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EXECUTIVE SUMMARY 

The Central Pickering Development Plan (CPDP) provides the 
framework within which the Province of Ontario’s substantial 
holdings known as the Seaton Lands will be developed 
sustainably with a combination of residential, employment and 
other uses. The Highway 407 frontage lands in Seaton are 
designated for Prestige Employment Uses. Ontario Realty 
Corporation (ORC) on behalf of the Ministry of Public 
Infrastructure Renewal has been charged with the responsibility 
of managing the development of the Prestige Employment lands. 
The purpose of this Economic Development Study is to: 

“… identify market issues, economic development 
strategies and policies that could maximize the 
economic, social and environmental benefits 
generated by the lands.” 

More specifically, the study is to identify the types of businesses 
that will be attracted to the area, and the requirements in order to 
assist in marketing and servicing the land in appropriate stages. 
The CPDP requires the preparation of the Highway 407 
Economic Development Study as part of the planning process for 
Seaton. Hemson Consulting Ltd. in conjunction with a multi-
disciplinary consulting team was retained by ORC to undertake 
the Study. 

A. MARKET PROSPECTS FOR SEATON 

The Seaton Highway 407 employment lands have the key 
attributes required for the development of a notable area of 
prestige employment land with the potential to achieve a distinct 
presence in the east GTA market. The lands provide a range of 
potential parcel sizes with potentially excellent transportation 
access integrated with an attractive natural environment. The 
potential future Pickering Airport and links with UOIT provide 
additional opportunities for the Seaton employment lands. 
However, the timely provision of water and sewer servicing, the 
development of the two Highway 407 interchanges and improved 
highway linkages to eastern markets are crucial factors in the 
development of Seaton. 

It is anticipated that the major types of activities on the Seaton 
employment lands will comprise high value manufacturing, 
assembly, major office uses and some warehousing with a 
relatively low level of goods movement. Because of Seaton’s 
location in the eastern GTA, it is unlikely that it will attract a 
large number of major warehouse distribution uses. In particular, 
the areas adjacent to the natural heritage system (NHS) have 
good potential for campus-style office development.    
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The major industries that will be attracted to Seaton are 
anticipated to be in the energy, auto, advanced manufacturing, 
information technology and other types of manufacturing, 
warehousing and assembly as well as smaller industrial-
commercial users who are likely to occupy units in industrial 
multiples. The development of the Pickering Airport would 
potentially result in additional types of users for the Seaton 
employment lands in the air freight and logistics and other 
aviation-related uses. Because of its location relative to Markham 
and the City of Toronto, Seaton has the potential to attract 
financial service uses along with other types of major office uses.   

It is expected that development in the Highway 407 corridor will 
commence by approximately 2010 at the earliest, when the main 
water and wastewater trunk infrastructure will be extended to the 
employment lands. Land absorption is projected to average about 
16 ha (40 acres) per year with higher absorption levels after the 
area gains market profile. It is anticipated that Seaton will be 
largely built out in about 20 years from the commencement of 
development. 

B. PREFERRED LAND USE CONCEPT 

Based on the results of the market analysis, the site analysis and 
the policy objectives of the Central Pickering Development Plan and 
feedback from the Steering Committee, a land use concept and 
potential lotting configurations for the Seaton employment lands 

were developed that reflects a series of principles. The Proposed 
Land Use Concept is shown on the following map. The key 
features of the Plan are as follows: 

• Key sites are reserved for office-oriented development. 

• Flexibility in land use is provided within the Prestige 
Employment Designation while still promoting high 
quality development.  

• Major warehouse-distribution uses are limited to an area 
in the northwest part of the Study Area. 

• Use of the natural heritage system as a cue for higher 
order office-focused uses. 

• Provision of an interconnected road system to provide  
access to all development parcels. 

• Local road pattern providing for a balanced range of lot 
sizes and flexibility in accommodating both small and 
large users. 

• Continued reservation of rights-of-way for the future 
Highway 407 Transitway and the ability to provide 
additional regional and local transit service. 

In total, the Seaton Highway 407 employment lands provide 
about 330 gross developable ha of employment land. 
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At full build-out, the Seaton employment lands could provide 
between approximately 16,700 and 20,000 jobs, depending upon 
the achieved employment density and developable site area. In 
addition to the employment on employment lands, it has been 
previously estimated that population-related employment in other 
parts of Seaton could generate up to about 15,000 jobs resulting 
in a total potential employment of 35,000 for Seaton. 

C. IMPLEMENATION STRATEGY 

The Implementation Strategy for the Seaton employment lands 
consists of phasing, marketing and transportation strategies and 
guidelines on urban design and built form and on sustainability. 

1. Phasing 

Taking into consideration water and wastewater servicing, 
transportation and market factors, a three phase development 
process is recommended with the first phase comprising the lands 
around the Highway 407 interchange at Sideline 26 and lands to 
the west. Of these factors, water and wastewater servicing are 
crucial as no development can proceed on the employment lands 
in absence of servicing.  While a phasing strategy starting in the 
central-west part of the employment land corridor would be 
preferable from a market perspective, the provision of servicing to 
the Highway 407 employment lands may be driven by the timing 
of development to the south. 

2. Marketing 

It is recommended that ORC extend major trunk services from 
the Seaton residential lands to the employment lands and then 
sell off large blocks of land to industrial developers. This strategy 
provides the ability to advance the timing of the start of 
development while also maintaining some control over the pace 
and type of development.  

Attracting a large, high profile lead user in the target industry 
groups to the Seaton employment lands will be key in establishing 
the market image and presence of the 407 lands.  ORC, MPIR, 
MEDT and other provincial ministries should take an active role 
in attracting the first major users to Seaton. In marketing the 
Seaton employment lands, incentives could be considered for 
showcase or early-bird users, major users and/or major 
sustainability technology users.  

3. Planning Implementation 

The City of Pickering Official Plan needs to be amended on the 
basis of the results of this Study and a Neighbourhood Planning 
process initiated to incorporate additional policy direction in the 
City’s Official Plan for the Study Area.  A new zoning by-law for 
the Study Area will also be required and will need to address the 
prestige nature of the employment uses together with the 
sustainability initiatives intended for the Study Area. Proposed 
urban design guidelines for the Study Area are also provided as 
part of the Study. 

4. Transportation 

The key short-term transportation infrastructure improvement for 
the Seaton employment lands will be the construction of the two 



HEMSON

                       v

Highway 407 interchanges at Sideline 22 and Sideline 26. The 
earliest potential completion date of these interchanges would be 
late 2010. Improvements to Brock Road (widening and the 
Brougham by-pass) are additional key transportation project 
planned for Seaton. Improvements to Highway 7, including 
intersection improvements and widening, will also be required as 
employment land development proceeds in Seaton. 

In order to support the sustainability policy objectives for Seaton, 
it will be important to introduce transit service to the area at the 
outset of development. Planned transit in the employment lands 
includes the 407 Transitway, regional transit along Highway 7 
and other local transit service.  

5. Sustainability 

A comprehensive range of sustainability elements have been 
examined to identify approaches that could be utilized with the 
Seaton employment lands and are provided in the Sustainability 
Guidelines appendix report. Establishing appropriate guidelines 
regarding sustainable development will require additional 
consideration by the City of Pickering and the current and future 
owners of the Seaton employment lands. The guidelines will need 
to be constructed carefully in order to provide for the required 
elements of sustainability but at the same time not involving 
onerous requirements that may jeopardize the achievement of 
other key policy objectives. Incentives could be used to encourage 
the inclusion of developments that incorporate sustainable 
technologies that may have net benefits that are below the 
required rates of return for investors.  
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I BACKGROUND AND INTRODUCTION 

 

In May 2006, the Province approved the Central Pickering 
Development Plan (CPDP). The Plan provides the framework 
within which the Province of Ontario’s substantial holdings 
known as the Seaton Lands will be developed sustainably with a 
combination of residential, employment and other uses. Under 
the Plan, the northern part of the Seaton Lands is largely 
designated for prestige employment land uses. Encompassing an 
overall gross area of approximately 335 ha (830 acres), the 
prestige employment lands occupy both frontages of Highway 407 
between the hamlet of Green River and Brock Road, a distance of 
approximately seven kilometers. The area is bounded on the 
north by Highway 7 and on the south by a section of the Natural 
Heritage System which is a key feature of the overall plan (See 
Maps 1 and 2). The lands assembled by the Federal Government 
for the potential future Pickering Airport are immediately to the 
north of the Study Area. Map 3 contained in the following 
chapter on page 8 provides a more detailed map of the Study Area 
boundaries. 

Ontario Realty Corporation (ORC), on behalf of the Ministry of 
Public Infrastructure Renewal has been charged with the 
responsibility of managing the development of the prestige 
employment lands. One of the first tasks being undertaken is the 
preparation of an Economic Development Study. The objective 
of the Study is to: 

 

“… identify market issues, economic development 
strategies and policies that could maximize the 
economic, social and environmental benefits 
generated by the lands.” 

More specifically, the Study is to identify the types of businesses 
that will be attracted to the area, and the requirements in order to 
assist in marketing and servicing the land in appropriate stages. 
The CPDP requires the preparation of the Highway 407 
Economic Development Study as part of the planning process for 
Seaton. The Province has recognized the Seaton employment 
lands as a Provincially significant employment area. 

While a land exchange process with private developers for the 
designated residential and commercial lands in Seaton is 
underway, the Province continues to maintain ownership of the 
employment lands in Seaton. The goal of ORC is to maximize the 
return on these lands while at the same time fulfilling key policy 
objectives for the area as described in the CPDP. 

This section of the report describes the policy goals for the Seaton 
Lands, the Study Team, the stakeholder consultation and the 
format and content of the balance of the report. 
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A. ECONOMIC, SOCIAL AND ENVIRONMENTAL POLICY 
GOALS NEED TO BE ADDRESSED IN THE PLANNING 
OF THE 407 EMPLOYMENT LANDS 

The Province has committed under the CPDP to maximize the 
economic value potential of the Seaton employment lands. At 
the same time, there are other key public policy objectives that 
are to be met. 

1. Central Pickering Development Plan’s Policy Goals 

The Central Pickering Development Plan has eight policy goals 
related to natural and cultural heritage; agriculture; social, 
institutional and recreational facilities; transportation, servicing, 
employment and housing and mixed-use. A number of these 
policies apply directly to the Seaton employment lands. 

The concept of sustainability is a key component of the Plan. It 
applies to all aspects of the Plan and its implementation, 
encompassing the preservation of the natural heritage system, 
protection of prime agricultural lands and the use of sustainable 
energy sources and building construction methods. For this Study, 
appropriate and achievable sustainable development standards for 
the Seaton employment lands are identified and incorporated 
into the Urban Design and Built Form Guidelines.  

The Plan’s employment goal is also particularly relevant for this 
Study, which states: 

The provision of high-quality employment 
opportunities that reflect the needs of the community, 

with the identification of sufficient employment lands 
to generate approximately one job for every two 
residents. 

This goal results in a policy objective of an overall employment 
target of 35,000 jobs for Seaton or alternatively, an activity rate 
of 50%1. The relatively fixed nature of the ratio of population-
related employment to population results in the need for the 
employment lands to reach a certain employment level to achieve 
the overall target for Seaton. As is discussed later in this report, 
this policy tends to favour higher density employment uses with 
relatively high office components.   

2. City of Pickering and Region of Durham Policy Context 

The Seaton community has long been anticipated by both the 
City of Pickering and the Region of Durham and has been 
incorporated into their official plans and planning studies. The 
City of Pickering recently undertook a Growth Management 
Study in which a recommended land use plan for Seaton was 
developed. The Study recommends a similar area for employment 
uses along the Highway 407 corridor. In terms of employment 
related policies, the City’s official plan supports the 50% activity 
rate and states that the new community of Seaton should 
“enhance local economic and employment opportunities” (Policy 
2.14.c.ii). The Region of Durham Official Plan designates the 407 
corridor lands as Employment Area and also that the Seaton 
community should provide “adequate and diverse employment 
opportunities within the first phase of development.” Policy 3.2.2 

                                                 
1 Activity rate refers to the ratio of employment to population. 
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of the Region’s Official Plan sets a target activity rate of 50% for 
the entire Region. 

B. A MULTI-DISCIPLINARY STUDY TEAM UNDERTOOK 
THE STUDY 

To undertake the study, ORC retained a consulting team led by 
Hemson Consulting. The members of the consulting team and 
their respective area of expertise are listed below: 

• Hemson Consulting Ltd.: Project management and 
market analysis; 

• Joseph Bogdan Associates Inc.: Urban design and land 
use concept development; 

• Giffels Design-Build Inc.: Marketing strategy and business 
park design; 

• ENTRA Consultants: Transportation; 

• R.J. Burnside & Associates Limited: Servicing; 

• ECD Energy and Environment Canada Ltd.: 
Sustainability policies; and 

• Macaulay Shiomi Howson Ltd.: Land use planning. 

C. STAKEHOLDER CONSULTATIONS WERE HELD 

The Study was directed by a Steering Committee comprised of 
representatives from ORC on behalf of the Ministry of Public 
Infrastructure Renewal, the Ministry of Municipal Affairs and 
Housing, the Ministry of Economic Development and Trade, 
Transport Canada, the City of Pickering, the Region of Durham 
and the Pickering-Ajax Board of Trade. 

The Highway 407 (Seaton Lands) Economic Development Study 
was undertaken in three phases. Phase I consisted of a market and 
site analysis to determine the strengths, weaknesses, opportunities 
and threats related to the Seaton employment lands. The 
assessment of site conditions was undertaken from the perspective 
of all disciplines in the study including market, transportation, 
urban design and servicing factors. The results of Phase I were 
presented to the Steering Committee on November 20, 2006. 

Based on the results of the market analysis, the site analysis and 
the policy objectives of the Central Pickering Development Plan, a 
land use concept and potential lotting configurations for the 
Seaton employment lands were developed that reflected a series 
of principles. A land use concept and an alternative lotting 
option, along with the initial findings on sustainability guidelines 
were presented to the Steering Committee on December 18, 
2006. 
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Phase III focused on development of an implementation strategy 
for the Seaton employment lands which consisted of a phasing 
and marketing strategy, urban design guidelines, sustainability 
guidelines, transportation strategies and a land use planning 
implementation strategy.  The results of Phase III along with the 
Draft Final Report were presented at the February 16, 2007 
Steering Committee meeting.   

In addition to four meetings with the Steering Committee, 
consultation sessions were also held with key stakeholder groups 
including: 

• City of Pickering Economic Development and Planning 
Policy and Development Staff; 

• Region of Durham Economic Development, Planning 
and Finance Staff; 

• Economic Development stakeholder group including 
representatives from the public and private sectors; 

• Ministry of Transportation officials; 

• Ministry of Public Infrastructure Renewal staff; 

• Sustainability planning stakeholders group comprised of 
public and private sector representatives; and 

• Meeting with representatives from the University of 
Ontario Institute of Technology.  

These sessions provided valuable local insights for the consulting 
team on economic development, market, land use planning, 
transportation, sustainability, design and a host of other issues 
related to the study.  

D. REPORT IS PROVIDED IN TWO PARTS 

This Final Report is divided into five chapters. Chapter 2 
provides a detailed site assessment of the Study Area from a 
market, urban design and transportation perspective. In Chapter 
3, the employment land market context is discussed. This is 
followed by the development of a preferred land use concept and 
associated lotting configuration options in Chapter 4. In Chapter 
5, an implementation strategy for the Seaton employment lands is 
presented.  

Accompanying the Final Report is a second document containing 
a series of Appendix reports addressing the market analysis, 
transportation, urban design and sustainability, in more detail. 
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II SEATON EMPLOYMENT LANDS SITE ASSESSMENT 

This section of the report provides an assessment of the Seaton 
employment lands in terms of key site factors that affect the 
market for employment lands, urban design and planning. In 
addition, this section provides a detailed discussion of the 
implications of transportation and transit networks and of 
potential water and wastewater servicing arrangements. 

A. OPPORTUNITIES AND CONSTRAINTS AFFECTING 
URBAN DESIGN AND PLANNING 

The development of the land use concept, site planning and built 
form appearance are influenced by a number of factors. These 
factors include: 

• General Situation 

• Natural Heritage System 

• Site configuration and adjacency to highway frontages 

• Interface with Hamlet Communities 

• Integration of Built Cultural Heritage features 

• Future adjacent development 

A map of Seaton’s existing conditions is provided on the 
following page. 

1. General Situation  

As noted previously, the Seaton employment lands are located on 
both sides of the Highway 407 corridor between the hamlet of 
Green River to the west and Sideline 16 to the east. The total 
length of the corridor is nearly 7 kilometers. The majority of the 
employment lands are located north of Highway 407 and south of 
Highway 7 with a smaller proportion south of Highway 407. In 
addition, there is one large block in the western part of the Study 
Area located north of Highway 7. Taking account of natural 
heritage features, planned transportation corridors, existing road 
rights-of-way and cultural heritage features, the estimated gross 
developable area amounts to approximately 330 ha (820 acres).  

The employment lands are part of the larger Seaton community 
which will be just to the north of the existing Pickering urban 
area. The Seaton lands are currently occupied by mainly 
agricultural and rural residential uses. Owing to their location at 
the north end of Seaton, the employment lands are currently 
isolated from existing major urban areas. Highway 404 is about a 
10 minute drive along Highway 407 to the west of Seaton, while 
Highway 401 is about a 10 minute drive south along Brock Road.   
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Immediately to the north of the Study Area is the site for the 
proposed Pickering Airport. If built, the airport could act as a 
regional airport at first, replacing Buttonville Airport in 
Markham and the Oshawa Airport. Potentially, it would evolve 
into a reliever facility for Pearson International which is 
anticipated to reach its planned capacity by 2018. 
 
The employment lands are well separated from the future 
residential communities in Seaton to the south by the natural 
heritage system (NHS) with the exception of a small area in the 
southeast part of the Study Area. The hamlets of Green River and 
Brougham are at the west and east ends of the Study Area 
respectively. Green River is largely a residential community while 
Brougham has a number of commercial establishments at the 
crossroads of Highway 7 and Old Brock Road (Regional Road 1).  

2. Natural Heritage System 

The Natural Heritage System, encompassing a wide range of 
natural lands and systems, is the defining and unique attribute of 
the employment lands area. North-south wooded valleylands 
punctuate the development area across its length, creating a 
number of opportunities that both contribute to an urban design 
concept and character.   
 

