
 

  



 

 
TABLE OF CONTENTS 

 
 
1.0 INTRODUCTION .................................................................................................................................... 1 
2.0 SITE LOCATION & CONTEXT ................................................................................................................. 2 
2.1 Subject Site ........................................................................................................................................... 2 
2.2 Surrounding Context .............................................................................................................................. 2 
2.3 Community Services and Facilities ........................................................................................................ 6 
3.0 PROPOSAL & APPROVALS .................................................................................................................... 7 
3.1 Proposal ................................................................................................................................................ 7 
3.2 Required Approvals ............................................................................................................................... 8 
4.0 POLICY CONTEXT & PLANNING ANALYSIS ........................................................................................... 9 
4.1 Provincial Policy Statement (2020) ......................................................................................................... 9 
4.2 Growth Plan for the Greater Golden Horseshoe (2020) ........................................................................ 10 
4.3 Durham Region Official Plan (Office Consolidation 2020, as amended) ............................................... 12 
4.4 City of Pickering Official Plan (Office Consolidation, 2018) .................................................................. 13 
4.5 Draft Kingston Road Corridor Intensification Plan (November 2019) .................................................... 18 
4.6 Draft Urban Design Guidelines (November 2019) ................................................................................ 20 
4.7 Draft Official Plan Amendment (October 2020) .................................................................................... 23 
4.8 Zoning By-laws .................................................................................................................................... 25 
5.0 PROPOSED AMENDMENTS ................................................................................................................ 26 
5.1 Proposed Site Specific OPA ................................................................................................................ 26 
5.2 Proposed Zoning Amendments ........................................................................................................... 26 
6.0 SUPPORTING DOCUMENTS ............................................................................................................... 29 
6.1 Functional Servicing & Stormwater Management Report ...................................................................... 29 
6.2 Noise & Vibration Study ....................................................................................................................... 30 
6.3 Traffic Impact Study ............................................................................................................................. 30 
6.4 Shadow Study ..................................................................................................................................... 31 
6.5 Pedestrian Wind Assessment ............................................................................................................... 32 
6.6 Heritage Impact Assessment ............................................................................................................... 32 
7.0 CONCLUSIONS ................................................................................................................................... 34 
 
 
 
 
 
 



 The Biglieri Group Ltd. 
20 Leslie Street, Suite 121, Toronto ON M4M 3L4 
T 416-693-9155  |  F 416-693-9133 

 

 

 

LIST OF FIGURES  
 
FIGURE 1. AERIAL CONTEXT OF THE SITE  .................................................................................................... 4 
FIGURE 2. THE SUBJECT SITE ....................................................................................................................... 4 
FIGURE 3. NORTH OF THE SITE ..................................................................................................................... 4 
FIGURE 4. SOUTH OF THE SITE ..................................................................................................................... 4 
FIGURE 5. WEST OF THE SITE ........................................................................................................................ 4 
FIGURE 6. EAST OF THE SITE ........................................................................................................................ 4 
FIGURE 7. DURHAM REGION TRANSIT MAP EXCERPT .................................................................................. 5 
FIGURE 8. SITE CONTEXT .............................................................................................................................. 6 
FIGURE 9. SITE PLAN……………………………………………………………………………………………………..7 

FIGURE 10. CONCEPTUAL LANDSCAPE PLAN ............................................................................................... 7 
FIGURE 11. BUILDING PERSPECTIVE FROM SOUTHEAST ............................................................................. 8 
FIGURE 12. BUILDING PERSPECTIVE FROM WEST ........................................................................................ 8 
FIGURE 13. RENDERING OF THE POST MANOR ............................................................................................ 8 
FIGURE 14. DURHAM REGION OFFICIAL PLAN SCHEDULE A EXCERPT ..................................................... 12 
FIGURE 15. CITY OF PICKERING OFFICIAL PLAN SCHEDULE I EXCERPT ................................................... 13 
FIGURE 16. CITY OF PICKERING OFFICIAL PLAN SCHEDULE IIID EXCERPT ............................................... 17 
FIGURE 17. NORTH-SOUTH SITE SECTION LOOKING EAST ........................................................................ 19 
FIGURE 18. SEPARATION DISTANCE AND PINCH POINT BETWEEN MID-RISE AND HIGH-RISE TOWER ..... 21 
FIGURE 19. CONCEPT LANDSCAPE PLAN ................................................................................................... 22 
FIGURE 20. DRAFT OPA SCHEDULE 4 OF 4 BROCK PRECINCT .................................................................. 23 
FIGURE 21. DRAFT SCHEDULE MU-XX ........................................................................................................ 28 

 
LIST OF TABLES  
 

TABLE 1. LCA-4 ZONE REQUIREMENTS………………………………………………………………………………25 

TABLE 2. PROPOSED ZONING BY-LAW AMENDMENT……………………………………………………………..27 

 
APPENDICES  
 
APPENDIX 1. SUSTAINABLE DEVELOPMENT GUIDELINES………………………………………………………..36  

 



  1970 Brock Rd 
Planning Rationale Report 

November 2020 

 

 
 

1 
 

1.0  
Introduction 
The Biglieri Group Ltd.  (“TBG”) has been 
retained by Brock and Kingston Holdings Inc. to 
prepare planning applications in support of future 
re-development of the lands municipally 
identified as 1970 Brock Road in the City of 
Pickering (“The Subject Site”). The Site is legally 
described as Part of Lot 19 Concession 1. The 
Site is located at the north-west corner of Brock 
Road and Kingston Road. The lands are 1.19 
hectares in size and are currently host to 
commercial uses.  
 
This Planning Rationale Report has been 
prepared in support of applications for Official 
Plan and Zoning By-law Amendment to support 
future redevelopment of the Subject Site. The 
conceptual development plan provides:  

Ø Two 3-storey townhouse blocks; 
Ø One 12-storey mid-rise building; 
Ø Two 31 and 34-storey towers connected 

by a 6-storey podium; and 
Ø One stand-alone commercial building, 

being a designated cultural heritage 
resource, the Post Manor.  
 

The Subject Site is designated as Mixed Corridors 
in the City of Pickering Official Plan (2010 office 
consolidation)(the “Pickering OP”). The Site is 
also within the boundaries of the Council 
endorsed Kingston Road Corridor and Specialty 
Retailing Node Intensification Plan (the 
“Intensification Plan”) and is designated as Mixed 
Use A-Residential/Retail/Office and as Secondary 
Frontage. The Site is further designated in the 
Draft Official Plan Amendment for the Kingston 
Mixed Corridor (the “Draft OPA”) as Mixed Use A 
which is intended to house the greatest density 
and highest intensity uses within the Kingston 

Road Corridor (see staff report 20-004/P). The 
site is also located within a Gateway area which 
recognizes the regional significance of key 
intersections within the Kingston Corridor. In 
terms of place making, two Privately Owned 
Public Spaces (POPS) are shown in proximity to 
or on the Site in the Draft OPA. The Draft OPA has 
yet to be approved. The City of Pickering Zoning 
By-law 3036 zones the Subject Site as LCA-4 
Local Central Area. 
 
Pursuant to TBG’s review of these documents, 
amendments are expected to be required to the 
in effect Official Plan and Zoning By-law in order 
to bring them into conformity with the future 
direction of development in the Kingston Road 
Corridor per the Council endorsed Intensification 
Plan, and to facilitate development on the Site per 
the conceptual development plan. TBG has 
provided a preliminary list of amendments and 
this Planning Rationale Report will review the 
proposed Official Plan and Zoning By-law 
Amendments and associated conceptual 
development plan to determine consistency 
and/or conformity (as appropriate) with respect 
to the Provincial Policy Statement (2020), the 
Growth Plan for the Greater Golden Horseshoe 
(2019), The Region of Durham Official Plan 
(2020) and the relevant City of Pickering Official 
Plan documents and Guidelines. 
 
Site Plan Approval and Draft Plan of 
Condominium Approval will also be required prior 
to development and these applications, and will 
be submitted at a later date. Toronto Region 
Conservation Authority (TRCA) permits are not 
required as the Site is not within the regulated 
area. As such, it is important to understand that 
this is one of many applications required to 
facilitate redevelopment of the site, which at this 
time is not imminent and is not being marketed 
for sale of residential units.  
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2.0          
Site Location & 
Context 
2.1 Subject Site 
 
The Subject Site is municipally known as 1970 
Brock Road and is located in the City of 
Pickering (“The Subject Site”). The Site is 
legally described as Part of Lot 19 Concession 
1. The Site is located at the north-west corner 
of Brock Road and Kingston Road. The lands 
are irregular in shape, and are currently host to 
commercial uses.  

The site has approximately 55 metres of 
frontage on Brock Road and 105 metres of 
frontage on Kingston Road, as well as a total 
lot area of approximately 1.19 hectares. The 
existing commercial GFA is approximately 
19,650ft2 (1,825.54m2). Existing structures on 
the site include three one-storey 
commercial/retail buildings and one two-storey 
heritage building known as the Post Manor. The 
Post Manor is designated under Part IV of the 
Ontario Heritage Act (By- law 2570/87 passed 
Sept 21, 1987). The buildings are setback 
significantly from Kingston Road and generally 
surrounded by at grade parking. Vegetation on 
site is limited to a row of trees along Kingston 
Road, a row of mature trees along the Site’s 
northern and north-western boundaries and 
some limited plantings surrounding the Post 
Manor.  

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In terms of existing vehicular access, the Site 
currently has three points of access to the 
surrounding road network, comprised of:  

Ø A right in, right out (RI-RO) access 
to/from Brock Road; 

Ø A right in (RI) access from Kingston 
Road; and,  

Ø A shared full moves (FM) access 
to/from Kingston Road at the far 
western property line (note this access 
is shared with the existing commercial 
plaza to the west and protected by a 
reciprocal easement).  
 

2.2 Surrounding Context 
 
North: Directly north of the site are low-rise 
residential townhouses that are 3-storeys in 
height. Vehicular access is provided from 
Brock Road (approximately 40 metres north of 
the Subject Site’s existing driveway) and from 
Finch Avenue. Two of the townhouse blocks 
are sited such that their rear yards interface 
with the Subject Site’s northern property line. 
Mature trees and wooden fencing currently 
provide screening along the northern property 
line.  

Further north of the 3-storey townhouses, on 
the north side of Finch Avenue is Brock Ridge 
Community Park, Valley Ravine, and Duffins 
Creek. Access to these recreational open 
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spaces is provided from Brock Road and from 
Valley Farm Road.  

 
East: East of the site, at the northeast corner 
of Brock and Kingston Road is The West 
Division Durham Regional Police Office. The 
one and a half storey building is set back 
approximately 60 metres from the Brock/ 
Kingston intersection; leaving a large front 
yard. Surface parking is located at the rear of 
the building which is visible from and 
accessed from Brock Road. Directly east of 
the Regional Police Office building is a one-
storey building that is host to a Canada Post 
Office.  

 
West: West of the Site is a one-storey strip-
mall style low density, auto-oriented 
commercial building (municipally known as 
1660 Kingston Road). North of the commercial 
building are low-rise residential townhouses 
that are 2 to 3-storeys in height. Vehicular 
access to the townhouses is provided from 
Royal Road which is located approximately 
100 metres west of the Site’s western property 
line. One of the townhouse blocks is sited 
such that its rear yards interface with the 
Subject Site’s western property line. Mature 
trees and wooden fencing currently provide 
screening along the western property line. 

 
South:  The Post Cemetery is located on the 
southwest corner of Kingston and Brock 
Road. Low-rise residential dwellings are 
located directly south and west of the 
cemetery. The low-rise residential dwellings 
are comprised of two and three-storey 
townhouses. Vehicular access is provided 
from Denmar Road and Pickering Parkway.   

A gas station is located at the southeast 
corner of Brock and Kingston Road. South of 
the gas station is the Smart Centres 
commercial plaza with several big-box 
commercial uses, built in a low-rise, auto-
oriented built form. The plaza is bound to the 

south by Highway 401. Planning Applications 
inclusive of an Official Plan Amendment, 
Zoning By-law Amendment, and Site Plan 
Approval have been submitted to redevelop 
the Smart Centres Lands into a mixed use 
community pursuant to the Council Endorsed 
Intensification Plan (City File numbers OPA 
20-003/P, A07/20, and S06/20).  

The Official Plan and Zoning Amendment 
applications propose to rezone the site to 
permit a phased mixed-use development 
consisting of 4 residential towers resulting in a 
total of 1,678 dwelling units and 3,670m2 of 
grade related commercial uses. Site Plan 
Approval has been submitted for Phase 1 of 
the site which includes two high-rise towers 
that are proposed at the intersection of Brock 
Road and Pickering Parkway. The towers are 
proposed to be 34 and 33 storeys in height. 
Phase 1 consists of a total of 737 units and an 
FSI of 5.62. 
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Figure 3. North of the Site  

 
 Source: Google Maps, 2020 
 
Figure 5. West of the Site   

 
Source: Google Maps, 2020

Figure 4. South of the Site  

 
Source: Google Maps, 2020 
 
Figure 6. East of the Site (DRP Office)  

 
Source: Google Maps, 2020 

Figure 1. Aerial context of the Site  

 
Source: Google Maps, 2020  
 

Figure 2. The Subject Site  

 
Source: Google Maps, 2020 
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2.2.1 Road Network 
The Site has approximately 55 metres of frontage 
on Brock Road, which is a north to south Type A 
arterial road. The Site also has 105 metres of 
frontage on Kingston Road, an east to west Type B 
arterial road. Vehicular access into the site will be 
provided from an existing shared access from 
Kingston Road and an access on the north-east 
corner of the site from Brock Road. 

2.2.2 Public Transit Network  
The Subject Site is well serviced by the public 
transportation network. Kingston Road is serviced 
by Durham Regional Transit’s Pulse Rapid Transit. 
The Pulse route provides service to riders every 10 
minutes during peak periods and 15 minutes during 
off-peak periods during weekdays. Pulse transit 
travels east-west directly along Kingston Road 
across the Region, spanning Pickering, Ajax, 
Whitby, and Oshawa, connecting Centennial 
College in the west with Oshawa Centre in the east. 
While Pulse represents a significant improvement to 
rapid transit in the region in recent years, further 
improvements are being planned to have dedicated 
transit lanes along Kingston Road connecting 
Oshawa in the east to Toronto in the west. Route 
916 also services the Site, with the route providing 
connections to the Pickering Parkway Terminal in 
the east and Harmony Terminal in Oshawa in the 
west. Route 916 provides weekend and weekday 
service approximately every 30 minutes.   

