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Town of Bradford West Gwillimbury
100 Dissette St., Unit 4
P.O. Box 100, Bradford, Ontario, L3Z 2A7

Telephone: 905-775-5366
Fax: 905-775-0153

www.townofbwg. com

December 22, 2021 VIA EMAIL

Honourable Doug Ford, Premier of Ontario
Legislative Building
Queen's Park
Toronto, ON M7A 1A1

Dear Honourable Doug Ford, 

Re: Motion Against Quebec’s Bill 21

At its Regular Meeting of Council held on December 21st, 2021, the Town of Bradford
West Gwillimbury Council approved the following resolution regarding the Province of
Quebec’s Bill 21. 

Resolution 2021-424 Scott/Sandhu
WHEREAS Quebec’s Bill 21 unfairly discriminates against public-sector workers by
directly infringing on their freedom of religion and freedom of expression rights as
enshrined into law by the Canadian Charter of Rights and Freedoms;  

WHEREAS Bradford West Gwillimbury is a growing community that is proud of its
diversity and diligently working to tear down barriers, advance anti-racism work and
foster an inclusive community;    

WHEREAS municipalities across Ontario are passing motions condemning Bill 21;    

AND WHEREAS the Ontario Legislature unanimously passed a motion in 2019 stating: 
Ontario and its government shall oppose any law that would seek to restrict or limit the

religious freedoms of our citizens; and, that Ontario's Legislature affirms that we value
our diversity and assert that we shall promote and protect free expression and the rights
of religious minorities, consistent with the Charter of Rights and Freedoms”;    

THEREFORE BE IT RESOLVED that the Town of Bradford West Gwillimbury Council
declares its opposition to Bill 21 and supports efforts to see this discriminatory law
overturned; and
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THAT a copy of this resolution be forwarded to the Honourable Doug Ford, Premier of
Ontario, the Honourable Francois Legault, Premier of Quebec, the Honourable Caroline
Mulroney, MPP York-Simcoe, Scot Davidson, MP York-Simcoe, the Association of
Municipalities of Ontario, and all other municipalities in Ontario. 
CARRIED. 

Thank you for your consideration of this request. 

Regards, 

Tara Reynolds
Deputy Clerk, Town of Bradford West Gwillimbury
905) 775-5366 Ext 1104

treynolds@townofbwg. com

CC:   Hon. Francois Legault, Premier of Quebec
Hon. Caroline Mulroney, MPP York-Simcoe
Scot Davidson, MP York-Simcoe
The Association of Municipalities of Ontario
All Municipalities in Ontario
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File #: OPA 2021-003

Related File(s): Not Applicable

Subject Lands:  Delineated areas
surrounding existing and
proposed stations: 
Pickering GO, Ajax GO, 
Whitby GO, Thornton’ s
Corners GO, Central
Oshawa GO, Courtice GO, 
and Bowmanville GO

Date of Decision: December 22, 2021

Date of Notice: December 30, 2021

The Regional Municipality of Durham

Notice of Adoption

With Respect to Amendment # 186 to the Durham Regional Official Plan
Section 17(23) of the Planning Act

Purpose and Effect of the Requested Official Plan Amendment

The purpose and effect of this Amendment is to delineate the boundaries of Protected Major
Transit Station Areas ( PMTSAs) in the City of Pickering, Town of Ajax, Town of Whitby, City
of Oshawa ( at Thornton’ s Corners and Central Oshawa), and the Municipality of Clarington
Courtice and Bowmanville).  The Amendment also introduces a policy framework to support

transit- oriented development and establishes a minimum density target of 150 people and
jobs per hectare within these PMTSAs. 

The Amendment and background materials are available for inspection by appointment.  To
arrange an appointment, call 905-668-7711 ext. 2251 at the Regional Planning and
Economic Development Department, Regional Municipality of Durham, 605 Rossland Road
East, Fourth Floor, P.O. Box 623, Whitby, Ontario, Monday to Friday between 8:00 a.m. and
5:00 p.m. The Amendment and materials are also available for viewing on the Region of
Durham website at www.durham. ca/envisiondurham. 

Related Planning Act Files

There are no Planning Act Applications related to this file. 

Written and Oral Submissions

Public consultation on the application was undertaken in accordance with the requirements of
the Planning Act. The Region received a number of written and oral submissions on the
application. All submissions were given full consideration.  Further details regarding how the
public input was considered is available in Commissioner’ s Report # 2021-P-26 and in the
Planning and Economic Development Committee minutes dated December 7, 2021. 
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Decision of Regional Council

The Council of the Regional Municipality of Durham adopted Amendment # 186 to the
Durham Regional Official Plan by By-law #49-2021, on December 22, 2021. 

Approval Authority

Under the provisions of Section 17(1) of the Planning Act, the Minister of Municipal Affairs
and Housing is the approval authority for amendments adopted under Section 26(1) of the
Planning Act. This adopted amendment will be forwarded to the Minister as required by
Section 17(31) of the Planning Act. 

Any person of public body will be entitled to receive notice of the decision of the approval
authority if a written request to be notified of the decision ( including the person’ s or public
body’s address, fax number or email address) is made to the approval authority. Request to
be notified of the decision should be sent to the Municipal Service Office – Central Ontario
C/O Maya Harris, Manager Community Planning and Development ( East). The address of
the approval authority is: The Ministry of Municipal Affairs and Housing, 777 Bay Street, 13th
Floor, Toronto, Ontario, M5G 2E5 or email requests can be sent to maya.harris@ontario. ca. 

Cheryl Bandel

Deputy Regional Clerk

If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2097
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Amendment # 186 to the Durham Regional Official Plan

Purpose and Effect: 

The purpose of this Amendment is to establish a policy framework and delineations for
Protected Major Transit Station Areas and the establishment of a minimum density
target for these Areas in the Durham Regional Official Plan. 

This Amendment also provides a Regional policy framework to guide further
implementation of Protected Major Transit Station Areas.

Location: 

Lands generally surrounding existing and future higher order transit corridor stations
and stops, and in particular, lands delineated around existing and future GO Stations as
shown on Exhibits 1 and 2. 

Basis: 

Planning Act R.S.O 1990

The Planning Act (the Act) sets out Provincial interests and directions on many issues, 
including: 

the adequate provision and efficient use of transportation, the appropriate location of
growth and development, and the promotion of development that is designed to support
public transit and be oriented to pedestrians. 

Section 16(16) of the Act further sets out enabling policies for Upper-tier municipalities
to:  

protect and delineate the boundaries of existing and planned higher order transit
stations or stops; 
Set the minimum number of people and jobs per hectare for the planning areas; 
and

Require the official plan of the applicable lower tier municipalities to include
policies that authorize the use of land for building and structures that support
minimum densities. 

This Amendment for Protected Major Transit Station Areas meets the requirements of
Section 16(16) of the Act to ensure certainty with respect to municipal objectives around
leveraging transit investment by enabling transit supportive uses and densities. 
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Section 17(36.1.4) of the Act outlines the Major Transit Station Area policies which are
sheltered from appeal; namely: 

The identification of Major Transit Station Areas through Section 16(16) and any
changes to those policies. 

The Region or lower- tier municipality’ s Official Plan policies pertaining to
Protected Major Transit Station Areas; and

Policies that identify the minimum densities for lands, buildings or structures in
Major Transit Station Areas. 

Through the Region establishing Protected Major Transit Station Areas under Section
16(16), area municipalities will complete secondary planning exercises ( or equivalent) to
establish policies pertaining to Major Transit Station Areas, including policies which
identify the authorized uses of land, buildings or structures in these areas and minimum
densities for buildings or structures in Major Transit Station Areas. 

A Place to Grow, 2019: Growth Plan for the Greater Golden Horseshoe and
Amendment # 1 2020

The Growth Plan 2019, Section 2.2.4 - Transit Corridors and Station Areas provides the
Provincial policy framework for Protected Major Transit Station Areas on priority transit
corridors and outlines criteria to be met to delineate the boundaries of Major Transit
Station Areas and establish minimum or alternative density targets. This amendment is
also being undertaken as part of the Region’ s municipal comprehensive review under
Section 26 of the Planning Act. 

The Amendment to include Protected Major Transit Station Areas meets the
requirements of Section 2.2.4 of the Growth Plan as well as achieves overall Growth
Plan objectives related to planning a complete community that supports the
intensification of existing built-up areas, more compact greenfield development, and
better alignment between land use and transit planning. 

The proposed amendment will designate and delineate seven Protected Major Transit
Station Areas on the GO East Rail line. The amendment also establishes a policy
framework to facilitate implementation planning by directing the applicable area
municipalities to undertake comprehensive land use planning to meet minimum
requirements. 

Through Envision Durham and the associated Growth Management Study, the Region
undertook work in consultation with the City of Pickering, Town of Ajax, Town of Whitby, 
City of Oshawa and Municipality of Clarington to delineate the Protected Major Transit
Station Area boundaries, and set a minimum density of 150 people and jobs per hectare
to support local planning contexts and Provincial policy requirements. 
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This Amendment conforms to the Durham Regional Official Plan, the Growth Plan for
the Greater Golden Horseshoe and is consistent with the Provincial Policy Statement. 

Amendment: 

The Official Plan of The Regional Municipality of Durham is hereby amended as follows: 

1) Adding policy language to certain sections and renumbering some sections of
the Durham Regional Official Plan as per Table 1 attached hereto; and

2) Introducing Schedule ‘ C5’ to the Durham Regional Official Plan, as illustrated
on Exhibits 1 and 2. 

Implementation: 

1) Notwithstanding the land use designations illustrated in the Regional
Structure of the Durham Regional Official Plan on Schedules ‘ A4’ and ‘A5’, for
lands identified as Protected Major Transit Station Areas on Schedule ‘ C5’, 
the policies for Protected Major Transit Station Areas shall apply.  The
provisions set forth in the Durham Regional Official Plan regarding the
implementation of the Plan shall apply in regard to this Amendment. 
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Table 1: 

Item Old Section
Number

New
Section
Number

Details of Policy Amendment

1.   8.1.9 • Add a new policy to read as follows: 

To plan for transit-oriented development within
walking distance of existing and planned rapid
transit stations as focal points for active
transportation and a compatible mix of higher
density uses.” 

2.  Sub-heading
after new

policy 8.1.9) 

Add the phrase “ PROTECTED MAJOR
TRANSIT STATION AREAS” after
CENTRES, CORRIDORS,” 

The sub-heading will therefore read as follows: 

CENTRES, CORRIDORS, PROTECTED MAJOR
TRANSIT STATION AREAS AND WATERFRONT
PLACES” 

3.  8.1.9 8.1.10 • Add a comma after the phrase “ Urban
Growth Centres” 
Delete the word “ and” between “ Urban
Growth Centres” and “Regional Centres” 
Add the phrase “ and Protected Major
Transit Station Areas” after “Regional
Centres” 
Add the phrase “ and intensification” after
the phrase “ urban development” 

The policy will therefore read as follows: 

To recognize Urban Growth Centres, Regional
Centres and Protected Major Transit Station
Areas in Urban Areas as focal points of urban
development and intensification in the Region.” 

4.  8.1.10 8.1.11

009



Item Old Section
Number

New
Section
Number

Details of Policy Amendment

5.  8.1.11 8.1.12 • Add the word “Centres” and a comma after
the word “Regional” 
Delete the word “ and” between “ Regional” 
and “Local Centres” 
Add the phrase “ and Protected Major
Transit Station Areas” after “ Local Centres” 

The policy will therefore read as follows: 

To develop Urban Growth Centres, Regional
Centres, Local Centres and Protected Major
Transit Station Areas that are characterized by
distinctive forms of art and architecture.” 

6.  8.1.12 8.1.13

7.  8.1.13 8.1.14

8.  8.1.14 8.1.15 • Add a comma after the phrase “ Regional
Centres” 
Add the phrase “ Protected Major Transit
Station Areas” after “ Regional Centres” 

The policy will therefore read as follows: 

To link Urban Growth Centres, Regional Centres, 
Protected Major Transit Station Areas and
Waterfront Places with supportive Corridors
focused on active transportation and transit
routes.” 

9.   8.1.16 • Add a new policy to read as follows and
renumber subsequent sections accordingly: 

To build upon significant place- making
opportunities within Protected Major Transit
Station Areas, as focal points for high density, 
mixed- use, transit-oriented development and a
pedestrian- oriented public realm.” 

10.  8.1.15 8.1.17

11.  8.1.16 8.1.18

12.  8.1.17 8.1.19

13.  8.1.18 8.1.20

14.  8.1.19 8.1.21
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

15.  8.2.1 b)  • Add a comma after “Centres” 
Delete the word “ and” between “ Centres” 
and “Corridors” 
Add the phrase “ and Protected Major
Transit Station Areas” after “Corridors” 

The subsection will therefore read as follows: 

a mixture of uses in appropriate locations, with
particular consideration given to Centres, 
Corridors and Protected Major Transit Station
Areas;” 

16.  8.3.6  • Add comma after “Corridors” 
Add the phrase “ and Protected Major
Transit Station Areas” after “ Corridors” 

The policy will therefore read as follows: 

Commercial uses shall be concentrated in
locations that are supportive of the function of
Regional and Local Centres and Corridors, and
Protected Major Transit Station Areas, in
accordance with the policies of this Plan.” 

17.  8.3.10 d)  • Delete the phrase “ forms and patterns” 
after the phrase “ policies to promote” and
replace with “ transit- oriented development” 

The subsection will therefore read as follows: 

policies to promote transit-oriented development”  

18.   8.3.10 e) • Add a new subsection to read as follows: 

policies, designations and delineations for
Protected Major Transit Station Areas.” 

19.  Sub-Section
Header 8A

Add a comma after the word “ Corridors” 
Add phrase “ Protected Major Transit Station
Areas” after “Corridors” 

The header will therefore read as follows: 

Centres, Corridors, Protected Major Transit
Station Areas and Waterfront Places” 

20.   Sub-
heading
after

8A.1.3) 

Add a new sub-heading to read as follows: 

PROTECTED MAJOR TRANSIT STATION
AREAS” 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

21.   8A.1.4 • Add a new policy to read as follows, and
renumber subsequent sections accordingly: 

Protected Major Transit Station Areas shall be
developed as transit- oriented communities that
encourage and support innovation and
entrepreneurship, and integrate mixed- use
development throughout, anchored by a
Commuter Station or Transportation Hub.” 

22.  8A.1.4 8A.1.5

23.  8A.1.5 8A.1.6

24.   Sub-
heading
after

8A.2.7) 

Add sub-heading to read as follows: 

PROTECTED MAJOR TRANSIT STATION
AREAS” 

25.   8A.2.8 • Add new policy to read as follows and
renumber subsequent sections accordingly:  

Schedule ‘ A’ identifies existing and future GO
Stations along the Lakeshore East GO Rail line
and the GO East Extension. Schedule ‘ C5’ 
designates and delineates Protected Major Transit
Station Areas at the following GO Station
locations: 

a) Pickering; 
b) Ajax; 
c) Whitby; 
d) Thornton’ s Corners; 
e) Central Oshawa; 
f) Courtice; and
g) Bowmanville.” 

26.   8A.2.9  • Add new policy to read as follows: 

Protected Major Transit Station Areas will be
planned as focal points within their respective
communities, providing active places and
streetscapes, with a wide range and mix of high-
density transit- oriented uses, based on pedestrian
oriented built form.” 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

27.   8A.2.10 • Add new policy to read as follows: 

Notwithstanding the land use designations in the
vicinity of the existing and future GO Stations
identified on Schedule ‘ A’, the following land uses
will be permitted in Protected Major Transit
Station Areas identified on Schedule ‘ C5’: 

a) Higher density residential uses including,  
but not limited to, mid-rise and high-rise
apartments, multiple attached dwellings, 
including but not limited to stacked
townhouses, and live-work units; 

b) Offices and major office; 

c) Hotels and convention centres; 

d) Compatible employment uses, institutional
uses, educational facilities and post-
secondary institutions; 

e) Places of worship within mixed- use
buildings rather than in freestanding
buildings; 

f) Commercial uses including retail, both
convenience retail and small-scale retail
uses, restaurants, personal and
professional service shops, and day care
uses;  

g) Cultural, arts and entertainment uses; 

h) Recreational uses, amenities, and public
art; 

i) Mixed use buildings that integrate
community and commercial uses with
upper- storey apartment and/or office uses
to ensure amenities are provided in close
proximity population and employment
growth ; 

j) Home occupations; 

k) Public uses including infrastructure, 
libraries, recreation/ community centres, 
parks, urban squares, trails and
conservation uses.” 

013



Item Old Section
Number

New
Section
Number

Details of Policy Amendment

28.   8A.2.11 • Add new policy to read as follows: 

The following land uses will be prohibited in
Protected Major Transit Station Areas: 

a) Automobile- oriented uses such as drive-
through establishments, gasoline stations, 
service stations, and car washes; and

b) Land extensive uses such as automobile
dealerships with outdoor vehicle storage
and display areas, warehouses and
storage facilities, including self-storage
facilities.” 

29.   8A.2.12 Notwithstanding any other policies of this Plan to
the contrary, sensitive uses are not permitted on
the lands located within the Courtice Protected
Major Transit Station Area, east of Courtice Road
and south of Baseline Road in the Municipality of
Clarington, due to proximity to the Darlington
Nuclear Generation Station. 

30.   8A.2.13 • Add new policy to read as follows: 

Development within Protected Major Transit
Station Areas will offer convenient, direct, 
sheltered pedestrian access from high-density
development sites to neighbouring Commuter
Stations or Transportation Hubs, recognizing
matters of accessibility for persons with
disabilities, pedestrians, cyclists, and connections
to a variety of transportation modes.” 

31.   8A.2.14 • Add new policy to read as follows: 

Protected Major Transit Station Areas shall be
planned to accommodate a minimum overall
density target of 150 people and jobs per gross
hectare, in accordance with the Growth Plan for
the Greater Golden Horseshoe. In cases where a
Protected Major Transit Station Area and an
Urban Growth Centre or Regional Centre overlap, 
the higher density requirements shall apply.” 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

32.   8A.2.15 • Add new policy to read as follows: 

The Region, in consultation with the area
municipalities and Metrolinx may, by amendment
to this Plan, designate additional Protected Major
Transit Station Areas coincident with planning for
existing and future rapid transit facilities or
stations.” 

33.   8A.2.16 • Add new policy to read as follows: 

Local road and private access spacing and
access permissions to Regional arterial roads
within Protected Major Transit Station Areas will
be addressed on a case-by-case basis to the
satisfaction of the Region.” 

34.   8A.2.17 • Add new policy to read as follows: 

The Province of Ontario has authorized the use
of Inclusionary Zoning within Protected Major
Transit Station Areas, to require the provision of
affordable housing units within new
developments. To support the application of
Inclusionary Zoning: 

a) A Regional Assessment Report shall be
completed which includes an analysis of
demographics, income, housing supply, 
housing need and demand, current
average market prices and rents and an
analysis of potential impacts on the
housing market, having regard to Section
4.3 of this Plan; and

b) Area municipalities are encouraged to
consider the application of Inclusionary
Zoning in their respective Protected Major
Transit Station Area through subsequent
secondary planning, or equivalent, and
zoning bylaw amendment processes.” 

