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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 has been 

prepared in support of an application for a Zoning 

Bylaw Amendment to the City of Pickering’s Zoning 

By-law 3037. The proposed amendment will permit 

the development of 178 stacked-townhouse units 

on a 2.30 hectare (5.68 acres) property (the 

“subject site”) located northeast of the Brock Road 

North and William Jackson Drive intersection in the 

City of Pickering. 

 

The City of Pickering Official Plan designates the 

subject site as a Mixed Use Area, particularly, Mixed 

Corridors which permit residential, retail and special 

purpose commercial uses. The Mixed Corridors 

designation permits a Net Residential Density of 

over 30 and up to and including 140 dwellings per 

net hectare. The proposed residential development 

of 178 stacked townhouse units on a net 

developable area of 1.47 hectares proposes a 

residential density of 121 units per net hectare in 

keeping with the intent of the Official Plan.  

 

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”. Since the existing 

zoning does not conform to the designations of the 

City of Pickering Official Plan or the Duffin Heights 

Development Guidelines, 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 Report concludes that the 

proposed residential development is consistent 

with the applicable policy framework articulated in 

the Provincial Policy Statement, the Growth Plan for 

the Greater Golden Horseshoe, the Region of 

Durham Official Plan and the City of Pickering’s 

Official Plan. All of the aforementioned plans 

support residential development on greenfield 

lands within settlement area boundaries. This report 

has considered in detail the existing and planned 

surrounding land use framework and the merits of 

the proposed residential development in this 

context. This Planning Rationale Report will further 

evaluate the merits of the application in the context 

of all applicable provincial, regional and municipal 

policies. It will also consider the existing and 

planned surrounding land use framework and the 

merits of the proposed residential development in 

this context.  
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2.0  
LOCATION AND 

SURROUNDINGS 

2.1 The Subject Site 

 

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 (Figure 1). The 

subject lands represent an assembly of three 

separate parcels having a total area of 2.30 

hectares (Figure 2). Together, the three parcels 

create a comprehensive development block with  

 

suitable access from William Jackson Drive.  

 

Infrastructure Ontario owns a portion of the subject 

site. A land exchange is currently in progress and 

Infrastructure Ontario will be severing a small 

portion of the parcel to the south of the site to 

provide access to the landlocked parcel. This 

transaction is currently being coordinated by the 

City of Pickering. The exact size and location of this 

parcel has already been determined and 

communicated to our client by Infrastructure 

Ontario and has therefore been included as part of 

the subject site. This administrative process is 

currently being finalized and our client awaits 

further direction on the matter from the City of 

Pickering and Infrastructure Ontario.  

  

Figure 1 – Site Location 
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2.2 Surrounding Area 

 

The subject site is generally located southeast of 

the major intersection of Brock Road and Taunton 

Road. The site is located along the Brock Road 

corridor which provides direct access to Highway 

407 to the north and Highway 401 to the south. 

Brock Road also provides a direct connection to the 

Pickering City Centre, a central hub of commercial, 

institutional, recreational, and employment 

opportunities in the City of Pickering. Brock Road 

south provides a connection to Bayly Street where 

the Pickering Go Station is located which provides 

regional access to adjacent municipalities.   

 

The site is bound by Urfe Creek to the east, CPR 

Rail to the north, Brock Road to the west and 

William Jackson Drive to the south. The area is 

predominantly medium density residential housing. 

There is also a recreational sports field and the 

Pickering Golf Club located within close proximity.  

 

To the immediate North (Figure 3) of the subject site 

is the Canadian Pacific Rail line overpass and 

undeveloped natural areas.  

 

To the immediate East (Figure 4) of the subject site 

is Urfe Creek and undeveloped natural areas.  

 

To the immediate South (Figures 6) of the subject 

site is new medium density residential development, 

in the form of semi-detached houses and 

townhouses. There is a new public park to the 

immediate south of the site which is currently being 

planned and developed by the City of Pickering. 

The Pickering Golf Club is located to the southeast 

and Duffin Meadows Cemetery is further south of 

the subject site.   

 

To the immediate West (Figures 5) of the subject 

site is Brock Road with new medium density 

residential development located on the west side of 

Brock Road. The City of Pickering Operations 

Centre is to the southwest.  

  

 

 

Figure 2 – Subject Site and Location 
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’ 

Figure 3 – CP Rail Line Overpass to North 

 

 

 

 

Figure 4 – Urfe Creek Valley Lands to East 

 

 

 

 

  

Figure 5 – Residential to West 

 

 

Figure 6 – Residential to South 

 

 

 

 

Figure 7 – Residential to South 

 

 

 

 

 

Figure 8 – Residential to South 
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2.3 Transportation 

Network 

 

All roads surrounding the subject site are under the 

jurisdiction of the City of Pickering. William Jackson 

Drive is a local road generally oriented north-south 

connecting Brock Road to Taunton Road. The 

subject site is located on the portion of the road that 

runs east-west which connects to Taunton Road. It 

has a 2-lane urban cross-section with an unposted 

statutory speed limit of 50 km/h. 

 

Starboard Mews is a north-south public laneway 

servicing residents of Starboard Mews connecting 

William Jackson Drive via two access points, one 

directly to the north and one to the south via Calico 

Mews. 

 

Earl Grey Avenue is a local 2-lane residential road 

with an unposted statutory speed limit of 50 km/h. 

Earl Grey Avenue intersects William Jackson Drive 

at a stop controlled intersections south and east of 

Calico Mews and Starboard Mews respectively. 

 

The subject site has excellent access to the 

Provincial and Regional transportation system 

given its proximity to both Highway 401 and 

Highway 407.  

 

Brock Road is a Regional Arterial Road running 

north-south that provides direct access to Highway 

407 and Highway 401 which runs east towards 

Oshawa and West towards Markham and Toronto. 

Taunton Road is also Regional Arterial road that 

runs east-west which provides access to adjacent 

municipalities in the Region of Durham. 

 

Durham Region Transit (DRT) currently operates 

one transit route near the site with bus stops 

located on Zents Drive at Brock Road and William 

Jackson Drive at Misthollow Drove. Route #112 

(Brock) provides north-south service along Brock 

Road. The route provides headways of 15-minutes 

during the weekday peak hours, and 30-minute 

headways during the Saturday peak hours, and 60- 

minute headways during the Sunday peak hours. 

The route provides service provides direct transfers 

to Pickering GO Station. 

 

William Jackson Drive and Earl Grey Avenue 

provide sidewalks on one side of the roadway. 

There is no sidewalk provided on Starboard Mews 

due to the laneway constraints. A multi-use path is 

located along the east/south side of William 

Jackson Drive extending from Brock Road to a point 

east of Earl Grey Avenue. 

 

Bicycle lanes are not currently provided on any 

streets within the study area. However, the William 

Jackson multi-use path provides an off-street 

bicycle route from Brock Road to Earl Grey Avenue. 
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3.0  
PROPOSAL 

3.1 Description of the 

Proposed 

Development 

 

The proposed development will include 178 four-

storey stacked townhouse units with a single 

vehicular access from William Jackson Drive 

(Figure 9). The built form of the proposed stacked 

townhouses is oriented in rows with pedestrian-only 

walkways separating each of the rows of stacked 

townhouses. The proposed development has been 

designed to separate cars and pedestrians. All cars 

are directed to the underground parking ramp 

entrance at the northwest corner on the site.  

 

 

The proposed development consists of 178 stacked 

townhouse units, shown conceptually as 89 

modules having 2 units per module. Resident and 

visitor parking will be provided via one level of 

underground parking provided at a rate of 1.75 

spaces per unit for residents and a rate of 0.18 

spaces per unit for visitors. Therefore, there is a 

total need of 312 parking spaces for residents and 

33 parking spaces for visitors. All resident parking 

will be provided underground. Visitor parking will be 

located primarily underground but a few visitor 

parking spaces and accessible parking spaces will 

be provided above ground.  

 

The internal road network consists of two streets 

that are private roads. Landscaped walkways are 

proposed to provide pedestrian access to all units 

from the private roads and to provide a connection 

to the public park to the south and through the site 

as well. Loading areas are provided to serve each 

of the rows of housing which have a dual purpose 

as emergency/fire access. Landscaping will be 

provided strategically on site to enhance the 

proposed pedestrian walkways. 

 

Access to the natural heritage corridor along Urfe 

Creek to the east of the site could potentially be 

realized in the form of a trail system to increase 

Figure 9 – Proposed Conceptual Site Plan 

 



  William Jackson Drive, Pickering 

Planning Rationale Report 

November 2017 

 

7 

 

access for local residents to open space in the 

neighbourhood. 

 

3.2 Required Approvals 

 

The proposed development conforms to the City of 

Pickering Official Plan and the Duffin Heights 

Neighbourhood Development Guidelines. 

Therefore, no Official Plan Amendment is required. 

 

The City of Pickering Zoning By-law zones the 

property as Agricultural, “A”. Since the existing 

zoning does not conform to the designations of the 

City of Pickering Official Plan or the Duffin Heights 

Neighbourhood Development Guidelines, 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.  

 

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 5.6 of this Report.  

 

Draft Plan of Subdivision, Draft Plan of 

Condominium and Site Plan Approval applications 

will also be submitted in support of this application 

at a later date.   
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4.0  
POLICY 

CONTEXT 

4.1 Overview 

 

The proposed development is supportive of 

numerous policy directions set out in the Provincial 

Policy Statement, Growth Plan or the Greater 

Golden Horseshoe (2017), the Region of Durham 

Official Plan and the City of Pickering Official Plan.  

 

4.2 Provincial Policy 

Statement (2014) 

 

The Provincial Policy Statement (PPS) provides 

overall direction on matters of provincial interest 

that must be reflected in municipal planning 

decisions. The PPS was issued under Section 3 of 

the Planning Act and provides provincial direction 

in terms of land use planning and development in 

Ontario. The current PPS document was issued by 

the Province of Ontario and came into effect on 

April 30, 2014. Decisions related to planning 

matters including official plan amendment 

applications made under the Planning Act, “shall be 

consistent with” the PPS.  

