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PROPOSED AMENDMENT NO. 91 TO THE WHITBY OFFICIAL PLAN 

 
PURPOSE: The intent of this Amendment is to incorporate policies in the 

Official Plan that establishes the basis for development in the 
West Whitby Secondary Plan Area.  

 
LOCATION: The West Whitby Secondary Plan Study Area is bounded by 

Lyndebrook Road to the north, Whitby’s existing Built Boundary to 
the east (west of Lynde Creek), Highway 401 to the south, and 
Lake Ridge Road to the west. The 1,475 hectare area is 
predominantly rural with some residential and commercial uses. 
Dundas Street West, Rossland Road and Taunton Road West and 
Highway 401 are the main east-west corridors. Lake Ridge Road is 
the only major north-south road and it serves as the Whitby/Ajax 
municipal boundary. 

 
 The Secondary Plan Study Area includes lands that are within the 

Greenbelt Plan established by the Province of Ontario. The 
Greenbelt Plan area has a land area of 505 hectares or 34% of 
the Secondary Plan Study Area. The Secondary Plan Study Area 
also includes approximately 75 hectares of Major Open Space 
Area that are not within the Town's urban boundary. These lands 
are located on the north and south sides of Taunton Road to the 
west of the Highway 407 West Durham Link (WDL). The WDL is 
planned to connect the proposed Highway 407 to the north with 
Highway 401.  The total area of the WDL within the Secondary 
Plan Study Area is 257 hectares, or 17% of the Secondary Plan 
Study Area. 

 
BASIS: Overview 
  
 The intent of the Amendment is to include appropriate land use 

policies and designations in the West Whitby Secondary Plan 
Area to: 
 

i) Ensure that sufficient land is available to meet the short 
and long-term needs of the municipality; 

ii) Provide for the logical and sequential extension of 
municipal services; 

iii) Provide a range and mix of housing types and affordability; 

iv) Provide for a development pattern that encourages 
increased transit use and promotes vibrant, healthy 
communities;  
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v) Incorporate the results of the Background Urban Planning 
Studies completed in 2008, as well as recent Provincial 
and Regional planning initiatives, including the Growth 
Plan for the Greater Golden Horseshoe, and the Durham 
Region Official Plan, as amended through Regional Official 
Plan Amendment #128 (‘Growing Durham’); and, 

vi) Incorporate the technically preferred alignment of the West 
Durham Link and Transitway Corridor and the preferred 
Coronation Road alignment from Dundas Street to 
Taunton Road, all from the completed Highway 407 East 
Environmental Assessment.  

 Existing Land Use 

 Existing land uses within and directly adjacent to the Secondary 
Plan Study Area on the north, south and west sides are 
predominantly agricultural and include some rural residential and 
commercial uses. The Heber Down Conservation Area lands, 
owned by the Central Lake Ontario Conservation Authority, are 
located in the northeast corner of the study area. Almond Village, 
an established rural residential area, is located east of Lake Ridge 
Road, between Highway 401 and Dundas Street.  

 
 Existing, land and floor space extensive and auto-related 

commercial uses are concentrated along Dundas Street West 
approaching Lake Ridge Road. The Secondary Plan Study Area is 
bordered to the east by residential subdivisions. Cullen Central 
Park is located in the northeast portion of the Secondary Plan 
Study Area, at the corner of Taunton Road West and Cochrane 
Street.  Greenbelt Plan lands are located to the west in the Town 
of Ajax. 

 
 The residential area located to the east of the Secondary Plan 

Study Area represents a conventional suburban form, with a street 
pattern of crescents and local streets connecting to major and 
minor arterials.  Bonacord Avenue and Twin Streams Road are 
existing mid-block arterials that have been designed and planned 
to extend westwards into the Secondary Plan Study Area. The 
predominant built form consists of single detached lots, with 
longer blocks and a network of parks and open spaces located 
alongside the Lynde Creek waterway system. 

 
 POLICY CONTEXT 
 
 Provincial Policy 
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 The Province’s Growth Plan, Greenbelt Plan and the Provincial 
Policy Statement provide much of the basis for the future 
development of the Secondary Plan Area.  

 
 The Places to Grow: Growth Plan for the Greater Golden 

Horseshoe 
 
 The Growth Plan has a significant impact on future land use within 

the West Whitby Secondary Plan Area, as it requires the 
development of compact and transit-supportive communities at 
higher densities.   

 
 The Provincial Government adopted the Places to Grow Act in 

June 2005.  The Act provides a framework for the adoption of 
regional-scale Growth Plans.  The first of these, the Growth Plan 
for the Greater Golden Horseshoe (GGH), was adopted by 
Regulation in June 2006.  The Growth Plan contains a vision for 
the GGH, including the Region of Durham, to the year 2031. This 
vision is described through a series of maps and text, and 
contains policies dealing with the essential aspects of the Plan.  
The Plan contains specifics on where and how the area will grow 
and the infrastructure that may be needed to support that growth.  
Sections of the Plan also deal with the natural heritage system, 
agricultural system, rural areas and mineral aggregate resources. 

 
 The Growth Plan establishes the following: 
 

1. Population, household and employment forecasts to 2031 
for each upper-tier jurisdiction; 

2. General intensification figures for 'built-up areas'; 

3. Rural Area policies that govern the use and protection of 
prime agricultural areas; and, 

4. A conceptual transportation network consisting of ‘future 
economic corridors’ and ‘higher order transit’ for moving 
people and goods. 

 The Growth Plan requires that a minimum of 40% of all new 
dwelling units between 2015 and 2031 be built within the already 
built-up areas of single-tier cities and upper-tier regions and 
counties across the region.  The remaining 60% can be 
accommodated within Greenfield areas. 

 
 The Region of Durham’s Official Plan Amendment 128 (ROPA 

128) is intended to implement the Growth Plan and it provides for 
the development of 34,375 new dwelling units in total in the Town 
between 2006 and 2031.  This translates into an anticipated 



 

Town of Whitby  4 
Official Plan Amendment 91 (West Whitby Secondary Plan)  June 2, 2010 

population of 192,860 in 2031.  The estimated population in 
Whitby in 2011 is 124,990. 

 
 Given that there were 37,260 dwelling units in Whitby in 2006, the 

effect of ROPA 128 is to almost double the number of dwelling 
units and population in the Town by 2031.  Almost half of this 
development (14,488 new dwelling units) – will have to be 
accommodated in Whitby’s existing built-up area (45%  of the total 
number of units allocated).  The remainder of the expected 
dwelling units shall be developed on lands that are outside of the 
Built Boundary, on lands including those set aside for 
development in the West Whitby Secondary Plan Study Area and 
in the Brooklin area. 

 
 One of the more significant policies in the Growth Plan is Section 

2.2.7, which indicates that within Greenfield areas such as West 
Whitby, new development shall have a minimum density of 50 
persons and jobs per hectare.  This density is to be measured 
across all of the lands to be developed across the entire upper tier 
jurisdiction, after subtracting lands that are considered to be 
environmentally significant and if the lands are identified as such 
within the Official Plan. 

 
 While this minimum density is intended to be measured and 

applied across the entirety of the Region of Durham, meaning that 
some areas could have a higher density and others could have a 
lower density, the recently adopted ROPA 128 indicates that the 
minimum density of all designated Greenfield areas in the Region 
of Durham shall be 50 persons and jobs per hectare. 

 
The Greenbelt Plan  

 The Greenbelt Plan applies to an area north of Taunton Road 
West to Lyndebrook Road, as well as within a north-south corridor 
along Lake Ridge Road South to the south  towards Lake Ontario 
and west into the Town of Ajax. These lands are designated 
Protected Countryside and portions are also included within the 
Natural Heritage System. Such lands include the most sensitive or 
significant natural features and functions that must be managed 
as an integrated system.  

 
 Given that the Town is currently updating its Official Plan, this 

Amendment does not include policies that apply to the lands 
subject to the Greenbelt Plan within the Secondary Plan Study 
Area, which means that any future land use and infrastructure 
decisions affecting lands within the Greenbelt Plan Area shall be 
subject only to the Greenbelt Plan. 
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 There are a number of policies within the Greenbelt Plan that deal 
with infrastructure, and these policies permit major highways and 
rail-lines such as the West Durham Link in the Greenbelt Plan 
area. Similarly, any sewer and water infrastructure is also 
permitted to cross lands within the Greenbelt Plan area subject to 
an Environmental Assessment. Lastly, stormwater management 
ponds are permitted within the Protected Countryside, provided 
they are not located within key natural heritage features or key 
hydrologic features or their vegetation protection zones. The 
Greenbelt Plan also permits naturalized stormwater management 
ponds within a vegetation protection zone of any abutting key 
natural heritage feature or key hydrologic feature provided the 
facility is a minimum of 30 metres away from the edge of the river 
or stream. 

 
 The Provincial Policy Statement 
 
 The new PPS came into effect on March 1, 2005. The basis of the 

new PPS is to build strong communities, protect the environment 
and resources and support a strong economy.  A number of 
Provincial interests are identified in the vision section and they 
include the wise management of growth, the wise use and 
management of the Province’s resources and protecting the long-
term health and safety of the population as set out below.  

 
 “the Provincial Policy Statement focuses growth within settlement 

areas and away from significant or sensitive resources and areas 
which may pose a risk to public health and safety.  It recognizes 
that the wise management of development may involve directing, 
promoting or sustaining growth.  Land use must be carefully 
managed to accommodate appropriate development to meet the 
full range of current and future needs, while achieving efficient 
development patterns. 

 
 Efficient development patterns optimize the use of land, resources 

and public investment in infrastructure and public service facilities.  
These land use patterns promote a mix of housing, employment, 
parks and open spaces and transportation choices that facilitate 
pedestrian mobility and other modes of travel.  They also support 
the financial well-being of the Province and municipalities over the 
long term, and minimize the undesirable effects of development, 
including impacts on air, water and other resources.  Strong, 
liveable and healthy communities enhance social well-being and 
are economically and environmentally sound. 

 
 The Province’s natural heritage resources, water, agricultural 

lands, mineral resources and cultural heritage and archaeological 
resources provide important environmental, economic and social 
benefits.  The wise use and management of these resources over 
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the long term is a key provincial interest.  The Province must 
ensure that its resources are managed in a sustainable way to 
protect essential ecological processes and public health and 
safety, minimize environmental and social impacts, and meet its 
long-term needs. 

 
 It is equally important to protect the overall health and safety of 

the population.  The Provincial Policy Statement directs 
development away from areas of natural and human-made 
hazards, where these hazards cannot be mitigated.  This 
preventative approach supports provincial and municipal financial 
well-being over the long term, protects public health and safety, 
and minimizes cost, risk and social disruption.” 

 
 Section 4.0 of the PPS states that “in implementing the Provincial 

Policy Statement, the Official Plan is the most important vehicle 
for its implementation.”  It is further stated that:  

 
 “Municipal Official Plans shall identify provincial interests and set 

out appropriate land use designations and policies.  Municipal 
Official Plans should also coordinate cross-boundary matters to 
complement the actions of other planning authorities and promote 
mutually beneficial solutions. 

 
 Municipal Official Plans shall provide clear, reasonable and 

attainable policies to protect provincial interests and direct 
development to suitable areas. 

 
 In order to protect provincial interests, planning authorities shall 

keep their Official Plans up-to-date with this Provincial Policy 
Statement.  The Policies of this Provincial Policy Statement 
continue to apply after adoption and approval of a municipal 
Official Plan.” 