GO Transit bus service is provided via Route 92 
which connects Yorkdale Bus Terminal in the west 
to Oshawa Bus Terminal in the east. The bus stop 
is located on Kingston Road. Weekday and 
weekend service is provided hourly except for 
during peak afternoon weekday hours where 
service is provided approximately every 20 minutes. 
Two kilometres southwest of the Site is the 
Pickering GO Train station, which is on the 
Lakeshore East GO line, providing train service 
from Oshawa to Union Station in Toronto, and 
connecting to all the other GO lines, providing 
regional transportation connections to the Greater 
Toronto Area. 

2.2.3 Active Transportation Network 
There are sidewalks bounding the Site along both 
the Brock Road and Kingston Road frontage. Per 
Section 2.3 below, there are several community 
services and facilities within walking distance of the 
Subject Site. With regards to cycling infrastructure, 

Kingston Road has several sections of dedicated 
bike lanes in the vicinity of the site. There are 800 
metres of on-street bike lanes on Kingston Road 
between Royal Road and Southview Drive. Beyond 
this, most of the roadway does not have dedicated 
lanes and instead is a shared Right-of-Way. Brock 
Road does not have a dedicated bike lane; 
however, cyclists are able to utilize the shared 
Right-of-Way. About 500 metres west of the Site, on 
the South side of Kingston Road, is Diana 
Princess of Wales Park, a large recreational 
greenspace with walking trails and a community 
garden, providing active transportation 
opportunities for residents of the neighbourhood.   

 Figure 7. Durham Region Transit Map Excerpt  

 
 Source: Durham Region Transit Map, Sept 28 2020 
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2.3 Community Services 
and Facilities 

The proposed development is located in close 
proximity to several retail commercial uses and 
public amenities, such as restaurants, 
entertainment uses, recreational and institutional 
facilities. These uses provide the opportunity for 
this development to further contribute to the 
development of a complete community in Pickering 
and support alternative modes of transportation. 

 
 
 
Many essential services and facilities are located 
within a 1 kilometre radius of the Site (Figure 8). Key 
services and facilities include: a recreation 
complex, public parks and community gardens, 
daycare services, religious institutions, medical 
services, and commercial/retail uses. Glengrove 
elementary and middle public school is also within 
1 kilometre of the Site. 
 

Figure 8. Site Context 

 
Source: Google Maps, 2020  
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3.0  
Proposal & 
Approvals 
3.1 Proposal 
The proposed development will include a variety 
of built forms providing a transition to the 
townhomes located to the north and west( Figure 
9). A high-rise mixed-use building is proposed 
adjacent to Kingston Road. The building will 
contain two towers (34- and 31-storeys in height) 
connected by a 6-storey podium structure.  
Commercial uses are proposed at grade and will 
provide for approximately 1,430m2 of commercial 
space. North of the mixed-use, high-rise building 
is a 12-storey mid-rise building. The mid-rise 
building has been located to the interior of the 
site, and sited to respect the 45-degree angular 
plane to the established low-rise residential uses 
to the north and west. North and west of the 
proposed mid-rise building, and immediately 
adjacent to the surrounding townhouse uses, are 
proposed low-rise townhouse dwellings. The low-
rise townhouse buildings are 3-storeys in height 
and are adjacent to the northern and western 
property line. The proposed site-wide FSI is 5.7.  

In terms of parking provisions, a residential 
parking ratio of 0.80 spaces per unit is proposed, 
and a combined visitor and commercial parking 
ratio of 0.15 spaces per unit.  As such, 688 
residential parking spaces and 129 
visitor/commercial parking spaces are proposed 
based on current high-level unit assumptions. A 
combination of limited convenience surface 
parking and 3 levels of below grade parking are 
proposed. Vehicular access into the Site is 
proposed via two right-in/right-out (RI/RO) 
driveways: one RI/RO driveway on Brock Road  

located at the northeast limit of the site and a 
second RI/RO driveway at the west limit of the 
subject site on Kingston Road. 
 
The proposal will protect the designated cultural 
heritage resource known as the Post Manor. The 
Post Manor is proposed to be retained and 
relocated northeastward, with its basement 
reconstructed to conserve its heritage attributes. 
It is proposed to be rehabilitated and used for 
commercial purposes over the long term, such as 
a restaurant, café or personal service use, 
representing a reinvestment in the building. A 
two-fold mitigation strategy has been designed to 
conserve the Site’s cultural heritage value, the 
details of which are outlined in Section 6.6 of this 
report and in the Heritage Impact Assessment 
provided by ERA Architects Inc which is provided 
under separate cover.  

The Post Manor and the lands immediately 
around it are conceptualized as a large POPS 
(approximately 2,541m2). The POPS will be 
accessible and visible to pedestrians from Brock 
Road while at the same time sheltered from the 
high-traffic, auto-oriented Kingston Road 
environment. The proposal seeks to locate the 
building within an interpretive traditional Ontario 
farmstead environment, with contemporary 
structures and landscape elements sited and 
designed to mimic this form.    

Figure 10. Conceptual Landscape Plan  

 
Source: ERA Architects Inc.  
 
 
 
 
 



Figure 9. Site Plan  
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Figure 11. Building perspective from southeast  

 
Source: CMV Group  Sheet A103 excerpt 
 
Figure 12. Building perspective from west  

 
Source: CMV Group Sheet A103 excerpt  
 

Figure 13. Rendering of the Post Manor 

 
Source: ERA Architects Inc. HIA report excerpt  
 

3.2 Required Approvals 
In order to support the proposed development, TBG 
is of the opinion that Official Plan and Zoning By-
law Amendment applications (“Site-specific OPA 
and ZBLA”) will be required. In terms of the Site-
specific OPA, this is required as the proposal, 
although in conformance with the intent and 
principles of the Kingston Road Intensification Plan 
and Draft OPA, exceeds the current numeric 
permissions of Pickering Official Plan. At this time, 
public feedback has been requested on the Draft 
OPA, and a revised OPA that incorporates the 
feedback received is anticipated in 2021. TBG has 
provided comment on the draft OPA as it relates to 
the Subject Site and the Brock Road Precinct.  
 
With regards to the Site-specific ZBLA, the in-
force by-law is outdated and seeks to facilitate 
low-density, auto-oriented commercial uses. As 
such, the existing Zoning is not in conformance 
with either the in-force Pickering OP, the Council 
endorsed Intensification Plan, nor the Draft OPA, 
and as such must be amended.  

Following these applications, Site Plan Approval 
and Draft Plan of Condominium will also be 
required.  

The proposed conceptual development plan (as 
described in Section 3.1) and the associated 
Official Plan and Zoning By-law Amendments (as 
described in Section 3.2) will be collectively 
referred to for the remainder of this Report as ‘the 
Proposal’.   
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4.0      
Policy Context 
& Planning 
Analysis 
4.1 Provincial Policy 

Statement (2020) 
 

The Provincial Policy Statement (“PPS”) provides 
overall direction on matters of provincial interest 
related to municipal planning decisions. The PPS 
was issued under Section 3 of the Planning Act, 
1990 and provides Provincial direction in terms of 
land use planning and development in Ontario. 
The current PPS came into effect on May 1st, 
2020. Decisions related to planning matters, 
including Official Plan Amendments and Zoning 
By-law Amendments made under the Planning 
Act, shall be consistent with the PPS.  

The PPS encourages efficient land use and 
development patterns to support healthy, livable 
and safe communities by promoting efficient 
development and land use patterns which sustain 
the financial well-being of the Province and 
municipalities over the long term and 
accommodate an appropriate and market based 
range and mix of residential types (Policy 1.1.1). 
The PPS states that “settlement areas shall be the 
focus of growth and development” (Policy 
1.1.3.1). Further, land use patterns within 
settlement areas shall be based on densities and 
a mix of uses which efficiently use land and 
resources, are appropriate for the infrastructure 
and facilities planned or existing, support active 
transportation and are transit supportive.  
Additionally, land use patterns within settlement 

areas shall also be based on a range of uses and 
opportunities for intensification and 
redevelopment (Policies 1.1.3.2 to 1.1.3.7). 

With respect to housing, Section 1.4 requires 
provisions to be made for an appropriate range 
and mix of housing types and densities to meet 
the projected requirements of future residents by:  

Ø permitting and facilitating all housing 
options and residential intensification;  

Ø directing the development of new housing 
towards locations where appropriate 
levels of infrastructure and public service 
facilities are or will be available;  

Ø promoting densities which efficiently use 
land and resources and support active 
transportation and transit in areas where 
it exists or is to be developed;  

Ø requiring transit-supportive development 
and prioritizing intensification, including 
potential air rights development, in 
proximity to transit, including corridors 
and stations; and 

Ø establishing development standards for 
residential intensification, redevelopment 
and new residential development which 
minimize the cost of housing and facilitate 
compact form. 

  
The Proposal is consistent with the 
aforementioned land use and housing policies. 
The Proposal represents appropriate 
infill/intensification development within the City of 
Pickering settlement area and within an 
intensification corridor. The Site is well-served by 
public transit, with improvements in place and 
further improvements planned (See Section 2.2 
of this report). In terms of housing mix and uses, 
the proposed development offers a mix and 
range of housing options and will increase the 
supply and housing choice available by providing 
dwelling units in a low-rise, mid-rise, and high-
rise built form. The Proposal provides for 3-storey 
townhouses, a 12-storey mid-rise apartment 
building, and a high-rise building with a 31-storey 
and a 34-storey tower. At-grade commercial uses 
are proposed, providing for a mix of uses on the 
Site. 

The PPS also addresses the effective use of 
public service facilities (recreation centres, 
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police/fire,etc.) and infrastructure, (sewage/water 
services, roads, etc.). In terms of servicing 
infrastructure, Policy 1.6.6.1 stipulates that 
planning for sewage and water services shall 
(among other items) accommodate forecasted 
growth in a manner that promotes the efficient 
use and optimization of existing municipal 
sewage and water services, are feasible and 
financially viable, and integrate servicing and 
land use considerations. Further, the use of 
existing infrastructure and public service facilities 
should be optimized (Policy 1.6.3) and sewage, 
water and stormwater shall be designed to 
promote efficient use and optimization of existing 
services (Policy 1.6.6).  

The Site is well-served by existing public facilities 
as described in Section 2.3 of this report. The 
proposal seeks to optimize servicing inclusive of 
sewage, water, and stormwater infrastructure. 
Per the Functional Servicing Report (prepared by 
Valdor Engineering Inc.) the proposal can be 
serviced with full municipal watermain, sanitary, 
and storm services in accordance with Municipal 
and Regional standards. The Functional 
Servicing Report has been provided under 
separate cover and is summarized in Section 6.1 
of this report.   

The PPS provides direction on public spaces, 
recreation, parks, trails and open space with the 
intention of promoting healthy and active 
communities. Per Policy 1.5.1a, public streets, 
spaces, and facilities should be planned to meet 
the needs of pedestrians, to facilitate active 
transportation, to be safe, and to foster social 
interaction. Per Policy 1.5.1b a full range and 
equitable distribution of publicly accessible 
recreational, parkland, open spaces, trails and 
linkages should be planned and provided.  

The PPS also addresses Cultural Heritage in 
Section 2.6. Per Policy 2.6.1. significant built 
heritage resources shall be conserved.  
Additionally, per Policy 2.6.3, planning authorities 
shall not permit development and site alteration 
on adjacent lands to protected heritage property 
except where the proposed development and site 
alteration has been evaluated and it has been 
demonstrated that the heritage attributes of the 
protected heritage property will be conserved.  

Pursuant to Sections 1.5.1 and 2.6. of the PPS, 
the proposal provides for a privately-owned 
public space (POPS) that will enhance the 
cultural heritage resource currently on the Site 
(Post Manor). Post Manor itself will be conserved 
on Site and relocated slightly to the north and 
west. The POPS surrounding Post Manor will 
prioritize the pedestrian realm and will be framed 
by active uses at grade. Further Post Manor itself 
will be surrounded by contemporary landscaping 
and built form elements which are designed to 
interpret but not replicate a traditional Ontario 
farmstead environment. A Heritage Impact 
Assessment (prepared by ERA Architects Inc.) 
has evaluated the proposal and has 
demonstrated that the heritage attributes of the 
property will be conserved by the proposal. The 
Heritage Impact Assessment has been provided 
under separate cover and is summarized in 
Section 6.6 of this report.  

 

4.2 Growth Plan for the 
Greater Golden 
Horseshoe (2020) 

 
The Growth Plan for the Greater Golden 
Horseshoe (2006) (the “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 16th, 2006.  The 
Growth Plan was further updated in May 2017, 
May 2019, and again on August 28th, 2020. The 
in-force Growth Plan provides a framework for 
managing growth in the Greater Golden 
Horseshoe including directions on where and 
how to grow, the provision of infrastructure to 
support growth, and protecting natural systems 
and cultivating a culture of conservation (Section 
1.2.1). The Growth Plan carries forward many of 
the principles and policies of the PPS relating to 
land use and the conservation of cultural and 
natural heritage.  

Section 2.1 of the Growth Plan provides policies 
related to where and how to grow. This section 
directs that the majority of growth be directed to 
settlement areas that have existing water and 
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wastewater systems and can support the 
achievement of complete communities (policy 
2.2.1.2a) (see also Section 3.2.6). Further, per 
2.2.1.2c) growth will be focused in delineated 
built-up areas, strategic growth areas, and 
locations with existing or planned transit with a 
priority on higher order transit where it exists or is 
planned.  

Per Section 2.2.1.4 complete communities 
(among other items): 

Ø feature a diverse mix of land uses; 
Ø provide a diverse range and mix of 

housing options; 
Ø provide access to a range of 

transportation options (see also Sections 
3.2.2, 3.2.3);  

Ø provide access to public service facilities 
(see also Section 3.2.8); and,  

Ø provide an appropriate supply of safe, 
publicly-accessible open spaces, parks, 
trails, and other recreational facilities (see 
also Section 4.2.5). 

 
Further to this, Section 2.2.6 directs 
municipalities to support housing choice through 
the achievement of the minimum density targets 
in the Growth Plan by identifying a diverse range 
and mix of housing options and densities.  