35.   8A.2.18 • Add new policy to read as follows: 

Area municipal official plans shall include detailed
policies, for each Protected Major Transit Station
Area, which will: 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

a) Delineate Protected Major Transit Station
Area boundaries coincident with
boundaries identified in Schedule ‘ C5’ and
provide detailed land use designations
within the boundary; 

b) Establish minimum density, population, 
employment and housing targets to
demonstrate achievement of the overall
target of at least 150 people and jobs per
ha; 

c) Establish a minimum job target for
Protected Major Transit Station Areas; 

d) Enable alternative development standards
to support transit- oriented development, 
including but not limited parking
requirements which support the use of
transit; 

e) Support the creation of focal points by
concentrating the highest densities in close
proximity to Commuter Stations or
Transportation Hubs; 

f) Include policies or approaches to ensure
that the heights and densities of buildings
are appropriately scaled to ensure
compatibility with neighbouring lower
density residential areas; 

g) Include policies to ensure that required
transportation, servicing and other
infrastructure is in place prior to, or
coincident with new development; 

h) Support the efficient use of land, including
requirements for structured parking, and
shared parking as part of new
development; 

i) account for the retention or replacement of
existing station access infrastructure
pedestrian, bus, cycle, pick-up and drop-

off, and vehicle parking), as well as the
protection for future facility expansion when
new development on existing GO station
lands is proposed; 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

j) Incorporate Urban Design and
Sustainability Guidelines to guide the
desired density, built form, building
placement, access requirements and
approaches for a pedestrian oriented public
realm, that: 

i. Provide appropriate transitions in
building heights to surrounding
areas and public spaces; 

ii. Direct that all development will be
designed to be pedestrian- oriented
and accessible to all ages and
abilities; 

iii. Require buildings to frame streets, 
with frequent pedestrian entrances; 

iv. Restrict vehicular access to private
property from adjacent local
roadways; 

v. Support the use of rear lanes to
serve development loading, 
servicing and vehicular parking
access requirements rather than
strictly along local public streets, 
where appropriate; 

vi. Require vehicular parking to be
located below grade or located in a
manner to minimize the visual
impact on streets, parks, open
spaces, pedestrian walkways and
other land uses. With the exception
of bus parking, surface parking will
be minimized; 

vii. Incorporate the use of design
elements to assist with orientation, 
including wayfinding and the use of
gateways and entrance feature;  

viii. Require that connections to the
Commuter Stations or
Transportation Hubs include
pedestrian weather protection and
station way-finding; and
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

ix. Establish sustainable design
measures and key sustainability
principles for development in
Protected Major Transit Station
Areas; 

k) Include policies that encourage place-
making through policy approaches that: 

i. Ensure a well-defined public realm
that provides active gathering
spaces, pedestrian destinations and
connections; 

ii. Support the establishment of
integrated trails, parks and open
space systems for various levels of
use year-round; 

iii. Provide active streetscapes with
sidewalks or multi-use paths on both
sides of all roads, and related for
pedestrian amenities; 

iv. Encourage streets and boulevards
to be designed to allow for patios, 
sitting areas, while ensuring
adequate space for pedestrians and
streetscape plantings for shade and
beautification; 

v. Encourage sustainable
technologies, permeable pavers, low
impact development techniques, and
designs which support the use of
renewable energy in the design of
new development, the public realm
and streetscapes. 

l) Include sustainable transportation policies
that: 

i. Ensure that road designs support transit
use, pedestrian travel, and cycling while
accommodating automobile travel; 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

ii. Support active transportation through
safe, well-designed and direct
connections between and amongst
component uses and transit stations; 

iii. Include adequate and secure long-term
and short- term bicycle parking and end-
of-trip facilities; and

iv. Include below grade pedestrian
connections, including knock-out panels
where deemed appropriate, to facilitate
a continuous pedestrian network
between development sites.” 

36.   8A.2.19 • Add new policy to read as follows: 

The Region and the respective area municipality
may require the coordination of development
applications through measures such as Master
Development Agreements or other similar
approaches, to ensure an orderly, coordinated
and phased approach to the provision of
transportation, servicing and other infrastructure
are provided prior to or coincident with
development.” 

37.   8A.2.20 • Add new policy to read as follows: 

The Region and area municipalities may require
cost-sharing agreements, front-ending
agreements or other measures as appropriate to
ensure the timely delivery of infrastructure and the
equitable distribution of development and
infrastructure costs.” 

38.   8A.2.21 • Add new policy to read as follows: 

In the event that development within a Protected
Major Transit Station Area is proposed above a
rail corridor, all appropriate technical studies must
be undertaken to the satisfaction of the applicable
railway authority, to ensure the following: 

a) existing and future capacity and safety of
train operations in the rail corridor will not
be compromised; 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

b) flexibility for future expansion to rail
operations and modifications and
improvements to the track and signal
system will not be reduced; and

c) all environmental, safety and mitigation
concerns associated with such
development, including noise, vibration, air
quality, parking, snow and ice
accumulation, servicing, pedestrian access
and vehicle access, and the capacity of the
transportation system serving such
development have been satisfactorily
addressed to the satisfaction of the rail
authority, the Region and the applicable
area municipality.” 

39.  8A.2.8 8A.2.22

40.  8A.2.9 8A.2.23 • Add a comma after “Regional Centres” 

Ass phrase “ Protected Major Transit
Station Areas” after the phrase “ Regional
Centres” 

The policy will therefore read as follows: 

Regional Corridors shall be planned and
developed in accordance with Policy 8A.1.5 and
the relevant Policies of the underlying land-use
designation, as higher density mixed- use areas, 
supporting higher order transit services and
pedestrian oriented development. The Regional
Corridors shall provide efficient transportation
links to the Urban Growth Centres and Regional
Centres, Protected Major Transit Station Areas, 
as well as other centres in adjacent municipalities. 
Portions of Regional Corridors with an underlying
Living Area designation, which are identified as
appropriate for higher density mixed- use
development in area municipal official plans, shall
support an overall, long-term density target of at
least 60 residential units per gross hectare and a
floor space index of 2.5. The built form should be
a wide variety of building forms, generally mid-rise
in height, with some higher buildings, as detailed
in area municipal official plans.” 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

41.  8A.2.10 8A.2.24

42.  8A.2.11 8A.2.25

43.  8A.2.12 8A.2.26

44.  8A.2.13 8A.2.27

45.  8A.2.14 8A.2.28

46.  8A.2.14 f) 8A.2.28 f) • Delete subsection “ f) transit nodes” and
renumber subsequent sections accordingly

47.  8A.2.14 g) 8A.2.28 f) • Add a comma after “Local Corridors” 

Add the phrase “ Protected Major Transit
Station Areas,” after “Local Corridors” 

The policy will therefore read as follows: 

policies to ensure and guide higher density
development in Urban Growth Centres, Regional
and Local Centres, Regional and Local Corridors, 
Protected Major Transit Station Areas, and
Waterfront Places, while protecting the integrity of
historic downtowns, where applicable;” 

48.  8A.2.14 h) 8A.2.28 g)  

49.  8A.2.14 i) 8A.2.28 h) • Add a comma after “Corridors”  

Add the phrase “ Protected Major Transit
Station Areas,” after “Local Corridors”  

The policy will therefore read as follows: 

policies for the phasing of development in
Centres, Corridors, Protected Major Transit
Station Areas, and Waterfront Places, to ensure
the implementation of the higher density form and
function targets of this Plan; and

50.  8A.2.14 j) 8A.2.28 i)  

51.  8A.2.15 8A.2.29
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

52.  8A.2.16 8A.2.30 • Add a comma after “Regional Centres” 

Add the phrase “ Protected Major Transit
Station Areas,” after “ Regional Centre” 

Add a comma after “Regional Corridors” 

The policy will therefore read as follows: 

In the preparation of area municipal zoning by-
laws, Councils of the area municipalities shall
develop permissive zoning within Urban Growth
Centres, Regional Centres, Protected Major
Transit Station Areas, and along Regional
Corridors, as an incentive to implement higher
density, mixed- use development in these areas
consistent with the intent of this Plan.” 

53.  11.3.19   • Delete the phrase “ Policy 8A.2.2” 

Add the phrase “ Policies 8A.2.8 through
8A.2.20” after the phrase “ context in
accordance with” 

Add the phrase “ that are also identified
as Protected Major Transit Station
Areas,” after “Commuter Stations” 

Delete the second paragraph in its
entirety

The policy will therefore read as follows: 

In support of existing and future transit services, 
development adjacent to a Transportation Hub, 
Commuter Station, Rapid Transit Spine and the
High Frequency Transit Network designated on
Schedule ' C' – Map 'C3', Transit Priority Network, 
shall provide for: 

a) complementary higher density and mixed
uses at an appropriate scale and context in
accordance with Policies 8A.2.8 through
8A.2.20 for Transportation Hubs and
Commuter Stations that are also identified as
Protected Major Transit Station Areas, and
Policy 8A.2.9, where a Rapid Transit Spine or
the High Frequency Transit Network is within
Regional Corridors; 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

b) buildings oriented towards the street, to
reduce walking distances to transit facilities; 

c) facilities which support non-auto modes
including: drop off facilities, bus bays, bus
loops, bus shelters, walkways, trails and other
pedestrian and cycling facilities; and

d) limited surface parking and the potential
redevelopment of existing surface parking.” 

54.   14.10.4 • Add a new policy as follows and renumber
subsequent section accordingly: 

The effect of new policies, implementing by-laws
and projects within Protected Major Transit
Station Areas will be monitored in consultation
with the area municipalities, based on the
following: 

a) the amount, type and pace of
development; 

b) the mix and density of land uses in
the area; 

c) the re-use and demolition of existing
buildings, including heritage
buildings; 

d) the amount and type of employment;  
e) the overall population; 
f) the unit count and mix of housing

types; 
g) the population to job ratio; 
h) parking spaces, loading facilities, 

transit improvements and active
transportation infrastructure; and

i) the size, scale and extent of public
uses, including parks, recreational
facilities and schools.” 

55.  14.10.4 14.10.5

56.   15.8 • Add a new policy as follows and renumber
subsequent sections accordingly: 

As per the policies of the Growth Plan for the
Greater Golden Horseshoe, amendments to a
Protected Major Transit Station Area delineation, 
as shown on Schedule ‘ C5’, will require an
amendment to this Plan.” 
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Item Old Section
Number

New
Section
Number

Details of Policy Amendment

57.  15.8 15.9

58.  15.9 15.10

59.  15.10 15.11

60.  15.11 15.12

61.  15.12 15.13

62.  15.13 15.14

63.  15 A  • Add Transit- Oriented Development ( TOD) 
to Section 15A (Definitions) 

Definition reads as follows: 

Transit- Oriented Development ( TOD): is the
clustering of high-density, compact development
in proximity to transit infrastructure. The design of
TOD places includes a mix of residential, 
community use, retail and other pedestrian
amenities that support transit ridership, along with
good quality active transportation connections.” 

Schedules: 

Exhibit 1: Map 'C5a' – Protected Major Transit Station Area delineations

Exhibit 2: Map ‘C5b’ – Protected Major Transit Station Area delineations
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If you require this information in an accessible format, please contact 1-800-372-1102 extension 2097. 

December 30, 2021

Ms. Maya Harris
Manager, Community Planning & Development ( East) 
Ministry of Municipal Affairs and Housing
777 Bay Street, 13th Floor
Toronto, ON M5G 2E5

Dear Ms. Harris: 

RE: Envision Durham – Recommendations on Employment
Area Conversion Requests, File: D12- 01, OPA 2021- 003
2021- P-25), Our File: D12

Council of the Region of Durham, at its meeting held on December 22, 
2021, adopted the following recommendations of the Planning & 
Economic Development Committee, as amended: 

A) That the following Employment Area conversion requests be
endorsed so as to enable Protected Major Transit Station Areas
through Regional Official Plan Amendment ( OPA-2021-003) and
the new Regional Official Plan: 

i) CNR-03, CNR-21, CNR-22 and ADD-01 in the Town of Ajax; 
and

ii) CNR-11, CNR-26, CNR-37, CNR-41 (lands within the
existing Urban Area Boundary only) in the Municipality of
Clarington; 

B) That the following Employment Area conversion requests be
endorsed and advanced through Envision Durham, and reflected
in the land budget being prepared through the ongoing Land
Needs Assessment, to be implemented as part of the new
Regional Official Plan: 

i) In the Town of Ajax: 

a) CNR-04; 

b) CNR-09 so as to allow for a grocery store; 

c) CNR-15; 

d) CNR-19

e) CNR-33; 

The Regional
Municipality
of Durham

Corporate Services
Department
Legislative Services

605 Rossland Rd. E. 
Level 1
PO Box 623
Whitby, ON L1N 6A3
Canada

905-668-7711
1-800-372- 1102
Fax: 905-668-9963

durham. ca

Don Beaton, BCom, M.P.A. 
Commissioner of Corporate
Services
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f) ADD-02; 

g) CNR-07; and

h) CNR-20. 

ii) In the Township of Brock: 

a) CNR-01; 

b) CNR-32; and

c) ADD-03 subject to site specific servicing policies and
conditions. 

iii) In the Municipality of Clarington: 

a) CNR-27; 

b) CNR-40; and

c) Southeast Courtice ( CNR-30, CNR-38, CNR-41, CNR-
42, and CNR-44). 

iv) In the City of Oshawa: 

a) CNR-18; 

b) CNR-45; 

c) CNR-46; and

d) CNR-39. 

v) City of Pickering: 

a) CNR-10. 

vi) In the Town of Whitby: 

a) CNR-06; and

b) CNR-29. 

C) That the remaining Employment Area conversion requests, 
outside those referenced in Part A) or B), not be supported; and

D) That a copy of Report # 2021-P-25 of the Commissioner of
Planning and Economic Development be forwarded to Durham’ s
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area municipalities, Indigenous communities, conservation
authorities, the Building Industry and Land Development
Association, Durham Region Homebuilders Association, agencies
and service providers that may have an interest in where and how
long term growth in the region is being planned for (school boards, 
hospitals, utility providers, as specified in Appendix 3 to Report

2021-P-25), the Ministry of Municipal Affairs and Housing, the
Envision Durham Interested Parties List, and any persons that
have made a submission for an Employment Area conversion
request.” 

Please find enclosed a copy of Report # 2021-P-25 for your information. 

Ralph Walton

Ralph Walton, 
Regional Clerk/Director of Legislative Services

RW/tf

c: N. Cooper, Clerk, Town of Ajax
F. Lamanna, Clerk, Township of Brock
J. Gallagher, Clerk, Municipality of Clarington
M. Medeiros, Clerk, City of Oshawa
S. Cassel, Clerk, City of Pickering
B. Jamieson, Clerk, Township of Scugog
D. Leroux, Clerk, Township of Uxbridge
C. Harris, Clerk, Town of Whitby
Central Lake Ontario Conservation Authority
Ganaraska Region Conservation Authority
Kawartha Conservation
Lake Simcoe Region Conservation Authority
Toronto & Region Conservation Authority
Building Industry and Land Development Association
Durham Region Homebuilders Association
Mississaugas of Scugog Island First Nation
Agencies and Service Providers ( Appendix 3 to Report # 2021-P-25) 
Envision Durham Interested Parties List
Individuals that made a submission for an Employment Area

conversion request
B. Bridgeman, Commissioner of Planning and Economic Development
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2564

The Regional Municipality of Durham
Report

To: Planning and Economic Development Committee
From: Commissioner of Planning and Economic Development
Report:# 2021-P-25
Date: December 7, 2021

Subject: 

Envision Durham – Recommendations on Employment Area Conversion Requests, File
D12-01, OPA-2021-003

Recommendation: 

That the Planning and Economic Development Committee recommends to Regional
Council: 

A) That the following Employment Area conversion requests be endorsed so as to
enable Protected Major Transit Station Areas through Regional Official Plan
Amendment ( OPA-2021-003) and the new Regional Official Plan: 

i) CNR-03, CNR-21, CNR-22 and ADD-01 in the Town of Ajax; and

ii) CNR-11, CNR-26, CNR-37, CNR-41 (lands within the existing Urban Area
Boundary only) in the Municipality of Clarington. 

B) That the following Employment Area conversion requests be endorsed and advanced
through Envision Durham, and reflected in the land budget being prepared through
the ongoing Land Needs Assessment, to be implemented as part of the new Regional
Official Plan: 

I. In the Town of Ajax: 

a) CNR-04; 

b) CNR-09 so as to allow for a grocery store; 
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c) CNR-15; 

d) CNR-19; 

e) CNR-33; and

f) ADD-02. 

II. In the Township of Brock: 

a) CNR-01; 

b) CNR-32; and, 

c) ADD-03 subject to site specific servicing policies and conditions. 

III. In the Municipality of Clarington: 

a) CNR-27; and, 

b) CNR-40 for the lands north of the proposed Townline Road extension
only. 

IV. In the City of Oshawa: 

a) CNR-18; 

b) CNR-45; and, 

c) CNR-46. 

V. City of Pickering: 

a) CNR-10. 

C) That the remaining Employment Area conversion requests, outside those referenced
in A) or B), not be supported; and

D) That a copy of this report be forwarded to Durham’ s area municipalities, Indigenous
communities, conservation authorities, the Building Industry and Land Development
Association, Durham Region Homebuilders Association, agencies and service
providers that may have an interest in where and how long term growth in the region
is being planned for (school boards, hospitals, utility providers, as specified in
Appendix 3), the Ministry of Municipal Affairs and Housing, the Envision Durham
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Interested Parties List, and any persons that have made a submission for an
Employment Area conversion request. 

Report: 

1. Purpose

1.1 The purpose of this report is to present Regional Planning staff’s
recommendations on Employment Area conversion requests being considered
through Envision Durham, and to seek Council’ s endorsement on the
recommended conversions. 

1.2 The protection of the Region’ s supply of employment land is important to the
economic vitality of the Region. Policies that speak to the protection and
maintenance of an adequate supply of Employment Areas are found in the
Provincial Policy Statement ( PPS), the Growth Plan for the Greater Golden
Horseshoe, the Regional Official Plan (ROP), and Council’ s Strategic Plan. 

1.3 Both the PPS and the Growth Plan require the Region to plan for and protect
Employment Areas for appropriate employment uses over the long term. This
includes protection against incompatible uses by prohibiting residential uses and
prohibiting and/or limiting other sensitive land uses within Employment Areas. 
Provincial policy allows the Region to consider the conversion of Employment
Areas to non-employment uses through a Municipal Comprehensive Review, 
subject to demonstrating that a number of conditions and criteria have been met. 

1.4 The Provincial requirements for considering Employment Area conversions, along
with consideration for local conditions and priorities, form the Guiding Principles
and Evaluation Criteria ( the “Criteria”) which were endorsed by Regional Council
in June of 2020 (see Appendix 1). The conversion requests have been carefully
reviewed against the Criteria by the consultant for the Growth Management Study
and reported on through the Employment Strategy Technical Report.  Staff’s
recommendations consider the outcome of that review, additional input from the
area municipalities and proponents, and the policy framework to protect and
preserve Employment Area lands. 

2. Background

2.1 Envision Durham is currently in Stage 3 (“Direct”). This stage of the project is
intended to identify the key proposed policy directions for moving forward with the
preparation of a new Regional Official Plan. 
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2.2 As a key component of Envision Durham, a Growth Management Study ( GMS) is
being completed over two phases. To aid in the completion of the GMS, the
Region retained the consulting services of Urban Strategies Inc. and Watson & 
Associates Economists Ltd. 

2.3 Phase 1 of the GMS focuses on the completion of a Land Needs Assessment
LNA). The LNA is a detailed review of the Region’ s land base to determine how

much of the Growth Plan’s forecasted population and employment for Durham
Region can be accommodated within existing urban areas, in the built-up area, 
and within the designated greenfield area. Recommendations on requests for
conversion of lands currently designated as Employment Areas to non-
employment uses is being considered as part of Phase 1 of the GMS. The
completion of this stage is an important step for determining overall urban land
need. 

2.4 In June of 2020 Regional Council endorsed a set of Criteria ( see Report # 2020-P-
11) to evaluate requests for Employment Area conversion. The Criteria serve as a
lens which together with an evaluation of local conditions and Regional context, 
have informed staff’s recommendations. 

2.5 A total of 48 Employment Area conversion requests were received, two of which
were subsequently withdrawn. In several cases, proponents have revised their
submissions and have met with Regional staff to discuss their requests.  Each
request was assigned a number in chronological order from the date the
submission was received with the prefix “ CNR” ( meaning “ Conversion Request”). 

2.6 The submission packages for Employment Area conversion requests were
circulated to the affected area municipalities in the fall of 2020.  As of the date of
the writing of this report, municipal Council positions on conversion requests were
received by all municipalities except Whitby Council which will be dealing with
their requests at the November 29, 2021 Council meeting. There were no
conversion requests received within the Township of Uxbridge. 

2.7 A detailed site by site evaluation was completed by the Region’ s GMS consultant
team over the summer of 2021. Their recommendations to the Region on
Employment Area conversion requests are outlined in the Employment Strategy
Technical Report, which was released for public review and comment on
September 24, 2021 ( see Report # 2021- INFO-97). 

