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City Development Department  

One The Esplanade 

Pickering, ON L1V 6K7 

 

Attention: Mr. Nilesh Surti, Manager, Development Review & Urban Design 

 

Dear Mr. Surti, 

 

RE: Planning Rationale Report Addendum Letter  

Part of Lot 18, Concession 3, Pickering, Ontario 

Second Submission – Zoning By-law Amendment Application A 13/17 

TBG Project No. 16377 

 

On behalf of our client, Avonmore Ventures Inc., we present herewith our Planning Rationale Addendum 

Letter relating to the Zoning By-law Amendment for the lands legally referred to as Part of Lot 18, 

Concession 3 in the former Geographic Township of Pickering, now in the City of Pickering, Regional 

Municipality of Durham (the “Subject Site” or “Site”).  

 

1.0 INTRODUCTION 

 

The Biglieri Group Ltd. has been retained by Avonmore Ventures Inc. to prepare planning application(s) 

and obtain the municipal approvals that are necessary to permit the proposed residential development 

on the lands legally described as Part of Lot 18, Concession 3, in the City of Pickering. This Planning 

Rationale Addendum Letter has been prepared in support of the application for a Zoning Bylaw 

Amendment to the City of Pickering’s Zoning By-law 3037. The proposed amendment will permit the 

development of a 7-storey apartment building with 148 units and 57 back to back townhouses on a 

2.30 hectare (5.68 acres) property (the “Subject Site” or “Site”) located northeast of the Brock Road 

North and William Jackson Drive intersection in the Duffin Heights Neighbourhood in the City of 

Pickering. 

 

The Site is designated as Living Areas in the Region of Durham Official Plan and Mixed Use Area, 

particularly, Mixed Corridors and Natural Areas in the City of Pickering Official Plan. Mixed Corridors 

permit residential, retail and special purpose commercial uses. The Mixed Corridors designation 

permits a Net Residential Density of over 30 and up to an including 140 dwellings per net hectare and 

an FSI of 2.5.  

 

The proposed residential development of 148 apartment units and 57 back to back townhouses on a 

net developable area of 1.47 hectares proposes a residential density of 140 units per net hectare and 

an FSI of 1.5 in keeping with the intent of the Official Plan.  
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The Duffin Heights Neighbourhood Development Guidelines designates the property as Brock Road 

Streetscape. The proposed development will be designed within the framework of the Duffin Heights 

Neighbourhood Development Guidelines.   

 

The City of Pickering Zoning By-law zones the property as Agricultural, “A”. The existing zoning does 

not conform to the designations of the City of Pickering Official Plan or the Duffin Heights Development 

Guidelines, therefore, a Site-Specific Zoning By-law Amendment will be required to rezone the property 

to a zone in accordance with the Mixed Corridors and Brock Road Streetscape designations.  

 

A Draft Plan of Subdivision and Site Plan Approval application will also be submitted in support of this 

application at a later date.   

 

This Planning Rationale Addendum Letter has evaluated the merits of the proposed development in the 

context of all applicable Provincial, Regional and City policies. We conclude that the proposed 

development is consistent with and conforms to the policy framework articulated in the Provincial Policy 

Statement (2014), the Growth Plan for the Greater Golden Horseshoe (2017), the Region of Durham 

Official Plan (2017) and the City of Pickering Official Plan (2017). 

 

2.0 LOCATION AND SURROUNDINGS 

 

The Subject Site is located at the northern limits of the Duffin Heights Neighbourhood, north of the 

intersection of William Jackson Drive and Starboard News and southeast of where Brock Road 

intersects with the CP Railway line. The Subject Site represents an assembly of three separate parcels 

having a total area of 2.30 hectares.  

 

The Planning Rationale Report (2017) prepared by The Biglieri Group provides additional information 

on the Location and Surroundings.  

 

3.0 PROPOSAL  

 

3.1 Description of the Proposed Development 

 

The first submission proposed a residential development consisting of 178 stacked townhouse units 

on a net developable area of 1.47 hectares proposes a residential density of 121 units per hectare in 

keeping with the intent of the Official Plan.  