• There is a strong presence of the natural lands along the 
Highway 7 and 407 frontages; 

• The NHS divides the lands into distinctive development 
zones or “pockets”; 

• Some “pockets” have extensive, uninterrupted boundaries 
adjacent with natural lands, creating the opportunity for 
unique, sensitive site planning and built form that truly 
integrates with the natural landscape. 

The NHS, however, presents challenges to accessing certain 
parcels. Access to some development parcels can be achieved 
only by crossings of the natural lands. The relative costs and 
associated potential benefits of constructing crossings for these 
areas require careful consideration. 
 
As part of the studies being prepared for Seaton, the Province is 
currently undertaking a Natural Heritage System Management 
Plan and Master Trail Plan Study. Among other issues, this Study 
is addressing long-term uses for the NHS, maintenance 
requirements and responsibilities; cultural heritage protection; 
and the design of a master trail plan for the NHS. 

3. Site Configuration and Highway Frontage 

• As noted above, the employment lands occupy an 
approximately seven kilometres long swath of land which 
straddles Highway 407 and is bound by Highway 7 to the 
north. The limiting distances and characteristics of these 
roadways result in the distinct characteristics of the 
development parcels: 

 
• The close proximity of Highway 7 and Highway 407 

results in overall parcel depths between the two roadways 
of approximately 450m. This parcel depth has an impact 
on how the local road is configured and lot depths; 
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• There are opportunities for site frontage along Highway 7 
and Highway 407; 

• Narrower parcels on the south side of Highway 407 
benefit from high visibility highway frontage and 
adjacency to the Natural Heritage System; 

• A large, unobstructed parcel north of Highway 7 between 
Sideline 32 and North Road benefits from access to 
Highway 7 and the potential for larger lots with internal 
access; 

• The south side of Hwy 7 has the potential for a consistent 
landscaped and built form character. 

4. Interface with Brougham and Green River 

Two existing hamlet communities define the west and east limits 
of the employment lands: Green River to the west and Brougham, 
to the east. 

a. Brougham 

The employment lands abut the southern and eastern edges of the 
Hamlet of Brougham.  Although Brougham lies outside the 
employment lands boundary, consideration should be given to 
preserving the rural/residential character of the hamlet’s 
streetscapes and built form.  

b. Green River 

On the west, the employment lands border a small portion of the 
eastern boundary of Green River. The requirement for 

appropriate interface treatment will affect the proposed land use 
concept and urban design guidelines for the Seaton employment 
lands in terms of: 
  

• Land use selection; 

• Site planning and landscape buffer requirements; 

• Noise and illumination controls; and 

• Proximity to the Seaton Hiking Trail. Pedestrian routes 
should also recognize the proximity of the employment 
lands to the trail which is an important tourist and local 
destination. 

5. Built Cultural Heritage 

There are five culturally significant built heritage sites within the 
employment lands area.  Four are located along Highway 7 and 
one is located on the west side of Old Brock Road, south of 
Highway 407.  They are identified as Heritage Resources and are 
noted as being important heritage components of the Highway 7 
roadscape (see Map 4 for the location of the cultural heritage 
sites). 
 
Detailed descriptions and analysis of each of the heritage sites can 
be found in “Seaton Built Heritage Assessment, Andre Scheinman, 
Nov. 2004 for the following the properties within the Study Area: 

• 575 Highway 7, Thomas Vardon House, c. 1865 
• 815 Highway 7, c. 1853 
• 1015 Highway 7, c. 1875 
• 1335 Highway 7, c.1861 
• 3440 Brock Road, c. 1870 
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Each property along Highway 7 is described as a ‘farmstead’ and is 
comprised of a cottage or house, barn(s), and other farm-related 
structures such as silos or carriage houses and sheds, set within 
notable agricultural landscapes of lanes, windrows, and stands of 
mature trees.  While some buildings are in better condition than 
others, all four properties have main buildings with unique and 
intact architectural detailing and have been noted as being 
“familiar and important components of the heritage roadscape.” 
 
The fifth heritage property is located at 3440 Brock Road, at the 
southwest corner of the existing Brock Road / Hwy 407 
termination.  The property, dated at 1870, is comprised of a house 
and barn and is currently occupied by a descendent of the last 
family (Bayles) to assume ownership.  The Heritage Assessment 
notes that because “the site remains a working farm…[it] confers 
authenticity / continuity….Obviously, the looming presence of 
Highway 407 is an almost absurdly stark contrast to the property 
itself”. The property is deemed to have Local Significance because 
of the relatively good condition of the buildings, and because of 
its contrast to the adjacent highway condition. 
 
In the Proposed Land Use Concept, the non-street frontages of 
these properties abut the employment lands. Because of the 
clearly notated architectural significance of the main buildings 
and the authentic historic character of the agricultural settings, 
preservation and/or adaptive re-use of these sites is recommended 
as opposed to documentation.  Adjacent development will be 
required to provide naturalized or formal landscaping to create a 
natural buffer to these properties. 
 
Along Highway 7, in addition to conservation of the buildings 
and/or re-use, enhancement of the landscape features, signage and 

accent illumination of these properties will contribute to 
conveying the cultural heritage of Highway 7.  At the Brock Road 
property, possible use of the site and buildings as a trailhead or 
park connection could be considered. 
 
Although these properties are excluded from the developable land 
calculation of the employment areas in recognition of their 
importance for preservation, they are surrounded by the 
employment lands.  Therefore, new development that abuts these 
properties would need to refer to the Central Pickering 
Development Plan and to various other background cultural 
heritage assessments for policies and strategies for integrating 
built cultural heritage sites with new development. 
 
In addition to the individual properties, Highway 7 is also 
identified in the Seaton Cultural Heritage Resources Assessment as a 
roadway with “a relatively intact heritage landscape with few 
serious gaps”.  Streetscape plans for the south side of Highway 7 
should integrate landscape features, trees and hedgerows.  
 
There are many strategies for incorporating history into new 
development. Built and landscape features present opportunities 
for: 
 

• Creative integration of existing buildings and landscapes 
into development plans; 

• Imaginative documentation of heritage resources within 
built form and pedestrian areas and signage; and 
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• Creation of a strong, landscaped character along Highway 
7 that features its rural landscaped heritage and conveys a 
distinctive image to the employment area. 

6. Adjacent Development / Planned Land Uses 

There are two primary future land uses designated adjacent to the 
employment lands: 

• The federally owned lands reserved for the proposed 
Pickering Airport. 

• At the Brock Road By-pass, abutting the southern 
boundary of the employment lands is one of the Medium-
Density neighbourhoods and Community Nodes of the 
future Seaton residential area. 

Development of airport-related services along the north side of 
Highway 7 is not anticipated to have a significant impact on the 
scale and quality of built form and landscaping measures 
established along the south side of Highway 7.   
 
In contrast, the medium-density neighbourhood gives rise to the 
need for site planning, landscaping and built form guidelines for 
the adjacent employment lands to ensure that residential uses will 
not be negatively affected.  For example, the location of the local 
road needed to access the employment sites at the interface of the 
medium-density and the employment lands, will create a 
‘structural’, visual buffer between the two land uses.  Additional 
buffering can be created through landscaped strips between the 
road and the residential area.  This is the strategy presented in the 

Proposed Land Use Concept.  If the local road is not located at 
the interface of the two land uses, then a wide landscaped buffer 
to create a visual barrier and strict regulation of lighting and 
acoustic impacts will be required. 

B. TRANSPORTATION 

This section discusses existing conditions with respect to 
transportation infrastructure, identifies proposed improvements as 
well as opportunities and constraints. A map of the planned 
transportation facilities for Seaton is provided in Map 4. 

1. Existing Conditions - Transportation 

a. Roads 

Major existing roads in and near the Study Area include: 
 

• East-west: Highway 407 and Highway 7. Highway 407 is a 
4-lane toll highway. Highway 7 comprises 2 rural travel 
lanes. 

• North-south: York-Durham Townline, North Road, 
Sideline 26, Sideline 24, Sideline 22 and Brock Road 

• The north-south roads are 2 lane rural roads with 
unpaved sections on some roads. North Road and 
Sideline 24 cross over Highway 407.  
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b. Transit 

Existing transit service in the Study Area is limited to GO bus 
service that operates on Highway 407 between York University 
and Oshawa.  

c. Travel Characteristics and Patterns 

Existing travel in the Study Area is predominantly in an east-west 
direction. It is anticipated that future travel demand patterns will 
shift to a predominantly north-south orientation with 
employment growth and infrastructure improvements. 
 
Daily traffic volumes on the major east-west roads are: 5,000 to 
9,000 vehicles for Highway 7 and approximately 18,000 vehicles 
per day on Highway 407. By comparison, Highway 401 carries 
between 45,000 and 175,000 daily vehicles on the section of the 
highway through Durham Region. At present, the high volume of 
east-west traffic during roadway peak periods results in severe 
congestion at the Toronto/York/Durham boundary due to limited 
road capacity. The current termination of Highway 407 at 
Highway 7 causes congestion and safety issues on Highway 7 east 
of Brock Road during peak periods. 

2. Planned and Proposed Transportation Improvements 

The Central Pickering Development Plan’s Transportation Network 
proposes a series of roadway changes to the existing structure of 
freeways and concession roads to create a more accessible and 
interconnected system to serve future development. 

 

a. Roads 

The anticipated timing of major road improvements are as 
follows: 
 

• Highway 407 to Brock Road widening from 4 to 6 lanes 
and 2 new interchanges, subject to required 407 ETR / 
Provincial contract “triggers” (earliest potential date is 
end of 2010); widening of Highway 407 to 8 lanes is 
anticipated by 2032; 

• The timing of the Sideline 26 and Sideline 22 
interchanges are subject to a needs assessment to be 
conducted as part of the MESP for the CPDP; 

• The easterly extension of Highway 407 to Highway 
35/115 with connecting freeway links is currently subject 
to an EA process to be completed by year-end 2008. No 
timing currently been set for implementation; 

• No significant roadway capacity improvements are 
currently planned for Highway 7 between York-Durham 
Townline and Brock Road; 

• Highway 7 is planned to be widened immediately east of 
the Study Area, to Highway 12 by 2012. The EA for the 
Highway 7 widening between Brock Road and Baldwin 
Street in Whitby is to start in 2009. 

• The EA for the Brock Road By-Pass of Brougham has 
been completed, however, construction is not scheduled 
in the Region’s current four-year capital budget plan. 
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b. Transit 

The Region of Durham identifies the following major transit 
corridors: 
 

• 407 Transitway along the south side of Highway 407 in a 
60 metre ROW with transit stations planned at York-
Durham Townline, Sideline 26, Sideline 22 and a re-
aligned Brock Road. The 407 Transitway is a long-term 
transit initiative with no current commitments for timing 
of implementation. 

• Highway 7 and Brock Road will potentially providing 
inter-regional service. 

• Sideline 26/Whites Road will potentially provide inter-
municipal and local transit services. Local transit is to be 
extended in the long term as development proceeds. 

• There are no current commitments to provide GO Rail 
service on the Belleville and Havelock lines; although 
there may be some opportunities for such service in the 
future when it is warranted by sufficient demand. 

 
The Central Pickering Development Plan also anticipates frequent 
local transit service on Sideline 22 and North Road.  

3. Transportation Opportunities and Constraints 

The Seaton Highway 407 employment lands have both 
transportation opportunities and constraints as discussed below. 

 

a. Environment and Natural Heritage System 

• The NHS system provides challenges in achieving 
adequate roadway connectivity with the Study Area and 
adequate vehicle access to individual development 
parcels. 

b. Highway 407 and 407 Transitway 

• The existing Highway 407 ROW of 110 metres plus the 
protected 60 metre ROW for the 407 Transitway and the 
lands reserved for transit stations, consume potential 
development land.  Although 60 metres are being 
protected, the actual land used by the transitway may end 
up being less. For example, in North Oakville, the 407 
Transitway ROW has been set at only 30 metres.  

• In conjunction with the identified NHS and the shallow 
depth of the Study Area, the Highway 407/407 
Transitway corridor and station facilities create potential 
limitations for possible roadway alignments and property 
access. Some potential opportunities for roadway 
connections and development access are precluded. 
While these constraints exist, efforts should be made on a 
site-by-site basis to maximize the development potential 
while ensuring appropriate access. 

c. Transportation Infrastructure Commitments 

• The current transportation infrastructure expectations in 
and around the Study Area are substantial, and planned 
employment uses in the Study Area will likely be well 
served in the long term. However, the present high level 
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of uncertainty of the timing or long-term nature of many 
of the current transportation infrastructure expectations 
(e.g. Highway 407 improvement, Highway 7 widening, 
Steeles Avenue widening, 14th Avenue/5th Concession 
connection, Whites Road/Sideline 26 connection) 
creates some elevated sense of risk for planning, design 
and implementation of the Study Area.   

d. Highway 7 Role and Function 

• The existing role and function of Highway 7 as a 
commuter highway is not entirely consistent with 
anticipated requirements for the Study Area. It is likely 
that successful implementation of the proposed land use 
concept will require changes in the existing role and 
function of Highway 7, so that it functions much more as 
a major arterial road.   

e. Road Rights-of-Way 

• Existing Region and City roadway design standards 
contemplate a range of right-of-way widths for most 
roadway classifications. Furthermore, the City’s policies 
for Seaton and the principles of the CPDP encourage 
minimal road rights-of-way where possible to achieve 
community planning objectives. 

• Opportunities for reduced rights-of-way in the Study 
Area need to be assessed relative to the needs of all road 
users, including trucks, transit vehicles, pedestrians and 
cyclists in light of economic, land use, urban design and 
natural heritage system objectives. 

f. Transit-Supportiveness 

• Planned transit infrastructure in the Study Area provides 
excellent opportunities for achieving community 
objectives. However, depending on how development 
proceeds, local transit in the Study Area may be limited 
(e.g. lower frequency bus service) in the short- to 
medium-term due to insufficient ridership potential, 
limited area roadway connectivity and other factors that 
can make it difficult to operate conventional transit in an 
effective, efficient and financially viable manner. 

• The planned transit infrastructure and service levels will 
require considerable additional development outside of 
the Study Area such as the residential component of the 
CPDP, in order to be attainable and supportable. A range 
of options to assist transit service in the early stages of the 
development of Seaton are being explored in the 
Transportation Study currently being undertaken by 
ORC and the Province for Seaton and the surrounding 
area.  

g. Goods Movement 

• The fact that Highway 407 is a toll highway weakens the 
appeal of the area somewhat, particularly for goods 
movement. Trucks have historically used the 407 ETR in 
relatively low numbers. Committed improvements to 
Brock Road will assist in providing a better north-south 
connection to Highway 401. 
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h. Federal Airport Lands Ground Access Requirements 

• It is evident that the proposed Airport Access Road 
ramps connecting to Highway 407 (as currently 
conceived and shown on the map of the roposed land use 
concept as shown later in this report) will have a physical 
impact on the Study Area, including potential lotting, 
placement of buildings, configuration of roads , location 
of intersections and  potentially, developable area yield. 
The need for the access roads from Highway 407 and the 
impacts on the Seaton employment lands should be 
carefully examined in future detailed planning for the 
Pickering Airport. 

C. SERVICING 

Because of the lake-based nature of services in the Region of 
Durham, the employment lands will depend upon extensions 
being made to water and wastewater systems that have yet to be 
built to service other parts of the Seaton lands to the south. At 
present, plans for servicing these lands have not been finalized 
nor has a timetable been established. 

Two proposed servicing schemes reflect the basic servicing needs 
for the Study Area. The two schemes which are similar are: 

• Previous work completed for the Ontario Realty 
Corporation by Pitura Husson Limited, and the 

• Central Pickering Development Plan, Water and Wastewater 
Servicing Background Study, prepared for the Ministry of 
Municipal Affairs and Housing (See Map 4 on the next 
page).  

In addition, the Region of Durham is preparing a Terms of 
Reference for an Environmental Assessment (EA) for water and 
sewer infrastructure necessary to service the Seaton area. The 
Seaton EA is intended to identify and recommend the proposed 
water and wastewater infrastructure required to service all of the 
Seaton lands, including the Study Area. The results of this work 
will be merged with the Region’s Water and Wastewater Master 
Plan update.  

The Region currently has the following infrastructure studies and 
projects related to servicing of the employment lands: 

• Water and Wastewater Master Plan (ongoing) 

• Seaton EA (waiting to issue RFP) 

• Duffin Heights Neighbourhood – Water Supply and 
Sanitary Sewerage Servicing Class EA (ongoing) 

• Ajax/Pickering Zone 1 Water Storage Facility Class EA 
(completed) 
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• Duffin Creek WPCP Provision of Additional Capacity 
EA (filed with the Ministry of the Environment)  

Specific details regarding water and wastewater servicing are set 
out below. 

1. Wastewater Servicing 

The employment land will require a network of sewers to 
provide a conveyance system for the wastewater generated.  
Sewers within the Study Area are well upstream of existing 
sewers and must rely on an extension of existing services. 

a. Current Situation 

The Study Area is located within the Central Duffins Sewer 
(CDS) drainage area that ultimately drains to the Duffin Creek 
Water Pollution Control Plant. Given the existing topography, a 
number of sub-drainage areas have been delineated and 
considered within the Study Area. 

There are no existing sanitary sewers within the Study Area and 
all future development is contingent on a connection to the 
CDS.  Therefore, an extension of the CDS by means of various 
collector sewers is necessary to service the Study Area. 

b. Required Infrastructure 

The employment lands, through a system of local and three 
collector sewers will ultimately drain to the CDS.   The existing 
CDS currently terminates near the intersection of Valley Farm 

Road and Third Concession Road (Rossland Road) just west of 
Brock Road.   
 
Previous servicing concepts have shared several common 
elements, including a west, central and east service area with 
corresponding collector sewers. The following section summarizes 
the three areas: 
 

i. East Area 

• The first phase of the east collector branch of the CDS 
(1200mm diameter sewer) is in the Region’s Capital 
Forecast for 2008 and 2009 and will extend from Valley 
Farm and Third Concession Road northerly along 
Tillings Road, parallel to Brock Road, terminating at 
Taunton Road. 

• Subsequent phases will extend the collector easterly to 
Brock Road and then northerly along Brock Road 
extending to just north of Highway 407. 