2.8 Planning staff continues to advance the designation of Protected Major Transit
Station Areas ( PMTSAs). On September 7, 2021 the Regional Planning and
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Economic Development Committee hosted a Statutory Public Open House related
to the proposed policies and delineations for PMTSAs. Two proposed PMTSAs
include lands that are currently designated as Employment Areas in the ROP. 

2.9 The PMTSA designation and associated land use permissions will allow higher
density residential and mixed- use development to support Transit- Oriented
Development. Accordingly, lands currently designated as Employment Areas in
the ROP, but are being planned for a PMTSA designation, require an Employment
Area conversion.  

2.10 The recommended Amendment to implement the policy framework and
delineations of PMTSAs is also being included for consideration at the December
7, 2021 meeting of Planning and Economic Development Committee. 

3. Previous Reports and Decisions

3.1 A list of previous reports and decisions is provided in Appendix 2. 

4. Employment Strategy Technical Report Recommendations on Employment
Area Conversion Requests

4.1 The Employment Strategy Technical Report was released on September 24, 2021
see Report # 2021- INFO- 97). Among other matters, the report provides the GMS

consultant team’s recommendations on areas they view as appropriate for
Employment Area conversion based on the Criteria. 

4.2 The consultant’ s recommendations on Employment Area conversion requests can
be grouped into three categories: 

a. Recommendations related to 451 conversion requests, of which the
following 16 requests were recommended for conversion: CNR-01, 03, 04, 
10, 11, 15, 18, 21, 22, 26, 27, 33, 37, 41, 45, 46; 

b. Recommendations for areas within the boundary of a proposed Protected
Major Transit Station Area: ADD-01 (Ajax); 

c. Recommendations for additional areas identified by the consultant team in
consultation with Regional staff as appropriate for conversion: ADD-02
Ajax), ADD-03 (Brock). 

1 A late submission ( CNR-48) was made in January of 2021. This submission was not evaluated by the
GMS consultant team as part of the Employment Strategy Technical Report, but has been considered by
Regional staff, as discussed later in this report.
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4.3 The total land area associated with the recommended conversions contained in
the Employment Strategy Technical Report is approximately 375 hectares. 

4.4 Staff have reviewed the analysis and recommendations on Employment Area
conversions prepared by the GMS consultant team. Regional Planning staff have
used this information to further evaluate the requests and concur that the 16 areas
identified above in Paragraph 4.2 are appropriate for conversion. 

4.5 The GMS consultant team did not recommend the conversion of Employment
Areas outside of the areas identified in Paragraph 4.2. 

5. Additional consideration of Employment Area conversion requests

5.1 Since the release of the Employment Strategy Technical Report, 24 submissions
have been received in response to the consultant team’s recommendations on
Employment Area conversion requests. Many of the submissions provided
additional rationale and asked that the consultant’ s position be reconsidered.  
Staff’s consideration of each submission is provided in Attachment # 1. 

5.2 Through late October and early November 2021 Regional Planning staff met with
staff from the Township of Brock, the City of Oshawa, the Town of Ajax, the
Municipality of Clarington, the Town of Whitby, and the City of Pickering. Staff
also attended meetings with development proponents who had requested a
meeting, to further discuss their conversion requests. 

5.3 Based on the information received, Regional Planning staff are recommending
that an additional four sites be endorsed for conversion, and provide the following
information: 

CNR- 09, Town of Ajax

5.4 CNR-09 applies to a 1.3 hectare portion of vacant land on the south side of Bayly
Street, east of Shoal Point Road ( see Attachment # 2)2. The vacant piece is part of
a larger 3.05 hectare parcel that is currently the subject of a draft plan of
subdivision application to permit a medium density residential ( townhouse) 
development. A future north- south local road (Clayton Road) would abut the site. 
The site is at the western edge of the employment area, with frontage along Bayly
Street which is designated as a Regional Corridor ( see Attachment # 7). 

2 This request is also adjacent to CNR-31 and CNR-34 which proposed a mix of residential and retail uses. 
These requests have not been recommended. 
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5.5 The Town of Ajax evaluated this request and provided its position that it could
support the development of a larger sized grocery store. The proposal for a
grocery store would constitute a Major Retail use, which requires an Employment
Area conversion. There are relatively few food stores in the south end of Ajax, and
there is a lack of suitably sized and appropriately designated sites available to
permit this type of use. 

5.6 Staff have evaluated the request against the Council approved criteria, with
further consideration being applied to local context and conditions, and do not
have a concern with the conversion request to permit a grocery store. 

CNR- 19, Town of Ajax

5.7 CNR-19 applies to an irregular wedge- shaped, 3.8 hectare vacant parcel of land
that fronts onto Salem Road North, Spitty Road and Penn- Gaskell Drive (both
local roads) as shown on Attachment # 2. The grade of the site falls from north to
south. On the opposite side of Salem Road is a condominium townhouse
development containing over 100 units (see Attachment # 8). To the north, on the
opposite side of the CPR line are stable residential neighbourhoods. On the
opposite side of Spitty Road are extensive community- oriented uses, including a
double high school complex of Notre Dame Catholic Secondary School and J. 
Clarke Richardson Collegiate. Lands to the south are currently vacant. The Town
of Ajax generally supported CNR-19, subject to a number of conditions. 

5.8 Staff have reviewed and considered the most recent submission ( as summarized
in Attachment # 13) from the proponent which provides additional rationale and
responds to the evaluation contained in the Employment Strategy Technical
Report. 

5.9 The subject site is between two existing sensitive land uses ( two high-schools to
the west) and residential uses on the east side of Salem Road. Through the
development of the subject site and the adjacent lands, an appropriate and
compatible edge condition can be provided along Spitty Road.

5.10 Based on the above, and provided Regional Council agrees to the conversion of
the Employment Area lands north of Rossland ( ADD-02), staff do not have a
concern with this conversion request. 

CNR- 32, Brock Township

5.11 CNR-32 applies to a 4.3 hectare parcel of land located in the Beaverton Urban
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Area, as shown on Attachment # 5. Lands to the west and north are under the
same ownership and subject to a draft approved residential plan of subdivision. 
Lands to the east are vacant and are designated as Employment Areas. Lands to
the south are outside of the Urban Area Boundary. Brock Township supported
CNR-32. 

5.12 The subject lands are partially designated Employment Areas and partially
designated as Living Areas ( see Attachment # 9). 

5.13 When comparing Schedule ‘ A’ of the ROP and Map 1A of the Brock Official Plan, 
the Region’ s Employment Area designation generally falls further east than the
designated boundary in the Brock Official Plan. Aligning the Employment Areas
designation with the eastern property line of the subject property maintains the
intent of the ROP designations provided on Schedule ‘ A’. 

5.14 As the conversion request is limited in size and at the edge of the broader
Employment Area, staff do not have a concern with this conversion request. 

CNR- 40, Municipality of Clarington

5.15 CNR-40 applies to an approximately 36.8 hectare parcel of land located north of
Highway 401, east of Townline Road, and west of Robinson Creek ( see
Attachment # 4). These lands, together with lands to the north, are subject to an
ongoing Secondary Plan Process ( Southwest Courtice Secondary Plan). The
Employment Area conversion request was prepared and submitted by the
Municipality of Clarington with support from members of the landowners’ group. 

5.16 Several submissions were received requesting reconsideration of
recommendations in the Employment Strategy Technical Report. Regional
Planning and Clarington Planning staff met to discuss the local context, the
ongoing Secondary Plan process, and the merits of the conversion request. 

5.17 As currently designated, the Employment Areas designation directly abuts future
residential lands, and includes an awkwardly shaped dividing line between the two
designations. The extension of Townline Road will bisect the lands subject to
CNR-40 (see Attachment # 10). 

5.18 Lands south of the Townline Road extension will be bounded by, or adjacent to
Highway 401 and the CP rail line. A future Highway interchange may also be
required. In staff’s view these lands are not well suited for residential uses and
have not been recommended for conversion. The opportunity remains to provide
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employment uses that are better suited and more compatible with this context. 

5.19 Based on the above, Regional Planning staff are of the view that the east-west
component of the Townline Road Extension represents a logical boundary
between the employment and residential areas and is supportive of the
Employment Area conversion request for the lands north of the future extension
only. Due to compatibility concerns associated with Highway 401, the CPR line, 
and a potential future highway interchange, it is recommended that the lands
south of the Townline Road extension remain designated as Employment Areas. 

CNR- 48, Municipality of Clarington ( received January 2021) 

5.20 CNR-48 is a request for an Employment Area conversion to permit a residential
development and protected open space on a 19.1 hectare site (see Attachment

4). This request was received later in the evaluation process and was not
included in the Employment Strategy Technical Report, but has been considered
by Regional staff. 

5.21 These lands are located within proximity to the Darlington Nuclear Generating
Station ( DNGS), within an area known as the Automatic Action Zone. Separate
correspondence received from both the Canadian Nuclear Safety Commission
and Ontario Power Generation, in response to the Envision Durham Proposed
Policy Directions Report, indicates they are not supportive of new residential or
sensitive land uses within proximity ( 3 kilometres) of the DNGS. Reference to
PPS policies which seek to separate major facilities and sensitive land uses was
also provided. 

5.22 In addition, although the site appears to be designated as “Employment Areas” in
the Region’ s Official Plan, it is designated as “Environmental Protection” and
Community Park” in the Clarington Official Plan, so as to protect a drumlin

located on the property. Regional Planning staff do not recommend this
conversion request. 

Additional Area 2 (ADD- 02) 

5.23 The Employment Strategy Technical Report identified roughly 40 hectares of land
located within the Carruthers Creek Employment Area which are occupied by a
host of existing and approved community related and sensitive uses as
appropriate for conversion. This area ( identified as ADD-02) is north of Rossland
Road East, east of Harwood Avenue, west of Spitty Road and south of the CP
Rail line (see Attachment # 2). 
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5.24 Lands within ADD-02 includes J. Clarke Richardson Collegiate, Notre Dame
Catholic Secondary School, the Pickering Christian School, the site proposed for
the new Grandview Children’ s Centre, multiple places of worship, a rugby field, a
commercial plaza, a Montessori School, and a limited number of existing
residences on smaller parcels. Also within ADD-02, is a parcel of land that is the
subject of a recent Minister’ s Zoning Order ( O. Reg 430/20) which permits a long-
term care facility and a retirement home.   

5.25 The character of existing and planned uses within ADD-02 are most appropriately
suited for Community Area uses. The proposed conversion of this area will allow
the Town of Ajax to put in place local designations and policies that would support
a comprehensive approach to land assembly, intensification and compatible
mixed- use development, including a mix of employment related and residential
uses.  Conversion requests CNR-15, and CNR-33 are supported by Ajax, and
CNR-04 represents a similar opportunity ( see Attachment # 11). 

5.26 Staff’s analysis of ADD-02 also notes that there is very limited potential for future
Employment Area uses on the remaining fragmented parcels. Based on the
above, staff recommends the conversion of lands within ADD-02. 

Total Land Area Recommended for Employment Area Conversion

5.27 In addition to the 375 hectares of land recommended for Employment Area
conversion by the GMS consultant team, Regional staff through its further
evaluation of conversion requests, is supportive of the conversion of an additional
21 hectares. This brings the overall land area recommended for conversion to 396
hectares.  This figure could slightly vary depending on the detailed and final
alignment of the Townline Road East Extension as it relates to CNR-40 in the
Municipality of Clarington. 

Further Evaluation of all other Conversion Requests

5.28 As previously noted, several additional submissions were received requesting a
reconsideration of the recommendations related to specific conversion requests in
the Employment Strategy Technical Report. 

5.29 Staff have considered all new submissions, including any new information or
rationale that was provided. In summary, staff believe that the consultant’ s
recommendations on the balance of the conversion requests should be
maintained and that these remaining conversion requests not be supported. A
Table summarizing staff’s recommendations on all conversion areas is provided in
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Attachment # 1 and is also visually illustrated on maps contained in Attachments
2 through # 6. A detailed summary of the recent submissions in response to the

Employment Strategy Technical Report3, along with staff’s response is provided in
Attachment # 13. 

5.30 There are several employment conversion requests that have not been
recommended by Regional planning staff despite a local staff and/or Council
position in favour of converting the lands. The below sections of the report
summarize the areas where Regional staff’s recommendations differ from a local
staff and/or Council position. 

CNR- 07, Town of Ajax, Salem/ Kerrison

5.31 Ajax Council supported the conversion of these lands to allow for a mixed- use
development including residential uses.  The subject lands are in proximity to the
Ajax Uptown Regional Centre. Regional staff view this site as large, vacant, 
serviced, regularly shaped and suitable for employment uses. The boundary
between the Regional Centre designation and the surrounding Employment Area
is already defined by Ringer Road and the planned extension of Ringer Road
across the southern boundary of the subject site. Immediately south of Ringer
Road are the rear loading areas of a Home Depot retail warehouse and a Wal-
Mart. The lands to the west east contain a large distribution warehouse ( Gordon
Food Service Distribution Centre) while lands to the north-east contain a large
Amazon distribution warehouse. The introduction of residential uses on this site
would raise compatibility concerns and would cause the encroachment of
residential and sensitive land uses into the broader developing Employment Area. 

CNR- 20, Town of Ajax, Beck Crescent/ Chambers Drive

Ajax Council supported the conversion of these lands to permit a mixed- use
development, including residential uses. The subject lands proposed for
conversion is a vacant portion of a larger 3.36-hectare parcel which is proposed
for a hotel and banquet facility. The broader employment area is stable, largely
built and occupied, and located strategically just off the Highway 401 interchange
at Salem Road.  Lands directly to the west include single storey industrial uses. 
The introduction of residential uses south of Chambers Drive would encroach into

3 A summary is provided in Attachment # 13 of all comments received on the Employment Strategy
Technical Report related to site specific conversion requests. Comments received on the Employment
Strategy Technical Report related to other topics in the report such as Employment Area Land Need and
Employment Area policy recommendations will be summarized and addressed at a future date. 
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this Employment Area and could set a precedent for further encroachments south
of Chambers Drive.   

CNR- 06, Town of Whitby, Nordeagle

5.32 At its Committee of the Whole meeting on November 15, 2021, the Town of
Whitby supported the conversion of these lands. Whitby Council will formalize the
Town’s position at its scheduled meeting on November 29, 2021, which follows
the release of this report. The subject lands are located in proximity to a highway
and a rail corridor, with frontage onto Victoria Street West.  Directly to the east, 
approvals are in place for a mixed- use development including residential and
office uses, and are part of the Whitby PMTSA. The subject site (the "west lands") 
surrounds an existing employment use building currently occupied by SNC-
Lavalin and Aecon. An existing local road (Montecorte Street) serve as a primary
truck access route to a large Sobey' s distribution warehouse directly to the north. 

5.33 The site does not appear to be constrained for employment uses. Rationale
provided by the proponent includes that the conversion is required to provide for a
school site to support the “east lands”, and future development in the Whitby
PMTSA.  The subject site is sufficiently large, serviced, and viable for employment
purposes. The site is also of sufficient depth to accommodate on site screening, 
setbacks, and landscaping to allow for employment uses.  

5.34 At the time of authoring this report, four separate pieces of correspondence had
been received objecting to this conversion request. 

CNR- 39, City of Oshawa, Ritson Road and Bridle Road

5.35 The proposed conversion would re-designate the subject lands to permit a mix of
residential, commercial and retail uses.  The subject lands are north of Winchester
Road, south of the hydro corridor/ Highway 407 and west of Ritson Road.  Oshawa
Council supported the conversion in the context of the broader Employment Area
south of Winchester Road also being converted. The broader Employment Area
lies east of the Windfields Regional Centre. Based on the location of the
Employment Area in proximity to Highway 407 and the Simcoe Street
interchange, it is not recommended for conversion. 

CNR- 47, City of Oshawa, Thornton’ s Corners PMTSA Boundary

5.36 Oshawa staff supported further discussions with the Region on the proposed
station location and the PMTSA boundary west of the CP rail spur, and by
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extension, consideration of additional conversions west of the CP Rail Spur and
new Metrolinx Rail Spur.  At this time, an engineering study has not been
completed to demonstrate the design and costing feasibility of the required road
connection beneath the future rail spur. Until this work is completed, Regional
staff view the north / south rail connection as a logical boundary for the western
limit of the Thornton’ s Corners PMTSA. The Thornton’ s Corners PMTSA could be
revisited at a future date, pending confirmation of feasibility of the road extension
through this additional work. 

CNR- 30, CNR- 38, CNR- 42, CNR- 44, Municipality of Clarington, Courtice
Employment Lands and Major Transit Station Area Secondary Plan

5.37 Clarington Council supported the conversion of the entirety of the Employment
Areas in Courtice north of the CP Rail, provided the urban area boundary was
expanded for employment uses along Highway 418. The subject lands lie west of
Trulls Road, and west of the Courtice PMTSA. 

5.38 The subject lands are large, vacant, serviceable, and continue to be suitable for
employment uses. Similar to other employment areas, urban designs which
includes on site landscaping, architectural treatment, appropriate setbacks, and
other on-site design techniques can result in a positive interface between the
Employment Area and the proposed Courtice PMTSA.  Staff consider these lands, 
which are close to the Highway 401 corridor and directly abutting a rail line, to be
strategically located " in proximity" to major transportation corridors. Concerns
related to traffic generated by future Employment Area development can be
addressed by defining truck routes that avoid travel through the future PMTSA, 
where residential and mixed- use development are anticipated. 

CNR- 17, Township of Scugog, Port Perry Employment Area ( Wannop) 

5.39 Township of Scugog Council supported the conversion of these lands within the
Port Perry Employment Area. The subject lands were part of a Minister’ s Zoning
Order request to permit institutional uses including a long-term care facility, that
was refused by the Province earlier this year. 

5.40 The site is large, vacant, and regularly shaped and considered suitable for
employment uses. The abutting watercourse and associated environmental lands
provide for a natural break and transition to adjacent residential lands to the east. 
The site fronts onto Regional Road 8 (Reach Street) which is a Type B Arterial, 
and is roughly 2 kilometres from Highway 12, a Type A Arterial and part of the
Regional Strategic Goods Movement Network. Staff consider the site well served
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and accessible from a transportation and goods movement perspective in the
north Durham context. 

5.41 Through the Region’ s Employment Land Servicing Project, the Region is
proceeding with engineering design for the extension of Regional sanitary
services along Reach Street and is initiating the Class Environmental Assessment
for a sanitary sewage pumping station. 

6. Servicing Considerations

6.1 The recommended Employment Area conversions outlined in this report have
been reviewed with staff from the Durham Region Works Department
Transportation staff and Engineering – Municipal Water and Sanitary Services) 

along with Durham Region Transit. Comments suggest that the conversion
requests and associated proposed developed can generally be accommodated
within the existing or planned upgrades to Regional infrastructure, however, 
proponents of development are encouraged to consult with the appropriate
departments for additional information as their development concepts are
refined. 

6.2 Additional servicing comments including potential servicing constraints can be
found in Attachment # 14. 

7. Relationship to Strategic Plan

7.1 By planning for growth in a sustainable, progressive, and responsible manner, the
Growth Management Study addresses the following strategic goals and priorities
in the Durham Region Strategic Plan: 

a. Under Goal Area 2, Community Vitality: 

Revitalize existing neighbourhoods and build complete communities that
are walkable, well connected, and have a mix of attainable housing; 
Build a healthy, inclusive, age-friendly community where everyone feels
a sense of belonging; 

7.2 Under Goal Area 3, Economic Prosperity: 

3.1 Position Durham Region as the location of choice for business; 

3.2 Leverage Durham’ s prime geography, social infrastructure, and
strong partnerships to foster economic growth; 
3.4 Capitalize on Durham’ s strengths in key economic sectors to attract
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high-quality jobs; 

b. Under Goal Area 4, Social Investment: 

Revitalize community housing and improve housing choice, affordability
and sustainability. 

8. Conclusion

8.1 The GMS consultant team has provided its recommendations to the Region on
appropriate areas for Employment Area conversion which have been made
available for a public review and comment period.  These recommendations
applied Council- endorsed criteria, largely based on Provincial policy direction
which places emphasis on the need to protect employment land supply from
conversion. Regional Planning staff have further consulted and have considered
the additional information and rationale provided by area municipal staff and
proponents in support of individual conversion requests. 

