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1 TRCA has no objection to the approval of the ZBA subject to the following minor change:

S.5(4)(a)(ii) of the proposed by-law states “Any building, structure, parking space, or loading space located above established grade shall 
be set back a minimum of 1.5 metres from the NHS Zone boundary.”

As TRCA will be acquiring the NHS-X block we require that all structures above and below grade be set back a minimum of 3 metres from 
the new property line to allow for adequate maintenance access to the structure without requiring access to the TRCA lands.  As such we 
recommend the text be revised to state “Any building or structure located above or below established grade shall be set back a minimum 
of 3 metres from the NHS-X Zone boundary."

All structures and parking spaces above and/or below grade shall be setback a minimum 
of 3.0 metres from the NHS Zone boundary.

2 TRCA shall also require an easement over the MU-XX lands in order to access the NHS-X lands for maintenance, at the time of 
conveyance, given the IO lands are no longer included and there is no frontage on a public ROW. An easement will be provided to TRCA over the MU-XX lands to provide TRCA access to 

the NHS-X lands for maintenance at the time of conveyance.
3 The compensation and the stormwater comments from our letter of April 1, 2019 can be addressed at the detailed design stage. Acknowledged.

1 Based on the conceptual site plan, residential parking is proposed at a ratio of 1.0 parking space per unit for townhouses and 1.0 parking 
space per unit for apartment units and visitor parking is provided at a rate of 0.2 spaces per unit. Recently approved developments within 
the Duffin Heights Neighbourhood have provided parking at minimum parking rate of 1.0 space per unit for apartments and a minimum 
of 1.25 spaces per unit for townhouses. The applicant is strongly encouraged to increase the parking supply for resident spaces and to 
increase the visitor spaces to a rate of 0.25 spaces per unit.

A residential parking rate of 1.0 per residential unit and visitor parking rate of 0.2 spaces 
per residential unit has been provided for the proposed development.

2 Based on the conceptual site plan, the resident parking spaces for the townhouse units are provided in an underground parking garage; 
however 26 parking spaces dedicated to apartment resident units are located above ground in the surface parking area. It is 
recommended that all resident parking spaces are located in the underground parking garage and surface parking spaces are dedicated to 
visitor parking only.

Parking is proposed at a rate of 1.5 per townhouse dwelling unit and 1.0 per apartment 
dwelling unit, and an overall visitor parking rate of 0.2 parking spaces per residential 
unit; this provides a combined rate of 1.7 parking spaces (resident and visitor) for the 
townhouse units and 1.2 parking spaces (resident and visitor) for the apartment units. 
The townhouse parking is all located above ground, with 64 resident parking spaces to 
be tandem parking spaces, which are located at the rear, internal-facing townhouse 
units for Building’s “B”, “C”, and “D”, 53 resident parking spaces provided along the 
berm lining the northern property line/CP Rail Line, and 16 visitor parking spaces located 
along the northeast portion of the berm and between Building’s “B” and “C”. The 
apartment building proposes one (1) visitor parking space above ground and the 
remainder of visitor and resident parking spaces to be located below ground, accessed 
by the underground access ramp at the northeast corner of the proposed apartment 
building.

3 As noted in the Engineering Services comments, investigate breaking up the surface parking spaces along the north side of the lands with 
landscaped islands. Surface parking spaces along the berm have been broken up with landscaped islands.

4 As noted in the Engineering Services comments, the two parkette spaces located north of the apartment building are not suitable for 
children’s play spaces. The spaces are more suitable as landscaped areas or small outdoor amenity spaces. Staff request an outdoor 
amenity area is provided on-site which includes a children’s play area; however staff may consider a cash contribution equivalent to an on-
site playground, to put towards upgrading the proposed children’s playground within the adjacent future village green.

An outdoor courtyard has been added to the north side of Building "A". The two 
previous parkette spaces north of the proposed apartment building have been changed 
to landscaped areas. Cash-contribution is proposed in lieu of providing an on-site 
playground on the Subject Site.

5 The conceptual site plan shows stairs located from the townhouse walkways to the sidewalk along the southerly boundary of the lands. 
Staff request that the applicant provide a centrally located accessible pedestrian walkway connection from a townhouse block walkway 
to the village green.

An accessible walkway connection from the townhouse blocks have been provided to 
the village green along Street "A", near to Building "D".