 
 As a result, there is an expectation that the Town of Whitby will 

implement the applicable policies of the PPS.  One of the more 
significant policies to consider in the context of the West Whitby 
Secondary Plan is Policy 1.1.3.2 of the PPS that establishes the 
basis for how urban areas will develop: 

 
 Land use patterns within settlement areas shall be based on:  
 

a) densities and a mix of land uses which:  

1. efficiently use land and resources;  

2. are appropriate for, and efficiently use, the 
infrastructure and public service facilities which are 
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planned or available, and avoid the need for their 
unjustified and/or uneconomical expansion; and  

3. minimize negative impacts to air quality and climate 
change, and promote energy efficiency in accordance 
with policy 1.8; and  

b  a range of uses and opportunities for intensification and 
redevelopment in accordance with the criteria in policy 
1.1.3.3.  

 Policy 1.1.3.7 of the PPS also builds upon this same theme and it 
states that "new development taking place in designated growth 
areas should occur adjacent to the existing built-up area and shall 
have a compact form, mix of uses and densities that allow for the 
efficient use of land, infrastructure and public service facilities." 

 
 Given that the Secondary Plan Area includes a Prestige Industrial 

area that is focused on the West Durham Link, Policy 1.3.1 below 
provides the basis for the future planning of this area: 

 
1.3.1 Planning authorities shall promote economic development 

and competitiveness by:  

a)  providing for an appropriate mix and range of 
employment (including industrial, commercial and 
institutional uses) to meet long-term needs;  

b)  providing opportunities for a diversified economic base, 
including maintaining a range and choice of suitable 
sites for employment uses which support a wide range 
of economic activities and ancillary uses, and take into 
account the needs of existing and future businesses;  

c)  planning for, protecting and preserving employment 
areas for current and future uses; and  

d)  ensuring the necessary infrastructure is provided to 
support current and projected needs.  

 Lastly, the PPS also provides direction on the promotion of 
healthy and active communities in Policy 1.5.1 a) and b) as 
set out below: 

 
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, and facilitate 
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pedestrian and non-motorized movement, including but 
not limited to, walking and cycling;  

b)  providing for a full range and equitable distribution of 
publicly-accessible built and natural settings for 
recreation, including facilities, parklands, open space 
areas, trails and, where practical, water-based 
resources;  

 There are a number of other policy directions on infrastructure and 
public service facilities in Policy 1.6, on energy and air quality in 
Policy 1.8 and on the wise use and management of resources in 
Policy 2.0 that also need to be taken into account in the long term 
planning for West Whitby.  

 
 Regional Policy 
 
 The Region of Durham recently completed its mandated Growth 

Plan Implementation Study termed “Growing Durham” to 
determine key directions for future amendments to the Regional 
Official Plan (ROP). This conformity exercise, which resulted in 
the adoption of Regional Official Plan Amendment 128 (ROPA 
128) to the Durham Regional Official Plan (DROP) by Regional 
Council, provides the basis for many of the policies to be applied 
by this Amendment in the West Whitby Secondary Plan Area. 

 
 The 1993 Durham Regional Official Plan had designated a 

majority of the West Whitby Secondary Plan Study Area as Major 
Open Space, with the eastern edge of the Secondary Plan Study 
Area along Lynde Creek being designated Living Area. A 
residential area in the southwest corner of the Secondary Plan 
Study Area, known as Almond Village, was designated a Hamlet. 
A small area in the south-eastern corner, along Highway 401, was 
designated Employment Area (Special Policy Area D). The 
northeast corner of the Secondary Plan Study Area, near the 
intersection of Taunton Road West and Cochrane Street/Country 
Lane, was recognized as a Regional Node C. This area includes 
the Country Lane Golf Course, Sheridan Nurseries and the former 
Cullen Gardens and Miniature Village. 

 
 In order to accommodate the growth targets established by the 

Growth Plan, ROPA 128 also expands the urban area boundary 
north from Taunton Road to the Greenbelt Plan boundary, from 
the east arm of Lynde Creek to the west branch. The urban area 
boundary is also expanded west of the west arm of Lynde Creek, 
north of Taunton Road West, and west to the technically 
recommended route of the Highway 407 West Durham Link. On 
the west side of the Highway 407 West Durham Link, the urban 
area boundary is expanded around the existing residential area of 
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Almond Village and further north to include a newly designated 
Prestige Industrial area. 

 
 ROPA 128 also includes the technically recommended route of 

the Highway 407 and two north-south freeway/transitway links 
between Highways 407 and 401. One of these is the West 
Durham Link, which runs directly through the Secondary Plan 
Study Area and is recognized as a key economic driver for 
Whitby. 

 
 In the 1993 Durham Region Official Plan as amended, land use 

designations for the corridor now determined as the technically 
recommended route for the Highway 407 link were deferred (Area 
D3). ROPA 128 now includes designations for all of the lands 
within Area D3. 

 
 To recognize the role of the WDL in promoting economic 

development in Whitby, lands along the east side of the link have 
been designated as Prestige Industrial or re-designated from 
Major Open Space Areas to Prestige Industrial Areas. The Special 
Policy Area D designation has been removed in the southeast 
corner of the Study Area, however, the lands remain designated 
Prestige Industrial Areas. 

 
 ROPA 128 maintains the Major Open Space designation for lands 

north of Rossland Road between the WDL and Lake Ridge Road 
North. These lands have an area of approximately 69 hectares 
and are not within the Greenbelt Plan area and also not identified 
as being within the urban area by ROPA 128. These lands were 
not required to meet the growth targets established by ROPA 128. 
While these lands are designated as such, they continue to be 
included within the West Whitby Secondary Plan Study Area 
boundary. Major Open Space Areas within the expanded Urban 
Area boundary between Rossland Road and Dundas Street have 
been redesignated from Major Open Space Areas to Prestige 
Industrial Areas. 

 
 Lands within the expanded urban area boundary north of Taunton 

Road have been designated Living Areas or re-designated from 
Major Open Space Areas to Living Areas. The Living Areas 
designation continues south of Taunton Road to Dundas Street. 
Previously designated as a Hamlet, Almond Village is now 
designated as part of the Living Area. Regional Corridor 
designations have also been added to Taunton Road from the 
eastern boundary of the Study Area to the WDL, and along 
Dundas Street from the WDL to Lake Ridge Road. The Regional 
Corridor designations require higher densities to support transit 
and the establishment of complete communities. 
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 Municipal Policy 
 
 The West Whitby Secondary Plan is one component of the Town’s 

comprehensive Official Plan review, designed to bring the Town’s 
Official Plan in line with ROPA 128 as adopted by Regional 
Council on June 3, 2009.  

 
 The existing Official Plan identifies a majority of the West Whitby 

Secondary Plan Study Area as a Future Urban Development 
Area, subject to Deferral (D6). This designation and the deferral 
that is associated with it were applied in advance of knowing the 
outcome of the Highway 407 Environmental Assessment in the 
1990’s. However, given that the designation was deferred, the 
designations from the 1974 Official Plan continue to apply.  This 
Amendment will have the effect of replacing all of the existing land 
use designations in the Whitby Official Plan that apply to the 
Secondary Plan Area, with the exception of the Major Open Space 
designation that applies to those lands also designated Major 
Open Space which are outside of the urban boundary according to 
the Region of Durham Official Plan.  The designation of the lands 
subject to the Greenbelt Plan is also not being changed by this 
Amendment. 

 
 OTHER FACTORS CONSIDERED IN PREPARING 

SECONDARY PLAN  
 
 Coronation Road Alignment 
 
 The alignment of Coronation Road from Dundas Street to Taunton 

Road was included in the Highway 407 East Environmental 
Assessment as a replacement for Halls Road, which will be 
displaced by WDL. As part of this assessment, special meetings 
were held to review opportunities to fine tune the alignment to the 
west, where possible, while maintaining engineering design 
standards, and considering costs, the environment, drainage and 
servicing. The alignment endorsed by Council is incorporated into 
the Official Plan by this Amendment. 

 
 Cullen Central Park Master Plan 
 
 The Town of Whitby purchased Cullen Central Park in 2006. The 

area currently functions as a public park and community 
recreation facility for private and public functions and summer 
camps for children.  With an area of 85.5 acres (34.6 ha.), Cullen 
Central Park is located in the north-eastern portion of the 
Secondary Plan Study Area, on the west bank of the Lynde Creek 
valley, with frontage on Taunton Road.  
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 In May 2009, the final phase of the Cullen Central Park Master 
Plan Study was completed, including recommendations for future 
uses for the property. As a result, the Town is in the process of 
amending the Official Plan and Zoning By-law to include policies 
that support meeting the objectives of offsetting operational costs, 
providing economic development opportunities, maintaining 
natural and heritage features of the site, and meeting community 
recreational needs.  

 
 The West Whitby Secondary Plan boundary has been revised to 

exclude the Cullen Central Park lands and the adjacent valley 
lands to the north and east, which are already designated for 
Environmental Protection purposes by the Official Plan.  

 
 Other Supporting Studies 
 
 In addition to incorporating Provincial and Regional policy into the 

Town of Whitby Official Plan by this Amendment, a number of 
studies were completed to provide guidance on the siting of land 
uses and the conditions under which development would occur 
within the West Whitby Secondary Plan Study Area.  Studies 
completed in this regard include: 

 
· A Stage 1 Archaeological Assessment 

· A review of the Built Heritage and Cultural Heritage 
Landscapes in the Secondary Plan Study Area; 

· An Environmental Background Review; 

· A Transportation Review; and, 

· A review of servicing and storm water management. 

 A summary of the above Background Studies is included within 
Appendix 1 to this Amendment. An executive summary of each of 
the above studies is below: 

 
 Stage 1 Archaeological Assessment 
 
 Recent Stage 2 archaeological surveys carried out along the 

Technically Planned Route for the 407 West Durham Link corridor 
resulted in the discovery of 11 archaeological sites, of which nine 
are Euro-Canadian and two are pre-contact. No archaeological 
sites have been registered within the balance of the Secondary 
Plan Area. 

 
 A review of historical information resulted in the identification of 

the general locations of over 50 nineteenth century farmstead 
complexes, as well as several saw and grist mills (many of which 
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no longer exist, however, the location may be used as an indicator 
for archaeological potential). Further fieldwork revealed that the 
greater part of the Secondary Plan Study Area consists of 
agricultural/Greenfield lands that are minimally disturbed. A 
general model of the distribution of lands exhibiting archaeological 
potential was developed for the Secondary Plan Study Area, 
revealing a zone of archaeological potential covering 
approximately 86% of the Secondary Plan Study Area. 

 
 As a result, developments within the West Whitby Secondary Plan 

Area may require a Stage 2 archaeological assessment in 
accordance with the Ministry of Culture’s Standards and 
Guidelines for Consultant Archaeologists (Draft 2006). Should any 
First Nations archaeological resources be identified in the course 
of future, more extensive archaeological assessments of the 
Secondary Plan Area, meaningful consultation with those First 
Nations groups should be conducted. 

 
 Built Heritage and Cultural Heritage Landscapes 
 
 The West Whitby Secondary Plan Study Area contains a diverse 

range of built heritage resources and cultural heritage landscapes. 
The team carried out a review of listed and municipally designated 
properties, historical and topographical mapping and other 
relevant studies, as well as a windshield survey to identify built 
heritage and cultural heritage landscapes. 