• The east collector will be oversized to service the Federal 
lands north of the Seaton employment lands. This will be 
subject to reaching an agreement on cost-sharing with 
the Federal Government, the owner of these lands. 

• Local collector sewers will branch out to service the 
residential and employment land parcels within its 
drainage area. 
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• The smallest of the drainage areas, it encompasses the 
portion of the employment lands from the easterly limit 
to approximately midway between Sidelines 20 and 22. 

ii. Central Area  

• The Central collector generally follows the existing and 
future north-south alignment of Sideline 22, from Third 
Concession Road (Rossland Road) northerly to Highway 
7.  

• The sewer merges with the west collector just north of 
the railway corridor. 

• Local collector sewers will branch out to service the 
residential and employment land parcels within its 
drainage area. 

• The drainage area encompasses the portion of the Study 
Area from approximately midway between Sideline 20 
and 22 to just east of Sideline 26. 

iii. West Area 

• The west collector generally follows the alignment of the 
West Duffins Creek from Third Concession Road 
(Rossland Road) northwesterly towards the intersection 
of Highway 7 and Sideline 34. 

• Where possible, the alignment will most likely follow 
existing or proposed rights-of-way. 

• Local collector sewers will branch out to service the 
residential and employment land parcels within its 
drainage area. 

• The largest of the three drainage areas, it encompasses 
the portion of the employment lands from just east of 
Sideline 26 to the westerly limit. 

In addition to the proposed linear infrastructure, the 
corresponding plant capacity will need to be in place to treat the 
additional wastewater flows. The Region of Durham and Region 
of York recently completed an EA for creating additional plant 
capacity at the Duffin Creek WPCP (the ESR is filed with the 
MOE). 

For the purposes of this report, it is assumed that the necessary 
plant capacity would be in place prior to the in-service date of the 
various sewers.  

c. Opportunities and Constraints 

• Most local sewers within the employment lands can flow 
by gravity; no pump stations would be needed. The 
exception is an area in the western part of the Study Area 
which may drain to the proposed Whitevale Pumping 
Station. 

• As sewer crossings under streams and Highway 407 pose 
difficulty and/or high costs, efforts should be made to 
minimize the number of creek and highway crossings. 
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d. Wastewater Servicing Summary 

The timing or phasing of each collector sewer is currently 
unknown. To enhance the financial return on the Seaton 
employment lands, services should be installed based on a “just-
in-time” approach in keeping with the phasing of development.  

Emphasis should be placed on constructing multiple services in 
one corridor so as to expedite construction of services in areas 
already slated for construction for one or more different services 
(sewers, watermain, road widening, telecommunications, etc.). 

Currently, it is not certain which part of the Seaton employment 
lands would receive servicing first. Although the easterly section 
near Brock Road would involve a shorter distance to extend 
services, sewers may proceed north more quickly for the central 
and/or west areas based on the potential phasing of development 
of the residential lands in Seaton to the south. The east sewer 
trunk may not be built until the end of the development of 
Seaton unless this section is brought forward for servicing the 
Federal Lands north of Seaton.  

2. Water Servicing 

The employment lands require a network of water infrastructure 
to provide water service. Similar to the wastewater services, the 
area must rely on an extension of existing infrastructure as there 
is a long distance to existing Regional services. 

a. Background 

The Region is divided into several water pressure zones based on 
elevation changes within the Region.  A new zone is needed for 

approximately every 30-metre increase in ground elevation.  
Within Pickering, existing water services are provided to Zones 1 
and 2. 

Approximately one-fifth of the employment lands (most easterly 
portion) is located within Water Pressure Zone 4. The remaining 
four-fifths are located within Water Pressure Zone 5.   

The area is ultimately supplied by the Ajax Water Supply Plant 
and will rely on an extension of services (watermain, reservoirs 
and pump stations) originating from the proposed Zone 1 
reservoir. 

Water is transmitted between pressures zones through 
transmission watermains connected between pumping stations 
and storage reservoirs. Major transmission watermains are 
typically located within existing rights-of-way, or in the case of 
the employment land, within future mid-block arterials to provide 
for adequate system looping. 

The location for future reservoirs is not definite, however, 
locations are generally limited by topography.  Previous studies 
have made reasonable attempts to identify potential sites and this 
is best illustrated on the previous map. The need, size and 
location of all water services will be identified in the Region’s 
Schedule ‘C’ Class EA for future servicing in Central Pickering. 
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b.  Existing Infrastructure 

There is no existing watermain within the employment lands and 
all future development is contingent on the expansion of the 
existing water system, including an expansion of the Ajax WSP. 
 
The Ajax/Pickering Zone 1 Water Storage Facility Class EA was 
recently completed and identified the preferred solution as an in-
ground reservoir located on a parcel of land owned by ORC, 
located south of Taunton Road, just east of Sideline 22. 
 
In conjunction with the reservoir, a 1200 mm diameter 
transmission watermain is to be constructed from the existing 
termination point at Brock Road and Rossland Road to the 
reservoir site. 
 
Works completed to date include infrastructure oversizing to 
supply water to the Seaton area, including the employment lands. 

c. Required Infrastructure 

Before local watermains can be installed within the employment 
lands, the following major infrastructure is needed in addition to 
the Zone 1 reservoir: 
 

• Zone 3 Pump Station 

• Zone 3 Reservoir 

• Zone 4 Pump Station 

• Zone 4 Reservoir 

• Zone 5 Pump Station 

• Zone 5 Reservoir 

Transmission watermain between reservoirs. 

The Zone 5 Reservoir and Pump Stations, although ultimately 
required for those employment lands within Zone 5, need not be 
constructed up front. There is the potential to construct a 
temporary Zone 5 booster station off the Zone 4 system because of 
the uncertainty of the timing of the Airport. 
 
The Study Area land parcels will be serviced by a local water 
distribution system originating at the transmission watermains 
joining the pump stations to the Zone 4 and 5 reservoirs. 

d. Opportunities and Constraints 

The required water infrastructure, with the exception of the 
watermain, can generally be built outside the employment lands. 
However, one area of concern is the location of the Zone 5 
reservoir: 
 

• An above ground reservoir can be used and located 
within Zone 5, however, the water demand for the study 
area will exceed the practical size constraints for an 
above-ground reservoir. 

• The Zone 5 reservoir, if in-ground, would likely be 
located on the federally owned land to the north. This 
siting would accordingly require additional coordination. 
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e. Water Servicing Summary 

In order to service the employment lands, existing water services 
must be expanded. The Water and Wastewater Master Plan 
update will confirm the infrastructure required. Given the 
existing topography and corresponding pressure zone boundaries, 
the employment lands cannot be serviced until the network of 
pumping stations and reservoirs is extended to within or just 
north of the area. Unlike the wastewater system, which can be 
extended in three different branches, the entire area of the 
employment lands, with the exception of the eastern end within 
Zone 4, is dependant on the Zone 5 reservoir and pumping 
station. Once installed, a local watermain network could service 
all of the employment land.  

Although the majority of the Study Area is in Zone 5, parts of the 
employment lands could be serviced through a temporary booster 
station from Zone 4. Therefore, although the easterly component 
of the employment lands is located in Zone 4, other parts of the 
Study Area could receive servicing first, especially since the main 
north-south water trunk is planned to approximately follow the 
alignment of Sideline 26.  

 

 

 

 

D. TELECOMMUNICATIONS 

Provision of telecommunications infrastructure in advance of 
development of the 407 employment lands is key in being able to 
attract some of the types of users that are being targeted for 
Seaton. Pickering currently has a number of private sector 
telecommunications providers. Historically, in existing developed 
areas, fibre optic infrastructure has been installed in response to 
demand. Because Seaton is a large new greenfield employment 
area, a more proactive approach to the installation of advanced 
telecommunications infrastructure should be taken. The required 
fibre optic infrastructure should be installed along with other 
infrastructure as the Seaton lands are serviced. The planning for 
telecommunications infrastructure should be part of the future 
planning process for Seaton and could be addressed through the 
MESP process. It is recommended that a local service provider 
would coordinate the pre-servicing of Seaton for 
telecommunications infrastructure. In the detailed planning for 
the 407 employment lands, consideration should be given to the 
establishment of a planned service conduit within future servicing 
corridors (including telecommunications infrastructure) that 
when extended, would access all of the employment lands.  
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III MARKET ASSESSMENT OF SEATON EMPLOYMENT LANDS

This section provides a market analysis for the Seaton 
employment lands. It examines supply and demand conditions, 
the outlook for potential employment land uses and a projection 
of the absorption and land prices. Appendix A provides more 
detailed information concerning the various factors.  

The section is divided into four parts: 

• Factors influencing demands; 

• Overview of the GTA market and Seaton’s relative 
position; 

• Assessment of Seaton’s strengths, weaknesses, 
opportunities and threats (SWOT); and 

• Overall assessment of market prospects for Seaton. 

A. DEMAND FOR EMPLOYMENT LAND 

1. Outlook for Employment Land 

Employment in the GTA has in the past and will continue to be 
oriented towards manufacturing. The sector accounts for the 
largest single share of employment. Because of the growth in 
manufacturing and other sectors, demand for employment land in 
the GTA is averaging around 300 ha (740 acres) per year. During 

the 25-year period, 2006-2031, Durham is expected to experience 
employment growth of 130,500 employees2. Of this number, 
75,700 are anticipated to be located on employment land. This 
amount of growth would require approximately 1,741 ha (4,300 
acres) of land equivalent to 70 ha (172 acres) per year.3 

2. The Evolving Make-up of Employment Land Areas 

Employment lands continue to evolve from areas largely made up 
of industrial buildings to places that now contain a broad mix of 
manufacturing, warehousing, office and associated retail and 
service uses. The Central Pickering Development Plan designates 
the Highway 407 Seaton employment lands as “Prestige”. 
Although not clearly defined, the Plan’s stated intention is the 
provision of high quality employment opportunities. The City of 
Pickering Official Plan lists the following permitted uses on Prestige 
Employment land: 

• Light manufacturing, assembly and processing of goods, 
light service industries, research and development 
facilities, warehousing, equipment and vehicle suppliers, 
automotive and vehicle sales and repair; 

                                                 
2 Per Growth Plan for the Greater Golden Horseshoe, 2006 
3 See page 8 of Employment Land Market Analysis Appendix Report 

for the detailed calculations. 
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• Offices, corporate office business parks, limited personal 
service uses serving the area, restaurants serving the area, 
retail sales as a minor component of an industrial 
operation, hotels, financial institutions serving the area; 
and, 

• Community, cultural and recreational uses, and other 
uses with similar performance characteristics that are 
more appropriately located in the employment area. 

(Source: City of Pickering Official Plan, Table 8) 

The Region of Durham Official Plan encourages prestige 
employment uses with high employment-generating capacity and 
greater architectural, landscaping and signage controls along 
Highways 401 and 407 and Type A and Type B arterial roads 
(Policy 11.3.10). Area municipal official plans are required to 
designate areas for prestige development and to specify design and 
landscaping controls for such areas. 

One of the more significant factors affecting employment lands 
recently has been the increase in the role of warehousing and 
distribution uses. This reflects in part the results of globalization 
where “offshoring” has reduced the role of local manufacturing. 
At the same time, functions such as head offices traditionally 
which were located away from operational facilities are now being 
integrated. As a result, employment areas are more diverse and 
generally contain more office space. This is not, however, 
consistent because throughout some areas there are greater office 
components. As well, business parks vary in use. Park “edges” 
tend to have more office retail and service oriented uses than 
interior sites. 

3. Facilities and Built Form 

In response to changing mix of employment land uses, facilities 
and built form are also evolving. Individual employment land 
facilities are also becoming more diverse with the potential for a 
number of different functions to be combined into one facility. 
Flexible facilities which are becoming increasingly common, 
allow businesses to change the amount of space used for different 
functions within a building. 

There are three basic forms common to recently developed 
employment areas. 

• Single or Two-Storey Box: Can accommodate a wide 
range of activities including manufacturing, warehousing, 
distribution, assembly, office, retail, research and 
development. The two-storey component of the building 
is usually associated with only the office use. 

• Industrial Multiple: Contains smaller flexible space that 
can accommodate the functions of the large box buildings 
but at a smaller scale. Multiples can contain business 
support, small-scale retail and health-related uses in 
addition to light manufacturing and office uses. 

• Pure Office Building: Contains administrative and other 
office functions in a pure office form, usually at least two 
storeys. 

The need to accommodate a diverse range of uses within a high-
quality environment dictates that building and site design 
standards will be important to meeting the Prestige employment 
objectives for the Seaton employment lands.  
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4. Demand by Sector 

Analysis of employment data for GTA regions excluding the City 
of Toronto indicates that Durham has several distinct 
employment characteristics: 

• High proportion in utilities and services; 

• Low proportion in warehouse-distribution related 
activities and in office-oriented activities; and 

• High share of auto-oriented employment. 

Durham has also developed a strong cluster of businesses involved 
in the broad energy sector. Aside from the auto sector, the Region 
of Durham has identified the following industries as having strong 
potential growth within the Region: 

• Energy; 

• Advanced Manufacturing; 

• Chemicals; 

• Pharmaceuticals; 

• Plastics; and 

• Information technology. 

Within Pickering, utilities have a naturally higher than average 
role because of the presence of Ontario Power Generation. 
Conversely, Pickering has a much lower auto-related employment 

base. It does have a comparatively high share of industrial 
employment in: 

• Computers and electrical equipment; 

• Machinery manufacturing; 

• Wood and paper; 

• Printing; and 

• Fabricated metal. 

The other areas which will have a significant influence on 
demand for the Highway 407 Seaton employment lands are  the 
Highway 404 corridor in Markham and northeast Scarborough. 
Information Technology and Financial Services have a significant 
presence in Markham and the electronics industry has a historic 
presence in Scarborough and which has spread into Pickering. 

5. Locational Requirements 

There are several key requirements that employment land users 
have in making location choices: 

• Access to transportation infrastructure; 

• Proximity to labour force; and 

• A compatible business setting. 

The weighting of these factors varies from industry to industry. In 
addition, considerations such as frontage on highways an major 
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arterials for product or service branding, power supply, security 
and proximity to executive housing can be important in the 
decisions of particular organizations. 

Seaton has access to a 400 series highway and is within easy 
commuting distance of the GTA East labour force. The 
development of the Seaton residential areas will provide a 
potential nearby labour force. The fact that Seaton is a large 
greenfield area will allow for the comprehensive planning of 
business parks with like users. 

6. Development Trends in Employment Lands 

Analysis of recent activity in major GTA markets provides 
guidance regarding a number of important development elements: 

• Lot and building sizes of developments in Durham are 
generally smaller than in other areas; 

• Recent Durham developments have been oriented 
towards the well-established energy, automotive, 
furniture and waste treatment industries; 

• Durham has very limited speculative development; and 

• The western GTA has had a dominant share of growth 
led by warehouse-distribution uses.  

The range of uses accommodated on employment lands has 
expanded beyond the traditional industrial uses to include major 
office and supporting business service and ancillary retail  
(commercial) facilities. Within Durham, the major economic 
sectors occupying employment lands are related to the auto 

industry, the energy industry along with other manufacturing and 
warehousing activities. In recent years, an increasing share of 
development activity on employment lands is associated with 
warehouse-distribution activities, especially in the GTA West 
markets. 

B. GTA EMPLOYMENT LAND MARKET ASSESSMENT 

This section reviews the GTA and Durham employment land 
market. 

1. Large Share of Land Market Activity is in the GTA West 

In the past 25 years the GTA West market has captured a much 
larger share than GTA East. The following graphic illustrates the 
goods movement volume difference between the west and the 
east sides of the GTA.   

 

 

 

 

 

 

In terms of land absorption, Durham has accounted for a market 
share of 5-10% over the past 15 years. GTA absorption has 
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averaged 300 net ha per year (740 net acres) during that period. 
The primary reason for this is the closer proximity of the GTA 
West to US markets towards which the Ontario economy is 
oriented.  

In terms of the relative demand for land compared to share of 
employment, Durham has a much lower ratio – activity value – 
than other GTA regions. The Highway 407 Seaton employment 
lands will provide physical capacity to help address this 
imbalance. 

Table 1: 2001 GTA Activity Rates 

Region Employment Population Activity Rate 

Durham 188,400 506,850 37% 

Toronto 1,435,200 2,481,500 58% 

Peel 534,300 988,950 54% 

York 385,500 729,000 53% 

Halton 189,400 375,200 50% 

Source:  Statistics Canada, 2001 Census  
Note:  Employment includes Place of Work, Work at Home and 

Employment with No Fixed Location 

2. Seaton Will Become the Major New Employment Area in 
Durham 

Durham’s existing employment land areas are located mainly 
along the Highway 401 corridor. Major future employment land 
areas are located along Highway 407 including Seaton as well as 

areas in Whitby and Oshawa and comprise about 40% of the 
Region’s total vacant employment land supply4.  

Table 2: Durham Employment Land Supply 
 (net vacant developable acres) 

 
Municipality 407 Lands Other Areas Total 

Pickering 
Ajax 
Oshawa 
Whitby 
Clarington 
North Durham 

760
0

1,029
950

0
0 

367
859
65

518
1,489

754 

1,135
859

1,094
1,468
1,489

754 
Total 2,739 4,052 6,791 

Source:  Region of Durham Employment Land Needs Analysis, October 2005, C.N. 
Watson with Hemson modifications for Seaton 

The West Durham market, especially Pickering, tends to be 
economically linked more with Toronto than other parts of 
Durham. According to the Region of Durham’s 2005 employment 
land study, Pickering’s employment areas outside of Seaton are 
about 75% developed with about 149 ha (367 acres) of vacant 
developable and underutilized land.5  

Little of this supply is available for development as most of the 
land is not being actively marketed. There is currently a shortage 
of large serviced and available employment land sites in the 

                                                 
4 Source: Region of Durham Employment Land Needs Analysis, 

October 31, 2005, CN Watson 
5 Ibid. 
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Region with good highway access. The majority of the available 
supply is in the 1 to 5 acre range.6  

3. Seaton’s Main Competitors Will Be the 404 Corridor and 
West Durham 

Durham’s vacant employment land supply forms just over 20 
percent of the total designated GTA vacant supply. The Region 
of Peel has the largest potential future supply while the City of 
Toronto has only one greenfield area remaining to be developed 
in northern Scarborough. 

