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1. Background and Description of Proposal 

The proposal seeks to redevelop five properties located at the intersection of Altona Road and 
Finch Avenue. The proposed development comprises 85 unit common element condominium 
townhouses. The development would be serviced by a private internal roadway. 

The largest parcel of the overall site at 1999 Altona Road was previously occupied by the Robin 
Hood Tavern. The tavern was demolished and only the paved parking lot remains. At 1985 Altona 
Road there is a vacant single family dwelling and out buildings. Three properties fronting onto Finch 
Avenue containing single family homes complete the site, see Figure 1. 

The site is bounded by Finch Avenue on the north and Altona Road on the west. An existing single 
family home lies to the east. The southeast portion of the site abuts environmentally sensitive lands 
owned by the Toronto and Region Conservation Authority (TRCA). The site is generally clear, with 
hedgerows following the existing property lines and abutting the TRCA lands. 

Part of the southern limit of the property abuts the E. Ovide Holdings Inc. approved draft plan of 
subdivision. The portion of this draft plan immediately adjacent the site contains a private lane and a 
block for townhouses. 

2. Governing Policy Designations and Zoning 

The site is designated “Living Area” in the Region of Durham Official Plan. The Durham Official Plan 
specifies that Living Areas shall be predominantly used for housing purposes. 

On Schedule I of the Pickering Official Plan, the corner of Altona Road and Finch Avenue has a 
Local Node designation. This designation is surrounded on the south and east sides by a Low 
Density Areas designation. The application of these designations to the five properties has been 
discussed with Pickering Planning Staff. It has been indicated that the interpretation of Schedule I 
designation boundaries is as follows: 

Local Node – 1985 Altona Road, 1999 Altona Road, 323 Finch Avenue, 

Low Density Areas – 327 Finch Avenue, 331 Finch Avenue. 

Local Nodes are contained within the Mixed Use Areas category of land use in the Pickering Official 
Plan. The Mixed Use Areas are intended to have the highest level of activities in the City. The uses 
are structured in a hierarchy with local nodes addressing the smallest scale local level. Such areas 
may be zoned for any of the uses set out in Table 5 of the Official Plan. Table 5 provides for the 
following uses: 

• Residential; 

• Retailing of goods and services generally serving the needs of the surrounding neighborhoods; 

• Offices and restaurants; 

• Community, cultural and recreational uses. 
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It is noted that development in the area is also governed by the Rouge Park Neighbourhood 
Development Guidelines. Within the Guidelines convenience stores are not permitted in the Local 
Node. 

The maximum and minimum net residential density permitted within a Local Node is over 30, and 
up to and including 80 dwellings per hectare. Development to the maximum residential densities 
over time is encouraged. 

The two easterly properties fronting onto Finch Avenue are designated Low Density Area within 
Urban Residential Areas. Such areas may be developed to a net residential density up to and 
including 30 units per net hectare. 

The site which contained the former Robin Hood Tavern at the corner of Altona Road and Finch 
Avenue is zoned “C1” Commercial. The four single detached home properties are zoned “A” Rural 
Agricultural Zone by Restricted Area By-law 3036. This zone is intended to govern uses in the 
agricultural area and is the historical zone covering the site. Neither of the existing zones affecting 
the properties permits the type of urban development contemplated in the proposal. As such, a 
Zoning Amendment is required to implement the development. 

3. Planning Rationale  

3.1 Brief Project Description 

As noted, the project involves the development of 85 condominium townhouse units. The units will 
be serviced by a private internal road as indicated on Figure 2. 

The development has frontage along the key intersection of Altona Road and Finch Avenue. As 
such, the townhouse units are organized to face the perimeter roads with driveway and garage 
accesses being internal to the site and accessed via the internal private roadway.  

A portion of the site running along the entire southern building and abutting the TRCA lands will be 
established as a buffer to the forested area and wetland. This buffer area is proposed to be 
conveyed to the Conservation Authority through the plan of subdivision.  

Other site amenities for future residents include: 

• a common amenity area; 

• community mail box area; 

• internal sidewalks; 

• walkway access to the adjoining transit stop; 

• 23 dedicated visitor parking spaces. 