 
 There is one municipally designated property located at Cullen 

Central Park (the Lynde House) and nineteen properties listed as 
“significant”. In addition, non-listed built heritage and cultural 
heritage landscapes were identified by the study team, including a 
set of five, abandoned hydroelectric transmission towers, a 
number of rural roadscapes and several farm complexes and 
heritage structures. The team also noted that the construction of 
the 407 EA - West Durham Link would result in the loss, through 
displacement, of eleven built heritage resources and cultural 
heritage landscapes, as well as disruption effects to five cultural 
heritage resources. 

 
 Environment 
 
 The environmental background review identifies the natural 

heritage features and functions; specific attributes of the physical, 
ecological and hydro-geological systems; and, constraints and 
opportunities for future development. The main environmental 
features within the West Whitby Secondary Plan Study Area 
include the Lake Iroquois Beach, which provides base flow 
contributions to Lynde Creek and its tributaries, an extensive 
Provincially Significant Wetland in the northeast corner of the 
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Secondary Plan Study Area, a Provincially Significant Wetland 
south of Dundas Street near the 401, and the wooded areas along 
the stream valleys and connected tableland units which provide 
significant habitat for forest vegetation and wildlife as well as 
north-south corridors for wildlife migration. 

 
 An Environmental Sensitivity map was prepared based on the 

geological and ecological mapping of the Secondary Plan Study 
Area, which assigns a level of sensitivity of these areas to 
development as very high sensitivity, high, moderate or low 
constraints. Very High Sensitivity areas include valleys, 
woodlands on the beach aquifer, large woodlands (particularly 
associated with streams and/or wetlands) and wetlands. High 
Sensitivity areas are the Lake Iroquois beach deposits and 
connecting wetland features. Moderate Sensitivity areas consist of 
narrow steep drumlins, fill areas and areas of high water table, 
usually associated with stream courses in glacial till and in low 
areas on the beach. Low Sensitivity areas are the modified till 
plains and glaciolacustrine silt and clay deposits. 

 
 Development applications adjacent or in proximity to areas of very 

high sensitivity will require submission of a full Environmental 
Impact Study. These studies should provide site-specific 
conditions of the natural environment and measures 
recommended to protect and enhance the significant 
environmental features, attributes and functions, which will also 
identify buffer areas. 

 
 One of the objectives of all development proposals should be the 

maintenance of post development recharge to pre-development 
conditions in order to maintain the function to the groundwater 
system and natural environment features (e.g. streams and 
wetlands). Development plans should identify significant 
environmental features and functions and recommend suitable 
measures to ensure an appropriate level of protection. 

 
 Transportation 
 
 The transportation review provides a summary of existing and 

future road, transit, and cycling and trail networks, including an 
assessment of existing conditions and planned improvements. 

 
 A key transportation issue is the development of the Highway 407 

- West Durham Link, which will significantly alter the Secondary 
Plan Area. The Highway 407 – West Durham Link will bisect West 
Whitby east of Lake Ridge Road removing a significant amount of 
the developable lands and creating a physical barrier between the 
east and west. The realignment and extension of Coronation Road 
between Taunton Road and Dundas Street is intended to 
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compensate for local roadway capacity that is being removed (i.e. 
existing Halls Road). As a result, Coronation Road as re-aligned 
will serve as the primary north-south spine in West Whitby. 

 
 The Highway 407 - West Durham Link will also create a large 

physical barrier through the Secondary Plan Area. This limits 
connectivity in the transportation network and limits access 
(pedestrian and cyclist) to land uses and the proposed transitway 
located on the west side of the WDL. Arterials crossing the WDL 
should ensure that appropriate pedestrian and cyclist facilities are 
in place to increase the real and perceived level of safety when 
crossing interchanges. 

 
 The proposed widening of additional roads, including Highway 

401, Lake Ridge Road and Taunton Road, will add capacity to the 
transportation network through West Whitby, however, the 
planned widening of Highway 401 east of Lake Ridge Road will 
limit the opportunity to extend Burns Street to Coronation Road 
(as identified in the Town’s existing Official Plan). 

 
 Servicing and Stormwater Management 
 
 The servicing review provides a summary of existing water, 

wastewater and stormwater infrastructure servicing the Secondary 
Plan Study Area and identifies key issues and directions to be 
considered. 

 
 In general, water servicing is not identified as a significant 

constraint to development as a result of existing infrastructure and 
planned improvements. There is currently no wastewater or 
stormwater servicing within the Secondary Plan Study Area. The 
Region’s plans to optimize and enhance the use of existing 
facilities will free up capacity and support the development of 
West Whitby; however, various issues will need to be examined 
prior to development occurring. Flooding is a significant concern in 
three areas in particular: in the vicinity of Michael Boulevard, north 
of the 401 in the south-eastern portion of the Study Area; 
upstream of the CNR tracks; and along existing east-west 
roadways. 

 
 An area of floodplain that has the potential to be reduced in size 

has been identified. This area, located to the north of Rossland 
Road, is to be reviewed further to determine how other 
infrastructure improvements in the area could improve the flow of 
water in the area, thereby freeing up the floodplain lands for 
development. This Amendment includes policies that will establish 
the basis for carrying out this review. 

 
 Urban Structure 
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 Table A below shows how land uses are to be distributed in the 

West Whitby Secondary Plan Study Area in accordance with 
Provincial and Regional policy, the decisions made on the West 
Durham Link and the natural heritage features that have been 
identified. 

 
 Table A: Summary of Land Use 

LAND USE WITHIN THE STUDY AREA Hectares 
% of 

TOTAL 
Highway ROW – West Durham Link 257.0 17.4 
CPR ROW 4.7 0.3 
Greenbelt Area 505.0 34.2 
Natural Heritage Features 
(outside of the Greenbelt) 

109.8  7.4 

Open Space 74.5 5.0 
Living Area (as per ROPA 128) 351.0  24.0 
Employment Area (as per ROPA 128) 158.6 10.7 
Commercial Area 6.0 0.4 
Area Subject to OPA 86 9.0 0.6 
TOTAL AREA 1,475.6 100 

 
 Density Assumptions 
 
 The Growth Plan requires that new Greenfield areas be planned 

to have a minimum density of 50 persons and jobs per hectare. 
Implicit in the Growth Plan is the desire on the part of the Province 
to mix employment and residential uses together.  However, this is 
not always possible since large areas of land are customarily set 
aside only for employment uses in the Greater Golden Horseshoe.  
The West Whitby Study Area is no exception in this regard, where 
a significant amount of employment land has been identified by 
ROPA 128 adjacent to the West Durham Link. 

 
 Given that a density of 27 jobs per gross hectare (37 persons per 

net hectare) has been identified as a target in the Region's 
employment areas by ROPA 128, the density of development on 
the remaining residential land will need to be increased to ensure 
that, over all, a minimum target of 50 persons and jobs is 
achieved.  

 
 The Growth Plan (Section 2.2.7.3) indicates that the density target 

shall be net of environmental and hazard features which are 
identified in an Official Plan or Provincial Plan, and where the 
applicable Provincial Plan or Policy statement prohibits 
development. Lands outside of the urban area are also not being 
counted, such as the Open Space area identified by ROPA 128 
and the limits of the West Durham Link Right-of-Way, which has 
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an area of 257 hectares. Lands subject to the Greenbelt Plan are 
also not counted. Based on the above, Table B below establishes 
what the minimum density target is for the West Whitby 
Secondary Plan Area.   

 
 
 TABLE B – Minimum Density Target for West Whitby 

A.  Land Area not Included in Calculating 
Minimum Density Target  Hectares 

 % of 
TOTAL 

Natural Heritage Features 110 17.3 

B.  Land Area Included in Calculating 
Minimum Density Target  Hectares 

 % of 
TOTAL 

CPR ROW 4.7 0.7 
Open Space 5.5 0.9 
Living Area 350.5 55.2 
Commercial Area 6.0 0.9 
Employment Area 158.5 25.0 

Sub-total 525.2 82.7 

TOTAL 635.2 100 
Minimum Density Target (50 persons and 
jobs) 26,250   

 Note:  The Potential Floodplain Reduction Area that has the 
potential to be reduced in size is included as developable 
land, consisting of approximately 22 hectares of Living Area 
and approximately 31 hectares of Employment Area 

 
 On the basis of the above, density calculations result in the need 

to plan for approximately 26,250 persons and jobs in West Whitby.  
 
 While it is simple to derive the number of employees in an 

employment area, it is very difficult to determine how many other 
jobs there will be in residential areas, such as in retail stores, 
schools, institutional uses and offices.  As a result, determining 
the impact of these jobs on the minimum density target is 
speculative. However, based on work completed for the Town of 
Markham, it has been assumed that there is approximately 1 retail 
and service commercial job per 14 residents.  However, not all of 
these jobs would be where the new residential development is 
located and as a result, it is assumed that only 50% of this amount 
(or 1 job per 28 residents) may actually be created in any new 
residential area to serve their needs. 

 
 What the Density Assumptions mean in terms of Built Form 
 
 The target number of people and jobs to be planned for will have a 

significant impact on built form, resulting in a mix of singles, semi-
detached, townhouses and apartments. There are a number of 
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ways to increase density, with many of them having an impact on 
built form and urban structure: 

 
· The proportion of single detached housing units is required to 

be decreased and the proportion of medium and higher 
density housing units increased, which means that less land is 
required for housing and more units are created. 

· Lot sizes, particularly for single detached dwellings are 
required to be reduced to provide the potential for more single 
detached dwellings to be located on a street. This decrease in 
lot frontages may also have to be accompanied by a decrease 
in the lot depth. 

· The sizes of some of the dwelling units themselves, no matter 
the housing form, are required to be reduced to provide for the 
creation of more dwellings. 

· The proportion of land devoted to surface parking is required 
to be reduced through the provision of structured or 
underground parking, which has the effect of providing 
additional room or space for new dwelling units. 

· Planning for common parking areas is required to further 
reduce the amount of land required for individual driveways in 
lower density residential neighbourhoods. 

· Integrating the majority of commercial uses with residential 
uses and avoiding standalone retail uses shall be required to 
provide more space for dwelling units and the more efficient 
use of land. 

 Elements of the Urban Structure 
 
 There are a number of fixed elements in the Secondary Plan 

Study Area that cannot be changed through the West Whitby 
Secondary Plan Area. These include: 

 
· The location of the West Durham Link; 

· The Urban Area Boundary established by ROPA 128; 

· The location of the to be realigned Coronation Road between 
Taunton Road and Dundas Street; 

· The boundary of the Greenbelt Plan; 

· The location of the CPR Right-of-Way; and, 

· The location of environmental areas that are considered to be 
non-developable. 
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 In addition to the above, ROPA 128 clearly identifies both Dundas 
Street and Taunton Road as Regional Corridors.  In addition, it 
has already been agreed that Coronation Road would serve as 
the land use separator between employment areas and residential 
areas. Lastly, the Town’s current Official Plan anticipates that 
Bonacord Avenue would be extended to Halls Road, which is now 
planned to be partially eliminated as a consequence of the 
construction of the WDL. 

 
The following is a summary of the intended use and form of 
Centres and Corridors based on ROPA 128. According to ROPA 
128, Regional Corridors (Dundas Street and Taunton Road) are 
intended to: 

 
· Be the site of a range of higher density mixed uses; 

· Promote public transit ridership through well designed 
development, having a mix of uses at higher densities; 

· Incorporate sensitive urban design that orients development to 
the corridor and which is complemented by the consolidation 
of access points; 

· Preserve and enhance cultural heritage resources; 

· Support pedestrian oriented development; and, 

· Provide efficient links to the Regional Centres (which in this 
case would be Downtown Whitby on Dundas Street and the 
intersection of Brock Street and Taunton Road). 