6 As shown on the conceptual site plan, the apartment building does not include a sidewalk or walkway connections from the building to 
other areas of the site and to public streets. Please include sidewalks in your next submission.

A sidewalk has been provided connecting the apartment building to the rest of the 
property. There is the opportunity to provide a connection 

7 As shown on the conceptual site plan and noted in the Engineering Services comments, the asphalt pavement turnarounds for fire trucks 
and waste collection vehicles located between townhouse Blocks A & B and C & E are recommended to replace the asphalt with 
landscape products such as unit pavers so that the area appear appears to be a landscape area rather than a driveway.

Changed to four (4) buildings: Building "A-D". Pavers have been proposed between: 
Building "A" and "B"; and, Building "C" and "D".
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8 Based on the conceptual site plan, the buildings are setback approximately 25 metres from the CPR corridor and a berm is proposed to be 
constructed in the setback. The berm is 3.0 metres above grade at the property line for protection along the corridor. The proposed berm 
setback and design is required to be designed to the satisfaction of CPR prior to staff bringing forward a recommendation to Council. The 
applicant is strongly encouraged to plant groupings of deciduous and coniferous trees within the berm area to provide a buffer from the 
existing rail line.

Plantings of deciduous and confierous trees will be detailed in future Site Plan Approval 
submissions.

9 As shown on the conceptual site plan, the separation distance between townhouse blocks is 12 metres. Given that the townhouses are 
four storeys, it is requested that the separation distance between blocks is increased to 15 metres.

The following building separation distances between the stacked townhouses is 
provided:
- Between Buildings "A" and "B": 12.0 metres for units front facing one-another and 9.5 
metres between the side walls of the Village Green-facing units;
- Between Buildings "B" and "C": 11.0 metres for the rear units and 4.70 metres between 
the side walls of the Village Green-facing units; and
- Between Buildings "C" and "D": 13.0 metres for the units front facing one-another and 
6.60 metres between the side walls of the Village Green-facing units.

10 The applicant shall re-orient the south townhouse units to allow the front wall/front door to face the village green. The stacked townhouse units along the Village Green now face the Village Green.

11 The applicant shall provide a minimum setback of 4.5 metres from the front wall of the townhouse units to the sidewalk/walkway. A minimum setback of 4.5 metres from the Village-Green facing units to the south lot 
line is provided. These units are 3.0 metres from the sidewalk/walkway along the Village 
Green.

12 Air condition units are discouraged in private outdoor spaces such as balconies and patio areas. It is recommended that air conditioning 
units are located on the roof of the townhouse blocks. If this is not possible, it is recommended that the outdoor balconies/patios are 
enlarged to accommodate an air condition unit and to allow for useable private outdoor spaces.

Acknowledged.

13 As shown on the conceptual site plan, the south townhouse units are located 3.0 metres from the south lot line. It is requested that this 
interior side yard is increased to a minimum of 4.5 metres to allow for a sidewalk and grass/landscaped areas on both sides of the 
sidewalk.

The stacked townhouse units along the Village Green now are setback a minimum of 4.5 
metres.

14 As shown on the conceptual site plan, the apartment building is located 3.0 metres from the south lot line. It is requested that this 
interior side yard distance is increased to a minimum of 4.5 metres.

A pedestrian connection has been provided along the east side of Street "A" to provide a 
pedestrian connection south to Carousel Drive from the apartment building.

15 Relocate the drop-off area to the rear of the apartment building. Loading and the underground access ramp are required at the north-side of the 
apartment building. As such, the drop-off for the apartment building has been kept along 
the west side of the building.

16 Consider relocating the access to the underground garage to a more centralized location and relocate the loading area to easterly portion 
of the building.

The underground access ramp has been kept at the northeast side of the apartment 
building to provide for better underground site circulation for underground parking.

Note: Please note that the architectural drawings will be peer reviewed by the City’s Urban Design Review Consultant once a formal site plan 
application is submitted. The City’s User Fee By-law requires the applicant to be responsible to reimburse the City the full cost of the peer 
review plus a 10 percent administration fee.

Acknowledged.

17 The applicant shall provide a minimum of 0.5 bicycle parking spaces per apartment dwelling unit with at least 25 percent of the spaces 
provided securely within the underground parking area; and a minimum of 1.0 bicycle parking space per townhouse unit either 
underground or within the units.

Bicycle parking will be provided in the underground parking garage of the apartment 
building. The stacked townhouse units will have bicycle parking within the units.