8.2 Based on all inputs, it is recommended that Regional Council endorse
Employment Area conversion requests CNR 01, 03, 04, 09, 10, 11, 15, 18, 19, 21, 
22, 26, 27, 32, 33, 37, 40 (partial), 41 (urban area only), 45, 46, ADD-01, 02, 03. 
The total land area associated with the recommended Employment Area
conversions is 396 hectares. 

8.3 It is recommended that Regional Council not support the balance of Employment
Area Conversion requests as outlined in Attachment # 1. 

8.4 Making determinations on appropriate locations for any Employment Area
conversion is a critical step in the Region’ s Land Needs Assessment and has a
direct impact on the amount of new Employment Area and Community Area lands
that may be required by way of Settlement Area Boundary Expansion. Regional
Council’ s decision on Employment Area conversions will establish the total area of
existing Employment Areas that will be redesignated to permit non-employment
uses. This will be factored in the Land Needs Assessment calculation and these
lands will be replaced elsewhere in the Region through Phase 2 of the Growth
Management Study. 

9. Attachments

Attachment # 1: Summary of Regional Planning Staff’s recommendations on
Employment Area Conversions
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Attachment # 2: Map 1: Recommended Employment Area Conversions – Ajax
and Pickering

Attachment # 3: Map 2: Recommended Employment Area Conversions – 
Oshawa and Whitby

Attachment # 4: Map 3: Recommended Employment Area Conversions - 
Clarington

Attachment # 5: Map 4: Recommended Employment Area Conversions – Brock

Attachment # 6: Map 5: Recommended Employment Area Conversions – 
Scugog

Attachment # 7: Detailed Map of CNR-09

Attachment # 8: Detailed Map of CNR-19

Attachment # 9: Detailed Map of CNR-32

Attachment # 10: Detailed Map of CNR-40

Attachment # 11: Detailed Map of ADD-02

Attachment # 12: Detailed Map of ADD-03

Attachment # 13: Employment Strategy Technical Report – Submissions related
to Employment Area Conversion Requests

Attachment # 14:  Additional Servicing Comments
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Respectfully submitted, 

Original signed by

Brian Bridgeman, MCIP, RPP

Economic Development
Commissioner of Planning and

Recommended for Presentation to Committee

Original signed by

Elaine C. Baxter- Trahair
Chief Administrative Officer
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Appendix 1 – Council- Endorsed Principles and Evaluation Criteria for Employment
Conversions ( June 2020) 

Guiding Principles

Based on Provincial policy direction, and incorporating best practices for the planning, 
protection and development of Employment Areas, the following will serve as the guiding
principles for the evaluation of requests for Employment Area conversion: 

a. Protect Employment Areas in proximity to major transportation corridors and
goods movement infrastructure to ensure businesses have access to a
transportation network that safely and efficiently moves goods and services. 

b. Maintain the configuration, location and contiguous nature of Employment
Areas in order to prevent fragmentation and provide business supportive
environments. 

c. Provide a variety of Employment Area lands in order to improve market
supply potential and Regional attractiveness to a variety of employment
sectors and business sizes. 

d. Maintain or improve the employment function and job potential of
Employment Areas. 

e. Support efforts of transformational change in Major Transit Station Areas if it
can be demonstrated that the employment and job potential of Employment
Areas can be maintained or improved. 

f. Align with municipal interests and policies related to Employment Areas. 
g. Limit and/or mitigate land use incompatibilities where necessary. 
h. Consider the Provincial interests and guidance regarding Provincially

Significant Employment Zones. 

Evaluation Criteria

To satisfy Provincial policy and implement the previously noted guiding principles, the
following criteria will be used to systematically evaluate requests for Employment Area
conversion: 

a) To satisfy Provincial Policy Statement policy, it must be demonstrated that
the land is not required for employment purposes over the long term and that
there is a need for the conversion. 

b) To satisfy Growth Plan policy, it must be demonstrated that: 
There is a need for the conversion. 
The lands are not required over the horizon of the Growth Plan for the
employment purposes for which they are designated. 
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The municipality will maintain sufficient employment lands to
accommodate forecasted employment growth to the horizon of the
Growth Plan. 
The proposed uses would not adversely affect the overall viability of
the Employment Area or the achievement of the minimum
intensification and density targets in the Growth Plan, as well any
other applicable policies. 

There are existing or planned infrastructure and public service facilities
to accommodate the proposed uses. 

c) The site is not located in proximity to major transportation corridors and
goods movement infrastructure. 

d) The site does not offer direct access to major transportation corridors and
goods movement infrastructure. 

e) The site is located outside or on the fringe of an assembly of Employment
Areas. 

f) The site offers limited market supply potential for Employment Area
development due to size, configuration, access, physical conditions, and/or
servicing constraints, etc. 

g) The proposed conversion to non-employment uses is compatible with
surrounding land use permissions and potential land use conflicts can be
mitigated. 

h) The conversion of the proposed site to non-employment uses would not
compromise the overall supply of large Employment Area sites at the
Regional or Area Municipal level. 

i) The conversion request demonstrates total job yield of the site can be
maintained or improved. 

j) The conversion request is within a proposed Major Transit Station Area. 
k) The conversion request is supported by Area Municipal staff/Council and

does not conflict with municipal interests and policies. 
l) The conversion of the site would not present negative cross- jurisdictional

impacts that could not be overcome. 
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Appendix 2 – to Report # 2021-P-25

Previous Reports and Decisions

Several Reports have been prepared related to Envision Durham and Growth
Management related topics: 

On May 2, 2018 Commissioner’ s Report # 2018-COW-93 requested authorization
to proceed with the municipal comprehensive review of the Durham Regional
Official Plan; 

Over the course of 2019, six theme- based Discussion Papers were released
seeking public input on a range of topics. The Discussion Papers can be found on
the project webpage at durham. ca/EnvisionDurham

On June 2, 2020 Commissioner’ s Report # 2020-P-11 recommended evaluation
criteria and a submission review process for the consideration of Employment Area
conversion requests. 

On July 29, 2020 Commissioner’ s Report # 2020-P-14 outlined Amendment # 1 to A
Place to Grow: Growth Plan for the Greater Golden Horseshoe, including
recommended comments to the Province on the updated 2051 growth forecasts
for the Region of Durham and the updated Land Needs Assessment Methodology. 

On December 1, 2020 Commissioner’ s Report # 2020-P-27 provided proposed
policy directions and boundary delineations for existing and future Major Transit
Station Areas. 

On March 2, 2021 Commissioners Report # 2021-P-7 provided proposed policy
directions related to all key components of Envision Durham, including initial
directions for the Urban System and growth related topics.  Also included was a
Growth Opportunities and Challenges Report prepared by the Region’ s
consultants, which serves as a starting point for the LNA and related technical
studies. 

On July 2, 2021 Commissioners Report # 2021- INFO-71 reviewed the Region-Wide
Growth Analysis. The purpose of the report is to analyze the region’ s long-term
population, housing, and employment growth forecast within the context of
provincial and regional policy, historical trends, and predicted future influences. 
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On September 3, 2021 Commissioners Report # 2021- INFO-94 presented the
Housing Intensification Study. The purpose of the report is to document the
capacity for accommodating residential and mixed- use growth within the region’ s
built-up area (BUA), and determine the intensification potential of strategic growth
areas ( SGAs).

On September 7, 2021 Commissioners Report # 2021-P-21 provided information
on the proposed amendment to the Durham Regional Official Plan to introduce a
policy framework and delineations for Protected Major Transit Station Areas.

On September 24, 2021 Commissioners Report # 2021- INFO- 97 summarized the
Employment Strategy. The purpose of the Employment Strategy is to provide a
comprehensive assessment of current industrial and office market conditions and
trends, anticipated growth patterns, market opportunities and disrupters that are
anticipated to influence employment growth across Durham Region through 2051. 
The Employment Strategy also provided recommendations on the 45 active
Employment Area conversion requests under consideration by the Region.

On October 1, 2021 Commissioners Report # 2021- INFO-100 presented the
Community Area Urban Land Needs Technical Report. The purpose of the report
is to evaluate the existing state, current trends, and long-term development
potential of the Designated Greenfield Areas.  Key outcomes include a proposed
density target for Greenfield Areas and consultant recommendations on new urban
area land required to accommodate residential units and population related jobs to
2051.
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Appendix 3 – to Report # 2021-P-25

Circulated Agencies and Service Providers

Canada Post

Bell Canada

Rogers Communications

Shaw Cable TV

Compton Communications

Persona Communications

Canadian Pacific Railway

Canadian National Railway

Enbridge Gas Distribution Inc. and Enbridge Pipelines Inc. 

Trans-Northern Pipelines Inc. 

TransCanada Pipelines Inc. 

Hydro One Networks Inc. 

Ontario Power Generation Inc. 

Durham District School Board

Durham Catholic District School Board

Conseil Scolaire Viamonde

MonAvenir Conseil Scolaire Catholique

Mississaugas of Scugog Island First Nation

Ministry of Transportation

Greater Toronto Airports Authority

051



Report # 2021-P-25 Page 23 of 24

Transport Canada

Metrolinx

Trent-Severn Waterway

Kawartha Pine Ridge District School Board

Peterborough Victoria Northumberland and Clarington Catholic District School
Board

Durham Region Police Department

Ministry of Municipal Affairs and Housing

Elexicon

Hydro One Networks Inc. (Brock, Scugog and Uxbridge) 

Independent Electricity System Operator

Ontario Tech University

Trent University Durham

Durham College

Durham Workforce Authority

General Motors of Canada

Lakeridge Health

Ajax-Pickering Board of Trade

Brock Board of Trade

Clarington Board of Trade

Newcastle & District Chamber of Commerce

Greater Oshawa Chamber of Commerce

Scugog Chamber of Commerce
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Uxbridge Chamber of Commerce

Whitby Chamber of Commerce

Downtown Ajax BIA

Bowmanville BIA

Brooklin BIA

Pickering Village BIA

Port Perry BIA

Uxbridge BIA

Downtown Whitby BIA

Business Advisory Centre Durham

Spark Centre
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Attachment 1: Requests for Employment Area Conversion

Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR-01 Brock Multiple lots on
the east of
Sideroad
18/ Laidlaw Street, 
south of the
Beaver River
Wetland Trail, 
Cannington

3.9 To re-designate from Employment
Area to permit residential uses (35
single detached dwellings). 

Yes

Subject to a site-specific
policy to allow partial

services and require the
vacant lands be merged
and part of a new plan

of subdivision that
creates appropriately

sized lots to
accommodate private

septic systems in
accordance with

Regional Policy and the
South Georgian Bay
Lake Simcoe Source

Protection Plan. 

CNR- 02 Whitby 1151 Dundas
Street West

2.9 To re-designate the site from
Employment Area to permit a mixed-
use development of high-density
residential uses (873 units) and ground
floor non-residential uses. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 03 Ajax 275 Westney
Road South

1.8 To re-designate from Employment
Area to permit a mixed- use
development of high density
residential ( 1000 units) and
commercial uses (805 sq. m) within
the proposed Ajax Major Transit
Station Area boundary. 

Yes

CNR- 04 Ajax 1901 Harwood
Avenue North

1.0 To re-designate from Employment
Area to permit a mixed- use
development of residential ( 400 units) 
and employment uses (1,858 sq. m.). 
The southern edge of the property is
proposed to remain as Employment
Area. 

Yes

CNR-05 Oshawa 305 Columbus
Road West

25.3 To re-designate from Employment
Area to permit residential uses.  
Request includes lands outside of
proponent’ s ownership. Proposal
would enable the development of 750
to 1,062 units on the lands owned by
the proponent. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 06 Whitby Lands north of
Victoria Street & 
west of
Montecorte Street
Part of Lot 30, 

Con. 1 and Lot 31, 
Con. 1) 

18.0 To re-designate from Employment
Area to permit a mixed- use
development of residential ( 4,900
units) and at-grade retail and service
uses, parks, and a school site. 

No

CNR- 07 Ajax Southeast corner
of Salem Road & 
Kerrison Drive
Part of Lot 6, 

Concession 2) 

8.9 To re-designate from Employment
Area to Regional Centre to permit a
mixed- use development of high-
density residential and non-residential
uses including office, gym, hotel, 
medical, retail, community, 
convention, movie theatre (43,175 sq. 
m). The eastern portion of the site is
proposed to remain as Employment
Area. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 08

note: a
submission
form was
not
received
for this
request

Whitby 1730 Dundas
Street West

2.2 To re-designate a portion of the
subject lands fronting Dundas Street
West from Employment Areas to Living
Areas to permit a mixed- use
development including a seniors’ 
building. 

No

CNR-09 Ajax South side of
Bayly Street East, 
east of Shoal Point
Road (Part of Lot
4, Range 3) 

1.7 To re-designate from Employment
Area to permit residential uses (85
townhouse dwellings). 

Correspondence was received October
25, 2021 revising the conversion
request to permit a grocery store of up
to 2,000 sq. m. 

Yes – to permit a
grocery store
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 10 Pickering 1802 and 1902
Bayly Street and
2028 Former
Kellino Street
referred to as
Durham Live

Lands”) 

51.9 To re-designate from Employment
Area to add residential ( up to 1,650
units inclusive of a component of
affordable housing units) and
commercial/ retail uses (up to 32,500
sq. m.) 

Note: A Minister’ s Zoning Order has
since been issued for these lands
granting residential land use
permission. 

Yes

To recognize the effect
and land use

permissions granted
through the Provincial
Misters Zoning Order

O.Reg 707-20 amended
by O.Reg 515-21.  

CNR-11 Clarington 1766 Baseline Rd, 
Courtice) 

11.1

overlaps
with CNR-
41

To re-designate from Employment
Area to permit mixed-use residential
1,097 units) and non-residential uses

include office, commercial and retail
37,660 sq. m.) 

Yes

CNR-12 Whitby 1275 Dundas
Street West

5.5 To re-designate the subject lands from
Employment Area to permit mixed-use
residential (200 units) and
office/ commercial development
90,000 sq. m.) 

No

CNR-13 Brock 276 Cameron
Street East, 
Cannington) 

13.6 To re-designate the subject lands from
Employment Area to Living Area to
permit residential uses. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 14 Ajax 1,3,5 & 7 Rossland
Road East and 901
Harwood Ave. 
North

0.6 To re-designate the subject lands from
Employment Area to Living Area to
permit residential development ( Phase
1 approximately 275 to 300 units). 

No

CNR- 15 Ajax 1401 Harwood
Avenue North

6.1 To re-designate from Employment
Area to Living Area to permit the
development of townhouses and a
retirement/ long term care facility. 

Note: A Minister’ s Zoning Order
438/ 20) has been issued permitting

the retirement and long-term care
component of the request. 

Yes

CNR-16 Brock 950 Concession
Road 5 (Part of Lot
15, Concession 4) 

24.3 The original submission proposed the
conversion of the entire site to permit
residential development / 
environmental protection.  An
updated submission dated July 26, 
2021 proposed a portion of the lands
7.4) at the corner of Beach Road and

Conc. Rd. 5 would remain as
Employment Areas, with the balance
proposed as residential, mixed use, 
and environmental protection. 

No

059



Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 17 Scugog 1520, 1540 and
1580 Reach Street

40.7 To re-designate a portion of the
property from Employment Area to
Living Area to permit a mixed- use
development. 

No

CNR- 18 Oshawa 204 to 230
Cordova Road and
742 and 744
Oxford Street

0.64

overlaps
with CNR-
45

To re-designate from Employment
Area to Living Area to permit
residential development. 

Yes

CNR- 19 Ajax 250 Rossland
Road East

3.8 The original submission requested the
conversion of three blocks totaling
6.95 hectares. An updated submission
received September 21, 2021 scoped
the request to only Block 1. The
updated conversion request proposes
multiple tall residential buildings and a
mid-rise employment building. 

Yes

CNR-20 Ajax 650 Beck Crescent 0.7 To re-designate from Employment
Area to permit a mixed-use
development of high density
residential (200 units) and office
5,420 sq. m.). 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 21 Ajax 493 Bayly Street
West

0.9 To be included in the boundary of the
Ajax Major Transit Station Area and to
permit a mixed- use development of
high density residential ( 1,100 units) 
and non-residential uses, including
service, commercial, office and retail
1,858 sq. m.) 

Yes

CNR- 22 Ajax 190 Westney
Road South

0.6 To be included in the boundary of the
Ajax Major Transit Station Area and to
permit a mixed- use development of
high density residential ( 1,100 units) 
and non-residential uses, including
service, commercial, office, retail, and
supermarket ( 2,787 sq. m.). 

Note: the subject site is already within
the Ajax GO Station Mixed Use Area as
per the Town of Ajax Official Plan and
the submission is requesting higher
residential densities be permitted. 

Yes

061



Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 23 Brock Beaver Avenue, 
Beaverton ( Part of
Lots 11 and 12, 
Concession 5, 
Thorah) 

7.6 To re-designate from Employment
Area to permit residential
development ( 103 single detached and
semi-detached dwellings and 120
apartment units) in the southern
portion of the existing Employment
Area. 

No

CNR- 24 Whitby and
Oshawa

North and south
sides of Stellar
Drive, west of
Thornton Road
South

34.0 To be included in the boundary of the
Thornton’ s Corner Major Transit
Station Area and allow for associated
mixed- use permissions. 

No

CNR-25 Whitby North and south
sides of Stellar
Drive, 
immediately east
of the Durham
College Whitby
campus

12.5 To be included in the boundary of the
Thornton’ s Corner Major Transit
Station Area and allow for associated
mixed-use permissions. 

Note: Correspondence was received
February 22, 2021 advising that the
conversion request was withdrawn. 

Withdrawn

CNR-26 Clarington 1305 Trulls Road
East of Trulls

Road, north of the
CP Rail line) 

26.7

overlaps
with CNR-
41

To be included in the boundary of the
Courtice Major Transit Station Area
and allow for associated mixed- use
permissions. 

Yes
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 27 Clarington 1246 Prestonvale
Road

5.3

overlaps
with CNR-
40

To re-designate a portion of the site
from Employment Area to allow for
residential uses as per the Southwest
Courtice Secondary Plan.  

Yes

CNR- 28 Ajax 221 Church Street
South (Annandale
Golf Course) 

25.4 To re-designate from Employment
Area to introduce additional
employment, retail and residential
uses on the developable portion of the
subject lands. 

Note: Correspondence was received
June 15, 2021 withdrawing the
conversion request. 

Withdrawn

CNR-29 Whitby East side of
Anderson Street, 
directly north of
Highway 407. 

3.2 To re-designate from Employment
Area to permit a mixed-use
development including residential (305
retirement residential units) and
commercial, office, and daycare uses
5,841 sq. m.). 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 30 Clarington 1593 Bloor Street
and
1614 Trulls Road

45.0

Net area of
23.0

To re-designate from Employment
Area to permit residential uses
ranging from low to medium density) 

to be further determined through an
extension to the Southeast Courtice
Secondary Plan. 

Note: Correspondence submitted to
the Municipality of Clarington January
8, 2021 clarified that taking into
account overlapping conversion
requests and environmental/ protect
areas, the net affect of the conversion
request applied to approximately 23
hectares of land. 

No

CNR-31 Ajax 493 and 509 Bayly
Street East, and
surrounding lands

2.0 To re-designate the subject property
to Living Area with the Regional
Corridor Overlay. 

The submission also encourages the
Region to consider the conversion of
the surrounding lands on the south
side of Bayly Street between Shoal
Point Road to Audley Road. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 32 Brock North side of
Concession Road
5, approximately
500 m east of
Osborne Road, in
the Village of
Beaverton

4.3 To re-designate from Employment
Area to permit residential uses (46
single detached and 47 townhouse
units). 

Yes

CNR- 33 Ajax 1541 Harwood
Avenue North

1.1 To re-designate from Employment
Area to Living Area to permit
residential uses (up to 77 medium
density units). 

Yes

CNR-34 Ajax 479 Bayly Street
east (East of Shoal
Point Road) 

2.3 To re-designate from Employment
Area to Living Area and permit
residential (up to 99 townhouse units) 

mixed uses. 

No

CNR-35 Ajax 500 Salem Road
North

1.67 To re-designate from Employment
Area to permit residential uses (120
retirement units) 

Note: correspondence received June
25, 2021 revising the request to permit
only a Long-Term Care Facility. 