 

The Provincial Policy Statement encourages 

efficient land use and development patterns to 

support healthy, livable and safe communities by 

promoting efficient development and land use 

patterns which support intensification and 

redevelopment within settlement areas to support 

the objectives for urban growth and efficiency 

(Policy 1.1.1 and 1.1.2). The PPS states that 

settlement areas shall be the focus of growth and 

development and their vitality and regeneration 

shall be promoted. Land use within settlement 

areas shall be based on densities and a mix of land 

uses which efficiently use land and resources, 

efficiently use infrastructure and public service 

facilities, support active transportation and are 

transit-supportive (1.1.3.2.a). Further, land use 

patterns within settlement areas shall provide a 

range of uses and opportunities for intensification 

and redevelopment (1.1.3.2. – 1.1.3.7). 

 

With respect to housing, Policy 1.4.3 requires for 

provisions to be made for an appropriate range and 

mix of housing types and densities to meet 

projected requirements of current and future 

residents, by: 

• permitting and facilitating all forms of 

housing and residential intensification; 

• directing the development of new housing 

towards locations where appropriate levels 

of infrastructure and public service facilities 

are or will be available; 

• promoting densities which efficiently use 

land and resources and support active 

transportation and transit in areas where it 

exists; and  

• establishing development standards for 

residential intensification, redevelopment 

and new residential development which 

minimize the cost of housing and facilitate 

compact form.  

 

With respect to public spaces and open space, 

Policy 1.5.1 provides that healthy active 

communities should be promoted by: 

• planning public streets, spaces and 

facilities to be safe, meet the needs of 

pedestrians, foster social interaction and 

facilitate active transportation and 

community connectivity; 

• planning and providing for a full range and 

equitable distribution of publicly-accessible 

built and natural settings for recreation, 

including facilities, parklands, public 

spaces, open space areas, trails and 

linkages, and, where practical, water-based 

resources; and, 

• recognizing provincial parks, conservation 

reserves, and other protected areas, and 

minimizing negative impacts on these areas. 

 

The PPS addresses the effective use of 

infrastructure, including public service facilities, 
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services, and transit. Policy 1.6.1 addresses the 

efficient and cost-effective use of infrastructure and 

public service facilities, which shall be provided to 

consider impact from climate change and projected 

needs. The use of existing infrastructure and public 

service facilities should be optimized (1.6.3) and 

public service facilities should be co-located in 

community hubs, to promote cost-effectiveness 

and facilitate service integration, access to transit 

and active transportation (1.6.5).  Sewage, water 

and stormwater shall be designed to promote 

efficient use and optimization of existing services 

(1.6.6). Transit and land us shall be considered so 

as to promote minimization of the length and 

number of vehicle trips and support current and 

future use of transit and active transportation (1.6.7).  

 

With respect to long-term economic prosperity, 

Policy 1.7.1 of the PPS states that long-term 

economic prosperity will be supported by 

optimizing the use of land, resources, infrastructure 

and public service facilities, encouraging a sense 

of place by promoting well-designed built form. 

 

With respect to energy conservation, air quality and 

climate change, Policy 1.8.1 of the PPS requires 

that planning authorities support energy 

conservation and efficiency, improved air quality, 

reduced greenhouse gas emissions, and climate 

change adaptation through land use and 

development patterns which: promote compact 

form and a structure of nodes and corridors; 

promote the use of active transportation and transit 

in and between residential, employment, 

institutional and other areas; and improve the mix 

of employment and housing uses to shorten 

commute journeys and decrease transportation 

congestion. 

 

Policy 2.1 on Natural Heritage features addresses 

the protection of natural features and areas for the 

long term. Development and site alteration shall not 

be permitted in significant wetlands (2.1.4). Further, 

development and site alteration shall be restricted 

in or near sensitive surface water features and 

sensitive ground water features so that these 

features and their related hydrological functions will 

be protected, improved or restored (2.2.2).  

 

The proposed residential development is consistent 

with the PPS’s intensification and redevelopment 

objectives and the overall intent of the PPS. For the 

reasons set out in the Planning Analysis section of 

this Report (Section 5.0), it is our opinion that the 

proposal is consistent with the Provincial Policy 

Statement. The proposed residential development 

will: 

• Aid in increasing the current mix of 

residential uses in the area surrounding the 

subject site to promote efficient 

development and land use patterns;  

• Incorporate intensification and 

redevelopment in the Duffin Heights 

Neighbourhood to aid in diversifying the 

existing housing supply;  

• Provide for an appropriate mix and range of 

residential typologies to meet long-term 

needs of future and existing residents in 

Pickering; 

• Encourage more compact form and 

densities that allow for the efficient use of 

land, infrastructure and public service 

facilities; 

• Promote a land use pattern that is compact 

in form which provides direct access to 

forms of active transportation and transit; 

and,  

• Protect the long-term ecological function 

and biodiversity of natural heritage systems; 

 

4.3 Growth Plan for the 

Greater Golden 

Horseshoe (2017) 

 

The Growth Plan for the Greater Golden Horseshoe 

(“Growth Plan”) was approved under the authority 

of the Places to Grow Act, 2005 by the Lieutenant 

Governor in Council of the Province of Ontario, and 

came into full force and effect on June 16, 2006.  

The update for the Growth Plan for the Greater 

Golden Horseshoe, 2017 was released on May 18, 

2017. It came into effect on July 1, 2017, replacing 

the Growth Plan for the Greater Golden Horseshoe, 

2006. The Growth Plan provides a framework for 

managing growth in the Greater Golden Horseshoe 

including: direction of where and how to grow, the 

provision of infrastructure to support growth, and 

protecting natural systems and cultivating a culture 

of conservation. The Growth Plan carries forward 

many of the principles and policies of the PPS 

relating to transit, land use and conservation. 
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Similar to the PPS, the Growth Plan supports 

residential intensification and redevelopment within 

built-up urban areas to promote transit accessibility 

and forms of active transportation. Under the 

Growth Plan, new development in designated 

settlement areas will be planned, designated, 

zoned, and designed in a manner that contributes 

to creating complete communities, create street 

configuration, densities, and an urban form that 

supports walking, cycling, and the early integration 

and sustained viability of transit services. New 

development will provide a diverse mix of land uses 

to support vibrant neighbourhoods and create high 

quality public open spaces with site and urban 

design standards that support opportunities for 

transit.  

 

Section 2.1 of the Growth Plan states: 

 

Better use of land and infrastructure can be 

made by directing growth to settlement areas 

and prioritizing intensification, with a focus on 

strategic growth areas, including urban growth 

centres and major transit station areas, as well 

as brownfield sites and greyfields. 

Concentrating new development in these areas 

provides a focus for investments in transit as 

well as other types of infrastructure and public 

service facilities to support forecasted growth, 

while also supporting a more diverse range and 

mix of housing options.  

 

Policy 2.2.2 of the Growth Plan seeks to 

accommodate a minimum of 60 percent of all 

residential development within the delineated built -

up area. Policy 2.2.2(4) provides that municipalities 

shall develop a strategy to achieve the minimum 

intensification target and intensification throughout 

delineated built-up areas, which will encourage 

intensification, identify the appropriate type and 

scale of development, and ensure lands are zoned 

and development is designed in a manner that 

supports the achievement of complete 

communities.  

 

Policy 2.2.6 provides that municipalities will support 

the achievement of complete communities by 

supporting intensification, planning to 

accommodate forecasted growth, planning to 

achieve the minimum intensification and density 

targets, and considering the range and mix of 

housing options and densities of existing housing 

stock.  

 

Policy 3.2.2 addresses transportation system 

planning, land use planning and transportation 

investment which shall be co-ordinated. 

Transportation shall, among other matters, be 

planned to offer a valance of transportation choices 

that reduce the reliance on the automobile and 

promote transit and active transportation.  

 

Policy 4.2.2 on Natural Heritage Systems provides 

that new development or site alteration will 

demonstrate that no negative impacts on key 

natural heritage features or key hydrologic features 

or their function. 

 

Policy 4.2.5 on Public Open Space provides that a 

system of publicly-accessible parkland, open 

space, and trails, including in shoreline areas, must 

demarcate where public access is not permitted, 

shall be based on a co-ordinated approach to trail 

planning and development and is based on good 

land stewardship practices for public and private 

lands.  

 

The proposed residential development conforms to 

the Growth Plan, and in particular, the policies 

promoting intensification.  For the reasons set out 

in the Planning Analysis section of this Report 

(Section 5.0), it is of our opinion that the proposal 

conforms to the Growth Plan for the Greater Golden 

Horseshoe. The proposed residential development 

conforms to the Growth Plan’s framework for 

managing growth because:  

• It is located on an underutilized property 

within the settlement area for the City of 

Pickering; 

• It will assist the City of Pickering in 

achieving the projected population growth 

set out by the Growth Plan; 

• Through it’s design, it will encourage active, 

healthy living that complements the 

creation of a vibrant, thriving community;  

• Its compact form is sensitive to the 

protection of surrounding natural heritage 

systems and water resources; and, 

• The development will allow for the creation 

of additional public open space and 

provide opportunities for connections to 

existing trail systems. 
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4.4 The Region of 

Durham Official Plan 

(2015) 

 

The Durham Regional Official Plan (office 

consolidation June 26, 2015) was approved by the 

Minister of Municipal Affairs and Housing on 

November 23, 1993. The Durham Regional Official 

Plan has been updated to include growth targets 

and policy directions established by the Growth 

Plan for the Greater Golden Horseshoe. This 

Regional Official Plan Amendment (ROPA No. 128) 

was approved by Regional Council on June 3, 2009 

and approved at the OMB on January 9, 2013.  

 

The subject site is designated as Living Areas in the 

Region of Durham Official Plan (Figure 10). The 

Plan’s stated goals for lands within a Living Area 

(Section 1.3.1) include, but are not limited to, the 

following: 

• To encourage development that utilizes 

land efficiently; 

 

 

 

• To protect significant features and 

functions of the natural environment; 

• To encourage development that will not  

have  adverse  cumulative  impacts  on  the 

natural, built and cultural environment; 

• To increase employment opportunities 

through commercial uses to create healthy 

and complete, sustainable communities 

that balance growth in population with 

growth in employment; 

• To encourage a mix of housing by type, size 

and tenure; and 

• To create living environments that are 

people-oriented and support all active 

transportation and all transportation modes. 

 

The Regional Plan supports opportunities to 

increase the supply of housing in Urban Areas 

through intensification, including the creation of 

new residential units on vacant or undeveloped 

lands through infilling Urban Areas (Policy 4.3.2). 