As listed above, there will be a communal (common element) amenity area in the centre of the plan. 
Each unit will also be provided with a private amenity area. Units along the south boundary will be 
provided with rear lot private amenity area. Units through the centre block are back-to-back style 
units and will be provided with an outdoor amenity space located above the garage. Finally, the 
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units fronting Altona Road and Finch Avenue will be provided with private amenity space over the 
garage. In order to meet the design guidelines of the Neighbourhood Plan, the building face of 
these units is oriented to the street. Driveways and garages are placed internal to the site out of 
view from the surrounding local roads. This design requires the private amenity space to be located 
above the garage. 

3.2 Provincial Policy Statement (PPS) 

The PPS provides the vision and guidance for Ontario’s land use planning system. It is a policy of 
the PPS to direct development to achieve efficient and resilient land use. A number of criteria are 
established for this purpose in Section 1.1.1. The proposed development generally addresses the 
requirements of this section. 

The PPS Section 1.1.3.2 requires that land use patterns within settlement areas be based upon 
certain criteria as noted below: 

• efficiently uses the land by providing a range and mix of housing types; 

• minimizing land consumption; 

• utilizing existing and available municipal infrastructure; 

• supporting public transit. 

The proposed development represents an intensification of use of the five subject properties. As 
such, the development addresses the four Settlement Area criteria noted above. The higher density 
will contribute to the available range of housing types, minimize land consumption for new housing, 
utilize the available existing municipal services in the area, and support abutting transit routes. 

The PPS Section 2.1 addresses the wise use and management of resources. Specifically, it directs 
that natural areas are to be protected in the long-term. Further, development and site alteration 
shall not be permitted in lands adjacent to natural heritage features and areas, unless the ecological 
function of the adjacent lands have been evaluated. It has been determined that the proposed 
development will have no negative impact on the latter. An Environmental Impact Study was 
prepared for the proposal. This study assessed the natural attributes of the site and assessed 
potential impacts on adjoining natural heritage features, particularly the Altona Forest. The study 
concludes that there were no significant natural heritage features on the subject site. A buffer along 
the south limit is recommended, and the study concludes that the proposed limit of development is 
sufficient to protect the adjoining Altona Forest from direct impacts of the development. 

3.3 Places to Grow and New Growth Plan for the Greater Golden 
Horseshoe (2017) 

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) provides a framework for 
implementing the Government of Ontario's vision for building stronger, prosperous communities by 
better managing growth in this region. The plan addresses a range of issues regarding development 
in the Greater Golden Horseshoe. Some of the key objectives which can be met by this proposal 
are noted below. 
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It is noted that this site is located in conceptual built up area as included in the Growth Plan. 
Pickering did not undertake a separate mapping of built-up areas. However, it is assumed that the 
conceptual mapping properly depicts the site as built up area since it contained four (4) single family 
homes, as well as a commercial establishment being the former tavern. The Growth Plan (2.2.2) 
identifies that a significant portion of new growth should be directed to settlement areas. As there 
are municipal services available to the site, this also fulfills the objective of directing growth to areas 
where municipal services currently exist.  

The Growth Plan (2.2.3) provides guidelines for and encourages general intensification. Key to this 
objective is the target that a total of 40% of residential development should occur in built up areas. 
The Province adopted a new Growth Plan in 2017, which applies to all decisions made after July, 
2017. A key change in the new plan is an increase in intensification targets. They would increase 
from that noted above, to a minimum 50% at the next comprehensive Official Plan review. The 
redevelopment of this site will contribute to this target. Intensification is to be facilitated and 
promoted, and a key objective is the provision of a range and mix of housing types. 

The Growth Plan also directs that growth must take into account the availability of servicing. 
Municipal services sufficient to support the development are available at this site.  

The new plan indicates that within settlement areas, municipalities must continue to protect natural 
heritage features in a manner consistent with the Provincial Policy Statement. These requirements 
are discussed above in Section 3.2.  

3.4 Region of Durham Official Plan 

The site is designated Living Areas in the Region of Durham Official Plan. In considering 
development applications, the Living Area designation provides a number of criteria that shall be 
regarded, among them: 

• compact urban form, 

• application of good urban design principles, 

• convenient access to transit, 

• capacities of existing municipal services. 