No

065



Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 36 Whitby 1629, 1635, 1650, 
1741, 1751 and
1761 Victoria
Street East
Thickson Ridge) 

16.9 To maintain/ expand existing retail
permissions and introduce residential
uses that includes an initial proposal of
approximately 500 units and seeking
additional permissions for high density
mixed use residential for the balance
of the site. 

No

CNR- 37 Clarington Lands on the west
side of Courtice
Road, directly
north of the
proposed Courtice
GO Train station
Part of Lots 29

and 30, 
Concession 1, 
Darlington) 

46.3

overlaps
with CNR-
41

To re-designate the lands to permit
residential, mixed
residential/ employment uses, major
retail and commercial/ employment
uses within the proposed Courtice
MTSA boundary. 

Yes

CNR-38 Clarington 1218 Trulls Road 23.8 To re-designate from Employment
Area to permit residential, mixed
residential/ employment uses, major
retail and commercial/ employment
uses west of the proposed Courtice
MTSA boundary. 

No

066



Envision Durham | 14

Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 39 Oshawa 2380 Ritson Road
and 2867 Bridle
Road

10.3 To re-designate from Employment
Area to permit mixed residential ( up to
630 units) and non-residential uses
including commercial, retail, and
employment uses (23,000 sq. m.). 

No

CNR- 40 Clarington Lands west of
Robinson Creek, 
south of the
future extension
of Fenning Drive, 
north of Highway
401 (Southwest
Courtice
Secondary Plan) 

36.9

overlaps
with CNR-
27

To re-designate from Employment
Area to: 

permit low density and medium
density residential uses of
approximately 1,200 units and
recognize other existing uses such as a
cemetery expansion, parkland, green
space, stormwater management
facilities. 

Yes – lands north
of Townline Road

Extension

No – lands south
of Townline Road

Extension
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 41 Clarington Courtice Major
Transit Station
Area

154.54

33.6 are
outside the
Urban Area
Boundary

overlaps
with CNR-
11, CNR- 26
and CNR-
37

To convert the entirety of the MTSA
lands to a high-density mixed- use
development. 

Request includes lands that are
outside the Urban Area Boundary, 
located on the east side of Courtice
Road. A related Settlement Area
Boundary expansion request has also
been submitted to the Region for
these lands. 

Yes – lands inside
the Urban Area
Boundary Only

The Municipality of
Clarington has made a

related Settlement Area
Boundary Expansion
submission ( BER-02) 
that applies to lands

outside the Urban Area
Boundary that may be

added to the MTSA
Boundary which will be
considered as part of

Phase 2 of the Growth
Management Study. 

CNR- 42 Clarington 1447 Prestonvale
Road

8.8 To re-designate from Employment
Area to permit single detached
residential dwellings in proximity to
the existing residences to the west of
the property. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 43 Brock Lands on the
south side of Main
Street, 
approximately 600
metres west of
Highway 12 (Part
of Lot 12, 
Concession 5, 
Thorah) 

15.98 To re-designate from Employment
Areas to permit residential
development ( single family dwellings). 

No

CNR- 44

note: a
submission
form was
not
received
for this
request

Clarington Lands on the
north side of the
CNR rail line, west
of Trulls Road
Part of Lot 32, 

Concession 1, 
Darlington) 

17.43

overlaps
with CNR-
30

To re-designate from Employment
Areas to permit residential uses. 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 45 Oshawa 204, 210, 214, 
218, 226, 230, 240
and 248 Cordova
Road, 700, 742
and 744 Oxford
Street, and 178-
228 Valencia Road
including 0
Valencia Road and
the City-owned
Oxford Street road
allowance north
of Valencia Road. 

3.4

overlaps
with CNR-
18

To re-designate lands from
Employment Areas to Living Areas to
permit a Regeneration Area in the
Oshawa Official Plan. 

Yes

CNR-46 Oshawa North of Highway
407 East between
Thornton Road
North and Simcoe
Street North. 

30.6

overlaps
with CNR-
05

To re-designate lands from
Employment Areas to Major Open
Space Areas to reflect the intended
purpose of the lands as Species at Risk
habitat compensation. 

Yes

CNR-47 Oshawa North of Highway
401 between the
CP rail line and the
Oshawa-Whitby
boundary. 

49.36

overlaps
with CNR-
24

To re-designate for mixed-use
development ( i.e. both residential and
non-residential uses). 

No
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Conversion
Request- ID

Municipality

Site Location

Address, if
available) 

Land Area
Hectares)* 

Description of Employment
Conversion Request

as described by proponent) 

Regional
Planning Staff

Recommendation

CNR- 48 Clarington 724 Green Road 19.1 To re-designate from Employment
Areas to permit residential uses
including a residential condo building, 
residential subdivision and protected
open space. 

No

ADD-1 Ajax Lands within the
boundary of the
proposed
Protected Ajax
Major Transit
Station Area

42.1 To re-designate the lands within the
broader proposed Protected Major
Transit Station Area to permit mixed-
use development ( i.e. residential and
compatible non-residential
development) 

Yes

ADD-2 Ajax North of Rossland
Road, South of
Taunton Road, 
between Harwood
Ave. N. and Spitty
Road/ rail line.  

40.1 To re-designate a broader area
associated with adjacent
recommended conversion requests
and existing sensitive and community
serving uses. 

Yes

ADD-3 Brock Lands east of
Sideroad 18, north
of Brock
Concession Road
11, and south of
the former rail
line. 

26.3 To re-designate a broader area
associated with adjacent
recommended conversion request
CNR-01 that are also within a
Wellhead Protection Area with a high
vulnerability score and would pose less
risk as a residential use. 

Yes
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Land area as indicated in the conversion request Submission Form as provided by the proponent. Staff have estimated the
land area where it was not provided or appeared to be incorrect. 

Conversion requests with this notation indicates that more than one Submission was made for the corresponding land
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Comments

Submission
Number and

Name
Description of Submission Regional Staff Response

001-01
Katie Pandey, 
Weston
Consulting
RE: CNR- 03

Weston Consulting is the planning consultant for Westney
Developments Inc., the owners of 275 Westney Road South. 
Weston Consulting previously submitted an employment
conversion request to the Region in December 2018 for these
lands. 
The purpose of this most recent letter is to provide Weston’ s
ongoing support in inclusion within the MCR process. 

Comments have been considered by Regional
Planning Staff. 

002-01
Lindsay Dale-
Harris, 
Bousfields Inc., 
RE: CNR- 05

Bousfields are the planning consultants for G8 Oshawa
Investments Inc, the owners of land located at 350 Columbus
Road West in the City of Oshawa. 
Previous letter in support of the conversion request in August
2020 set out in detail the reasons why the conversion of our
client’ s lands is appropriate. 
It was, and remains, Bousfield’ s opinion that the subject lands
are well suited for residential development and for inclusion in
the Columbus Planning Area and that the conversion would
result in a logical completion of the Columbus community. 

Comments have been considered by Regional
Planning Staff. 

002-02
Lindsay Dale-
Harris, 
Bousfields Inc., 
RE: CNR-05

The basis of the request is straight forward – the lands are
relatively small, the majority of which are located adjacent to
Greenbelt Lands. 
The conversion from Employment Areas to Residential would
result in an appropriate and desirable land use relationship with
the Greenbelt Lands. 
The conversion should not have a destabilising effect on the
employment land to the south. 

The submission references policies in the Oshawa
Official Plan that allow for slight modifications to
road alignments and land use designations without
the need for an Official Plan Amendment. 
The City of Oshawa is undertaking a Part II Plan for
the Columbus area and, through that process, has
the ability to interpret and implement such
policies, provided any such adjustments to the
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002-03
Lindsay Dale-
Harris, 
Bousfields Inc., 
RE: CNR-05

A future east-west arterial road is planned to extend from
Ritson Road in the east to Thornton Road in the west.  
The new arterial road is intended to provide a physical
separation between Residential lands to the north and the
Employment lands to the south. 
Quoting the Oshawa Official Plan: the South Columbus
Industrial Area is defined as “…generally bounded by Highway
407 to the south, the Oshawa/ Whitby boundary to the west, a
future Type “ C” arterial road to the north (separating the South
Columbus Industrial Area from the future Columbus Part II Plan
area), and the Major Urban Area boundary to the east”. 
Further quoting the Oshawa Official Plan to emphasize that
road alignments can be used to delineate boundaries between
different land uses: “ The location of roads shown on Schedules
A”, “ A-1”, “ A-2”, “ B”, “ B-1” and “ B-2” shall be considered as

approximate.  Minor adjustments to the location of these roads
or land use boundaries defined by roads will be permitted
without amendment to this Plan”. 
Based on the above, it appears that the Regional assessment of
the G8 conversion request has overlooked the role of the future
Type “ C” arterial road to delineate the appropriate boundaries
of the South Columbus Industrial Area. 

Employment Areas and Living Areas boundaries
conform with the Region’ s Official Plan. 
The City of Oshawa is not pursuing residential land
uses on these lands through the Columbus Part II
Plan and have also provided the Region with a
municipal position indicating they are not
supportive of the conversion request. 
Regional Planning staff view these lands as suitably
sized to accommodate employment uses and
appropriately located in proximity to highway
infrastructure. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
request CNR-05 as contained in the Employment
Strategy be implemented. 

002-04
Lindsay Dale-
Harris, 
Bousfields Inc., 
RE: CNR-05

The Employment Strategy did not indicate on what basis it was
concluded that the request to redesignate would enable the
development of 750 to 1,062 units on the lands owned by the
proponent. 
The proponent’ s lands are only 12 hectares and are of a
challenging configuration, and this level of density can not be
achieved. 

The unit range of 750-1,062 identified in the
Employment Strategy Technical Report and other
materials that summarize CNR- 05 was not
generated by Regional Planning staff or the GMS
consultant team.  This number is based on the
range of potential units that may developed that
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was provided by the proponent in their submission
form.  

003-01
Laura Brown
City of Oshawa
RE: CNR-05, 18, 
39, 45, 46, 47

Writing to provide staff level comments on the Region’ s
Employment Strategy Technical Report, specifically on
employment conversion requests. 
Oshawa staff are generally aligned with the consultant’ s
recommendations on employment conversion requests.  
Specifically, the City’s position aligned with the consultant’ s
position on CNR- 05, CNR-18, CNR-45, CNR-46 and Oshawa staff
continue to support their position on these requests based on
the rationale provided in report DS-21-149. 

Comments have been considered by Regional
Planning Staff. 

003-02
Laura Brown
City of Oshawa
RE: CNR- 05, 18, 
39, 45, 46, 47

Regarding CNR- 39, staff note they had concerns with this
request and they did not recommend the conversion request.  
However, City Council asked the Region to consider this request
for conversion.  Please see Report DS-21-149 for Oshawa
Planning staff’ s rationale for not recommending conversion. 

Regional Planning staff agree with the concerns
noted in the Oshawa Planning staff report. 

003-03
Laura Brown
City of Oshawa
RE: CNR-05, 18, 
39, 45, 46, 47

Regarding CNR-47, staff note that we had recommended this
conversion prior to the revised delineation of Thornton’ s
Corners GO station Major Transit Station Area. 
Staff reiterate that the Thornton’ s Corners GO Station MTSA
western boundary has been shifted from the Oshawa- Whitby
boundary ( and certain lands in Whitby to the west of the
boundary) to east of Thornton Road South and west of Fox
Street. 
Staff support further discussions with the Region on the
proposed station location and determining an MTSA boundary
that reflects and appropriate sphere of influence around the
station. 

At this time, Regional Planning staff view the north
south rail connection as a logical boundary for

the western limit of the Thornton’ s Corners
PMTSA. 
The Thornton’ s Corners PMTSA could be revisited
at a future date, should a feasible engineering
solution be developed that would provide for
connectivity from the east side of the rail spurs to
the lands to the west. 
Access from the west side of the rail corridor to the
future station location would be accommodated by
travelling south on Thornton Road, west on
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The station location is shown adjacent to the westerly limit of
the proposed MTSA, rather than generally located more
centrally within the MTSA.  The ability of this station to
influence development to the west, including the
transportation network, needs to be assessed. 

Champlain, and north on Fox Street, a distance
estimated to be 1 kilometre or greater. 
Until a feasible solution is developed to provide for
connectivity between the east and west side of the
rail connection, it is staff’ s opinion that conversion
of these lands and/ or inclusion within the PMTSA
boundary is premature. 

004-01
Michael Bissett, 
Bousfields
RE: CNR- 06

Writing as the Planning consultants for Nordeagle
Developments Limited for their lands located at the northwest
corner of Gordon Street and Victoria Street in the Town of
Whitby. 
The total subject site is approximately 34 hectares in size. 
We submitted letters dated February 22, 2019 and August 17, 
2020 requesting conversion of the westerly 16 hectares of the
subject site to allow for a mixed-use community with jobs, 
residents, parks and community facilities proximate to the GO
station to the east. 

Comments have been considered by Regional
Planning Staff. 

004-02
Michael Bissett, 
Bousfields
RE: CNR-06

In summary it is our opinion that conversion is appropriate for
the following reasons: 
the conversion will contribute to achieving Growth Plan
intensification targets. 
The conversion will not impact the viability of the Employment
Area. Nordeagle is proposing 7600 jobs in this area in the form
of office retail and convention centre uses. 
The conversion will allow for a new public elementary school
which is needed to serve the population in the Major Transit
Station Area. 
The conversion will provide for a complete community as
opposed to heavy industrial or warehouse uses or an isolated

Comments have been considered by Regional
Planning Staff. 
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business park approach which is dated and framed by
commuting to work by automobile.  

004-03
Michael Bissett, 
Bousfields
RE: CNR-06

We have reviewed the recently released Employment Strategy
Technical Report. We understand the report does not
recommend the conversion of the Nordeagle request (known as
CNR-06) to convert approximately 18 hectares of land West of
Montecourt St. 
We offer the following more detailed responses in support of
the conversion request: 

Comments have been considered by Regional
Planning Staff. 

004-04
Michael Bissett, 
Bousfields
RE: CNR- 06

We agree that the proposed conversion will contribute to the
Region and Whitby’ s ability to achieve the intensification
targets of the Growth Plan.  

Regional Planning staff have considered the
additional justification and response provided to
the evaluation of criteria as contained in the
Employment Strategy Technical Report. 
Staff have observed that the subject lands are
located within immediate proximity to Highway
and Rail corridors and directly abut Victoria Street
West, a Type A arterial and part of the Strategic
Goods Movement Network. 
The subject lands are comprised of a number of
parcels, including medium and large sized parcels, 
which are generally vacant and sufficiently sized
and configured to accommodate employment
uses. 
The proponent’ s “ east lands” and “ west lands” are
separated by intervening land uses – an existing
employment use building currently occupied by
SNC-Lavalin and Aecon, and the existing driveway
access to the Sobey’ s Warehouse. 

004-05
Michael Bissett, 
Bousfields
RE: CNR- 06

We do not agree that the conversion will impact the overall
viability of the Employment Area. Apart from the Sobeys
distribution centre and former Automodular building the
remaining lands east of Montecorte have already been
converted or are owned by Nordeagle and proposed for a
mixed- use community.  

004-06
Michael Bissett, 
Bousfields
RE: CNR- 06

Nordealge proposes to develop new office and convention
centre uses on the north side as a transitional buffer to the
Sobeys warehouse. 
The proposed development of the overall Nordeagle
landholdings would include approximately 7,600 new jobs (220
per hectare). 
Site specific policies can be used to ensure there are no adverse
impacts on existing employment uses, similar to the lands east
of Montecorte. 
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004-07
Michael Bissett, 
Bousfields
RE: CNR-06

The viability of the lands as strictly a business park is lacking.  
The more recent approach to providing higher density office
uses is within a complete community setting, rather than
isolated areas that do not promote active forms of
transportation. 

The Town of Whitby Official Plan designates the
subject lands as Business Park in the Lynde Shores
Secondary Plan and permits a number of
Employment Area uses on the subject lands. This
includes 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. The Zoning of the
subject lands is M1A-LS which also permits a range
of Employment Areas uses, including research and
development facilities, office, light manufacturing, 
assembly, or processing of goods within a wholly
enclosed building. 
The site does not appear to be constrained for
employment use. Residential lands to the south
are separated by Victoria Street West and the
subject lands are of sufficient depth to
accommodate on site screening, setbacks, and/ or
other mitigation measures if required. 
The rationale that the conversion is required in
order to provide a school site for the proponent’ s
other lands to the east and development in the
Whitby PMTSA in general, in staff’ s opinion does
not justify the conversion of lands that are
otherwise appropriately located, configured, and

004-08
Michael Bissett, 
Bousfields
RE: CNR- 06

The conversion of the lands will allow for a new public
elementary school, which would be needed for the new
population in the Major Transition Station Area. 

004-09
Michael Bissett, 
Bousfields
RE: CNR- 06

The lands are adjacent to a low-rise residential community.  
They have been planned for business park uses in the Whitby
Official Plan for decades.  Sobeys was permitted through a site-
specific approval, but otherwise the lands have never been
envisioned to be utilized for uses such as industrial uses that
require heavy truck movement and strategic goods movement. 
Office business park uses are compatible with residential uses.  
More modern planning approaches are to provide for a
complete community with residents living close to work, parks, 
and services rather than the more antiquated business park
approach which require commuting to work by vehicle. 

0004-10
Michael Bissett, 
Bousfields
RE: CNR- 06

The lands are well suited for higher density residential uses
proximate to existing transit and to complement the
employment uses proposed for the lands east of Montecorte
and north of Nordeagle and also suited for needed community
uses to service existing residential and planned population in
the MTSA. 

004-11
Michael Bissett, 
Bousfields

The site is an isolated employment site designated as a business
park (not a planned industrial area) directly adjacent to existing
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RE: CNR- 06 low-rise residential to the south, hazard lands to the north, and
an MTSA to the east. 
The conversion will not fragment a large Employment Area, but
rather provide for additional population and community uses in
proximity to transit in a manner that is compatible with the
proposed office and convention centre uses east of Montecorte
and will provide opportunity for an extensive parks network. 

sized to accommodate a range of employment
uses. 
Employment uses in this location may also benefit
from proximity to transit, including the Whitby GO
station. Proximity to the GO station will provide an
opportunity for employees make use of transit for
travelling to their workplace, encouraging two-way
travel use as opposed to the general flow of GO
transit users into Toronto for employment
purposes. 
Staff are of the opinion that the proposed
conversion would create a residential area that is
separated from the PMTSA by intervening
employment uses in the middle (former
Automodular building, which now appears to be
occupied by SNC-Lavalin and Aecon) and further
isolate a large warehousing/ logistics facility to the
northeast.  Staff believe the subject lands should
be retained as Employment Areas in order to
maintain and protect the stability of the broader
Employment Area in this location. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
request CNR-06 as contained in the Employment
Strategy be implemented. 

004-12
Michael Bissett, 
Bousfields
RE: CNR- 06

The Employment Strategy states that the conversion lands are
comprised of a number of parcels, some of which are large and
can accommodate employment related uses. 
The area has never been planned to accommodate large
industrial developments requiring large sites. 
The Sobeys warehouse was permitted through a site-specific
amendment and that form of development was never
anticipated to be prevalent in this area, directly adjacent to the
Lynde Shores community to the south and with the MTSA to
the east. 

004-13
Michael Bissett, 
Bousfields
RE: CNR-06

Any Employment Area conversion will result in a reduced
supply of Employment Area lands. 
The converted lands are proposed to be used for community
uses and additional residential uses in a more mixed-use
complete community rather than an isolated Employment Area
directly adjacent to the Lynde Shores community, MTSA, and
conservation area. 

004-14
Michael Bissett, 
Bousfields
RE: CNR- 06

The lands east of Montecorte were converted through the last
Official Plan review based on a site-specific policy requiring
studies confirm land use compatibility. 
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Those lands, which are located within an MTSA, are planned for
high-density residential uses proximate to the Sobeys
Warehouse. 
It is not appropriate to refuse to convert the west lands for
reasons of compatibility with the adjacent warehouse use since
the approved policies already contemplate and encourage
mixed- use development adjacent to that same warehouse. 

004-15
Michael Bissett, 
Bousfields
RE: CNR- 06

While the site is not Within an MTSA it is directly adjacent to
the MTSA, meaning residential mixed- use development is
encouraged and envisioned to the east. 
It would not be appropriate for any heavy industrial type of
development adjacent to the MTSA, but rather allow for a
conversion to provide more assurance for compatible uses that
can contribute to parks network and new community facilities. 

