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3.0 PROPOSED DEVELOPMENT 
 
3.1 DEVELOPMENT DESCRIPTION  

The proposed development is for the construction of two-and-a-half storey townhome 

residential dwellings with a proposed future road connection to the adjacent existing lot 

to the north that will provide for a connection to Bralone Trail north of the adjacent lot. 

The proposal will have 21 freehold townhouse units/lots within three townhouse blocks 

with dedicated open space to the west of the lot, where a cul-de-sac is proposed, 

adjacent to Rouge National Urban Park. No further development is proposed for the 

western part of the lot that backs onto the parkland.  

 

Figure 5: Northeast Perspective by PS Architects. 

Figure 4: Proposed Site Land Use Plan by PS Architects 
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3.2 DEVELOPMENT STATISTICS 

The total size of the lot is 3 acres and has an area of 12,136.0m2 and will have a net lot 

area of 1.75 acres (7,103m2). The 21 proposed two-storey townhouse dwellings will 

have a total area of 5,325.3 m2 of building floor area. The density will be 29.65 units per 

net hectare.  The FSI will be 0.44 of the total lot area and 0.75 of the net lot area.  The 

coverage will be 16.9% of the total lot area.  

 
 
 

 
 

Figure 6:. North Perspective by PS Architect 

Figure 7:Context Plan - Google Earth (Northeast View) by PS Architect 
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4.0 POLICY ANALYSIS 
 

PROVINCIAL POLICY STATEMENT (2020) 
 
The Provincial Policy Statement (2020) promotes efficient development and land use 

patterns through intensification and redevelopment with densities that efficiently use 

land and resources. 

 

PPS policies supported by the subject application include: 

 

Land use patterns within settlement areas shall also be based on a range of uses and 

opportunities for intensification and redevelopment in accordance with the criteria in 

policy 1.1.3.3, where this can be accommodated. 

 

1.1.3.3 Planning authorities shall identify appropriate locations and promote 

opportunities for transit-supportive development, accommodating a significant 

supply and range of housing options through intensification 

and redevelopment where this can be accommodated taking into account 

existing building stock or areas, including brownfield sites, and the availability of 

suitable existing or planned infrastructure and public service facilities required to 

accommodate projected needs. 

 

1.1.3.4 Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating 

risks to public health and safety. 

 

1.1.3.5 Planning authorities shall establish and implement minimum targets for 

intensification and redevelopment within built-up areas, based on local 

conditions. However, where provincial targets are established through provincial 

plans, the provincial target shall represent the minimum target for affected areas. 
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1.1.3.6 New development taking place in designated growth areas should occur 

adjacent to the existing built-up area and should have a compact form, mix of 

uses and densities that allow for the efficient use of land, infrastructure and 

public service facilities. 

 

1.4 Housing 

1.4.1  To provide for an appropriate range and mix of housing options and densities 

required to meet projected requirements of current and future residents of the 

regional market area, planning authorities shall: 

 

a) always maintain the ability to accommodate residential growth for a minimum 

of 15 years through residential intensification and redevelopment and, if 

necessary, lands which are designated and available for residential development; 

and 

 

b) Always maintain where new development is to occur, land with servicing 

capacity sufficient to provide at least a three-year supply of residential units 

available through lands suitably zoned to facilitate residential intensification and 

redevelopment, and land in draft approved and registered plans. Upper-tier and 

single-tier municipalities may choose to maintain land with servicing capacity 

sufficient to provide at least a five-year supply of residential units available 

through lands suitably zoned to facilitate residential intensification and 

redevelopment, and land in draft approved and registered plans. 