The proposed development addresses each of these criteria. The redevelopment density 
represents compact form and the unit design incorporates good urban design principles, (details 
discussed in Section 3.6 below). The site development takes advantage of existing municipal 
services of water and sanitary sewers. The site is also located on Durham Region Transit 
Route 110, which has buses running on both Altona Road and Finch Avenue. 
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3.5 Pickering Official Plan and Rouge Park Neighbourhood 
Development Guidelines 

The governing Official Plan designations are described in Section 2.  

The development site is located within the Rouge Park Neighbourhood. Mixed Use Areas must be 
designed and developed consistent with the development guidelines that have been established in 
a Neighborhood Plan. The Neighborhood Plan sets out a number of goals which are discussed 
below. 

Finch Avenue will serve as the neighborhood backbone, and development adjacent this road should 
have a strong visual relationship to the street. The Finch Avenue / Altona Road intersection will be 
the central focus of the neighborhood, and high quality building and landscaping design is required. 
A fourth goal requiring a variety of housing types also requires high quality design. 

The proposed development will incorporate the main block face of dwelling fronts facing the 
intersection of Altona and Finch. The building massing here will incorporate three storey height and 
high pitched roofs. The main formal front entrance to the corner dwellings will face the street. All 
front facades will be of brick finish. 

A further goal addresses the development interface with the abundant natural areas in the 
neighborhood, and the goal requires maintenance of a connection with surrounding natural areas. 

The development abuts an environmentally sensitive area to the southeast. Buffer space will be 
provided adjacent to this area. Given the site’s size, depth and location on a major intersection, it is 
difficult to address dwelling orientation to the natural area. However, the development will provide 
visual access to the open space lands by way of the buffer area being located at the vehicular 
entrance to the site. Approximately one quarter of the units will also have direct visual access into 
the adjoining open space. Direct access from the site into the adjoining forest will not be provided. 
This is intended to control encroachment, protect trees and wetlands. Residents will have access to 
Altona Forest through the established access points south of the development site. 

The Development Guidelines also require high quality landscape design. A detailed landscape plan 
will be developed as part of the site plan submission, and it will be designed to address this 
requirement.  

Streetscape is particularly important, and there are requirements specific to development along 
Finch Avenue and Altona Road. New development along these roads should employ innovative 
urban architecture and urban design to humanize the street and present an attractive frontage. An 
initial concept for the proposed frontage of the units facing the intersection is illustrated on Figure 3. 
Potential streetscape enhancing treatments include homes oriented to the streets with vehicular 
access from the rear, soft landscape treatments in front yards, and enhanced flankage elevations. 
This criterion has been addressed in the site plan layout and building design. As noted, landscape 
treatment will be further developed and reviewed in the landscape submission.   



 
 
 

GHD | Planning Rationale Report | February 2018 | Page 6 

Development at this intersection is identified as the heart of the neighborhood. The use of 
appropriate building height, architectural features and landscaping can provide a focal point at the 
intersection. Building heights should be 8.5 to 15 metres, or 3 to 5 storeys. These suggested 
directions have been incorporated into the design. The proposed townhouse units are three storeys 
and exceed 12 metres in height. 

The intersection of Finch Avenue and Altona Road is intended to have the most intensive 
development within the neighbourhood. The proposed development would involve 85 units, yielding 
a net residential density of 72.34 units per hectare. This density is within the higher end of the 
permissible net density range and represents a relatively intense development of the properties. 
Blocking of the units across the corner of the property at the intersection is intended to provide a 
large building mass and built form presence at this key intersection. 

The site is well positioned to utilize both active and public transportation. The immediate proximity 
to the transit stop has already been noted. The site plan has incorporated an internal walkway for 
access to the Finch Avenue bus stop. The Trails and Bikeway Master Plan identifies future planned 
on road bike routes along Altona Road and Finch Avenue. The site will be well served for cycling 
once the roadways are improved. Sidewalks for pedestrians will be developed on the external 
roads, and an internal sidewalk system has been provided to connect to these future sidewalks. 