Table 3: GTA Employment Land Supply (2005) 

Region Vacant Net Ha Share 

Durham 2,769 21%
York 2,863 21%
Peel 4,500 34%
Halton 2,561 19%
Toronto 550 4%
Total 13,243 100%
Sources:  Region of Durham: CN Watson; Region of York: Region of York 

Planning Department; Region of Peel, Region of Halton and City 
of Toronto: Hemson Consulting 

 

The following are the major future GTA employment areas:   

• In Durham, the major new employment area will be 
Seaton along with the future Highway 407 corridor 

                                                 
6 Source: Region of Durham Employment Land Needs Analysis, 

October 31, 2005, CN Watson 

employment lands in Whitby and Oshawa. The timing of 
the availability of the 407 lands in Whitby and Oshawa is 
dependent on the timing of 407 extension to the east. 

• In York Region, nearly half of the current designated 
supply is in Vaughan. Potential additional future 
employment areas include: land in the Highway 400 
corridor in northern Vaughan, lands in Richmond Hill, 
Markham and Aurora in the Highway 404 corridor. 

• In Peel, the land supply includes Bram West, a 
developing employment area near Highway 407 and 
Steeles Avenue; Northwest Brampton, an area recently 
approved for urban uses which will likely include some 
employment lands; and Mayfield West in Caledon, near 
Highway 10. 

• In Halton, the major new employment land areas are in 
North Oakville along Highway 407, currently subject to 
an OMB hearing and the Milton and the Halton Hills 
401 corridors. 

• The Tapscott area in Toronto is the last major greenfield 
employment area which has not developed to date, 
mainly because of servicing cost constraints. 

While the Seaton lands will be in competition with all the GTA 
areas, the Highway 404 lands in York Region and other areas in 
South Durham along with the remaining vacant lands in 
Scarborough will be its most direct competition (see Map 6). 
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Because of Seaton’s location in western Durham, relatively close 
to southern York Region, it is expected that there will be very 
limited competition from employment land markets outside of the 
GTA such as Peterborough or Barrie. 

Seaton will be well positioned relative to the competing 
opportunities in York, Toronto and Durham. While there are 
remaining designated vacant employment lands along the 
Highway 404 corridor in Markham and Richmond Hill, in the 
next 25 years there will be a very high level of demand for 
employment land in York Region. In addition, because of very 
high land prices in the Highway 404 corridor, there will be 
limited opportunities for either campus style or other land 
extensive development. The nature of the land ownership in the 
Highway 404 corridor is also a constraint as most of the land is 
only available under design-build arrangements. 

In Tapscott, the high cost of servicing has inhibited development. 
While the employment land in southern Durham has the 
advantage of being closer to Highway 401 than Seaton, as noted 
above, there is limited land actually available for development, 
especially large parcels. Moreover, similar to the Highway 404 
corridor, the land is that is available for development is usually 
only available under design-build arrangements. 
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MAP 6: SEATON MARKET AREA
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4. Durham’s Employment Land Is Relatively Less Expensive 

Aside from the fundamental consideration of supply and demand, 
the price of employment land is a function of many factors 
including size of parcel, zoning permissions, access to 
transportation infrastructure and overall location. Durham’s 
position in the GTA employment land market is reflected in its 
relatively lower land prices compared to other major markets in 
the GTA. The difference in employment land values between 
Durham and the rest of the GTA is even more pronounced 
considering that the Region of Durham does not levy industrial 
development charges. Pickering along with the rest of Durham, 
has typically seen employment land sales in the $200,000 to 
$250,000 per acre range for serviced industrial land. In recent 
years, prices in Pickering have risen. Recent sale listings have 
been at the $300,000 per acre and above. 

 

 

 

 

 

 

 

 

Table 4: 2006 GTA Serviced Employment Land Prices 

Municipality Typical Price Per Acre 

Durham 

  Pickering $275,000 
  Ajax $250,000 

York  

  Markham $575,000 
  Richmond Hill $475,000 
  Aurora $425,000 
  Newmarket $375,000 
  Vaughan $600,000 

Toronto  

  Scarborough $360,000 

Peel  

  Mississauga $550,000 
  Brampton $475,000 

Halton  

  Oakville $400,000 
  Milton $400,000 
Source:  Municipal Economic Development Departments, real estate 

broker listings, sales data from Realtrack database. 
 

Employment land prices in Seaton will be influenced by land 
values in Pickering and in Markham, Scarborough and the 
Highway 404 corridor. Having the required water and wastewater 
services along with the Highway 407 interchanges in place are 
key to achieving the highest potential land values for the Seaton 
employment lands. It is anticipated that fully serviced 
employment lands in Seaton will sell in the range of $350,000 to 
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$400,000 per acre, in today’s dollars, once on the market. As the 
area becomes better known and as the better located supply 
elsewhere is used up, these prices can be expected to increase at a 
faster rate than any general increases that may occur in the price 
of GTA employment land.  

5. Seaton’s Campus Office Potential Will Assist in a Very 
Competitive Market 

Office development in the GTA originated in the financial core 
of the City of Toronto and then migrated to nodes on Yonge 
Street and north along the Don Valley Parkway and Highway 
404. The 1980s saw the emergence of other suburban office 
concentrations. Today, outside of the City of Toronto, the largest 
concentrations of office development are in Mississauga and 
Markham and the majority of new office development occurs in 
business parks. 

Because most office developments do not require large sites and 
are considered a desirable use, there are a very large number of 
potential office sites throughout the GTA in business parks and 
in designated nodes and corridors. Office development provides a 
large number of jobs in a small area and can also enhance the 
overall market profile of an area. It is also public transit 
supportive and a high assessment generator. 

Durham’s major office buildings constitute about 5% of the total 
office space in the GTA outside of the City of Toronto. The 
Durham office market is concentrated in the major urban centres 
of the Region and the employment areas of Pickering, Ajax and 
Whitby. A large share of the office space in Durham are non-
competitive buildings occupied by single users such as the OPG 
office buildings in Pickering, the GM Canada headquarters in 

Oshawa and the Durham Regional offices in Whitby. Downtown 
Oshawa also has significant office development including the new 
Provincial Courthouse. 

In appealing to office users, Seaton will directly compete with the 
Highway 404/Highway 7 area; Markham Centre which is east of 
this area along Highway 7 and with other locations in southern 
Durham. Seaton’s key is its natural setting at competitive prices 
and the ability to provide campus-style office sites which are 
typically larger than office sites in downtown locations. 

C. SEATON MARKET ASSESSMENT 

Following from the supply and demand of employment land 
assessment described in the previous chapters, this section 
examines the specific site and locational characteristics of Seaton 
from a market perspective. 

1. Seaton SWOT Analysis 

The Highway 407 Seaton Employment Lands were assessed based 
on their market strengths, weaknesses, opportunities and threats. 
The assessment is summarized below:  

a. Strengths 

• The Seaton lands have good access to the 400 series 
highway system via Highway 407 and to Highway 401 via 
Brock Road. The two proposed interchanges at Sideline 
22 and Sideline 26 will further improve this access. 
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• The Seaton lands have the ability to provide a wide range 
and variety of different parcel types and sizes. 

• The integrated natural heritage system will be appealing 
to prestige employment uses.  

• Single ownership of the Seaton lands is an important 
strategic advantage. It enables comprehensive planning 
and the potential to implement employment and 
sustainability policy objectives. In addition, it also 
potentially allows for the opportunity for land purchases 
vs. design-build only options. 

• The lands are adjacent to the future Seaton residential 
community which will become a showcase community for 
compact, mixed-use and sustainable development.  

• Although currently distant from existing developed areas, 
Seaton is a relatively short commuting distance for the 
skilled labour forces in Durham, York Region and 
Toronto.  

b. Weaknesses 

• Seaton is located in the GTA East and is therefore 
further away from the major US trade routes to the south 
and west than the major competing employment land 
markets in the GTA west.  

• Highway 407 is a toll highway. Evidence to date indicates 
that commercial trucks do not use the 407 to the extent 
projected. Notwithstanding this fact, North Oakville, 

another major new employment area also has major 
employment lands positioned along Highway 407. 

• The Seaton area currently has no market profile and is 
relatively isolated. This situation will change once 
development commences but attracting the first new 
employment uses will be challenging. 

• The long and narrow configuration of the lands is not 
ideal. This is especially problematic on the south side of 
Highway 407. Infrastructure costs will be relatively high 
because of the configuration of the lands identified as part 
of the NHS. 

• While the Seaton lands will have excellent access to 
Highway 407, access to Highway 401, the route to the 
east is currently less than ideal. The planned 
improvements to Brock Road will help alleviate this 
problem in the short to medium term. In the longer term, 
once Highway 407 is extended further east, a limited 
access north-south link with Highway 401 will likely be 
constructed just east of Seaton in the vicinity of Lake 
Ridge Road. Seaton will be less attractive to major 
warehouse-distribution users as it is removed from GTA 
West markets and, at least initially, has no direct access 
to the eastern Ontario markets along Highway 401.  

• Seaton is far removed from the GTA’s major intermodal 
facilities in Vaughan, Brampton and Milton. However, 
this is only a negative factor for major warehouse-
distribution users. 
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• The Seaton lands will be costly to service. Preliminary 
estimates of the cost to extend major trunk services from 
the Seaton residential area to the employment lands are 
in the order of $40 million. The total water and sewer 
infrastructure costs for Seaton will be estimated in the 
on-going Fiscal Impact Study being led by the Province. 

• The Seaton employment lands comprise a large greenfield 
corridor, however, the parcels available for development 
vary in terms of size, configuration and access. Many of 
the parcels on the south side of Highway 407 are 
awarkwardly shaped and difficult to access and would 
therefore be costly to service.  

c. Opportunities 

• Seaton provides an ideal location for the growing Energy 
Industry Cluster in Durham by providing a prestige 
business park setting that incorporates the principles of 
sustainable development.  

• The industry-driven programs of UOIT and Durham 
College in the Energy and Advanced Manufacturing 
Sectors could be linked with new employment uses. This 
could result in spin-off research and development 
activities. Under its fullest potential, a UOIT park 
branded presence in the employment lands could be 
provided. 

• The development of the Pickering Airport would both 
provide employment land development opportunities for 
Seaton and could enhance the market profile of the area. 
Potential spin-off employment opportunities include 

aviation-related uses, logistics and cargo uses and 
enhancement of the attractiveness of the area for IT and 
bio-medical uses. A recent report estimates that at full 
development, the Pickering Airport could provide in the 
order of 5,400 to 11,000 jobs by 2032 on both the Airport 
lands and the surrounding area.7 

• The relatively limited employment land supply in West 
Durham, the 404 Corridor and in Scarborough coupled 
with the forecast demand for employment land over the 
coming years ensures Seaton becoming the major new 
employment land area in the east GTA. 

d. Threats 

• The uncertainty surrounding the timing and type of 
airport (a small regional airport vs. a larger reliever 
airport for Pearson International) that may be developed 
just north of the Seaton lands is a disadvantage. It is also 
uncertain at this time as to the extent to which 
employment lands for airport-related uses will be 
provided on the airport lands themselves, thus reducing 
the need for the Seaton lands to accommodate these 
types of uses. 

• A long delay in the construction of the easterly extension 
of Highway 407 would detract from the market appeal of 
the lands. 

                                                 
7 Economic Development Study – Regional Reliever Airport on the 

Pickering Lands, Prepared for the GTAA by Leigh Fisher Associates, 
January 2004 
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• While the GTA is still a manufacturing and distribution-
based economy, an increasing number of manufacturing 
functions are being “off-shored” to locations outside of 
North America. Warehouse-distribution is making up an 
increasing share of new employment land development in 
the GTA. The decreasing manufacturing opportunities in 
the GTA may have an impact on types of jobs and pace 
of development of Seaton. 

• The economy of the GTA and especially Durham, is tied 
to the auto sector. While the “new domestics” including 
Toyota and Honda have been gaining market share, the 
traditional US manufacturers, including GM have been 
struggling; threatening the potential for additional 
supplier-related development. At the same time, the 
Oshawa plant has been successful within the ongoing 
restructuring of GM operations. 

• While Seaton will directly compete with mainly central 
and eastern GTA employment areas, there are a number 
of large new employment areas coming to market in the 
next few years in the western GTA as discussed above.  

2. Seaton Will Generate About 16,700 to 20,000 Jobs on 
Employment Lands 

The Highway 407 Seaton employment lands will accommodate 
industrial, office and ancillary service and retail employment. 
Since the land area designated for employment uses is fixed, the 
main determinant for employment generation is the assumed 
employment density that will be achieved. The following table 

compares recent employment land densities in the GTA, 
excluding major office employment.    

Table 5: Estimated Employment Land Densities, 2003 
Excluding Freestanding Major Offices 

Municipality Employees Per Net Ha 

Richmond Hill 
Markham 
Toronto 
Burlington 
Brampton 
Oakville 
Mississauga 
Vaughan 
Whitby 

65 
60 
55 
54 
42 
40 
38 
35 
30 

Source:  Hemson Consulting, Long Term Employment Land Strategy, Phase 
I report, March 2006. 

 
When freestanding major offices are added to the calculation, the 
densities of individual business parks can become quite high with 
the presence of even a small number of large office buildings. The 
following table illustrates total employment density on 
employment lands for the major urban municipalities in Durham.  
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Table 6: Estimated and Forecast Total Employment Density on 
Employment Lands (CN Watson) 

Municipality Existing Density 
Employees Per Net 

Hectare 

Forecast Employment 
Density Per Net 

Hectare 

Pickering 
Ajax 
Oshawa 
Whitby 

56 
34 
47 
39 

58 
42 
47 
42 

Source:  Region of Durham Employment Land Needs Analysis, October 
2005, C.N. Watson with correction for Pickering 

 

For employment land employment, a density of 45 employees per 
net ha is forecast for Seaton. This is higher than the GTA wide 
typical density of 40 employees per net ha but is lower than the 
highest densities achieved in the more office-oriented business 
parks.  

The forecasts prepared by Hemson Consulting Ltd. in the Growth 
Outlook for the Greater Golden Horseshoe which were used as input 
to the Provincial Growth Plan, forecasts Durham’s major office 
employment to grow by about 10,000 between 2006 and 2031. 
Because of Seaton’s strategic position just east of Markham, 
highway access, attractive environment and the continuing trend 
of office development favouring business park locations, it is 
projected that Seaton could potentially attract up to about 30% 
of the Region’s future major office development.  

The table below provides a base case estimate of employment 
generation. In total, about 16,700 in employment would result at 
full development of the employment lands at a total employment 
density of approximately 54 employees per net ha.  

 Table 7: Base Case Seaton Employment Estimates  
Developable Area 
Local Roads (7%) 
Net Developable Area 

331 ha 
23 ha 
308 net ha 

Office-Oriented Centre 

Net Pure Office Development 
Major Office Employment 
 
Remaining Office-Oriented Area 
Employment Density 
Employment 

16 net ha 
3,000 employees 
 
17 net ha 
100 employees per net ha (Note 1) 
1,700 

Employment Land Areas 

Prestige Employment 
Employment Density 
Employment 
 
Prestige Empl. – Expanded Uses 
Employment Density 
Employment 

247 net ha 
45 employees per net ha 
11,100 
 
22 net ha 
20 employees per net ha 
450 

Population-Related Employment 

Population-Related Empl Area 
Employment Density 
Employment 

6 ha (2% of total area) 
75 employees per net ha 
460 

Total Employment (Note 2) 
Overall Employment Density 

16,700 
54 employees per net ha 

Notes:  1. Based on a blended office/industrial employment density. 
 2. No allowance is made for long-term vacancy. 
 

Within the Seaton employment lands, there is the potential to 
accommodate increased levels of employment. The following 
table outlines a potential long-term high employment scenario. 
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Table 8: High Employment Scenario Employment Estimates 
Developable Area 
Local Roads (7%) 
Net Developable Area 

338 ha 
27 ha 
315 net ha 

Office-Oriented Centre 

Net Pure Office Development 
Major Office Employment 
 
Remaining Office-Oriented Centre 
Employment Density 
Employment 

16 net ha 
3,000 employees 
 
17 net ha 
125 employees per net ha (Note 1) 
2,100 

Employment Land Areas 

Prestige Employment 
Employment Density 
Employment 
 
Prestige Empl. – Expanded Uses 
Employment Density 
Employment 

254 net ha 
50 employees per net ha 
12,700 
 
22 net ha 
50 employees per net ha 
1,100 

Population-Related Employment 

Population-Related Empl Area 
Employment Density 
Employment 

6 ha  
75 employees per net ha 
450 

Total Employment (Note 2) 
Overall Employment Density 

19,400 
62 employees per net ha 

Notes:  1. Based on a blended office/industrial employment density. 
 2. No allowance is made for long-term vacancy. 

 

The factors that would enable the high employment scenario to 
be achieved are as follows: 

• A reduction in the Transitway ROW to 30 metres, 
providing an additional 7 ha of developable lands. 

• An increase of office-type space in the Office-Oriented 
Centre resulting in an increased employment density and 
greater office employment. 

• An increase in employment density in the Prestige 
Employment Areas from 45 to 50 employees per net ha. 

• The Prestige Employment – Expanded Uses area develops 
at the same employment density as the Prestige 
Employment area. 

 
In total, the High Scenario results in an employment estimate of 
approximately 19,400 for Seaton. Potential long-term 
intensification of the 407 Transitway stations for office and 
population-related uses could provide additional employment in 
Seaton resulting in total employment on employment over 
20,000. 
 
The overall employment target for Seaton is 35,000 in total 
employment as stated in the Central Pickering Development Plan. 
Of this total, levels of 20,000 to 22,000 would need to be 
achieved on employment lands. In the long term, the Seaton 
employment lands could potentially reach the required level of 
employment to allow Seaton to provide 35,000 jobs.  
 
In addition to the employment generation within the Seaton 
planning area, there is also scope for additional employment 
through the development of the nearby Pickering Airport and 
development on the surrounding Federal Lands.  
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3. Rate of Employment Land Absorption for Seaton 

Employment land absorption in Pickering and Durham has 
historically been relatively low compared to other GTA markets, 
especially in the GTA west. With the introduction of the Seaton 
lands onto the market and the forecast level of employment land 
employment growth in Durham, employment land absorption is 
expected to increase significantly from past levels. The absorption 
rate for Seaton is projected to average about 16 ha (40 acres) per 
year. This rate is based on the following: 

• Of the current total supply of employment lands in 
Durham, a large portion is in the Highway 407 corridor. 
Seaton represents about a 30% share of the supply of 
employment lands in Durham’s urban municipalities 
(Pickering, Ajax, Oshawa and Whitby) where the 
majority of the demand for future employment land 
development will occur.  

