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1. City of Pickering Infill and Replacement Housing 
in Established Neighbourhoods Study 

1.1 Introduction 

City of Pickering Planning Staff have asked that this Addendum be prepared indicating how the 
proposal is in keeping with the “Infill and Replacement Housing Study”. 

By way of background, the City has retained SGL Planning and Design Inc. (SGL) to undertake the 
Infill and Replacement Housing in Established Neighbourhoods Study (the Study), which looks at 
how to guide the future evolution of the City’s established neighbourhoods by recommending an 
appropriate scale of infill and replacement housing, and how the City can ensure that neighbourhood 
character is properly considered through the development and building approval process. 

The West Shore Neighbourhood is one of nine “Focus Neighbourhoods” that are the subject of the 
Study. The Study further identified and examined specific “Precincts” within the Focus 
Neighbourhoods. The subject lands are not located within the area identified as a Precinct. The 
Planning Options Report, which was received by Council in January 2020, completes Phase 2 of the 
Study. The Report provides a rationale for a preferred strategy for managing new infill and 
replacement housing while respecting and/or enhancing a neighbourhood’s character. Phase 3, 
when completed, will conclude the Study with final recommendations for implementation tools that 
the City can use to review and consider future infill and replacement housing. 

The Study addresses areas with large lot sizes, generous building setbacks and large separation 
distances between houses. These areas tend to have existing, older single detached dwellings that 
are modest in size with large front, side and rear yards. The concern is with replacement homes that 
are perceived to be; too high, to big, to close to the lot line, etc. The focus of The Study is therefore, 
not applicable in this instance. This is a case of intensification on a former institutional site at the 
periphery of a neighbourhood at the corner or two collector roads and adjacent to a medium density 
townhouse development. As a result, the suggested guidelines and metrics as set out in the Phase 2 
Report are not directly transferable to the proposed development. 

Notwithstanding this, Staff have indicated that the proposed built form will be reviewed keeping in 
mind the purpose of The Study as it relates to existing adjacent properties. The matters which are 
reviewed in The Study are: 

• Dwelling height and roof pitch 

• Height of front entrance 

• Dwelling length, width and depth 

• Lot coverage 

• Side yard setback and separation between dwelling 

• Lot frontage 

• Front yard setback 
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• Garage placement and driveway width 

• Front yard landscaping 

Each of these matters will be reviewed below. 

2. Analysis of Specific Matters 

2.1 Dwelling Height and Roof Pitch 

The Study’s proposals for building height are aimed at permitting “a moderate two storey home” in 
an area of single detached dwellings when a new house is built on an existing residential lot. This 
objective is not relevant in this instance where the redevelopment of an institutional use for 
condominium townhouses is proposed adjacent to a block of condominium townhouses. In this case, 
the adjacent condominium townhouses are two to three storeys in height and are zoned to permit a 
maximum of three storeys. As a result there is no issue with the basic three storey height of the 
proposed units. 

The Study also notes that there is a trend for a steeper roof pitch which often results in a taller 
dwelling, potentially creating shadow impacts on neighbouring properties. In this case the proposed 
roof pitches do not appear to be particularly steep. The Shadow Impact Analysis commissioned by 
the proponent indicates that the shadows cast by the proposed development will be no longer than 
those currently cast by the existing two storey houses in the neighbourhood. 

2.2 Height of Front Entrance 

The Study indicates that the height of the front entrance can contribute to the overall height of a 
dwelling and how that height is perceived from the street. 

The height of the front entrance is directly related to the height of the basement above ground. The 
Study states that regulating the height of the front entrance can address the perception of the scale 
and relationship of a dwelling to the street and the public realm. It suggests a range of possible 
maximum heights of the front entrance from 3 steps (0.6 metres) to 6 steps (1.2 metres). 

In this instance, the heights of the front entrance are based on the change of grade due to the 
natural slope from the back to the front of the units along Eyer Drive. With no need to artificially raise 
the level of the front entrance, generally, the height of the front entrances along Eyer Drive are about 
0.6 metres, well within the range suggested by the Study. 

2.3 Dwelling Length, Width and Depth 

Dwelling width and length as addressed in the Study are specifically related to single detached units 
fronting in a row along a streetscape. This condition does not exist along Eyer Drive in the vicinity of 
the site. Furthermore, any regulation of building width and length based on single detached 
dwellings would not be applicable to a townhouse built form. 