 

New residential development is essential to 

regional population growth, and the Region’s 

Figure 10 – Region of Durham Official Plan Schedule A Regional Structure  
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Official Plan policies allow the Region to reach its’ 

fullest growth potential. Goals and Objectives as 

found in Section 8 (Urban System) include, among 

other matters, the following:  

• To establish an Urban System of distinct 

Urban Areas that are adaptable and able to 

evolve into healthy and complete 

sustainable communities that balance 

growth in population with growth in 

employment; 

• To provide compact, efficient and 

accessible Urban Areas comprised of 

mixed uses; 

• To protect key natural heritage or 

hydrologic features and functions located 

within or outside of Urban Areas from the 

impacts of urbanization; 

• To integrate nature into the urban fabric of 

the Region; 

• To create people-oriented places that are 

accessible by public transit and an 

extensive pedestrian network, including 

civic squares, parks and walkways; and,  

• To develop Waterfront Places as focal 

points along the Lake Ontario Waterfront. 

 

The proposed residential development is consistent 

with the policies as outlined for Living Areas in the 

Regional Official Plan as follows:  

• The subject site is an underutilized parcel 

of land that is within the current urban 

boundary of the City of Pickering; 

• The proposed Conceptual Site Plan 

represents an efficient and compact form of 

development; 

• The proposed development includes an 

internal site design and layout to ensure 

appropriate traffic movement and sharing 

between pedestrians, cyclists and vehicles;  

• The plan proposes a mix of unit sizes and 

types to accommodate the needs of 

different types of buyers to address various 

socioeconomic requirements; and,  

• The proposed development has been 

designed to provide appropriate setbacks 

to the natural heritage features to the east 

of the property, while providing 

opportunities for recreational activities for 

residents with potential trail connections for 

the larger public.  

 

The proposed residential development meets the 

intensification, revitalization and density objectives 

of the Durham Regional Official Plan. 

 

4.5 The City of Pickering 

Official Plan (2017) 

 

The City of Pickering Official Plan was approved by 

Durham Region on September 24, 1997. The 

current office consolidation came into force in 

September of 2017.    

 

The Official Plan divides the City into three main 

systems: Ecological, Rural and Urban Systems 

(Policy 2.1).  These systems are interconnected and 

must be considered together when reviewing 

potential development (Policy 2.2). The Official Plan 

also contains Strategic Policies on Land Use, 

Transportation, Economic Development and 

Strategy, Housing, Community Services, Cultural 

Heritage, Community Design and Resource 

Management. Further, Neighbourhoods have 

specific policies that address development.  

 

The City of Pickering Official Plan designates the 

subject lands as a Mixed Use Area, particularly, 

Mixed Corridors (Figure 11). The following Sections 

will address how the proposed development 

conforms to the general intent of the City of 

Pickering Official Plan. 

 

4.5.1 The Planning Framework – 

Three Interrelated Systems 

 

The City of Pickering land use system is divided into 

three subcategories, including Urban Systems, 

Rural System and Ecological Systems. The Official 

Plan contains principles, goals and policies for 

these categories which in turn govern the integrated 

set of land use designations that establish the 

existing and future needs of the City of Pickering.  

 

4.5.1.1 Ecological System  

 

The City of Pickering Official Plan contains goals 

and policies for the preservation of its ecological 

system which focus on conserving natural 

resources, promoting ecosystem diversity and 

stability, and involving residents, landowners, 

public agencies and others in making decisions 

concerning the ecological system (2.3).  
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The eastern portion of the subject site is located 

within a Shoreline and Stream Corridor as per Map 

2 –Watersheds, Streams and Valleys in the Official  

Plan (Figure 12). The eastern portion of the site is 

also identified as a natural Corridors area as per 

Map 7 - Natural Systems Plan (Figure 13). Also, 

Map 4 - Forest, Field and Hedgerows identifies this 

eastern portion as a Forest (Figure 14). Policies as 

they relate to these environmental classifications 

are considered in greater detail in Section 5.5.9 of 

this Report.  

 

The three important natural areas identified by the 

Official Plan are broken down into Core Areas, 

Corridors and Linkages. Corridors are defined by 

the Official Plan as linear features that also have 

important biological, physiographic or hydrologic 

attributes.  They may be natural systems such as 

streams, lakeshores, slopes and ravines. Corridors 

usually connect and support core areas (Policy 2.3). 

 

The Official Plan provides direction regarding open 

space systems throughout the City (Policy 3.5). The  

site is adjacent to Natural Areas which permits 

multiple uses, such as: Conservation, 

environmental protection, restoration, education,  

 

passive recreation, and similar uses (Table 3 of the 

City of Pickering Official Plan - Open Space System: 

Permissible Uses by Subcategory). 

 

4.5.1.2 Urban System 

 

Healthy Urban Systems require a diversity of 

buildings, uses, facilities, experiences and 

opportunities.  The stated goals of the Official Plan 

for Urban Systems areas encourage “complete” 

communities with a wide mix of uses and activities 

and recognize the interconnectedness with local 

culture, economy, and identity (Policy 2.6). 

 

The Official Plan addresses the need for new 

development to be in close proximity to one another 

through well-designed, compact urban form, and to 

make efficient use of infrastructure, land, and 

services.  Additionally, developments should 

encourage alternative modes of transportation and 

improve the physical design of neighbourhoods, 

streets, and the public realm (Policy 2.7). 

Neighbourhoods are the backbone of the urban 

system and each neighbourhood has its own 

distinct character and identity (Policy 2.9).   

 

Figure 11 – City of Pickering Official Plan Schedule I Land Use Structure 

 



 The Biglieri Group Ltd. 

20 Leslie Street, Suite 121, Toronto ON M4M 3L4 

T 416-693-9155  |  F 416-693-9133 

 

 

14 

 

The South Pickering Urban Area is forecasted to 

accommodate a population target growth of 

100,500 people for the year 2016, and an 

employment target of 51,200 jobs for the year 2016 

(Policies 2.10 and 2.11). The City of Pickering 

endeavours to accommodate the majority of 

employment growth in Mixed Use Areas, 

Employment Areas and Regional Nodes as 

designated on Schedule I. 

 

4.5.2 Land Use – Chapter Three 

 

The City of Pickering Official Plan provides policy 

direction on strategies for land uses. The Official 

Plan identifies eleven different “primary land use 

categories”. The Land Use Goal of the Official Plan 

is to promote an efficient and integrated land use 

strategy to protect and enhance the rural and 

ecological systems, which leads to a more 

complete, compact and liveable urban system 

(Policy 3.1).  

 

The Land Use Objectives include, but are not 

limited to the following (Policy 3.2): 

• While maintaining the character of stable 

residential neighbourhoods, increasing the 

variety and intensity of land uses and 

activities in the urban area, particularly on 

lands designated Mixed Use Areas, 

Regional Nodes and Employment Areas; 

and, 

• Protect the City’s significant and sensitive 

natural resources and systems from 

inappropriate land uses and activities. 

 

These land use objectives have helped inform the 

design initiatives of the proposed development 

which will be discussed in greater detail throughout 

this Report.  

 

The subject lands are designated as Mixed 

Corridors and Natural Areas as per Schedule I of the 

Official Plan. The Land Use Category for Mixed Use 

Areas – Mixed Corridors states that the criteria for 

determining subcategories is “the location, scale 

and relative number of people served by the Mixed 

Use Area”. Whereas, the Natural Areas designation, 

under the category of Open Space System has 

been determined based on “the area’s ability to 

withstand human activity without impairing 

significant ecological functions or endangering  

 

Figure 12 – City of Pickering Official Plan Map 2 Watersheds, Streams and Valleys 
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human life/property and locations within the Oak 

Ridges Moraine”. 

 

The City of Pickering Official Plan contains policies 

for Open Space Systems. Table 3 of the Official 

Plan provides permissible uses by subcategory for 

the Open Space Systems. The Table states that 

restrictions and limitations on the uses permissible, 

arising from other policies of this Plan, will be 

detailed in zoning by-laws. The Natural Areas 

designation permits the following permitted uses. 

 

Natural Areas: 

• Conservation, environmental protection, 

restoration, education, passive recreation, 

and similar uses; 

• Agricultural uses outside of valley and 

stream corridors, wetlands, environmentally 

significant areas, and areas of natural and 

scientific interest; 

• Existing lawful residential dwellings; a new 

residential dwelling on a vacant lot. 

 

Table 5 of the Official Plan provides a breakdown of 

permissible uses for Mixed Use subcategories. The 

permissible uses for Mixed Corridors areas include 

all uses permissible in Local Nodes and Community 

Nodes, at a scale and intensity equivalent to 

Community Nodes, as well as special purpose 

commercial uses. The following uses are thereby 

permissible as per the Local Nodes and Community 

Nodes designations: 

➢ Residential; 

➢ Retailing of goods and services generally 

serving the needs of the surrounding 

neighbourhoods; 

➢ Offices and restaurants; 

➢ Community, cultural and recreational uses; 

➢ All uses permissible in Local Nodes and 

Community Nodes, at a larger scale and 

intensity, and serving a broader area.  

➢ Special purpose commercial uses. 

 

Further, 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, 

 

Figure 13 – City of Pickering Official Plan Map 7 Natural Systems 
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• Maximum Floorspace Index (total building 

floorspace divided by total lot area) – up to 

and including 2.5 FSI. 

 

The proposed residential development of 178 

stacked townhouse units proposes a residential 

density of 121 units per hectare in keeping with the 

intent of the Official Plan. The proposed 

development does not propose any retail or 

commercial uses.  

 

The proposed development does not propose any 

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 subject 

site for these reasons.  

 

The proposed development has total GFA of 

approximately 17,200 square metres or 1.72 

hectares over the total net developable area of 1.47 

hectares. Therefore, the proposed development 

has a Floor Space Index (FSI) of 1.17, in keeping 

with the maximum permitted by the Official Plan.  

 

The City of Pickering Official Plan states that Mixed 

Use Areas are areas and corridors of development 

having the highest concentration of activity in the 

City and the broadest diversity of community 

services and facilities. To ensure that Mixed Use 

Areas are appropriately sized relative to the people 

and area intended to be served, minimum and 

maximum residential densities, maximum 

floorspace limits for the retailing of foods and 

services, and maximum building floor space indices 

are established for each of the subcategories. In 

establishing performance standards, restrictions 

and provisions for Mixed Use Areas, shall have 

particular regard to the following (Policy 3.6.d): 

• Encouraging development in an integrated 

manner for a wide variety of uses and 

purposes; and 

• Encouraging intensification over time, up to 

the maximum net residential densities and 

maximum floorspace indices. 