• As outlined earlier, based on the Provincial Growth Plan, 
it is estimated that there will be about 1,741 net ha of 
employment land absorption in Durham from 2006 to 
2031 which translates into an average annual absorption 
of about 70 ha (172 acres) per year. The urban 
municipalities in Durham are projected to accommodate 
about 75% of employment land demand in the Region. 
Using the 30% share applied against this demand results 
in an annual average absorption of about 16 ha (40 acres) 
for the 2006 to 2031 period.  

• As an alternative viewpoint in assessing absorption, the 
experience in other parts of the GTA is that large 

employment areas such as Seaton tend to take at least 20 
years to fully develop. This translates into an average 
annual absorption of about 16 ha (40 acres). 
Development of the Pickering Airport as a major regional 
reliever facility for Pearson within the next 10 years could 
potentially accelerate development of Seaton’s 
employment lands. 

Absorption in Seaton will likely start relatively slowly as the 
market profile of Seaton is built up. This would be followed by a 
number of years of high development activity where the annual 
absorption will likely be greater than 16 ha (40 acres). However, 
the absorption experienced in any given year will be affected by 
economic conditions and phasing of development. Towards the 
end of the build-out period, absorption will likely decline below 
16 ha (40 acres) per year as the last remaining parcels are 
developed. As with any large employment area, there are likely to 
be leftover parcels that will remain vacant in the long term or will 
be held for future expansion purposes.  

4. Employment Land Parcel Size Assessment  

Being a large greenfield area, the Seaton lands will be able to 
provide a range of parcels of different sizes. There will also be 
parcels with varying characteristics in terms of visibility to 
Highway 407 or Highway 7, accessibility, configuration, 
adjacency to the natural heritage system, among others. Based on 
the characteristics of the Durham/East GTA market, there are 
four broad categories of industrial-type buildings that are likely to 
be built in Seaton. Using typical density coverage assumptions for 
employment land development, an estimate of land need has 
been generated.  
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The smallest type of employment development is projected to be 
a 35,000 to 45,000 stand-alone facility while the largest facility 
will be in the range of 100,000 to 200,000 square feet. A potential 
allocation of parcel sizes in Seaton based on the Durham market 
is shown in the table below. This allocation could change 
depending on the types of users that are attracted to Seaton. In 
particular, the attraction of a number of large employment users 
could shift this allocation toward the larger lot size category. 

Table 9: Potential Seaton Parcel Size Allocation 

Building Size (sq.ft.) Type Parcel 
Size 

(acres) 

Share of 
No. of  

Buildings 

Share 
of 

Land 
35,000 to 45,000  Single user 3 20% 14% 
45,000 to 60,000 Large user/ multi 3 40% 28% 
60,000 to 100,000 Large user/multi 5 30% 35% 
100,000 to 200,000 Large single user 10 10% 23% 

 

The lotting configuration in the proposed land use concept as 
shown in the table below has relatively larger shares in the small 
land use categories than the anticipated market demand in the 
previous table.  However, there is sufficient flexibility in the land 
use plan to allow consolidation of lots to create larger parcels as 
required. 

Table 10: Seaton Land Use Concept Parcel Distribution 
Parcel Size No. of Sites Sites Share Land Share 
2 to 3.5 acres 48 27% 16% 
3.6 to 5 acres 77 44% 41% 
5.1 to 8 acres 44 25% 36% 
8.1 to 10 acres 6 3% 7% 

 

5. Market Prospects for Seaton 

The Highway 407 corridor lands in Seaton possess the key 
attributes required for development of a notable area of prestige 
employment land. Just as Meadowvale is a well-known area in the 
west GTA, Seaton has the potential to achieve a distinctive 
presence in the east GTA market. The lands provide a range of 
potential parcel sizes with potentially excellent transportation 
access integrated with an attractive natural environment. 
Opportunities exist in the Pickering Airport and potential links 
with UOIT. However, the timely provision of water and sewer 
servicing, the development of the two Highway 407 interchanges 
and improved highway linkages to eastern markets are crucial 
factors in the development of Seaton.    

It is anticipated that the major types of activities on the Seaton 
employment lands will comprise high value manufacturing, 
assembly, major office uses and some warehousing with a 
relatively low level of goods movement. Because of Seaton’s 
location in the eastern GTA, it is unlikely that it will attract a 
large number of major warehouse distribution uses. In particular, 
the areas adjacent to the natural heritage system have good 
potential for campus-style office development.    

The major industries that will be attracted to Seaton are 
anticipated to be in the energy, auto, advanced manufacturing, 
information technology and other types of manufacturing, 
warehousing and assembly as well as smaller industrial-
commercial users who are more likely to occupy units in industrial 
multiples. The development of the Pickering Airport would 
potentially result in additional types of users for the Seaton 
employment lands in the air freight and logistics and other 
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aviation-related uses. Because of its location relative to Markham 
and the City of Toronto, Seaton has the potential to attract 
financial service uses along with other types of major office uses.   

It is expected that development in the Highway 407 corridor will 
commence by approximately 2010 at the earliest, when the main 
water and wastewater trunk infrastructure will be extended to the 
employment lands. Land absorption is projected to average about 
16 ha (40 acres) per year with higher absorption levels after the 
area gains market profile. It is anticipated that Seaton will be 
largely built out in about 20 years from the commencement of 
development.  
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IV PROPOSED LAND USE CONCEPT FOR SEATON PRESTIGE EMPLOYMENT LANDS 

This chapter describes and illustrates the land use concept that is 
proposed for the Seaton Prestige employment lands. The 
emphasis within the chapter is placed on graphic material with 
the text providing supporting examples.  

A. PRINCIPLES FOR DEVELOPING THE LAND USE 
CONCEPT 

A number of principles have been used to guide the development 
of the concept plan. 

1. Natural Heritage System 

• Preserve and enhance the visibility and accessibility of 
the natural areas across the employment lands. 

2. Urban Design 

• Create an employment area that is characterized by a 
visible, high standard of built form and landscaping. 

• Create development that integrates and enhances its 
natural setting. 

• Create a coherent and consistent public realm, through 
streetscaping, well-designed signage and illumination. 

3. Sustainability 

• Require new development to meet sustainable design 
targets and guidelines. 

• Provide incentives to encourage investment in 
environmentally sensitive site planning, building design 
and resource efficiency. 

4. Interface with Brougham and Green River 

• Consider land use and buffering strategies such as road 
locations, landscape buffer and regulations on noise and 
illumination control to investigate the impact of 
employment uses on the rural community character of 
Green River and Brougham. 

• Encourage uses with ancillary retail or service commercial 
uses to locate along Highway 7 frontage adjacent to these 
areas. 

5. Cultural Heritage Sites 

• Locations where important existing rural building and/or 
landscapes exist have been removed from the developable 
land calculations. 
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• Protect these sites with landscape strips, sensitive site 
planning, or rehabilitation / integration with new 
development. 

6. Proposed Land Use Concept 

• Promotion of a balanced transportation network that will 
work effectively for goods movement and for personal and 
business travel. 

• Uses in the Study Area should be planned with built form 
and streetscapes that support the use of alternative travel 
modes to the greatest extent possible, particularly transit. 

• The anticipated uses and density of development in the 
Study Area suggests that employment in the Study Area 
cannot alone support planned transit. Supportable and 
achievable transit use in the Study Area may average 
around 10 to 20 percent. 

• The Proposed Land Use Concept for the Study Area 
attempts to address the inter-relationship between transit, 
walking, cycling and roadway components of the 
transportation network in a comprehensive manner to 
accommodate total travel requirements. The Natural 
Heritage System Management Study and Master Trails 
Plan will determine the location of cycling and trail 
connections within the Seaton employment lands and 
connections with the remainder of the CPDP area.   

• The proposed road network in the Proposed Land Use 
Concept reflects the principles of continuity and 
connectivity of roads to the extent it is practical to allow 

efficient movement of all modes of transportation 
including transit.   

• Given the nature and extent of the NHS and the extent 
of the Highway 407/407 Transitway rights-of-way and 
related facilities in the Study Area, special consideration 
is required in the design of area roads to maximize 
development potential, support transit and the use of 
other alternative modes of travel, and provide access to 
all development parcels. 

B. PREFERRED LAND USE CONCEPT 

The proposed land use concept that is illustrated on the following 
page has been developed with several key factors that will 
improve the potential marketability of the land and achievement 
of broad community plan objectives. 

Various factors including market considerations, the physical 
characteristics of the Study Area, the configuration of land 
available for development and the policy objectives regarding 
employment targets dictated the development of one preferred 
land use concept rather than a series of options.  
 
The features of the land use concept presented in Phase 2 were 
based on fulfilling the parameters of the site analysis from Phase 1 
and directives from existing policy: 
 
1) Minimize crossings of the Natural Heritage System; 
2) Utilize existing municipal right-of-ways for access to 

development parcels wherever possible; 
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3) Meet MTO four-way intersection spacing requirements, 
along Highway 7 and at North Road and Sideline 24; 

4) Minimize local road length to create maximum 
developable area; 

5) Define lots as 5 – 8 acres to meet road network; 
6) Maximize lot frontage or exposure of lots at interchange 

locations; 
7) Recommend exclusion of small “orphan” parcels because 

of excessive road length required for access; and 
8) Utilize placement of local road access to provide buffer to 

adjacent development areas (Brougham, Medium Density 
Residential area at Brock Road). 

 
The resulting concept reflected the pattern of discrete 
development parcels, separated by the Natural Heritage System 
and infrastructure, with the following advantages and 
disadvantages: 
 
Advantages: 

• good exposure of lots at interchanges; 
• minimal length of local road to access all lots; 
• use of existing rights-of-ways and local roads, some of 

which are tree-lined and could be preserved as a 
cultural / natural heritage feature; and 

• use of local roads to create ‘structural’ buffers at 
existing and proposed development. 

 
Disadvantages: 

• a road pattern of cul-de-sacs, with access points at 
Highway 7 only (for the sites between Highway 407 
and 7); 

• some cul-de-sacs very long; 

• some four-way intersection intervals at less than the 
MTO recommended distances; and  

• majority of larger lots on certain parcels with limited 
flexibility for smaller subdivisions. 

 
An alternative concept was presented which illustrated a series of 
blocks of smaller lots.  Fewer cul-de-sacs were employed in favour 
of a road pattern looped through the parcel(s) to create two 
access points at Highway 7. To achieve this road network and 
pattern of generally smaller lots, the roads were not located 
within existing right-of-ways. 
 
Comments on the concepts at the Phase 2 presentation and 
information gained at subsequent consultative sessions provided 
more specific insight and direction, identifying that modifications 
were needed to reflect the specific objectives of the various 
stakeholders.  These comments included the following: 
 

• An interconnected system of local roads was of high 
priority for emergency vehicle access, movement 
through the employment lands and to support the 
CPDP proposed transportation network of north-
south arterial roads. 

• Utilization of municipal right-of-ways was not seen as 
a priority. 

• A pattern of smaller lot sizes that could be 
consolidated to create larger lots was preferred, based 
on current types of inquiries for employment lands. 

• Roads and road crossings were permitted to be 
located within the Natural Heritage System if doing 
so improved the developable qualities of a parcel and 
particularly, if doing so gained back land that was 
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dedicated to Highway 407, Transitway and 
Interchange infrastructure. 

 
Based on the results of Phase 2, it was determined that there were 
not significant enough variations in key factors to allow for 
generation of meaningfully different land use concepts for Phase 
3. 
 
As a result, a Preferred Land Use Concept was developed, which 
responded to the above comments by creating: 

• A highly interconnected road network; 
• A range of smaller to medium sized lots; and  
• Location of roadway within the Natural Heritage System 

to improve the amount of developable area at certain 
parcels. 

1. Key Features of the Land Use Concept 

The Preferred Land Use Concept contains a number of features of 
note. They are as follows: 

a. Natural Heritage System 

The strong pattern of natural lands creates natural integration 
and focal points across the lands and is used as a cue to define 
higher order office-focused sites. These office sites would be 
framed by natural, green edges, providing the opportunity for 
attractive, campus-style development which emphasizes the 
presence of natural lands around and within sites. 

 

b. Transportation Infrastructure 

Planned arterial roads, interchanges and the transit network 
determine fixed intersections along Highway 7. Local road 
intersections are located, wherever possible, at recommended 
intersection spacing; driveway access from local roads is provided 
at almost all sites. Private accesses along Highway 7 should be 
combined whenever possible with access focused on the local 
roads.   

By making road crossings at selected areas where infrastructure 
already exists and placing roads within the NHS where necessary, 
the land use concept provides an interconnected road system. 

Local roads are located in the NHS where the developable site 
area has been significantly reduced by transportation 
infrastructure in keeping with the CPDP’s policies. In these cases, 
it is imperative that land be regained into the developable land 
areas wherever possible both to maximize available employment 
lands for Seaton, and to provide marketable lot sizes and 
dimensions. 

c. Land Use 

Within the CPDP, designation of Prestige Employment, the Land 
Use Concept identifies additional ‘precincts’ for large users and 
more concentrated office uses. A designation of “Office-Oriented 
Centre” has been added to contribute to achieving employment 
targets, and an “Expanded designation has been added to identify 
a preferred location for potential warehousing/distribution uses. 

Based on the policy direction in the CPDP, three main land use 
categories have been developed: 
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Office-Oriented Centre 

Potential signature office sites are designated in key locations 
around Highway 407 interchanges, transit stations and areas with 
significant frontage to the Natural Heritage System. They are 
distributed across the Study Area to provide a number of office 
development options. The intent is to create a flexible land use 
plan that can attract office development in the early stages of the 
development of Seaton. The Office-Oriented Centre designation 
permits office and research and development facilities, hotels and 
other accessory uses. Chapter 5 of this report provides further 
details on the land use planning implementation policy required 
for this and the other proposed land use designations. 

Prestige Employment 

The Prestige Employment designation applies to the majority of 
the employment lands and permits office, light manufacturing, 
assembly and processing of goods, research and development 
facilities, hotels and other accessory uses. Major warehousing and 
large format retail uses are not permitted. A relatively wide range 
of uses is permitted under this designation to allow for flexibility 
to appeal to a broader segment of the employment land market 
while at the same time excluding those uses that are inconsistent 
with the policy objectives for the Seaton employment lands as set 
out in the CPDP.     
 
Prestige Employment – Expanded Uses 

Sites for potential major warehousing/distribution uses are limited 
to the northwest corner of the Study Area. The land use 
designation for this area permits all of the uses under the Prestige 
Employment category as well as warehousing/distribution uses. 

These sites have direct access to Highway 7 and to Highway 407 
via Sideline 26. The larger, flatter open areas between North 
Road and Sideline 32 are appropriate for large users that do not 
require highway visibility. A relatively small area was set aside for 
these types of uses given the employment policy objectives for the 
area and the unlikelihood, from a market perspective, of Seaton 
attracting a large number of major warehousing uses.    
 
In addition to the major land use categories, there are two small 
additional types of lands designated; these lands are not 
developable. There are four small areas designated as Fragmented 
Development Sites that were part of the designated areas for 
development under the CPDP but are undevelopable because it 
would not be economically viable to access them given their 
small size and location within the NHS. In addition, the future 
Brock Road-Highway 407 By-Pass results in a number of small 
parcels within the interchange that cannot be accessed for 
development but could be landscaped and signed to promote the 
Seaton Highway 407 employment lands.  

d. Flexibility 

The local road pattern provides for a balanced range of lot sizes.  
The Land Use Concept can accommodate smaller office-related 
developments at 2-3 acres up to limited warehouse/distribution 
uses at 10 acres.  Predominant lot sizes range from 3 to 6 acres. 

The road pattern allows for the illustrated lot sizes to be reduced 
or enlarged, to meet the demands of the market.  However, 
because of the limitations of natural boundaries, infrastructure 
and access, only some sites offer road and lotting alternatives. 
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e. Support of Provincial Policy Objectives 

The Proposed Land Use Concept for the Seaton employment 
lands has been developed in the context of the policy objectives 
of the Province’s Central Pickering Development Plan which is 
consistent with Provincial land use planning policies. More 
specifically, the Preferred Land Use Concept for the Seaton 
employment lands supports relevant Provincial policies in the 
following ways:     
 

• Places to Grow, 2006 is the Province’s Growth Plan for the 
Greater Golden Horseshoe (GGH). The Plan sets 
policies on how and where to grow in the GGH. The 
Growth Plan contains policies on a range of issues related 
to growth including transportation, infrastructure 
planning, land use planning, housing, urban form, natural 
heritage, resource protection and economic development. 

 
 The development of the Seaton employment 

lands will be a key part of the Region of Durham 
achieving its employment growth forecasts as 
contained in the Growth Plan. The Seaton lands 
will assist in the City and Region to provide for 
an appropriate mix of employment uses to meet 
long term needs. 

 
 Although Seaton is a new greenfield community, 

it is being planned as a sustainable, compact 
community with additional opportunities for 
future intensification. The Highway 407 
Transitway stations may be especially suited to 
intensification of employment uses in the longer-

term development of the Seaton lands. The 
provision of employment opportunities in close 
proximity to residential areas is an aspect of the 
concept of sustainability being addressed through 
the planning of the Seaton employment lands.  

 
 For Designated Greenfield Areas, the Growth 

Plan sets a density target of at least 50 residents 
and jobs combined per hectare. Although this 
target is to be achieved at the regional level, the 
projected total employment density on the 
Seaton lands at full build-out is consistent with 
the density target. 

 
 The Proposed Land Use Concept is transit 

supportive allowing for the future development of 
the Highway 407 Transitway in addition to future 
regional and local transit service on Highway 7 
and on major collector roads throughout the 
employment area. 

 
 The Natural Heritage System identified through 

the CPDP is maintained in the Proposed 
Concept Plan.  

 
 The development of the Seaton employment 

lands will assist in addressing the issue of the 
balance of jobs and housing both in Seaton and 
Durham Region.  
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• The Provincial Policy Statement, 2005 provides policy 
direction on matters of provincial interest in land use 
planning for all of Ontario. The PPS addresses similar 
planning and development policy issues as the Growth 
Plan. 