 

The revised proposal includes a 7-storey apartment building with 148 units and 57 back to back 

townhouses. The proposal includes two (2) rows of back to back townhouses, containing four (4) 

separate blocks, with a total of 45 units. The 7-storey apartment building proposed is connected to 

another block of back to back townhouses that form part of the apartment building. The apar tment and 

townhouse block contain 160 units, 148 apartment units and 12 townhouse units. This building 

transitions from 7-storeys, closest to Brock Road, to 3-storeys to the east (Figure 1). The apartment 

building and townhouse block provide appropriate separation distances between the rows, with 16.5 

metres between the apartment building and back to back townhouse block and 13.8 metres between 

the townhouse blocks at the east of the Site.  

 

The proposed design includes a revised entrance location to facilitate a three -way stop at the existing 

bend on William Jackson Drive. The emergency access proposed to the development has also been 

revised and relocated to the east rather than crossing through the Village Green. The internal road 

network consists of private roads that facilitate access to the underground parking for the back to back 

townhouses and apartment building. Landscaped boulevards are proposed through the Site to provide 

pedestrian access to all units from the private roads, through the site and to provide a connection to 

the public park to the south. 
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Increased open space and landscaping is proposed on Site, with a new 0.2 ha (0.5 acre) parkette 

proposed directly north of the Village Green to provide additional open space for area residents. 

Another smaller parkette is proposed at the northeast corner of the site, adjacent to the Natural Heritage 

buffer. This parkette is proposed to have a playground for children.  

 

Parking is provided in underground and at grade, with 2 spaces per townhouse block provided 

underground for Townhouse Block A, B, C, and D for a total of 90 spaces. Resident parking is proposed 

underground for the apartment building and Townhouse Block E, at a rate of 1.2 for residents for a total 

of 192 spaces. Visitor parking is provided at grade at a rate of 0.21 for visitors, for a total of 33 spaces, 

3 of which are accessible. Therefore, there is a total of  315 parking spaces provided throughout the 

Site.  

  

 

 

3.2 Required Approvals 

 

The proposed development conforms to the City of Pickering Official as it is in keeping with the Net 

Residential Density permitted by the Mixed Corridors designation, at 140 dwellings per net hectare and 

FSI of 2.5. The proposed development has a total of 140 units per net hectare and proposes an FSI of 

1.5. Therefore, no Official Plan Amendment is required. 

 

The City of Pickering Zoning By-law zones the property as Agricultural, “A”. The existing zoning does 

not conform to the designations of the City of Pickering Official Plan or the Duffin Heights 

Neighbourhood Development Guidelines, therefore, a Site-Specific Zoning By-law Amendment will be 

required to rezone the property to a zone in accordance with the Mixed Corridors and Brock Road 

Figure 1 – Conceptual Site Plan 
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Streetscape designations. The proposed rezoning will be from Agricultural, (“A”), to Multi Unit 

Residential (“MU-___”). The Zoning By-law Amendment is addressed in greater detail in Section 4.1. 

 

Draft Plan of Condominium and Site Plan Approval applications will also be submitted in support of this 

application at a later date.   

 

4.0 POLICY CONTEXT 

 

The proposed development is consistent with the policies of the Provincial Policy Statement (2014) 

(“PPS”), the Growth Plan for the Greater Golden Horseshoe (2017) (“Growth Plan”) , the Region of 

Durham Official Plan (“Regional OP”) and the City of Pickering Official Plan (2017) (“City OP”) as 

described in detail in the Planning Rationale Report (2017) prepared by The Biglieri Group. The 

conclusions on the proposal’s conformity to all policy documents has not changed with the revised 

Proposal. Additional Planning Analysis on the Proposal’s conformity with the City of Pickering Official 

Plan is provided is Section 5.0.  