 

The proposed development has been designed in 

accordance with the intensification and density 

objectives of the Official Plan as discussed. The 

proposed development encourages increased 

development in the Duffin Heights neighbourhood 

through the development of an underutilized vacant  

Figure 14 – City of Pickering Official Plan Map 4 Forest, Field and Hedgerows 
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site, at a medium density in keeping with the 

surrounding residential area.  

 

Further, the Official Plan seeks to ensure that Mixed 

Use Areas are designed and developed consistent 

with the community design provisions of the Official 

Plan, through Chapters Nine and Thirteen, and any 

development guidelines that may be established in 

a Part Three Neighbourhood Plan (Chapter Eleven) 

(Policy 3.6.f). These sections are reviewed in 

greater detail below.  

 

4.5.3 Transportation – Chapter Four 

 

Chapter 4 of the City of Pickering Official Plan 

provides policy direction for the goals and 

objectives of the City’s transportation system.  The 

Official Plan recognizes the diverse transportation 

needs of residents and businesses throughout the 

City (Policy 4.1) which includes private automobiles, 

public transit, cycling, and so on, for users with 

various levels of personal mobility (Policy 4.2).  

 

 

 

Schedule II – Transportation System identifies 

existing and future roads. Brock Road and Taunton 

Road are both identified as Type A Arterial Roads. 

William Jackson Drive is identified as a Future 

Collector Road. William Jackson Drive has been 

fully constructed since the implementation of the 

Official Plan in 2010 (refer to Figure 15).  

 

The policies for Integrated Transportation Systems 

(4.4) recognize the interrelationships between 

freeways, Go Transit lines, arterial and collector 

roads, transit spines, local roads, pedestrian and 

bicycle connections, and trails. The Official Plan 

seeks to enhance the quality, safety and 

convenience of the transportation system by 

requiring neighbourhood, site and road designs 

that support pedestrians, permit cycling and 

encourage local transit use, while accommodating 

vehicular traffic (4.4.c). The Official Plan also seeks, 

where appropriate, to provide for local road, 

bikeway and trail connections in the urban and rural 

areas to link people, places and activities (4.4.e).  

 

A Traffic Impact Study was prepared by The 

Municipal Infrastructure Group in accordance with 

Figure 15 – City of Pickering Official Plan Schedule II Transportation System 
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the policies of the Official Plan in support of the 

proposed development. The existing transportation 

network can accommodate the traffic generated 

from the proposed development. The traffic impact 

analysis for the proposed development is provided 

in Section 5.0 of this Report.  

 

4.5.4 Housing - Chapter Six 

 

Chapter 6 of the Pickering Official Plan details the 

City’s goals and objectives for housing in the Urban 

System.  The housing strategy calls for a wide 

variety of housing forms, tenure, and types to meet 

the evolving needs of the community.  

 

The City of Pickering Housing Goal is to encourage 

a broad diversity of housing by form, location, size, 

tenure, and affordability within the neighbourhoods 

(Policy 6.1) and to ensure there is an adequate 

supply of housing throughout the City (Policy 6.2).  

 

The City will provide an adequate supply and mix of 

housing by: 

• maintaining a minimum 10 year supply of 

residentially designated lands to meet 

anticipated long term housing demands; 

• maintaining a minimum 3 year supply of 

residential land in the form of draft 

approved plans and/or registered plans, to 

meet anticipated short term housing 

demands; 

• encouraging the production of new 

residential dwelling units in accordance 

with housing targets for average annual 

production, unit mix, and location, as 

established in Appendix I - Quality of Life 

Indicators and Performance Targets; and 

• obtaining the following distribution of 

housing forms throughout the municipality 

during the timeframe of this Plan, 

o 57% single detached homes; 

o 12% semi-detached homes; 

o 19% attached homes; and 

o 12% apartments. 

 

Infill, intensification and redevelopment are 

encouraged forms of new development within the 

South Pickering Urban Area to support the City’s 

target to add 11,500 additional residential units 

(Policy 6.5). These developments should be 

directed to under-utilized or vacant blocks of land 

(6.5b) and should be designed as compact, cost-

effective, quality architectural designed housing 

forms (6.5d). 

 

The proposed development will consist of 178 

stacked-townhouse units. There will be two-

bedroom and three-bedroom units proposed as 

part of the proposed development to provide 

increased options for those looking to live in the 

Duffin Heights neighbourhood.    

 

The proposed development provides more variety 

to the existing surrounding neighbourhoods in 

terms of its tenure, scale, massing and height, 

which currently consists mostly of semi-detached 

homes and regular townhouses. The proposed mix 

of tenure, size, and unit types support the goals and 

objectives of the Official Plan’s Housing Strategy.  

 

4.5.5 Community Services – 

Chapter Seven 

 

The City of Pickering Official Plan contains policies 

regarding community services, but not limited to: 

integrating community services and land use 

planning (7.4); accommodating service needs (7.6); 

connected systems of parks, trails and 

greenspaces (7.7); and, Infrastructure (7.10).  

 

Policies on Infrastructure encourage appropriate 

intensification and use of existing municipal 

infrastructure, including roads and storm sewers, 

(7.10.a), regional infrastructure, including roads, 

piped water and sanitary sewers (7.10.b). The 

proposed development provides for intensification 

in the urban area of Pickering which is already 

serviced by all municipal services, with community 

services located in close proximity, including 

schools, parks and institutional uses.  

 

4.5.6 Community Design – Chapter 

Nine 

 

The City of Pickering Official Plan contains policies 

regarding Community Design which consist of ten 

community design concerns, including: human 

scale, pedestrian comfort, mixed uses, permeability, 

context, building adaptability, places versus 

buildings, attractive public spaces, legibility, and 

natural heritage. These concerns have been 

translated into objectives which set out the City’s 

overall approach to community design, and provide 

a means of identifying the strategic areas which 
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Pickering must focus on in order to achieve design 

excellence. The community design strategy also 

involves fifteen specific detailed design 

considerations that are important in defining and 

establishing the City’s image and form. These 

considerations are addressed in Section 5.5.11.  

 

The community design goal of the Official Plan is to 

promote developments at various scales which, 

through their adherence to principles of good, high 

quality community design, will produce built and 

natural environments that evoke a desirable image 

and sense of place for the City (9.1). The 

Community Design objectives in accordance with 

this main goal are as follows (9.2):  

• encourage the creation of an overall 

physical form for Pickering that is related to 

the scale and pace of pedestrians; 

• encourage private and public 

developments that offer pedestrians and 

users a high level of comfort, enjoyment 

and personal protection; 

• encourage private and public 

developments that provide an integrated 

mix of uses, activities and experiences; 

• encourage the design of road patterns, 

buildings and the spaces between them in 

a manner that supports an efficient public 

transit system and makes it easy for both 

pedestrians and vehicles to move about in 

a variety of directions; 

• 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; 

• 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; 

• encourage, where appropriate, the creation 

of landmarks and other distinctive elements 

including buildings, open spaces, 

landscapes and natural features that make 

it easy for people to understand where they 

are, and how they get to the various places, 

amenities and facilities they require 

• 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;  

• 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,  

• 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. 

 

The Planning Analysis section of this Report 

(Section 5.0) addresses how the proposed 

development will provide a built form and design 

that addresses these policies.  

 

4.5.7 Resource Management – 

Chapter 10  

 

The City of Pickering Official Plan contains policies 

on resource management with the main goal being 

to ensure the protection, conservation and 

enhancement of the City’s ecological features and 

functions, water, air, energy and other resources, 

as well as ensure the protection of people and 

property from environmental hazards (10.1). The 

City shall identify natural features to be protected 

and enhanced, maintain a system of core areas, 

corridors and linkages, encourage public and 

private conservation efforts, and promote 

renewable energy (10.2). Schedule III of the Official 

Plan designates the east portion of the site as 

Shorelines and Stream Corridors (Figure 16).  

 

Land stewardship shall include the protection of 

natural features and landscapes in their natural 

state by promoting and assisting in the 

rehabilitation and restoration of degraded 

landscapes, encouraging naturalized vegetated 

buffers adjacent to significant natural features and 

implementing soil erosion controls (10.3).  

 

The Official Plan contains policies on Resource 

Protection and Enhancement that are addressed 

through various policies, including policies on 

stream corridors (10.5), stormwater management 

(10.6), waste management (10.7), water and energy 

conservation (10.9), wetlands and environmentally 

significant areas (10.10), Lake Ontario Waterfront  
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and Frenchman’s Bay (10.14). These policies 

address the following: 

• promote the retention of watercourses, and 

valley and stream corridors in an open and 

natural state (10.5.a); 

• manage the quality and quantity of 

stormwater run-off being released in the 

City through promoting the use of 

stormwater management practices 

including naturalized methods and 

integration of stormwater quality and 

quantity features in open spaces (10.6.a 

and 10.6.c); 

• prepare an appropriate waste management 

strategy for households (10.7.d); 

• encourage the construction of water 

conserving and energy efficient buildings 

(10.9.a); 

• designate Wetlands and ESAs to increase 

awareness of these features and encourage 

the protection of these areas from 

development (10.10.a and 10.10.c); 

• designate the shoreline of Frenchman’s 

Bay and the Lake Ontario Waterfront as part 

of Shorelines and Stream Corridors to  

 

increase awareness of this area (10.14.a); 

and, 

• permit uses and activities along and 

adjacent to Frenchman’s Bay and the Lake 

Ontario Waterfront that promote the area as 

attractive, healthy and accessible, while 

protecting and/or enhancing ecological 

systems and the character of abutting 

neighbourhoods (10.14.b). 

 

An Environmental Impact Study has been prepared 

by Beacon Environmental in support of the 

proposed development and to address these 

policies of the Official Plan. This Report provides 

mitigation measures to ensure that the proposed 

development conforms to its regulatory and policy 

context which is outlined in greater detail in the 

Planning Analysis section of this Report (Section 

5.0). 