 
 The Seaton employment lands are planned to 

efficiently use the planned infrastructure and 
public service facilities for the Seaton area. 

 
 The Proposed Land Use Concept will allow for 

opportunities for a diversified economic base by 
providing a range of different types of sites for 
employment uses. 

 
 In regard to the section dealing with Airports, 

the land use concept is compatible with the 
potential future role of the Federal lands to the 
north as the Pickering Airport.  

 
 Identified cultural heritage sites have been 

preserved and incorporated into the land use 
concept. 

 
The Greenbelt Act, 2005 protects environmentally sensitive land 
and agricultural land in the GGH from urban development. The 
Seaton employment lands are designated as Settlement Area 
Outside the Greenbelt under the Greenbelt Plan, 2005 which 
permits urban development. 

 

2. Key Factors Required for Success 

The Land Use Concept adheres to the principles of integrated, 
flexible development. It takes its lead from the CPDP’s 
sustainable design objectives for the preservation of the natural 
character of Seaton and the creation of transit supportive 
development.  

The configuration and location of some of the parcels present 
intrinsic challenges for access and efficient site configuration.  
Further challenges are created by planned, yet necessary 
expansions to the transportation infrastructure and the 
introduction of transit.  As a result of these challenges, particular 
attention to and flexible interpretation of technical design 
criteria is needed by a range of governmental agencies for the 
Land Use Concept to achieve its own and the CPDP’s objectives. 
Examples include preferred intersection spacing and the 
optimization of developable land through the location of local 
roads at interfaces with the NHS.  

a. Locating Infrastructure in the Natural Heritage System to 
Maximize Developable Area 

• Roads are situated within the Natural Heritage System 
boundaries to re-capture development land required by 
Hwy 407 / MTO infrastructure. 

• Local road crossings of the Natural Heritage System have 
been located at existing or planned infrastructure 
crossings to minimize further disruption to the valleyland 
system. 
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• Isolated development sites that have no other possible 
access are accessed with road crossings and cul-de-sacs. 

b. Intersection Spacing to Facilitate Road Networks and 
Site Access 

One of the fundamental features of the Land Use Concept is a 
continuous local road system that links the employment lands to 
the planned pattern of Regional arterial roads and provides 
driveway or ‘front door’ access to the majority of the development 
sites. The proposed local road network: 

• Supports the Durham Region Arterial Corridor 
Guidelines, February 2007 (ACG) objectives for a 
connected road system and transit and pedestrian 
supportive roads; 

• Avoids the creation of isolated blocks with only cul-de-
sac access; 

• Eliminates the need for multiple curb cuts for driveways 
and turning requirements along Highway 7; 

• Provides multiple routes through the employment lands; 
and, 

• Provides for site frontages that reflect marketable 
conditions and offer flexibility for site consolidation 
without reorientation of the local road. 

The ACG recommends intersection intervals on east-west 
arterials at alternating spacings of 300 and 500 metres and, where 
‘finer-grained pedestrian priority and transit supportive conditions 
prevail,’ intersection spacings at 250 metres are recommended 
(Section 3.2, 8.8 of ACG). The proposed intersection spacing 

along Highwway 7 locates intersection intervals in the range of 
300 to 500 metres, while taking into consideration the fixed 
location of the NHS frontage and the planned extensions of 
Sideline 26 and Sideline 22 and the priority for creating a 
connected road system. 

At some locations, where parcels are bounded by the NHS or at 
parcels that are affected by existing and planned infrastructure, 
intersections are located at the lower range of 200 metres to 
provide connections to the arterial road system. The alternatives 
to these access points would require further infrastructure into the 
NHS and/or degrade the connectivity of the road pattern by 
creating a pattern of undesirably long cul-de-sacs. 

Similarly, to achieve a continuous local road system, some lots 
along Highway 7 will require full-moves access directly from 
Highway 7. These lots are the exception and may, in fact, not be 
developed as shown, depending on land disposition and market. 
Full move accesses for lots fronting onto Highway 7 would be 
developed along the adjacent collector or lower-order arterial 
road, or in some cases, at the local road to the rear of the lot. This 
would minimize the number lots requiring full access to Highway 
7.  

The proposed local road network presents a Context Sensitive 
Road Design that balances the competing yet important 
challenges of design priorities, marketability and development 
flexibility and fixed existing and future conditions. The 
Transportation Strategy (provided as Appendix Report B to this 
report) proposes that the road network can be achieved through 
the discussion of alternative road design within the limits of good 
planning and engineering practice. 
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c. Implementation of Transit 

One of the features of the CPDP and the employment lands is a 
comprehensive transit network. The Land Use Concept has taken 
the cues of the planned Transitway and station locations to 
designate office uses near these areas. In addition, two 
development parcels are required for the Transitway stations.  For 
the sustainable and transit-oriented development of the 
employment lands to occur as envisioned by the CPDP, these 
transit initiatives must be implemented. 

3. Developable Land Area 

The proposed land use concept results in about 300 net ha (735 
net acres) of developable lands. 

Table 11: Seaton Land Area Calculations 

Gross Developable Lands 331 ha 818 acres

Less 7% for Local Roads  -23 ha -57 acres

Net Developable Lands 308 ha 761 acres

 

Of the gross developable lands, about 34 ha (84 acres) are 
designated for office-oriented uses, 24 ha (50 acres) for potential 
warehouse uses and 273 ha (675 acres) for the wider prestige 
employment land use category.  

C. LOTTING CONFIGURATION 

The lotting configuration of the preferred Land Use Concept 
responds directly to the following principles (See Map 8). At 
some parcel locations, alternative road networks resulting in 
different lotting arrangements are possible. However, these are 
limited by intersection spacing requirements and other site 
constraints. Map 8 shows one potential lotting configuration; 
other configurations are possible through combining parcels 
and/or altering the internal road network. 

1. Need for Flexibility 

The proposed local road network of the Land Use Concept is 
designed to provide for lot depths of 120 to 150 m.  Lots are 
accessed from local road frontage and are either single depth or 
two lots deep, depending on the location within the plan and 
constraining boundaries.  A variety of employment uses can be 
accommodated within this depth and lots can be combined to 
create large parcels, if required. 

2. Size and Location of Lots Related to Use 

Smaller and more irregular-shaped lots are located in parcels 
bound by natural lands.  Office development is more appropriate 
to these parcels and those lots that are located adjacent to the 
planned interchanges are designated as Office-Oriented Centre - 
Prestige Employment. 
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Opportunities for mid-sized lots of 5 to 8 acres with orthogonal 
boundaries are located along Highway 7 and Highway 407 
frontages.  These serve larger single or multiple developments.  

The largest lot sizes of 8 to 10 acres are located in the north-west 
portion of the lands and are designated for large 
warehouse/distribution uses with few employees, large footprint 
requirements and limited potential for higher quality built form. 

3. Access and Compatibility with Transit Use and Other 
Transportation Infrastructure 

All lots have access to proposed transit routes and connections to 
planned interchanges.  This is achieved through a continuous 
road system that makes connections to arterial roads.  This 
connected road network incorporates a multi-use trail within the 
right-of-way to encourage the use of cycling and walking. 

4. Highway 407 Visibility 

Parcels with frontage along Hwy 407 benefit from excellent 
visibility. Site planning measures that ensure that high quality 
building, landscaping and screened service areas occur along this 
frontage will be required. 

5. Sustainable Development 

All development has the potential to meet or exceed sustainable 
development requirements.  Sustainable site planning and built 
form measures that are detailed in the Sustainability Guidelines - 
Appendix Report D of this report as well as the City of 
Pickering’s Sustainable Neighbourhood Design Guidelines will be 
required to be implemented in the Prestige Employment lands. 

_________________________ 

This chapter has summarized the Proposed Land Use Concept for 
the Highway 407 employment lands. The rendering on the 
following page shows a potential view of the Seaton lands when 
developed for employment uses looking north from Highway 407 
at the future Sideline 26 interchange. The following chapter 
outlines an implementation strategy for the Seaton employment 
lands. 
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V IMPLEMENTATION OF PROPOSED PLAN

This chapter addresses the various aspects relating to the 
implementation of the proposed concept plan. They are: 

• Marketing and phasing; 

• Official plan and zoning directions; 

• Proposed urban design and built form guidelines; and 

• Sustainable development guidelines. 

Implementation aspects relating to marketing and phasing are 
within the control of the Province although subject to external 
conditions related to servicing infrastructure and the economy. 
Other aspects mainly relate to municipal planning regulations. As 
such, they will be subject to a separate process. The process 
relating to potential sustainability guidelines is likely to be quite 
lengthy; as to date there has been limited experience in 
incorporating sustainability guidelines into the planning process.   

A. PHASING AND MARKETING STRATEGY FOR THE 
SEATON EMPLOYMENT LANDS 

This section addresses the phasing and marketing strategy for the 
Seaton Highway 407 employment lands. The phasing and market 

analysis builds on the market assessment for the Seaton 
employment lands contained in Chapter 3. 

1. Seaton Phasing Strategy 

For Seaton, the timing of water and wastewater servicing, major 
transportation infrastructure improvements and employment land 
market factors are all key elements in determining the starting 
point for development and the order of future phasing. Control of 
the Seaton lands does not provide control over these elements. 
For this reason, the phasing and timing discussed in this section 
must be seen as contingent upon the decisions to be made by 
other parties. 

a. Timing of Servicing of Seaton Employment Lands is 
Uncertain 

As discussed previously in Chapter 3, water and wastewater 
servicing will be constructed from south to north, from the 
residential and commercial areas to the south, north to the 
employment lands. The timing of servicing reaching the 
employment lands is uncertain at this time. The choices are to 
either front-end the services to the employment lands or wait for 
development of the residential areas to the south to occur and 
then extend services to the employment lands. If servicing were 
to wait until extensions could be made from the residential areas 
to the south, the Seaton employment lands would be unlikely to 
come to stream until 2016-2021. Front-ending of the services 
could potentially advance this timing somewhat to 2010-2011. 
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b. Location of Planned Water and Wastewater 
Infrastructure Suggests Central-West Starting Point   

Servicing schemes have been produced for Seaton as part of the 
Central Pickering Development Plan and as part of the more recent 
planning of the residential areas to the south. Although there are 
differences between the schemes, the common elements are one 
major north-south water trunk and a series of three north-south 
wastewater trunk sewers. 

Under the plan produced by Philips Engineering for the Central 
Pickering Development Plan, the major water trunk line would be 
constructed roughly following the alignment of Sideline 26. Most 
of the Study Area is in Pressure Zone 5 with a small part of the 
east end of the Study Area in Pressure Zone 4. While the areas in 
Zone 4 could receive water services earlier than other parts of the 
Study Area, temporary booster pumping stations could provide 
servicing from Zone 4 to parts of Zone 5 until the Zone 5 
infrastructure is completed. 

The three spines for wastewater services would be extended from 
the south roughly at North Road, Sideline 22 and near Brock 
Road. Although it has not yet been determined which spine 
would be constructed first, the Brock Road trunk could be the 
least costly as it is the shortest of the three. However, the Brock 
Road trunk services a smaller amount of development in the 
residential and commercial area to the south than the other two 
trunks.  

 

 

c. Highway 407 Interchanges Are the Key Transportation 
Infrastructure Requirements 

The major road network for the Seaton employment lands is 
largely already in place with Highway 407 and Highway 7 acting 
as the key east-west transportation corridors within the Seaton 
lands. The key transportation infrastructure improvement in the 
short term will be the construction of the two planned Highway 
407 interchanges at Sideline 22 and Sideline 26. The timing for 
construction of the interchanges has not been determined, 
however, it is anticipated that the trigger requirements based on 
traffic volumes on Highway 407 would be met by about 2012. 
However, it would be preferable if the timing for the interchanges 
could be advanced.  

Ideally, at least one interchange should be in place prior to the 
commencement of development of the employment lands. Until 
the interchanges are built, the primary access to the Seaton 
employment land from Highway 407 will be via Brock Road at 
the east end of the Study Area and the York-Durham Townline 
Highway 407 interchange just west of the Study Area. The Brock 
Road by-pass will be subject to a phased implementation but is 
not currently scheduled for construction in the next four years. 
The planned transit infrastructure in Seaton, consisting of the 
407 Transitway and regional transit along Highway 7, are long 
term projects that will likely not have a bearing on the first phase 
of development of Seaton. 

Therefore, from a transportation infrastructure perspective, 
provided at least one of the two Highway 407 interchanges is in 
place prior to development, the first phase of development should 
be located in close proximity to the interchanges. If construction 
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of the interchanges is delayed, the east end of the Study Area 
would be preferred since Brock Road would provide the best 
access to and from Highway 407. This option is, however, far 
from ideal.  

d. Market Factors Favour the Western End of Seaton 

The western half of the Study Area, north of Highway 407 
generally contains larger, and more regularly shaped development 
parcels than the areas to the east and south of the 407. Moreover, 
the parcels on the north side of Highway 407 are accessible by 
Highway 7 and are not reliant on the development of an east-
west collector or service road which will be required to provide 
access to some of the parcels to the south. The parcels in the west 
part of the Study Area are also closer to the existing employment 
land areas in Markham. Therefore, from a market perspective, the 
first area released for development should be on the north side of 
Highway 407, near an interchange and in the western half of the 
Study Area. By developing the most marketable employment area 
first, high quality employment users can be attracted to set the 
tone for the Seaton employment lands.  

e. Recommended Phasing for Seaton 

Taking into consideration the water and wastewater servicing, 
transportation and market factors discussed previously, a three-
phase development process is proposed for the Seaton 
employment lands (see Map 9). Major development blocks within 
each phase would then be developed as business parks within 
each area. 

The first phase of development comprises the lands around the 
Sideline 26 interchange and lands to the west, provided that this 

interchange is in place prior to development commencing. This 
area is in close proximity to the main north-south water pipeline 
and is equidistant from two of the wastewater trunk spines. This 
first phase of development will provide highly marketable 
development parcels in close proximity to a highway interchange 
and with access to Highway 7. This area also contains elements of 
the natural heritage system which will provide additional market 
appeal for sites adjacent to valleys and other environmental 
features.     

The second phase of development is proposed to be the area 
immediately east of Phase I to Sideline 20. This area provides 
another office-oriented centre area at the Sideline 22 interchange 
and relatively large parcels on the north side of Highway 407. 
Similar to Phase I, it also provides development opportunities for 
employment lands adjacent to natural features.  

The third phase would comprise the easterly section of Seaton 
around Brougham and areas to the south of 407 including 
employment lands adjacent to lands designated for medium 
density residential uses and mixed commercial-residential 
development.  The parcels in this area are generally smaller and 
more awkwardly configured than other parts of the Study Area. In 
addition, some of the parcels south of Highway 407 will require 
development of a road connection before they can be accessed. 

Although this area is proposed for Phase 3, if servicing becomes 
available to this area early on, the Province may wish to consider 
development proposals for individual parcels should there be 
proposals that meet the relevant land use and policy objective 
requirements.  
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2. Disposition of Seaton Employment Lands Should Begin as 
Major Trunk Servicing Is Extended  

As the sole landowner of the Highway 407 lands, the Province 
has three main options to dispose of and market the Seaton 
employment lands.  

a. Dispose of Seaton Lands in Current State 

Under this option, the Highway 407 Seaton employment lands 
would be sold to industrial developers in their current unserviced 
state. The main advantage with this alternative is that the 
Province would not have to incur the costs of extending water 
and wastewater servicing from the Seaton residential areas to the 
south. There are, however, a number of disadvantages. 

• The Province would lose control over the timing of 
development of the employment lands. There could be a 
lengthy delay before development of the employment 
lands commences as a result of waiting for servicing to be 
extended from the residential areas to the south.  

• The Province would also have limited control over the 
specific users locating in Seaton. Given the policy 
objectives for Seaton, the Province would be missing a 
key opportunity to set the tone for the Seaton area by 
attracting a prominent lead employment land user. 

• The uncertainty associated with the timing of servicing 
and of transportation would negatively affect the 
potential price. 

Assuming a potential land value of between $40,000 and $60,000 
per acre based on unserviced land, a sale of the Seaton 
employment lands could potentially realize net revenues of about 
$33 to $49 million if the lands are sold in their current state.  

b. Provide Major Trunk Services to Seaton 

In the second option, major trunk services would be extended 
from the Seaton residential lands. Following this, the land would 
be sold mainly in large blocks to industrial land developers in a 
series of phases. The industrial land developers would then be 
responsible for financing and constructing the internal services 
and disposing of sites to design builders or to end users. 

The block should be of sufficient size to be developed as 
marketable business parks and should be delineated by logical 
land use boundaries such as major roads and/or natural heritage 
features. Smaller parcels, located mainly south of Highway 407, 
could be sold directly to end users. The Province could consider 
entering into joint-venture arrangements for development of 
specific parcels particularly at the early stages when the market 
uncertainties are highest. The main advantages of this overall 
disposal option are:  

• Ability to advance the timing of the start of development 
in the employment lands through the extension of major 
trunk services. This eliminates the uncertainty for 
developers associated with timing and cost of servicing. 

• The Province maintains better control over the amount 
of land on the market and the timing of development. 
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The disadvantage of this option is the additional cost associated 
with providing the major services to the Seaton employment 
lands. However, this is offset by the higher land price that would 
be realized from adding value to the lands by having the major 
services in place. 

The financial results of this option are shown in Appendix E. 
Consistent with the phasing assessment in Chapter 3, the Seaton 
employment lands are assumed to develop over a 20-year period. 
The pro forma analysis indicates a net present value of projected 
revenues for ORC of about $64 million (See Appendix E). 

c. ORC Act as Developer of the Employment Lands 

As a third option, ORC could fully develop the Seaton 
employment lands. This would require providing both major 
trunk services as well as undertaking all internal servicing and site 
preparation work. The lands would have to be fully planned and 
subdivided and the sites sold to industrial developers and end 
users. The main advantage of this option is the very high level of 
control that could be exercised over the types of uses and of the 
pace of development. The prime drawback of this approach is the 
amount of time, resources and skills required to fully develop the 
Seaton lands. ORC is currently not set up to act as a full-scale 
land developer and has not indicated an intention of taking on 
this role.    

