines Analysis  
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As a proposal seeking development approval, the following analysis 
demonstrates how the proposal responds to and addresses the mandatory 
performance standards established in Guideline #2. 
 

PERFORMANCE STANDARD RESPONSE 

1.0 PRE CONSULTATION & ONGOING CONSULTATION 

1.1 /  Completion of Extensive Pre-
Consultation on Sustainability 
Elements 
The proponent can demonstrate a 
pre-consultation process that 
exceeds Planning Act or other 
approval requirements and has 
obtained input regarding the 
sustainable community planning 
elements in the Guideline 

As outlined in Section 1.1 of 
this Report, a Pre-
Consultation Meeting was 
held with Regional, City 
and Agency Staff in March 
2020.  The feedback 
received during this 
Meeting was reviewed and 
has informed the proposal 

1.2 /  On-going Education Program 
The plan incorporates a resident 
education program regarding 
sustainability elements and provides 
long-term secured funding (e.g., 
minimum 10 years).  Program may 
include opportunities for 
environmental inspections, home 
maintenance education / programs 
/ incentives 

Not Applicable  

 
 
 
 
 

PERFORMANCE STANDARD RESPONSE 

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 

 

An Environmental Impact 
Statement (‘EIS’) and a 
Preliminary 
Hydrogeological 
Investigation have been 
prepared in support of 
the development 
applications.  Refer to 
these above-noted items 
for further detail  

2.2 /  Master Environmental Servicing Plan 
(MESP) 
The Plan implements the objective 
and targets of the Master 
Environmental Servicing Plan 

As outlined in the Pre-
Consultation Checklist, a 
Master Environmental 
Servicing Plan is not 
required.  Further detail 
on site servicing and 
protection of natural 
features is provided in 
the accompanying 
Functional Servicing 
Report (‘FSR’) and EIS 
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PERFORMANCE STANDARD RESPONSE 

2.3 /  Conservation Authority Regulations 
The Plan implements the objectives 
and requirements of all Conservation 
Authority regulations including the 
Generic Regulations 

 

A copy of the ‘complete’ 
application will be 
provided to the Toronto 
and Region Conservation 
Authority (‘TRCA’) for 
their review and 
comment.  Revised 
materials, as necessary, 
will be prepared to 
respond to concerns  

2.4 /  Oak Ridges Moraine Plan  
The Plan implements the objective 
and targets of the Oak Ridges 
Moraine Plan 

Not Applicable  

2.5 /  Greenbelt Plan  
The Plan implements the objective 
and targets of the Provincial Greenbelt 
Plan 

Not Applicable  

2.6 /  Conformance to Provincial Policy 
Statement (PPS) for Building Strong 
Communities 
The Plan reflects the requirements and 
intent of the PPS with respect to 
building strong communities 

See Section 5.1 of this 
Report for further detail 
on how the proposal 
conforms to the PPS 

PERFORMANCE STANDARD RESPONSE 

2.7 /  Conformance to PPS for Wise Use 
and Management of Resources 
The Plan reflects requirements and 
intent of the PPS with respect to: 

 Natural heritage 
 Water 
 Agriculture 
 Minerals and petroleum 
 Mineral aggregate resources 
 Cultural heritage and 

archaeology 

See Section 5.1 of this 
Report for further detail 
on how the proposal 
conforms to the PPS 

2.8 /  Conformance to PPS for Protecting 
Public Health and Safety 
The Plan reflects requirements and 
intent of the PPS with respect to: 

 Natural hazards 
 Human made hazards 

See Section 5.1 of this 
Report for further detail 
on how the proposal 
conforms to the PPS 

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 

See accompanying FS – 
SWM Report for further 
detail  
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PERFORMANCE STANDARD RESPONSE 

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 

See accompanying FS – 
SWM Report for further 
detail  

2.11 /  Water Balance and Source Water 
Protection 
Targets for water balance and 
source water protection established 
in the MESP and Neighbourhood 
Plan are implemented 

See accompanying FS – 
SWM Report for further 
detail  

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 

See accompanying FS – 
SWM Report and 
Preliminary 
Hydrogeological 
Investigation for further 
detail  
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2.13 /   Integrated Environmental Systems 
Protection 
The plan contains innovative 
elements that integrate various 
environmental objectives.  
Achievement will be evaluated by 
the City in consultation with TRCA 

See accompanying FS – 
SWM Report and 
Preliminary 
Hydrogeological 
Investigation for further 
detail  

2.14 /   Exceeding Regulatory Requirements 
The plan goes beyond requirements 
of Provincial or Conservation 
Authority and MESP requirements in 
a deliberate attempt to protect the 
features and functions of the natural 
heritage system.  Achievement  will 
be evaluated by the City in 
consultation with TRCA. 
 
The plan goes beyond requirements 
of Provincial or Conservation 
Authority and MESP requirements in 
a deliberate attempt to minimize 
stormwater impacts, increase 
permeability and achieve re-use of 
stormwater 

See accompanying FS – 
SWM Report and 
Preliminary 
Hydrogeological 
Investigation for further 
detail  
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2.15 /  Biodiversity Protection and 
Enhancement 
Plan goes beyond requirements of 
Federal, Provincial or Conservation 
Authority legislation and 
requirements in a deliberate attempt 
to protect and enhance biodiversity 
through an aquatic and terrestrial 
natural heritage strategy.  
Achievement will be evaluated by 
the City in consultation with TRCA 

See accompanying EIS 
for further detail  

2.16 /   Natural Heritage Protection 
The project establishes a 
management plan for a period 
longer than 10 years for any 
significant PPS features and their 
buffers located within the plan area, 
and creates a guaranteed funding 
source for the implementation of the 
management plan 

Not Applicable as the Site 
does not contain any 
features as identified by 
the Province via the 
Natural Heritage System 
for the Greater Golden 
Horseshoe.  See Section 
5.1 of this Report for 
further detail 