 

1.4.2 Where an upper-tier municipality conducts planning: 

a) the land and unit supply maintained by the lower-tier municipality identified in 

policy 1.4.1 shall be based on and reflect the allocation of population and units by 

the upper-tier municipality; and 

b)  the allocation of population and units by the upper-tier municipality shall be 

based on and reflect provincial plans where these exist. 
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1.4.3  Planning authorities shall provide for an appropriate range and mix of housing 

options and densities to meet projected market-based and affordable housing 

needs of current and future residents of the regional market area by: 

 

a) establishing and implementing minimum targets for the provision of housing 

which is affordable to low- and moderate-income households and which 

aligns with applicable housing and homelessness plans. However, where 

planning is conducted by an upper-tier municipality, the upper-tier municipality 

in consultation with the lower-tier municipalities may identify a higher target(s) 

which shall represent the minimum target(s) for these lower-tier 

municipalities. 

b) permitting and facilitating: 

1. all housing options required to meet the social, health, economic and well-

being requirements of current and future residents, including special needs 

requirements and needs arising from demographic changes and employment 

opportunities; and 

2. all types of residential intensification, including additional residential units, 

and redevelopment in accordance with policy 1.1.3.3; 

c) directing the development of new housing towards locations where appropriate 

levels of infrastructure and public service facilities are or will be available to 

support current and projected needs; 

d) promoting densities for new housing which efficiently use land, resources, 

infrastructure and public service facilities, and support the use of active 

transportation and transit in areas where it exists or is to be developed. 

e) requiring transit-supportive development and prioritizing intensification, 

including potential air rights development, in proximity to transit, including 

corridors and stations; and 

f) establishing development standards for residential intensification, 

redevelopment and new residential development which minimize the cost of 

housing and facilitate compact form, while maintaining appropriate levels of 

public health and safety. 
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1.5.1 Healthy, active communities should be promoted by: 

a) Planning public streets, spaces and facilities to be safe, meet the needs of 

pedestrians, foster social interaction and facilitate active transportation and 

community connectivity. 

b) planning and providing for a full range and equitable distribution of publicly 

accessible built and natural settings for recreation, including facilities, 

parklands, public spaces, open space areas, trails and linkages, and, where 

practical, water-based resources; 

c) providing opportunities for public access to shorelines; and 

d) recognizing provincial parks, conservation reserves, and other protected 

areas, and minimizing negative impacts on these areas 

 

4.1.1 ANALYSIS OF THE PROVINCIAL POLICY STATEMENT 
(2020) 
 
With respect to the subject proposal, as designed, it provides for a significant 

redevelopment of an existing site that has been underutilized for many years. The 

proposed development will contribute to the growth of Pickering urban area and provide 

for intensification of underutilized land. The design of the project provides for a compact 

built form that properly addresses its strategic location and takes advantage of the fact 

that it can provide alternative built form residential development options in the area 

making full and efficient use of land, resources, infrastructure and public service 

facilities. The proposal is intended to contribute to the range of housing options in the 

Town, providing accessible and large family sized units. Through the proposed 

development standards for the project, because of the design and density of the 

development, land consumption will be minimized, and servicing will be cost effective 

due to economies of scale. The new development will contribute to meeting the 

minimum targets for the provision of housing and population growth set out by the 

province for this area while delivering a compact development that maintains 

appropriate levels of public health and safety. 
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4.2 GROWTH PLAN (2020) 

The Growth Plan for the Greater Golden Horseshoe, 2019 (the Growth Plan) provides 

overarching policy direction on a town-wide or Regional-scale, and places an emphasis 

on directing a significant portion of new growth to built-up areas of the community 

through intensification. The Growth Plan further provides for building compact, vibrant 

and complete communities by optimizing the use of existing and new infrastructure to 

support growth in a compact, efficient form. This is intended to be done through 

intensification and optimizing the use of the existing land supply. The direction is for the 

building of complete communities that are well-designed, offer exceptional potential for 

urban area growth and accommodating people at all stages of life and has the right mix 

of housing.  

 

Policies supported by the proposed development in The Places to Grow Growth Plan for 

the Greater Golden Horseshoe (2020) include: 

 

2.2.1 Managing Growth  

1. Population and employment forecasts contained in Schedule 3 will be used for 

planning and managing growth in the GGH to the horizon of this Plan in accordance 

with the policies in subsection 5.2.4.  