18 The owner is required to become a party to the cost sharing agreement for Duffin Heights or receive an acknowledgement from the 
Trustee of the Duffin Heights Landowners Group Inc. that the benefiting landowner has made satisfactory arrangements to pay its 
proportion of the shared development cost. Please confirm whether the applicant has joined the Duffin Heights Landowners Group. If 
not, the subject lands will be rezoned with an “H” Holding Symbol. As a condition for removing the “H” Holding Symbol, the applicant will 
either become a party to the cost sharing agreement or obtain a letter from the Trustee of the Duffin Heights Landowners Group Inc. that 
the applicant has made satisfactory arrangements to pay their proportionate share of the development cost.

The owner intends to become party to the cost-sharing agreement for Duffin Heights 
prior to this Zoning By-law Amendment approval.

19 A revised Sun/Shadow Study is required given the changes to the site layout from the previous submissions. The revised Study shall 
measure shadow impacts on March 21, June 21, and September 21 and test times shall be done hourly between 9:18 am and 7:18 pm. In 
addition, the study should also evaluate shadow impacts within the development site, including an assessment of the shadow impact on 
open space areas and adjacent lands. The revised Shadow Study shall include a written summary of the findings.

A revised sun/shadow study will be provided.

City of Pickering
City Development Department

December 14th, 2020

Built Form

Bicycle Parking
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20 As noted in the Engineering Services comments dated April 26, 2019, tree compensation is required, as per the City’s Tree Removal 
Compensation Requirements. A revised Arborist Report is required to reflect the revised site area. The tree compensation formula in the 
Duffin Heights MESP is inadequate. For other developments within the Duffin Heights neighbourhood, TRCA and the City agreed to 
calculate tree compensation based on the formula in the Duffin Heights MESP and adjust the compensation annually by the Canadian 
Construction Cost index. TRCA will need to need to reconfirm that they will continue to use this approach to calculating tree 
compensation for developments within Duffin Height.

Further discussions with TRCA will be held to resolve tree compensation.

21 The Development Guidelines for the Duffin Heights Neighbourhood encourage development to include a mix of housing types, forms, 
affordability and tenure. The surrounding neighbourhood contains a mix of freehold townhomes, single detached dwellings and proposed 
condominium developments. The applicant is strongly encouraged to explore opportunities for the development to include affordable 
and/or rental units and accessible units to provide a greater mix of tenure and housing form to the neighbourhood.

Acknowledged.

22 Submit an appraisal of the lands to determine the value of the Section 37 contribution. The City has approved a Bonus Zoning Policy to 
ensure a consistent and transparent approach when identifying eligible developments and community benefits, calculating the value of 
the applicant’s contribution towards a community benefit, and negotiating the required Section 37 agreements.

Section 37 contribution/City of Pickering Bonus Zoning is no longer being pursued.

23 As requested in the TRCA comments dated August 21, 2020, please adjust the zoning boundary limits between the environmental lands 
and the residential lands to allow for a minimum setback of 3 metres of any buildings or structures located above or below established 
grade.

A 3.0 metre setback from the proposed apartment building has been provided from the 
proposed NHS-X zoned lands.

24 A concern was received that the development may impact an existing well located on the lands east of the development. It is 
recommended that a well monitoring program be established.

A well-monitoring program will be further reviewed as part of Site Plan Approval.

With your next submission, please provide a cover letter indicating how each comment/concern
outlined above have been addressed. The following materials are required to accompany your next
submission:
• A letter outlining how the comments from external agencies and City departments have been
addressed
• Revised Conceptual Site Plan
• Revised Concept Elevations
• Revised Concept Landscape Plan
• Preliminary Floor Plans
• Coloured Elevations and 3D Renderings
• Revised Arborist Report
• Revised Shadow Study
• Waste Management Plan
• Revised Transportation Impact Study
• Revised Environmental Noise and Vibration Impact Study
• Revised Functional Servicing and Stormwater Management Report
• PDF versions of all revised and newly submitted plans, technical reports and studies

Acknowledged.

1 The proposed site access located on the bend of William Jackson Drive is acceptable as the main access, as long as it is installed as a 3-
way stop controlled intersection. Indicated the location of the stop signs and stop bars on the plans. A 3-way stop controlled intersection will be provided at the bend along William Jackson 

Drive. This will be detailed further in the Site Plan Approval submission.
2 The proponent should pursue acquiring all or a portion of ajdacent lands to provide a suitable location for a secondary emergency site 

access.
The proponent pursued acquiring a portion of adjacent lands, but was unsuccessful.