In general terms, the Study is interested in the impacts of increased mass of buildings. The nearest 
comparable development, the townhouse complex adjacent to the east, contains blocks of 
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townhouse units that are of comparable depth as those proposed. However, the proposed blocks 
tend to be shorter (22 metres to 32 metres long) than the existing townhouses (24 metres to 55 
metres long). Therefore the proposed development does not propose an increase in the mass of 
buildings for townhouses within its surroundings. 

2.4 Lot Coverage 

The Study notes that lot coverage is typically lower in established neighbourhoods due to lots that 
are larger than the by-law minimum with smaller houses built upon them. This results in a lower lot 
coverage than permitted in many older neighbourhoods.  

However, the area around the subject property is relatively new compared to the “Precincts” 
examined in the Study. As a result, the coverage on the lots surrounding the subject property comes 
much closer to the zoning by-law maximum. 

The coverage of the lots and the maximum lot coverage for the development on three sides of the 
subject property is as follows: 

  
Coverage 

Zoning By-law 
Maximum Coverage 

East 30%1 30% 
South 30 – 40%2 33% 
West 30 – 40%2 38% 
Subject Property 35% N/A 

1 – As measured by GHD 

2 – Infill and Replacement Housing in Established Neighbourhoods Study Appendix A – West Shore 

Based upon the information in this chart the lot coverage of the proposed development is not 
appreciably greater than the lot coverage of existing residential uses in the immediate precinct. 

2.5 Side Yard Setback and Separation Distance Between Dwellings 

The Study notes that in the established neighbourhoods there is a larger separation distance 
between dwellings when compared to newer subdivisions. This is not the case in this precinct. In the 
immediate vicinity of the subject property, the separation distances between dwellings or blocks of 
dwellings range between 1.8 metres (to the west) and 2.4 metres (to the south and east). By 
comparison the separation distance between blocks of dwellings in the proposed development is 2.5 
metres. 

2.6 Lot Frontage 

Due to the built form of the proposed development (townhouses) a comparison to the lot frontages of 
single detached lots in the area is not particularly helpful. Furthermore, the Study identifies smaller 
frontages as having an impact of the “rhythm and pattern of built form.” This is not relevant as the 
lots in the vicinity of the site do not have frontage on Eyer Drive. Instead they flank onto the street. 



 
 
 

GHD | Planning Report – 755 Oklahoma Drive | 11198397 | Page 4 

The only comparison of relevance would be the lengths of the blocks of dwellings in the proposed 
development compared to the existing townhouse dwellings adjacent to the east. This matter was 
addressed in Section 2.3. 

2.7 Front Yard Setback 

As noted in Section 2.6, the lots adjacent to Eyer Drive in the vicinity of the site flank onto Eyer 
Drive. However, the houses on those corner lots do establish a “pattern of …yard setbacks prevalent 
on a street’ as described in the Study. 

In this case that setback that is prevalent on both sides of Eyer Drive adjacent to the proposed 
development is buildings 2.7 metres from the street-line. The proposed development with a 3.1 
metre setback from the street-line will be compatible with the prevalent setback in the vicinity. 

2.8 Garage or Carport Placement 

This matter is not relevant as the proposed garages are internal to the site and not accessed directly 
from Eyer Drive. 

2.9 Driveway Width 

This matter is not relevant for the same reason set out above related to garages. The “driveway” 
from Eyer Drive is a private road and will be perceived as such. The 6.9 metre width (curb to curb) of 
this private road will be less than the public road width (8.5 metres curb to curb) of Abington Court 
across the street. 

2.10 Front Yard Landscaping 

The Study suggests that front yard landscaping contributes to streetscape character and that the 
reduction of such landscaping due to the size of the driveways, removal of trees and other 
landscaped areas can lead to streetscape compatibility issues.  

In this instance there are no private driveways in the front yard on Eyer Drive. The common 
driveway access is similar in width to the paved surface of the existing driveway to the daycare use. 
There are also no trees in the existing yards that will be removed. Consequently, there will be no 
reduction in front yard landscaping with the proposed development. 
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