February 24, 2022
City of Pickering
City Development Department
One The Esplanade
Pickering, Ontario L1V 6K7
Attention: Nilesh Surti, Manager, Development Review & Urban Design
RE:

Proposed Residential Development
1970 Brock Road, Pickering
OPA and ZBA Re-submission
City File No.s: 20-008/P & A13/20
TBG Project No. 20635

On behalf of our client, Brock and Kingston Holdings Inc., the Biglieri Group Ltd. (“TBG”) is pleased to
resubmit materials to support planning applications 20-008/P & A13/20 for the lands municipally known
as 1970 Brock Road in the City of Pickering (The “Subject Site”).
SITE DESCRIPTION & APPLCIATION HISTORY
The Subject Site is located at the northwest corner of Kingston Road and Brock Road and is municipally
known as 1970 Brock Road. 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. Existing
structures on the site include: two (2) one-storey commercial/retail buildings and one (1) two-storey
heritage building known as the Post Manor. The Post Manor is designated under Part IV of the Ontario
Heritage Act.
On December 2 nd 2020 TBG submitted Official Plan Amendment and Zoning By-law Amendment
applications to the City of Pickering (deemed complete January 6 th 2021). The proposal consisted of
860 residential units and 1,430 square metres of commercial floor space with a resulting FSI of 5.7.
From south to north, the proposal included two towers (34- and 31-storeys in height) connected by a
6-storey podium, a 12-storey midrise building, and finally two (2) 3-storey townhouse blocks. The
proposal also contemplated retention of the Post Manor and relocation of the same to the north -eastern
corner of the site.
Since the original submission the consulting team has received comments from all commenting parties.
In addition to receiving this feedback, the consulting team has undertaken the following additional
consultation:
➢ Informational Public Open House (March 9, 2021);
➢ Statutory Public Meeting (June 7, 2021);
➢ Heritage Committee Meeting (April 28, 2021);
➢ 5 separate meetings with representatives of the local residents who spoke at the public meeting
(from August 2021 to October 2021); and,
➢ Meetings with City’s Peer Review Architects (November to December 2021).
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REVISED PROPOSAL
Based on the feedback received through the process above the proposal has been significantly
modified. Below is a list of changes which have been made to the revised plans. Note that a detailed
response to comments memorandum is included in the re -submission package and provides a more
detailed list of comments and responses.
➢ To increase its prominence at the corner of Kingston Road and Brock Road, the Post Manor is
now proposed to be relocated eastward (rather than north/east).
➢ Further the Post Manor is now situated within a POPS courtyard located at the corner of
Kingston and Brock – providing visibility to the heritage home from Kingston Road. This also
provides for a gateway plaza at the intersection of Kingston and Brock.
➢ In order to allow for a POPS at the corner of Kingston and Brock, the proposed 34-storey tower
has been removed from the site design.
➢ The proposal now consists of a single 32-storey tower (generally in the location of the previously
proposed 31-storey tower).
➢ The high-rise building has been moved closer to Kingston Road (3.0m setback, 4.5m setback
at grade) and further from the rear (north) property line.
➢ The 12-storey mid-rise building has likewise been moved further from the rear property line.
This provides for 15m of separation between the mid-rise building and the proposed 3½-storey
townhouse buildings.
➢ At-grade parking spaces (16) have been provided to support the proposed commercial uses
(with additional visitor and commercial parking available below grade immediately to the west
of the at-grade parking).
➢ Residential Parking ratios have been increased from City Centre standards to
o 1.5 spaces/townhouse unit (0.80 spaces/ unit previously proposed); and,
o 0.9 spaces/apartment unit (0.80 spaces/ unit previously proposed).
➢ As a result of the built form changes above, Commercial GFA has increased to 1,540m 2 from
1,825m2 .
➢ As a result of the built form changes above, the number of units has been decreased from 860
to 650 (reduction of 210 units).
➢ As a result of the built form changes above, the FSI has been decreased from 5.7 to 4.5
(reduction of 1.2 FSI).
REVISED SUBMISSION MATERIALS
In order to support the revised OPA and ZBLA proposal, a s well as to respond to comments received,
the following materials are being provided to City staff for review and circulation:
➢ This cover letter, serving as a description of the development proposal;
➢ the Planning Addendum Letter, included as Appendix 1 to this letter, prepared by The Biglieri
Group Ltd;
➢ the consolidated Response to Comments table, prepared by the project team;
➢ the Functional Site Servicing Report including stormwater analysis, Sanitary Sewer Capacity
Analysis and preliminary site servicing and grading plans, prepared by Valdor Engineering Inc.
and dated February 2022;
➢ the Transportation Impact Study, including Parking Standard Analysis and Justification,
prepared by TMIG and dated February 2022 (as well as associated response to comments
letter);
➢ of the Microclimate Study – Addendum Letter, prepared by RWDI Inc. and dated February 17 th
2022;
➢ the Noise Impact Study – Addendum Letter, prepared by RWDI Inc. and dated February 17 th
2022;
➢ the Heritage Impact Assessment, prepared by ERA Architects Inc. and dated February 14,
2022;
➢ the Tree Inventory Report and Preservation Plan, prepared by ERA Architects Inc. and dated
January 28 th , 2022;
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➢
➢