 

4.1 City of Pickering Zoning By-law 

 

The City of Pickering Zoning By-law 3037 zones the property as Agricultural, “A”. The existing zoning 

does not conform to the designations of the City of Pickering Official Plan; therefore, a Site-Specific 

Zoning By-law Amendment will be required to amend the zoning on the property to a zone category 

which reflects the Mixed Corridors designation. An appropriate zoning category for the proposed 

development would be Multiple Unit, MU-___ for the residential portion of the property and Natural 

Hazard System, “NHS”, for the environmental lands to be conveyed to the City of Pickering on the 

eastern portion of the Site. Figure 2 demonstrates the two separate blocks. No site-specific 

amendments are requested to the Natural Hazard System, “NHS”, zone.  

 

 

 

 

Figure 2 – Proposed Zoning Schedule 

 

MU-__ 

NHS 
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The following exceptions are required to implement the proposed Concept Plan on the residential 

portion of the Site: 

• Rezone the subject lands from “A” to “MU-__” Zone; 

• Prescribe that the proposed residential uses be permitted in the form of a condominium; 

• Prescribe building requirements as described below; and, 

• Prescribe parking requirements, including visitor parking spaces, as described below.  

 

The proposed Zoning By-law Amendment will be in accordance with the standards as identified in Table 

1.  

 

Table 1 - Proposed Multiple Unit, MU-___ Zone 

Regulation 

 

Proposed Provision  

Permitted Uses Apartment building 

Back to back townhouse 

  

Building Location and Setbacks No building or part of a building, or structure shall be 

erected outside of the building envelope as per the 

Schedule in Appendix I.  

 

No building or portion of a building or structure shall be 

erected unless a minimum of 60 percent of the length of 

the build-to-zone along the Private Road ‘A’ frontage, 

and a minimum of 60 percent of the length of the build-

to-zone along the Private Road ‘B’ frontage, as per the 

Schedule in Appendix I., contains a building or part of a 

building;  

 

No building or part of a building, or structure shall be 

erected outside of the building envelope as per the 

Schedule in Appendix I. 

 

Minimum Separation Between Buildings 3.0 m  

Minimum Number of Dwelling Units 160 

Maximum Number of Dwelling Units 205 

Building Height (Maximum) Apartment building – 20 m (7 storeys) 

Back to back townhouse – 9 metres (3 storeys) 

Maximum Floor Space Index (FSI) 2.5 

Parking Requirements Apartment building - 1.20 for residents, 0.21 for visitors 

Back to back townhouse – 2 per dwelling unit 

Accessible Parking Required 3 spaces 

Minimum Pavement Width for a Private 

Street 

6.5 m 
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5.0 PLANNING ANALYSIS 

 

5.1 Intensification 

 

The proposed residential intensification on the Site is supportive of policy directions articulated in the 

PPS, Growth Plan, Regional OP and City OP, all of which promote intensification on sites well served 

by municipal infrastructure.  

 

Table 6 of the Official Plan provides direction on the Densities and Floor Areas permissible for Mixed 

Corridors as follows: 

• Maximum and Minimum Net Residential Density - Over 30 and up to and including 140 dwellings 

per hectare; 

• Maximum Gross Leasable Floorspace for the Retailing of Goods and Services (in square metres) 

– to be determined by site-specific zoning; and, 

• Maximum Floorspace Index (total building floorspace divided by total lot area) – up to and 

including 2.5 FSI. 

 

The proposed residential development of 148 apartment units and 57 back to back townhouse units 

proposes a residential density of 140 units per net hectare in keeping with the intent of the Official Plan.  

 

The proposed development does not propose any retail or commercial uses as the subject site does 

not have direct access to Brock Road north for pedestrians or vehicles. Therefore, commercial uses 

would not be viable given limited exposure. Through conversations with the City of Pickering planning 

department, it has been determined that commercial uses are not desirable on the Site for these 

reasons.  

 

The proposed development has a total GFA of approximately 22,375 square metres over the total net 

developable area of 14,700 square metres (1.47 hectares). Therefore, the proposed development has 

a Floor Space Index (FSI) of 1.5 in keeping with the maximum permitted by the Official Plan.  