2.17 /   Required Residential Site Design to 
Maximize Permeability 
The following [table] summarizes 
the provisions for paved areas for 
different lot width categories 

Not Applicable 

PERFORMANCE STANDARD RESPONSE 

2.18 /   Optional Residential Site Design to 
Maximize Permeability 
Use permeable materials for paved 
areas that achieves: 

 25% increase in 
permeability relative to 
conventional methods; 

 50% increase in 
permeability relative to 
conventional methods 

Not Applicable 

2.19 /   Required Commercial / Employment 
/ Institutional Site Design to 
Maximize Permeability  
A minimum 25% of the site area not 
occupied by a building is permeable 
unpaved area 

Not Applicable 

2.20 /   Required Commercial / 
Employment / Institutional Site 
Design to Maximize Permeability  
Use permeable materials for paved 
areas that achieves a 25% increase 
in permeability relative to 
conventional methods  

Not Applicable 
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2.21 /   Native Species & Planting  
The project uses native species for 
50% of the landscaped area  
 
OR 
 
The project uses native species for 
75% of the landscaped area. 
 
OR 
 
The project uses native species for 
100% of the landscaped area 
 
OR 
 
The project incorporates a site 
design for native species 
documented in a Landscape Master 
Plan 

Not Applicable. A detailed 
landscape design will be 
developed and provided 
in support of a future Site 
Plan Control application 

PERFORMANCE STANDARD RESPONSE 

2.22 /   Landform Conservation   
The project maximizes Landform 
Conservation through detailed 
design that minimizes substantial 
re-grading of natural topography, 
while conforming with the 
Municipality’s requirements for site 
draining and grading 

As stated throughout this 
Report, the proposed 
development has been 
carefully designed and 
planned to retain existing 
conditions, including the 
existing rolling 
topography.  See 
accompanying 
Conceptual Site Plan, 
Preliminary Geotechnical 
Investigation and FS – 
SWM Report for further 
detail 

2.23 /   Net Environmental Gain  
The Neighbourhood Plan establishes 
extraordinary opportunities to 
achieve a net environmental gain to 
the watershed to compensate for 
any unavoidable impacts (e.g., road 
/ utility crossings of features, CO2 
production, habitat / food land loss). 
Achievement will be evaluated by 
the City in consultation with TRCA 

Not Applicable 
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2.24 /   Pesticide and Fertilizer Use   
The plan includes a process to 
implement safe and minimal use of 
pesticides and fertilizers on public 
and / or private lands. 
 
The plan incorporates a program for 
landowner education and outreach 
on safe pesticide and fertilizer use 

The use of pesticides and 
fertilizers will be 
evaluated during the 
future detailed design 
stage 

2.25 /   Minimize Construction Related 
Environmental Impacts   
The plan identifies the limits of 
building area through the creation 
of building footprint zones and 
includes requirements that limit 
disturbance beyond the footprint 

As demonstrated on the 
Conceptual Site Plan, 
preliminary building 
footprints are identified.  
We note that the building 
footprints have been 
informed by detailed 
technical analysis and 
may be refined during 
the detailed design stage  

2.26 /   Compensation for Unavoidable 
Impacts   
In order to compensate for any 
unavoidable impacts of the plan 
(e.g., road / utility crossings of 
features), the Plan implements the 

Not Applicable 
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opportunity to restore native habitat 
off-site or purchase of land or 
conservation easements on off-site 
locations equal to or larger than 
100% of the area impacted by the 
project or three hectares, whichever 
is larger.  The plan also includes 
provisions for the long-term 
protection of these areas.  The land 
selection will be conducted with the 
conservation authority and possibly 
the MNR and should reflect the 
larger area Conservation Authority 
or Municipal natural heritage 
systems plan mapping and 
objectives, be within the same 
watershed as the project and be 
identified as important for 
conservation for natural or cultural 
purposes.  Achievement will be 
evaluated by the City in consultation 
with TRCA 



3695 Sideline 4, Pickering 
PLANNING JUSTIFICATION REPORT 

 
 
 
 

 
 

 

PERFORMANCE STANDARD RESPONSE 

2.27 /   Erosion & Sedimentation Control    
The draft plan / rezoning / site plan 
is supported by a sedimentation and 
erosion control plan specific to the 
proposal demonstrating prevention 
of soil loss during construction 
through a program to limit extent of 
soil stripping at one time, to limit 
stormwater runoff and / or wind, to 
limit and manage sedimentation of 
storm sewer or receiving streams 
and prevent polluting of the air with 
dust and particulates, including a 
monitoring and maintenance 
program.  The plan complies with 
recommendations in the Erosion and 
Sediment Control Guideline for 
Urban Construction, 2006, TRCA 

Not Applicable. An 
Erosion and Sediment 
Control Plan will be 
prepared and provided in 
support of the future Site 
Plan Control application 
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3.0  LOCATION OF DEVELOPMENT / SELECTION OF LANDS 

3.1 /     Site Typology 
The plan pertains to lands that are: 

 on previously developed 
lands at a higher density; 

 on a greenfield site 
adjacent to existing 
development; 

 on a vacant infill site; or, 
 on a brownfield site that 

was either undeveloped or 
previously developed and 
may be contaminated 

See Sections 2.1 and 5 of 
the Report for a detailed 
description of the Site’s 
location and reasons why 
this Site is an appropriate 
location for the proposed 
development 

 

4.0  DESIGN OF DEVELOPMENT – LAND USE & DISTRIBUTION   

4.1 /     Diversity of Uses 
The subject lands are less than 3 ha 
(7 ac), i.e. small development. 
 