the Landscape Concept Plan, prepared by ERA Architects Inc. and dated February 14, 2022;
and,
the Architectural package, prepared by CMV Group (revision 2, reissued for zoning February
14, 2022) and including A000, A101a/b, A101-104, A200a-b, A200-204, A301-303, and A401402.

Respectfully,
THE BIGLIERI GROUP LTD.

Anthony Biglieri , MCIP RPP
Principal

Michael Testaguzza, M.Pl. RPP
Planner

Merve Kolcak
Planner
Cc:

Marc Eichorn, Brock and Kingston Holdings Inc.

APPENDIX 1
Planning Addendum Letter
1.0

INTRODUCTION
The Subject Site is located at the northwest corner of Kingston Road and Brock Road and is municipally
known as 1970 Brock Road. 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. Existing
structures on the site include: two (2) one-storey commercial/retail buildings and one (1) two-storey
heritage building known as the Post Manor. The Post Manor is designated under Part IV of the Ontario
Heritage Act.
On December 2 nd 2020 TBG submitted Official Plan Amendment and Zoning By -law Amendment
applications to the City of Pickering (deemed complete January 6 th 2021). The proposal consisted of
860 residential units and 1,430 square metres of commercial floor space with a resulting FSI of 5.7.
From south to north, the proposal included two towers (34- and 31-storeys in height) connected by a
6-storey podium, a 12-storey midrise building, and finally two (2) 3-storey townhouse blocks. The
proposal also contemplated retention of the Post Manor and relocation of the same to the north -eastern
corner of the site.
Since the original submission the consulting team has received comments from all commenting parties.
In addition to receiving this feedback, the consulting team has undertaken the following additional
consultation:
➢ Informational Public Open House (March 9, 2021);
➢ Statutory Public Meeting (June 7, 2021);
➢ Heritage Committee Meeting (April 28, 2021);
➢ 5 separate Meetings with representatives of the local residents who spoke at the public meeting
(from August 2021 to October 2021); and,
➢ Meetings with City’s Peer Review Architects (November to Decem ber 2021).

2.0

REVISED PROPOSAL
Based on the feedback received through the process above the proposal has been significantly
modified. Below is a list of changes which have been made to the revised plans.
➢ To increase its prominence at the corner of Kingst on Road and Brock Road, the Post Manor is
now proposed to be relocated eastward (rather than north/east).
➢ Further the Post Manor is now situated within a POPS courtyard located at the corner of
Kingston and Brock – providing visibility to the heritage home from Kingston Road. This also
provides for a gateway plaza at the intersection of Kingston and Brock.
➢ In order to allow for a POPS at the corner of Kingston and Brock, the proposed 34 -storey tower
has been removed from the site design.
➢ The proposal now consists of a single 32-storey tower (generally in the location of the previously
proposed 31-storey tower).
➢ The high-rise building has been moved closer to Kingston Road (3.0m setback, 4.5m setback
at grade) and further from the rear (north) property line.
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➢