In addition to medium density housing, the Mixed Use Area - Local Node designation permits other 
non-residential uses, including retail, office, restaurant and community uses. The Neighborhood 
Plan indicates that as much as 1,000 square metres of non-residential space could be anticipated 
on the redeveloped property. This figure appears to be based on an estimate related to the existing 
Local Node site area. The proposed development does not incorporate non-residential uses and the 
reasons for this are discussed below. 

It is noted that the Official Plan policy for Local Nodes does not require that multiple uses, as listed 
in Table 5, be incorporated into a development. Indeed Section 3.6(b) of the Plan indicates that 
Council may zone lands designated Mixed Use Areas for one or more purposes in Table 5. 

The development of the site as proposed is permitted by the foregoing policy framework. It is noted 
that the area density, neighbourhood fabric and limited floor space potential for non-residential uses 
restricts the viability of incorporating non-residential uses on the site. Further, the Neighbourhood 
Development Guidelines prohibit the use of a convenience store. Considering the availability of 
local commercial uses, a convenience store may be a feasible commercial use for the area. The 
other potential feasible use may be a daycare. 

With respect to overall viability, it is noted that the surrounding area is very low in density. While 
developments occurring in the vicinity of the intersection have higher densities, the lower overall 
density is a result of the abundance of environmentally sensitive lands. There are only four (4) non-
contiguous residential areas located north of the hydro corridor: west of Woodview Avenue; 
Woodview Avenue at Finch; Finch Avenue west of Fairport Road; and, the parcels located at the 
Altona Road and Finch Avenue intersection. The overall density will be low given the residential 
designations and fragmented developable parcels. As such, it is anticipated that there is not 
sufficient density to support commercial uses within the development.  
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It also would appear that non-residential uses at the site would rely heavily on vehicular traffic 
passing the site on the adjoining arterial road system. Thus, the majority of the potential users of 
non-residential facilities will be on route for other purposes, and the majority of the need for these 
trips would be satisfied at other locations. Given the limited potential floor space that could be 
provided, only a small portion of the needs generating these trips could be addressed at this site. As 
well, heavy reliance on traffic is discouraged by the Neighbourhood Development Guidelines which 
indicates that uses dependent upon vehicular traffic or highway commercial uses are not permitted. 
Hence, the restriction on variety stores among other uses. 

Finally, the development as proposed is configured in a very efficient fashion to accommodate the 
proposed housing, and in doing so addresses a number of objectives previously discussed, such as 
compact development, efficient use of land, and providing higher densities. It is noted that given the 
site size and dimensions, laying out an efficient design for housing does not lend itself to the 
incorporation of non-residential uses, especially from the perspective of vehicle access and parking. 

3.6 Environment 

As noted earlier, the Rouge Park Neighbourhood has large areas of environmentally sensitive 
lands, such as Rouge Park and Altona Forest. The southeast corner of the site abuts a forested 
property owned by TRCA. There is also a wetland feature identified along the south limit of the site. 
This area was likely contiguous to the large Altona forest, but is now separated by the existing 
hydro corridor. An area in the development is provided as a buffer between the housing units and 
the forest and wetland. This buffer area is proposed to be conveyed to TRCA through the plan of 
subdivision. Incorporating the buffer into TRCA ownership would ensure control over use of the 
buffer, to ensure it performs its function as intended. 

With respect to trees located on the site, they range from very poor condition to good condition. The 
trees have been planted as part of the landscaping of the previous uses, or are self-seeded. Due to 
the proposed density of the development and level of the disturbance required at the site, most of 
the trees would be removed.  

Stormwater generated from the site can be accommodated in the storm pond to the southwest of 
the site.  

The Hydrogeological and Water Balance Study identified that the underlying site soils can provide 
an opportunity to maintain infiltration and water balance. Existing site infiltration would be reduced, 
due to the introduction of impervious surfaces. To help maintain infiltration to local groundwater a 
bio-retention area is proposed within the open space buffer block. The facility will provide granular 
infiltration material installed above native soils which are capable of receiving the infiltration. 
Capturing a portion of the sites runoff from impervious surfaces will also assist in water quantity and 
quality control. 
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3.7 Sustainability 

The City of Pickering Official Plan sets out in subsection 15.5A the possible studies required to be 
submitted to support a complete application. As noted at the pre-consultation, a Sustainable 
Development Report is required. The City has adopted Sustainable Development Guidelines for 
specific classes of development. Appendix “B” Guidelines #2 would apply to the subject 
development. 