OR 
 
A residential development is located 
within 800 m (10 min. walking 
distance) of existing jobs equal to or 

The proposed 
development represents 
modest reinvestment of 
an existing site.  We note 
that upon completion, 
the proposal will provide 
for a series of rural 
employment 
opportunities, situated 
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greater than 50% of the proposed 
number of dwelling units.  For the 
purpose of this target, jobs that will 
be in existence within 6 months of 
completion of the dwelling units may 
be considered as existing jobs  
 
OR 
 
A commercial or employment 
related development is located 
within 800 m or 10 min. walking 
distance of existing dwelling units.  
The number of jobs provided in the 
new development must equal at 
least 50% of the number of existing 
dwelling units.  For the purpose of 
this target, dwelling units that are 
completed within 6 months of 
completion of new jobs may be 
considered as existing dwellings 

 

within 800 metres of 
existing rural residential 
dwellings 

4.2 /     Construction Phasing 
The plan implements the 
neighbourhood plan requirement to 
include both a residential and a 
non-residential component being 
constructed at the same time 

Not Applicable 
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4.3 /     Residential & Non-Residential  
Phasing 
The plan includes both a residential 
and non-residential component 
being constructed at the same time, 
and the non-residential component 
consists of additional neighbourhood 
amenities provided in mixed-use 
focal nodes or corridors 

Not Applicable 

4.4 /     Proximity to Schools 
The lands subject of the draft plan / 
rezoning / site plan abut an existing 
elementary school which can serve / 
accommodate the population 
 
OR 
 
The lands subject of the draft plan / 
rezoning / site plan abut a 
designated elementary school site 
which can serve / accommodate the 
population 
 
OR 
 

Not Applicable 
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The plan contains a block or blocks 
for an elementary or secondary 
school  
 
AND 
 
The plan is designed to place at 
least 75% of the residences within 
800 metres walking distance of a 
school that is (or will be) open to the 
public 

4.5 /     Provision of Mixed Use & 
Commercial Streetscape 
Environments 
The neighbourhood plan’s provision 
of mixed use is implemented 
through the following: 

 the plan contains a block 
for, or the lands are 
located such that all 
residential areas are within 
400 m walking distance, of 
at least 2 of the following 
amenities: 

o retail uses 
o entertainment 

Not Applicable 
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o educational 
facilities 

o government 
services or other 
civic buildings 

o offices 
o medical facilities 
o recreational 

facilities 
 

OR 
 
The plan locates all new residential 
uses within 800 m of main street 
mixed use commercial development 
with multiple community amenities 
 
OR 
 
The plan contains a block for, or the 
lands are located within 800 metres 
walking distance of 6 services and 
amenities 

 
4.6 /     Enhanced Access to Amenities 

The plan contains a block for, or 
lands are located such that all 

Not Applicable 
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residential areas are within 400 m 
walking distance, of 

 at least 4 of the amenities 
listed below; 

 at least 5 or more of the 
following amenities: 

o retail uses 
o entertainment 
o educational 

facilities 
o government 

services or other 
civic buildings 

o offices 
o medical facilities 
o recreational 

facilities 
 

4.7 /     Enhanced Housing Diversity 
The plan provides a variety of 
residential housing types / sizes 
within the project or within 400 m of 
the project.  Housing categories are 
as follows:  

 single-detached, 
 semi-detached, 
 townhouses, 
 multiple family units, 

Not Applicable 
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 apartments, 
 accessible units, 
 accessory units, 
 small / large tenure 

 

4.8 /     Rental & For-Sale Housing 
Affordability 
The plan includes a portion of rental 
units priced for households earning 
below area median income such 
that:  

 20% of units are priced for 
50% of area median 
income; 

 At least 40% of total units 
are priced for up to 80% of 
area median income; 

 At least 10% of for-sale 
housing priced for 
households up to 100% of 
the area median income; 

 At least 20% for-sale 
housing priced for 
households up to 120% of 
the area median income 
 
 

Not Applicable 
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4.9 /     Retail Parcel Sizes 
The plan implements the 
neighbourhood distribution of retail 
uses to foster pedestrian 
environments by permitting the 
division of commercial lands into 
small commercial parcels 

 
OR 
 
Parcels shall be a maximum of 2.5 
ha accommodating a variety of 
retail sizes within a single 
commercial block that is configured 
to foster pedestrian development 
and a diverse retail experience 

Not Applicable 

4.10 /   Commercial Concentration  
The plan locates commercial 
functions as street-related retail.  
Where large retail anchors are 
provided at block interiors, these are 
to be combined with street-related 
retail components 

Not Applicable 
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4.11 /   Mixed Use Commercial 
Concentration  
Street related commercial nodes 
should be within a 5 to 10 minute 
walk (400 to 800 m) from residential 
areas. 
 
Street related retail components are 
provided at the ground floor of 
mixed-use multi-storey structures 
with residential, office or institutional 
uses at upper storeys  

Not Applicable 

4.12 /   Proximity to Public Spaces  
The main front entrance of 
residential or commercial buildings 
are within 800 metres walking 
distance of a publicly accessible 
public space, such as a park, plaza 
or town square 
 
OR 
 
The plan contains a block for 
publicly accessible space, such as a 
park, plaza or town square   

Not Applicable 
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4.13 /   Apply Regional Precedents in 
Urbanism & Architecture  
Where possible the plan integrates 
or reflects local and regional 
historical patterns of neighbourhood 
development 
 
Incorporate into the project one or 
more buildings that have been 
designated as historic and 
rehabilitate the buildings 

Not Applicable 

 

5.0  DESIGN OF DEVELOPMENT – DENSITY & COMPACT BUILT FORM 

5.1 /    Residential Density  
The plan implements the net density 
achieved at the Neighbourhood Plan 
level 

Not Applicable 

5.2 /    Increased Residential Density  
The plan exceeds the average net 
density for residential areas by 
achieving: 

 25 – 30 uph [‘units per 
hectare’ or uph] for low 
density designated areas; 

Not Applicable 
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 60 – 80 uph for medium 
density designated areas; 

 Over 120 uph for high 
density designated areas 

 
5.3 /    Commercial Density  

The plan for commercial component 
of the development has a required 
minimum floor space index (FSI) of 
0.35 
 