➢
➢

➢
➢
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The 12-storey mid-rise building has likewise been moved further from the rear property line.
This provides for 15m of separation between the mid-rise building and the proposed 3½-storey
townhouse buildings.
At-grade parking spaces (16) have been provided to support the proposed commercial uses
(with additional visitor and commercial parking available below grade immediately to the west
of the at grade parking).
Residential Parking ratios have been increased from City Centre Standards to
o 1.5 spaces/townhouse unit (0.80 spaces/ unit previously proposed); and,
o 0.9 spaces/apartment unit (0.80 spaces/ unit previously proposed).
As a result of the built form changes above, Commercial GFA has increased to 1,540m 2 from
1,825m2 .
As a result of the built form changes above, the number of units has been decreased from 860
to 650 (reduction of 210 units).
As a result of the built form changes above, the FSI has been decreased from 5.7 to 4.5
(reduction of 1.2 FSI).

3.0

ANALYSIS

3.1

POST MANOR & POPS
3.1.1

CHANGES

To increase its prominence at the corner of Kingston Road and Brock Road, the Post Manor is now
proposed to be relocated eastward (rather than north/east). Further the Post Manor is now situated
within a POPS courtyard located at the corner of Kingston and Brock – providing visibility to the heritage
home from Kingston Road. This also provides for a gateway plaza at the intersection of Kingston and
Brock. In order to allow for a POPS at the corner of Kingston and Brock, the proposed 34-storey tower
has been removed from the site design.
3.1.2

POLICIES

Council endorsed OPA 38 (November 2021)
The policies of the Council endorsed OPA 38 (for the Kingston Mixed Corridor and Brock Mixed Node
Intensification Areas) (the “Kingston Road OPA”) encourage the establishment of privately-owned
publicly accessible spaces (POPS) within Gateways including features such as such as urban squares,
green spaces, transit stop waiting areas, and public art ( Policy 11A.2 b). The policies recognize POPS
as interconnected components of the public realm in the intensification areas (Policy 11A. 11a).
Additionally, Policy 11A. 11b) encourages the location of POPS in the form of urban squares,
courtyards, parkettes, green spaces, or community gardens, within a 5 -minute walk of all residentials
and places of employment within intensification areas. Further, Policy 12.10A e) and f) encourages
publicly accessible outdoor and indoor spaces to be located where people can gather and directs that
development be designed, located and massed in such a way that it limits any shadowing on the public
realm in order to achieve adequate sunlight and comfort i n the public realm through all four seasons.
The Kingston Road OPA also directs for the retention of the Post Manor, and incorporation of the same
through the redevelopment of the lands. Any proposed changes should seek to strengthen and
complement the property’s heritage attributes (Policy 11A.6g). Policies that guide the protection of
designated heritage sites and districts encourage the retention and repair of original building and
architectural features of designated heritage sites and districts; and encourage new features and
additions to designated heritage buildings that are compatible with its heritage characteristics ( Policy
14.10 n. i and Policy 14.10 n. ii).
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Council endorsed Draft Urban Design Guidelines (November 2019)
Per the Council endorsed Urban Design Guidelines (the “Kingston UDGs”) Gateways are entry points
into significant streetscapes, areas or neighbourhoods. Policy 2.14 ii) suggests that Gateways should
incorporate public gathering spaces, such as plazas and urban squares. Further, policy 2.14 vi), states
that heights, massing and articulation of buildings at gateways shall consider the aesthetics and
orientation of view corridors approaching gateways to ensure a cohesive and prominent streetscape.
Landscape design assists in defining both the site character as well as providing a greener and more
sustainable streetscape. Policy 2.7 i), indicates that landscape shall be an integral piece of the site
design and be developed to unify and enhance the overall architectur al project. High-quality, durable
and diverse landscape elements are encouraged.
The Kingston UDGs 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 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). Gateway
Plazas should also be framed by adjacent streets, landscape and buildings; which are designed to the
highest architectural standard (Policy 3.6 iii). They should respond to the form and function of the site
and surrounding uses. 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 3.10 i), 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 en hance 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). Lastly,

Policy 3.10 v) states that new development should recognize heritage buildings and historic
elements by facilitating opportunities for building and site design to reflect the scale, building
materials, architectural style, and other attributes of adjacent cultural heritage resources .