The proposal conforms to the above-noted 
sections and policies within the Growth Plan. The 
Site is located in the Settlement Area of the City 
of Pickering. The Site can be serviced with full 
municipal watermain, sanitary, and storm 
services in accordance with municipal and 
regional standards as described within the 
Functional Servicing Report (authored by Valdor 
Engineering Inc.) that has been provided under 
separate cover and is summarized in Section 6.1 
of this report.  Lastly, in terms of the creation of 
complete communities, the site is located at a  
key transit junction (per the Kingston Road Draft 
OPA) and is located in proximity to several 
existing amenities, such as restaurants, 
entertainment and recreational facilities, and 
emergency services (see Section 2.3 of this 
report), providing the opportunity for this 
proposed development to further contribute to 
the development of a complete community. 

Further, these existing amenities can be 
accessed by existing transit and active 
transportation networks in Pickering.   

Per Section 2.2.2.1a. of the Growth Plan, Durham 
Region’s minimum intensification target is 50%; 
meaning that 50% of all residential development 
must be within the delineated built-up area. 
Building upon establishing minimum 
intensification targets, municipalities are directed 
to develop a strategy to achieve their targets that 
identify strategic growth areas that are a key 
focus for development, identifying the 
appropriate type and scale of development in 
strategic growth areas, and encourage 
intensification generally throughout the 
delineated built up area (Section 2.2.2.3a-c). The 
Durham Region Official Plan directs development 
to its strategic growth areas, inclusive of centres, 
corridors, and waterfront places (Sub-Section 8A 
of the Durham OP). Per the Durham Region 
Official Plan, the subject site is located within a 
regional corridor. The City of Pickering, through 
the Council Endorsed Kingston Road 
Intensification Plan and Urban Design Guidelines 
has identified that the subject site is located 
within a strategic growth area. As such, the 
proposal will support Pickering’s achievement of 
its minimum intensification target and directs 
growth to the Kingston Road Corridor and Brock 
Mixed Node, which is a strategic growth area that 
has been municipally identified.   

Section 4 of the Growth Plan provides direction 
with respect to protecting what is valuable, 
including cultural heritage resources. Per Section 
4.2.7.1 cultural heritage resources will be 
conserved to benefit communities and foster a 
sense of place, particularly in strategic growth 
areas.  

The proposal will protect the designated cultural 
heritage resource known as the Post Manor. The 
Post Manor is proposed to be retained and 
relocated northeastward, with its basement 
reconstructed to conserve its heritage attributes. 
It is proposed to be rehabilitated and used for 
commercial purposes over the long term, such as 
a restaurant, café or personal service use, 
representing a reinvestment in the building. A 
two-fold mitigation strategy has been designed to 
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conserve the Site’s cultural heritage value, the 
details of which are outlined in Section 6.6 of this 
report and in the Heritage Impact Assessment 
provided by ERA Architects Inc which is provided 
under separate cover.  

 

4.3 Durham Region 
Official Plan (Office 
Consolidation 2020, 
as amended) 

 

The Site is subject to the Durham Region Official 
Plan (the “Regional OP”) as amended. The 
Regional OP contains policies which guide the 
type and location of land uses in the Region to 
2031. The Regional OP was originally approved 
by the Ministry of Municipal Affairs & Housing in 
1993, and has since undergone various 
amendments with the most recent office 
consolidation dated May 26, 2020. As of 2019, 
the Region has initiated their Municipal 
Comprehensive Review Process, and as a result 
a new Official Plan is being drafted to conform 
with the 2020 Growth Plan. The forthcoming draft 
Official Plan is targeted for public release in 2021.  

The Regional Official Plan describes how Durham 
Region plans to accommodate future growth and 
development while meeting the needs of existing 
residents and businesses. It provides directions 
and policies that guide economic, environmental 
and community planning decisions. Per the 
Regional OP the Subject Site is designated as 
Regional Corridors with an underlying Living 
Areas designation.  

4.3.1 Regional Corridors and Living 
Areas  

 
The Region of Durham Official Plan designates 
the subject site as Regional Corridors with an 
underlying Living Areas designation (See Figure 
14). Further, both Brock and Kingston Roads are 
considered Regional Corridors. Per policy 8A.1.4, 
Regional Corridors form key connections 
between designated Centres and are the main 
arteries of the Region’s urban structure.  

Figure 14. Durham Region Official Plan 
Schedule A Excerpt  

 
Source: Durham Region Official Plan Schedule A, 2020  

Policy 8A.1.5 provides principles that should 
guide development in Corridors, which are as 
follows: 

Ø Promotion of public transit ridership 
through a mix of uses at higher densities 
and well-designed development;  

Ø Sensitive urban design should orient 
development to the Corridor that is 
complemented by consolidating access 
points; and,  

Ø Preservation and enhancement of cultural 
heritage resources and historical main 
streets while integrating new forms of 
development.  

According to the Durham OP, Regional Corridors 
shall be developed as higher density mixed-use 
areas, supporting higher order transit services 
and pedestrian oriented development. In 
addition, Regional Corridors shall provide 
efficient transportation links to the Urban Growth 
Centres and Regional Centres as well as other 
centres in adjacent municipalities.  

Per Policy 8.A.2.9 Regional Corridors shall be 
planned and developed to promote public transit 
ridership and pedestrian oriented development 
through higher density mixed-use development. 
Per Policy 8.A.2.9, portions of Regional Corridors 
with an underlying Living Areas designation that 
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are identified as appropriate for higher density 
mixed-use development in municipal official 
plans shall support an overall long- term density 
target of at least 60 residential units per gross 
hectare and a floor space index of 2.5. Built form 
should be varied but generally mid-rise in form, 
with some higher buildings, as detailed in area 
municipal official plans.   

The proposal will direct intensification and a mix 
of uses and built forms to the Regional Corridor. 
The proposed density provides for an FSI of 5.7, 
exceeding the minimum set by the Region. Two 
high-rise towers on a 6-storey podium, one mid-
rise building, and two low-rise townhouse blocks 
are proposed. Commercial and active uses are 
proposed at grade, and a POPS is strategically 
located to surround and enhance the designated 
cultural heritage resource on the Site.  

While the in-force Durham OP is outdated and 
currently undergoing revisions to be updated per 
the 2020 Growth Plan, the policies support higher 
density mixed-use development in Regional 
Corridors with an underlying Living Areas 
designation. The densities and heights proposed 
are supported by the Pickering City Council 
endorsed Intensification Plan as presented in 
November 2019 (further discussed in Section 4.6 
of this report). The Intensification Plan directs the 
greatest densities and heights of the corridor to 
Gateways and Mixed Use A sites, such as the 
Subject Site.  As such, the proposed built form, 
density, and height are in conformance with the 
intent of the Durham OP.  
 

4.4 City of Pickering 
Official Plan (Office 
Consolidation, 2018) 

 
The City of Pickering Official Plan (the “City OP”) 
was approved by Durham Region on September 
24, 1997. The current office consolidation is 
dated October 2018. The City OP establishes the 
land use pattern and permitted uses for all land 
in the municipality through a high-level vision of 
the desired urban structure. Additionally, the City 
OP Plans for the coordination of land use and 
infrastructure requirements in order to ensure 

that the City can accommodate anticipated 
growth. Within the City OP the Subject site is 
designated as a Mixed Corridors within the Mixed 
Use Area land Use Category (see Figure 15).   

 
4.4.1 Mixed Use Areas  

 
The City of Pickering Official Plan designates the 
subject lands as Mixed-Use Area, particularly, 
Mixed Corridors (Figure 15). The Mixed Corridors 
designation permits a net residential density of 
over 30 and up to and including 140 dwellings per 
hectare and allows for an FSI of 2.5 (whereas the 
Durham OP requires a minimum of 2.5 FSI). Per 
Table 6 of the City OP, the maximum gross 
leasable floorspace for retail of goods and 
services shall be determined by site-specific 
zoning. Mixed Use Areas are to have the highest 
concentration of activity in the City and shall 
permit a wide variety of uses including 
residential, retail, commercial, business, office, 
service, recreational, community and cultural 
uses. The Mixed Corridor along Kingston Road 
and the City Centre are to host the broadest 
diversity of uses, the greatest levels of activity, 
and the highest quality of design in the City. 

Figure 15. City of Pickering Official Plan Schedule I 
Excerpt 

 
Source: City of Pickering Official Plan Schedule A (2018) 
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The proposal provides for a mix of uses on the 
Site which conforms to the policies of the City OP. 
With regards to density, the proposal as currently 
constructed has a resultant density of 5.7 FSI; 
which exceeds the current permissions of the City 
OP and generates the need for a Site-specific 
OPA application. The City OP limit of 2.5FSI is 
currently in conflict with the Durham OP which 
requires a minimum FSI of 2.5 for sites that are 
designated as both Regional Corridor and Living 
Areas (Policy 8A.2.9 of the Durham OP). As noted 
above, the increase in FSI is supported based on 
the Council endorsed Kingston Corridor 
Intensification Plan and Urban Design 
Guidelines; which represent the most up to date 
Council endorsed planning direction for the 
Subject Site. This is discussed further in Section 
4.5 of this report. The Kingston Corridor 
Intensification Plan directs the greatest densities 
and heights of the corridor to Gateways and 
Mixed Use A sites as identified. Further, in 
October of 2020 the City presented a Draft OPA 
for the Kingston Corridor, which provided for a 
maximum density of 5.0 on the Subject Site. This 
is further discussed in relation to the proposal in 
Section 4.7 of this Report, but provides further 
justification for the proposed density of 5.7 FSI 
on the Subject Site.  
 
In summary, the proposal provides for mixed-use 
intensification along Kingston Road and 
therefore conforms to the land-use policies of the 
Pickering OP. In regards to density, the proposal 
is consistent with the most current planning 
direction as provided by Council for the Kingston 
Road corridor  as provided in the Intensification 
Plan, Urban Design Guidelines, and the Draft 
Kingston OPA as will be further discussed below 
in Sections 4.5, 4.6, and 4.7 of this report. As 
such the proposal, and specifically the proposed 
Site-specific OPA for increased density, 
conforms to the intent of the Pickering Official 
Plan.1     
 
 
 

 
1 Note that density as expressed in units per hectare (uph) 
is not discussed here-in as the precise number of units 
resulting from the conceptual development plan is not 
known at this time, and further, as the City’s most current 

4.4.1 Transportation Policies   
 
Schedule II – Transportation System of the 
Pickering OP identifies existing and future roads. 
Kingston Road is identified as a Type B Arterial 
Road and Transit Spine and Brock Road is 
identified as a Type A Arterial Road. Kingston 
Road provides an intra-regional connection west 
to the City of Toronto and east towards the 
County of Northumberland. Brock Road provides 
intra-regional connection north to south, 
originating at Highway 47 and terminating in 
south Pickering at the Lake Ontario waterfront 
area.  
 
Chapter 4 of the Pickering OP provides policy 
direction for the City’s transportation system. 
Policy 4.2 states that development will use 
existing and future transportation infrastructure 
efficiently as well as balance the need to 
accommodate private automobiles with the need 
to accommodate pedestrians, cyclists, disabled 
individuals, public transit, taxis, and the 
movement of goods and services (Policies 4.2.a), 
b), and c)). The City is directed to optimize the 
use of its transportation infrastructure by 
promoting the design of road corridors and the 
road system as multi-use public facilities that 
respond to the sometimes conflicting needs of 
pedestrians, cyclists, transit, taxis, high 
occupancy vehicles, automobiles, and trucks, 
and promote ways to reduce traffic peaks and 
shift modes away from single occupancy vehicles 
(Policies 4.5.a) and b)). 
 
Policy 4.4 on Integrated Transportation Systems 
recognizes the interrelationships between 
freeways, GO Transit lines, arterial and collector 
roads, transit spines, local roads, pedestrian and 
bicycle connections, and trails (Policy 4.4a). It 
directs the City 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 public transit use, while also 
accommodating vehicular traffic (Policy 4.4.c). 

planning documentation, being the Draft Kingston OPA, 
limits density exclusively by FSI.   
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Further to this, local road, bikeway and trail 
connections in the urban and rural areas should 
be provided to link people, places and activities 
(Policy 4.4.e). 
 
The proposal is located at a key intersection for 
the Transportation System in the City of 
Pickering.   Kingston Road is serviced by Pulse 
Rapid Transit. The transit stop closest to the Site 
is located approximately 20 metres west from the 
Northwest corner of Brock and Kingston Road. 
The Pulse route provides service to riders every 
10 minutes during peak periods and 15 minutes 
during off-peak periods. While Pulse represents 
a significant improvement to rapid transit in the 
region in recent years, further improvements are 
being planned to have dedicated transit lanes 
along Kingston Road connecting Oshawa in the 
east to Toronto in the west.   
 
The proposal has been designed to frame the 
street and locates active uses-at grade at this key 
intersection. Commercial uses have been located 
at grade along Kingston Road to support an 
animated pedestrian environment. The proposal 
also provides for 5-metre building setbacks from 
the current property line on both frontages, which 
will allow for additional space to provide 
pedestrian amenities at the interface of the site 
and the public realm. Leisure space, in the form 
of a POPS has been provided and is located a 
short walking distance from the existing transit 
stop on Kingston Road. Additionally, the 
proposed internal courtyard area of the POPS 
provides pedestrians with open space for 
passive recreation away from the busy auto-
oriented roadways of Brock and Kingston. 
 
Finally, reduced parking ratios are proposed 
which support a change in transportation mode 
choice by limiting the amount of parking available 
on site, therefore encouraging behavioural 
change to active transport and public transit use. 
The majority of parking on the site is proposed to 
be located below grade, however, surface 
parking spaces for the retail/commercial uses 
have been provided for convenience (it is 
assumed that use of these spaces will be time 
limited). By accommodating vehicular traffic on 
the site as well as supporting pedestrians and 

local transit use via design and a reduction of 
parking spaces the proposal conforms with the 
transportation policies of the Pickering OP.  
  

4.4.2 Housing Policies  
 
Chapter 6 of the City OP outlines the City’s goals 
and objectives for housing in the Urban System. 
The City’s housing strategy promotes 
opportunities for a wide variety of housing forms, 
tenure, and types to meet the evolving needs of 
the community.  
 