The plan also locates the highest 
density mixed-use development and 
non-auto oriented retail / service 
facilities along internal collector 
roads rather than boundary arterial 
roads; 
 
OR 
 
The project for a mixed-use 
development achieves a minimum 
combined residential / commercial 
density of 0.75 FSI with a minimum 
of 0.15 FSI of commercial component 
 

Not Applicable 
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5.4 /    Increased Density & Mixed-Use 
The project exceeds the minimum 
densities above to achieve residential 
density of at least 100 uph 
 
AND 
 
The project, for commercial retail 
developments, provides a required 
minimum floor space index of 0.50 
FSI and for commercial office 
developments provides a required 
minimum floor space index of 1.0 FSI 
 
OR 
 
The project for a mixed-use exceeds 
a combined residential / commercial 
density of 1.4 FSI with a minimum of 
0.25 FSI of commercial components 

Not Applicable 

5.5 /    Future Intensification  
Along major mixed-use corridors 
and at focal nodal areas, whenever 
phased development is proposed, 
the plan implements the Master 
Development Concept required for 
the neighbourhood plan.  Future 

Not Applicable 

PERFORMANCE STANDARD RESPONSE 

intensification and mixed-use is 
accommodated for in initial phases 
through the following measures: 

 The plan contains a 
concept plan for future 
intensification (to be 
registered on title in 
agreement) approved 
through development 
Guidelines for lands; 

 The plan restricts the 
establishment of certain 
long term, low intensity 
uses (such as gas stations) 
at key intersections for 
intensification (e.g., at 
intersections between Type 
A arterials); can permit as 
mid block on Type A; 

 The plan establishes 
zoning for full 
intensification project; 

 The project installs 
essential infrastructure for 
a full intensification project; 

 The plan for draft plan / 
rezoning / site plan 
approval of the initial 
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phase facilitates 
achievement of subsequent 
phases of the concept plan 

 

6.0  DESIGN OF DEVELOPMENT – CONNECTIONS  

6.1 /    Open & Connected Communities  
The plan designs streets, sidewalks 
and public spaces to be available for 
the general public, and not enclosed 
in a gated enclave 

Not Applicable 

6.2 /    Protect Linked Open Space System 
The plan implements a linked open 
space system (may include natural 
features, parkettes, pedestrian 
linkages, and street boulevards) that 
interconnect allowing pedestrians, 
bicycle and other recreational 
activity continuously throughout the 
community 

As further demonstrated 
on the accompanying 
Conceptual Site Plan, a 
network of landscaped 
pedestrian pathways are 
to be provided allowing 
for safe, convenient 
access across the Site.  
Additionally, the on-site 
natural features are 
retained and protected  

PERFORMANCE STANDARD RESPONSE 

6.3 /    Provision of Interconnected 
Transportation Network  
The plan supports the 
neighbourhood plan for alternative 
methods of transportation by 
providing multiple routes for 
pedestrian, transit, cycle and 
vehicular traffic 

Not Applicable 

6.4 /    Support for Alternative 
Transportation  
The plan includes provisions for or 
promotes re-fuelling for alternative 
transportation 
 
The plan contains or promotes trip 
end facilities such as bike storage 
facilities and showers in commercial 
buildings 
 
The plan promotes the use of 
neighbourhood electric vehicles 

Not Applicable 
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6.5 /    Street Network  
The plan supports the 
neighbourhood’s connected street 
network by providing at least 40 
intersections per square km of newly 
developed land 
 
The plan is designed to include a 
pedestrian or bicycle through 
connection in new cul-de-sacs 
 
The plan uses cul-de-sac streets 
sparingly and only in locations that 
cannot be easily served by a 
connected street system or to help 
preserve environmental features 

Not Applicable 

6.6 /    Block Perimeter  
The plan is designed on the basis of 
medium to short block lengths with 
a recommended maximum block 
perimeter of 550 metres.  The 
perimeter of each block includes the 
properties bounded by the sidewalk, 
or publicly accessible walkway, but 
does not include the sidewalks 
themselves 

Not Applicable 
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Where block perimeters exceed 550 
metres, a through block pedestrian 
linkage must be provided 

6.7 /    Lanes  
The plan is designed to include lanes 
in residential areas at primary 
location such as major streets and 
open spaces to provide streetscapes 
uninterrupted by garages 
 
The plan is designed to include lanes 
or private drives in mixed-use or 
retail areas at the rear of street 
related retail for service and loading 

Not Applicable 

6.8 /    Cycling Network  
The plan contains roads with bike 
lanes as part of the City’s network 
and contains designated cycling 
paths 

Not Applicable 
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6.9 /    Transit Amenities 
For all the roads serviced by transit 
the plan accommodates transit 
stops at 200 m to 250 m intervals 
 
The plan promotes / requires, in 
addition to signs with schedules and 
route information at each stop, all 
bus stops on Major Transit Spines 
and Minor Transit Spines to have 
shelters with benches 
 
The plan provides for enhanced 
transit amenities (examples include 
upgrading the adjacent bus stop 
shelters to include amenities such as 
solar powered lighting, bike racks at 
bus stops if appropriate, etc.)  