Council endorsed Draft Kingston Road Corridor Intensification Plan (November 2019)
Per Policy 3.3.4 of the Council endorsed Draft Kingston Road Corridor Intensification Plan (“the
Intensification Plan”) Gateways are entry points into particular locations, areas or neighbourhoods,
often signified by a distinctive public realm or built form interventions. Gateways are located at major
intersections along the Corridor and Node. They are identified at locations of significance to frame
street corners, enhance local character, create landmarks along the Corridor and within the Node, and
act as the principal vehicular and pedestrian arrival points into individual precincts. Policy 3.3.4 d)
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Building articulation, including vertical projections, recessions, design treatments and other
architectural details, is encouraged at gateway locations to create an enhanced visual interest and a
human-scaled environment.
In terms of place making, a Gateway Plaza and a Privately Owned Public Space (POPS) are shown on
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 existi ng public land that can be used to provide
additional amenity spaces for pedestrians or private land that can be developed as POPS.
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).
3.1.3

ANALYSIS

The revised proposal conforms to the policies and guidelines listed above by removing the 34-storey
tower at the intersection of Kingston and Brock Road and relocating the POPS associated with the Post
Manor to the same corner. In terms of public accessibility, this location is more accessible to the general
public and enhances the prominence of the Post Manor on site . With regards to design of the POPS,
the revised proposal allows for green landscaping around the heritage building. Said green
landscaping, including trees and other landscaping features, are implemented t o ensure appropriate
buffering for the heritage building from the adjacent six (6) storey building podium. The proposed
landscaping will also provide for appropriate buffering of the space from traffic on Kingston Road and
Brock Road through low landscape plantings and landscape walls. With regards to the functionality of
the space, the design includes a courtyard with seating patios and gathering spaces encouraging
social gatherings in the public realm. The POPS will also act as a gateway feature highlighting an
important entry point to the Kingston Road Corridor in Pickering. Per comments received from the public
and the heritage committee the location and design of the POPS and Post Manor maintains a physical
and visual connection to the Kington Road and Brock Road. Lastly, per the HIA, it is also important to
note that it has been confirmed that the building can be safely maintained on site during construction
and that parking is no longer proposed below the heritage building; which will greatly simplify moving
and protecting the heritage structure. See Figure 1 below, being the Landscape Plan for “Posts Corner”.
Figure 1. Landscape Plan for “Posts Corner” POPS (ERA)
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Figure 1. Continued - Landscape Plan for “Posts Corner” POPS (ERA)
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3.2