Policy 6.2 states that City Council shall 
encourage housing opportunities that respond to 
the existing and future needs and characteristics 
of the population and encourage the provision of 
an adequate range of housing and tenure types 
to be available and integrated within the City’s 
neighbourhoods and villages to meet the needs 
of existing and future populations (Policy 6.2.a), 
b), and c)). The City of Pickering’s Housing Goal 
is to encourage a broad diversity of housing by 
form, location, size, tenure, and affordability 
within its neighbourhoods so that the housing 
needs of existing and future residents can be met 
as they evolve over time (Policy 6.1).  
 
The proposal provides for a broad range of 
housing on the Site, inclusive of townhouses and 
apartment units within the low-rise, mid-rise, and 
high-rise building typologies. Additionally, a 
range of unit types and sizes are proposed. At 
this time, the proposal assumes that the 
townhouse units will provide for 3-bedroom units, 
whereas the apartment buildings are envisioned 
to contain 1-bedroom, 1-bedroom + den, and 2-
bedroom, and 2-bedroom + den units. A precise 
unit mix will be determined through detailed 
design. Through the provision of a mix of built 
forms, unit types, and unit sizes, the proposal 
conforms to the housing policies of the Pickering 
OP.  
 

4.4.3 Cultural Heritage Policies 
 

Chapter 8 of the City OP contains policies on 
Cultural Heritage resources. Per policy 8.1, City 
Council shall respect Pickering’s cultural heritage 
and shall conserve and integrate important 
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cultural heritage resources from all time periods 
into the community. The identification of cultural 
heritage resources is essential and should apply 
to a broad scope including buildings, sites, 
artifacts, and significant landscapes and features 
(Policy 8.2(a)(i)(ii) and (iii)). City Council shall 
prevent the demolition, destruction, or 
inappropriate alteration of important cultural 
heritage resources where possible (Policy 8.2(c)) 
and shall restore, rehabilitate, maintain, and 
enhance important cultural heritage resources 
where possible (Policy 8.2(d) and (e)). City 
Council shall also implement the provisions of the 
Ontario Heritage Act where warranted (Policy 
8.4).  
 
Where cultural heritage resources are designated 
under the Ontario Heritage Act, specific 
requirements apply when alteration and 
demolition are considered. City Council in 
consultation with its heritage committee shall 
allow alterations, additions, or repairs to 
designated buildings provided that the 
alterations do not detrimentally affect the 
heritage value of the designated resource (Policy 
8.8(a)). Policy 8.8(c) directs that Council shall 
discourage or prevent the demolition or 
inappropriate alteration of a heritage resource. 
Where demolition or inappropriate alteration is 
unavoidable Council shall consider acquiring the 
resource and if acquisition is not possible shall 
conduct a thorough review and documentation of 
the resource for archival purposes.  
 
The Subject Site is host to a heritage building 
designated under Part IV of the Ontario Heritage 
Act (By- law 2570/87 passed Sept 21, 1987). 
The designated building on the Site is locally 
known as The Post Manor and was built by mill 
owner and lumber merchant Jordan Post in 
1841. The building is proposed to be retained 
and relocated northeastward on the Site, with its 
basement reconstructed, to conserve its 
heritage attributes. The building is proposed to 
be rehabilitated for a public facing commercial 
use such as a restaurant or cafe, representing a 
reinvestment in the building, to introduce users 
to experience the building’s interior 
craftsmanship. Public access to the heritage 
resource will be further supported through the 

provision of a new POPS surrounding the 
resource and placing it in a setting more 
sympathetic to the traditional Ontario Farmstead 
typology. 
 
A two-fold impact mitigation strategy has been 
designed to conserve the building’s cultural 
heritage. A multi-media interpretation strategy is 
proposed to actively engage users with the 
Site’s history as a place of agricultural 
production, and its role within a broader rural 
crossroads community. As the legibility of the 
crossroads community has been reduced 
through suburban development and road 
widening, this history is proposed to be 
communicated through interpretive media 
(photographs, panels, archival maps, display of 
artefacts, educational programming) on the Site. 
The core of the mitigation strategy is the second 
element, an Interpretive Landscape Plan which 
will place the relocated building in a historic 
farmstead setting rather than the highly 
suburbanized and largely paved setting that the 
building currently resides in. The Interpretive 
Landscape Plan is designed to create framed 
rural snapshot views of Post Manor from Brock 
and Kingston Roads, while using farmstead 
motifs on the Site’s interior to sensitively 
transition between the Post Manor lands and the 
contemporary urban community. 
 

4.4.4 Resource Management  
 

Chapter 10 of the City OP contains policies to 
ensure the protection, conservation, and 
enhancement of the City’s natural heritage 
features and functions including water, air, and 
energy resources (Policy 10.1). Policy 10.13 
provides direction for areas of groundwater 
recharge and high aquifer vulnerability.  Per 
policy 10.13(a) and (c) City Council shall identify 
known areas of groundwater recharge and high 
aquifer vulnerability and shall prohibit uses 
considered to be a high risk to groundwater as 
identified in the Durham Regional Official Plan 
within the areas identified as high aquifer 
vulnerability in Schedule IIID except within the 
Urban Area where an application to permit high 
risk uses shall include a Containment 
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Management Plan that details the approach to 
protect water resources.   
 
Per City OP Schedule III, the site is within a High 
Aquifer Vulnerability Area, but is not within a 
Groundwater recharge area. No high-risk uses 
are proposed on the Site and accordingly the 
proposal does not conflict with the resource 
management policies of the Official Plan. 

  

 
 
 
 
 

4.4.5 Neighbourhood 9: Village East 
Policies  

Section 12 of the Pickering OP provides policies 
for each of the City’s urban neighbourhoods. 
The Subject Site is within the Village East 
neighbourhood. Within the neighbourhood 
description, the Brock Road and Kingston Road 
intersection is identified as host to 
neighbourhood and community shopping uses.  

Map 19 delineates the Site within a Detailed 
Review Area, and Kingston Road as subject to 
the Kingston Road Corridor Development 
Guidelines. In November 2019 the City 
presented the Kingston Corridor Intensification 
Plan and Urban Design Guidelines which were 
later endorsed by Council. Sections 4.5 and 4.6 
of this report review the same in detail. 

4.4.6 Sustainable Development  
Section 16.5A (xxix) of the City of Pickering 
Official Plan requires submission of a 
Sustainability Report that demonstrates 
consistency with the City’s Sustainable 
Development Guidelines. This material can be 
found in Appendix 1 of this Report and 
demonstrates conformity to Section 16.5A (xxix) 
of the City of Pickering Official Plan.  

4.4.7 Proposed Site Specific OPA 
As described above, a Site Specific OPA is 
required from the density provisions of the in 
effect Official Plan. Such an amendment is 
supported by the Council endorsed 
Intensification Plan and UDGs as well as the Draft 
Kingston Road OPA, as further described below. 
In terms of the form of the OPA, TBG would 
suggest passing of a Site-Specific policy which 
would provide for a Site-specific density of 
5.7FSI.  
 
 
 
 
 
 
 

Figure 16. City of Pickering Official Plan 
Schedule IIID Excerpt 

 
Source: City of Pickering Official Plan Schedule 
IIID (2018) 

Subject Site  
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4.5 Draft Kingston Road 
Corridor 
Intensification Plan 
(November 2019) 

 
The Kingston Road Intensification Plan (the 
“Intensification Plan” and Urban Design 
Guidelines (the “UDGs”) have been endorsed by 
Council as of December 2019 and provide 
planning direction for the City initiated 
amendment to the Official Plan policies along the 
Kingston Road Corridor (Draft further discussed 
and reviewed below in Section 4.7 of this report). 
The Intensification Plan was endorsed in 
sequence with UDGs which will be discussed in 
Section 4.6 below.  These documents as 
endorsed provide the most current planning 
direction for the corridor as expressed by 
Council.  

The Subject Site is located within the Brock 
Precinct in the Intensification Plan. The site is 
designated as Mixed Use A, which is intended to 
house the greatest density and highest intensity 
uses along the Kingston Road Corridor. 
Additionally, the Kingston road frontage is 
designated as Secondary Frontage, requiring a 
minimum of 30% of the lot frontage to provide for 
retail uses, commercial service uses or 
consolidated office and residential uses. Lastly, 
the site is located within a Gateway area.  

The proposal provides for a high-rise building at 
the Brock and Kingston Gateway which will serve 
as a distinctive entry gateway feature for the 
intersection. At the Site plan stage, building 
articulation, including vertical projections, 
recessions, design treatments and other 
architectural details will be proposed to create 
enhanced visual interest in accordance with 
Policy 3.3.4d of the Intensification Plan. The 
proposal also provides for a mix of uses, being 
commercial at-grade and residential uses in low-
rise, mid-rise, and high-rise built forms. At-grade 
commercial uses (inclusive of retail, personal 
service and offices uses as determined by market 
demand) will be located on the Kingston Road 
frontage. Through the provision of a mix of uses, 
active frontage on Kingston Road, and significant 

intensification of the site, the proposal is in 
conformance with the Intensification Plan.   

In terms of place making, a Gateway Plaza and a 
Privately Owned Public Space (POPS) are shown 
on or in proximity to the Subject Site. Gateway 
Plazas are intended to highlight important entry 
points to the corridor as they are located at 
intersections where there is either existing public 
land that can be used to provide additional 
amenity spaces for pedestrians or private land 
that can be developed as POPS.  

The proposal provides for a POPS that integrates 
policy direction from the Gateway Plaza 
subsection. The heritage building on site creates 
a significant opportunity for the integration of a 
POPS /Gateway Plaza to enhance the public 
realm on privately owned land. Per Policy 3.4.7 
Gateway Plazas should include amenity for 
pedestrians such as seating areas, cycling rings, 
planters and include larger public features such 
as artwork, fountains or feature benches. The 
proposal will integrate such amenities in the 
POPS.  

The proposed location of the POPS/Gateway 
plaza highlights an important entry point to the 
corridor from the North side of Brock Road. 
Further, this location allows for the Interpretive 
Landscape Plan to create framed views of the 
heritage building from both Brock and Kingston 
Roads. Public features and amenities, such as a 
large central orchard, tree lined paths, and 
internal courtyard and patio seating areas have 
been included per the Interpretive Landscape 
Plan. The landscape plan also provides for public 
features and amenities through multi-media 
interpretation that will actively engage users with 
the Site’s history as a place of agricultural 
production, and its role within a broader rural 
crossroads community. The Site’s unique history 
is proposed to be communicated through public 
features and interpretive media such as 
photographs, panels, archival maps, display of 
artefacts, and educational programming. 
Through the provision of a POPS/Gateway Plaza 
at the northeastern side of the site with significant 
landscaping and public features, the proposal 
conforms to the direction of the place-making 
policies of the Intensification Plan.  
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4.5.1 Built form  
The Intensification Plan provides detailed 
direction on the desired built form of 
development along the Kingston Road Corridor. 

Midrise Buildings are defined as those being 5-
12 storeys in height. The proposed mid-rise 
building is 12-storeys in height. Per Policy 3.3.2c, 
mid-rise buildings are to conform to 2 separate 
angular planes. Firstly, a 45-degree angular 
plane, commencing from the front property line, 
and beginning at a height 80 percent the width of 
the adjacent right-of-way is required for Kingston 
and Brock Road (3.3.2c). Additionally, a 
transition to adjacent low-rise buildings shall be 
supported through the provision of a minimum 
setback of 7.5 metres and 45-degree angular 
plane from a height of 10.5 metres (Policy 3.3.2f). 
This would apply to the northern and north-
western lot lines.   The conceptual development 
plan locates the proposed mid-rise building 
centrally on Site to ensure that the 
aforementioned angular planes are respected 
(see Figure 17). Further, the proposed tower 
podiums also respect the 45 degree angular 
plane from Kingston and Brock Road.  

Figure 17. North-South Site Section Looking East  

  
Source: CMV Group Sheet A401 

Tall buildings are defined as being 13 storeys or 
more in height and are directed to be generally 
located within Gateways (Policy 3.3.1a).  Per 
Policy 3.3.1c the maximum permitted height of 
tall buildings shall be 45 storeys and per Policy 

3.3.7b podium height shall be 3 to 6 storeys. 
Towers shall provide for a minimum 25 metres of 
tower separation and shall have a maximum floor 
plate of 750m2 (Policy 3.3.1b). The high-rise 
building is proposed in a Gateway, satisfies the 
podium height requirements, and conforms to the 
maximum floor plate and the minimum separation 
distances detailed in Policy 3.3.1b.  

Building setbacks are intended to define and 
transition between the public and private realm. 
Setback areas should accommodate spill-out 
uses from commercial activity, public landscape 
elements, or landscape screening elements for 
grade related residential units as appropriate 
(Policy 3.3.5f). Within the Brock precinct, all 
buildings fronting Kingston Road and Brock 
Road should be setback 5 metres from the front 
property line (Policy 3.3.5b). In addition, all 
buildings should be setback a minimum of 2 
metres from new public/ private streets that are 
internal to development blocks (Policy 3.3.5d), 
and should be setback a minimum of 3 metres 
from parks and open spaces (Policy 3.3.5e).  

The proposal provides for a 5-metre setback from 
the podium structure of the high-rise building to 
the existing Kingston and Brock Road property 
lines. No new public or private streets are 
proposed internal to the development. The POPS 
is proposed to be integrated with the relocated 
heritage building such that a setback between 
the POPS and the building does not apply. A 10 
metre separation between the podium of the 
high-rise building and the heritage building has 
been provided.  
 
Policy 3.3.8 provides direction for heritage 
buildings and acknowledges that heritage 
buildings are significant for their role in 
preserving local character, celebrating collective 
history and building community identity, and 
having educational and cultural value. Per policy 
3.3.8b buildings of heritage significance should 
be preserved through appropriate methods. 
Preservation may include keeping buildings in 
their existing location, moving buildings to a more 
appropriate location on the same site to 
incorporate it with new development, or replacing 
buildings with a landscaped feature that speaks 
to its significant and history (Policy 3.3.8c). 
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The proposal seeks to relocate the Post Manor 
on the site and incorporates it within new 
landscape and interpretive features that speak 
directly to its significance and history. Per the 
Heritage Impact Assessment provided by ERA 
Architects Inc., the relocation of the building, due 
to the proposed high-rise building, represents an 
impact to the heritage resource that is proposed 
to be mitigated through a two-fold strategy.  An 
Interpretation Strategy and an Interpretive 
Landscape Plan are proposed to ensure 
preservation of the heritage value of the Post 
Manor.The Interpretation Strategy communicates 
the Site’s unique history through several public 
features and interpretive media while the 
landscape plan locates the building in an 
interpreted farmstead setting, also speaking to 
the Site’s significance and history. 
 