 Living Areas within the Regional Corridor that are appropriate for 
higher density-mixed use development should support an overall, 
long-term density target of 60 residential units per gross hectare 
and a floor space index (FSI) of 2.5 according to ROPA 128 with 
an FSI of 2.5. This density would provide for the development of 
buildings that are between three and six storeys (apartments and 
townhouses).   

 
 In addition, Regional Corridors are intended to: 
 

· Provide higher residential densities that support higher-order, 
regional transit services; 

· Be the site of only a limited amount of surface parking, with 
most of the parking being located in structures or 
underground; and, 

· Have a minimum depth of 45 metres. 
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 Employment Corridors according to ROPA 128 are portions of 
Employment Areas within 100 metres of Regional Corridors, and 
which are in close proximity to higher order transit stations. In the 
case of the West Whitby Secondary Plan Study Area, these 
Corridors exist along Dundas Street and Taunton Road. The 
density target for Employment Corridors is 30 employees/net 
hectare with the average density target being 40-80 
employees/net hectare.  

 
 Local Centres, as designated by area municipal plans, are based 

on a hierarchy of urban, community and neighbourhood centres 
as follows according to ROPA 128: 

 
 Urban Centres (considered to be Urban Central Areas by the 

Town of Whitby Official Plan): 
 

· Are similar to, but smaller in scale, than Regional Centres; 

· Should be the site of a range of residential, commercial and 
institutional uses; 

· Should support an overall, long-term density target of 30 
residential units per gross hectare and FSI of 2.0; and, 

· Should provide a range in built form, generally mid-rise in 
height, with some lower and higher buildings. 

Community Centres (considered to be Community Central Areas 
by the Town of Whitby Official Plan): 
 
· Are similar to, but smaller in scale, than Major Central Areas; 

and; 

· Shall serve small segments of urban areas through the 
provision of uses that complement those offered in Urban 
Centres. 

Neighbourhood Centres (considered to be Local Central Areas by 
the Town of Whitby Official Plan): 
 
· Are similar to, but smaller in scale, than Community Centres; 

and, 

· Shall serve the day-to-day needs of the residents of the 
surrounding neighbourhoods 

 Description of Land Use Plan 
 
 The land use plan established by this Secondary Plan emphasizes 

a linear pattern of development along key corridors, including the 
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east-west regional corridors on Taunton Road and Dundas Street, 
and the north-south corridors located on the proposed and 
existing Coronation Road. Mixed-use development is to be 
focused at key locations along these corridors.  

 
 Medium density development at a minimum density of 40 to 45 

units per net hectare is also concentrated along most of the land 
along the corridors as well.  The central focus of the West Whitby 
Secondary Plan Area shall be established on Rossland Road in 
the triangle between the realigned Coronation Road, the CP rail 
line and Rossland Road.  It is anticipated that the predominant 
land use in this area shall be mixed use, with provision for higher 
density development over time as development occurs within the 
West Whitby area.  

 
 The focus of density adjacent to the corridors supports transit and 

encourages walkability, ensuring that the majority of the 
Secondary Plan Area is within walking distance of mixed use 
areas that are intended to provide a range of services and 
amenities. 

 
 A range in the size and type of commercial uses shall be 

permitted within the Mixed Use One designation, while smaller 
scale neighbourhood commercial uses shall be permitted in the 
Mixed Use Two designation. Low-density forms of housing in the 
form of singles will not be permitted in the mixed-use areas and 
medium and high-density areas. It should be noted that the depth 
of all corridors is conceptual and will be determined through the 
Draft Plan stage.  

 
 Prestige industrial type uses shall be permitted in the Regional 

Corridors on Dundas Street and Taunton Road west of the 
proposed Coronation Road realignment. The proposed off-ramp at 
Dundas Street allows for excellent accessibility to the WDL, and 
excellent exposure/visibility of industrial areas. In addition, the 
Secondary Plan proposes more focused development along 
Dundas Street, Rossland Road and Taunton Road, building on 
opportunities presented by the proposed transitway stations on 
the west side of the WDL and the proposed transit corridors along 
Dundas Street, Rossland Road and Taunton Road that will 
provide access to local and inter-regional transit.  Given the 
location of the proposed Prestige Industrial Area in relation to 
residential areas, the range of industrial uses shall be restricted to 
those uses which are the most compatible with residential uses. 

 
 Proposed population density is distributed relatively evenly 

throughout four of the five neighbourhoods (the exception being 
Almond Village which is an existing residential area).  
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 Below is a description of each of the component development 
areas of the Secondary Plan: 

 
 South of Dundas Street 
 
 This area is bi-sected by the WDL. Almond Village, a mature, low-

density residential area, is located on the westerly edge of the 
Secondary Plan Area. The portion of Dundas Street to the west of 
the WDL shall be placed in the Special Purpose Commercial 
designation to recognize existing uses, the location of drainage 
features and the nature of the fragmented lot pattern.  This 
recommended designation may be re-visited in the future when 
the Official Plan is updated. On the east side of the WDL, a 
prestige industrial area will be accessed by the extended Burns 
Street to Dundas Street. The location of the extension of Burns 
Street shall be determined through future study, without an 
Amendment to the Official Plan required.  

 
 North of Dundas Street / South of Rossland Road 
 
 North of Dundas Street, the WDL acts as a separator between the 

two largest proposed prestige industrial areas.  The prestige 
industrial area located to the north of Dundas and west of the 
WDL is identified as a Gateway Area and protected for higher 
order employment uses.   

 
 On the east side of the WDL, a mixed use area is to be located at 

the north-eastern corner of Dundas Street and Coronation Road.  
A high-density site is to be located to the east of the mixed-use 
area as is a medium density residential area. The medium density 
and mixed-use development on the east side of Coronation Road 
will act as a buffer and transition zone between the lower density 
residential area to the east and the Prestige Industrial area to the 
west. A mixed use area focused on the Bonacord/Coronation 
intersection is also proposed.  The south side of Rossland Road 
shall be included within the Community Central Area that is 
focused on the north side of Rossland Road.  However retail uses 
on the south side of Rossland Road will be limited in scale. 

 
 North of Rossland Road / South of Taunton Road 
 
 North of Rossland Road, the WDL continues to act as a separator 

between significant open space areas to the west and prestige 
industrial area and residential areas to the east. The proposed 
Coronation Road alignment and significant natural heritage 
features act as additional north-south separators between the 
prestige industrial area and the residential areas, providing 
sufficient land use buffers and ensuring overall compatibility.  The 
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potential does exist for some medium density development on 
portions of the east side of the realigned Coronation Road. 

 
 The CPR tracks located just north of the intersection of Rossland 

Road and the proposed Coronation Road currently acts as a 
major barrier between areas to the north and south of the track.  
The Secondary Plan proposes to use the CPR tracks as an edge, 
providing a border to both the mixed-use area located south of the 
tracks and the residential area located north of the tracks. 
Construction of a pedestrian bridge and/or other pedestrian 
infrastructure should be considered in the future in order to 
encourage accessibility and linkages between these two areas.   

 
 The Community Central Area located at Rossland Road and the 

proposed Coronation Road will provide major commercial services 
to the residential areas to the north and south, as well as a mix of 
smaller scale institutional, recreational, office and cultural and 
entertainment uses.  Residential uses in this area will also be 
permitted.  An additional mixed use area is to be located at the 
Twin Streams/ Coronation intersection.  A high density area is 
sited at the south-east corner of the realigned Coronation Road 
and Taunton Road to take advantage of its gateway location.   

 
 Natural heritage features act as the eastern and western borders 

of the residential area, with a gradual increase in density 
approaching the Coronation Road corridor, from low density 
residential to medium density residential development along 
portions of the corridor.  

 
 North of Taunton Road 
 
 North of the mixed-use and medium density corridor located on 

Taunton Road, the area is predominantly a low density residential 
area that borders onto the Greenbelt Plan area.  Mixed use areas 
are focused on the major intersections.   A high density site has 
also been located on the north side of Taunton Road adjacent to 
the WDL  

  
 
 Structure of the Amendment 
 
 A number of changes are required to the Official Plan to 

accommodate the policies that are required to provide the basis 
for development within the West Whitby Secondary Plan Area. 
These changes are all intended to ensure that the schedules to 
the Official Plan reference the Secondary Plan and that the 
required policy to support land use change in the area is included 
within the Official Plan.  
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ACTUAL AMENDMENT The Town of Whitby Official Plan is hereby amended as follows: 
 
 

1. Schedule A (Land Use) of the Town of Whitby Official Plan 
is amended by __ replacing the land use designations of 
the 1974 Whitby Official Plan; __ by extending the Urban 
Area Boundary to include all of the lands that are subject 
to the West Whitby Secondary Plan; by deleting Future 
Urban Development Area 1, and by replacing the land use 
designations accordingly, as shown on the Attached 
Exhibit ‘A’.  

 
2. By amending Schedule B (Residential Community 

Structure) of the Town of Whitby Official Plan by adding 
the boundary for the West Whitby Secondary Plan; by 
including a reference as follows: “See West Whitby 
Secondary Plan Schedule ‘V’”; and adjusting other 
boundaries accordingly; as shown on the Attached Exhibit 
‘B’. 

 
3. By amending Schedule C (Environmental Management) of 

the Town of Whitby Official Plan by minor adjustments to 
the boundaries of various land use designations; as shown 
on the Attached Exhibit ‘C’. 

 
4. By amending Schedule D (Transportation) of the Town of 

Whitby Official Plan, by extending Bonacord Avenue to 
Lakeridge Road; as shown on the Attached Exhibit ‘D’. 

 
5. By amending Schedule E (Secondary Plans) of the Town 

of Whitby Official Plan, by adjusting the boundary of the 
West Whitby Community; by including a reference as 
follows: “See West Whitby Secondary Plan Schedule ‘V’”; 
and, by deleting Almond Village; as shown on the Attached 
Exhibit ‘E’. 

 
6. By amending the Town of Whitby Official Plan by adding a 

new Schedule ‘V’ for the West Whitby Secondary Plan 
Area; as shown on Attached Exhibit ‘F’. 
 

7. By amending Section 2.4 (Municipal Structure) of the Town 
of Whitby Official Plan by adding a new Subsection 2.4.3 l) 
as set out below: 

 
“l)  The West Whitby Secondary Plan Study Area is 

planned to be the site of a minimum of 25,800 persons 
and jobs by 2031.” 
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8. By amending Section 9.2.6 (Secondary Plans) of the Town 
of Whitby Official Plan by deleting the words “and Almond 
Village” and by adding the word “and” between the words 
“Myrtle” and “Myrtle Station”.  

 
9. By deleting Section 9.3.2 of the Plan. 

 
10. By amending Section 11 (Secondary Plans) of the Whitby 

Official Plan by adding a new Section 11.12 into the 
Official Plan as set out below: 

 
11.12  WEST WHITBY SECONDARY PLAN 

11.12.1 GOALS AND OBJECTIVES 

11.12.1.1 Natural Heritage 

Goal 

 To protect and enhance significant natural heritage features 
and ecological functions in the Secondary Plan Study Area 
and beyond. 