TALL BUILDING
3.2.1 CHANGES
The proposal now consists of a single 32-storey tower (generally in the location of the previously
proposed 31-storey tower).
3.2.2 POLICIES
Kingston OPA
Policy 11A.10.1 a) directs high-rise buildings, 13 to 35 storeys in height, generally be located within
appropriate gateway locations and at the intersection of transit spines and major arterials (among other
locations). Performance criteria are to be applied to high-rise buildings to ensure they are massed in
response to the scale of surrounding buildings, streets, and public open spaces; that the upper levels
of building are setback; that a podium and point tower form is introduced, and that shadowing impacts
on surrounding development, publicly accessible open spaces and sidewalks are minimized (11.10.1c).
Additionally, angular plane, building design, landscaping, setbacks, and other requirements will be
applied, as appropriate, to ensure compatibility with adjacent development. (Policy 11A.10 d, e and f).
UDGs
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 750m 2 (Policy 2.15.1
v). 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 th e podium wall (Policy
2.15.1 ii). Policy 2.15.1 iii) suggests that tall buildings should appropriately transition in height,
particularly where high-rise development is directly adjacent to existing low-rise neighbourhoods, parks
and open spaces, and POPS. 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, parks and open space (Policy 12.15.1 iv).
Angular plane policies provide for transition in density and height to lower -density uses. The UDGs
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 UDGs 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).
Kingston Intensification Plan
The Intensification Plan directs for tall buildings to be appropriately transitioned in height to reduce
adverse impacts on existing low-rise neighbourhoods (Policy 3.3.1). Tall buildings are defined as being
13 storeys or more in height and a maximum height of 45 storeys and shall have a maximum floor plate
of 750m2 (Policy 3.3.1d and Policy 3.3.1b). Per Policy 3.3.1 c), tall buildings should be located to
minimize shadow impacts and wind tunnel effects on proximate parks, open spaces, primary frontage
sidewalks and existing low-rise residential areas. To reinforce a sense of coherency along the blocks,
podium portion of tall buildings should have a height of 3 to 6 stores in height per policy 3.3.7 b).
3.2.3 ANALYSIS
The revised proposal consists of a 32-storey high-rise building with a step back on the 24 th storey. The
proposal also includes a 6-storey podium. The podium height of 6 storeys creates a human -scale and
active frontage along Kingston Road without impacting access to open spaces and s idewalks.
The UDGs note that tall buildings are generally to be located in Gateways (Policy 2.14 i) as is proposed.
Further the proposed tall building is of a height (32-storeys) which is below the maximum building
heights specified in the UDGs/Intensification Plan (45-storeys) and the Kingston Road OPA (35storeys).
The tall building has been designed and located to minimize shadow and overlook impacts.
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Firstly, it is located in the southwest corner of the site, and therefore located in the deepest portion of
the Site. This provides the most distance possible between the proposed tower and adjacent low -rise
residential uses (to minimize overlook concerns). In this regard the building is over 65m distant from
the northern property line.
Secondly, in order to accommodate the Post Manor and POPS at the south -east corner of the Site, the
second tower was removed from the proposal. This also significantly improved shadowing on the
residential uses to the north as well as on the heritage building (see shadow studies included in
architectural package). A portion of this density was relocated to the remaining 32-storey tower.
Consequently, the remaining tower has an average floor plate size of 842.5m2 . This is greater than
directed per the UDGs, but is consistent with the standards applied to tall buildings in the Pickering
City Centre, located less than 500m to the west. Further, the portion of the tower above 24-storeys has
a tower floor plate of 650m 2 (well below the 750m 2 maximum). This has been done intentionally, as the
taller portions of the tower would have the greatest shadowing impact on adjacent uses.
Thirdly, with respect to angular planes, it should be noted that the conceptual development plan locates
the proposed mid-rise building centrally on Site to ensure that the mid-rise building respects all
aforementioned angular planes. Additionally, the proposed tower podium also respects the 45-degree
angular plane from Kingston and Brock Road. TBG understands that the angular plane provisions of
the UDGs apply to mid-rise buildings – which are bulky in mass - rather than tall buildings, which are
instead regulated through building separation and maximum floorplate restrictions. Notwithstanding
the same, the proposed 32-storey building has minimal encroachments into the angular plane as show
in Figure 2 below (being excerpts from the CMV architectural package). The image demonstrates that
the angular plane intersects portions of the top 5 storeys of the 32-storey tower – however at no point
does the encroachment represent a full storey in the angular plane. The incremental shadow impact of
the proposed encroachment into the angular plane is also shown in yellow in Figure 2 below. The Figure
clearly demonstrates that the additional shadowing created by the minimal encroachment has minimal
impact of the existing residential uses to the north and west .
Figure 2. Angular Plane Analysis
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3.3

SETBACKS AND SEPERATION DISTANCES
3.3.1

CHANGES

The tall building has been moved closer to Kingston Road (3.0m setback, 4.5m at grade) and further
from the rear (north) property line. The 12-storey mid-rise building has likewise been moved further
from the rear property line. This provides for 15m of separation between the mid -rise building and the
proposed 3½-storey townhouse buildings. Separation between the mid-rise building and the tallbuilding remains adequate.
3.3.2

POLICIES

UDGs

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

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 additio n, 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).
3.3.3