Not Applicable 

6.10 /  Transit Oriented Compactness  
The design of the plan locates two-
thirds of the proposed intensity 
(residential density and non-
residential density) within 250 
metres walking distance of a transit 
stop / planned transit stop 
 

Not Applicable 
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The design of the street pattern and 
walkway connections enables 90% 
of proposed residents, jobs and 
service uses within: 

 400 metres walking 
distance of an existing 
transit stop; 

 50% within 250 metres of 
transit stop; 

 66% within 250 metres; 
 

The project is designed such that 
short sides of blocks are oriented 
along transit route streets wherever 
possible 
 

6.11 /   Parking Management  
The development utilizes transit 
proximity, and pedestrian and 
cycling modes of transportation to 
encourage alternate modes of 
transportation allowing reduction of 
vehicular parking requirements.  
Transportation modelling that 
supports such reductions has been 
provided 
 

Not Applicable 
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The project includes provision of on-
street parking, such parking is 
contributing to provision of parking 
requirements 
 
The project defines priority parking 
for green vehicles such as alternative 
fuel vehicles and car-share vehicles 
 
For high density and mixed-use 
elements the project provides for 
cash in lieu of parking 
 

6.12 /   Parking Location  
The project locates surface parking 
areas at the interior of blocks or to 
the rear or sides of built areas in 
order to minimize their impact on 
streetscapes 

As demonstrated on the 
Conceptual Site Plan, 
surface parking areas 
have been situated along 
the existing driveway  

6.13 /   Corridor Frontage  
The plan contains policies requiring 
the establishment of blocks fronting 
arterial roads to create corridors for 
long term intensification 

Not Applicable 
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7.0  DESIGN OF DEVELOPMENT – PEDESTRIAN-ORIENTED  
      COMMUNITY 

7.1 /     Amenities in Proximity  
If the Neighbourhood Plan does not 
contain an area of convenience 
commercial uses (daily amenities) 
within 400 – 800 m of the residential 
areas, the Subdivision Plan permits 
commercial convenience uses within 
a 5 – 10 minute walking distance 
along an interconnected local street 
system with pedestrian sidewalks 

Not Applicable 

7.2 /    Pedestrian Network  
The Plan provides sidewalks of a 
minimum of 1.5 metre width on all 
sides of all streets except where 
density is less than 30 units per net 
hectare or on an industrial collector 
road 

Not Applicable 

7.3 /    Pedestrian Safety & Comfort  
The plan designs local residential 
streets to achieve functional 
requirements while promoting an 
intimate pedestrian scale, slow traffic 

Not Applicable 
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and optimized land use efficiency, 
including: 

 Minimum of 18 m right-
of-way assuming 8.5 m 
pavement width,  

 Utilities in common 
trench; 

 Sidewalk on one side only 
when density along street 
is less than 30 upnh 

 
Further reduction from 18m with 
municipal approval (a rear lane 
system may offer the opportunity for 
some utilities to be located along the 
lane thereby allowing the street 
ROW to be reduced) 
 
The plan will also accommodate for 
streetscape amenities such as: 

 Benches 
 Street trees 
 Pedestrian scaled street 

lighting 
 Shelter at public areas such 

as awnings, arcades and 
setbacks; 
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 Curb cuts at intersections 
for accessibility 

7.4 /    Pedestrian Oriented Streetscapes 
The project’s commercial buildings 
are designed and built so that each 
building has a front façade and at 
least one entrance that faces a 
publicly accessible space (no ‘back 
walls’), such as street, square or 
plaza 
 
All ground-level non-residential 
interior spaces that face a public 
space have transparent glass (dark 
or reflective glass not to be included) 
on at least 33% of the ground-level 
façade, and no stretches of blank 
walls longer than 10.0 m along 
sidewalks 
 
The internal collector roads with 
street related retail should be in the 
range of 4 – 5 traffic lanes to 
support comfortable and safe 
pedestrian crossings 
 
OR 

Not Applicable 
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The ratio of building height to 
distance across the street between 
building frontages should be a 
minimum of 1:3 
 
30% of all building frontages are 
permitted within a 3.0 m built-to-
zone of the front property line 
 
Mixed-use and commercial buildings 
are adjacent to the sidewalk 

 

8.0  RESOURCE EFFICIENCY 

8.1 /     Energy Performance for Residential 
Buildings  
At the time of submission of building 
permit applications and subsequent 
issuance of building permits the 
dwellings meet Energy Star for New 
Homes.  Points will be awarded for 
the following Energuide ratings: 

 Energuide 80; 
 Energuide 82; 
 Energuide 84; 
 Energuide 86 

Not Applicable 
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8.2 /     Energy Performance for 
Commercial Buildings  
Part 3 Buildings design and 
construct to comply with the 
requirements of LEED Canada – NC 
Version 1.0 EA Prerequisite 2: 

 Reduce the design energy 
consumption of 
commercial buildings to 
comply with Natural 
Resources Canada’s 
Commercial Building 
Incentive Program (CBIP) 
requirement for a 25% 
reduction relative to the 
consumption of the 
reference building designed 
to the Model National 
Energy Code for Buildings 
1997 (MNECB) 

o 30% reduction 
o 35% reduction 
o 40% reduction 
o 45% reduction 
o 50% reduction 
o 55% reduction 
o 60% reduction 

 

Not Applicable 
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8.3 /     Energy Efficient Appliances 
Where the builder is providing 
appliances, all Energy Star eligible 
appliances must be Energy Star 
compliant 

Not Applicable 

8.4 /     Passive Solar Gain  
The plan will include a report 
describing how passive solar gain 
has been accommodated in the plan 
/ design considering street / lot 
orientation, fenestration on units 
and building heights / separation 
distance 

 

Not Applicable 

8.5 /     Private Outdoor Lighting 
The plan will include a report 
describing how energy efficiency and 
elimination of light intrusion has 
been accommodated in the plan / 
design considering for example, 
lumen output, alternative energy 
sources (e.g., solar power) and 
analysis of light intrusion / 
appropriate levels outside of 
property limits 

A detailed lighting design 
will be completed and 
provided in support of 
the future Site Plan 
Control approval 
application 
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8.6 /     Required Water Efficiency in 
Buildings 
The plan will include the following 
measure to maximize water 
efficiency: For multi-unit and 
condominium residential, design and 
construct multi-units and 
condominium residential with 
individual water metres 
 
AND 
 
Design and construct with fixtures 
having the following maximum flow 
rates [listed in table] 
 
Attachment B includes a calculator 
(table) that provides a performance 
path for achieving compliance.  
Additional credits can be achieved if 
additional water savings are 
achieved (confirmed through 
calculations prepared consistent with 
the calculator included in 
Attachment B) 