005-01
Will Prentice
RE: CNR- 06

Writing in response to Whitby Staff Report PL 71-21, Envision
Durham, Land Needs Assessment, South Whitby, Ecoplace, 
Nordeagle
Objects to the developers request to convert these lands under
the guise of Envision Durham.  There is an extensive
background dating back to 2007 and filed on the Whitby public
record. 
Whitby Council’ s motion at their November 15, 2021
Committee of the Whole meeting is contrary to Whitby staff’s
recommendation. 
A new report called “ Shaping the Future – Whitby Economic
Development Strategy” calls for the protection of Employment
Lands (see page 130). 

Comments have been considered by Regional
Planning Staff. 
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I believe it is important to retain these lands for employment in
order to bring more local jobs to existing and future residents of
Whitby. 
Employment/ commercial development is needed to slow down
property tax increases. 

006-01
Anthony Biglieri
and Michal
Testaguzza, 
The Biglieri
Group
RE: CNR- 07

The Biglieri Group Ltd. (TBG) represents 2322244 Ontario Inc., 
the owners of approximately 9 hectares of land located at the
south-east corner of Salem Road and Kerrison Drive East in the
Town of Ajax. 
TBG submitted a formal request for Employment Conversion
through the Region’ s Municipal Comprehensive Review process
which requested an extension of the “Uptown Regional Centre” 
onto the Subject Site. 
The Employment Strategy Technical Report has not provided an
in-depth review of the Conversion Request materials that have
been submitted to the Region. 
TBG is providing this letter as further analysis/ distillation of
materials as it relates to comments found in Appendix D of the
Employment Strategy Technical Report. 
Based on the evaluation of other recommended conversion
sites, TBG understands that the Region may be supportive of a
conversion even if not all criteria are satisfied. In TBGs
evaluation contained in this letter, comparison has been made
between the subject site and the lands in Additional Area 2
which have been recommended for conversion. 

Comments have been considered by Regional
Planning Staff. 

006-02
Anthony Biglieri
and Michal
Testaguzza,  

Responding to evaluation of criterion PPS ( A) 
TBG agrees that the draft LNA indicates a need for additional
Community Area lands. The proposed conversion would provide
for both Community Area and Employment Area lands.  TBG

Regional Planning staff have reviewed TBGs
analysis and comments on the evaluation criteria
related to supply and demonstrating the need for
conversion. 
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The Biglieri
Group
RE: CNR- 07

understands that employment conversion requests are an
opportunity to remove employment lands that have logistical or
technical issues that make employment uses problematic to
Community Area lands. 

The Draft Land Needs Assessment has
demonstrated a need for both additional
Employment Areas and Community Areas. 
Any lands that are recommended for conversion
will affect the land need for Employment Areas and
Community Areas. Any land area that is converted
from Employment Areas to Community Areas
increases the amount of additional Employment
Area that will be required through Settlement Area
Boundary Expansion, while reducing the amount of
land that will be required for Community Areas by
way of Settlement Area Boundary Expansion. This
has been factored into the Draft Land Needs
Assessment. 
Staff acknowledge that additional Employment
Areas can be designated through the Settlement
Area Boundary Expansion process.  However, this is
not the case for the Town of Ajax, which is bound
by the Greenbelt Plan boundary with no ability for
Settlement Area Boundary Expansion.  As a result, 
any Employment Area conversions within the Town
of Ajax results in additional employment land being
required that must be accommodated in another
municipality.  

006-03
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR-07

Responding to evaluation of criterion PPS ( B) 
TBG acknowledges that the draft LNA identifies a need for
additional employment lands in the Region and that
conversions requests can be offset by expansions so that there
is no Employment Area shortfall over the long term.  TBG notes
that the draft LNA recommends that the Region expand the
urban boundary for employment land uses which creates many
opportunities for large employment parcels that are both large
and strategically located. 
The current land use designation of the subject site poses land
use compatibility concerns with the Uptown Regional Centre
directly to the south, and as a result, the subject site merits
conversion.  The current concept plan provides for
approximately 1,294 jobs on site. 

006-04
Anthony Biglieri
and Michal
Testaguzza, 
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion Growth Plan (a) 
TBG agrees that the draft LNA indicates a need for additional
Community Area Lands. 

006-05
Anthony Biglieri
and Michal
Testaguzza,  

Responding to evaluation of criterion Growth Plan (b) 
TBG acknowledges that the draft LNA identifies a need for
additional employment lands in the Region and understands
that conversions requests can be offset by expansions so that

093



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 11

Submission
Number and

Name
Description of Submission Regional Staff Response

The Biglieri
Group
RE: CNR- 07

there is no Employment Area shortfall over the long term.  TBG
notes that the draft LNA recommends that the Region expand
the urban boundary for employment land uses which creates
many opportunities for large employment parcels that are both
large and strategically located. 
The current land use designation of the subject site poses land
use compatibility concerns with the Uptown Regional Centre
directly to the south, and as a result, the subject site merits
conversion. 
The current concept plan provides for approximately 1,294 jobs
on site and will assist the Region in meeting its employment
forecast. 

006-06
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion Growth Plan ( c) 
TBG notes that there is an employment land shortfall to 2051
regardless of whether or not the subject site is converted. 
Urban Boundary Expansion is identified in the draft LNA as
being required for both Community Area Lands and
Employment Area lands. 
The proposed concept plan provides for prestige employment
lands on the eastern side of the site over the long term and
1,294 jobs are provided on site in the current site concept plan, 
contributing the Region’ s employment forecast. 
As such, the lands are not required for traditional employment
land uses over the long term. 
All conversion requests did not meet this criterion.  The LNA
and MCR process can satisfy the Region’ s need for employment
lands by expanding the urban boundary and designating the
required lands for employment uses. 
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006-07
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR-07

Responding to evaluation of criterion Growth Plan (d) 
The proposed conversion will not impact the overall viability of
the Employment Area and will instead provide for appropriate
transition through the use of prestige employment on the east
side of the site. 
The in-effect Ajax Official Plan locates sensitive “ Commercial
Mixed Use II” in the Uptown Regional Centre adjacent to
General Employment” lands.  A more appropriate transition is

required and is provided per the proposed conversion request
as discussed in detail in previously submitted materials in
support of the conversion request. 
A total of 90m buffer would be provided between the proposed
mixed-use blocks and General Employment uses to the east. 
The Carruthers Creek Employment Area will remain a large and
viable employment area.  The Region has recommended the
conversion of 40 hectares of the Carruthers Creek Employment
Area as part of Additional Area 2, an area that is 4 times larger
than the subject site. 

Regional Planning staff have reviewed the balance
of the TBG submission which discusses the
appropriateness of the conversion request based
on location, transportation connectivity and
access, job creation, transition, configuration, and
land use. 
Staff view this site as large, vacant, and regularly
shaped and considered suitable for employment
uses. 
The boundary between the Uptown Regional
Centre and the surrounding Employment Area is
already defined by Ringer Road and the planned
extension of Ringer Road across the southern
boundary of the subject site. 
The inclusion of the subject site in the Uptown
Regional Centre will result in Employment Area
uses surrounding the site on three sides, 
introducing an encroachment of residential and
sensitive land uses into the broader employment
area. 
Staff believe that both the subject site and the
adjacent lands in the Uptown Regional Centre are
of sufficient size and depths to accommodate on-
site buffering between potential future
Employment Area uses on the subject site and
potential future mixed-use / residential uses in the
Uptown Regional Centre.  As per the typical
development review process, development of

006-08
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion Growth Plan (e) 
SKA Engineering prepared a Functional Servicing Brief which
determined that existing watermains are available on all
adjacent roads and Sanitary capacity is currently available and
will be evaluated on a continual basis.  In essence, upgrades, if
required, would likely be triggered by the redevelopment of the
Uptown Regional Centre as a whole, not the Subject Site
specifically. 
The subject site and proposed conversion would make more
efficient use of the infrastructure and facilities that have
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already been, or will be, planned for in the Uptown Regional
Centre. 
The subject site is better served from a transit perspective than
Additional Area 2.  The Ajax Official Plan identifies Salem Road
as a Rapid Transit Route and Kingston Road is within 400m
where the Region has invested and continues to invest in rapid
transit improvements. 

either site will be required to consider land use
compatibility, including noise, odour, and other
potential emissions, and the inclusion of any
appropriate setbacks and other mitigation
measures. 
Staff acknowledge the comparison between the
subject site and lands located within Additional
Area 2.  However, staff view these areas as
fundamentally different in their current use and
potential for future employment function.  
Additional Area 2 consists of fragmented parcels, 
most of which are already functioning or
committed to function as Community Area uses. 
Accordingly, this area is viewed as having limited
potential for employment use development.  The
subject lands and surrounding area, by
comparison, is made up of large parcels many of
which have been recently developed for large
employment uses (Gordon Food Service
Distribution Centre, Amazon). 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
request CNR-07 as contained in the Employment
Strategy be implemented. 

006-09
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR-07

Responding to evaluation of criterion C – Location
TBG acknowledges that per Table E-7 of the Regional Official
Plan all types of roads are appropriate for goods movement.  
While the site is located on an arterial road, it is over 1km from
the nearest 401 access. 
Additional Area 2 is in proximity to an arterial road Type A and
Highway 412. 
For consistency, both sites do not satisfy this criterion and
further this criterion alone should not be a determinative with
regards to whether a site is recommended for conversion. 

006-10
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion D – Access
TBG notes that similar to Additional Area 2, the subject site has
direct access to an Arterial Road, which then provides
connectivity to a 400 series highway or interchange over a
kilometre away. 
TBG analysis suggests that actual travel time from either site to
the nearest highway interchange is similar and that the
conclusions related to this criterion should therefore be the
same. 

006-11 • Responding to evaluation of criterion D – Employment Area
Configuration

096



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 14

Submission
Number and

Name
Description of Submission Regional Staff Response

Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR-07

The Subject Site is located at the southernmost fringe of the
Carruthers Creek Employment Area, adjacent to the mixed-use
Uptown Regional Centre designation, and if the site is partially
converted the Employment Area will remain contiguous. 
TBG notes that Additional Area 2 is located at the northwestern
fringe of the Carruthers Creek Business Area and for
consistency both sites do not satisfy this criterion and this
criterion alone should not be a determinative with regards to
whether a site is recommended for conversion. 

006-12
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion F – Site Configuration
While the site is approximately 9 ha in size, development of the
site is constrained by the lack of transitionary space between
the site and the mixed use Uptown Regional Centre. 
Various Ajax OP, PPS, Growth Plan, and ROP policies are citied, 
referencing the protection of industrial and manufacturing uses
by ensuring adjacent sensitive land uses are planned
appropriately. 
The proposed transitionary space provided by the proposed
conversion will benefit both lands within the Uptown Regional
Centre as well as the Carruthers Creek Employment Area, 
creating a business supportive environment and maximizing
development potential. 

006-13
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion G – Land Use
TBG notes that both the subject site and Additional Area 2 have
access to arterial roads which connect to highway
infrastructure.  As such, TBG notes that both sites do not meet
this criterion and therefore this criterion alone should not be
determinative of whether or not conversion is recommended. 
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Ajax Council has passed a more recent resolution to support the
Employment Area conversion request. 
TBG notes that Additional Area 2, like the subject site, is also
within one of the largest remaining vacant employment areas in
the Town of Ajax.  If the conversion is approved, the lands
immediately surrounding the site will continue to remain large
and viable for employment uses, and sufficient transition has
been incorporated into the proposed concept plan. 
Conversion to the Uptown Regional Centre does not truly
represent a conversion to non-employment uses.  The proposed
conversion will support prestige employment uses on the
eastern side of the property within a broader mixed-use
environment. 

006-14
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion H – Supply
The subject site represents 0.08% of the vacant employment
lands in the Town of Ajax. 
Recent studies by the Town of Ajax anticipates a surplus of 29
hectares of vacant employment lands by 2041. 

006-15
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion I – Jobs
The proposed concept plan will more than double the number
of jobs on a per acre basis than what is typically delivered by
recent prestige employment developments in the surrounding
area. 

006-16 • Responding to evaluation of criterion J – MTSA
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Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

The subject site is not immediately within a Major Transit
Station Area, however, is located adjacent to a Regional
Corridor and less than 400m from Kingston Road which is
seeing Regional investment in rapid transit improvements. 

006-17
Anthony Biglieri
and Michal
Testaguzza,  
The Biglieri
Group
RE: CNR- 07

Responding to evaluation of criterion K – Municipal Interests
Ajax Council at its February 22, 2021 Council Meeting supported
the conversion request subject to a number of conditions. 

007-01
Scott
Waterhouse, 
GHD
RE: CNR- 09

Writing as the planning consultants for Chieftan (Ajax) 
Developments, regarding property at 465 Bayly Street East in
the Town of Ajax. 
Original conversion request was made in September of 2020 to
redesignate the lands from “ Employment Areas” to “Living
Areas”. 
Town of Ajax planning staff did not support the conversion
request. However, Ajax Council after discussion directed staff to
advise the Region that Ajax Council is in support of expanded
floor area to permit a larger grocery store on the subject lands. 

Comments have been considered by Regional
Planning Staff. 
The evaluation contained in the Employment
Strategy was based on the details provided in the
Employment Area conversion request that was
submitted to the Region which sought to develop
the subject lands for residential units. 
It is understood, based on the contents of the
October 25, 2021 letter from GHD, that the
proponent would like to amend the request to
permit a grocery store, and not residential uses as
originally proposed. 
As discussed in the covering staff report – as a
result of additional information and justification
provided by the proponent, Regional Planning staff

007-02
Scott
Waterhouse, 
GHD
RE: CNR- 09

The recommendations in the Employment Strategy related to
CNR- 09 do not support the conversion request.  The analysis
indicates that the Town of Ajax does not support the request
and does not reference the Town of Ajax resolution requesting
a larger grocery store for the Chieftan property. 
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007-03
Scott
Waterhouse, 
GHD
RE: CNR-09

The Employment Strategy report includes policy
recommendations.  Of specific interest is revised Policy 8C.2.13
which states Employment supportive uses may also be
permitted subject to the inclusion of appropriate provisions in
the area municipal official plan and/ or zoning by-law.  
Employment supportive uses shall not exceed 10% of the
aggregate jobs within an Employment Area.  In any case, a
single employment supportive use shall not exceed 2,000 sq. m. 
and would be subject to specific criteria. 
Through further discussions with Regional staff, it was
understood that the intent of revised Policy 8C.2.13 is to not
permit retail/ commercial uses that would primary serve the
nearby residential community uses.   
Accordingly, it is understood that this revised policy is not
intended to permit a supermarket at this location which would
primary be used by and serve the adjacent South Ajax
residential community.  

are supportive of the conversion request to permit
a grocery store on the subject site. 
Comments supportive of new ROP policies to
implement Proposed Policy Direction 46.10 d) are
noted and will be considered by Regional Planning
staff while preparing draft policies. 
Staff will continue to evaluate and draft policies
related to commercial/ retail permissions within
Employment Areas with the Regional Corridor
Overlay in a comprehensive and Region- wide
manner through the Envision Durham process. 

007-04
Scott
Waterhouse, 
GHD
RE: CNR- 09

Regional Proposed Policy Directions Report # 2021-P-7 released
March 2, 2021 identified potential changes to land use planning
policies for the new Regional Official Plan, including policy
directions related to Regional Corridors in Employment Areas -
proposed policy direction 46.10 d: “permit a broader range of
intensive commercial uses along Regional Corridors in
Employment Areas above what is allowed in the current ROP
related to personal service and retail uses within Employment
Areas”. 
We understand that the specific policies to implement this and
other potential policy directions have not yet been released. 
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007-05
Scott
Waterhouse, 
GHD
RE: CNR-09

Chieftan ( Ajax) Development is fully supportive of the Town of
Ajax resolution and supports a planning policy framework and
opportunity for a larger sized grocery store for the subject
property.  A smaller grocery store (less than 2,000 sq. m) would
leave the South Ajax community underserved. 
Chieftan is also supportive of the Region preparing specific
policies in the new ROP to implement proposed Employment
Area directions under 46.10 d) for a broader range of intensive
commercial uses along Regional Corridors in Employment Areas
and to permit a larger sized grocery store / supermarket on the
subject property. 

007-06
Scott
Waterhouse, 
GHD
RE: CNR- 09

The consultant’ s recommendations contained in the
Employment Strategy do not align with the position of the
Town of Ajax Council regarding a larger grocery store on the
subject property to serve the South Ajax neighbourhood. 
The criteria related to Employment Supportive uses found in
the Employment Strategy may be useful in other Employment
Areas, but would restrict any reasonable ability to implement
the Town of Ajax Council resolution on the Chieftan Lands. 
Request the Region develop and implement a policy framework
or site-specific policy framework through Envision Durham to
implement the Town of Ajax resolution to permit a larger
grocery store on the subject property. 

008-01
Simo Yee, 
IBI Group
RE: CNR- 11

Writing on behalf of 2610144 Ontario Limited, the owners of
1766 Baseline Road. 
IBI previously submitted an Employment Area Conversion
request for the subject lands and have provided comments on
the Envision Durham Proposed Policy Directions Report, the
Envision Durham Proposed Regional Official Plan Amendment – 

Comments have been considered by Regional
Planning Staff. 
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Policies and Delineations for Major Transit Station Areas ( ROPA
2021-003) and Update on Settlement Area Boundary Expansion
Requests. 
IBI supports the recommendations for the Employment Area
conversion of the subject site (CNR-11) to permit non-
employment uses. 

008-02
Simo Yee, 
IBI Group
RE: CNR- 11

IBI understands that staff are also seeking to expand
permissions for MTSA- related uses and to consider transition
polices to address the area over time.  IBI also notes the
recommendation that a secondary plan be require for the MTSA
in order to establish appropriate land use permissions and
density targets and provide for sequential growth, transition, 
and land use compatibility. 
IBI’ s long standing opinion is that the policy framework should
not be overly prescriptive and instead should focus primarily on
overall density targets and for the opportunity for a mix of
residential and employment uses in the MTSA to contribute to
overall complete community growth. 
IBI supports the recommendation for conversion and are also
interested in working with the Region of Durham and
Municipality of Clarington through the MCR process and in
particular understanding the timing and implications the
recommended Secondary Plan would have in regard to the
subject site.  

Comments have been considered by Regional
Planning Staff. 

009-01
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 

Writing as the planning consultants for Belmont Equity
Rossland Landing) Ajax Ltd. (Belmont), the owner of

approximately 3.9 hectares of land in the Town of Ajax known
municipally as 1, 3, 5 and 7 Rossland Road East and 901
Harwood Avenue North. 

Comments have been considered by Regional
Planning Staff. 
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RE: CNR- 14 • A conversion request (CNR-14) for the subject site was
submitted on September 21, 2020 and was further scoped on
June 9, 2021 to an undeveloped portion of the site of 0.6
hectares. 
We request that staff reconsider the evaluation of CNR- 14 in
the context and justification for Additional Area 2 – North
Harwood Avenue Cluster located immediately to the north of
the Belmont Lands. 

009-02
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

The existing Belmont lands provide for commercial uses.  The
preliminary concept plan for the conversion proposal would
include retail and prestige employment uses at grade and
additional prestige uses on the second floor with residential
above. 
Due to the size of the conversion request area (0.6 ha), 
surrounding land uses, and location removed from major
transportation corridors / goods movement infrastructure, the
Belmont lands are not appropriate for land extensive industrial
uses. 
The Belmont Lands have limited market potential for larger
office uses due to lack of on-site parking and limited access to
major transit and major highways. 
The Belmont conversion request of 0.6 ha is insignificant in the
context of the Region’ s employment land supply and in the
context of the 3,130 ha of land within Urban Employment Areas
needed to accommodate anticipated job growth to 2051. The
lands are also considered “ built” in the Region’ s Employment
Land Inventory, and therefore will not have an impact on the
supply of underutilized or vacant Employment Areas. 

Comments have been considered by Regional
Planning Staff. 
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The conversion request proposal will maintain and increase the
number of jobs provided on the Belmont lands. 
The Belmont conversion request proposal is compatible with
surrounding land use permissions and potential land use
conflicts can be mitigated. The subject site is within close
proximity to existing sensitive land uses, including residential to
the west, schools to the north, and a day care on the broader
Belmont lands.  Additional Area 2, which is recommended for
conversion, is immediately to the north and lands to the south
and east are designated as Environmental Protection providing
for separation from employment lands located to the south and
east. 