ANALYSIS

Separation Distances

The proposal conforms to the majority of the UDG’s separation distances. Building separation on
the site is as follows:
➢ Between the mid-rise building and the townhouses 15 metres is provided whereas 11-15
metres is required.
➢ Between the mid-rise building and the 6-storey podium, 13.75-26.40 metres is provided
whereas 11-15 metres is required
➢ Between the mid-rise building and the tall-building, the required separation is 18 metres
per policy 2.3.2iv. The mid-rise building and the high-rise building largely achieve greater
than 18 metres of separation (See Figure 3 below). There is an exception at the far east
side of the site, where the mid-rise and tall buildings are separated by 13.75 metres.
With regards to separation between the mid-rise building and the tower, the 13.75 metre separation
distance represents a pinch-point rather than a continuous condition as is clearly demonstrated
by the images below. Further it is a direct result of the proposal angling the two buildings away
from each other – as directed by the UDGs. Lastly, the majority of the separation distance provided
clearly meets, and significantly exceeds (up to 26.4m) the required separation distances.
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Figure 3. Building separation between Mid-rise and High-rise building
(18m separation shown in red)
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Setbacks

At grade, the proposal provides for a 4.50 metre setback to Kingston Road and a 3m setback
above grade; resulting in 0.5 metre and 2 metre reductions. The goal of the 5m setback is to
provide sufficient at grade space for private planting as well as enhancement of the pedestrian
realm. The provision of the 4.5m setback at grade continues to provide sufficient are a to
accommodate tree planting (within the first 3m of the setback) as well as 1.5m of pedestrian space.
Allowing storeys 2-6 to be setback only 3 metres from Kingston then creates weather protected
pedestrian space at grade along Kingston Road – providing for a pedestrian amenity. Further, the
5-metre setback at grade is achieved and far exceeded along the Brock frontage, (minimum
setback of 12.61 metres, POPS located at corner). Lastly, reduction of this setback pushes density
on site further away from the low-rise residential uses to the north.
3.4

PARKING
3.4.1 CHANGE
Sixteen (16) at-grade convenience parking spaces have been provided to support the proposed
commercial uses (with additional visitor and commercial parking available below grade with access
immediately to the west of the at grade parking). This is more than double the 7 spaces previously
provided. The majority of parking remains below grade in 3 underground levels. Residential Parking
ratios have been increased from City Centre Standards to 1.5 spaces per townhouse unit (0.80 spaces/
unit previously proposed) and 0.9 spaces per apartment unit (0.80 spaces/ unit previously proposed).
Commercial parking is provided at 3 spaces per 100m2 and visitor parking is provided at 0.15 spaces
per unit. In total this results in 143 visitor/commercial parking spaces on site.
3.4.2

POLICIES

Kingston OPA
The policies of the Kingston OPA support minimizing surface parking, and the development of active
transportation networks (11A.12 f). The plan directs to balance the requirement for adequate parking
supply while decreasing the need for private vehicle use. Policy 11A.12.4 b. i) suggests that the primary
parking format be structured or below grade parking to facilitate connectivity and minimize the heat
island effect created by large surface parking. Further, shared parking is encouraged in mixed use
areas to minimize land devoted to parking (11A.12.4 b. ii).
UDGs
The UDGs encourage the reduction of parking spaces on site for new developments to reduce urban
heat island and promote more compact development. Additionally, the location of parking should b e
at the side or rear of the site where it is not visible from the street and not blocking pedestrian access
(Policy 2.5.3 i and ii).
Intensification Plan
Per policy 3.5.9, parking spaces must be strategically located to minimally impact the public realm ,
refrain from interfering with active street frontages, and reduce pedestrian/ vehicular conflicts. Reduced
minimum parking standards are encouraged to reflect the area’s compact, high -density urban form and
shift towards a pedestrian and transit-oriented environment (Policy 3.5.9 c).
3.4.3