4.6 Draft Urban Design 
Guidelines 
(November 2019) 

 

The Kingston Road Corridor and Specialty 
Retailing Node Urban Design Guidelines (the 
“UDG”s) outline best practices in regard to 
massing, angular planes, and related design 
principles. As discussed above, these were 
endorsed concurrently with endorsement of the 
Intensification Plan as of December 2019. As 
endorsed documents, these represent the most 
current direction of Council for development 
along the Kingston Corridor.  

 
4.6.1 Transition and Massing  

Angular plane policies provide for transition in 
density and height to lower-density uses. Similar 
to the Intensification Plan, the Design Guidelines 
provide for a 45-degree angular plane, measured 
from a point 10.5m in height and setback 7.5m 
from the rear property line (Policy 2.10 ix). The 
Guidelines also provide for a 45- degree angular 
plane along Kingston Road and Brock Road, 
measured from the property line at a height of 80 
percent of the ROW width (Policy 2.10 x). 

The Guidelines provide angular plane provisions, 
which we understand apply to Mid-rise buildings 
that are bulky in mass rather than High-rise 
buildings, which are instead regulated through 
building separation and maximum floorplate 
restrictions. In addition to angular plane 
provisions, the UDGs provide specific provisions 
for sites located within Gateways. The Guidelines 
note that Tall buildings are generally to be 
located in Gateways (Policy 2.14 i). Tall Buildings 
are defined as buildings taller than 13 storeys, 
and shall maintain a minimum separation 
distance of 25 metres between towers and 
provide for a maximum floor plate of 750m2 
(Policy 2.15.1v). Podiums shall have a minimum 
height of 3 storeys and a maximum height of 6 
storeys to create a comfortable public realm. 
Towers should step back a minimum of 3 metres 
from the podium wall (Policy 2.15.1 ii). Lastly, Tall 
buildings should minimize shadows, maximize 
sky views, and reduce negative micro-climate 
impacts, especially where high-rise development 
is adjacent to low-rise neighbourhoods and parks 
and open space (Policy 12.15.1 iv). 

Per Policy 2.3.2iii, a minimum separation 
distance of 11 metres must be maintained for 
mid-rise buildings up to 8-storeys in height. Per 
Policy 2.3.2iv, a minimum separation distance of 
18 metres must be maintained for mid-rise 
buildings between 8 and 12 storeys in height. 
Reductions to the separation distances identified 
in Policy 2.3.2iii and iv may be reduced if there 
are no primary windows on the wall facing an 
abutting building. 

Per Policy 2.3.2vi a minimum separation distance 
of 15 metres shall be provided between facing 
buildings on sites with multiple buildings. On 
multi-building sites, it is encouraged that 
buildings are offset or angled away from each 
other to maintain privacy between facing units.  

Sections A401 and A402, prepared by CMV 
Group, detail the angular planes as prescribed.  
The proposal locates the mid-rise building on the 
Site centrally to ensure a 45-degree angular 
plane from the existing low-rise buildings that are 
located adjacent to the north and western 
property lines. The mid-rise building also 
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respects the 45-degree angular plane as required 
from Kingston and Brock Road.  

The proposal conforms to the majority of the 
Guideline’s separation distances. Building 
separation on the site is as follows:  

Ø Between the mid-rise building and the 
townhouses, 13.5 metres is provided 
whereas 11 metres is required (Policy 
2.3.2iii).  

Ø Between the mid-rise building and the 6-
storey podium,  11.5 metres is provided 
whereas 11 metres is required (Policy 
2.3.2iii) 

Ø Between the mid-rise building and the 
high-rise tower, 15 metres is provided 
whereas 18 metres is required (Policy 
2.3.2iv) The mid-rise building and the 
podium of the high-rise building largely 
achieve 18 metre separation with the 
exception of one minor pinch point at the 
southeast corner of the mid-rise building 
(See Figure 18). 

Ø Between the two towers, 25 metres is 
provided in accordance with Policy 
2.15.1v.  

 
With regards to providing a 15 metre separation 
distance between facing buildings, (Policy 
2.3.2vi) 13.5 metres of separation has been 
provided between the mid-rise building and the 
facing townhouses, resulting in a 1.5 metre 
deficiency. At the same time, the proposed 13.5 
metres is in excess of the 11 metre minimum as 
identified in Policy 2.3.2iii. The separation 
distance between the two buildings has been 
maximized where possible. 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 18. Separation distance and pinch point 
between mid-rise and high-rise tower 

 
Source: CMV Group Sheet A101 excerpt  
 
The high-rise building is located in a Gateway as 
directed and satisfies the minimum and 
maximum podium height requirements. The 6-
storey podium of the high-rise building conforms 
to the 45-degree angular plane from both 
Kingston Road and Brock Road. The high-rise 
building conforms to the maximum floor plate 
and the minimum separation distances as 
demonstrated in Site Plan drawing A101 
prepared by CMV Group.  

Lastly, the micro-climate conditions and impacts 
of the proposal are addressed at length in 
Sections 6.4 and 6.5 of this report. A complete 
Wind Study prepared by RWDI Consulting has 
been provided under separate cover. A Shadow 
Study has been prepared by CMV Group on 
Sheet A102 of the architectural package. 

4.6.2 Place-Making Features 
 
The Guidelines provide for place making features 
that are intended to enhance the public realm 
throughout the corridor, including Gateway 
Plazas and POPS. Gateway Plazas are to function 
as central gathering spaces which can be 
programmed for public or community events, and 
as pedestrian gateways and connections which 
complement the existing streetscape (Policy 3.6 
i). Gateway Plazas shall be physically and visually 
connected to the public street and should be 
designed to relate to surrounding buildings to 
create a cohesive public realm (Policy 3.6 ii). 
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Gateway Plazas should be framed by adjacent 
streets, landscape and buildings which are 
designed to the highest architectural standard and 
should respond to the form and function of the site 
and surrounding uses (Policy 3.6 iii). Commercial 
and mixed-use buildings adjacent to plazas should 
provide active frontages with direct views and 
access to the Gateway plaza and patios are 
encouraged to be located adjacent to these 
locations (Policy 3.6 iv). Gateways Plazas should 
contribute to a cohesive streetscape through the 
consistent use of colour, texture and building 
materials (Policy 3.6 v) and should create an 
enjoyable pedestrian environment by incorporating 
appropriate lighting, signage, water features, 
landscaped elements,  and public art (Policy 3.6 vi) 
 
POPS are to be publicly accessible with signage to 
properly identify the space and indicate its access 
for public use (Policy 3.8 i). The location and design 
of POPS should physically and visually connect to 
the public street (Policy 3.8 vi) while being framed 
by and related to surrounding buildings and at-
grade active uses (Policy 3.8 vii). All POPS should 
incorporate soft landscape and planting and shall 
ensure that trees have sufficient soil volumes to 
enable large mature growth and a significant tree 
canopy (Policy 3.8iii). Pedestrian comfort should be 
prioritized and accordingly POPS should maximize 
sun exposure (Policy 3.8 ix) and should provide 
amenities including seating areas, pedestrian-scale 
lighting, bicycle racks, garbage cans, and public art 
to create a positive walking and cycling 
environment (Policy 3.8 x).  

In accordance with Policy 3.10i, heritage buildings 
and historic elements should be integrated into the 
wider public realm and connected to the 
surrounding public open space network when 
possible. Built heritage features on focal sites 
should be accentuated to create a sense of place 
and enhance cultural identity (Policy 3.10ii). Where 
new development is proposed, the historical 
significance of designated heritage buildings and 
buildings with heritage merits shall be assessed to 
determine how the building or elements can be 
protected, enhanced or integrated into new 
development (Policy 3.10iii).  

The proposal provides for a POPS that also 
integrates policy direction from the Gateway Plaza 
subsection of the Guidelines. The heritage building 
on site creates a significant opportunity for the 

integration of a POPS/ Gateway Plaza to enhance 
the public realm on privately owned land. The POPS 
will be framed by Brock Road and will be enhanced 
with landscaping features that integrate the POPS 
into the development as a whole. Public features 
and amenities, such as a large central Orchard, tree 
lined paths, and internal patio seating areas have 
been included per the Interpretive Landscape Plan 
and the Interpretation Strategy provided in the 
Heritage Impact Assessment.  

The proposed location of the POPS/Gateway plaza 
highlights an important entry point to the corridor 
from the north side (Brock Road). Further, this 
location allows the Interpretive Landscape Plan to 
create framed views of the heritage building from 
both Brock and Kingston Roads.  The landscape 
plan provides for public features and amenities 
through multi-media interpretation that will actively 
engage users with the Site’s history as a place of 
agricultural production, and its role within a 
broader rural crossroads community. The Site’s 
unique history is proposed to be communicated 
through public features and interpretive media 
such as photographs, panels, archival maps, 
display of artefacts, and educational 
programming. 

Figure 19. Concept Landscape Plan  

 
Source: CMV Group Sheet A104 excerpt 
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4.7 Draft Official Plan 
Amendment (October 
2020) 

 
On October 8th 2020, the City of Pickering published 
a Draft Official Plan Amendment 20-004/P (draft 
OPA) and associated staff report. Public Feedback 
has been requested on the draft OPA. A revised 
OPA that incorporates the feedback received is 
anticipated in 2021. TBG has provided comment on 
the draft OPA as it relates to the Subject Site and 
the Brock Road Precinct.  
 
As the public feedback and revision of the OPA is 
ongoing at this time, the draft OP policies as 
described below are not yet Council approved, 
whereas the Intensification Plan and Urban Design 
Guidelines as described in Section 4.5 and 4.6 of 
this report are Council endorsed.  
 
The purpose of the Draft Kingston OPA is to add 
new policies and change existing policies of the 
Pickering Official Plan to enable the redevelopment 
and intensification of the Kingston Road Corridor 
and Specialty Retailing Node, and to identify 
required infrastructure improvements and 
transportation connections throughout the area in 
support of anticipated population and employment 
growth. The Draft Kingston OPA directs for 
intensification of the Kingston corridor beyond the 
level expected per the existing Pickering Official 
Plan. As such, the proposal (and associated site-
specific OPA) is in accordance with the future 
planning direction of the Kingston Road Corridor as 
expressed through the Draft Kingston OPA.  
 
The Subject Site is located within the Brock Precinct 
of the Kingston Road Intensification Plan. Per Policy 
11A.12.2(d)(i), the Site is within one of two key 
transit junctions which occupy prime locations and 
transit transfer points along a the higher-order 
Kingston Road transit corridor and “warrant 
additional consideration as ideal sites for higher-
intensity uses, in particular, employment uses”. The 
site is designated as Mixed Use A, which is intended 
to house the greatest density and highest intensity 
uses along the Kingston Road Corridor. The site is 
also located within a Gateway area which 
recognizes the regional significance of key 
intersections.   
 

Per draft Policy 10(f), a maximum FSI of 5.0 is 
permitted in the Kingston Mixed Corridor and Brock 
Mixed Node Intensification Area, where deemed 
appropriate through a site-specific zoning-by-law 
amendment. As such, the degree of density 
proposed by the Site-specific OPA is of a similar 
order as proposed in the Draft Kingston OPA and 
therefore generally in conformance with the same. 
That said, the Subject Site is within a rare 
confluence of three intensification-supportive 
designations, being Mixed Use A, Gateway, and a 
Key Transit Junction. Across the Kingston Corridor 
precincts there are two intersections where these 3 
designations overlap. In recognition of this, TBG 
has requested that the City consider allowing an FSI 
above 5.0 but below the City Centre maximum of 
5.75 in this area. This comment has been provided 
to staff and is reiterated here-in.  
 
Figure 20. Draft OPA Schedule 4 of 4 Brock 
Precinct  

 
 

4.7.1 Brock Precinct  
 
Draft Policy 11A.6 provides direction for 
development within the Brock Precinct.  Per Policy 
11A.6(a) the greatest densities and building heights 
shall be directed to the intersection of Brock Road 
and Pickering Parkway, with additional 
concentrations along Brock Road and south of 
Pickering Parkway, along Highway 401. Conversely, 
the greatest mix of uses within the precinct is 
encouraged to be located within proximity of Brock 
Road and Kingston Road and at the Brock Road 
and Pickering Parkway intersection, in particular, 
the development of major office uses is encouraged 
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in these locations (Policy 11A.6(b)). TBG has 
provided comments with regards to this policy 
requesting that it be amended to recognize the 
unique location of the site as a key transit junction, 
a Gateway, and a Mixed Use A designation. 
 
In accordance with Policy 11A.6(d) transportation 
improvements will be prioritized to provide greater 
multi-modal connectivity, break up large parcels, 
create more routes of circulation off Brock Road 
and Pickering Parkway, and create more 
opportunities for the development of buildings with 
street frontages. Consideration shall be given to the 
interface of retail and office with residential uses 
and the provision of appropriate transitions 
between buildings and in height, mass and scale to 
ensure compatibility with any established 
residential neighbourhoods (Policy11A.6(e)). 
Primary and secondary frontages that are oriented 
toward Brock Road, Kingston Road, and the new 
public street east of Brock Road will be encouraged 
(Policy 11A.6(f)). Per Policy 11A.6(f) the 
preservation of and incorporation of the Post 
Manor, a designated heritage building, shall be 
sought in order to strengthen and complement the 
property’s heritage attributes. 
 
The proposal locates a mix of uses at transit 
supportive densities on a site which forms part of a 
regionally significant Gateway in the Brock precinct. 
The proposal includes a mix of built form typologies 
being low-rise residential townhouses, a mid-rise 
building, and a high-rise building. 1,430m2 of 
commercial uses are provided at-grade which may 
include retail, personal service, and office uses as 
determined by market conditions. Commercial and 
retail uses are located at grade along the Kingston 
Road frontage of the proposed podium and within 
the heritage building along the Brock Road 
frontage. 
 