 

4.5.8  Urban Neighbourhoods – 

Duffin Heights - Chapter 12 

 

 

Figure 16 – City of Pickering Official Plan Schedule III Resource Management 
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The City of Pickering Official Plan contains policies 

on the development of the Duffin Heights 

Neighbourhood (Figure 17). The Duffin Heights 

Neighbourhood is bounded by West Duffin ’s Creek, 

the C.P. rail line, the Ajax-Pickering boundary, and 

the Ontario Hydro transmission corridor. The 

neighbourhood includes significant open space 

lands associated with the various tributaries of the 

East Duffins Creek; and includes the Grand Valley 

Park, and the southerly limit of the Seaton Hiking 

Trail. It has various land extensive commercial, 

community and cultural uses (primarily along Brock 

Road), including a cemetery, a farmers market, a 

landscape supplier, a golf course, a driving range, 

an auction barn, a place of worship/cultural centre, 

a contractors yard, and a gas station. The Brock 

West Landfill is located in the west end of the 

neighbourhood; an electric power generating 

facility is adjacent to the landfill site. The 

neighbourhood has environmentally sensitive areas 

associated with the West Duffins Creek, 

Ganatsekiagon Creek and Urfe Creek. The 

neighbourhood has two Detailed Review Areas 

within its boundary including the lands on both side 

of Brock Road. Council has adopted “Duffin  

 

 

Heights Neighbourhood Development Guidelines”, 

which apply to lands on both sides of Brock Road. 

 

The neighbourhood specific policies focus on a 

broad mix of housing by form, location, size and 

affordability within the neighbourhood (12.17.e); 

road design consistent with the Duffin Heights 

Neighbourhood Development Guidelines (12.17.f); 

and Lands designated as Mixed Use Areas – Mixed 

Corridors, should be designed to provide a strong 

and identifiable urban image with buildings closer 

to the street, safe pedestrian access and require 

multi-storey buildings with higher intensities rather 

than single or semi detached dwelling units 

(12.17h). 

 

The proposed development conforms to the land 

use, built form and design policies of the Duffin 

Heights Neighbourhood Policies. These 

considerations are reviewed generally in the 

Planning Analysis section of this Report (Section 

5.0) and will also be considered in greater detail at 

the detailed design stage for Site Plan Approval.   

 

 

 

Figure 17 – City of Pickering Official Plan Duffin Heights Neighbourhood 

 



 The Biglieri Group Ltd. 

20 Leslie Street, Suite 121, Toronto ON M4M 3L4 

T 416-693-9155  |  F 416-693-9133 

 

 

22 

 

 

4.5.9  Detailed Design 

Considerations – Chapter 14 

 

Chapter 14 of the Official Plan expands upon the 

goals and policies of Chapter Nine pertaining to  

Community Design. The design framework is 

grounded in ten community design concerns 

including, human scale, mixed uses, context, 

places versus buildings, legibility, pedestrian 

comfort, permeability, building adaptability, 

attractive public spaces and natural heritage. 

Detailed design considerations derived from these 

concerns identify the range of specific design 

matters for which policies are formulated. These 

considerations include: Community Image, 

Corporate Initiatives, Design with Nature, 

Development and Subdivision Design, Views and 

Vistas, Design of Public Open Spaces, 

Streetscapes, Human Scale, Design of Buildings, 

Personal Security, Barrier-Free Access, Public Art, 

Lighting, Signage and Pedestrian and Cycling 

Safety. These considerations are reviewed 

generally in the Planning Analysis section of this 

Report (Section 5.0) and will also be considered in 

greater detail at the detailed design stage for Site 

Plan Approval.   

 

4.5.10  Implementation and 

Development Review – 

Chapter 15 and 16 

 

Chapter 15 of the Official Plan addresses how the 

policies of the Official Plan will be implemented and 

Chapter 16 addresses the development application 

review process and requirements.  

 

Implementation of the policies of the Official Plan 

will occur through public and private initiatives 

under the Planning Act, the Municipal Act, the 

Heritage Act and other relevant provincial and/or 

municipal legislation. City Council requires 

applicants to consult with the City of Pickering prior 

to submitting an application for an official plan 

amendment, zoning by-law amendment, draft plan 

of subdivision, draft plan of condominium or site 

plan approval. The pre-submission consultation 

meeting will be held with the applicant, City staff 

and any other government agency or public 

authority that the City determines appropriate. At 

the pre-submission consultation meeting the list of 

required studies set out in Section 15.5A and 15.5B 

of the Official Plan will be scoped to address the 

required studies related to the application (15.2.a). 

A Pre-Consultation Meeting was held with the City 

of Pickering Planning Department and Agencies on 

April 28, 2017. A list of all required supporting 

documents was provided to The Biglieri Group 

addressing the submission requirements for the 

proposed development in accordance with Policy 

16.5A of the Official Plan. These documents have 

been prepared and submitted along with this 

Report.  

 

4.6 Duffin Heights 

Development 

Guidelines 

 

The subject site is designated as Brock Road 

Streetscape by the Duffin Heights Development 

Guidelines (the “Guidelines”) (Figure 18). The 

vision for the Neighbourhood is a cluster of 

separate but linked residential nodes centred 

around a mixed-use corridor. Open spaces, 

including trails, shall serve as a key organizing 

feature by physically linking the residential areas 

and by providing edge definition through 

development areas. In addition, open space shall 

contribute to the overall character by enhancing 

scenic quality and providing focal points for views. 

 

The neighbourhood shall be designed with the 

pedestrian in mind by providing appropriate 

facilities, scale, form and detail to promote walking 

and social interaction. Such facilities shall include 

an integrated pedestrian system of sidewalks, trails, 

village greens and a neighbourhood park (1.2).  

 

Development within Duffin Heights shall strive to 

achieve the design objectives and adhere to the 

policies of the City’s Official Plan, particularly, 

Chapter 9, “Community Design” and Chapter 13, 

“Detailed Design Considerations.” It is the intent of 

these guidelines to both further those objectives 

and embellish the ones listed below (1.1): 

• To create accessible pedestrian-oriented 

residential areas, distinct in character and 

harmonious with the larger neighbourhood; 

• To create a streetscape which is attractive, 

safe and encourages social interaction 

within the neighbourhood; 
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• To establish a central focus to the 

neighbourhood which is safe, lively and 

attractive; 

• To provide a diversity of uses to support 

neighbourhood and City functions; 

• To preserve and maintain the ecological 

function of the tableland forest and 

valleylands; 

• To promote site development and 

building/construction that is consistent with 

the City’s Sustainable Development 

Guidelines; and, 

• To provide a mix of housing types, forms, 

affordability and tenure, on a variety of lot 

frontages. 

 

Figure 18 – Duffin Heights Neighbourhood Development Guidelines 
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4.6.1 Public Realm & Open Space 

 

The guidelines state that development proposals 

shall undergo assessments of the vegetation areas 

and that edge management practices should be 

implemented to preserve and protect these areas 

(2.1.1.2; 2.1.2.3)). 

 

Pedestrian access is encouraged but shall be 

controlled through the provision of path systems 

that protect sensitive areas. The paths should be 

fully accessible to all and establish critical links to 

the community (2.1.5).  

 

The subject site is bordered by an open space 

system natural area to the east of the proposed 

developable area. There is opportunity for future 

trail connections through this area which would 

have to be further discussed and reviewed with the 

City of Pickering and Toronto and Region 

Conservation Authority. Edge management 

practices will be incorporated to preserve this 

natural corridor whilst providing pedestrian access 

along the boundary of the natural area for 

enjoyment of residents.  

 

The Guidelines contain direction for neighbourhood 

parks and village greens. While the proposed 

development does not require a public park, it 

incorporates outdoor amenity area which 

contributes to the overall larger parks and open 

space system with pedestrian path system 

connections (2.1.5). Residential units are 

encouraged to front Village Greens (2.1.5.6). All 

stacked townhouse modules within the proposed 

development are proposed to front open spaces to 

provide views and encourage increased pedestrian 

connectivity to these spaces.  

 

An integrated and fully accessible pedestrian 

system is a key element of the Duffin Heights 

Neighbourhood vision. Linking into this system is 

critical for all proposed developments (2.1.9.1). 

Major east-west connections shall occur along 

collector roads, and parks and north-south 

connections shall occur within open spaces 

including valley lands, woodlands, and the hydro 

corridors (2.1.9.2). There is a pedestrian pathway 

system proposed through the development to 

provide increased pedestrian access to the 

surrounding open space systems in the 

neighbourhood.  

 

4.6.2 Residential Neighbourhoods 

 

The residential neighbourhoods guidelines are to 

be read in conjunction with the policies of the City 

of Pickering Official Plan and Zoning By-law and will 

be subject to Architectural Control review. All 

development in residential neighbourhoods should 

provide a full range of housing type and tenure, and 

designed with variety in architecture styles and 

features (3.1.1.1; 3.1.1.3; 3.1.1.4). Access from 

sidewalks and public open spaces to primary 

entrances should be convenient and direct, and 

clearly visible (3.1.1.5; 3.1.1.6).  

 

To reinforce the road, lane and block pattern of the 

Duffin Heights neighbourhood, the 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. Buildings adjacent to open 

spaces should provide opportunities for overlook 

and a degree of enclosure according to the type of 

open space (3.1.2.1). 

 

Townhouses within the Duffin Heights 

neighbourhood shall be coordinated in a block-by-

block basis with attention to siting, massing, and 

facade design to avoid monotonous streetscapes 

(3.2.2.1). The proposed development provides an 

appropriate mix of unit sizes and types and 

provides connections to the public realm via a 

defined pedestrian trail system through the 

development. The stacked townhouse blocks will 

be designed on a block by block basis to ensure 

siting, massing, façade design and streetscaping is 

considered for each individual block.  

 

4.6.3 Road Network 

 

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 have two private roads that 

connect to the public road of William Jackson Drive. 

William Jackson Drive is classified as a Local Road 

which provides access to the proposed 

development from the southeast corner of the site.  

 

The proposed development has been designed in 

accordance with the Duffin Heights Neighbourhood 
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Development Guidelines. The proposed 

development will ensure conformity to the Duffin 

Heights Neighbourhood Development Guidelines 

through the detailed design stage during Site Plan 

control review.   

 

4.7 City of Pickering 

Zoning By-Law 3037 

 

The City of Pickering Zoning By-law 3037 zones the 

property as Agricultural, “A”. Since the existing 

zoning does not conform to the designations of the 

City of Pickering Official Plan or the Duffin Heights 

Development Guidelines, a Site-Specific Zoning By-

law Amendment will be requird to amend the zoning 

on the property to a zone category which reflects 

the Mixed Corridors and Brock Road Streetscape 

designations. An appropriate zoning category for 

the proposed development would be Multiple Unit, 

MU-___.  