009-03
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

It appears that the evaluation of CNR- 14 as contained in the
Employment Strategy was prepared in the absence of the
context of Additional Area 2. 
Based on our review, the only criteria that are not met are that
the conversion request CNR- 14 is not within an MTSA and that
the conversion request is not supported by the Town of Ajax. 
We request that staff reconsider their evaluation of CNR-14 in
the context and justification for Additional Area 2 located
immediately to the north of the Belmont lands. 
Belmont would be amenable to a larger area on the south side
of Rossland Road east being converted, mirroring the proposed
conversion area on the north side which is part of Additional
Area 2.  It does not make sense to convert Additional Area 2
while leaving the Belmont lands as the only remaining
Employment Area at this node. 
A response to the evaluation of each criteria as contained in the
Employment Strategy is provided as Appendix A. 

Comments have been considered by Regional
Planning Staff. 
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009-04
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criteria PPS( a) – noted • Regional Planning staff have considered the
justification and the response provided to each
criterion that was evaluated in the Employment
Strategy Technical Report. 
Although the scoped area proposed for conversion
is smaller (0.6 hectares), and is not particularly
close to major transportation corridors such as
highway or rail infrastructure, and not within
immediate proximity to elements of the Region’ s
Strategic Goods Movement Network, the site has
frontage onto Rossland Road East and Harwood
Avenue North, a type B and C Arterial road
respectively. 
Staff agree that there are no major land use
compatibility issues within the immediate
proximity of the proposed conversion. The area
proposed for residential development is adjacent
to an existing carwash facility. 
Staff acknowledge that the proposed conversion
site will be across Rossland Road from lands
proposed for conversion to the north (Additional
Area 2), and lands to the south and east that are
currently used as retail/ commercial with
environmental features and storm pond beyond. 
Staff have considered the comparison provided
between the proposed Belmont conversion area
and Additional Area 2. Planning staff agree similar
contextual conditions exist on the Belmont lands as

009-05
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR-14

Responding to evaluation of criterion PPS ( b) – The Belmont
lands are considered Built in the Region’ s Employment Land
Inventory.  Therefore, the conversion will not have an impact
on the supply of underutilized or vacant Employment Area
Lands. 
By contrast, the conversion of Additional Area 2 which is
recommended for conversion includes parcels that form part of
the Region’ s vacant and underutilized land supply. 
The total job yield on the Belmont lands will be maintained and
improved. 

009-06
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Growth Plan (a) – the
Belmont conversion request can fulfill the need for additional
Community Area lands while maintaining retail and prestige
employment uses at grade and provide for additional prestige
employment on the second floor with residential above. 

009-07
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Growth Plan (b) – The
Belmont lands are considered Built in the Region’ s Employment
Land Inventory.  Therefore, the conversion will not have an
impact on the supply of underutilized or vacant Employment
Area Lands. 
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By contrast, the conversion of Additional Area 2 which is
recommended for conversion includes parcels that form part of
the Region’ s vacant and underutilized land supply. 
The total job yield on the Belmont lands will be maintained and
improved. 

with the lands north of Rossland Road East in
Additional Area 2. 
In summary, although this site meets several of the
evaluation criteria, there are area municipal
concerns with this request and the Town of Ajax
does not support the conversion request. 
Rossland Road East represents a logical boundary
between Employment Areas and Living Areas in
this location. The Belmont lands will provide an
appropriate transition between the Employment
Areas to the south and Community Areas to the
north. 
Therefore, it is recommended that the GMS
consultant team’ s evaluation and preliminary
recommendation to not support conversion
request CNR-14 as contained in the Employment
Strategy be implemented. 

009-08
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Growth Plan (c) – The 0.6
hectares of lands proposed for conversion are insignificant in
the context of the 3,130 gross hectares of land within Urban
Employment Areas needed to accommodate anticipated job
growth to 2051. 
The 0.6 hectares of land are unlikely to develop for industrial or
office uses. 
This criterion was evaluated the same for Additional Area 2. 

009-09
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Growth Plan (d) – The
Belmont lands are separated from the main body of the
Employment Area to the south and east due to existing mixed-
use commercial on the Belmont lands as well as a woodlot, 
stormwater management pond, and wetland. 
Additional Area 2 is located directly to the north and its
conversion has been deemed to not adversely impact the
overall viability of the remainder of the broader Carruthers
Creek Employment Area. 
The Belmont lands, while located in the Designated Greenfield
Area, will still help fulfill a market need to provide a diverse
range of housing options. 
The majority of Additional Area 2 is located in the BUA. 
Therefore, being within the Built-up area is not a precondition
for conversion. 
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009-10
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Growth Plan (e) – any
enhancements for existing and planned infrastructure needed
for the 0.6 hectare Belmont lands would be in the context for
the new development within Additional Area 2 which is
recommended for conversion and would also require such
enhancements. 

009-11
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR-14

Responding to evaluation of criterion Location and Access – the
Belmont lands do not offer direct access to major
transportation corridors/ goods movement infrastructure. 
The Belmont lands have direct access to Harwood Avenue
North and Rossland Road East however these roads are not
situated, designed, or promoted as major transportation
corridors and/ or goods movement infrastructure. 
The Belmont lands are not sufficiently sized to accommodate
warehouse or manufacturing uses. There is limited market for
office uses on the Belmont lands. 

009-12
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR-14

Responding to evaluation of criterion Employment Area
Configuration – the Belmont lands currently form part of a
community hub with retail and commercial uses, gas stations, 
schools and a daycare. 
The Belmont lands are at the fringe of the Carruthers Creek
Business Area and separated from the broader contiguous
Employment Area to the south and east due to existing
commercial/ retail uses, storm pond,  woodlot, and wetland. 
Additional Area 2 did not raise concerns regarding
encroachment/ erosion of the broader Employment Area.  
Accordingly, there is limited potential for the Belmont
conversion request to result in encroachment / erosion of the
broader Employment Area. 
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009-13
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Site Configuration – The
Belmont lands are considered Built in the Region’ s Employment
Land Inventory.  Therefore, the conversion will not have an
impact on the supply of underutilized or vacant Employment
Area Lands. 

009-14
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR-14

Responding to evaluation of criterion Land Use – Mixed-uses
including residential) for the Belmont lands are compatible

with surrounding uses and potential land use conflicts can be
mitigated. 
The Belmont conversion request lands are located in close
proximity to existing sensitive land uses including residential
west), schools ( north) and daycare (on the Belmont lands). 

The Belmont lands are separated from the main body of the
Employment Area to the south and east due to existing
commercial/ retail uses, storm pond, woodlot, and wetland. 
A mixed- use building would be complementary and consistent
with existing uses on the broader Belmont lands. 
There is limited potential to erode and undermine the broader
planned function of the Carruthers Creek Business Park
Employment Area. 
Additional Area 2 is recommended for conversion and is
immediately to the north.  Lands to the west are developed for
a gas station and drive- through restaurant. 

009-15
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 

Responding to evaluation of criterion Supply – At only 0.6 ha
the conversion lands are not considered large. 
The lands are considered built in the Region’ s Employment Land
Inventory and will therefore not impact the supply of vacant or
underutilized Employment Area land. 
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RE: CNR- 14

009-16
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Jobs – the total job yield
can be maintained and improved, exceeding the employment
density target of 26 jobs per hectare by 2051. 

009-17
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion location with a Major
Transit Station Area – Additional Area 2 is also not within a
proposed MTSA boundary. 

009-18
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Responding to evaluation of criterion Municipal Interests and
Policy – noted. 

009-19
Jonathan
Rodger,  
Zelinka Priamo
Ltd. 
RE: CNR- 14

Based on the review of the above, the 0.6 hectare Belmont
conversion request lands are an appropriate candidate for
conversion. 

010-01
Don Given, 
MGP

Malone Given Parsons Ltd. (MGP) is the planning consultant for
Rick Wannop Developments, Wannop Family Farms and Daniel
and Robin Luchka, the owners of 64 hectares of land

Comments have been considered by Regional
Planning Staff. 
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RE: CNR- 17 municipally known as 1520, 1540 and 1580 Reach Street in the
Township of Scugog. 

010-02
Don Given, 
MGP
RE: CNR-17

MGP submitted an Employment Area conversion request on
behalf of the property owners which applied to the easterly
portion of the subject lands (41 hectares) with a preliminary
concept plan that anticipates a yield of 650 to 800 residential
units). 
MGP disagrees with the recommendation in the Employment
Strategy Technical Report that the subject lands (CNR-17) 
should not be converted from Employment Area to permit the
proposed uses/ development concept. 
MGP maintains there is a need for the conversion, the
conversion conforms to and is consistent with the requirements
of the Provincial Policy Statement ( 2020), A Place to Grow: 
Growth Plan for the Greater Golden Horseshoe ( 2019), Durham
Region and Township of Scugog Official Plan (2010). 

Comments have been considered by Regional
Planning Staff. 

010-03
Don Given, 
MGP
RE: CNR- 17

The subject lands are not suitable for traditional, large format
employment uses given the topography ( steep grading on the
eastern portion of the site), lack of services, poor access, and
lack of competitiveness to strategic employment lands
clustered along the 400 series highways.  

Comments on the need, suitability and
appropriateness of the Employment Area
conversion request have been reviewed by
Regional Planning staff. 
The site is large, vacant, and regularly shaped and
considered suitable for employment uses.  The
abutting watercourse and associated
environmental lands provide for a natural break
and transition to adjacent residential lands to the
east. 
Sufficient evidence has not been provided to
demonstrate that the site topography would
preclude all future employment uses.  The current

010-04
Don Given, 
MGP
RE: CNR-17

The subject lands have significant servicing constraints that will
require significant infrastructure investment.  Servicing the
subject lands is only financially feasible through significant
private investment and inclusion of residential uses makes such
investments economically viable. 

010-05
Don Given, 
MGP

There is a need for more housing opportunities in the Region
and Port Perry and future expansion to the Port Perry urban
boundary is constrained by the Greenbelt Plan. 
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RE: CNR- 17 topography would need to be considered and an
engineering solution developed for either future
residential or Employment Area uses and there
would be associated costs to prepare the site for
either land use. 
The site fronts onto Regional Road 8 (Reach
Street), a Type B Arterial, and is roughly 2
kilometres from Highway 12, a Type A Arterial and
part of the Regional Strategic Goods Movement
Network.  Staff consider the site well served and
accessible from a transportation and goods
movement perspective in the north Durham
context. 
Staff agree that lands along 400 series highways
provide for strategic Employment Area
opportunities.  However, there are no 400 series
highways located in north Durham.  Durham’ s
northern Townships still require Employment Area
opportunities and lands within proximity to other
Provincial Highways ( such as Highway 12) and part
of the Strategic Goods Movement Network are
considered the best opportunities in north
Durham. 
Staff agree that the consultant’ s Draft Land Needs
Assessment Technical Reports have identified a
Community Areas deficit and a need for additional
residential lands across the region.  However, an
Employment Areas deficit has also been identified

010-06
Don Given, 
MGP
RE: CNR-17

The conversion will provide for a much-needed Long-Term Care
facility and associated housing and medical services. 

010-07
Don Given, 
MGP
RE: CNR-17

The subject lands are more suitable for a mix of uses that
provide a mix of employment opportunities, housing, 
retail/ commercial, a new long term care facility, and
recreational uses as part of a complete and compact urban
form. 

010-07
Don Given, 
MGP
RE: CNR-17

The conversion request will improve the total job yield and
provide much needed population related jobs and will not
compromise the supply of employment lands and jobs targets
for the Town or Region. 

010-08
Don Given, 
MGP
RE: CNR-17

The Township of Scugog Council supports the conversion and
Regional Council supported the Ministers Zoning Order for the
Long-Term Care Facility. 

010-09
Don Given, 
MGP
RE: CNR- 17

The lands are not located on or within a major transportation
corridor and goods movement infrastructure, and are 20+ 
minutes from the primary employment areas in Durham.   
The primary location for jobs and employment generating uses
are on large clusters of lands along 400 series highway and
major transportation corridors. 
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The lands are not within a strategic employment area and
should not be treated or evaluated as though they are. The
lands have limited access to the regional employee pool, poor
access, and longer travel distance. 
Employment uses in the Port Perry Employment Area have
primarily been independent business that need open storage, 
are small scale, and require little to no labour pool. 
The lands have limited market opportunity and as such have
remained vacant for an extended period of time. 

and there is a need for additional employment
lands across the region. The proposed conversion
will affect a large portion of the Port Perry
Employment Area. 
Durham Region Council, at it’s May 26, 2021
meeting, supported the proposed Minister’ s
Zoning Order to permit the construction of a new
long-term care facility and retirement home
subject to a number of conditions. This included
scoping the MZO to only apply to the lands on
which the long-term care facility and retirement
home would be built and that the Region’ s support
of the MZO not be construed as Regional support
for the landowner’ s employment land conversion
request on abutting lands that has been submitted
through Envision Durham. 
Staff acknowledge the extension of Regional
sanitary services along Reach Street remains an
ongoing exercise.  Currently, the Region is initiating
a Class Environmental Assessment for a sanitary
sewage pumping station that would provide
service to employment lands along Reach Street. 
Any decision related to the funding of the actual
construction work for the sanitary sewage
pumping station would require a future decision
made by Regional Council through the annual
budget approval process. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary

010-10
Don Given, 
MGP
RE: CNR-17

The Port Perry Employment Area is roughly 270 hectares of net
developable land, over ¾ of which is vacant or underutilized. 
Only ¼ (53 hectares) of the vacant and underutilized land in the
Port Perry Employment Area is fully serviced. 
Studies have determined servicing the Employment Area is not
feasible in the near term. 
The landowners have retained Engage Engineering to complete
a servicing review, which has determined the lands can be
serviced by way of a gravity fed sewer line along Reach Road. 
Regional Report 2020- COW- 23 identified a cost estimate of 18.3
million to service 56 hectares of employment land along Reach
Street (the western portion of the subject lands).  The Council
resolution only committed funds to complete the necessary
Environmental Assessment for the sanitary sewer and made no
commitments to the larger capital works.  The Region has
requested a commitment from the landowner/ developer to
construct the local roads and services before Regional funding
of the larger works.  However, given the employment market
conditions, investment in servicing from the landowners is not
viable based on employment uses alone. 

112



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 30

Submission
Number and

Name
Description of Submission Regional Staff Response

The only viable option to service the subject lands through
private investment is through permissions for a mix of
residential and commercial uses on the eastern portion of the
site which can support the extension of the sanitary sewer to
the western balance of the property and provide the internal
road structure to support the extension of the planned water
tower as well as support employment uses. 

recommendation to not support the conversion
request CNR- 17 as contained in the Employment
Strategy be implemented. 

010-11
Don Given, 
MGP
RE: CNR- 17

The Region’ s Land Needs Assessment concluded that there is a
need for additional residential community land.  Port Perry’ s
current urban area is constrained by the Greenbelt Plan which
restricts Settlement Area Boundary Expansions.  There are no
significant land opportunities for housing in Port Perry within
the urban area to 2051. 
It is estimated that only 17 hectares of land is currently
available within Port Perry for residential development.  This
amount of land will only provide an opportunity for around 300
new housing units to Port Perry by 2051.  The only feasible and
reasonable means to add residential lands to the Town’ s Urban
Area is through conversion of employment lands. 
The subject lands are the most appropriately located and
configured to accommodate residential uses, provide for a
logical extension of existing community and residential uses and
provide for an appropriate transition to employment uses. 

010-12
Don Given, 
MGP
RE: CNR-17

There is a need for land to accommodate a new Long-Term Care
facility in Port Perry.  Southbridge, the only Long-Term Care
provider in Port Perry, has expressed interest in the subject
lands.  Southbridge requires land to accommodate a new Long
Term Care facility with up to 200 beds to maintain their
licencing agreements with the Province. 
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The redevelopment vision for the subject lands would include
an integrated campus model that co-locates learning and health
services to meet the changing needs of seniors, as well as
broader integration in the surrounding community. 

010-13
Don Given, 
MGP
RE: CNR- 17

The Conversion request will improve the total job yield and
provide for much needed population- related jobs.  Permitting
non-employment uses will allow the Subject Lands to adapt to a
changing employment market.  It is expected that the eastern
portion of the subject lands would generate 1,500 jobs. 

010-14
Don Given, 
MGP
RE: CNR- 17

Based on the above, MGP requests the Region to reconsider the
recommendations in the Employment Strategy Technical Report
for the subject lands (CNR-17) and approve the conversion of
the eastern portion of the Subject Lands to Living Areas. 

011-01
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Gagnon Walker Domes Ltd. (GWD) represents 2353662 Ontario
Limited, the registered owner of the 11.28 hectare ( 27.87) 
property known municipally as 250 Rossland Road East in the
Town of Ajax. 
A Draft Plan of Subdivision was previously granted for the
subject site, creating five development blocks, two new public
roads and open space/ natural heritage blocks. 
A Site Plan Application has been filed for two of the
development blocks located along Salem Road which proposed
the development of approximately 7,145 sq. m. of employment
uses. 
An initial conversion request ( September, 2020) proposed that
three blocks be converted from Employment Areas to Living
Areas.  The Town of Ajax Council resolution on the request

Comments noted. 
As discussed in the covering staff report – as a
result of additional information and justification
provided by the proponent, Regional Planning staff
are supportive of the conversion request. 
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supported the conversion of Block 1 in principle, subject to
conditions. 
On September 21, 2021 correspondence was submitted by the
proponent to the Region scoping the request to Block 1 per the
Ajax Council resolution. 
The revised submission is for the conversion of a 3.84 hectare
parcel, proposing multiple tall residential buildings and a mid-
rise employment building. 

011-02
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

The subject lands were not recommended for conversion in the
Employment Strategy Technical Report. 
The Regional evaluation did not consider the scoping and
removal of Block 4 and 6 from the conversion request. 
We are of the strong opinion that the conversion of Block 1 to
permit a mix of employment and non-employment uses is
appropriate and justified from a planning, economic/ market
demand and long-term needs perspective. 
Comments and concerns on the Region’ s evaluation of the
request are provided: 

011-03
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criteria PPS(a) and Growth
Plan (a) – agree with Technical Report evaluation that these
criteria are met. 

011-04
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criteria PPS(b) and
Growth Plan (b) – disagree with the Technical Report evaluation
of these criteria and suggest that in-fact the criteria have been
met. 
The Employment Land Conversion Request has been scoped to
remove Blocks 4 and 6 from the conversion request which
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represents 3.11 hectares of land that shall be developed for
employment generating uses. 
The conversion request is now limited to Block 1 which is 3.84
hectares which is 0.2% of the Region’ s vacant urban
employment lands.  Block 1 is intended to be a mixed-use
designation permitting both residential and employment uses
and will maintain employment on Block 1 over the long term. 
Details of an office building and commercial space are provided
with an estimated job yield of 307 jobs. 
The conversion is needed because the proposed quantum of
office only becomes financially feasible when developed in
conjunction with higher order residential and commercial uses. 
The conversion request should be supported as a means to
efficiently utilize lands and infrastructure and facilitate the
creation of complete mixed- use communities. 

011-05
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion Growth Plan (d) 
disagree with the Technical Report evaluation of this criterion

and suggest that the criterion has in-fact been met. 
The conversion of Block 1 is not expected to adversely affect
the overall viability of the Carruthers Creek Employment Area. 
Surrounding uses includes various retail and service commercial
uses, multiple schools, and office uses. 
There are no heavy industrial uses in the vicinity that would
result in a compatibility issue if the conversion is approved. 
Block 1 is at the north limit and on the periphery of the
Employment Area, located adjacent to various non-
employment uses and sensitive uses (school to the west, 
residential uses to the north). 
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It is acknowledged that the lands are vacant and undeveloped.  
However, they are surrounded by existing development. 
Proposed compact built form of mixed-use/ office development
will create a projected 80 jobs/ ha, independently exceeding the
minimum density target of 50 jobs and persons per hectare for
Designated Greenfield Areas contained in the Growth Plan. 
Exceeding the minimum density target for lands which have yet
to be formally brought into the Official Plan’ s Built Boundary
should not be utilized as a means to discourage the conversion
request where the general intent of Provincial policy has been
achieved. 