 
Objectives 

a) To protect significant natural heritage and hydrologic 
features and their associated ecological functions. 

b) To require that land use planning contributes to the 
protection, maintenance and enhancement of water and 
related resources and aquatic ecosystems on an 
integrated watershed management basis. 

c) To recognize that a healthy community is made up of an 
interconnected system of open spaces and natural 
heritage features. 

d) To promote the retention of natural heritage features so 
that they can be enjoyed by future generations and serve 
as a legacy of the community’s desire to protect their role 
and function. 

e) To minimize negative changes to the water quality and 
hydrological and hydrogeological characteristics of 
watercourses, lakes, aquifers and wetlands. 

f) To prohibit the loss or fragmentation of Provincially 
Significant Wetlands and significant habitat of endangered 
and threatened species. 
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g) To promote land use decisions that incorporate water 
conservation measures and the efficient use of water 
resources on a watershed and sub-watershed basis.  

h) To encourage the establishment of a greenspace network 
that links environmental and recreational resources both 
within and beyond the boundaries of the Town as part of 
the development of a Town-wide Natural Heritage 
Strategy. 

i) To encourage the development of a safe, convenient, 
affordable, efficient and energy-conserving transportation 
system that minimizes impacts on the natural environment. 

j) To encourage the protection of valley lands and other 
environmentally sensitive areas. 

11.12.1.2 Urban Character 

Goal 

 To support the development of an urban area that is diverse, 
liveable, safe, thriving and attractive. 

 
Objectives 

a) To ensure that all new urban development has a positive 
contribution on urban life in the Town. 

b) To ensure that all urban streets are defined by buildings 
and public spaces wherever possible and appropriate. 

c) To require a high quality of site and building design for all 
forms of development within the Secondary Plan Area. 

d) To exercise appropriate municipal development control in 
order to achieve a consistently high standard of site, 
building and landscape design. 

e) To ensure that neighbourhoods are compact, pedestrian-
friendly with the mix of housing types, community facilities, 
commercial centres and open spaces. 

f) To ensure that a system of trails and bike paths are 
integrated with new development throughout the 
Secondary Plan Area. 

g) To foster a sense of civic identity and pride through a high 
standard of urban design in all future developments that 
considers: 
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• the appropriate integration of public and private 
spaces; 

• a high degree of visual diversity, interest and 
aesthetic quality; 

• a well-defined public realm, including an 
interconnected open space network; 

• the sensitive integration of new development with 
existing development; and, 

• a transit supportive and pedestrian oriented 
development pattern. 

11.12.1.3 Economic Development 

Goal 

 To provide opportunities for between 5,000 and 7,000 jobs in 
locations that take advantage of the Provincial highway 
network and which serve to highlight Whitby's location as a 
place to do business.  
Objectives 

a) To ensure that the quality and character of life in the Town 
is sustained and improved in context of the Greater Golden 
Horseshoe and the global economy. 

b) To facilitate opportunities to provide a range of goods and 
services to the public within Whitby through the use of a 
flexible policy regime that encourages a mix of land uses 
with a strong pedestrian focus. 

c) To establish, maintain and enhance industrial, commercial, 
institutional and community areas areas that provide a 
range of job opportunities geared specifically to meet the 
needs of residents of the Town and the wider area. 

d) To ensure that a sufficient supply of serviced employment 
generating lands is available for development at all times.  

11.12.1.4 Infrastructure 

Goal 

  To ensure that all infrastructure, including sanitary sewers, 
water distribution and stormwater management facilities and 
roads meet the needs of present and future residents and 
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businesses in an efficient, environmentally-sensitive, cost 
effective and timely manner.  

 
Objectives 

a) To ensure that consideration is given to the economics of 
providing services to the people of the Town as part of the 
review of any development proposal. 

b) To ensure that the development pattern is efficient and 
does not lead to a decline in the level of municipal 
services.  

c) To ensure that all necessary infrastructure required to 
serve the Secondary Plan Area is built as necessary prior 
to, or coincident with, urban development. 

d) To establish an integrated transportation system that 
safely and efficiently accommodates various modes of 
transportation including trains, automobiles, trucks, and 
public transit, cycling and walking for both people and 
goods movement. 

e) To establish a street pattern within new development areas 
that is based on a permeable grid pattern of arterial, 
collector and local roads.  

f) To ensure that there are mechanisms in place that 
provides for the equitable sharing of infrastructure 
development costs amongst the benefitting landowners in 
the Secondary Plan Study Area. 

11.12.1.5 Housing 

Goal 

 To ensure that an adequate supply of land and housing 
choices are available for present and future residents in the 
Secondary Plan Area. 

 
Objectives 

a) To encourage and support opportunities for mixed-use 
development in appropriate locations that assist in the 
achievement of residential intensification and affordable 
housing.  

b) To ensure that a full range of housing opportunities are 
available throughout the Secondary Plan Study Area and 
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that no one type of housing is concentrated in one area, 
unless specifically anticipated by this Plan.  

11.12.2 Land Use Designations 

 Schedule “V” provides the detailed land use designation for the 
Secondary Plan Area.  The land use designations include Low 
Density Residential, Medium Density Residential, High Density 
Residential, Mixed Use One, Mixed Use Two, Special Purpose 
Commercial, Prestige Industrial and Environmental Protection. In 
instances where the policies and designations contained in 
Section 11.12 vary with the policies within Section 4 of this Plan, 
the more specific and detailed policies of Section 11.12 shall 
prevail, provided the overall intent of the Official Plan is 
maintained. 

 
11.12.2.1 Mixed Use One  

11.12.2.1.1 Goals 

 It is the intent of this Plan that the Mixed Use One (MU1) 
designation be the focus of major commercial - uses and higher 
density uses in a mixed use setting in the Secondary Plan Area.  

 
11.12.2.1.2 Objectives 

a) To establish the Mixed Use One (MU1) designation as a 
major activity area in the Secondary Plan Area.; 

b) To provide a focus for the development of major retail uses 
in the Secondary Plan Study Area.  

c) To provide for a mix of residential and non-residential uses 
in a pedestrian oriented manner. 

d) To provide for the establishment of a pedestrian, cycling 
and transit-first community, where dependence on the 
private automobile is minimized; and, 

e) To provide for a diverse range of retail, service, 
community, institutional, cultural and recreational uses to 
serve the Town and the Region. 

11.12.2.1.3 Relationship to Official Plan 

 The lands within the MU1 designation are located within a 
Community Central Area as described in Section 4.3.3.3 of this 
Plan.   
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11.12.2.1.4 Minimum Residential Density Target 

 The minimum residential density for the MU1 designation is 45 
units per net hectare.  

 
11.12.2.1.5 Permitted Uses 

 Within the MU1 designation, the uses permitted are listed in 
Section 4.4.3.1 b) of this Plan, with the exception that residential 
uses in freestanding buildings and supermarkets are also 
permitted.   

 
11.12.2.1.6 Development Policies 

 The following policies are intended to guide proposals for new 
development or redevelopment in the MU1 designation. 

 
a) It is the intent of this Plan that the lands within the MU1 

designation be the focus of major retail uses and higher 
density residential uses in a mixed-use setting. All major 
retail uses shall be located on the north side of Rossland 
Road and the maximum gross leasable floor area 
permitted for all retail uses combined in the MU1 
designation is 15,000 square metres. 

b) The establishment of a higher-order supermarket serving a 
large trade area is a key component of the land use plan 
for the area.  Given the intent of this Plan to establish the 
MU1 area as the focus of activity in the Secondary Plan 
Study Area, major retail uses in other parts of the 
Secondary Plan Area are not permitted.  

c) Lands on the south side of Rossland Road within the MU1 
designation shall be the site of primarily residential uses, 
with some limited commercial development permitted on 
the ground floor. 

d) As this area develops, it is the intent of this Plan that a 
pedestrian oriented environment that is integrated with 
surrounding lands and in particular with the Prestige 
Industrial lands located to the west is established. 

e) Prior to any development occurring on the lands north of 
Rossland Road and within the MU1 designation, an Urban 
Design Plan shall be prepared to the satisfaction of the 
Town.  The Urban Design Plan shall consider all matters 
listed in Section 6.2 of this Plan and additionally include: 
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i) a detailed overall land use plan, identifying the location 
of all of the proposed uses and in particular the location 
of higher density residential uses; 

ii) a detailed phasing plan that describes the sequencing 
of development and the timing of any infrastructure 
improvements; 

iii) a plan showing the location of any future public lands 
that may be dedicated to the Town as part of the 
approval process; 

iv) the proposed built-form of the development including 
type, height, and architectural treatments; 

v) the location of appropriate access points onto the 
abutting road network; 

vi) the location of pedestrian, bicycle, vehicular and 
service circulation and access and parking areas in the 
context of the overall parking management strategy; 
and, 

vii) Urban Design Guidelines, proposed streetscape 
components and the location of proposed landscaping. 

f) In preparing the Urban Design Plan set out in sub-section 
e), residential and other non-residential development be 
integrated in the MU1 designation.  In this regard, phasing 
options shall be considered, with these options relating the 
amount of commercial development permitted at any one 
time to the amount of non-commercial development that 
has occurred within the MU1 designation. 

g) The development of urban squares is required to be a key 
component of development in the MU1 designation.  Urban 
squares shall be subject to the policies of Sections 4.8.3.8 
and 4.8.3.11 in the Official Plan. These spaces are 
intended to provide an internal focal point for the area and 
function as a pubic gathering area serving the immediate 
neighbourhood and visitors to the area.  These spaces 
should be easily accessible and visible to the public, 
contain seating amenities, hard landscaping, and natural 
elements, and provide passive recreation uses, possible 
public or private programmed activities, and a display of 
public art.  Adjacent commercial uses are encouraged to 
be integrated with and front upon these spaces.  Urban 
squares may be developed in public or private ownership 
or a combination thereof.  
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h) A pedestrian linkage across the CP rail-line shall be 
required to link the MU1 designation with lands located to 
the north. This linkage should provide pedestrians/cyclists 
with easy access to the uses in the MU1 designation. 

i) The minimum height of any new residential building shall 
be 3 storeys and the maximum height shall be 12  storeys. 
Buildings that are between 8 and 12 storeys shall be 
directed to the area in the vicinity of the future Rossland 
Road/Coronation Road intersection, which will serve as a 
gateway into the MU1 designation from the west. New 
office buildings shall have a minimum height of three 
storeys. 

j) Buildings should be located on or close to the street line 
and massed at intersections to establish a strong street 
edge.  In cases where buildings that have a height of 8 
storeys or more are proposed adjacent to the streetline, 
the upper storeys of a building should be sited on podiums 
having a minimum height of 3 storeys and a maximum 
height of 5 storeys, with such podiums being located at or 
near the street line.  In order to break up the mass of the 
podium along a street edge, the lengths of podium should 
be minimized.  

k) It is the long-term intent of this Plan that the majority of the 
parking spaces in the MU1 designation be included within 
structured parking garages or underground. In this regard, 
the Urban Design Plan required by sub-section e) shall 
establish a long term parking strategy for the area which 
takes into account the phasing of development.  

11.12.2.2 Mixed Use Two  

11.12.2.2.1 Vision 

 It is the intent of this Plan that the Mixed Use Two (MU2) 
designation be the site of medium density residential uses and 
small - scale retail and personal service uses that are integrated 
on sites and/or within buildings with residential uses in a manner 
that is designed to be transit supportive and pedestrian oriented.  

 
11.12.2.2.2 Objectives 

a) To provide opportunities for a mix of land uses at key 
intersections in the Secondary Plan Area. 

b) To reduce the need to use the motor vehicle to obtain 
convenience type merchandise and local services. 
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c) To provide opportunities for the establishment of focal 
points at the neighbourhood level. 