ANALYSIS

There are 16 proposed at grade convenience parking spaces. These are provided to support the
proposed commercial uses. Signage can be incorporated to require that parking in these spaces is for
convivence users only – with a maximum usage time provided. Additional commercial parking will be
provided below grade for those who intent to use parking for longer periods. The entrance to the
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commercial underground parking is located immediately to the west of the at grade parking and will be
easily visible form this area. Again, signage can be incorporated to clearly indicate its location. The at
grade convenience parking is screened from the Kingston Road and Brock Road frontages by the 6storey podium. Provision of the remaining parking spaces below grade is also consistent with the
polices and guidelines outlined above to minimize the impact of these spaces to the public realm and
reduce urban heat island effect. Lastly, with regards to the amount of parking provided the TIS and
Parking study identifies the amount of parking provided as sufficient given the site’s location along a
major transit corridor and at a transit junction. The proposed rates are consistent with, but greater than,
the rates provided for in the Pickering City Centre, and are consistent with approvals granted along
other BRT routes in Durham and York Region (per the parking justification study). These rates may be
further reviewed and reduced by variance after sales data for parking spaces is available - similar to
other developments approved in the Pickering City Centre.
The proposed plan is consistent with the policies listed above as the majority of the parking spaces are
provided below grade and the connectivity of the site is not impacted by on -site parking.
The proposed location of the surface parking is situated at grade between the mid -rise building and
high-rise tower and additional parking has been provided below-grade for visitor and commercial
parking.
3.5

OTHER MATTERS
3.5.1

COMMERCIAL SPACE

Commercial space on site includes: (a) 2 retail/commercial areas in the podium along Kingston Road
(on either side of the residential lobby), (b) re-use of the heritage building for commercial purposes,
and (c) 2-storey live/work units in the eastern portion of the mid -rise building. Based on the provision
of these areas as commercial, the commercial GFA proposed has increased to 1,825m2 ; which is
equivalent to the existing amount of commercial space on site. In essence commercial space is being
replaced on a 1:1 basis. This is consistent with the policy direction of the Kingston Road OPA. In
addition to jobs being located within the commercial portion of the development, the introduction of
residential uses on site allows for additional work-from-home and home-based-businesses
opportunities on Site. TBG quantifies these additional jobs as follows:
1,350 people (Per FSR)
0.036 (work from home rate per 2017 Pickering DCs – being a conservative assumption)
1,350*0.036= 48.6 (48 additional jobs)
48 Additional Jobs.
3.5.2

UNITS AND DENSITY REDUCTIONS

As a result of the built form changes above, the number of units has been decreased from 860 to 650
units, representing a reduction of 210 units. The resultant FSI has decreased from 5.7 to 4.5 (reduction
of 1.2 FSI). The proposed density of 4.5 is consistent with the policies of the Kingston Road OPA; which
allows for densities of up to 5.0 FSI to be considered through site -specific Zoning By-law Amendments.
These reductions have further reduced the future impact of the development from a servicing and
transportation perspective as described in those respective reports. Further, this will reduce the impact
of the development on local schools. However, it is important to note that both school boards have n ot
identified capacity constraints at the local schools – meaning that the proposal will make more efficient
use of existing school capacity.

APPENDIX 2
Revised Draft OPA & ZBLAs
DRAFT OPA
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
Kingston Road OPA. 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 4.5 FSI.
DRAFT ZBLA
The following exceptions are required to implement the proposed conceptual site plan:
➢ Rezone the subject lands from LCA-4 to MU-XX Zone;
➢ Prescribe site-specific building requirements as described in Table 1; and
➢ Prescribe site-specific parking requirements as described in Table 1.

Table 1. Proposed Zoning By-law Amendments
Regulation

Proposed Provision
No building or part of a building, or structure shall be erected
outside of the building envelope shown in Schedule MU-XX.

Building Location and Setbacks

Minimum
grade)
Minimum
Minimum
Minimum
Minimum

Kingston Road (Front Yard) setback: 3.0m (4.5m at
Brock Road (External Side Yard) setback: 5.0m
interior side yard setback: 4.0m
rear yard setback: 6.0m
rear yard setback (entrance to a parking garage ): 5.5m

Residential Uses:
Dwelling, Apartment
Dwelling, Block Townhouse
Dwelling, Back-to-Back Townhouse
Dwelling, Stacked Townhouse
Dwelling, Live Work

Permitted Uses

Non-Residential Uses:
Temporary Sales Office, 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
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store, retirement home, Commercial School, Private School,
Public School, service and repair shop (non-vehicle), theatre,
veterinary clinic.

Minimum
GLA

Required

Non-Residential

1,800m2

Minimum Building Separation (min.)