Conceptual Site 
Plan
3 No comments. Acknowledged.
Conceptual 
Underground 
Parking
4 Indicate the townhouse footprints on the plan, similar to the labelling of the apartment building footprint. Townhouse footprints have been indicated on the plan.
EIS Addendum
5 No comments. Acknowledged.

Development Services
General Comments

Tenure

Section 37 Request

Other Comments

Conclusion
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Environmental 
Noise and 
Vibration Impact 
Study
6 No comments. Acknowledged.
FSR-SWM 
Addendum
7 The Conceptual Servicing Schematic provided is illustrated at the underground parking level. This should show the site at ground level. The Conceptual Servicing Schematic has been shown at ground level and provided in the 

Functional Servicing and Stormwater Management Report, prepared by Lithos Group.

8 The addendum, dated August 11th, 2020, did not include a site grading plan for the updated proposal. Please provide a copy for our 
review.

A Preliminary Site Grading Plan has been provided in the resubmission, prepared by 
Lithos Group.

Revised TIS
9 No comments. Acknowledged.

General Comments
1 No comments. Acknowledged.
Landscape Comments
2 The proposed townhouse blocks side on to the Village Green. Modify the south end units so that their front doors face the Village Green 

and provide a better connection to the park. The south end units have been modified so they front the Village Green.
3 The two landscaped areas north of the apartment building, next to the loading area and underground access ramp, are labelled as 

parkettes. Although these spaces may be suitable for a small outdoor amenity/eating area, they are not suitable for children's play 
spaces.

An outdoor courtyard has been added to the north side of Building "A". The two 
previous parkette spaces north of the proposed apartment building have been changed 
to landscaped areas. Cash-contribution is proposed in lieu of providing an on-site 
playground on the Subject Site.

4 Provide an outdoor amenity space for a children's play area. Alternatievly, the possibility of providing a cash contribution equivalent to an 
on-site playground, to put towards upgrading the proposed children's playground within the Village Green, may be considered. A courtyard design has been proposed in front of Building "A" in the revised Conceptual 

Site Plan. Cash Contribution is proposed.
5 Investigate the possibility of breaking up the long line of parking spaces along the north side with landscape islands.

Parking spaces along the berm have been broken up.
6 Asphalt pavement (presumably for emergency turnarounds) is indicated extending between townhouse Blocks A & B and C & E. Revise 

this feature, by running the curb line straight through these areas and replacing the asphalt with landscape products such as unit pavers 
so that the area appears to be a landscape area rather than the driveway.

The asphalt between Building "A" and "B", as well as Building "C" and "D" has been 
replaced with landscape pavers.

7 The proposed berm along the north side of the site should be heavily planted with groupings of deciduous and coniferous trees to 
compensate for the significant amount of tree removal required and to provide a buffer from the existing rail line. The berm along the north side of the site will be planted with groupings of deciduous 

and coniferous trees, and will be further detailed in the Site Plan Approval submission. A 
Landscape Plan has been provided in the resubmission.

8 No comments. Acknowledged.
Water Resource Comments
1 No comments. Acknowledged.
Development Services - Comments to be addressed at detailed design

1 The site plan is to indicate the limits of the underground parking garage. It appears that the underground parking garage will take up the 
majority of the site. Please indicate how it will be constructed without any impact on adjacent lands.

The underground garage has been removed from the area underneath the proposed 
stacked townhouses. There will only be underground parking located directly 
underneath the proposed apartment building.

2 The revised TIS does not provide vehicle maneuvering diagrams (VMD's) for the site access from William Jackson Drive or the access ramp 
to/from the underground garage. Update the report as required. Also, typically, the Region of Durham waste vehcle should be included 
with the VMD's.

Revised VMD's have been provided in the resubmission under TMIG's Traffic Impact 
Study Response to Comments (TIS RTC).

1 Detailed calculations for the weighted post-developmetn runoff coefficient of 0.7 shall be provided in the Storm Water Management 
(SWM) Report.

Detailed calculations have been in the resubmission under Lithos Group's Functional 
Servicing and Stormwater Management Report.

2 Supporting calculations demonstrating sufficient inlet capacity, assuming 50% blcokage, to capture the 100-year flows shall be included in 
the SWM Report.

Detailed calculations have been in the resubmission under Lithos Group's Functional 
Servicing and Stormwater Management Report.