 

2. Forecasted growth to the horizon of this Plan will be allocated based on the following:  

a) the vast majority of growth will be directed to settlement areas that: 

 i. have a delineated built boundary; 

 ii. have existing or planned municipal water and wastewater systems; and  

iii. can support the achievement of complete communities;  

c) within settlement areas, growth will be focused in: 

 i. delineated built-up areas; 

 ii. strategic growth areas; 

 iii. Locations with existing or planned transit, with a priority on higher 

order transit where it exists or is planned; and 
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redeveloping existing areas, particularly along arterial roads.  Major Open Space Areas 

shall predominantly be for conservation use and recreational uses in urban areas. The 

open Space  

 

Housing 

4.1 Goal 

4.1.1 To provide a wide diversity of residential dwellings by type, size and tenure in 

Urban Areas to satisfy the social and economic needs of present and future residents of 

the Region.  

 

4.2 General Policies  

4.2.1  Policies that will enable a wide variety of housing by type, size and tenure in 

Urban Areas shall be contained within area municipal official plans.  

 

4.2.2 The maintenance and improvement of the existing housing stock shall be 

encouraged. 

 

4.2.3  The conversion of rental housing units to condominium tenure shall be 

discouraged.  

 

4.2.4  Regional Council shall require at least 25% of all new residential units produced 

within each area municipality, to be affordable to low and moderate income 

households.  

 

4.2.5  Regional Council shall, in consultation with the area municipalities and the 

Provincial Government, undertake a comprehensive study examining methods of 

achieving higher residential densities in Urban Areas, such as development 

standards, performance standards and intensification opportunities, with such 

study to form the basis for more detailed policies to be incorporated into the Plan 

by amendment.  
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4.2.6  The Region shall maintain the ability to accommodate residential growth in Urban 

Areas Region-wide, for a minimum of 10 years through intensification, 

redevelopment and if necessary, on lands designated and available for 

residential development, and a 3-year supply of residential units available 

through intensification and redevelopment and land in draft approved and 

registered plans of subdivision/condominium.  

 

4.3 Policies  

4.3.1  In the consideration of development applications, Regional Council shall, in 

conjunction with the respective area municipality, ensure that a wide range of 

housing is provided in Urban Areas. In areas outside of Urban Areas, housing 

choice shall largely be limited to single detached dwellings, consistent with the 

character of the area. 22 

 

4.3.2  Regional Council shall support opportunities to increase the supply of housing in 

Urban Areas through intensification, taking into account the adequacy of 

municipal services and the physical potential of the housing stock. Housing 

intensification shall include, but not be limited to, the following:  

a) the conversion of single detached dwellings into multiple residential units;  

b) the conversion of industrial or commercial buildings, or portions thereof, into 

residential units, in accordance with Policy 8C.2.16 and other objectives of this 

Plan;  

c) the creation of new residential units on vacant or underdeveloped lands 

through infilling in Urban Areas; and  

d) the creation of residential units above commercial uses, with preference being 

given to development located adjacent to arterial roads and/or in close proximity 

to transit routes. 

 

4.3.6  Regional Council shall promote the utilization of Federal and/or Provincial 

programs for the provision of assisted housing for families, seniors and special 

needs groups.  
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4.3.7  Regional Council shall regularly monitor the housing market, including the 

following: 

a) the range of housing types produced on new residential lands and through the 

intensification of previously developed, serviced lands, annually;  

b) house prices, by housing type, relative to the distribution of income within the 

Region, annually;  

c) new and innovative types of affordable housing, and the means by which 

affordable housing may be supplied;  

d) the provision of, and requirements for, special needs housing;  

e) progress in meeting established housing targets; and  

f) the adequacy of the supply of land, at least every 5 years.  

 

4.3.8 Councils of the area municipalities are encouraged to identify local needs and to 

adopt appropriate housing policies 

 

ANALYSIS OF DURHAM REGION OFFICIAL PLAN (2020) 
 
The proposed development is consistent with the applicable policies of the Durham 

Regional Official Plan, as it provides an appropriate intensification of underutilized 

lands. The proposed development meets the minimum intensification targets set forth in 

the Durham Official Plan. The development is consistent with the general development 

policies of 8.2.1 and 4.1 4.2 and 4.3, as it will provide residential intensification of a 

vacant site, which will increase the housing supply in the Region.  The proposed 

development represents compact urban form, with higher densities, which will help the 