With regards to transition, massing, and scale, A 
45-degree angular plane has been provided for the 
mid-rise building to the adjacent low-rise residential 
neighbourhood that exist along the northern and 
western property line. The mid-rise building also 
respects the 45-degree angular plane from 
Kingston and Brock Road.  The podium of the high-
rise building also respects these 45- degree 
angular planes. The proposed floor plates conform 
to the 750m2 maximum and the two towers of the 
high-rise building maintain a 25-metre separation 
distance to allow for sun exposure.  

The proposal incorporates the Post Manor into the 
site and will implement a two-fold mitigation 
strategy in order to strengthen and complement the 
building’s heritage attributes.  
 

4.7.2 Gateways  
 
Draft policy 11A.2 recognizes key intersections 
throughout the corridor as Gateways. Accordingly, 
City Council requires building articulation, including 
vertical projections, recessions, and other 
distinctive architectural details, at gateway 
locations to create an enhanced visual interest and 
a human scaled environment (Policy 11A.2(a)). 
Privately-owned publicly accessible spaces (POPS) 
are encouraged within Gateways and could include 
features such as urban squares, green spaces, 
transit stop waiting areas, and public art (Policy 
11A.2(b)). Per Policy 11A.2(c) the Gateway at Brock 
road is recognized as regionally significant as it is 
the eastern gateway into the City of Pickering from 
the Town of Ajax. 
 
The proposal provides for a high-rise building at the 
Brock and Kingston Gateway to serve as a 
distinctive entry feature and locates active uses at-
grade to create enhanced visual interest. The 
podiums are 6-storeys in height to provide for 
human-scaled development and are to be setback 
5m from the existing Brock and Kingston property 
lines to provide for additional pedestrian-oriented 
space at grade. Further, the proposed location of 
the POPS/Gateway plaza highlights an important 
entry point to the corridor from the north. This 
location allows for the Interpretive Landscape Plan 
to create framed views of the heritage building from 
both Brock and Kingston Roads. The proposed 
POPS is centred around the Heritage house. Public 
features and amenities are incorporated into the 
landscape design through proposed multi-media 
interpretation that will actively engage users with 
the Site’s history as a place of agricultural 
production, and its role within a broader rural 
crossroads community. The Site’s unique history is 
proposed to be communicated through public 
features and interpretive media such as 
photographs, panels, archival maps, display of 
artefacts, and educational programming. These 
proposed features and the preservation of the 
heritage building on site will create a unique 
gateway in the City that preserves a heritage 
resource.  
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4.7.3 Mixed Use Type A  
 
Draft Policy 11A.9.2 provides specific policies for 
lands designated as Mixed Use Type A. Mixed Use 
A Lands are to have the greatest density and 
represent the highest intensity uses within the 
intensification areas with a combination of higher 
density residential, commercial and retail uses 
(Policy 11A9.2(a)). Office uses, particularly major 
office uses and major institutional uses are 
encouraged to be located in Mixed Use Type A 
Areas and should be directed to major intersections 
or Gateways (Policy11A.9.2(b)).   
 
Further to this, the draft policies require the 
accommodation of a minimum amount of office 
space or protection for future office space (through 
phasing and/or including building types that can be 
easily converted to office uses over time) (Policy 
11A.9.2(c)).  
 
The proposal envisions a mix of uses on the Site.  
1,430m2 of commercial uses are provided at-grade, 
which may include retail, personal service, and 
office uses as determined by market conditions. 
The commercial, retail, personal service, and/or 
office uses are proposed along Kingston Road and 
the stand-alone Post Manor building. Given the 
policies of section 11A.9.2, the proposal largely 
matches the amount of the existing commercial 
GFA on the site as approximately 1,825.54m2 of 
commercial GFA is currently located on the site.  

 
4.8 Zoning By-laws 

 
4.8.1 City of Pickering Zoning By-

law 3036 
 

The City of Pickering Zoning By-law No. 3036 zones 
the site as LCA-4: Local Central Area. By-law 3036 
was approved prior to the in-force Pickering Official 
Plan and prior to the Kingston Corridor 
Intensification Plan, Urban Design Guidelines, and 
the Draft OPA. As such the existing Zoning By-law 
was intended to facilitate an auto-oriented low-rise 
commercial plaza. The existing zoning permissions 
no longer conform to the policy intent of the Official 
Plan nor the Council endorsed direction as 
expressed through the Kingston Corridor 
Intensification Plan and Urban Design Guidelines.  

 
The permitted uses of the LCA-4 zone include:  

Ø automobile service station type A; 
Ø bakery; 
Ø  business office; 
Ø  dry cleaning depot; 
Ø  a financial institution; 
Ø  food store; 
Ø  neighbourhood store; 
Ø  personal service shop; 
Ø  professional office; 
Ø  restaurant type B and D; and  
Ø retail store.  

 
Built form related zone provisions including 
setbacks and lot coverage are summarized in Table 
1.  
  
Table 1. LCA-4 Zone Requirements  

Minimum Lot Area  1 hectare  

Minimum Lot frontage  100 metres  

Minimum Front yard depth  10 metres  

Minimum Interior Side Yard Width 3 metres 

Minimum Flankage Side Yard Width  20 metres  

Minimum Rear Yard Depth  3 metres 

Maximum Lot Coverage  20%  

 
The parking standards per the By-law exclusively 
indicate commercial ratios, as residential uses are 
not a permitted use in the zone. As such, parking 
rates that are appropriate for residential uses and 
intensification are required.   
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5.0  
Proposed 
Amendments  
 

5.1 Proposed Site 
Specific OPA 

As described above, a Site Specific OPA is 
required from the density provisions of the in 
effect Official Plan. Such an amendment is 
supported by the Council endorsed 
Intensification Plan and UDGs as well as the Draft 
Kingston Road OPA, as further described below. 
In terms of the form of the OPA, TBG would 
suggest passing of a Site-Specific policy which 
would provide for a Site-specific density of 
5.7FSI.  
 
 

5.2 Proposed Zoning 
Amendments 

 
The proposed amendments to the Zoning By-law 
seek to facilitate the proposed development by 
amending the in-effect by-law to better reflect the 
most recent policy direction of the City of 
Pickering. In accordance with drafted policy 10f 
of the Draft OPA, a site-specific zoning by-law 
amendment is required to permit for an FSI 
greater than 2.5.  

TBG proposes to amend the By-law and rezone 
the subject site to a Multi-Unit “MU-XX” site-
specific zoning, as has been proposed for other 
redevelopment sites along the corridor.   

The following exceptions are required to 
implement to proposed conceptual site plan:  

Ø Rezone the subject lands from LCA-4 to 
MU-XX Zone;  

Ø Prescribe Site Specific building 
requirements for the standards as 
included in Table 2; and  

Ø Prescribe parking requirements, 
including visitor parking spaces, as 
described in Table 2.   

These standards provide for an urban built form 
on the subject site which conforms to the intent 
of the City of Pickering Official Plan, the endorsed 
Intensification Plan and UDGs, and the Draft 
Kingston OPA as discussed in the preceding 
Sections of this Report. Further, the amenity 
space and parking ratios provided are consistent 
with the rates prescribed by the Pickering City 
Centre By-law, as they represent appropriate 
zoning standards for dedicated Intensification 
Areas. The proposed outdoor POPS meets and 
exceeds the required outdoor amenity space, 
and the indoor amenity space will comply with the 
required amenity space. The precise location of 
the indoor amenity space will be determined at 
site plan stage. Further justification with regards 
to the proposed parking rates are provided in the 
accompanying Traffic Impact Study.   
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Table 2. Proposed Zoning By-law Amendment 

Regulation Proposed Provision  

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 MU-XX.  
 
Minimum Kingston Road (Front Yard) setback: 5.0m 
Minimum Brock Road (External Side Yard) setback: 5.0m from an 
existing property line (prior to widening) 
Minimum setback to a site Triangle: 2.25m 
Minimum interior side yard setback: 9.0m 
Minimum rear yard setback: 6.0m 
Minimum rear yard setback (entrance to a parking garage): 1.5m 
 

Permitted Uses 

Residential Uses: 
Dwelling, Apartment 
Dwelling, Townhouse  
 
Non-Residential Uses:  
Art gallery/studio, assembly hall, cinema, commercial 
fitness/recreational centre, community centre, community garden, 
convention centre or conference hall, day care centre, dry 
cleaning distribution centre, financial institution, food store, home-
based business, hotel, kiosk, library, long-term care facility, 
museum, nightclub, office, office (medical), personal service 
shop, place of amusement, place of worship, private club, private 
home daycare, restaurant, retail store, retirement home service 
and repair shop, theatre, veterinary clinic. 

Minimum Building Separation  As shown on Schedule MU-XX 

Building Height (maximum) As shown on Schedule MU-XX 

Maximum Floor Space Index (FSI) 5.70 

Parking Requirements: 
0.80 parking spaces per dwelling unit plus 
0.15 of a parking space per dwelling unit for visitors and 
commercial uses. 

Amenity Space  Indoor amenity space: 2m2 per unit  
Outdoor amenity space: 2m2 per unit  
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Figure 21. Draft Schedule MU-XX 
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6.0  
Supporting 
Documents  
6.1 Functional Servicing 

& Stormwater 
Management Report 

 
A Functional Servicing Report has been prepared 
by Valdor Engineering Inc. and is dated November 
2020. The full report has been provided under 
separate cover.  
 
The report concludes that the proposed mixed-use 
development can be adequately serviced with full 
municipal services (watermain, sanitary and storm) 
in accordance with the standards of the City of 
Pickering and the Region of Durham as follows: 
 
Water  

Ø The existing 150mm diameter fire line and 
100 mm diameter domestic water service 
will continue to provide service to the 
condominium development from the 
existing 150mm diameter watermain 
located on the east side of Brock Road.  

Ø The condominium development will have a 
bulk meter which is to be located in the 
mechanical room on the P1 Level of the 
underground parking garage.  

Ø The existing street fire hydrants do not 
provide sufficient coverage for the 
condominium development and therefore 
two fire hydrants will be provided such that 
it will be available within 90m of the 
principle entrance of the buildings and 
within 45m of the siamese connection.  

Ø The subject development will require a 
maximum day plus fire flow of 148.1 L/s at 
140 kPa.  

 

 
 
Waste Water  

Ø The condominium site will be serviced by 
the existing 200m diameter sanitary service 
connection which discharges to the 200mm 
diameter sanitary sewer which drains 
northerly along Brock Road. 

Ø The subject development will generate a 
peak wastewater flow of 27.20 L/s.  

 
Storm Drainage  

Ø In accordance with City of Pickering criteria, 
the subject site will be serviced by a minor 
system discharging to the municipal storm 
sewer. This storm sewer will outlet to the 
existing 1200mm diameter storm sewer on 
Brock Road which drains northerly.  

Ø The major system will be comprised of an 
overland flow route which will convey runoff 
from rainfall events in excess of the 
capacity of the municipal storm sewer to a 
safe outlet.  

 
Stormwater Management  

Ø Based on the City of Pickering requirements 
the following stormwater management 
measures are to be implemented:  

Ø The development quantity control will be 
provided by a detention system. The site 
runoff will be controlled by a 250 mm 
diameter orifice which will restrict discharge 
during the 100-year storm event to 269.8 
L/s, which is within the allowable release 
rate. A storage of volume 196.3 m3 is 
required which will be provided within a 
stormwater detention tank on the P1 
underground parking level. No ground 
surface or rooftop detention is proposed.  

Ø Quality control will be provided by an oil / 
grit separator which has been sized to 
provide “Enhanced” protection (Level 1 
treatment) quality control. In this regard and 
EFO6 Stormceptor model has been 
selected which will provide a Total 
Suspended Solids (TSS) removal rate of 
83%.  

 
Vehicular & Pedestrian Access  

Ø Vehicular access to the subject site will be 
provided by one driveways off Brock Road 
which is under the jurisdiction of the Region 
of Durham as well as a shared driveway 



 The Biglieri Group Ltd. 
20 Leslie Street, Suite 121, Toronto ON M4M 3L4 
T 416-693-9155  |  F 416-693-9133 

 

 

 30 

access off of Kingston Road which is also 
under the jurisdiction of the Region of 
Durham.  

Ø The existing driveway entrances are to be 
removed and the curb and boulevard are to 
be restored.  

 
Grading  

Ø The subject site is relatively flat and based 
on the proposed development form no 
major difficulty is anticipated in achieving 
the municipal grading design criteria.  

 
Erosion & Sediment Control During Construction  

Ø Erosion and sediment controls are to be 
implemented during construction to prevent 
silt laden runoff from leaving the site in 
accordance with the “Erosion & Sediment 
Control Guidelines for Urban Construction” 
(December 2006).  

 
Site Plan Application  

Ø Detailed engineering design for the 
proposed development is to be prepared at 
the site plan application stage. This 
detailed design is to include site servicing 
and grading plans 

 
 

6.2 Noise & Vibration 
Study  
 

A Noise and Vibration Impact Study has been 
prepared by Rowan Williams Davies Irwin Inc 
(RWDI) for the purpose of the Re-zoning 
submission which is dated November 24, 2020. 
The full report has been provided under separate 
cover.  

The following noise control measures are 
recommended for the proposed development:  
 

Ø Installation of central air-conditioning so 
that all suites windows can remained 
closed.  

 
Ø The inclusion of noise warning clauses 

related to:  
o Transportation sound levels at the 

building façade  

 
Ø Upgraded suite window glazing as 

described in Table 8 in Section 3.3.1.1 for 
transportation noise and in Section 3.3.2 
for stationary source noise.  

 
Ø Noise barriers for the rooftop outdoor 

amenity area with a height of 2.5 m along 
the south perimeter and 2.0 m along the 
north perimeter to address transportation 
and stationary source noise.  

 
At this stage in design the impact of the 
development on itself and its surroundings could 
not be quantitatively assessed. However, the 
applicable noise criteria are expected to be met 
on both the building itself and its surroundings. A 
quantitative analysis of the building design is 
expected to be prior to building permit to ensure 
that the acoustical design is adequately 
implemented in order to meet the applicable 
criteria. Based on the results of this assessment; 
the proposed development is considered to be 
feasible from the noise and vibration impact 
aspect. 