As shown on Schedule MU-XX

Building Height (maximum)

As shown on Schedule MU-XX

Maximum Floor Space Index (FSI)

4.5

Parking Requirements:

Bike Parking Requirement:

Amenity Space

Encroachment

- 1.5 parking spaces per townhouse dwelling unit;
- 0.90 parking spaces per apartment dwelling unit including
live/work units;
- 0.15 parking spaces per dwelling unit for visitors;
- 3 parking spaces / 100m 2 for commercial uses not located in a
live/work units; and
- Shared parking per the “Shared Parking Formula” provisions of
the City Centre By-law.
- Rounding provisions per the City Centre By-law.
Spaces Required:
- Apartment Dwelling: 0.5 bicycle spaces per dwelling unit
- Stacked Dwelling: 1.0 bicycle space per dwelling unit
- 1.0 bicycle space for each 1,000m2 of gross leasable floor area
Dimensions:
i) if located in a horizontal position (on the ground): a minimum
length of 1.8 metres and a minimum width of 0.6 metres;
ii) if located in a vertical position (on the wall): a minimum length
of 1.5 metres and a minimum width of 0.5 metres.
iii) if stacked a minimum length of 1.8 metres and a minimum
width of 0.45 metres.
Indoor amenity space: 2m2 per unit
Outdoor amenity space: 2m2 per unit
No part of any required yard or setback shall be obstructed
except as follows:
(a) Projections such as awnings, canopies, window sills,
chimney breasts, fireplaces, belt courses, cornices,
pilasters, eaves, eave troughs and other similar
architectural features may be permitted in any required
setback, provided that no such feature projects into the
required setback more than 0.6 metres or half the
distance of the minimum required setback, whichever is
less.
(b) Any stairs to a porch or uncovered platform and any
unenclosed ramp for wheelchair access may encroach
into any required setback provided it is no closer than
0.3 metres from a lot line.
(c) A balcony, porch or uncovered platform may encroach
into any required setback to a maximum of 2.0 metres or
half the distance of the minimum required setback,
whichever is less.
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(d) A bay, box or bow window, with or without foundation,
having a maximum width of 4.0 metres may encroach
into any required setback to a maximum of 0.6 metres or
half the distance of the minimum required setback,
whichever is less.
(e) Landscaping elements may encroach up to the lot line.

Rooftop Mechanical Equipment and
Mechanical Penthouses

Patios
Definitions
Schedule MU-XX

(a) Rooftop mechanical equipment, including any
appurtenances thereto, that exceed a maximum height of
2.0 metres shall be fully enclosed within a mechanical
penthouse.
(b) The height requirements of this By-law shall not apply to
roof top mechanical penthouses.
An outdoor patio is permitted in any yard adjacent to Kingston
Road and adjacent to Brock Road; as well as directly behind the
Post Manor and associated with a use located within the Post
Manor.
Per City Centre By-law

APPENDIX 3
Revisions to Sustainable Development
Guidelines
In the original Planning Rationale Report an overview of how the proposal complies with the City of
Pickering’s Sustainable Development Guidelines was provided. According to said analysis, the
proposed development achieved the requirements for Level 1 per the Pickering Sustainable
Development Guidelines. The chart also highlighted several optional items which may be achieved but
cannot be confirmed until the Site Plan stage. At this time a revised and truncated chart is provided
below, only showing guidelines for which revisions are proposed. The previous Sustainable
Development Guidelines chart located in the TBG Planning Rationale Report dated November 2020
otherwise remains applicable.
GUIDELINE

REQUIRED/
DESCRIPTION
OPTIONAL
5.0 DESIGN OF DEVELOPMENT – DENSITY AND COMPACT BUILT FORM
The proposal achieves a minimum
combined residential/commercial density
of 0.75 FSI (4.5 FSI proposed). The
5.3 COMMERCIAL DENSITY
REQUIRED
commercial component of the proposal
represents an FSI of 0.15
(1,825m2/12,137m2).
LEVEL 1 ACHIEVED – ALL REQUIRED
TOTAL OPTIONAL POINTS
ELEMENTS, PLUS A MINIMUM OF 19
ACHIEVED
POINTS.
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POINTS

-

30
(unchanged)