 

A site-specific Zoning By-law Amendment will be 

required to address all provisions for each of the 

individual stacked townhouse rows on the subject 

site.   

 

The following exceptions are required to implement 

to proposed conceptual site plan: 

• 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 Zoning By-law Amendment 

Regulation 

 

Proposed Provision  

Permitted 

Uses 

Dwelling, Stacked 

  

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 

180 

Building 

Height 

(maximum) 

13.0 m 

Maximum 

Floor Space 

Index (FSI) 

2.5 

Parking 

Requirements 

(minimum) for 

Stacked 

Dwelling: 

1.75 parking spaces per 

dwelling unit plus 0.18 of a 

parking space per dwelling unit 

for visitors 

 

 

Accessible 

parking 

required 

2 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 

subject site is supportive of policy directions 

articulated in the Provincial Policy Statement, the 

Growth Plan for the Greater Golden Horseshoe, the 

Region of Durham and the City of Pickering, 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 178 

stacked townhouse units proposes a residential 

density of 121 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 subject 

site for these reasons.  

 

The proposed development has total GFA of 

approximately 17,200 square metres or 1.72 

hectares over the total net developable area of 1.47 

hectares. Therefore, the proposed development 

has a Floor Space Index (FSI) of 1.17, 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 density in keeping 

with the surrounding area. The proposed 

development would provide new dwellings with a 

variety of unit types and sizes that would 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 permits medium density 

development.  

 

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 and Brock Road Streetscape 

designations in the City of Pickering Official Plan via 

an appropriate zoning category and performance 

standards.  

 

5.3 Built Form and Urban 

Design 

 

It is of our professional opinion, that the proposed 

stacked townhouse development is appropriate 
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given its existing residential context within the 

Duffin Heights Neighbourhood, consisting largely 

of medium density residential development. The 

proposed stacked townhouses, at a height of four-

storeys, are in keeping with the built form and 

massing of surrounding development.  

 

The proposed development has been planned in 

accordance with the goals of 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 streetscape 

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. Pedestrian walkways are provided in 

between the rows of stacked townhouses that 

provide connections through the site, to William 

Jackson Drive and to the public park to the south of 

the site.  

 

The development also implements an 

environmental buffer with edge management 

planting to preserve and maintain the ecological 

function of the valleylands of Urfe Creek to the east 

of the site. Further, the proposed development will 

implement a mix of unit types and sizes to provide 

variety to affordability and tenure in the Duffin 

Heights Neighbourhood.  

 

5.3.1 Public Realm & Open Space 

 

The subject site is bordered by an open space 

system natural area. The eastern portion of the 

subject site forms part of the open space system 

and will remain undeveloped.  There is an 

opportunity for future trail connections through this 

area which would have to be further discussed and 

reviewed with the City of Pickering and Toronto and 

Region Conservation Authority. Edge management 

practices will be incorporated to preserve this 

natural corridor whilst providing pedestrian access 

along the boundary of the natural area for 

enjoyment of residents.  

 

While the proposed development does not require 

a public park, it incorporates outdoor amenity area 

in the form of linear parks separated from vehicular 

traffic along the frontages of all stacked townhouse 

rows. These linear parks provide connections to the 

public park to the south of the site (Duffin Heights 

Neighbourhood Development Guidelines, 2.1.5). All 

stacked townhouse modules within the proposed 

development are proposed to front landscaped 

pedestrian walkways to encourage increased 

pedestrian connectivity to the surrounding 

pedestrian network (Duffin Heights Neighbourhood 

Development Guidelines, 2.1.5.6). 

 

An integrated and fully accessible pedestrian 

system is a key element of the Duffin Heights 

Neighbourhood vision. Linking into this system is 

critical for all proposed developments (2.1.9.1). 

There is a pedestrian pathway system proposed 

through the development to provide increased 

pedestrian access to the surrounding open space 

systems in the neighbourhood (2.1.9.2) as well as 

the proposed private open space on the subject 

site. 

 

5.3.2 Residential Neighbourhoods 

 

All development in residential neighbourhoods 

should provide a full range of housing type and 

tenure, and designed with variety in architecture 

styles and features (3.1.1.1; 3.1.1.3; 3.1.1.4). 

Access from sidewalks and public open spaces to 

primary entrances should be convenient and direct, 

and clearly visible (3.1.1.5; 3.1.1.6). The proposed 

development provides an appropriate mix of unit 

sizes and types, with two-bedroom and three-

bedroom units, and provides connections to the 

public realm via a defined pedestrian trail system 

through the development.  

 

To reinforce the road, lane and block pattern of the 

Duffin Heights neighbourhood, the 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. Buildings adjacent to open 

spaces should provide opportunities for overlook 

and a degree of enclosure according to the type of 

open space (3.1.2.1). The proposed stacked 

townhouses on the subject site have been designed 

to provide a consistent relationship to the private 

internal streets as well as the public road of William 

Jackson Drive to provide opportunities for overlook.  
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5.3.3 Road Network 

 

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 have two private roads that 

connects to William Jackson Drive. William Jackson 

Drive is a Local Road which will provide access to 

the proposed development.  

 

Overall, the proposed development has been 

designed in accordance with the Duffin Heights 

Neighbourhood Development Guidelines which will 

be further reviewed and considered through 

detailed design at the Site Plan Approval stage. 

 

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 this 

Report.   

 

5.5 Noise and Vibration 

 

Aercoustics prepared an Environmental Noise and 

Vibration Impact Study in support of the proposed 

development due to its location adjacent to the 

noise generators of Brock Road North and the CP 

Rail line.  

 

The results of this study indicated that the outdoor 

living areas of the proposed dwellings will be 

exposed to transportation noise levels above 

60dBA. Consequently, a 4m tall noise barrier will be 

required to mitigate transportation noise to the 

levels acceptable to MOECC. There will be a dual-

purpose crash and noise wall implemented along 

the northern border of the subject site to satisfy this 

requirement.  

 

Window/sliding door glazing and wall construction 

has to be upgraded to ensure that the indoor noise 

levels are in compliance with the MOECC 

guidelines, and the CN Rail requirements are 

satisfied.  

 

The vibration criterion is predicted to be met at the 

proposed dwellings and therefore no vibration 

mitigation is recommended. 

 

With the incorporation of appropriate noise controls, 

the sound levels at the sensitive receptors of the 

proposed residential development will comply with 

the noise guidelines of the MOECC. As indicated in 

the Municipality’s and MOECC implementation 

guidelines, where mitigation is required or noise 

may be a concern, future occupants will be advised 

through warning clauses. Further, an additional 

warning clause is needed to address the site’s 

proximity to the CP Rail line. These warning clauses 

will be included in the future Purchase and Sale 

Agreements for the properties.   

 

5.6 Transportation 

 

The Municipal Infrastructure Group prepared a 

Traffic Impact Study in support of the proposed 

development. The results of their study are 

summarized below.  

 

All roads surrounding the subject site are under the 

jurisdiction of the City of Pickering. William Jackson 

Drive is a local road generally oriented north-south 

connecting Brock Road to Taunton Road. The 

subject site is located on the portion of the road that 

runs east-west which connects to Taunton Road. It 

has a 2-lane urban cross-section with an unposted 

statutory speed limit of 50 km/h. Starboard Mews is 

a north-south public laneway servicing residents of 

Starboard Mews connecting William Jackson Drive 

via two access points, one directly to the north and 

one to the south via Calico Mews. Earl Grey Avenue 

is a local 2-lane residential road with an unposted 

statutory speed limit of 50 km/h. Earl Grey Avenue 

intersects William Jackson Drive at a stop 

controlled intersections south and east of Calico 

Mews and Starboard Mews respectively. 

 

The subject site has excellent access to the 

Provincial and Regional transportation system 

given its proximity to both Highway 401 and 

Highway 407.  

 

Brock Road is a Regional Arterial Road running 

north-south that provides direct access to Highway 

407 and Highway 401 which runs east towards 

Oshawa and West towards Markham and Toronto. 
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Taunton Road is also Regional Arterial road that 

runs east-west which provides access to adjacent 

municipalities in the Region of Durham. 

 

Durham Region Transit (DRT) currently operates 

one transit route near the site with bus stops 

located on Zents Drive at Brock Road and William 

Jackson Drive at Misthollow Drove. Route #112 

(Brock) provides north-south service along Brock 

Road. The route provides headways of 15-minutes 

during the weekday peak hours, and 30-minute 

headways during the Saturday peak hours, and 60- 

minute headways during the Sunday peak hours. 

The route provides service provides direct transfers 

to Pickering GO Station. 

 

William Jackson Drive and Earl Grey Avenue 

provide sidewalks on one side of the roadway. 

There is no sidewalk provided on Starboard Mews 

due to the laneway constraints. A multi-use path is 

located along the east/south side of William 

Jackson Drive extending from Brock Road to a point 

east of Earl Grey Avenue. 

 

Bicycle lanes are not currently provided on any 

streets within the study area. However, the William 

Jackson multi-use path provides an off-street 

bicycle route from Brock Road to Earl Grey Avenue. 

 

Schedule II – Transportation System identifies 

existing and future roads. Brock Road and Taunton 

Road are both identified as Type A Arterial Roads. 

William Jackson Drive is identified as a Future 

Collector Road which is outdated as the road has 

been constructed since the implementation of the 

Official Plan (2010).   

 

The policies for Integrated Transportation Systems 

(4.4) recognize the interrelationships between 

freeways, Go Transit lines, arterial and collector 

roads, transit spines, local roads, pedestrian and 

bicycle connections, and trails. The Official Plan 

seeks to enhance the quality, safety and 

convenience of the transportation system by 

requiring neighbourhood, site and road designs 

that support pedestrians, permit cycling and 

encourage local transit use, while accommodating 

vehicular traffic (4.4.c). The Official Plan also seeks, 

where appropriate, to provide for local road, 

bikeway and trail connections in the urban and rural 

areas to link people, places and activities (4.4.e).  

 

The Traffic Impact Study found that: 

• The development is expected to generate 

82 new two-way trips during the a.m. peak 

hour, and 99 new two-way trips during the 

p.m. peak hour. 

• The unsignalized site access intersection at 

William Jackson Drive and Starboard Mews 

is generally expected to have very good 

future operating characteristics with reserve 

capacity. The 2023 total traffic analysis 

confirms that the incremental impact of the 

estimated site traffic is minimal and does 

not contribute to any significant increases 

in v/c ratios, levels of service and/or 

queuing.    