 
6.3 Transportation 

Impact Study  
 

A Transportation Impact Study has been 
prepared by The Municipal Infrastructure Group 
Ltd (TMIG) and is dated November 2020. The full 
report has been provided under separate cover. 
The objective of this study is to determine the 
traffic volumes anticipated to be generated by the 
proposed development during the critical 
weekday am and weekday pm peak periods; to 
assess the impact of this traffic on the nearby 
roadways/intersections; and if needed, to 
recommend improvements to accommodate the 
projected traffic. Full build-out of the 
development is anticipated to be completed in 
2025. This study establishes the baseline 2020 
traffic volumes, estimates the background 2030 
traffic growth on the road network in the study 
area, estimates and assigns new site traffic 
volumes onto the road network, and documents 
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the expected site-related impacts from the 
proposed development. 

The study concludes that both future background 
growth and future development site traffic can be 
accommodated by the proposed access 
scheme, without modification to the adjacent 
street system. The assumptions, observations, 
findings, and conclusions of this investigation are 
summarized as follows:   

Ø Access to the development is proposed 
via two right-in/right-out (RI/RO) 
driveways: one RI/RO driveway on Brock 
Road located at the north limit of the site 
and a second RI/RO driveway at the west 
limit of the subject site on Kingston Road.  

 
Ø This study provides an assessment of 

future operations for the horizon year 
2030 (5 years beyond full build-out and 
occupancy estimated for 2025).  

 
Ø The subject development is expected to 

generate 161 inbound and 258 outbound 
automobile trips during the weekday am 
peak hour and 233 inbound and 169 
outbound automobile trips during the 
weekday pm peak hour.  

 
Ø Based on the Synchro analysis, under 

future total (post-development) 2030 
conditions, some study area intersections 
have select movements that operate with 
some capacity and delay concerns 
attributed to organic growth in the study 
area and the level of development in the 
area. All movements at the proposed site 
access points are expected to function 
with acceptable delay, LOS, and v/c 
ratios.  

 
Ø The SimTraffic queuing analysis predicts 

future background and future total queue 
lengths very similar to the existing 
condition. Future Queues are not 
anticipated to result in significant 
negative operational impacts when 
compared to the existing condition.  

 

Ø The location of the proposed site 
accesses on Kingston Road and Brock 
Road were discussed and agreed to with 
the Region of Durham in pre-consultation. 
The existing full-moves access on 
Kingston Road will remain in its current 
location but be restricted to right-in/right-
out movements. The proposed right-
in/right-out access on Brock Road will be 
positioned at the north limit of the site to 
provide the maximum achievable corner 
clearance form Kingston Road.  

 
Ø The minimum available sight distance at 

the proposed access points on Kingston 
Road and Brock Road exceeds the 
recommended sight distance contained 
in the TAC Guideline for both Stopping 
Sight Distance and Design Intersection 
Sight Distance. 
 
 

6.4 Shadow Study 
 

A Sun and Shadow Study has been prepared by 
CMV Group and is dated November 2020. The 
Study is provided on Sheet A102 of the 
architectural plans. The study assesses the 
anticipated shadow impacts of the proposal 
between the hours of 9:18am to 5:18pm at four 
dates in the year: the vernal equinox (March 
21st), summer solstice (June 21st), autumnal 
equinox (September 21st) , and winter solstice 
(December 21st).  

During the vernal & autumnal equinox the 
adjacent low-rise residential properties along the 
northern and western property lines will be 
partially shadowed between 9am and 11am; but 
will otherwise be free from shadow. After 11am 
shadowing is present on different segments of 
the Brock Road Right of Way (ROW) as well as 
the Durham Regional Police HQ. During the 
summer solstice morning shadow impacts are 
confined completely to the Site itself and there 
will be no shadowing of adjacent residential uses. 
As of 1:18 and through the rest of the 
afternoon shadowing is present on different 
segments of the Brock and Kingston Road 
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ROWs. During the winter solstice, the majority of 
the site and surroundings are in shadow. At this 
time of year shadowing is severe due to sun 
angle and even low-rise buildings will cast 
shadows on neighbouring buildings. As such 
most of the shadowing shown is not a direct 
result of the proposal; but already exists based 
on existing uses and vegetation 

The proposed massing respects a 45 degree 
angular plane for low- and mid-rise buildings, 
and provides for 25m building separation and 
750m2 maximum tower floor plates for high-rise 
buildings. Based on this massing, the resultant 
shadowing on neighbouring properties during 
the equinox (mean) periods is not significant and 
will allow for 4 consecutive hours of sunlight for 
the surrounding existing residential uses.   

6.5 Pedestrian Wind 
Assessment  

 

A Pedestrian Wind Assessment Report has been 
prepared by Rowan Williams Davies Irwin Inc 
(RWDI) for the purpose of the Re-zoning 
submission which is dated November 25, 2020. 
The full report has been provided under separate 
cover. The objective of the assessment is to 
provide an evaluation of the potential pedestrian 
level wind impact of the proposed development 
on pedestrian areas near the site and on 
surrounding pedestrian areas. The assessment 
was based on the local wind climate, the current 
design of the proposed building, the existing 
surrounding buildings and terrain, and 
computational simulation and numerical 
modelling of wind conditions. The findings of the 
report are summarized as follows: 

Ø Wind speeds at all areas around the 
proposed development are anticipated to 
comply with the safety criterion.  

 
Ø The impact of the proposed project will be 

limited to areas adjacent to the site and 
the project is not expected to impact wind 
conditions in the extended surroundings.  

 

Ø Suitable wind conditions are expected in 
both the summer and winter seasons near 
building entrances and along the majority 
of public sidewalks and walkways 
adjacent to the site. Exceptions include 
areas near the northeast and southwest 
corners of the condominium building 
where potentially uncomfortable 
conditions are predicted in the winter 
months. Specific wind control strategies 
have been suggested and should be 
considered and incorporated during the 
Site Plan Approval process. The 
effectiveness of these strategies can be 
evaluated through wind tunnel testing 

 
Ø During the summer, wind speeds on the 

amenity space of the condominium 
building are expected to be higher than 
desired for passive pedestrian usage. In 
the winter, increased wind speeds may be 
considered acceptable due to reduced 
usage. Specific wind control strategies 
have been suggested and should be 
considered and incorporated during the 
Site Plan Approval process. The 
effectiveness of these strategies can be 
evaluated through wind tunnel testing 

 
Ø The currently proposed massing of the 

development incorporates several wind-
responsive features that help moderate 
potential wind impacts and results in 
generally suitable wind conditions 
throughout the year.  

6.6 Heritage Impact 
Assessment  

 

A Heritage Impact Assessment has been 
prepared by ERA Architects Inc. and is dated 
November 2020. The full report has been 
provided under separate cover. The objective of 
the report is to assess the impact of the proposed 
redevelopment on the designated heritage 
resource known as the Post Manor. The analysis 
undertaken by ERA finds that the Site carries 
cultural heritage values for its representation of a 
mid-19th-century farmhouse, its high 
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craftsmanship, its association with the settlers 
Jordan and Matilda Post, and its relationship to 
the corner as an historic rural crossroads 
community. 

The Post Manor is proposed to be retained and 
relocated northeastward, with its basement 
reconstructed, to conserve its heritage attributes. 
It is proposed to be rehabilitated for a public 
facing commercial use such as a restaurant or 
cafe, representing a reinvestment in the building, 
to introduce users to experience the building’s 
interior craftsmanship. The proposed 
development is anticipated to present an impact 
on the Site’s cultural heritage value through the 
building’s relocation from the intersection of 
Brock and Kingston Roads, the loss of a portion 
of its front-yard setback, and the change in 
context due to the high-density new construction 
and parking access built in close proximity to the 
heritage resource.  

A two-fold mitigation strategy has been designed 
to conserve the Site’s cultural heritage value:  

(1)A multi-media interpretation plan is proposed 
to help users engage with the Site’s history as a 
place of agricultural production, and its role 
within a broader rural crossroads community. As 
the legibility of the crossroads community has 
been reduced through suburban development 
and road widening, this history is proposed to be 
communicated through interpretive media on the 
Site instead. 

(2) The impact mitigation strategy centres on a 
landscape concept using farmstead motifs on the 
Site’s interior to sensitively transition between the 
Post Manor lands and the contemporary urban 
community. The landscape concept is designed 
to interpret and ‘contemporize’ Post Manor’s 
rural agricultural heritage, at a time when its Site 
is slated for urban development. Through a study 
of the historic Ontario farmstead, ERA has 
developed a strategy to both conserve Post 
Manor’s setting, and transition to a more urban 
character for the public areas within the Site’s 
interior.  

The Interpretive Landscape Plan envisions the 
interpretation of rural agricultural themes within a 

highly urban setting. Landscape materials have 
been curated to create a picturesque rural 
farmhouse snapshot along Brock Road, between 
the new building podium and the parking ramp. 
The impact of the new construction is mitigated 
through large-scale mature trees, which have 
been given the depth required to thrive as the 
parking below grade has not been extended to 
Brock Road at this location. 

The lush landscaping and “rural” character is 
intended to complement the principal elevation 
view of Post Manor, which is characterized so 
prominently by its Regency-style bell-roofed 
porch. The “beautiful lawns” referenced in turn-
of-the-century news articles are conserved. 

It is anticipated that the primary function of the 
Brock Road-facing landscape is to support a 
planned “rural snapshot” view, for viewers 
moving through the public realm westward along 
Kingston Road, or north and south along Brock 
Road. 
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7.0  
Conclusions 
The Biglieri Group Ltd.  (“TBG”) has been 
retained by Brock and Kingston Holdings Inc. to 
prepare planning applications and obtain 
municipal approvals required to implement the 
proposed development on the lands municipally 
identified as 1970 Brock Road in the City of 
Pickering (“The Subject Site”). The Subject Site is 
located at the northwest intersection of Brock 
Road and Kingston Road and is currently host to 
low-density commercial uses. 
 
This Planning Rationale Report has been 
prepared in support of applications for Official 
Plan and Zoning By-law Amendment. The 
proposal provides:  

Ø Two 3-storey townhouse blocks; 
Ø One 12-storey mid-rise building; 
Ø Two 31 and 34-storey towers connected 

by a 6-storey podium; and 
Ø One stand-alone commercial building, 

being The Post Manor.  
 

This Report demonstrates that the Conceptual 
Development Plan and the proposed Official Plan 
and Zoning By-law Amendments (collectively 
“the Proposal”) conforms to / are consistent with 
all applicable provincial and regional planning 
policy inclusive of the PPS, Growth Plan, and 
Regional Official Plan. Further the proposal 
conforms to the intent of the City of Pickering 
Official Plan as well as the Council endorsed 
Intensification Plan and Urban Design Guidelines 
and the Draft Official Plan Amendment for the 
Kingston Road Corridor. Sections 4.4 to 4.7 of 
this report highlight the multiple benefits of the 
Proposal to the Brock Precinct and the City of 
Pickering at large inclusive of: 

Ø The provision of a broad mix of residential 
unit types and sizes;  
 

Ø A fulsome range of built-form inclusive of 
low-rise townhouses, a mid-rise building, 
and two high-rise towers on podium;  
 

Ø Providing largely the same amount of 
commercial GFA as what currently exists 
on the Site thereby providing for a mix of 
retail/commercial and residential uses on 
the Site at a regionally significant 
Gateway;  
 

Ø High-density development at a key transit 
junction along the Kingston Road 
Corridor;  
 

Ø Sensitive transition to the adjacent low-
rise neighbourhoods through the 
provision of low-rise townhouses along 
the northern and western property lines;  
 

Ø Sensitive transition from the mid-rise 
building to the adjacent low rise 
neighbourhoods achieved by locating the 
building centrally and ensuring that the 
structure remains outside of the angular 
plane; 
 

Ø At-grade commercial provided on the 
podium of the high-rise building, 
supporting active frontages and a 
pedestrian realm along the Kingston 
Road frontage;  
 

Ø Sensitive transition of the high-rise 
building through the 6-storey podium 
conforming to the angular plane, and the 
towers themselves conforming to the 
required separation distances and the 
maximum floor plate standards; and,  
 

Ø The creation of a Gateway Plaza/POPS 
that capitalizes on an existing heritage 
building by enhancing the landscape 
surrounding the heritage building through 
the provision of a courtyard garden, a 
new tree-lined path, mature trees along 
the front yard, as well as interactive 
elements that speak directly to the site’s 
unique history.   
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This Planning Rationale Report has evaluated the 
merits of the Proposal in the context of all 
applicable Provincial, Regional, and City policies 
and concludes that the Proposal is consistent 
with, or conforms to, the intent of the policy 
framework articulated in the Provincial Policy 
Statement (2020), the Growth Plan for the Greater 
Golden Horseshoe (2020), and the relevant 
Official Plan documents. The proposal therefore 
represents good planning and is appropriate for 
approval. 
 
Respectfully submitted,  
 
 
THE BIGLIERI GROUP LTD. 
 
 
 
 
 
 
Anthony Biglieri, MCIP, RPP 
Principal 
 
 
 
 
 
 
Michael Testaguzza, MCIP, RPP 
Planner 
 
 
 
 
 
 
 
Monika Oviedo, M.E.S. 
Planner 
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The following analysis provides an overview of how the proposal complies with the City of Pickering’s Sustainable 
Development Guidelines. According to the analysis below, the proposed development achieves the requirements 
for Level 1 per the Pickering Sustainable Development Guidelines; achieving a total of 30 optional points. The 
chart also highlights several optional items which may be achieved but cannot be confirmed until the Site Plan 
Design stage. As such it is likely that the development of this Site may ultimately achieve Level 2 standards.  
 

GUIDELINE REQUIRED/
OPTIONAL 

DESCRIPTION POINTS 

1.0 PRE CONSULTATION & ON-GOING CONSULTATION 

1.1 COMPLETION OF 
EXTENSIVE PRE-

CONSULTATION ON  
SUSTAINABILITY ELEMENTS 

OPTIONAL N/A -  

1.2 ON-GOING EDUCATION 
PROGRAM  

OPTIONAL N/A -  

2.0 ENVIRONMENTAL PROTECTION 

2.1 WATERSHED AND 
SUBWATERSHED PLANNING 

REQUIRED 

The proposed stormwater management 
measures outlined in the Functional Servicing 
Report adhere to the requirements for the Duffins 
Creek watershed. 

- 

2.2 MASTER ENVIRONMENTAL 
SERVICING PLAN REQUIRED This does not apply. - 

2.3 CONSERVATION 
AUTHORITY REQUIRED 

N/A - The Subject Site is not within the jurisdiction 
of the TRCA. This has been confirmed with the 
TRCA.  