 

 

11.12.2.2.3 Permitted Uses 

 Permitted uses in the MU2 designation are listed in Section 
4.4.3.1 c) of this Plan, subject to the remaining policies of this 
Section.  Notwithstanding the permitted uses of this Section and 
Section 4.4.3.1 c), a supermarket is not permitted.   

 
11.12.2.2.4 Density And Height 

a) Dundas Street and Taunton Road 

 The long term overall density target as established by the 
Region of Durham Official Plan is 60 residential units per 
gross hectare and the overall long-term floor space index 
target is 2.5 within approximately 50 metres of Dundas 
Street and Taunton Road.  Given that these targets are to 
be measured across the entire Regional Corridor where 
possible, some areas will have higher densities and other 
areas will have lower densities.  In the case of the MU2 
designation on Dundas Street and Taunton Road, the 
minimum residential density is 75 units per net hectare, the 
minimum height is 3 storeys and the maximum height is 8 
storeys.  Buildings of up to 12 storeys may be considered 
depending on the land use context.  

b) Coronation Road (existing and realigned) 

 The minimum residential density is 45 units per net hectare 
up to a maximum of 70 units per net hectare.  The 
minimum building height shall be 2 storeys and the 
maximum building height shall not exceed 4 storeys. 

11.12.2.2.5 Development Policies 

 The following policies are intended to guide proposals for new 
development in the MU2 designation. 

 
a) The planned built form characteristics for this designation 

encourage the development of a wide variety of building 
forms, generally low to mid rise in height, but with higher 
buildings depending on location.  A smaller scale of 
commercial use is anticipated with emphasis on good 
building/street relationships.  On this basis, below is the 
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design and built form criteria that shall be applied in MU2 
areas:  

i) Buildings should be located on or close to the street 
line to reinforce a strong street edge. 

ii) Front yard parking shall not be encouraged and larger 
parking areas shall be set back an appropriate distance 
from the street edge to ensure that the majority of the 
street edge is the site of building.  

iii) A strong street edge landscape treatment should be 
provided to contribute to the streetscape.   

iv) Well-delineated pedestrian walkways should be 
provided between the street and main entrances.   

b) The policies of Section 4.4.3.4 of this Plan apply.  

c) It is the intent of this Plan that non-residential uses be 
integrated with residential uses in the MU2 designation 
and that single purpose commercial areas not be 
established as a consequence over the long term.  In 
addition, it is also the intent of this Plan that only Local 
Commercial and Convenience Commercial type uses as 
set out in Section 4.4.3.1 c) of this Plan be established in 
MU2 areas.  In this regard, the following provisions apply: 

i) The MU2 areas focused on major intersections on Taunton 
Road and Dundas Street and identified as areas 1, 2, 3 
and 4 on Schedule 'V' are considered to be Local 
Commercial areas as set out in Section 4.4.3.1 c) of this 
Plan.  No more than 3,500 square metres of gross 
leasable retail and personal service floor space is 
permitted within each of the four areas identified, 
regardless of the number of properties within each area.  

ii) Prior to any development occurring within each of the four 
specific areas set out in subsection i) above, an Urban 
Design Plan shall be prepared to the satisfaction of the 
Town.  The Urban Design Plan shall consider all matters 
listed in Section 6.2 of this Plan and additionally include: 

a) a detailed overall land use plan, identifying the 
location of all of the proposed uses and in particular 
the location of residential uses; 

b) a detailed phasing plan that describes the 
sequencing of development and the timing of any 
infrastructure improvements; 
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c) a plan showing the location of any future public 
lands that may be dedicated to the Town as part of 
the approval process; 

d) the proposed built-form of the development 
including type, height, and architectural treatments; 

e) the location of appropriate access points onto the 
abutting road network; 

f) the location of pedestrian, bicycle, vehicular and 
service circulation and access and parking areas in 
the context of the overall parking management 
strategy; and, 

g) Urban Design Guidelines, proposed streetscape 
components and the location of proposed 
landscaping. 

iii) In preparing the Urban Design Plan set out in sub-section 
ii), the determination of how residential and other non-
residential development will be integrated is required.  In 
this regard, phasing options shall be considered, with these 
options potentially relating the amount of non-residential 
development permitted at any one time in each of the areas 
identified in Section 11.12.2.2.5 c) to the amount of non-
commercial development that has occurred within the same 
area.   

iv) In MU2 areas not identified as Local Commercial Areas as 
set out in Section 11.12.2.2.5 c) are considered to be 
Convenience Commercial Centres as set out in Section 
4.4.3.1 c) of this Plan.  If non-residential uses are 
proposed, they shall be integrated within residential 
buildings. 

11.12.2.3 High Density Residential 

 The following policies are intended to guide proposals for new 
development in the HDR designation. 

 
a) Notwithstanding any policy of this Plan to the contrary, the 

policies of Section 4.2.3.11 of this Plan apply.  

b) The long term overall density target as established by the 
Region of Durham Official Plan is 60 residential units per 
gross hectare and the overall long-term floor space index 
target is 2.5 within approximately 50 metres of Dundas 
Street and Taunton Road. Given that these targets are to 
be measured across the entire Regional Corridor where 
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possible, some areas will have higher densities and other 
areas will have lower densities.  In the case of the HDR 
designation on Dundas Street and Taunton Road, the 
minimum residential density is 100 units per net hectare 
and the maximum residential density is 150 units per net 
hectare, the minimum height is 6 storeys and the 
maximum height is 12 storeys.  

c) Buildings should be located on or close to the street line 
and massed at intersections to establish a strong street 
edge.  In cases where buildings that have a height of 8 
storeys or more are proposed, the upper storeys of a 
building should be sited on podiums having a minimum 
height of 3 storeys and a maximum height of 5 storeys, 
with such podiums being located at or near the street line.  
In order to break up the mass of the podium along a street 
edge, the lengths of podium should be minimized.  

11.12.2.4 Medium Density Residential  

 The following policies are intended to guide proposals for new 
development in the MDR designation. 

 
a) Notwithstanding any policy of this Plan to the contrary, the 

policies of Section 4.2.3.10 of this Plan apply.  

b) The minimum residential density is 40 units per net 
hectare. The minimum building height shall be 2 storeys 
and the maximum building height shall not exceed 4 
storeys.   

c) Notwithstanding sub-section b) above the long term overall 
density target is 60 residential units per gross hectare and 
the overall long-term floor space index target is 2.5 within 
approximately 50 metres of Dundas Street and Taunton 
Road. Given that these targets are to be measured across 
the entire Regional Corridor where possible, some areas 
will have higher densities and other areas will have lower 
densities.  In the case of the MDR designation on Dundas 
Street and Taunton Road, the minimum residential density 
is 45 units per net hectare, the minimum height is 3 storeys 
and the maximum height is 8 storeys.  Buildings that have 
a height of up to 12 storeys may be considered depending 
on the land use context.  

d) The planned built form characteristics for this designation 
encourage the development of a wide variety of building 
forms, generally mid rise in height. On this basis, below are 
the design and built form criteria that shall be applied in 
MDR areas:  
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i) Buildings should be located on or close to the street 
line to reinforce a strong street edge. 

ii) Parking area shall generally not be located between 
buildings and the streetlines.  Notwithstanding the 
above, front yard parking associated with street 
townhouse development is permitted in appropriate 
locations.  

iii) Landscape treatments should be provided to contribute 
to the development of a walkable and safe pedestrian 
environment.  

11.12.2.5 Low Density Residential  

 The following policies are intended to guide proposals for new 
development in the LDR designation. 

 
a) Notwithstanding any policy of this Plan to the contrary, the 

policies of Section 4.2.3.9 of this Plan apply.  

b) The maximum building height shall not generally exceed 3 
storeys.  

c) The minimum density is 25 units per net hectare. 

11.12.2.6 Prestige Industrial  

 The following policies are intended to guide proposals for new 
development in the Prestige Industrial designation. 

 
a) The policies of the Prestige Industrial designation in 

Section 4.6.3.3 of this Plan apply, except as modified by 
this section of the Secondary Plan. 

b) In addition to the permitted uses within the Prestige 
Industrial designation, the following Business Park uses 
shall also be permitted: Research, development and 
information processing establishments, corporate head 
offices or major regional branch offices, training facilities, 
communication production uses, pharmaceutical, light 
assembly and manufacturing operations for the production 
and/or distribution of high value and high technology 
products. 

c) The following secondary uses may be permitted in the 
Prestige Industrial designation:  

i) Limited ancillary, commercial and personal service 
uses such as take-out or full-service restaurants, 
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financial institutions, convenience stores, and 
commercial fitness centres; 

ii) commercial or trade school facilities; and, 

iii) hotels and associated convention/banquet facilities. 

 
d) The height of any buildings or structures within the 

Prestige Industrial designation shall not exceed 12 storeys. 
The Implementing Zoning By-law shall establish reduced 
building height maximums in the vicinity of residential 
areas to ensure built form compatibility with low-rise 
residential development. 

e) The implementing Zoning By-law shall control the location 
of open storage and uses which may have adverse effects 
on sensitive land uses within an appropriate distance of 
the residential areas.  

f) The maximum gross floor area permitted for limited or 
ancillary commercial and personal service uses is 500 
square metres.  The number of such uses on a lot shall be 
restricted in the Zoning By-law to ensure that these uses 
are ancillary to prestige industrial uses and do not detract 
from the planned function of the Prestige Industrial 
designation. 

g) The development of office buildings that have a gross 
leaseable floor area of 10,000 square metres or greater is 
not permitted.  Notwithstanding the above, office 
development that has a gross leaseable floor area of 
10,000 square metres or greater that is located on the 
same lot as a related use permitted in Section 11.12.2.6 of 
this Plan is permitted. 

h) Lands within the Prestige Industrial designation in the 
immediate vicinity of Taunton Road, Rossland Road and 
Dundas Street and shown as Gateway areas on Schedule 
‘V’ are intended to function as gateway areas into the 
Town of Whitby. The objective of the Plan in these areas is 
to: 

i) establish visually attractive points of entry into the 
Town;  

ii) draw the travelling public off Highway 401/407 allowing 
an introduction to the Town of Whitby and its 
attractions and amenities beyond the Prestige 
Industrial area; and,  
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iii) provide a location for services that are important to the 
support of the primary employment function of the 
Prestige Industrial area.  

 An urban design plan for Gateway Areas shall be prepared 
prior to development occurring to achieve the above 
objectives.  The minimum building height for all buildings in 
Gateway Areas shall be 2 storeys. 

i) The existing single detached dwellings on the west side of 
Halls Road north of Dundas Street will be recognized in the 
implementing Zoning By-law as permitted uses and can 
continue to be so used into the future.  The implementing 
Zoning By-law may permit employment type uses in the 
single detached dwellings as an interim use.  Over the long 
term, it is the intent of this Plan to support the integration of 
these lots with the remainder of the Prestige Industrial 
area. 

11.12.2.7 Special Purpose Commercial 

a) The policies of Section 4.4.3.1 e) of this Plan apply. 