An overall minimum score of 19 points is required. The scoring of the proposed development based 
upon the parameters known at this time results in an overall score of 29. The point scoring is 
summarized below, and a detailed report of the applicable sustainability criteria is being submitted 
separately. 

Item # Brief Description Points 

1.1 Extensive pre-consultation 3 

2.13 Integrated Environmental Systems Protection 3 

2.21 Use of native species in landscaping 2 

2.24 Safe/minimal use of pesticide and fertilizer 2 

3.1 Redevelopment of lands at a higher density 3 

5.2 Increased density for medium density 4 

6.7 Use of Lane designs at major streets to eliminate garages 3 

6.10 66% or more of residents within 250 m of bus stop 3 

8.3 Energy efficient appliances will be provide by the builder 3 

8.12 Green upgrades will be available to purchasers 3 

TOTAL  29 

4. Development Density 

As noted, the development would comprise 85 units. The Local Node portion of the lands permits 
residential units of a density above 30, and up to and including 80 units per net hectare. The low 
density portion which affects 327 and 331 Finch Avenue provides for density up to and including 30 
units per net hectare. 

Based upon the existing permitted densities, the maximum number of units permitted within the 
Node designation is 80 units, while the number permitted in the Low Density designation is 14.7 
units. The road widenings have been excluded from this calculation. 

The Rouge Park Neighbourhood Development Guidelines include two policies that provide for the 
sharing of density through unit transfer or a bonus of additional density for the provision of certain 
services. 
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Unit transfer is permitted within Rouge Park Neighbourhood Development Guidelines, in 
consideration of the small developable area available in the Rouge Park area. In order to achieve 
certain objectives, such as population targets and design guidelines, density transfer may be 
desirable. Unit transfers must follow Section 16.18 of the Official Plan. Council may permit the 
densities of a property to exceed that permitted in the Plan, where the area is covered by an 
approved Neighbourhood Plan. This is provided the density is transferred from property within the 
Neighbourhood Plan. The property from which the density is being transferred and the property 
receiving the density must be recognized in the implementing zoning by-law. 

It has been agreed with City Staff that the two parcels at 327 and 331 Finch Avenue are designated 
Low Density Areas. In order to be integrated in an overall development as designed, unit transfer of 
unutilized density from the Local Node lands would be required. The Local Node area at maximum 
density would permit 80 units. The plan provides 58 units in the node area, leaving 22 units 
available for transfer.  

The two properties designated low density provide for 27 units in the plan design. A total of 
14.7 units are permitted, based on the low density provisions. To achieve the overall development 
scheme would require the transfer of 12.3 of the available density from the node portion to the low 
density portion. 

Permitting a minor density transfer is a logical approach to the development of the parcels. The 
parcels are laid out and designed as a single entity with access, circulation, overall density and the 
unit design addressing the total area. The development would occur as a single common element 
condominium.  

5. Supporting Documentation 

As determined through the pre-consultation process, a number of studies were prepared in support 
of the applications. The key findings of each are briefly highlighted below. To view the full 
conclusions, please reference the specific report or study submitted with the application. 

5.1 Transportation Study 

A traffic impact brief was prepared by a qualified consultant. The conclusions of the brief are that 
the adjoining road system can adequately accommodate traffic generated by the development. 

5.2 Archaeological Assessment 

An archaeological assessment was undertaken on the site. There were no significant 
archaeological resources found which would require further study submitted within the application. 

5.3 Functional Servicing / Stormwater Management Reports 

The site can be readily serviced by conventional means. Water and sanitary sewer services exist 
within abutting roads. Stormwater can be accommodated in the existing system and the pond south 
and west of the site, which serves portions of the Rouge Park Neighbourhood. 
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A bio-retention area is proposed to be developed, which will address the fact the hydrogeological 
study determined that portions of the site would be appropriate for infiltration, and that infiltration 
would assist in maintaining the ground water balance. 