• Similarly, the adjacent unsignalized 

intersection of William Jackson Drive and 

Earl Grey Avenue operates with very good 

future operating characteristics with 

minimal impact from the proposed 

development. As a result, there are no 

recommended physical improvements to 

the study area intersections (beyond the 

works associated with the proposed site 

access).   

• A total of 345 vehicle parking spaces are 

proposed consisting of 312 resident 

parking spaces and 33 visitor spaces 

satisfying the City’s minimum By-Law 

requirements.   

• Waste collection and fire truck manoeuvres 

accessing the private road via William 

Jackson Drive and utilizing the provided 

turnarounds on the property was modelled 

with a CAD vehicle tracking software and 

were found to be acceptable.    

• Horizontal sightlines were assessed for 

vehicles approaching William Jackson 

Drive from the site access. Sightlines are 

unobstructed for at least 45 and 85 metres 

in the eastbound and westbound direction, 

which satisfies TAC stopping sight 

requirements for a 60 km/h design speed.  

• The 90 degree horizontal alignment of the 

site access at William Jackson Drive 

satisfies TAC guidelines. 

• The study concludes that the traffic 

generated by the proposed development 

can be accommodated by the adjacent 

street system. 
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5.7 Servicing 

 

A Functional Servicing and Stormwater 

Management Report was prepared by Lithos Group 

in support of the proposed development and has 

been provided under a separate cover. The 

conclusions of the Report have been summarized 

below.    

 

The site stormwater discharge will be controlled to 

the 5-year flow as indicated by the City of Pickering 

and will be connected to the existing storm sewer 

on William Jackson’s Drive.  In order to attain the 

target flows and meet the City’s Wet Weather Flow 

Management Guidelines (WWFMG), quantity 

controls will be utilized and up to 211.80 cubic 

metres of on-site storage will be required for the 

proposed development.  The stormwater 

management (SWM) system will be designed to 

provide enhanced level (Level 3) protection as 

specified by the Ministry of Environment and 

Climate Change (MOECC).  During Site Plan 

Application, a detailed analysis will be provided to 

assess the water quality on site and determine 

additional measures in order to achieve a minimum 

total suspended solids (TSS) removal of 80%. More 

details for the Stormwater Management (SWM) 

Section of this report will be prepared at the Site 

Plan Application stage.   

 

The development will connect to the existing 300 

mm sanitary sewer on William Jackson’s Drive. 

According to Region's records, the drainage area of 

21.8 ha incorporating the subject site, is allowed to 

discharge a total 39.09 L/s (2616 people) of 

sanitary flow into the existing 300mm sanitary sewer, 

on William Jackson Drive.  Our proposed 2.3ha site 

will contribute with 8.65 L/s according to the site 

statistics for the proposed development.  The City 

is in agreement with the proposed population flow 

according to our pre-consultation with them.    

 

Water supply for the site will come from the existing 

400 mm diameter watermain on the south side of 

William Jackson’s Drive.  It is anticipated that a total 

design flow of 114.96 L/s will be required to support 

the proposed development.  The results of the 

hydrant flow tests reveal the existing water 

infrastructure will support the proposed 

development.   

 

The proposed grades will match current drainage 

patterns wherever feasible.  Grades will be 

maintained along the property line to the extent 

practical. 

 

5.8 Environmental 

Mitigation  

 

An Environmental Impact Study was prepared by 

Beacon Environmental in support of the proposed 

development under a separate cover.  

 

The conclusions of the Report and proposed 

mitigation measures to ensure that the proposed 

development conforms to its regulatory and policy 

context are provided below: 

• The limits of the valleylands and forest and 

have been staked and surveyed with the 

TRCA. In order to ensure that the proposed 

development does not adversely impact the 

natural heritage feature flora and fauna, a 

10 m naturalized buffer has been provided 

between the dripline of the forest and the 

developable area. 

• The limits of the natural features that are 

located along the boundaries of the subject 

property have been subject to seasonally 

appropriate field investigations and been 

staked with the TRCA consistent with the 

previously approved Duffin Heights 

Neighbourhood Development Guidelines. 

• The net effects of the proposed 

development will include the removal of 

cultural woodland outside of the staked 

feature limit as staked. The area of removal 

is located outside of the valley corridor and 

does not provide habitat for threatened and 

endangered species, nor has it been 

identified by the municipality as significant 

wildlife habitat. Field investigations have 

not identified any rare flora or fauna 

associated with the woodland. 

• Several mitigation measures have been 

recommended to help reduce the potential 

impacts of the woodland removal, 

specifically the loss of mature vegetation 

adjacent to the valley, including natural 

feature protection, edge management 

planting in the 10m setback to the natural 

features, and erosion and sediment 

controls during tree removal. 
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• The proposed plan has been developed to 

achieve conformity with applicable natural 

heritage policies as set out in the PPS, 

Region of Durham Official Plan, and the 

previously approved Duffin Heights 

Secondary Plan.  

• TRCA policies and regulations have been 

addressed and a permit will be required for 

development and site alteration within the 

regulated areas. 

• Consultation with MNRF is ongoing to 

confirm all requirements of the Endangered 

Species Act have been addressed. 
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6.0  
CONCLUSION 

The proposed development on William Jackson 

Drive is a residential development that is supportive 

of the applicable policy framework articulated in the 

Provincial Policy Statement, the Growth Plan for the 

Greater Golden Horseshoe, the Durham Regional 

Official Plan and the City of Pickering Official Plan. 

All of the aforementioned documents promote 

residential development on underutilized parcels 

within the urban settlement area boundaries.  

 

From a land use perspective, the proposed 

development represents a suitable residential 

development on a parcel of land that is currently 

underutilized in the Duffin Heights neighbourhood. 

The proposed development can be well-integrated 

into the existing urban fabric due to its proximity to 

existing infrastructure and services. The subject site 

is in close proximity to the City Centre and 

employment opportunities. Further, the site is well 

connected to various forms of transit for 

pedestrians, cyclists, automobiles and is within 

walking distance to a Durham Region public transit 

line that provides connections to the Pickering Go 

Station.  

 

The development prioritizes the natural landscape 

through appropriate setbacks and buffers to the 

environmental protection areas on the subject 

lands. Urfe Creek and associated natural heritage 

buffer along the east of the site will remain as 

Natural Area and will be protected via edge 

management enhancement plantings.  

 

The proposed development is in conformity with the 

objectives for residential development as outlined 

in the City of Pickering Official Plan and achieves 

the following:  

➢ Provides increased residential options in 

the form of two-bedroom and three-

bedroom units through a stacked 

townhouse built form and design that is 

consistent with the existing residential 

framework; 

➢ Provides an opportunity for infill residential 

development in an area of Pickering already 

surrounded by existing residential 

development and services;  

➢ Provides for appropriate environmental 

buffers to the environmental landscape of 

the adjacent natural heritage corridor; and, 

➢ Provides for residential development that is 

well-connected to the existing 

transportation network and provides 

commuting options due to its connections 

to existing public transit and connections to 

Regional and Provincial transportation 

corridors. 

 

The proposed Zoning By-law Amendment has been 

reviewed and considered in the context of all 

applicable provincial and municipal planning policy 

documents and the context within which the subject 

site is located. The proposed development 

conforms to the Durham Regional Official Plan, the 

Growth Plan for the Greater Golden Horseshoe and 

the Provincial Policy Statement. For all of the 

foregoing reasons, it is our opinion that the 

proposal is an appropriate and desirable 

development, represents good planning and 

warrants the support of staff and of Council.  

 

If you should have any questions or concerns, 

please do not hesitate to contact the undersigned. 

  

Respectfully submitted,  

THE BIGLIERI GROUP LTD. 

                                        

 

Anthony Biglieri, MCIP, RPP   

Principal 

 

Melinda Holland, M. Pl. 

Planner 
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APPENDIX I - SUSTAINABLE 

DEVELOPMENT GUIDELINES 

Guideline #2 – Plan of Subdivison, Site Plan, Rezoning and 

Building Permit Guidelines 

 

 

The following analysis will provide an overview of how the proposed development will comply with the City of 

Pickering’s Sustainable Development Guidelines. The proposed development achieves a Level 1 with 30 

optional points. The chart below outlines the required and optional criteria that the proposed development will 

achieve through its design.  

 

 

GUIDELINE REQUIRED/OPTIONAL 

(POINTS) 

DESCRIPTION 

2.0 ENVIRONMENTAL PROTECTION 

2.1 WATERSHED AND 

SUBWATERSHED PLANNING  

 

REQUIRED The proposed development is consistent 

with the Environmental Servicing Plan 

prepared for the Duffin Heights 

Neighbourhood. 

2.2 MASTER ENVIRONMENTAL 

SERVICING PLAN 

 

REQUIRED The proposed development is consistent 

with the Environmental Servicing Plan 

prepared for the Duffin Heights 

Neighbourhood.  

2.3 CONSERVATION AUTHORITY 

REGULATIONS 

REQUIRED The proposed development implements the 

objectives and requirements of the TRCA.  

2.4 OAK RIDGES MORAINE PLAN REQUIRED N/A 

 

2.5 GREENBELT PLAN REQUIRED N/A 

 

2.6 CONFORMANCE TO 

PROVINCIAL POLICY STATEMENT 

(PPS) FOR BUILDING STRONG 

COMMUNITIES (R) 

 

REQUIRED The proposed development conforms to 

the PPS as discussed in the Planning 

Rationale Report.  

2.7 CONFORMANCE TO PPS FOR 

WISE USE AND MANAGEMENT 

OF RESOURCES (R) 

REQUIRED The proposed development conforms to 

the PPS as discussed in the Planning 

Rationale Report. 

2.8 CONFORMANCE TO PPS FOR 

PROTECTING PUBLIC HEALTH 

AND SAFETY (R) 

REQUIRED The proposed development conforms to 

the PPS as discussed in the Planning 

Rationale Report. 

2.9 STORMWATER QUALITY 

 

REQUIRED A Stormwater Management Report has 

been provided with the application. 
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2.10 MAINTAIN OR REDUCE 

STORMWATER RUNOFF RATES 

 

REQUIRED The proposed development meets 

stormwater management targets 

established by the City as can be seen in 

the Stormwater Management Report.  