From a financial point of view, the servicing costs involved would 
be much higher compared to the other two scenarios although the 
revenues would also increase from selling fully serviced parcels. 
The second pro forma in Appendix E shows that ORC could 
potentially realize a return of about $144 million from acting as a 
industrial developer of the Seaton lands. 

d. Proposed Marketing Strategy for Seaton 

Considering the financial and managerial implications of the 
three options and the policy objectives for Seaton, Option 2 
(Provide Major Trunk Services to Seaton) is considered the most 
logical course of action. In pursuing this strategy, the Province 
can control the starting development date and ongoing pace of 
development. This option would not require resources beyond the 
current capability of ORC.  

The option would still provide the potential to enter into joint 
ventures with developers. This would reduce the risk to the 
development community while at the same time allowing the 
Province to gain a greater return and to retain greater control 
over the types of users coming to the Seaton lands. It is 
recommended that this strategy of entering into joint ventures be 
considered at least for the first few years of development of 
Seaton until the market profile and image of the area is better 
established. 

e. Land Disposal Strategy 

The amount of land to be put on the market at a given point in 
time should be based on projected market demand and the logical 
and financially viable extensions of servicing. Sufficient land 
should be made available to allow for flexibility and choice but 
not so much as to glut the market and reduce sale prices. 

An appropriate amount of land for each phase would be about 
three times the level of anticipated annual absorption of the 
Seaton lands so that at any point in time, there will be about 
three years of supply on the market. The phasing areas should be 
sufficiently large and use logical land use boundaries such as major 
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roads or natural heritage system areas. ORC will need to carefully 
monitor the rate of take-up of the employment lands and the 
general market interest as Seaton develops and adjust the timing 
of subsequent phases accordingly. 

At the outset of the development process for Seaton, since it will 
be a largely unproven marketplace, it is proposed that blocks of 
about 50 to 75 acres be put on the market either for outright 
purchase by industrial land developers or for joint venture 
proposals. Once the area begins to develop and establish a market 
presence, larger areas will likely become more marketable. The 
previous phasing map (Map 9) provides a proposed grouping of 
the Study Area into blocks (outlined in red) that could be 
marketed as either business parks or stand-alone development 
parcels. 

3.  Marketing Strategy 

For the Seaton employment lands to achieve the policy objectives 
of the Central Pickering Development Plan and for ORC to 
maximize its financial return, an effective marketing strategy 
needs to be developed for disposing of the Seaton lands to 
industrial developers. ORC, the Province, the City of Pickering 
and the Region of Durham all have roles to play in effectively 
marketing the 407 employment lands.  

a. Marketing Goals for Highway 407 Employment Lands 
Should Reflect Policy Goals for Seaton 

The Central Pickering Development Plan sets the policy framework 
for the development of Seaton. The Highway 407 employment 
lands are to accommodate prestige employment uses and provide 
high quality employment opportunities. Both the residential and 

employment areas of Seaton are to incorporate the principles of 
sustainable development. A recommended set of sustainability 
guidelines for the Seaton employment lands is included as 
Appendix D.   

As established in the market analysis for this Study, businesses in 
the energy, auto, advanced manufacturing and IT industries are 
being targeted for the Seaton employment lands along with other 
prestige manufacturing, assembly and industrial facilities. ORC 
will be looking to sell off large land assemblies to industrial 
developers who can in turn sell to end users in these industries 
and offer lands for sale directly to end users.    

b. Need to Develop a Market Profile for Seaton 

As discussed in the market analysis Appendix Report A, because 
Seaton is a greenfield area, it currently does not have a market 
presence. An overall area identity needs to be established and 
used by ORC, the City of Pickering and the Region of Durham in 
promoting the area. A promotional tag line along with a logo 
would help to establish an image and identity. Beyond the overall 
image projected for Seaton, each individual business park will be 
promoted separately by private sector developers with consistent 
signage, brochures and marketing materials.    

c. Lead Users Will Be Key in Establishing Seaton’s Image 

Attracting a large, high quality business or organization that 
meets the target market requirements for Seaton at the outset of 
the development process would help set the tone for the entire 
area. A prominent lead user could establish the image for the area 
and could help attract similar and/or linked businesses. ORC, the 
Ministry of Economic Development and Trade along with other 
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provincial ministries including the Ministry of Public 
Infrastructure Renewal, should therefore take an active role in 
attracting the first users to Seaton. These users could be a private 
sector business, a crown corporation, a provincial ministry or 
some other type of organization. Ideally, the first developments 
should be relatively large so as to establish a market profile. For 
example, an OPG office and/or research facility would be an ideal 
lead user that could potentially help attract similar types of uses 
in the energy industry. A UOIT related research facility and/or 
business park would also be a desirable early use that could act as 
a catalyst for further development in support and spin-off uses. 

The Ministry of Economic Development and Trade’s (MEDT) 
priority sectors for attracting business to Ontario are similar to 
those for Seaton (automotive, advanced manufacturing, 
information and communications technology, life sciences and 
business process outsourcing). Although MEDT does not have 
location specific programs, Seaton is one of its priority areas for 
new employment development. PIR and ORC are involved in the 
location decisions for provincial ministry offices and other 
provincial facilities and could favour a Seaton location for a user 
that meets the desired market profile (e.g. Ministry of the 
Environment office/research facility).   

d. Marketing Materials 

ORC should work with the City of Pickering and the Region of 
Durham Economic Development Departments to develop an 
effective set of marketing materials to promote the Seaton area. 
From an overall perspective, the Seaton lands need to be actively 
marketed to prospective developers and end users. In addition, as 
each phase of Seaton is put on the market, a specific set of 

technical packages should be produced providing more detailed 
information related to the available land. A multi-media 
approach is appropriate for attracting development interest in 
Seaton.  

• An initial method of attracting interest in Seaton would 
be for the Province in conjunction with the City of 
Pickering and Region of Durham to issue a press release 
and/or hold a press conference to announce the first 
release of Seaton’s employment lands on the market. 

• The City of Pickering Economic Development 
Department’s web site should contain an extensive 
section on Seaton describing the lands, target uses, 
infrastructure, competitive market advantages and other 
characteristics. The Region of Durham’s web site should 
have a similar type of web page or at least a link to the 
Pickering web site.  

• Colour brochure marketing packages should be put 
together providing similar information on Seaton as the 
web site. The brochures should be distributed to the 
major GTA industrial developers, the brokerage 
community and companies involved in site location 
consulting. 

• An ongoing newsletter on the development of Seaton is 
another effective marketing tool for a large and phased 
project like the 407 employment lands. The newsletter 
would highlight recent development, describe lands 
available for sale, discuss the addition of or plans for new 
infrastructure and other items of interest related to 
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Seaton (e.g. announcements related to the Pickering 
Airport, new transit infrastructure, etc.).  

• The Seaton employment lands should also be promoted 
through the Durham Strategic Energy Alliance similar to 
the way in which the Clarington Energy Park is currently 
being marketed. 

• Detailed technical packages for each phase of the 
development should include the following information: 

 Plan showing potential lotting configurations; 

 Permitted land uses and other zoning 
information; 

 Potential available financial incentives for 
development (e.g. flexibility in the land price); 

 Reference to the Seaton urban design guidelines 
and sustainability initiatives; 

 Detailed site information regarding the 
availability of water and sewer services, 
telecommunications infrastructure, electricity, 
natural gas, etc.; and 

 Community profile information on Pickering and 
Durham Region discussing population and 
employment, labour market characteristics, 
housing, property taxes, development charges 
along with a context map showing surrounding 

land uses and existing and planned major 
transportation infrastructure.  

e.  A Role for Incentives 

In marketing the employment lands there are a number of 
circumstances where incentives could be considered. 

“Showcase” or Early Bird Users 

• The attraction of one or more ‘showcase’ or early bird 
users would raise the area’s profile. This would help 
attract other users which would indirectly lead to 
enhanced land prices.  

Major Users 

• Attracting the type of major user that would require a site 
of about 50 acres or more and would bring more than 
1,000 jobs could warrant the use of an incentive. Such a 
user would have to bring both substantial employment 
opportunities and also be the type of organization that 
would tend to draw other associated users to the area, 
such as suppliers.    

Major Sustainable Development Users 

• Incentives could be considered for users who are prepared 
to construct buildings incorporating leading edge 
sustainable technologies that are not fully justified by the 
cost savings that the various technologies can achieve. 
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The form of incentives could vary according to the timing and 
nature of the target. For the attraction of showcase users, in the 
early stages of development of Seaton, cost incentives could be 
considered. These incentives could take the form of site cost 
reductions, low cost loans, tax increment grants or fee discounts 
or exemptions. To implement such incentives, Community 
Improvement Plans could be required. Development charge 
exemptions or discounts could be addressed through the local or 
regional development charges by-laws. 

For major users, incentives would likely need to be integrated 
with other support that may be provided by the Federal and/or 
Provincial governments. Because of the inherently special nature 
of such opportunities, it is not practical to develop an incentive 
program to address them in advance. 

Incentives relating to sustainability, especially directed towards 
the environment, will need to be designed in the context of other 
incentive programs that already exist or will be introduced in the 
coming years. Care will need to be taken to avoid duplication. 
The focus of the incentive program should be on helping to 
achieve results that are the most beneficial to the long-term 
success of the Seaton employment lands and the overall CPDP. 

B. OFFICIAL PLAN AND ZONING DIRECTIONS 

A key part of the implementation of the Seaton Highway 407 
employment lands, is the establishment of Official Plan policies 
and zoning regulations. This section outlines the current planning 
framework and identifies key directions which provide a basis for 

the development of the necessary policies and regulations with 
respect to permitted uses and development standards. 

1. Current Planning Framework 

The Central Pickering Development Plan came into effect on May 
4, 2006. It was prepared by the Minister of Municipal Affairs and 
Housing under the authority of the Ontario Planning Act. The 
Plan provides the framework for the development of the Central 
Pickering Development Planning Area, which includes the Study 
Area.   

Section 3.1 of the CPDP provides for amendments by the City of 
Pickering and the Regional Municipality of Durham to their 
respective official plans that conform to, and complement, the 
policies and schedules of the CPDP.  In addition, Sections 3.2 
and 5.1 direct that detailed Neighbourhood Plans are to be 
prepared by the City in a manner consistent with the City’s 
Official Plan amendment process as a basis for future 
development. However, while Section 5.1 of the Plan implies 
that such plans could be prepared for lands in the employment 
area, it only requires their preparation for residential 
neighbourhoods. An amendment to the CPDP would be 
beneficial to clarify this situation and City staff have indicated 
that they would prefer that a Neighbourhood Plan be required for 
employment areas as well as for residential areas in Seaton. 

Section 4.7 of the CPDP provides objectives and policies for 
employment and employment areas in Central Pickering. The 
policies primarily provide direction with respect to the objectives 
for the Highway 407 Economic Development Study. Specific 
policies related to development of the Study Area, which is 
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designated “Prestige Employment Lands” on Schedule 2 Land Use 
include the following: 

• Policy 2 - “Require high performance standards for 
development and site design in the employment areas.” 

• Policy 3 - “Ensure that employment areas are readily 
accessible by alternative modes of transportation…” 

• Policy 5 - “Allow appropriate retail and commercial uses 
in the following designations, as provided for in the City 
of Pickering’s Official Plan:…Prestige Employment.  
Large format retail warehouses are not permitted in 
Prestige Employment areas.” 

The CPDP does not specify a range of permitted land uses for the 
Prestige Employment Lands designation, nor does it provide any 
detailed direction with respect to the form of future development.   

The Region of Durham’s approved Official Plan provides general 
policy directions with respect to development in Seaton. It 
primarily designates the lands in the Study Area south of 
Highway 7 as “Employment Area” on Map A4. In addition, the 
lands along Highway 407 and Duffin Creek are designated as 
“Major Open Space,” while Brougham and Green River are 
identified as Hamlet. Lands north of Highway 7 are designated 
“Special Study Area 1.” The key policy directions are as follows: 

• Section 11, Employment Area permits a wide range of 
employment uses, but directs in Section 11.3.10 that 
prestige employment uses be encouraged along Highway 
407 and Type A and Type B arterial roads; 

• Section 14, Major Open Space Area, is designed to 
protect such lands from any significant development. 

• Section 13 provides policies for hamlets which direct that 
development be “in harmony with surrounding uses” and 
generally limited in scale; 

• Section 17, Special Study Area, directs that such areas 
will be subject to further study as a basis for determining 
an appropriate designation. 

The Region’s Official Plan has recently been updated to reflect 
the results of the Regional Official Plan Review. Amendment No. 
114 has been appealed in its entirety to the Ontario Municipal 
Board and, therefore, is not in effect. However, it should still be 
noted that lands identified as “Central Pickering (Seaton)” are 
designated as “Specific Policy Area A (Pickering)” on Schedule 
‘A’- Map ‘A4’, Regional Structure to the Plan.  The policies of 
Section 13.2.1 of the Regional Plan state that the lands are “to be 
developed in accordance with the Central Pickering 
Development Plan” and that “conformity amendments to this 
Plan…will be considered at a later date, in consultation with the 
City of Pickering, Toronto Region Conservation Authority and 
the Ministry of Municipal Affairs and Housing.” 

The City’s Official Plan currently includes policies for a “Prestige 
Employment” designation which is applicable to lands in the 
existing urban area, although these policies are also very general.  
Table 8 of the Official Plan sets out the permitted uses. The 
policies of Section 3.8 provide that the City may zone lands in 
designated Employment Areas in accordance with the uses set out 
in Table 8, and “in so doing will apply appropriate performance 
standards, restrictions and provisions”. 

HEMSON



                       66

With respect to zoning, the current zoning by-law applicable to 
the Seaton lands relates to rural development, and the standards 
used for employment uses elsewhere in the City do not reflect the 
type of policy direction established in the CPDP.   

2. Planning Process 

The CPDP provides the general policy direction required for the 
development of the Study Area.  The proposed policy direction 
reflects the current, approved Regional Official Plan policies and 
would require no amendment to those policies, except north of 
Highway 7. However, if Regional Official Plan Amendment No. 
114 is approved as currently proposed, the timing of which is 
uncertain, the policies indicate that conformity amendments will 
be considered. 

Regardless of the decision with respect to a Regional Official Plan 
amendment, neither the City’s Official Plan, nor the applicable 
zoning by-law, provide the necessary detailed policies and 
regulations required to guide development in the Study Area.  
The introduction of specific policy direction in the City’s Official 
Plan, based on this, is essential to implement the directions in the 
Concept Plan as a basis for future development. This will require 
an Official Plan amendment. City staff have advised that such an 
amendment should be based on a Neighbourhood planning 
process similar to that which is required for residential areas by 
the CPDP. The policies of Section 5.1 establish the basis for the 
Neighbourhood Planning process, while Schedule 6 to the Plan 
provides specific guidance with respect to Employment Lands. As 
noted above, the requirement for Neighbourhood Plans for 
employment areas is not clear and the CPDP should be revised to 
clarify this situation. Given base work already undertaken as part 

of this Study, it is anticipated that the Neighbourhood Plan 
process for the Seaton employment lands could be streamlined. 

A new zoning by-law is required for Seaton. The by-law should 
incorporate appropriate regulations for the Study Area.  The 
following sections set out the directions which should be reflected 
in any City Official Plan amendment and zoning by-law. 

3. Land Use 

The land use designations in the City’s Official Plan as it applies 
to the Study Area need to be amended to reflect the proposed 
land uses in the Concept Plan. In particular, a separate 
designation or special policy area needs to be identified for the 
“Office Oriented Centre” and “Prestige Employment - Expanded” 
areas. 

In addition to the land use designations, specific policies should 
be developed for each designation.  In particular, with respect to 
the general Prestige Employment areas, the policies have to 
differentiate between the Prestige Employment designation 
elsewhere in the City, and the type of development proposed in 
the Study Area.  

The current City Official Plan policies for Prestige Employment 
would permit a wider range of uses than envisaged for the general 
Prestige Employment designation applicable to the Study Area.  
Warehousing, equipment and vehicle suppliers, and automotive 
and vehicle sales and repair are permitted in the City’s Official 
Plan, and such uses would not generally be permitted in the Study 
Area.   
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The Official Plan policies for the Study Area must clarify that the 
Prestige Employment designation is more restricted than 
elsewhere in the City and specify only the following permitted 
uses: 

• light manufacturing, assembly and processing of goods; 

• light service industries; 

• research and development facilities; 

• offices; 

• corporate office business parks; 

• hotels; 

• limited personal service uses, restaurants and financial 
institutions serving the area, subject to specific locational 
criteria; 

• retail uses as a minor component of a manufacturing 
operation;  

• limited community, cultural and recreational uses, and 
other uses with similar performance characteristics such 
as post-secondary educational or other institutional 
facilities, that are more appropriately located in an 
employment area, subject to specific locational criteria;  

• accessory uses, including warehousing accessory to the 
permitted uses. 

In addition to the permitted uses, to ensure clarity in 
interpretation, the policies would specify certain prohibited uses 
including: 

• large format retail uses; 

• drive-through service facilities; 

• open storage; 

• major warehousing; 

• major storage of goods and materials; 

• waste transfer and recycling; 

• waste processing; 

• freight transfer; 

• transportation facilities, other than transit facilities 
including a transit terminal; 

• equipment and vehicle suppliers; and  

• automotive and vehicle sales and repair. 

With respect to the lands in the office designation in the Study 
Area, the intent is to create a focus for office development. 
Therefore, the policies would identify a more restricted list of 
permitted uses as follows: 

• offices; 

• corporate office business parks; 

• research and development facilities; 

• hotels including accessory uses such as restaurants, and 
banquet halls; 

• limited personal service uses, restaurants and financial 
institutions serving the area subject to specific locational 
criteria; 
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• limited community, cultural and recreational uses, and 
other uses with similar performance characteristics such 
as post-secondary educational or other institutional 
facilities, that are more appropriately located in an 
employment area, subject to specific locational criteria; 

• accessory uses including warehousing accessory to the 
permitted office and research and development facility 
uses; and, 

• light manufacturing, assembly and processing of goods 
and light service industrial uses related and clearly 
secondary to the permitted office and research and 
development facility uses. 