5.4 Environmental Impact Study (EIS) 

The EIS reviewed the natural features of the site though detailed field investigations. The property is 
altered due to previous development and dominated by non-native flora, providing habitat for a 
limited number of urban tolerant species. The nearby Altona Forest is a significant natural heritage 
feature. The EIS determined an appropriate buffer be provided within the development, to ensure 
that there are no development impacts on the adjoining forest or wetland. 

5.5 Natural Heritage Evaluation / Hydrogeological Evaluation / 
Flood Plain Impact 

Low impact development techniques will be addressed through the detailed engineering design. 
These will be designed to address the hydrological and water balance impacts of development. The 
use of a bio-retention area is proposed to assist in maintaining ground water infiltration, as well as 
quantity and quality control. While the site is not within a flood plain, it is subject to a flood spillway. 
The routing of the spillway is within the ditch along Altona Road, which has adequate capacity to 
accommodate the anticipated flow. 

5.6 Phase 1 Environmental Site Assessment 

A Phase 1 Environmental Site Assessment was undertaken. There were no items of concern 
identified in the assessment and therefore no further work was required (i.e., a Phase 2). 

5.7 Noise 

The noise source impacting the development site is traffic on Altona Road and Finch Avenue. This 
traffic based noise source impacts units directly facing these roads. Recommended noise controls 
include common measures typically employed in residential developments. Moderate noise 
excesses above noise criteria will require the provision of central air conditioning or provision for it, 
as well as warning clauses. 

6. Format of Applications 

6.1 Rezoning 

The individual properties comprising the site are currently zoned “C1” Commercial and “A” Rural 
Agriculture. This is the historic zoning on the properties and does not permit the townhouse 
development. Therefore, a site-specific zoning amendment addressing the new residential uses and 
specific site plan parameters is required. The by-law could also place buffer areas in appropriate 
protection zones. The zoning performance standards (i.e., setbacks) would be developed in line 
with the proposed site plan. 
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It is also noted that to provide for density transfer, the implementing zoning by-law is required to 
detail the granting and receiving properties and the total units transferred. 

6.2 Subdivision 

An application for approval of a Plan of Subdivision is being submitted as part of the approvals 
package. An approved Plan of Subdivision will address certain requirements.  

Firstly, it will allow individual ownership of the units created through the condominium plan. Part lot 
control may be lifted, and the individual units and corresponding yard spaces set out by reference 
plan and conveyed to individual purchasers. 

Secondly, approval and subsequent registration of the plan will be used to establish certain blocks 
to be conveyed to others. Specifically, this will address the required road widenings and the 
environmental buffer space which may be conveyed to TRCA. 

6.3 Condominium 

Application for approval of a Common Element Plan of Condominium is being submitted as part of 
the applications. A number of common elements will be established within the development for use 
by the residents. The major common element is the internal roadway. Other common elements will 
involve visitor parking, a common amenity space, and a walkway which connects the internal road 
to Finch Avenue and the bus stop location. 

6.4 Site Plan 

A Site Plan Application is being submitted. Approval of the Site Plan will address the internal site 
configuration and development, servicing and building design. 

6.5 Agreements 

The necessary agreements, as required by the City of Pickering, will be developed to address the 
approvals and performance of the development. 

7. Conclusion 

The proposed site plan and re-zoning implements the policies of the Official Plan as set out for the 
properties. More specific guidelines for development are provided for in the Rouge Park 
Neighbourhood Development Guidelines, and the proposed development complies with and 
implements these policies where they apply to the site and nature of the development. The 
proposed development is compatible with the key intersection at Altona Road and Finch Avenue. 
The density, design and massing at the corner addresses the need to develop this intersection as 
the central focus of the neighbourhood. It is noted that the proposed townhouse units are 
compatible and sympathetic to abutting and nearby uses. The southeast portion of the site abuts 
existing environmentally sensitive woodlot area. A block has been incorporated in the plan to buffer 
impacts from the development on this feature. 
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