2.11 WATER BALANCE AND 

SOURCE WATER PROTECTION 

 

REQUIRED The proposed development will meet the 

targets for water balance as defined in the 

Stormwater Management Report.  

2.12 GROUND WATER 

PROTECTION PLAN 

 

REQUIRED The proposed development meets the 

establish groundwater targets establish by 

the City. 

2.13 INTEGRATED 

ENVIRONMENTAL SYSTEMS 

PROTECTION 

OPTIONAL 

3 POINTS 

The proposed development will incorporate 

public spaces in the form of trails and 

pedestrian connections with views of the 

natural heritage features on the subject 

site. The development also proposed 

permeable pavers to help maintain the 

water balance targets.  

2.17 REQUIRED RESIDENTIAL 

SITE DESIGN TO MAXIMIZE 

PERMEABILITY 

REQUIRED The proposed development is 

characterized as townhouses however, 

there is no paved driveways proposed as 

all parking will be underground.  

2.19 REQUIRED 

COMMERCIAL/EMPLOYMENT/ 

INSTITUTIONAL SITE DESIGN TO 

MAXIMIZE PERMEABILITY 

REQUIRED N/A 

2.20 REQUIRED COMMERCIAL/ 

EMPLOYMENT/INSTITUTIONAL 

SITE DESIGN TO MAXIMIZE 

PERMEABILITY 

REQUIRED N/A 

2.21 NATIVE SPECIES & 

PLANTING 

OPTIONAL 

3 POINTS 

The proposed development will strive to 

uses native species for 75% of the 

landscaped area. 

2.22 LANDFORM CONSERVATION REQUIRED The proposed development meets the 

City’s requirements for site drainage and 

grading. 

2.24 PESTICIDE AND FERTILIZER 

USE 

OPTIONAL 

2 POINTS 

The proposed development will consider 

strategies to implement a minimal use of 

pesticides and fertilizers on public/private 

lands.  

2.25 MINIMIZE CONSTRUCTION 

RELATED ENVIRONMENTAL 

IMPACTS 

REQUIRED The proposed development will minimize 

construction related environmental impacts 

beyond the subject site.  

2.27 EROSION AND 

SEDIMENTATION CONTROL 

REQUIRED The site plan application will be supported 

by a sedimentation and erosion control 

plan specific to the proposed development 

to demonstrate prevention of 

soil loss during construction. 

3.0 LOCATION OF DEVELOPMENT/SELECTION OF LANDS 

3.1 SITE TYPOLOGY OPTIONAL 

5 POINTS 

The proposed development is located on a 

greenfield site adjacent to existing 

development. 
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4.0 DESIGN OF DEVELOPMENT – LAND USE DISTRIBUTION 

4.1 DIVERSITY OF USES REQUIRED The subject lands are approximately 2.30 

hectares.  

4.2 CONSTRUCTION PHASING REQUIRED The proposed development is residential 

only. There is non-residential development 

occurring to the south of the proposed 

development along Brock Road which will 

provide community services for the new 

residential development.  

4.4 PROXIMITY TO SCHOOLS REQUIRED The proposed development is not adjacent 

to a school, however, there is a school 

planned within 800 metre walking distance 

of the proposed development.  

4.5 PROVISION OF MIXED USES 

AND COMMERCIAL 

STREETSCAPE 

ENVIRONMENTS 

REQUIRED The proposed development is within 400m 

walking distance to a retail use and 

recreational facility.  

4.6 ENHANCED ACCESS TO 

AMENITIES 

OPTIONAL 

3 POINTS 

The proposed development will be within 

400 metre walking distance to future retail, 

entertainment, offices and recreational 

facilities along Brock Road.  

4.7 ENHANCED HOUSING 

DIVERSITY 

REQUIRED The proposed development provides 

residential housing types with two-bedroom 

and three-bedroom units in the form of 

stacked townhouse units to offer diversity 

in housing types for the surrounding area.  

4.9 RETAIL PARCEL SIZE REQUIRED 

 

 

N/A 

4.10 COMMERCIAL 

CONCENTRATION 

REQUIRED N/A 

4.11 MIXED USE COMMERCIAL 

CONCENTRATION 

OPTIONAL 

1 POINT 

The proposed development is within a 5 to 

10-minute walk (400m to 800m) to a future 

commercial node along Brock Road.  

4.12 PROXIMITY TO PUBLIC 

SPACES 

REQUIRED The proposed development is located just 

north of a new City park, less than 800 

metres walking distance.  

5.0 DESIGN OF DEVELOPMENT – DENSITY AND COMPACT BUILT FORM 

5.1 RESIDENTIAL DENSITY REQUIRED The proposed development meets the 

density target as identified in the City of 

Pickering Official Plan.  

5.3 COMMERCIAL DENSITY REQUIRED N/A 

 

5.5 FUTURE INTENSIFICATION REQUIRED 

 

N/A 

6.0 DESIGN OF DEVELOPMENT - CONNECTIONS 

6.1 OPEN AND CONNECTED 

COMMUNITIES 

REQUIRED The proposed development includes the 

design of streets, sidewalks and public 

spaces that are available for the general 

public, and not enclosed in a gated 

enclave. 
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6.2 PROTECT LINKED OPEN 

SPACE SYSTEM 

REQUIRED The Plan implements a linked open space 

system (natural features, pedestrian 

linkages and street boulevards) that 

interconnect allowing pedestrian, bicycle 

and other recreational activity continuously 

throughout the community. 

6.3 PROVISION OF 

INTERCONNECTED 

TRANSPORTATION NETWORK 

REQUIRED The plan supports the neighbourhood plan 

for alternative methods of transportation by 

providing multiple routes for pedestrian, 

transit, cycle and vehicular traffic. 

6.4 SUPPORT FOR ALTERNATIVE 

TRANSPORTATION 

OPTIONAL 

3 POINTS 

The proposed development has the 

potential to incorporate recharging facilities 

in the underground parking facility for 

electric vehicles.  

6.5 STREET NETWORK REQUIRED The proposed development incorporates 

connections to the neighbourhoods street 

network for pedestrians and bicycles.  

 

 

6.6 BLOCK PERIMETER REQUIRED The plan has been designed with very short 

block lengths in the form of stacked 

townhouse rows with landscaped 

pedestrian walkways to provide 

connections to all units.  

 

 

6.8 CYCLING NETWORK REQUIRED 

 

The proposed development includes 

private roads, however, the delineated 

pedestrian walkways will allow for bicycle 

travel and will connect to the larger cycling 

network.  

6.10 TRANSIT ORIENTED 

COMPACTNESS 

OPTIONAL 

1 POINT 

The proposed design of the street pattern 

and walkway connections ensures that all 

residents at the proposed development will 

be within 400 metres walking distance of 

an existing transit stop. 

6.12 PARKING LOCATION REQUIRED 

 

The project locates the surface parking 

area to the side of the built areas in order 

to minimize the impact on the streetscape. 

6.13 CORRIDOR FRONTAGE REQUIRED 

 

N/A 

7.0 DESIGN OF DEVELOPMENT – PEDESTRIAN ORIENTED COMMUNITY 

7.1 AMENITIES IN PROXIMITY REQUIRED 

 

The residential units are within 400-800 m 

of future convenience commercial uses 

(daily amenities). 

7.2 PEDESTRIAN NETWORK REQUIRED 

 

The plan provides sidewalks with a 

minimum width of 1.5m throughout the 

proposed development. 

7.3 PEDESTRIAN SAFETY AND 

COMFORT 

REQUIRED The plan’s streets and pedestrian walkways 

have been designed to achieve functional 

requirements while promoting an intimate 

pedestrian scale, and optimizing land use 
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efficiency and safety for pedestrians by 

separating pedestrian walkways from the 

private roads designed for vehicles with 

underground parking. The plan will also 

implement street trees, pedestrian scaled 

street lighting and curb cuts at 

intersections for accessibility throughout 

the site.  

7.4 PEDESTRIAN ORIENTED 

STREETSCAPES 

REQUIRED The proposed development has been 

designed to ensure an appropriate 

relationship with the buildings fronting 

William Jackson Drive.  

8.0 RESOURCE EFFICIENCY 

8.1 ENERGY PERFORMANCE 

FOR 

RESIDENTIAL BUILDINGS 

OPTIONAL  

2 POINTS 

All buildings will have the option to be 

Energy Star. 

8.3 ENERGY EFFICIENT 

APPLIANCES 

OPTIONAL 

3 POINTS 

The builder will provide the purchaser with 

options for Energy Star appliances 

8.4 PASSIVE SOLAR GAIN REQUIRED 

 

The plan will accommodate design for 

passive solar gain which will be considered 

in detail at the detailed design stage during 

Site Plan Approval. 

8.5 PRIVATE OUTDOOR 

LIGHTING 

REQUIRED At the Site Plan Approval stage, a lighting 

plan will be prepared to assess the 

appropriateness of outdoor lighting and will 

provide an analysis of light intrusion.  

8.6 REQUIRED WATER 

EFFICIENCY IN 

BUILDINGS 

REQUIRED The proposed development will implement 

measures to maximize water efficiency as 

described.  

8.8 WATER MANAGEMENT 

OPERATIONS 

REQUIRED The proposed development will design and 

construct multi-unit and condominium 

residential in accordance with submitted 

waste management plan demonstrating 

best practices of residential waste 

management through on-site separation 

and storage. 

8.9 WASTE REDUCTION 

CONSTRUCTION 

REQUIRED The proposed development will follow a 

best practice for on site construction waste 

management and material/recycling/ 

salvage with on-site separation. 

As a minimum this will include: 

- 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 

REQUIRED The proposed development will design and 

construct according to requirements of 

Material Selection (Attachment A) for 

applicable building types (Part 3 or Part 9). 

8.11 OPTIONAL MATERIAL 

SECTION 

OPTIONAL  

3 POINTS 

The plan will incorporate eight optional 

items from the Materials 
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Selection found in Attachment A to be 

determined at the detailed design stage.  

8.12 GREEN UPGRADES 

AVAILABLE TO HOME BUYERS 

OPTIONAL  

1 POINT 

The builder will offer an upgrade to LED 

lighting for 20% of all fixtures. 

 

TOTAL OPTIONAL POINTS 

ACHIEVED 

30 POINTS LEVEL 1 ACHIEVED – ALL REQUIRED 

ELEMENTS, PLUS A MINIMUM OF 19 

POINTS.  

   