3 Please note that the City of Pickering does not allow rooftop storage. Rooftop storage has been removed.

City of Pickering
Engineering Services

Richard Holborn, Director, 
Engineering Services
November 6th, 2020

Capital Projects

Water Resource Comments

General Comments

Traffic Comments
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4 The proposed water balance strategy to infiltrate 5mm of rainfall event does not address the water balance criteria outlined in the Duffin 
Heights Neighbourhood Environmental Servicing Plan (ESP). The proposed water balance strategy shall be based on the infiltration targets 
provided in the ESP. Detailed design of propose dinfiltration systems should be completed in accordance with the guidelines from MOE 
SWM manual and LID Stormwater Management Planning and Design, TRCA/CVC 2010. Detailed calculations shall be provided in the SWM 
Report.

Detailed calculations have been in the resubmission under Lithos Group's Functional 
Servicing and Stormwater Management Report.

City of Pickering
Robert Watson

November 12th, 2020

Hi Cristina,
Thank you for sending me this one. It is a different one, as the Buildings will fall under part 3 of the Ontario Building Code since they are 4 
storeys. As such, they will require standpipe systems and likely sprinkler systems. I will need to see locations of fire department 
connections to ensure they are within 45m of a fire hydrant. All principal entrances to each unit must be within 45m of a fire route. As for 
each hammerheads, the “D” dimension must be 42’-0”. Could we also confirm that the centerline radius for all turns are a minimum 
radius of 12 – I don’t think this is an issue. Let me know if you need any further information.
Take care,
Rob

Fire department connections have been discussed in the Fucntional Servicing and 
Stormwater Management Report, and identified on Appendix F within same, prepared 
by Lithos Group. Water servicing is to be directed to proposed water meter room for 
details, to be detailed in mechanical engineer drawings in detailed design.

Noise Impact Study
1 A revised noise study was not submitted with the proposed revision. The applicant must update the noise study from December 2018, or 

complete a new study to reflect the current proposal. This study will be reviewed and commented on by Regional Planning. This work 
should be completed prior to final approval of the site plan application. A revised noise impact study has been provided in the resubmission.

1 The Region did not receive any updated Environmental Site Assessment (ESA) work with the revised application. A Record of Site 
Condition (RSC) will be required, as there were exceedances found in the Phase Two ESA, completed by Haddah Geotechnical Inc., dated 
November 13, 2017.

The Region will require the RSC Acknowledgement letter from the Ministry of Environment, Conservation and Parks (MECP) ensuring that 
the RSC has been approved by the MECP, prior to the Region providing support for final approval of the site plan application.

An ESA, with RSC, will be submitted as part of the Site Plan Approval application.

1 A Stage 1 Archaeological Assessment was completed by AECOM, dated August 14, 2017, and the subsequent Stage 2 was completed 
October 9, 2018 in support of the zoning amendment application.

The studies were submitted to the Ministry of Tourism, Culture and Sport (MTCS) for their consideration. The Region is in receipt of the 
clearance letter dated October 23, 2018, which entered the study into the Ontario Public Register of Archaeological Reports. The Region 
will not require any further archaeological works for the subject property.

There are no other matters of Provincial Plan review interest applicable at this time.
Acknowledged.

1 The Regional Servicing comments from the Region’s letter dated March 19, 2019 are still valid. There are no further comments at this 
time. Acknowledged.

1 The application, as well as the submitted Traffic Study was reviewed from a regional transportation planning perspective. The 
development should identify the bicycle parking in the development. It is also recommended that the applicant identify the type of 
bicycle parking that will be built and how many spots will be added.

Bicycle parking will be provided in the underground parking garage of the apartment 
building. The stacked townhouse units will have bicycle parking within the units.

1 DRT has reviewed the above noted application, and we have no comments or concerns.

Please note that the closest bus stop is located about 400 metres south of the subject site. Acknowledged.

1 The Region has no concerns with the zoning by-law amendment at this time. The Region formally requests to be circulated the Site Plan 
application when it is submitted, to ensure that the Region’s comments are addressed. Please contact me at (905) 668-4113, ext. 2561 if 
you have any questions. The Region will be circulated when the Site Plan Approval application is submitted.

Conclusion

Transit

Transportation

Regional Servicing

Archaeological Potential

Site Contamination

Region of Durham
Heather Finlay, Senior Planner

October 15th, 2020
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