Region reach population and employment forecasts. The location of the site adds to a 

mix of housing that will integrate with a new neighbourhood to the north while respecting 

the Rouge Park lands adjacent to the West. The site is within a short walking distance 

of the nearest major intersection at Finch Avenue and Altona Road which will provide 

future residents and users with greater access to the broader transit system, linking to 

other areas of the Town and Region.  
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(b) may zone lands designated Urban Residential Areas for one or more 

purposes as set out in Table 8, and in so doing will apply appropriate 

performance standards, restrictions and provisions, including those set out in 

Table 9;  

c) in establishing performance standards, restrictions and provisions for Urban 

Residential Areas, shall have particular regard to the following:  

(i) protecting and enhancing the character of established neighbourhoods, 

considering such matters as building height, yard setback, lot coverage, 

access to sunlight, parking provisions and traffic implications;  

(ii) restricting net residential densities to less than the maximums set out in 

Table 9 in response to provisions specified in a Part 3 Neighbourhood 

Plan (Chapter 12), or where neighbourhood character and/or 

environmental constraints warrant;  
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(iv) in accordance with Sections 16.17 and 16.18, permit the use of 

density transfers and bonuses, as further detailed in the Rouge Park 

Neighbourhood Development Guidelines;  

(v) require a road connection running from the north side of Finch Avenue 

to the west side of Rosebank Road; and  

(vi) require new development to have regard for the Rouge National Urban 

Park Management Plan; 

 

(b) encourage the retention of environmentally sensitive Provincially-owned lands 

within public ownership and the appropriate and timely disposition of Provincially-

owned lands outside of the Rouge National Urban Park that are not 

environmentally sensitive;  

 

 

 

 

 

 

 

 

Development and Subdivision Design 

 

14.5 City Council shall: 

(a)  encourage designs and patterns for streets and major aisles that provide  

appropriate access for vehicles, public transit, pedestrians and cyclists; create 

view corridors and vistas where appropriate; and allow adequate space for 

utilities and services; 

(b)  encourage designs of streets, major aisles, blocks and lots that create a public 

realm supporting comfortable and safe pedestrian activity and movement both 

within and beyond the development; 
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ARBORIST REPORT 

An Arborist Report was prepared in support of the proposed development by DA White 

Tree Care dated September 21, 2022.  It was determined that at least ninety (90) non-

exempt trees would be injured or removed to allow for the proposed residential 

development (Table 1, Fig. 1).   

 

Tree Protection: 

Trees would be protected by 1.2 m (4 ft) plywood and/or sediment fence (silt-fence) tree 

protection barriers. The barriers would extend along the margin of the wooded area 

that is to be retained.  

 

Off-site trees would be protected by 1.2 m (4 ft) plywood tree protection barriers or 2.4 

m (8 ft) wire-mesh construction fences. The barriers would be placed near the setback.  

The exception would be where the wooded areas to be retained extend into the subject 

site. These margins of the site would be protected by sediment control barriers.  

 

Replacement Trees: 

The Arborist Report suggested that a landscape plan is to be developed for the 1942 

Woodview Avenue property. Up to eighty (80) or more new trees may need to be 

provided for, as replacements for the trees that would be removed. The final number of 

replacement trees to be planted on the site is to be determined by the City of Pickering.  

The new trees would be of large calliper nursery grown stock. The trees would be 

transplanted according to municipal codes and bylaws. 

 

Trees would best be transplanted during the spring or autumn. Mid-summer 

transplanting should be avoided. These trees are to be maintained in good condition.  

Supplemental watering may be required during the drier periods of the year, especially 

during the first two or three years after their transplantation.  
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8.0 CONCLUSION 
The application for an Amendment to the Zoning By-law is to permit the re-development 

of 1942 Woodview Avenue with a low-rise residential development at an appropriate 

location within the Rouge Park Neighbourhood. 

 

The redevelopment of this site for townhouses will be an appropriate use of the subject 

lands in keeping with planned intensification and urbanization within the City of 

Pickering.  

 

Respectfully submitted by: 

 

 

MPLAN INC. 

 
 
Per: Michael S. Manett, MCIP, RPP.   November 17, 2023 
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