 

The proposed development would make efficient use of an underutilized assembly of parcels located  

within the Duffin Heights neighbourhood; lands that have been planned for development. The 

development has been planned in accordance with the intensification and density objectives of the 

Official Plan and at a medium to high density in keeping with the planned context for the corridor along 

Brock Road (Duffin Heights Neighbourhood Design Guidelines, Section 4.1.1) . The proposed 

development will provide new dwellings with a variety of unit types and sizes (Duffin Heights 

Neighbourhood Design Guidelines, Section 3.1.1) that will utilize existing infrastructure. 

 

The proposed Zoning By-law Amendment is required to implement the planned density framework as 

set out in the Mixed Corridors designation in the City of Pickering Official Plan.  

 

5.2 Land Use 

 

Lands to the south and west of the site are designated as Mixed Corridors, which permit medium to 

high density, and Medium Density. The Duffin Heights Neighbourhood Development Guidelines 

designate the subject site as Brock Road Streetscape which encourages higher density and mid-rise 

development (Duffin Heights Neighbourhood Design Guidelines, Section 4.1.1).  

 

Since the proposed development is in keeping with the land use designation of the Official Plan, a 

Zoning By-law Amendment is required to implement the policy directions on land use as per the Mixed 

Corridors designation in the City of Pickering Official Plan via an appropriate zoning category and 

performance standards.  
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5.3 Built Form and Urban Design 

 

It is of our professional opinion, that the proposed apartment building and back to back townhouse 

development implements built form and urban design principles that conform to the City OP, and 

implement the Duffin Heights Neighbourhood Design Guidelines as further described below. 

 

Building Massing and Architecture 

 

The proposed apartment building and back to back townhouse development is appropriate given its 

locational context adjacent to Brock Road and surrounding medium density residential development. 

The proposed apartment building, at a height of 7-storeys, is appropriately situated along the Brock 

Road corridor where increased building heights are encouraged. The 7-storey portion of the building is 

appropriately setback from the existing 3-storey townhouses to the south of the site, with the 3-storey 

back to back townhouses providing an appropriate transition to the residential development to the 

south and southeast of the Site (Duffin Heights Neighbourhood Design Guidelines, Section 4.1.4) .  

 

The Duffin Heights Neighbourhood Design guidelines require that buildings be located in close 

proximity to the property lines adjoining the public roads and that the  massing of buildings provide a 

consistent relationship to the road. The Guidelines state that buildings adjacent to open spaces should 

provide opportunities for overlook and a degree of enclosure according to the type of open space 

(3.1.2). The proposed back to back townhouses on the Site have been designed to provide a consistent 

relationship to the private internal streets and provide opportunities for overlook to the landscaped 

corridors through the Site. The proposed apartment building is located in close proximity to Brock Road 

to provide a consistent relationship to the road as well as  opportunities for overlook from its position 

adjacent to the private open space at the southwest corner of the Site.  

 

Further, the proposed development will implement a mix of unit types and sizes, included back to back 

townhouses with three-bedrooms, and apartment units with one-bedroom, two-bedroom and three-

bedroom units, to provide variety in tenure and affordability in the Duffin Heights Neighbourhood. 

Access to all primary entrances is provided directly from sidewalks for pedestrians for convenience 

with parking provided underground (Duffin Heights Neighbourhood Design Guidelines, Section 3.1.1).   

 

Pedestrian Circulation and Connections 

 

The proposed development has been planned in accordance with the Duffin Heights Neighbourhood 

Design Guidelines to create an accessible pedestrian-oriented residential area, distinct in character 

and harmonious with the larger neighbourhood. The proposed s treetscape promotes “eyes on the 

street” and therefore, increased safety and social interaction within the neighbourhood. The 

development proposes to eliminate vehicular traffic from the Site through delineating the majority of 

site traffic to the underground parking garage via an underground ramp access for both the apartment 

building and townhouses. Pedestrian walkways are provided in between the rows of back to back 

townhouses that provide connections through the site, to William Jackson Drive and to the  public park 

to the south of the site (Duffin Heights Neighbourhood Design Guidelines, Section 4.1.5).  