Not Applicable 
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8.7 /     Optional Water Efficiency in 
Buildings 
Achieve improved water savings as 
calculated using the attached 
spreadsheet (see Attachment B): 

 30% savings 
 40% savings 

Not Applicable 

8.8 /     Waste Management – Operations  
The plan will: 

 Design and construct 
multi-unit and 
condominium residential in 
accordance with submitted 
waste management plan 
demonstrating best 
practice of residential waste 
management through on-
site separation and storage 

Not Applicable 

8.9 /     Waste Reduction – Construction  
The Plan follows a best practice for 
on-site construction waste 
management and material / 
recycling / salvage with on-site 
separation.  As a minimum this will 
include: 

Waste management will 
be reviewed during the 
detailed design stage  

PERFORMANCE STANDARD RESPONSE 

 Developing a Waste Audit 
and Waste Reduction Plan 
as defined in Ontario 
Regulation 102 / 94; and 

 Divert from landfill a 
minimum of 50% of all 
waste generated on site 

8.10 /    Required Material Selection 
Design and construct according to 
requirements of Material Selection 
(see Attachment A) for applicable 
building type (Part 3 or Part 9) 

Material selection will be 
reviewed during the 
detailed design stage 

8.11 /   Optional Material Selection 
The plan incorporates eight (8) 
optional items from the Materials 
Selection found in Attachment A 

Not Applicable 

8.12 /   Green Upgrades Available to Home 
Buyers 
At the time of submission of the 
plan the developer / builder includes 
one or more of the following green 
upgrade options: 

 Offer xerophytic landscape 
package; 

Not Applicable 
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 Offer rain barrels with 
overflow to storm sewer 
(sizes to vary with lot size); 

 Offer native plant species; 
 Offer upgrade for net 

metering; 
 Offer upgrade for smart 

metering; 
 Offer upgrade to LED 

lighting for 20% of all 
fixtures; 

 Offer upgrade to 
occupancy sensors; 

 Offer upgrade to active 
solar hot water and space 
heating; 

 Offer other energy saving 
methods related to heating 
and cooling such as 
external awning over larger 
windows, shade landscape 
package, thermal window 
blinds; 

 Other innovative packages 
approved by the City; 

 Provision of a 
Homeowners’ Guide with 

PERFORMANCE STANDARD RESPONSE 

information on the variety 
of green upgrades 

8.13 /   On-Site Power Generation 
The plan will develop or incorporate 
on-site natural gas sources of power 
generation to meet 5% of the energy 
needs of all buildings and uses and 
commonly owned infrastructure in 
the project 

Not Applicable 

8.14 /   On-Site Renewable Power 
Generation 
The plan will develop or incorporate 
on-site renewable sources of power 
generation (wind, solar, biomass) to 
meet 5% of the energy needs of all 
buildings and uses and commonly 
owned infrastructure in the project 

Not Applicable 

8.15 /   District Energy 
The plan will include a design for a 
district energy system 

Not Applicable 
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8.16 /   Green Building Certification 
The plan will include documentation 
of, the intention to complete, or the 
completion of, a green building 
certification process (Acceptable 
certification program include: LEED, 
and Green Globes) 

Not Applicable 

8.17 /   Waste Water Management 
The plan will include the following: 

 Design and construct 
greywater and / or 
stormwater systems to 
capture and reuse at least 
25% of greywater and 
stormwater 

 Additional Credit if 50% of 
greywater and stormwater 
is captured and reused on 
the site 

 Additional Credit is 75% of 
greywater and stormwater 
is captured and reused on 
the site 

Not Applicable 

PERFORMANCE STANDARD RESPONSE 

8.18 /   Heat Island Reduction 
The plan will provide shade within 5 
years for at least 30% of non-roof 
impervious surfaces or the use of 
light-coloured / high-albedo 
materials for at least 30% of the 
non-roof impervious surfaces  

Not Applicable 

8.19 /   Heat Island Reduction 
The plan provides for the use of 
Energy Star compliant and high 
emissivity roofing for a minimum of 
75% of the roof surface of all 
buildings in the project or the 
installation of a green (‘vegetated’) 
roof for at least 50% of the roof area 
of all buildings within the project or 
the combination of high albedo and 
green roof can be used provided 
that they collectively cover 75% of 
the roof area of all buildings 

Not Applicable 

8.20 /   Durable Buildings 
Part 9 Buildings:  At the time of 
submission of the draft plan of 
subdivision / rezoning / site plan, 
submit a plan describing initiatives 

Not Applicable 
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to be implemented that will 
specifically address building 
durabilities.  Strategies to achieve 
durability should include (but are 
not limited to): 

 Minimum roof overhangs; 
 Perimeter drainage; 
 Drainage plane behind 

exterior cladding; 
 Flashing details 

 
Part 3 Buildings: Prior to issuing the 
building design documentation for 
tender, develop a Capital Plan for 
the building as designed and obtain 
a sign-off from the landowner that 
the level of maintenance described is 
acceptable  

 
 
 
 
 
 
 
 
 

PERFORMANCE STANDARD RESPONSE 

9.0  MONITORING & PROCESS TO ADDRESS EXCEPTIONS 

9.1  /    Monitoring Plan 
The plan incorporates a program for 
monitoring the sustainable design 
elements for a minimum of 10 years 
including a guaranteed funding 
mechanism   

Not Applicable 

9.2  /    Exceptions 
Applicants may submit a request for 
exceptions to any of the above 
requirements to the City of Pickering 
staff for review   

Noted. Given the nature 
of the proposed 
development as a 
recreational use, we 
anticipate a number of 
exceptions will be applied 
during the detailed 
review of the ‘complete’ 
application 
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THE CORPORATION OF THE REGION OF DURHAM 
BY – LAW NO.  XXXX - XXXX 

 
Purpose: The purpose of this Amendment to the Durham 

Regional Official Plan is to permit, as an exception 
to the Major Open Space Areas policies, the 
development of a golf and country club facility. 