- 

2.4 OAK RIDGES MORAINE 
PLAN REQUIRED N/A – Not within the limits of the ORMCP. - 

2.5 GREENBELT PLAN REQUIRED N/A – Not within the limits of the Greenbelt Plan.  - 
2.6 CONFORMANCE TO PPS 

FOR BUILDING STRONG 
COMMUNITIES 

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 

REQUIRED 

The proposed development conforms to the PPS 
as discussed in the Planning Rationale Report. 
The proposal represents redevelopment of an 
existing urban use.  

- 

2.8 CONFORMANCE TO PPS 
FOR PROTECTING PUBLIC 

HEALTH AND SAFETY 
REQUIRED 

The proposed development conforms to the PPS 
as discussed in the Planning Rationale Report. 
The proposal is not within a flood plain.  

- 

2.9 STORMWATER QUALITY REQUIRED 
Stormwater quality treatment will be provided by 
an oil/grit separator as described in the 
Functional Servicing Report. 

- 
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2.10 MAINTAIN OR REDUCE 
STORMWATER RUNOFF 

RATES 
REQUIRED 

Stormwater runoff rates will be reduced through 
on-site detention as described in the Functional 
Servicing Report. 

- 

2.11 WATER BALANCE AND 
SOURCE WATER 

PROTECTION 
REQUIRED 

The subject site is not located within a Wellhead 
Protection Area and water balance and source 
water protection are not required. 

- 

2.12 GROUND WATER 
PROTECTION PLAN REQUIRED To be reviewed at the Site Plan Stage.   - 

2.13 INTEGRATED 
ENVIRONMENTAL SYSTEMS 

PROTECTION 
OPTIONAL N/A. No Environmental features are located on 

site.  - 

2.14 EXCEEDING 
REGULATORY 

REQUIREMENTS  
OPTIONAL We are meeting the regulatory requirements for 

stormwater management. 
- 

2.15 BIODIVERSITY 
PROTECTION AND 

ENHANCEMENT 
OPTIONAL N/A. No Environmental features are located on 

site.  
 

2.16 NATURAL HERITAGE 
PROTECTION 

OPTIONAL N/A. No Environmental features are located on 
site.  

 

2.17 REQUIRED RESIDENTIAL 
SITE DESIGN TO MAXIMIZE 

PERMEABILITY 
REQUIRED 

To be further reviewed at site plan stage. The 
design will strive for maximum permeability. 
 

- 

2.18 OPTIONAL RESIDENTIAL 
SITE DESIGN TO MAXIMIZE 

PERMEABILITY 
OPTIONAL 

To be further reviewed at site plan stage. The 
design will strive for maximum permeability. 
 

- 

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 To be further reviewed at site plan stage. - 

2.22 LANDFORM 
CONSERVATION REQUIRED N/A to this site. - 

2.23 NET ENVIRONMENTAL 
GAIN  OPTIONAL 

N/A. No Environmental features are located on 
site.   

2.24 PESTICIDE AND 
FERTILIZER USE 

OPTIONAL To be further reviewed at site plan stage. - 

2.25 MINIMIZE 
CONSTRUCTION 

RELATED ENVIRONMENTAL 
IMPACTS 

REQUIRED 
Majority of the Site is disturbed. The TIPP 
provides for protection of existing trees along the 
northern and western boundary. 

- 

2.26 COMPENSATION FOR 
UNAVOIDABLE IMPACTS 

OPTIONAL Site represents infill development on a developed 
site with no natural heritage features.  
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2.27 EROSION AND 
SEDIMENTATION CONTROL 

REQUIRED 

Erosion and sedimentation controls have been 
described in the Functional Servicing Report and 
a detailed Erosion and Sediment Control Plan will 
be submitted at the Site Plan Application stage. 

- 

3.0 LOCATION OF DEVELOPMENT/SELECTION OF LANDS  

3.1 SITE TYPOLOGY OPTIONAL 
The Plan pertains to lands which were previously 
developed and are being re-developed at a 
higher density 

3 

4.0 DESIGN OF DEVELOPMENT – LAND USE AND DISTRIBUTION  
4.1 DIVERSITY OF USES REQUIRED The lands are less than 3ha in area. - 

4.2 CONSTRUCTION PHASING REQUIRED 
The proposal will include retail/commercial uses 
at grade which will be constructed concurrent 
with the residential uses on site.   

- 

4.3 RESIDENTIAL & NON-
RESIDENTIAL PHASING 

OPTIONAL 
The proposal will include retail/commercial uses 
at grade which will be constructed concurrent 
with the residential uses on site.   

3 

4.4 PROXIMITY TO SCHOOLS REQUIRED Brock Elementary School is located 650m to the 
north along Brock Street.  

- 

4.5 PROVISION OF MIXED 
USES AND COMMERCIAL 

STREETSCAPE 
ENVIRONMENTS 

REQUIRED 
The proposed development consists of both 
residential and non-residential uses within mixed 
use buildings. 

- 

4.6 ENHANCED ACCESS TO 
AMENITIES OPTIONAL 

The Subject Site is within 400 metre walking 
distance to: a government and civic building 
(Durham Region Police office), retail uses (smart 
centres), recreational facilities (Brock Ridge 
Community Park and Kirkey Field), and limited 
office uses (Canada Post office). Further, the 
proposal itself will locate a mix of uses 
(commercial, retail, and/or office, dependent on 
market conditions) on the Site.  

3 

4.7 ENHANCED HOUSING 
DIVERSITY REQUIRED 

The proposal provides for a full spectrum of built 
form: low-rise townhouses, a mid-rise apartment 
building, and a high-rise mixed-use apartment 
building. 

- 

4.8 RENTAL AND FOR-SALE 
HOUSING AFFORDABILITY OPTIONAL N/A  - 

4.9 RETAIL PARCEL SIZE REQUIRED 
Retail is provided at the base of the podium 
fronting Kingston Road. - 

4.10 COMMERCIAL 
CONCENTRATION 

REQUIRED 
The proposal locates commercial functions at 
grade within the podium fronting Kingston Road 
and within the existing heritage building.  

- 

4.11 MIXED USE 
COMMERCIAL 

CONCENTRATION 
OPTIONAL 

The proposed development locates street related 
commercial components at grade within mixed-
use buildings. 

3 

4.12 PROXIMITY TO PUBLIC 
SPACES 

REQUIRED The proposal provides for a new POPS on site.  - 

4.13 APPLY REGIONAL 
PRECEDENTS IN URBANISM 

AND ARCHITECTURE  
OPTIONAL  

The proposal incorporates the adaptive reuse of 
a resource designated under Part IV of the 
Ontario Heritage Act. 
 

4 

5.0 DESIGN OF DEVELOPMENT – DENSITY AND COMPACT BUILT FORM 

5.1 RESIDENTIAL DENSITY REQUIRED 
The proposal exceeds the average net density for 
residential areas by achieving more than 120 uph 
for high density designated areas. 

- 
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5.2 INCREASED RESIDENTIAL 
DENSITY OPTIONAL 

The proposal exceeds the average net density for 
residential areas by achieving more than 120 uph 
for high density designated areas.  

6 

5.3 COMMERCIAL DENSITY REQUIRED 

The proposal achieves a minimum combined 
residential/commercial density of 0.75 FSI (5.7 
FSI proposed).  The commercial component of 
the proposal represents an FSI of 0.12.  

- 

5.4 INCREASED DENSITY AND 
MIXED-USE 

OPTIONAL 

The proposed mixed-use development exceeds 
a combined residential/commercial density of 
1.4 however the commercial component does 
not exceed 0.25 FSI.  

- 

5.5 FUTURE INTENSIFICATION REQUIRED Phase Development not proposed.   - 

6.0 DESIGN OF DEVELOPMENT - CONNECTIONS 

6.1 OPEN AND CONNECTED 
COMMUNITIES REQUIRED 

The proposed development includes sidewalks 
and public spaces which are accessible to the 
general public. 

- 

6.2 PROTECT LINKED OPEN 
SPACE SYSTEM 

REQUIRED 
A POPS is proposed on the site, creating a new 
pedestrian amenity that has direct frontage on 
Brock Road. 

- 

6.3 PROVISION OF 
INTERCONNECTED 

TRANSPORTATION NETWORK 
REQUIRED TDM measures are proposed as described in the 

submitted Transportation Impact Study. 
- 

6.4 SUPPORT FOR 
ALTERNATIVE 

TRANSPORTATION 
OPTIONAL To be further reviewed at the Site Plan stage.  - 

6.5 STREET NETWORK REQUIRED 
The proposal incorporates connections to the 
neighbourhood’s street network and does not 
propose public cul-de sacs on the site.  

- 

6.6 BLOCK PERIMETER REQUIRED N/A - 
6.7 LANES OPTIONAL N/A - 

6.8 CYCLING NETWORK 
REQUIRED 

 N/A as new roads are not proposed on the Site.  - 

6.9 TRANSIT AMENITIES OPTIONAL 

To be further reviewed at Site Plan Stage, 
however a 5-metre setback from Kingston road 
(where the existing transit stop is located) has 
been provided to support opportunities for 
additional amenities as related to the transit stop.  

3 

6.10 TRANSIT ORIENTED 
COMPACTNESS 

OPTIONAL 

The design of the street pattern and walkway 
connections enables 90% of proposed 
residents, jobs and service uses within 250 
metres of a transit stop (existing stop on 
Kingston Road) 

3 

6.11 PARKING MANAGEMENT OPTIONAL 

TDM measures have been proposed in the 
submitted Transportation Impact Study to 
encourage alternate modes of transportation 
allowing reduction of vehicular parking 
requirements.  

2 

6.12 PARKING LOCATION REQUIRED 
The majority of parking will be below grade. 
Some limited ‘convenience’ parking is proposed 
at grade.  

- 
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6.13 CORRIDOR FRONTAGE REQUIRED 
The Subject Site fronts onto Kingston Road along 
a mixed-use corridor. - 

7.0 DESIGN OF DEVELOPMENT – PEDESTRIAN ORIENTED COMMUNITY 

7.1 AMENITIES IN PROXIMITY REQUIRED 

The proposal includes a mix of uses inclusive of 
commercial/retail/office and residential uses. 
Additionally, there are a mix of amenities within 
400-800 metres walking distance from the site.  

- 

7.2 PEDESTRIAN NETWORK REQUIRED 
The City of Pickering has existing sidewalks 
located along Kingston Road and Brock Road.  - 

7.3 PEDESTRIAN SAFETY AND 
COMFORT REQUIRED 

To be further reviewed at the site plan stage. New 
lanes and/or public streets are not proposed. All 
attempts will be made in the final landscape plan 
to achieve a comfortable pedestrian streetscape.  

- 

7.4 PEDESTRIAN ORIENTED 
STREETSCAPES REQUIRED 

To be further reviewed. However, all attempts will 
be made in the final landscape plan to achieve a 
comfortable pedestrian streetscape along 
Kingston Road and Brock Road.  

- 

8.0 RESOURCE EFFICIENCY 
8.1 ENERGY PERFORMANCE 

FOR 
RESIDENTIAL BUILDINGS 

OPTIONAL To be further reviewed at the Site Plan stage. - 

8.2 ENERGY PERFORMANCE 
FOR COMMERCIAL 

BUILDINGS  
OPTIONAL  To be further reviewed at the Site Plan stage. - 

8.3 ENERGY EFFICIENT 
APPLIANCES OPTIONAL To be further reviewed at the Site Plan stage.  - 

8.4 PASSIVE SOLAR GAIN REQUIRED 
To be further reviewed. However, 40% glazing+ 
overhangs (from balconies etc.) are sought to 
mitigate unwanted solar gain in the design.  

- 

8.5 PRIVATE OUTDOOR 
LIGHTING 

REQUIRED 
To be further reviewed. However, private outdoor 
lighting will adhere to dark sky principles and will 
be energy efficient.  

-  

8.6 REQUIRED WATER 
EFFICIENCY IN 

BUILDINGS 
REQUIRED To be further reviewed at the Site Plan stage. -  

8.7 OPTIONAL WATER 
EFFICIENCY IN BUILDINGS OPTIONAL  To be further reviewed at the Site Plan stage.   

8.8 WATER MANAGEMENT 
OPERATIONS 

REQUIRED To be further reviewed at the Site Plan stage.  - 

8.9 WASTE REDUCTION 
CONSTRUCTION REQUIRED To be further reviewed at the Site Plan stage. - 

8.10 REQUIRED MATERIAL 
SELECTION 

REQUIRED To be further reviewed at the Site Plan stage.  - 

8.11 OPTIONAL MATERIAL 
SECTION 

OPTIONAL To be further reviewed at the Site Plan stage.  - 

8.12 GREEN UPGRADES 
AVAILABLE TO HOME BUYERS 

OPTIONAL To be further reviewed at the Site Plan stage.  - 

8.13 ON-SITE POWER 
GENERATION OPTIONAL To be further reviewed at the Site Plan stage. - 

8.14 ON-SITE RENEWABLE 
POWER GENERATION 

OPTIONAL To be further reviewed at the Site Plan stage. - 

8.15 DISTRICT ENERGY OPTIONAL To be further reviewed at the Site Plan stage. - 
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8.16 GREEN BUILDING 
CERTIFICATION 

OPTIONAL To be further reviewed at the Site Plan stage. - 

8.17 WASTE WATER 
MANAGEMENT OPTIONAL No greywater or stormwater re-use is proposed. - 

8.18 HEAT ISLAND 
REDUCTION 

OPTIONAL To be further reviewed at the Site Plan stage. - 

8.19 HEAT ISLAND 
REDUCTION (ROOFING) 

OPTIONAL 
To be further reviewed at the Site Plan stage. 
However, green roofs or high albedo roofing will 
be sought to reduce heat island effects.  

- 

8.20 DURABLE BUILDINGS OPTIONAL To be further reviewed at the Site Plan stage. - 

9.1 MONITORING PLAN OPTIONAL To be further reviewed at the Site Plan stage. - 

EXCEPTIONS OPTIONAL   

TOTAL OPTIONAL POINTS 
ACHIEVED 

 LEVEL 1 ACHIEVED – ALL REQUIRED 
ELEMENTS, PLUS A MINIMUM OF 19 POINTS.  

30 
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