 

Public Realm & Open Space 

 

The Subject Site is bordered by a natural heritage system to the east associated with Urfe Creek. This 

corridor will be protected via a 10 metre environmental buffer with edge management planting to 

preserve and maintain the ecological function of the valleylands .   

 

Increased open space and landscaping is proposed on Site, with a new 0.2 ha (0.5 acre) parkette 

proposed directly north of the Village Green to provide additional open space for area residents. 

Another smaller parkette is proposed at the northeast corner of the site, adjacent to the Natural Heritage 

buffer. This parkette is proposed to have a playground for children.  The proposed development also 
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incorporates outdoor amenity area in the form of linear parks separated from vehicular traffic along the 

frontages of all back to back townhouse rows. The entrances to all units have direct access to the linear 

parks to encourage increased pedestrian connectivity to the surrounding pedestrian network and to 

provide connections to the future public park, or Village Green, to the south of the Site. A pedestrian 

walkway is provided along the 10 metre environmental buffer to provide access to the back to back 

townhouses for residents and to also provide a pedestrian connection to the parkette at the northeast 

corner of the site (Duffin Heights Neighbourhood Development Guidelines, Section 2.1.5, Section 2.1.9 

and Section 4.1.5). 

 

Road Network and Parking 

 

The road network of the Duffin Heights neighbourhood follows a hierarchical structure with detailed 

design considerations for Collector Roads, Local Roads, and Lanes. The proposed development will 

consist of private roads that connect to William Jackson Drive, a Local Road. A secondary emergency 

access is proposed to provide emergency access to the development if required. The internal private 

roads facilitate access to the underground parking for the back to back townhouses and apartment 

building. All parking except for visitor parking is proposed underground to reduce the impact of surface 

parking and to provide increased landscaped amenity areas at grade (Duffin Heights Neighbourhood 

Development Guidelines, Section 4.1.6).  

 

5.4 Sustainable Development 

 

The proposed development will incorporate all required sustainability elements and a specific number 

of optimal elements. The City of Pickering’s Sustainable Development Guidelines Report has been 

reviewed and the proposed development’s conformity has been outlined in Appendix I of the Planning 

Rationale Report (2017) prepared by The Biglieri Group. The Sustainable Development Guidelines will 

be further reviewed at the Site Plan Approval stage.  

 

6.0 CONCLUSION 

 

The proposed development has been reviewed in the context of all applicable policy documents, 

including the Provincial Policy Statement (2014), the Growth Plan for the Greater Golden Horseshoe 

(2017), the Region of Durham Official Plan (2017) and the City of Pickering Official Plan (2017). Based 

on this assessment, it is our opinion that the proposed Zoning By -law Amendment conforms to or is 

consistent with the applicable policy framework and represent good planning because:  

• The Site is located within a Settlement Area defined by the PPS, the Built-Up Area defined by 

the Growth Plan, and the Urban Boundary and Built Boundary defined by the City of Pickering 

Official Plan. These areas are intended to be the focus of growth and development and are 

intended to accommodate a significant portion of new growth through intensification;  

• The proposed development is suitable for intensification as it is a parcel of land that is currently 

underutilized in the Duffin Heights Neighbourhood; 

• The proposed development is appropriate given its proximity to existing infrastructure and 

services, proximity to the City Centre and employment opportunities, and connectivity to the 

existing transportation network; 

• The proposed development preserves and protects the Natural Heritage Area corridor 

associated with Urfe Creek on the Site through an appropriate buffer and edge management 

enhancement plantings; and,  

• The proposed development will provide a mix of unit types and sizes to provide variety in tenure 

and affordability in the Duffin Heights Neighbourhood. 

 

Therefore, we conclude that the proposed development represents good planning, is in the public 

interest and should be approved.  
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We trust you will find all in order, however if you have any questions or requ ire additional information, 

please do not hesitate to contact the undersigned. 

 

Respectfully, 

THE BIGLIERI GROUP LTD. 

   

Melinda Holland, M.Pl. 

Planner 

 

Cc:   Mr. Vince Nigro, Avonmore Ventures 