 
Location: The subject property is located on Part of Lot 4, 

Concession 6, in the City of Pickering. 
 
Basis: The subject application has been considered in the 

context of the Regional Official Plan.  Studies 
submitted in support of the application have 
demonstrated that the proposed golf and country 
club would not adversely impact the surrounding 
agricultural operations, natural heritage or 
hydrogeological features.  Accordingly, it was 
determined that a golf and country club could be 
permitted as an exception to the Major Open 
Space Areas policies. 

 
Actual Amendment: The Durham Regional Official Plan is hereby 

amended by re-designating the Subject Lands to 
‘Major Open Space’ on Schedule A, by deleting 
Section 9A.3.17 and by adding the following in 
Section 10A (Major Open Space Areas) of the 
Regional Official Plan: 

 

 
 
 

10A.2.10.XX      Notwithstanding Policy 10A.2.8,  a 9-hole golf course 
with a maintenance building, an enclosed driving range 
and clubhouse are permitted on lands located on the 
north side of Highway 7, east of Sideline 4, identified as 
Assessment No. 18-01-030-008-10205 and 18-01-030-
008-10200 in Part Lot 4, Concession 6 in the City of 
Pickering.  The development of such lands shall be 
subject to the fulfillment of the following provisions: 

 
i. Access to the site shall be limited to one access 

off of Sideline 4; and, 
 

ii. Submission of a site plan application to 
implement the golf and country club uses to 
the satisfaction of the City of Pickering; 

 
Implementation: The provisions set forth in the Durham Regional 

Official Plan regarding the implementation of the 
Plan shall apply in regard to this Amendment. 

. 
Interpretation: The provisions set forth in the Durham Regional 

Official Plan regarding the interpretation of the 
Plan shall apply in regard to this Amendment. 
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THE CORPORATION OF THE CITY OF PICKERING 
BY-LAW NO. XXXX – XXXX 

 
Being a By-law to adopt Amendment XXX to the Official Plan  

for the City of Pickering (OPA XX-XX) 
 

WHEREAS pursuant to Section 17(22) and 21(1) of the Planning Act, 
R.S.O. 1990, c.p. 13, the Council of the Corporation of the City of 
Pickering   may by by-law adopt amendments to the Official Plan for 
the City of Pickering; 
 
AND WHEREAS pursuant to Section 17(10) of the Planning Act, the 
Minister of Municipal Affairs and Housing has by order authorized 
Regional Council to pass a by-law to exempt proposed area municipal 
official plan amendments from its approval; 
 
AND WHEREAS the Region has advised that this Amendment is NOT 
exempt from Regional approval; 
 
NOW THEREFORE the Council of the Corporation of the City of 
Pickering hereby enacts as follows: 
 

1. That Amendment XXX to the Official Plan for the City of 
Pickering, attached hereto as Exhibit ‘A’, is hereby adopted; 
 

2. That the City Clerk is hereby authorized and directed to 
forward to the Regional Municipality of Durham the 
documentation required by Procedure: Area Municipal  

 

 
 
 
 
 
 
Official Plans and Amendments, to seek Regional approval 
of an Amendment to the Pickering Official Plan; 

 
3. This By-law shall come into force and take effect on the 

day of the final passing hereof. 
 
BY-LAW read a first, second and third time and finally passed this 
______________ day of _________________, 2021. 
 
 
 

__________________________________________________________ 
David Ryan, Mayor 

 
 
 

__________________________________________________________ 
Debi A. Wilcox, City Clerk 
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Exhibit ‘A’ to By-law XXXX – XXXX 
 

 
AMENDMENT XXXX TO THE 
PICKERING OFFICIAL PLAN 

 
Purpose: The purpose of this Amendment to the Pickering 

Official Plan is to permit, as an exception to the 
Open Space System – Active Recreational Area 
policies, the development of a 9-hole golf and 
country club facility with associated, accessory 
structures and uses.  

 
Location: The Subject Lands encompass a total area of 

approximately 29.9 hectares.  The Site is located 
west of the Hamlet of Kinsale, generally at the 
northeast quadrant of Highway 7 and Sideline 4.  
The Site has frontage on Highway 7 and Sideline 
4, in the City of Pickering, Part of Lot 4, 
Concession 6. 

 
Basis: The Amendment has been determined to be 

appropriate for the following reasons: 
 

 It will provide the opportunity to develop a 
golf and country club that has been 
determined to be an overall benefit for the 
community; 

 

 
 
 
 
 
 

 It is not contrary to the Rural Lands goals, 
objectives, purpose and intent of the City 
of Pickering Official Plan; 

 It is not contrary to the Open Space System 
goals, objectives, purpose and intent of the 
City of Pickering Official Plan; 

 It has been demonstrated to the City’s 
satisfaction that the proposed uses will not 
significantly adversely affect the amount or 
quality of agricultural lands; 

 It will not adversely affect the quality or 
function of natural features and resources; 
and, 

 It is environmentally appropriate in terms 
of its water usage and sewage disposal. 

 
In addition, the related application to amend the 
Regional Official Plan has also been determined by 
the City to be appropriate and comments in 
support of the related Regional Amendment are 
being forwarded to the Region with the 
Amendment. 

 



3695 Sideline 4, Pickering 
PLANNING JUSTIFICATION REPORT 
 
 
 
 
 

 

February 2021 

 
 
 
 
 
Actual Amendment: The Pickering Official Plan is hereby amended by 

adding an Exception (‘EX’) to Schedule I and by 
adding the following in Section 3.20 (Exceptions) 
of the Pickering Official Plan: 

 
3.20.XX           on lands identified by the symbol ‘EX’ on Schedule 

I, a golf and country club and related uses are 
permitted.  Notwithstanding Policy 10A.2.8, a 9-
hole golf course, a golf dome and accessory uses,  
a maintenance structure, and a clubhouse 
including such accessory uses as lounge, banquet 
facility and retail store are permitted. 