11.12.2.8 Environmental Protection Area 

11.12.2.8.1 Policies 

a) The policies of Section 4.9 and 5 of this Plan apply unless 
modified and/or enhanced by the policies of this section of 
the Secondary Plan. 

b) Lands within the Environmental Protection Area 
designation include; valley lands, woodlands on the 
Iroquois Beach Aquifer, large woodlands that are 
associated with streams and/or wetlands and larger 
wetlands, including all Provincially Significantly Wetlands. 
The Environmental Protection designation is focused 
primarily on the east and west branches of Lynde Creek 
which expand from the Oak Ridges Moraine in the north to 
Lake Ontario.  

c) Where appropriate, Council shall consult with the Region 
of Durham and the Central Lake Ontario Conservation 
Authority to encourage the use of conservation easements 
to protect private lands within the Environmental Protection 
Area designation. 

d) Requirements for Environmental Impact Studies: 
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i) All development applications will require the completion 
of Environmental Impact Studies (EIS). If the lands 
proposed to be developed are within 120 metres of a 
Provincially Significant Wetland, an EIS will be 
required.  The details of the EIS shall be dependent on 
the features within and adjacent to the proposed 
development. 

ii) Full Environmental Impact Studies will be required for 
applications adjacent (within 50 metres) to very high 
sensitivity areas (Natural Heritage Features) and for 
development within 120 metres of a Provincially 
Significant Wetland.   

iii) An EIS must be prepared by a qualified professional(s) 
in the appropriate field(s) of expertise (e.g., ecology, 
hydrogeology and/or environmental planning). The 
appropriate EIS must be submitted to the Town as part 
of the development application. The 2010 AECOM 
Environmental Study can be used by Town staff as a 
guide to determine what issues need to be addressed 
and the level of detail of the EIS. The Town may 
consult with CLOCA, MNR or other appropriate 
agencies in a review capacity or for additional guidance 
with respect to key issues. The Natural Heritage 
Reference Manual (MNR, 1999), approved Watershed 
Plans and Fisheries Management Plans as prepared 
by the Conservation Authority should also be consulted 
when establishing appropriate buffers for natural 
environment features.  Upon review of the EIS for 
completeness and appropriate level of detail regarding 
the key issues, the Town will provide recommendations 
to municipal Council on whether the development 
should be approved or identify information gaps that 
require additional work/study. 

iv) Any EIS conducted will identify and assess the 
potential impact of a development on the function of 
the ecologic and hydrogeologic features and functions 
within the proposed development area. The study will 
include a detailed water balance to demonstrate that 
pre- and post development infiltration can be 
maintained and recommendations on buffers adjacent 
to sensitive areas and 
preservation/maintenance/enhancement of woodlot, 
wetland and natural linkage corridors are provided. 

v) Since the entire area covered by the granular beach 
deposits has been classified as very high to high 
sensitivity based on their functional importance for 
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groundwater recharge, one of the prime objectives in 
the EIS shall be to maintain infiltration in this area. It 
shall be important to demonstrate the change in the 
water balance as a result of development and the 
measures to be implemented to mitigate loss of 
recharge. The scope of the EIS will depend on the 
nature of the specific development, the function and 
significance of the natural environment features that 
may be affected and the nature of the predicted 
impacts. 

vi) Generally, the components of a full EIS will include: 

• A detailed description of the development proposal; 

• A detailed description of the Study Area including 
an assessment of the terrain conditions, 
hydrogeology, surface water, groundwater-surface 
water interactions and biological setting; 

• Site specific sub-surface investigations to confirm 
soil conditions, groundwater recharge and the 
elevation of the high water table; 

• Establishment of elevation(s) of foundation drains, 
if applicable, in order to protect groundwater 
levels/building basements (i.e. in some cases, 
particularly in depressional areas of the beach sand 
plain, it may be necessary to raise footings drains 
above the water table); 

• Assessment of flora, fauna and habitat; 

• Assessment of how vegetation, groundwater and 
surface water systems support and maintain the 
natural heritage features and functions; 

• An assessment of the predicted direct, indirect and 
cumulative impacts of the development proposal on 
the natural heritage features and functions; 

• Mitigative measures and recommendations to avert 
negative impacts from the development such as 
buffer/setback areas, design considerations and/or 
restoration/ enhancement of natural features; 

• A plan for implementing mitigative measures; 

• A summary of the predicted impacts upon 
implementation of mitigation compared to the 
overall objectives; and 
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• Recommendations on the need for a 
construction/post-construction monitoring program. 

vii) A scoped EIS shall be conducted for all other 
development applications where a full EIS is not 
required.  These include areas that are considered less 
sensitive, from a natural heritage standpoint, to 
development, such as the cleared areas on the beach 
sands as well as the low recharge areas in the till and 
silt and clay soils and areas identified with high water 
table or fill soils. The primary issues with development 
on these lands are typically related to hydrogeology 
rather than ecological considerations. Although the till 
and silt and clay soils have low recharge potential, they 
do provide some baseflow to the local tributaries within 
the Secondary Plan Area, particularly where local sand 
deposits may occur. Therefore, the primary intent of 
these studies is to maintain recharge. 

viii) Similar to the full EIS, a scoped EIS will include many 
of the basic components of the full EIS, although some 
of the components, particularly with respect to 
ecological features, may not be applicable. The scoped 
EIS will require a detailed pre and post- development 
water balance to mitigate potential recharge losses. 
The study would also include sub-surface 
investigations to determine the soil conditions, depth to 
the water table, groundwater flow patterns, soil 
hydraulic conductivity and flow rates, discharge to 
surface water courses and recommendations for 
mitigative measures, as required. 

ix) Through the EIS process, site-specific hydrogeological 
conditions should be confirmed and appropriate 
mitigative measures recommended to protect and 
maintain the hydrogeological regime of the 
groundwater resources, particularly for development 
proposals within the Iroquois Beach deposits, where 
appropriate. A number of technologies and initiatives 
appropriate to the specific soil conditions can be 
considered within the West Whitby Secondary Plan 
Area as part of the review of a Planning Act 
application. 

x) A water balance shall be included in all EIS 
documents. One of the objectives of any development 
should be to maintain post-development infiltration 
conditions in order to preserve groundwater function 
and linkages to natural features (e.g., fish habitat, 
wetlands), where appropriate. Mitigative measures 
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should be presented with the goal of balancing pre- 
and post-development recharge conditions. Planning 
considerations to reduce the area of hard surfaces 
include increased housing density such as cluster 
development with more common green space, use of 
gravel or other permeable surfaces on parking areas or 
other low traffic areas. 

xi) As the maintenance of recharge within the Iroquois 
Beach area is particularly significant in light of its 
contribution of groundwater resources and baseflow to 
local tributaries, the recommended mitigation 
measures should be employed via the Planning Act 
applications.  Although recharge rates are lower within 
the modified till and glaciolacustrine silt and clay areas, 
there is some baseflow generated to the local 
tributaries in these areas and contributions to the 
groundwater aquifers which should be properly 
acknowledged in development plans to address 
localized sand deposits in particular. 

xii) Where an EIS recommends that minor modifications 
can be made to the boundary of the Environmental 
Protection Area designation and the Town, in 
consultation with the Conservation Authority approves 
that recommendation, then the boundary can be 
refined without further amendment to this Plan. Where 
boundaries are adjusted, the abutting land use 
designation shall apply, provided the intent of the Plan 
is maintained.  Notwithstanding the above, where an 
EIS indicates that the removal of the pond feature 
located on the north side of Taunton Road is 
supported, an Amendment to the Official Plan will not 
be required to provide for development in accordance 
with the policies of the MDR designation. 

 
11.12.2.9 Almond Village Special Policy Area 

11.12.2.9.1 Goal 

It is the goal of this Secondary Plan to:  

a) recognize the unique history and neighbourhood character 
of an established residential area; 

b) permit land uses that recognize the unique character of 
Almond Village; and, 
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c) ensure that land uses planned on adjacent lands also 
respect that unique neighbourhood character. 

11.12.2.9.2 Permitted Uses 

 Permitted uses in the Almond Village Special Policy Area 
designation are limited to single detached dwellings on existing 
lots and accessory buildings and structures .  Home occupations 
in accordance with Section 4.2.3.1 d) of this Plan are also 
permitted. 

 
11.12.2.9.3 Specific Development Policies 

a) It is the intent of this Plan that the Almond Village 
Neighbourhood be considered a stable residential 
neighbourhood. On this basis, the only residential built 
form to be permitted is single detached dwellings.  

b) Severances to create new lots within the Almond Village 
Neighbourhood are not permitted. Consideration may be 
given to severances only after a Neighbourhood Study has 
been completed and a full public consultation process 
undertaken. 

c) It is the long-term intent of this Plan that municipal sewer 
and water services be provided to the Almond Village 
Neighbourhood. Other infrastructure upgrades such as 
sidewalks and storm sewers are also to be planned where 
required and shall be installed at or close to the time that 
sewer and water services are provided.  The Region of 
Durham is encouraged to size trunk sewers and 
watermains for the eventual servicing of this area as 
required. 

11.12.3 Phasing of Development 

11.12.3.1 Intent of Plan 

 It is the intent of this Plan to encourage the timely provision of 
infrastructure as urban development occurs.  On this basis, the 
identification of infrastructure upgrades and service delivery 
requirements shall be carried out prior to any development 
occurring.  This long range planning should take the full build out 
of the Secondary Plan Study Area into account and attempt to 
rationalize how long it will take for the area to be developed.  
External factors should also be considered, most notably the 
capacity of Regional Roads located within, adjacent to and in the 
vicinity of the Secondary Plan Area.   
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 It is recognized that it is at times difficult to anticipate the timing of 
private development and on this basis, flexibility is required to 
respond to changing circumstances in a manner that does not 
affect the basic intent of the overall phasing plan for the 
Secondary Plan Area and the financial plans and studies that 
support the phasing plan.  Therefore, it is not the intent of this 
policy to require the establishment of a rigid set of criteria to guide 
development. Rather, the intent of the policy is to provide a 
general understanding of how and when infrastructure is to be 
upgraded and when service delivery is to be enhanced.  

 
11.12.3.2 Town Requirements 

 In order to ensure that the cost of new development will not have 
an adverse impact on the financial capability of the Town and to 
ensure that timely residential development and 
industrial/commercial development coincides with and supports 
required infrastructure development, including the building of 
roads, schools, parks and the introduction of increased transit 
service and facilities, an increase in public servicing levels such as 
fire and police and the timely development of water and 
wastewater servicing infrastructure, and the provision of 
telecommunications/communications infrastructure, development 
in the West Whitby Secondary Plan Area shall only proceed when:  

 
a) A Financial Plan for the Secondary Plan Area that 

establishes the basis for the phasing, and the funding of 
new infrastructure of development and infrastructure has 
been approved by Whitby Council; 

b) The Town has in full force and effect, and not subject to 
appeal, a Development Charges By-law enacted under the 
Development Charges Act, 1997 or any successor 
legislation identifying and imposing charges applicable to 
the lands in the Secondary Plan Area;  

c)  Certain benefitting landowners within the Secondary Plan 
Area have entered, or will enter, into an agreement or 
agreements amongst themselves to address the 
distribution of all costs of development including those 
which may not be recoverable by the Town under the 
Development Charges Act, 1997, or any successor 
legislation, particularly the provision of community and 
infrastructure facilities such as parks, roads, road 
improvements, external services, storm water 
management facilities, public/private utilities and schools;  

d)  Benefitting landowners within the Secondary Plan Area 
that benefit from the extension of services along 
Coronation Road from the south have entered into an 
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agreement or agreements or have made other satisfactory 
arrangements with the Town for the provision of funds or 
the provision of services or both and have entered into an 
agreement with the Region with respect to the provision of 
sewer and water infrastructure; 

e) In order to implement sub-sections c) and d) above, the 
Town may include conditions of Draft Plan Approval that 
may require the benefitting landowners to enter into 
agreements with other benefitting landowners with respect 
to the provision of servicing.  If a benefitting landowner 
chooses not to enter into such agreements, no 
development shall be permitted until it has been 
demonstrated that the benefitting landowner has entered 
into required agreements with other affected landowners 
with respect to the provision of services and other 
infrastructure. 