The policies would recognize, however, the need for the City to 
reevaluate the limitations on land use after a certain period (e.g. 8 
to 10 years from the initiation of development) and/or when a 
minimum office space target is achieved.  This recognizes that the 
extent of land designated as Office Oriented Centre is 
significantly more than the area identified through the 
background research as appropriate to satisfy the market demand 
for major office space. 

The proposed “Prestige Employment - Expanded” designation 
applies to an area in the northwest portion of the Study Area 
adjacent to the potential Pickering Airport. This area would 
permit all the uses in the Study Area Prestige Employment 
designation. However, in recognition of its location, major 
warehouse-distribution uses would also be permitted. 

The new zoning standards should focus not on use, but on 
building and site control. As such, the number of individual zones 
would be limited, and permitted uses should be similar to those 

listed in the Official Plan policies.  However, a separate zone 
should be established for ancillary service and commercial uses. 
This will ensure that they are controlled with respect to location 
and size.  Similarly, a separate zone should be required for 
community, cultural and recreational uses, and other uses with 
similar performance characteristics such as post-secondary 
educational or other institutional facilities (institutional uses) to 
ensure that they do not utilize extensive amounts of employment 
land, and in recognition of the fact that they are sensitive uses 
(e.g. places of worship) which may require mitigation when 
located adjacent to industrial uses. 

The policies should also provide for the use of holding zones to 
ensure that key policy directions are satisfied prior to 
development. These directions may include implementation of 
sustainability targets and the urban design guidelines. 

4. Commercial and Institutional Uses: Locational Criteria 

The Official Plan policies would identify that ancillary service 
and commercial uses and institutional uses (other than the 
potential future university /college campus in Seaton) are 
secondary uses and should not occupy extensive land areas within 
the Study Area.  The policies would also include direction on the 
location of such uses. Suggested policies regarding ancillary 
service and commercial uses would indicate that such uses should 
be located in nodes: 

• On arterial roads at a signalized intersection with another 
road; 

• Adjacent to an existing or planned transit stop;  
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• As part of a mixed-use development developed in a “main 
street” format where ground floor commercial uses are 
oriented to the street, with the exception of service 
stations; and 

• Service stations may be located as free standing uses in 
designated locations provided that only one such use be 
located at an intersection. 

• The locational criteria for institutional uses would 
include: 

o On arterial roads at a signalized intersection with 
another road; and 

o Adjacent to an existing or planned transit stop. 

The zoning by-law would include separate zones for these uses 
which would be applied in accordance with the Official Plan 
policies. 

5. Development Standards 

The “prestige” design and sustainability objectives intended for 
the Study Area would be identified as part of the Official Plan 
policies and implemented through the use of zoning / site plan 
approval and holding zones. The development standards 
established in the zoning regulations will also be key factors in 
ensure that the policy directions are implemented. To achieve 
these objectives, the regulations should require: 

• The type of lot sizes which are normally associated with 
prestige uses; 

• Building height, setback and coverage requirements 
which will encourage the intensity of development which 
supports transit and pedestrian movement; 

• Enhanced landscaping and controls on the location of 
parking and service areas to enhance both the prestige 
nature of the development and its sustainability; and, 

• Restrictions on the provision of parking to encourage the 
use of alternative transportation options. 

To achieve these objectives, suggested regulations for the Prestige 
Employment and Office-Oriented Centre areas may vary 
depending on the precinct, but would generally include the 
following: 

• Minimum lot areas of 0.8 to 1.2 hectares for the Office 
Oriented Centre and 1.2 to 2 hectares for the remainder 
of the Study Area; 

• Maximum lot area for Prestige Employment and Office 
Oriented Centre of 4 hectares; 

• Minimum lot depths of 120-150 metres; 

• Minimum building height and coverage requirements; 

• Minimum landscaping requirements, particularly in the 
front yard and adjacent to the Natural Heritage System 
and the existing hamlet areas; 

• Parking areas located at side or rear of building;  
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• Minimum and maximum building setbacks; 

• Standards for the location of loading and service areas 
including minimum setbacks from existing hamlet areas;  

• Maximum, as well as minimum, parking standards 
including reduced parking standards for development 
adjacent to a planned transit terminal; 

• Recognition of the potential for shared parking between 
uses and other ways to minimize parking including 
recognition of on-street parking as part of any required 
parking; and 

• Bicycle parking standards. 

Where feasible, consideration should be given to provide 
underground/structured parking to enable more effective use of 
the lands. 

Similar regulations would apply in the Prestige Employment - 
Expanded area, however the maximum lot area would not apply. 

With respect to the Office Oriented Centre, the zoning 
regulations would also establish standards for the amount of office 
space to be provided. The space accessory to the office space 
could include: 

• Accessory or ancillary light manufacturing, assembly and 
processing of goods; 

• Accessory or ancillary light service industrial uses; 

• Accessory or ancillary research and development 
facilities; 

• Limited personal service uses, restaurants and financial 
institutions serving the area, subject to specific locational 
criteria; 

• Limited community, cultural and recreational uses, and 
other uses with similar performance characteristics such 
as post-secondary educational or other institutional 
facilities, that are more appropriately located in an 
employment area, subject to specific locational criteria; 
and 

• Accessory uses, including warehousing accessory to the 
permitted uses. 

Urban design and built form guidelines which address the points 
noted are discussed in detail in Appendix C. 

6. Land Use Planning Conclusions 

A key part of the implementation of the Land Use Concept for 
Seaton Highway 407 employment lands is the establishment of 
City of Pickering official plan policies and zoning regulations.  It 
is recommended that: 

• The City of Pickering’s Official Plan be amended on the 
basis of the Highway 407 Economic Development Study, 
and a Neighbourhood Planning process to incorporate 
additional policy direction in the City’s Official Plan for 
the Study Area;   
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• The new zoning by-law for Seaton incorporates 
appropriate regulations for the Study Area.   

• The Official Plan amendment add designations or special 
policy areas to reflect the Concept Plan for the Study 
Area and related policies, including permitted uses and 
policies with respect to the location and nature of the 
permitted uses; and 

• The zoning by-law regulations address the “prestige” 
nature of the employment uses, together with the 
sustainability initiatives intended for the Study Area 
through the use of holding zones and controls on lot area; 
building height, setback and coverage requirements; 
enhanced landscaping; controls on the location of 
parking and service areas; and restrictions on the amount 
of parking.  

• In addition, the Central Pickering Development Plan 
should be clarified with respect to the applicability of the 
Neighbourhood Planning process to employment areas. 

C. URBAN DESIGN AND BUILT FORM GUIDELINES 

The Urban Design and Built Form Guidelines provided in 
Appendix Report C are an integral component to the Land Use 
Concept. The guidelines were developed to fulfills the goals and 
design principles of the Land Use Concept and the policies of the 
CPDP. The guidelines describe the expectations and 
requirements for future development applications and are written 

to convey the potential for flexible and innovative development.  
Guidelines are provided in the following major sections in the 
Appendix Report: Design Principles, Site Planning Guidelines, 
Built Form Guidelines, Open Space Guidelines and Site Specific 
Guidelines.  

D. IMPLEMENTATION OF TRANSPORTATION 
INFRASTRUCTURE 

This section provides details on the implementation of key road 
and transit infrastructure improvements to service to the Seaton 
employment lands.  

1. Highway and Road Improvements 

The key short-term transportation infrastructure improvement 
will be the construction of the two planned Highway 407 
interchanges near Sideline 22 and Sideline 26.  The timing for 
construction of the interchanges has not been determined, 
however, it is anticipated that the trigger requirements based on 
traffic volumes on Highway 407 would be met by at about 2012. 
Given the required studies and design and construction period, 
the earliest potential completion date would be the end of 2010. 

In the absence of the two planned interchanges, the primary 
access to the Seaton employment land from Highway 407 and 
areas to the south is Brock Road at the east end of the Study 
Area. The widening of Brock Road to 4 lanes are part of an 
ongoing phased implementation. Construction on the By-Pass is 
not currently scheduled in the Region’s four year capital plan. 
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It is anticipated that the major north-south arterial road 
connections across the Study Area (e.g., Sideline 22 and Sideline 
26) will be constructed in a timely manner, coincident with 
development and that they will be extended to connect to the 
residential areas of Seaton as development proceeds. 

It will be important to achieve adequate connections to the 
arterial roads at all stages of development to provide adequate 
roadway capacity and suitable connectivity that can meet the 
requirements of the development. 

Highway 7 improvements will be required in conjunction with 
development of the employment lands. Initial short-term 
improvements to accommodate the employment lands could 
include: 

• intersection turn lanes (storage lanes and associated taper 
requirements), slip around lanes (perhaps temporary); and 

• signalization of key intersection locations. 

In time, it is anticipated that Highway 7 will be widened to 
accommodate future traffic generated by the employment lands 
and other areas of the CPDP and beyond, as well as potential 
future transit facilities.  The resolution of Highway 7 
jurisdictional issues would contribute significantly to the 
identification, design and approval and timely implementation of 
future Highway 7 improvements. 

2. Transit Initiatives 

It is anticipated that prior to implementation of the 407 
Transitway, the MTO will implement commuter parking lots at 

the station locations that have been identified.  These commuter 
lots could serve as focal points for GO bus service on Highway 
407 as well as potential carpooling and Kiss and Ride activity.  It 
will be crucial to introduce local transit at the very outset of 
development, at service frequencies that are supportable, to serve 
as feeder or connecting transit services between the Highway 407 
GO service and the employment lands, serving initial demand, 
building transit ridership and supporting long-term objectives. For 
similar reasons, it is important that local transit be extended from 
urban areas to the south, at service frequencies that are 
supportable, to serve these employment lands. 

The success of transit is also contingent on the introduction of 
appropriate and adequate transit facilities, including transit stops 
with pads and possible shelters at strategic locations on Highway 
7 and north-south arterial roads, along with adequate pedestrian 
facilities to provide safe and convenient connections to and from 
the employment lands. 

3. Sidewalks, Bike Routes and Trails 

Sidewalks should be provided on both sides of all roadways to 
facilitate safe and efficient pedestrian circulation within the 
employment lands and to the employment lands from residential 
areas to the south, and to support increased use of transit. 

For utilitarian cyclists (e.g., traveling to work), widened curb 
lanes are generally considered superior to cycling lanes and 
pathways because they are competent, confident and desire the 
fastest, most direct route.  The connected network of local and 
collector roads, along with the trail system being developed 
through the on-going Natural Heritage System Management 
Study and Master Trails Plan, will provide convenient 
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connections throughout the employment lands, as well as 
external connections to areas elsewhere in the CPDP and beyond.  
Potential facilities should be designed and implemented in 
accordance with the recommendations of the City’s Trails and 
Bikeway Master Plan. 

E. SUSTAINABLE DEVELOPMENT GUIDELINES 

Today, more than ever, sustainability is an important 
consideration for planning and development. Both the Province 
and the City of Pickering have acknowledged this through the 
Study Terms of Reference, the Central Pickering Development Plan 
and the City’s Sustainable Pickering initiative. Urban design 
guidelines take time to evolve from a new concept to an 
established element of municipal plans. Sustainability guidelines 
are at the early stages of the evolution process. This is especially 
the case for guidelines relating to employment land areas. As part 
of the implementation analysis, a comprehensive range of 
sustainability elements have been examined to identify 
approaches that could be utilized within the Seaton employment 
lands. The sustainability elements considered were: 

• Site and land use efficiency; 

• Site and transportation; 

• Site and bio-diversity; 

• Energy and air quality; 

• Water and liquid waste; 

• Resources and solid waste; 

• Economic sustainability; and 

• Social sustainability. 

For each of these elements a number of sub-elements were 
examined. For each sub-element, potential objectives were 
defined and approaches to their achievement were identified. The 
results of this analysis are provided in Appendix D. 

The introductory section of the Appendix Report addresses the 
issues of the cost of “green” particularly in relation to building 
costs. To date, research is very limited on the subject and no clear 
conclusions have been reached. However, using the increasingly 
accepted standards for judging green buildings, the cost premiums 
are typically between 2% and 15%. 

Table 12: Sustainability Certification and Cost Premiums 

Leed Certification 
Level 

Cost Premiums Green Globes 
Certification Level 

LEED certified 2-5% Two Green Globes 

LEED Silver 5-10% Three Green Globes

LEED Gold 10% Four Green Globes 

LEED Platinum 10-15% Five Green Globes 
Source: ECD Energy and Environment Canada Ltd. 

HEMSON



                       74

The point is also made that many sustainability measures can be 
adopted at minimal or no cost through careful design. 

Other initiatives, such as a district heating system, can achieve 
substantial sustainability advantages but require not only large 
investments but also coordination and “buy-in” from a broad 
group of users. Initiatives of this type are more likely, at least 
under current development economics, to require the support of 
well-funded patient investors or of organizations that wish to 
make a clear commitment to sustainable practices. 

Establishing appropriate guidelines regarding sustainable 
development will require additional consideration by the City of 
Pickering and the current and future owners of the Seaton 
employment lands. The guidelines will need to be constructed to 
provide for the attainment of elements and sub-elements of 
development sustainability within the overall framework of the 
plan objectives. Care will need to be taken to ensure that the 
development sustainability guidelines do not involve onerous 
requirements that may jeopardize the achievement of other key 
objectives. Development of the guidelines should also take into 
consideration the potential for obtaining financial support from 
existing or future incentive programs. The availability of such 
funding could enable more costly sustainability measures to be 
added.  

Appendix D contains a detailed discussion of the issues and 
approaches identified above.    

F. KEY INFRASTRUCTURE REQUIREMENTS FOR SEATON 
EMPLOYMENT LANDS 

Before development can proceed on the Seaton employment 
lands, a number of key infrastructure projects are required, the 
most essential being the extension of water and sewer servicing. 
The following tables summarize the major infrastructure and 
related study requirements for transportation, water and sewer 
servicing and land use planning matters. Based on the time 
required to undertake the required studies and to the construct 
the major infrastructure, development in the Seaton employment 
lands could commence at the earliest by late 2010-2011 but could 
also be later. 
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Table 13: Potential Timing and Cost of Key Transportation Infrastructure For Development of the Seaton Employment Lands 
 

Project Studies/Actions Required Timing Cost of Project/Study Responsibility 

Construction of Sideline 22 and 
Sideline 26 to Highway 407 
 

• EA based on Municipal Class 
EA requirements 

Study could take about 18 
to 24 months; could be 
integrated with secondary 
planning for Seaton 

• Road construction 
costs are not known 

• Study cost of each 
EA could be in the 
range of  $200,000 
to $250,000; 
depends on the 
limits of the EA 

Proponent 
would likely 
be the Region 
of Durham 

Highway 407 Interchanges At 
Sideline 22 and Sideline 26 

• Subject to a needs assessment 
conducted as part of the MESP for 
Seaton 

• Also dependent on construction 
of arterial roads at Sideline 22 
and Sideline 26 

• MTO Operational Study of 
proposed interchanges 

• Negotiations with 407ETR 
• No additional EA requirements 

Design and construction 
work in 2008 and 2009 
with completion by end of 
2010 at the earliest 

Project and study costs 
are not known 

MTO, 407ETR 

Brock Road widening to 4 lanes and 
the Brougham By-pass 

• Environmental Assessment • EA completed 
• Widening of Brock 

Road is ongoing; 
construction of the By-
pass is not scheduled 
yet 

Project and study costs 
are not known 

Region of 
Durham 

Highway 7 Improvements: 

• Initial short-term improvements 
would include intersection and 
signal improvements 

• Widening of Highway 7 in the 
Study Area in the medium term 

• Detailed implementation studies To be determined Project and study costs 
are not known 

Depends on 
resolution of 
Highway 7 
jurisdictional 
issues 
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Table 14: Potential Timing and Cost of Key Water and Sewer Infrastructure For Development of the Seaton Employment Lands 

Project Studies/Actions Required Timing Cost of Project/Study Responsibility 

Extension of major water and sewer 
trunk services to Seaton employment 
lands 

• Region of Durham Water and 
Wastewater Master Plan Study 
(ongoing) 

 
• Servicing EA for Seaton 

• Regional Master Plan 
study is ongoing, 
completion by late 
2007 or early 2008 

 
• Seaton EA Terms of 

Reference currently 
drafted (actual start 
dependent on 
developer funding 
timing) 

 
• Seaton Servicing EA 

expected to take up to 
2 years to complete 

 
• If major trunk services 

are front-ended, 
services could reach 
the employment lands 
by about 2010, exact 
timing is not known at 
this time 

• Cost of extending 
      trunk services is 

estimated at $41.3 
million 

 
• Seaton Study 

expected to cost 
up to 
approximately 
$500,000. 

Province (for 
extension of 
services); 
servicing 
studies being 
undertaken by 
the Region 
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Table 15: Planning and Other Required Approvals 

Approval Process Schedule Cost Responsibility 

CPDP Amendment with respect to 
Neighbourhood Planning Process  

6 months (simultaneous with other 
work below) 

Minor costs for circulation, notice Province 

City Official Plan Amendment for Employment 
Area Based on Neighbourhood Planning 
Process 

12 – 18 month (simultaneous with 
CPDP Amendment) 

$100,000 to $150,000 for 
consulting team costs (e.g. 
planners, urban designers, 
engineering, sustainability) 

City of Pickering 

New Zoning By-law for entire Seaton 
community 

12-18 months (simultaneous with 
Neighbourhood Plan) 

$150,000 to $200,000 for 
consulting team costs (e.g. 
planners, urban designers, 
engineers) 

City of Pickering 

Implementing measures and financial 
agreements such as front-ending agreements, 
cost sharing agreements and development 
charges. 

6 months (simultaneous with latter 
part of official plan and zoning 
process) 

Provincial, City and agency staff 
time including legal costs 
(assuming staff solicitors are used 
instead of outside counsel). 
Consultants required for 
development charge work 

City, Region, Province 

Notes: 1.  This table assumes that the required MESP is being prepared for Seaton as a whole and similarly, that the employment area is not the first    
“Neighbourhood” and that the Fiscal Impact Study has already been prepared. 

2.    All costs assume Provincial, City and agency staff time in addition to the specified costs, including with respect to agreements, staff legal time is used   
instead of outside counsel. 
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APPENDICES

The appendices to the Final Report are provided under separate
cover. The five Appendix Reports are:

Appendix A: Employment Land Market Study

Appendix B: Transportation Strategy

Appendix C: Urban Design and Built Form Guidelines

Appendix D: Sustainability Guidelines

Appendix E: Development Pro Formas
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