 
Implementation: The provisions set forth in the City of Pickering 

Official Plan, as amended, regarding the 
implementation of the Plan shall apply in regard to 
this Amendment.  

 
Interpretation: The provisions set forth in the City of Pickering 

Official Plan, as amended, regarding the 
interpretation of the Plan shall apply in regard to 
this Amendment. 
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THE CORPORATION OF THE CITY OF PICKERING 

BY-LAW NO. XXXX - XXXX 
 

BEING A BY-LAW TO AMEND RESTRICTED AREA (ZONING) BY-LAW 
3037, AS AMENDED, PURSUANT TO SECTION 24 OF THE PLANNING 
ACT, AS AMENDED, IN RESPECT TO THE LANDS DESCRIBED AS PART 
OF LOT 4, CONCESSION 6 AND MUNICIPALLY IDENTIFIED AS 3695 
SIDELINE 4, CITY OF PICKERING, REGIONAL MUNICIPALITY OF 
DURHAM (AXX/XX) 
 
WHEREAS the Council of the Corporation of the City of Pickering deems 
it appropriate to amend the Restricted Area (Zoning) By-law 3037, as 
amended; 
 
AND WHEREAS the Pickering Official Plan, as amended, provides for the 
lands affected by this by-law to be zoned as forth in this by-law; 
 
NOW THEREFORE the Council of the Corporation of the City of 
Pickering hereby enacts as follows: 
 

1. THAT Schedule NX to Restricted Area (Zoning) By-law 3037, 
as amended, is hereby further amended by changing the 
existing ‘Rural Agricultural – Golf Course (A / GC)’ Zone 
Symbols to a Site-Specific ‘Public and Private Open Space 
(O2)’ Zone Symbol on lands shown on Schedule I attached 
hereto. 
 
 

 
 
 
 

2. THAT By-law 7076 / 10 and By-law 7493 / 16 of Restricted 
Area (Zoning) By-law 3037, as amended, is hereby further 
amended by adding By-law XXXX / XXXX to read as follows: 

 
 

A.  SCHEDULE I 
 
Schedule I attached to this By-law with notations and 
references shown thereon is hereby declared part of this 
By-law. 
 

B.  AREA RESTRICTED 
 
The provisions of this By-law shall apply to those lands in 
Part of Lot 4, Concession 6, in the City of Pickering, 
designated ‘O2’ on Schedule I attached to this By-law. 
  

C.  GENERAL PROVISIONS 
 
No building, land or part thereof shall hereafter by used, 
occupied, erected, moved or structurally altered except in 
conformity with the provisions of this By-law. 
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D.  DEFINITIONS 
 
In this By-law, 
 

(1) ‘Banquet Facility’ shall mean a building 
or portion thereof accessory to a golf 
course use that is used for the purpose 
of catering to banquets, weddings, 
receptions or similar functions for which 
food and beverages are prepared and 
served on the premises and which may 
include a catering service; 
 

(2) ‘Golf Course’ shall mean a public or 
private area of land operated for the 
purpose of playing golf, and includes a 
golf course, golf driving range, 
clubhouse and other buildings and 
structures or parts thereof devoted to 
the maintenance and operation of the 
golf course and where amenities are 
provided for the exclusive use of guests;  

 
 
 

 
 
 
 
 
 
 
 

(3) ‘Golf Driving Range’ shall mean an open 
air or indoor recreation facility or part 
thereof where the sport of golf is 
practiced from individual tees and which 
may include areas to house the tees, a 
kiosk for golf balls and golf club rentals 
and a structure from which the golfers 
tee-off; 

 
(4) ‘Golf Dome’ shall mean an area of land, 

and any ancillary building, structure, or 
part thereof, operated for the purpose of 
playing golf, and includes any associated 
recreational facility, such as a golf driving 
range and virtual golf simulator; 
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E. PROVISIONS (‘O2’ Zone) 
(1) USES PERMITTED 

 
No person shall within the lands 
designated ‘O2’ on Schedule I attached 
hereto use any lot or erect, alter or use 
any building or structure for any purpose 
except the following: 

 
a. A golf course; 
b. A clubhouse and such accessory 

uses as a lounge, banquet 
facility, retail store and amenities 
to serve the needs of guests 

c. A golf dome and associated 
uses including a golf driving 
range, indoor golf simulator and 
amenities to serve the needs of 
guests;  

d. A maintenance structure; and, 
e. Golf cart routes 

 
 
 

 
 
 
 
 

(2) ZONE REQUIREMENTS 
 
No person shall within the lands 
designated ‘O2’ on Schedule I attached 
hereto, use any lot or erect, alter, or use 
any building except in accordance with 
the following provisions: 
 

a. For those uses permitted by 
section E(1)(a) above. 
 

 
(3) SPECIAL REGULATIONS 

 
a. There shall be provided on the 

lot a minimum of 235 parking 
spaces at all times, associated 
with all uses within the ‘O2’ 
Zone; and, 

b. For the uses listed in section 
E(1)(b) through (e) above, the 
maximum gross floor area shall 
be 8,000 square metres for all 
buildings. 
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F. REPEAL OF BY-LAWS 
 
Upon this By-law being in force and effect, the following 
By-laws are hereby repealed: 
 
By-law 7076 / 10 and By-law 7493 / 16 
 
 

G.  BY-LAW 3037 
 
By-law 3037, 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 I attached hereto.  Definitions and subject 
matters not specifically dealt with in this By-law shall be 
governed by relevant provisions of By-law 3037, as 
amended. 
 
 
 
 
 
 
 
 

 
 
 
 

H.  EFFECTIVE DATE 
 
This By-law shall come into force in accordance with the 
provisions of the Planning Act. 
 
BY-LAW read a first, second and third time and finally 
passed this _____________ day of ______________, 2021. 

 
 
 
 
 
 

__________________________________________________________ 
David Ryan, Mayor 

 
 
 

__________________________________________________________ 
Debi A. Wilcox, City Clerk 
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