11.12.4 PARKS AND OPEN SPACE IN WEST WHITBY 

11.12.4.1 New Parks and Open Space 

 The establishment of new parks and open space areas in West 
Whitby is subject to Section 4.8 of this Plan.  In addition to the 
policies of Section 4.8, new parkland in the Secondary Plan Area 
should:  

 
a) have as much street frontage as possible and be open to 

view on as many sides as possible to maximize visibility 
from adjacent streets and promote safety;  

b) maximize public safety through park block size, visibility, 
configuration and location of park fixtures and facilities; 

c) have direct and safe pedestrian access from adjacent 
residential areas or adjacent greenlands where 
appropriate; 

d) be designed to minimize any potential negative impacts on 
adjacent residential areas through the use of such 
measures as planting, fencing and the provision of 
appropriate access, parking and buffers to active 
recreational facilities; 

e) incorporate natural heritage features wherever possible 
into the design of the parkland;  

f) be integrated into the fabric of the adjacent neighbourhood 
by promoting open space or walkway linkages to adjacent 
facilities, neighbourhoods and natural features;  
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g) be connected, wherever possible, to trail systems, cycling 
routes, walkways, natural heritage corridors, utility 
corridors and drainage systems; 

h) linking and consolidation of parks to provide a continuous 
system of open space areas, where possible; and,  

i) to encourage the development of trails on private open 
space lands where appropriate.  

11.12.4.2 School and Park Locations 

 The school and park symbols that are shown in the 
Residential designations are not intended to control the 
precise location of the land uses that they represent. The 
exact location will be determined at the time of 
development application.  Where a designated school site 
is not required, the site may be developed in accordance 
with the underlying residential designation without 
amendment to this Plan. 

11.12.5 Urban Design 

 Notwithstanding the policies of Section 6.2 of this Plan, the 
following additional policies apply:  

 
a) Streetscape features and sustainable design elements 

located within public rights-of-way, such as lighting fixtures, 
directional and street signs, parking meters, transit 
shelters, above ground infrastructure and street furniture 
shall be complementary to the streetscape and located in 
an integrated manner, so as to avoid visual clutter.  

 
b) The design of all buildings shall have regard to pedestrian 

safety and direct street access. Buildings should be 
massed to recognize pedestrian scale and provide an 
appropriate street wall height at the street line and be 
architecturally articulated to provide visual variety and 
interest, yet be sensitive to high wind speeds, and long 
periods of shadowing. Generally, building articulation 
features such as canopies, cornice lines and varying 
façade materials should be used to reinforce a pedestrian 
scale.  

c) Buildings shall be encouraged to present their principal 
building façades with an appropriate building design and 
openings to the public street. The design of corner 
buildings shall take into account the exposure of the 
building to multiple street frontages and high public 
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exposure; as well as incorporate elements such as 
increased height, fenestration and roof features, and well-
articulated entrances. 

d) Buildings located at major vista terminations in their urban 
setting, or on view corridors within the development site, 
shall be given special treatment through the use of 
massing and building articulation strategies, such as 
added height, special roof treatments, and use of special 
cladding materials.  

e) The protrusion of garages on residential buildings into the 
front yard, beyond the main front building wall, shall be 
discouraged.  In addition, the width of private driveways 
accessing private garages shall be controlled to ensure 
that there is an appropriate relationship between pavement 
and landscaping in the yards where the driveway is 
located.  Such a relationship shall also take into account 
the desire to maximize the infiltration of rainwater into the 
ground and minimize the amount rainwater that is to be 
directed to stormwater management facilities. 

 

f) When a development is located adjacent to existing, or 
planned residential areas, sufficient building setbacks 
should be provided to minimize potential height and 
massing impacts such as overlook, shadowing and high 
wind speeds. Massing strategies such as stepping down 
towards buildings of lower height should be employed to 
minimize impacts. Site Plan applications may be required 
to submit wind and/or shadow studies to address such 
potential conditions.  

g)  Freestanding buildings for commercial retail, restaurants 
and personal services, as well as office and medium and 
high density residential buildings, shall be located at the 
street edge where possible, to encourage their use by 
pedestrians. 

h)  Buildings on corner lots shall be located in close proximity 
to the street rights of way. Corner lots should emphasize 
their important urban presence by employing appropriate 
strategies for major landscape treatments as well as 
building massing and articulation that emphasize the 
corner condition. 

i) The location of parking is a major determinant for the 
layout of a development that is pedestrian friendly and 
transit supportive. Where appropriate, the Town shall 
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encourage the provision of surface parking areas in 
locations not visible from the public street, and if they are 
visible, they shall be screened from view from the street.  

j) Where surface parking areas are situated adjacent to a 
public street in the front yard, their layout should be 
subdivided into smaller areas to avoid large monotonous 
asphalt surfaces. In these cases, a certain percentage of 
the frontage should be reserved for landscaping between 
the buildings and the street line.  

k) Personal safety for individuals for new development shall 
be promoted including the provision of: 

i) Appropriate lighting, visibility and opportunities for 
public surveillance for parking lots, walkways, parking 
garages and open space area; 

ii) Unobstructed views into parks and open spaces from 
adjoining streets; 

iii) Design and siting of new buildings shall provide 
opportunities for visual overlook and ease of public 
access to adjacent streets, parks and open space. 

iv) Views into and out of publicly accessible buildings shall 
be encouraged; and, 

v) Landscaping that maintains views for safety and 
surveillance.  

 
11.12.6 TRANSPORTATION  

a) While the Arterial Roads (types A, B and C) shown on 
Schedule ‘V’ are intended primarily to allow for the ease of 
motor vehicle traffic throughout the Region and the Town, 
regard must be had in their design to the other public 
interest objectives established by this Plan, which require 
that higher density development be established along 
Arterial Road in a pedestrian oriented and transit 
supportive environment. 

 In this regard, Arterial Roads \ must be designed in a 
manner that provides for other modes of non-motorized 
travel and the pedestrian.  In addition, priority shall be 
given to ensuring that public transit facilities, such as 
stops, shelters and dedicated lanes are all part of the 
overall design of the Regional Road over the long term. 
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b) Within the Mixed Use Area One designation focused on 
Rossland Road, it is the intent of this Plan that a 
pedestrian oriented public realm be established in this area 
to promote safe and walkable and a vibrant urban 
environment.  Traffic calming measures may be utilized in 
this area and alternatives for motor vehicle traffic in terms 
of connecting roads through parallel roads shall be 
considered. 

c) Coronation Road (old and new alignments), Twin Streams 
Road and Bonacord Avenue shall be designed in a 
manner that ensures that no more than approximately 60% 
of the planned right-of-way is devoted to the automobile. 

 In this regard, a minimum of approximately 40% of the 
planned right-of-way shall be devoted to pedestrian and 
non-motorized modes of travel and landscaping.   

 These roads shall also be planned to be the site of a tree 
canopy that will provide shade and enhance and establish 
a vibrant urban environment.  In this regard, a Tree 
Canopy Plan shall be prepared for each of these roads 
and the trees shall be planted as soon as feasible to 
ensure that a canopy is established in the shorter term. 

d) Given anticipated densities and the built form, all local 
roads shall generally be the site of sidewalks on both 
sides.  Exceptions may be considered in circumstances 
where the density is lower.  Each of the local roads shall 
also be the site of street trees that are planted in a manner 
that provides for the establishment a vibrant and healthy 
tree canopy.  In order to maximize the amount of tree 
planting, the co-location of utilities is encouraged. 

e) Burns Street has been shown on Schedule ‘V’ to go 
around a Provincially Significant Wetland located south of 
Dundas Street.  All options respecting the location of Burns 
Street shall be investigated and if the preferred option 
differs from the option shown on Schedule ‘V’, an 
Amendment to this Plan shall not be required. The 
extension of Burns Street is generally and conceptually 
shown to connect to Dundas Street.  All options regarding 
the extension of Burns Streets to Dundas Street shall be 
subject to further study, and an Amendment to this Plan 
shall not be required. 

 
11.12.7 FLOODPLAINS  
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New development or site alteration shall not be permitted within 
floodplains.   
 
In order to implement the objectives of this Plan, the implementing 
Zoning By-law shall place all floodplain lands in an appropriate 
Environmental Zone. Uses permitted in this Environmental Zone 
shall be limited to agricultural operations that existed on the date 
the implementing Zoning By-law is passed by Council and open 
space uses, excluding those uses that necessitate tree cutting. No 
buildings or structures, with the exception of essential structural 
works required for flood and/or erosion or sediment control, shall 
be permitted in this Zone.  
 
Notwithstanding this policy, any alteration of the existing channel 
of a watercourse shall require the approval of the appropriate 
Conservation Authority in accordance with applicable statutes and 
its Development, Interference with Wetlands and Alterations to 
Shorelines and Watercourses Regulation. 
 
A Flood Policy Area has been identified on Schedule ‘V’ to this 
Plan.  Based on work completed in support of the West Whitby 
Secondary Plan, an opportunity does exist to reduce the size of 
the floodplain as a consequence of the upgrading on infrastructure 
in the area.  It shall be the responsibility of the landowners 
involved to compete the work required and secure the appropriate 
approvals.  If these approvals are secured, development may 
occur on these lands in accordance with the applicable land use 
designation. 

 
11. By adding new definitions to Section 10.2.2 (Definitions) as 

follows: 
 

 Major Office: means freestanding office buildings of 10,000 m2 or 
greater, or with 500 or more jobs. 

 
 Major Retail Use: means large-scale, retail operations and 

commercial facilities, having a gross leasable area of 2,000 m2 or 
greater. 

 
12. By amending Section 4.4.3 (Commercial – Policies) by 

deleting the following from Subsection 4.4.3.1 f) i) (Special 
Activity Nodes – Special Activity Node A): 

 
 
 
 

 
 
"The predominant use of the lands west of Cochrane Street shall 
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include a ‘Heritage Village’ open to the public at large and 
composed of restored, or replica historical dwellings, depicting 
early southern Ontario architecture.  Any commercial uses shall 
be restricted in total floor space and predominantly oriented to 
servicing tourists to the Municipality. Permitted uses shall include: 
small shops retailing such items as artisan handicrafts, gifts, 
antiques, books, confections, and baking goods, eating 
establishments, limited bed and breakfast accommodation, and a 
smallscale hotel and ancillary facilities. A museum and a nursery 
garden centre shall also be allowed. 
   
Excluding the garden centre, the total floor space capacity of all 
retail activity in the ‘Heritage Village’ shall not exceed 2,500 
square metres. The precise nature and extent of all uses shall be 
controlled through the implementing Zoning By-law. Any new 
development shall be subject to site plan control, and shall be 
serviced with full municipal services in accordance with the 
Durham Regional Official Plan. 
  
The golf course immediately to the west is recognized as a use 
complementary to Special Activity Node A and is permitted in the 
implementing Zoning By-law." 
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PART III: THE APPENDICES 

(This is not an operative part of Official Plan Amendment # ___) 
 
 