011-06
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion Growth Plan (e) 
disagree with the Technical Report evaluation of this criterion

and suggest that the criterion has in-fact been met. 
One of the primary principles of the Growth Plan is the
optimization of available hard service infrastructure. 
Stormwater management and waste water systems shall be
advanced at the detailed design stage utilizing best practices to
facilitate the development of Block 1. 
The proposal and proposed density will encourage use of
existing local and regional transit. 

011-07
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-19

Applicant’ s response to evaluation of criteria related to
Location and Access – disagree with the Technical Report
evaluation of these criteria and suggest that the criteria have in-
fact been met. 
The subject site is 4km away from the Highway interchange at
Salem and 401 and 1.5 km away from Taunton to the north. The
site fronts onto Salem Road but this road is not identified as
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being within the Strategic Goods Movement Network in the
Regional Official Plan. 
Block 1 may be considered within a relative travel distance to
the Strategic Goods Movement Network at Taunton Road but
its proximity is neither immediate nor abutting. 

011-08
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion related to
Employment Area Configuration – disagree with the Technical
Report evaluation of this criterion and suggest that the criterion
has in-fact been met. 
It is inaccurate to characterize the subject stie as being located
in the middle” of Carruthers Creek Business Park Employment

Area.  The subject site is more accurately described as a fringe
property within the Employment Area.  This is supported by the
fact that residential uses and sensitive uses exist in the
immediate proximity. 
Regional Staff have recommended the conversion of
approximately 40 hectares of land located immediately abutting
the subject site on the basis of the proximity and inclusion of
sensitive land uses in the immediate area.  While this was
considered appropriate for the North Harwood Avenue Cluster, 
the same consideration has not been provided for 2353662
Ontario Limited’ s lands where the same or similar contextual
considerations apply. 
Block 1 is “ wedged” between sensitive land uses to the west
and northeast.  It will be further wedged against non-
employment area designations with the conversion of the
North Harwood Avenue Cluster. 
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Based on the above, Block 1 is at the northern fringe and will
neither fragment nor adversely affect the overall viability of the
broader Employment Area to the south. 
Sensitive land uses can be buffered through physical
separations/ orientation and land use transitions, including
employment uses along Pen-Gaskell Drive and/ or Spitty Road. 

011-09
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion related to Site
Configuration – disagree with the Technical Report evaluation
of the criterion and suggest that the criterion has in-fact been
met. 
The evaluation does not consider the scoping that removed
Blocks 4 and 6 from the original conversion request. 
The request applies to 3.84 hectares which are irregularly
shaped which reduces development efficiency and flexibility. 
Large blocks, according to Appendix E of the Employment
Strategy, are 5 hectares or more. 
While it is agreed that the block could be developed for
employment uses, the conversion will provide the opportunity
to deliver more significant employment generation through
compact built form development. 

011-10
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-19

Applicant’ s response to evaluation of criterion related to Land
Use – disagree with the Technical Report evaluation of the
criterion and suggest that the criterion has in-fact been met. 
The Employment conversion request is now limited to Block 1
representing 0.2% of the Region’ s vacant urban employment
lands. 
Block 1 is wedged between sensitive land uses to the west
schools) and northeast ( residential). 
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Block 1 is at the northern fringe of the Employment Area and its
conversion neither fragments nor adversely affects the overall
viability of the broader Employment Area to the south. 
Neither Block 1 nor the remainder of the subject site are
currently located in a Provincially Significant Employment Zone. 

011-11
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion related to Supply
disagree with the Technical Report evaluation of the criterion

and suggest that the criterion has in-fact been met. 
The conversion has been scoped to Block 1 (3.84 hectares). 
Sites larger than 5 hectares are considered large, per Appendix
E of the Employment Strategy. 

011-12
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criteria related to Jobs
and location within an MTSA – agree with Technical Report
evaluation of these criteria. 

011-13
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

Applicant’ s response to evaluation of criterion related to
Municipal Interests and Policy – disagree with the Technical
Report evaluation of the criterion and suggest that the criterion
has in-fact been met. 
Pursuant to the February 11, 2021 Town of Ajax Council
Meeting, Town staff were directed to advise the Region of
Durham that Ajax Council is in support of the conversion
request in principle and subject to conditions. 

011-14
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 19

2353662 Ontario Limited does not support the Employment
Strategy Technical Report’ s initial evaluation nor the
preliminary position that the lands are not recommended for
conversion to permit mixed use, including office, commercial
and residential uses. 
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2353662 Ontario Limited asks that the Region re-evaluate the
Employment Area conversion request based on the scoping of
the request to include Block 1 of the subject site only. 

012-01
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Writing as the representatives of Atlas Development Ltd. (Atlas) 
the registered owner of a 3.36 hectare property known
municipally as 650 Beck Crescent in the Town of Ajax. 
Phase One of the subject site is currently under construction for
a permitted 6 Storey 120 room hotel and two story 3,859 sq. m. 
banquet hall. 
A 0.69 hectare vacant portion of the site at the intersection of
Beck Crescent and Chambers Drive represents a future Phase
Two of the overall development of the subject site.  

Comments have been considered by Regional
Planning Staff. 

012-02
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

On September 23rd, 2020 Atlas submitted its formal request for
an Employment Area conversion ( CNR- 20) asking that their
lands be redesignated from Employment Areas to Living Areas
and a mixed-use land use designation in the Regional Official
Plan and Town of Ajax Official Plan. 
The conversion request was to permit the development of the
Phase Two lands for a mixed- use tall building consisting of
office and residential uses. 
The building concept is for a 25 story mixed-use building
including a five story podium with office uses and residential
above. 
On February 11, 2021 Town of Ajax Council Passed a resolution
in support of the Employment Area conversion request on the
Phase Two lands in principle and subject to certain conditions.  

Comments have been considered by Regional
Planning Staff. 

012-03
Richard Domes, 

The subject site (CNR- 20) was evaluated as part of the
Employment Strategy Technical Report. The request was not
recommended for conversion. 

Comments have been considered by Regional
Planning Staff. 
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Gagnon Walker
Domes ( GWD) 
RE: CNR- 20

Atlas’ position on the evaluation of its Employment Area
conversion request does not align with the assessment
completed by the Region of Durham. 
We are of the strong opinion that the request to permit a mix of
employment and non-employment uses on the Phase Two
lands is appropriate and justified. 
A detailed response to the evaluation of the criteria is provided.  

012-04
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Applicant’ s response to evaluation of criteria PPS ( a) and
Growth Plan (a) – agree with Technical Report evaluation that
these criteria are met. 

Regional Planning staff have considered the
additional justification and response to the
evaluation of criteria that was contained in the
Employment Strategy Technical Report. 
Staff understand that the 0.69-hectare parcel
proposed for conversion is part of a larger, 3.36-
hectare parcel which is being developed for a hotel
and conference banquet hall. In other words, the
successful development of the larger subject site
has left a remnant parcel. 
Staff view the broader employment area as stable, 
largely built and occupied, and located strategically
just off of a highway interchange. 
While other hotels and banquet hall facilities are
located nearby, the most immediate surrounding
land uses include more typical employment area
uses such as distribution and logistics. 
Staff agree with the evaluation contained in the
consultant’ s Employment Strategy Technical
Report that the conversion request could result in
the encroachment/ erosion of the broader

012-05
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criteria PPS (b), Growth
Plan (b) and (c) – disagree with the Technical Report evaluation
of these criteria and suggest that that they have been met. 
The conversion request only applies to a 0.69 hectare parcel
representing 0.03% of the Regions urban vacant employment
lands. 
The proposal is to convert these lands to a mixed- use
designation for a development proposal that includes 5,420
square meters of office floor area maintaining significant
employment on the lands (job yield = 176). 
There is a demonstrated need for the conversion to mixed-use
as this quantum of office as proposed is only financially feasible
when it is developed in conjunction with residential uses. 
The conversion request should be supported because it is able
to achieve identified needs in both employment and residential
sectors.  
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012-06
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criterion Growth Plan (d) - 
disagree with the Technical Report evaluation of this criterion
and suggest that it has been met. 
The conversion of the Phase Two lands is not expected to
adversely affect the overall viability of the Salem Road
Employment Area which in the immediate vicinity includes
planned hotels, convention centres/ banquet halls, and
recreational commercial uses. 
As a result of the Phase Two lands periphery location at the
northeast limit of the Employment Area the lands are located
adjacent to various non-employment/ sensitive uses namely
residential dwellings, a school, and a park to the north. 
the proposed conversion would not affect the viability of the
Employment Area as its geographic limits would not be
fractured or separated by intervening non-employment uses. 

Employment Area. Staff do not support the
encroachment of sensitive land uses into a stable
employment area that is otherwise defined and
separated from surrounding sensitive land uses by
Chambers Drive. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
request CNR-20 as contained in the Employment
Strategy be implemented. 

012-07
Richard Domes, 
Gagnon Walker
Domes ( GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criterion Growth Plan (e) - 
disagree with the Technical Report evaluation of this criterion
and suggest that it has been met. 
A primary principle of the Growth Plan is the optimization of
available hard service infrastructure. Stormwater management
and wastewater systems shall be advanced at the detailed
design stage utilizing best practices. 
The proposal is advanced at a density that will encourage the
use of local and regional transit service that exists in the
immediate vicinity. A mix of office and residential uses also
promotes the reduction of vehicle trips and the promotion of
active transportation choice. 
the subject site is adjacent to a residential neighborhood, is
across the street from a public elementary school and a

123



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 41

Submission
Number and

Name
Description of Submission Regional Staff Response

neighborhood park, and is within one kilometre to a regional
retail node. The proposal would be well positioned to take
advantage of the surrounding existing community
infrastructure. 
Development of Phase Two for mixed-use shall be coordinated
and phased coincident with the delivery of additional
infrastructure and public services as necessary.  

012-08
Richard Domes, 
Gagnon Walker
Domes ( GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criterion Location
It is acknowledged that the subject site is located within
proximity to Hwy 401 which is part of the Strategic Goods
Movement Network in the Regional Official Plan. 
Despite proximity to Highway 401, the Phase Two lands are not
characterized by strong visibility from both Salem and Hwy 401
as a result of intervening land uses and the subject site’ s
peripheral location. 
The site's small size of 0.69 hectares will not attract significant
warehousing, manufacturing, or logistics users. 
Given the site’ s geometry, size, and constraints, the retention of
the Phase Two lands within the Employment Area to facilitate
warehousing, industrial, or logistics uses on the basis of the
site' s geographic position is diminished. As such its proximity
alone is not enough to allow for these uses and there is limited
potential for industrial uses.  

012-09
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Applicant’ s response to evaluation of criterion Access - disagree
with the Technical Report evaluation of this criterion and
suggest that it has been met. 
While Salem Rd is an Arterial Road, it is not identified as a
component of the regional strategic good movements network.  
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012-10
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criterion Employment
Area Configuration - disagree with the Technical Report
evaluation of this criterion and suggest that it has been met. 
As acknowledged in the Employment Strategy the Phase Two
lands of the subject site are located at the northeastern edge of
the north portion of the Salem Rd employment area. As such it
should be considered a fringe property and meet this criterion. 
Our position on the Phase Two lands as a fringe location is
supported by the fact that surrounding land uses include uses
to the north (parks and residential) and east (environmental
protection) not designated as Employment Areas. 
As a result of its location at the northeastern fringe the
conversion request will neither fragment nor adversely affect
the overall viability of the broader Employment Area located to
the South. 
Further, existing uses within the immediate area include
multiple hotels.  

012-11
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Applicant’ s response to evaluation of criterion Site
Configuration - disagree with the Technical Report evaluation of
this criterion and suggest that it has been met. 
At only 0.69 hectares and constrained by irregular parcel
geometry, the Phase Two lands offer limited potential for
Employment Area development. 
The site’s small size will not attract significant warehousing, 
manufacturing, or logistics users that would otherwise prefer
larger sites that are in direct proximity to 400 series provincial
highways. 
The conversion to permit residential would provide the
opportunity to deliver more significant employment generation
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through compact built form development that features multiple
story office development within a mixed- use podium. This
quantum of office is only financially feasible as part of a mixed-
use development with residential uses. 

012-12
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR-20

Applicant’ s response to evaluation of criterion Land Use - 
disagree with the Technical Report evaluation of this criterion
and suggest that it has been met. 
Neither the Phase Two lands nor the remainder of the subject
site and surrounding Employment Area is currently located
within a Provincially Significant Employment Zone.  Any
previous recommendations to include the lands within the PSEZ
have not been implemented and do not apply and are therefore
not relevant justification to refuse the conversion request. 
The Phase Two lands are located at the northeastern edge of
the north portion of the Salem Road Employment Area. As such
the Phase Two lands are to be considered a fringe property with
surrounding land uses that include residential, school and
parks, and open space, none of which are designated
employment areas. 
Given its fringe location and adjacency with non-employment
uses the conversion request will neither fragment nor adversely
affect the overall viability of the broader Employment Area to
the South.  

012-13
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

The applicant agrees with the evaluation of criteria Supply, 
Jobs, Location within an MTSA, and No Cross Jurisdictional
Issues Anticipated. 
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012-14
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Applicant’ s response to evaluation of criteria Municipal
Interests and Policy - Pursuant to the February 11, 2021 Town
of Ajax Council meeting town staff were directed to advise the
Region of Durham that Ajax Council is in support of the
conversion request in principle, subject to conditions.  

012-15
Richard Domes, 
Gagnon Walker
Domes (GWD) 
RE: CNR- 20

Our client does not support the Employment Strategy Technical
Report’ s initial evaluation of the merits of the Atlas
Employment Area conversion requests for the Phase Two lands. 
Atlas also does not support the preliminary recommendation
that the Phase Two lands are not recommended for conversion
to permit mixed use development including office and
residential uses. 
We are of the strong opinion that the conversion of the Phase
Two lands is appropriate and justified from a planning
economic, market, and long-term need perspective

013-01
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR-30 and
38

KLM Planning Partners “ KLM” are the land use planning
consultants on behalf of 1044971 Ontario Limited, owner of the
lands known municipally as 1200 Trulls Rd in the Municipality of
Clarington and subject to employment conversion request CNR-
38. 
GHD group are the land use planning consultants on behalf of
Tribute Communities, owners of the lands known as 1614 Trulls
Rd, Courtice, and subject to employment conversion request
CNR-30. 
The lands above are collectively referred to in this letter as the
subject lands. 

Comments have been considered by Regional
Planning Staff. 

013-02
Lucy Pronk, Billy
Tung ( KLM), 

Clarington Council report PDS-009-21 gave an overview of the
employment land conversion requests for the municipality
which included the subject lands and other lands west of Trulls

Comments have been considered by Regional
Planning Staff. 
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Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Road. In that report staff provided a detailed analysis and
recommended Council support the conversion. Clarington
Council subsequently passed a resolution to support the
conversions. 
It remains the official position of the Municipality that the lands
west of Trulls road should be converted, as supported by
Clarington Council. 
The purpose of this letter is to reiterate the shared interest of
the landowners and the Municipality of Clarington in the
conversion of the subject lands from Employment Areas to
permit residential and mixed-use development.  

013-03
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

We are of the opinion that the conversion of the subject lands, 
expansion of the urban boundary and introduction of new
employment lands are appropriate and necessary changes to
the urban structure that will assist the Municipality of
Clarington in planning a transit supportive community adjacent
to the MTSA in this area.  

Regional Planning staff have considered the
justification and the response provided to each
criterion that was evaluated in the Employment
Strategy Technical Report. 
Staff have considered the opinion that these lands
should be converted to Community Areas because
there are superior lands available for Employment
uses located along Highway 418, but which require
a Settlement Area Boundary Expansion. 
The Region’ s process is designed to protect lands
that are suitable for Employment Area uses and to
consider conversion request based on Regional
Council’ s approved criteria. The proposed
conversion request affects the vast majority of the
remaining vacant Employment Area lands in

013-04
Lucy Pronk, Billy
Tung ( KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

The subject lands are directly adjacent to the western boundary
of the Courtice MTSA. 
The influx of population and non-employment uses in the MTSA
will impact the developability of the subject lands. The
proximity and density of residential uses within the MTSA will
hinder the remaining employment lands from accommodating
large scale employment uses such as manufacturing, assembly, 
and processing. 
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This inherent land use conflict will deter employment
investment in the subject lands and hinder the residential
development potential within the MTSA boundary.  

southeast Courtice, outside of the proposed
PMTSA. 
Work is currently underway to extend Regional
sanitary services across Baseline Road to Trulls
Road.  These works are anticipated to be
completed within the next 2-3 years, increasing
Clarington’ s supply of large, serviced employment
lands. 
The servicing timeline for any new lands added to
the Urban Area by way of Settlement Area
Boundary Expansion, including potential future
employment lands along Hwy 418, would need to
be determined. It is anticipated that the time to
bring these lands online as serviced employment
lands could be 5+ year or longer. 
Staff view these lands as large, vacant, and suitable
for employment uses. 
Staff consider these lands, that are as close as 400
metres to Highway 401 at the nearest point and
directly abutting a rail line, to be “ in proximity” to
major transportation corridors. 
Staff acknowledge that the proposed PMTSA will
be located within proximity to lands designated
Employment Areas, separated by Trulls Road.  This
is not an unusual situation in Durham, and PMTSAs
at Thornton’ s Corners, Whitby, Ajax, and Pickering
are or will be located in proximity to Employment
Areas on one or more sides. 

013-05
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

The subject lands are bounded by the Southeast Courtice
Secondary Plan to the north, the MTSA to the east, Robinson
Creek and associated natural features to the West and existing
industrial lands to the South. 
The subject lands formed part of an extensive employment area
that has since been fragmented by the designation of the MTSA
and the Southeast Courtice Secondary Plan. 
The MTSA and approval of the Southeast Courtice Secondary
Plan have resulted in two residential frontiers that enclose the
remaining employment lands. The planned extension of
Townline Road will further fragment the remaining
employment lands. The Robinson Creek and its associated
tributaries and wetlands further fragment the subject lands and
will limit their potential for large scale employment use. 
The subject lands will also be isolated from existing
employment lands to the South of the CPR east of the MTSA
and adjacent to Highway 401. As noted in report PDS-009-21
the subject lands no longer meet the criteria for employment
lands. 
The subject lands can conversely benefit a residential / mixed
use development by providing an appropriate transition and
connectivity between the high density and MTSA lands and
proposed low density residential development in the Southeast
Courtice Secondary Plan area. 

013-06 • If the conversion requests are not approved the subject lands
will be sharing a transportation network with the MTSA lands. 
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Lucy Pronk, Billy
Tung ( KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Employment land uses have drastically different transportation
needs than high-density residential land uses. Clarington staff
report PDS-009-21 elaborates that the subject lands currently
have limited road access, are more than one kilometer from the
Highway 401 interchange at Courtice Road, lack visibility from
the Highway and are adjacent to a level rail crossing. 
Employment traffic would have to pass over the railway and
through the MTSA a total of +/- 2.6 kilometers to access
Highway 401 at the Courtice Road interchange. 
The MTSA is intended to serve as the centre of a new transit-
oriented community with which truck traffic is not compatible. 

Staff consider the subject lands and the lands
within the adjacent PMTSA to be of sufficient size
and depth to accommodate on site setbacks, 
buffering, and appropriate mitigation measures to
achieve lands use compatibility.  As noted in the
proponents most recent submission, this area is
being considered comprehensively through a
Secondary Plan process.  The preparation of a
Secondary Plan is the appropriate process to
comprehensively plan for land use compatibility
and transportation considerations. 
Staff understands that the Municipality of
Clarington is considering the protection of existing
employment uses south of the rail line, including
existing employment uses within the proposed
PMTSA boundary.  Staff would suggest traffic
generated by future Employment Area
development may be most appropriately
accommodated by travelling along Baseline to the
Courtice Road interchange, thereby avoiding
travelling through the centre of the future PMTSA
where residential and mixed-use development may
be planned for.  This could be further considered
through Clarington’ s Secondary Plan process. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
requests CNR-30 and 38 as contained in the
Employment Strategy be implemented. 

013-07
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

A detailed analysis of the Employment Strategy Technical
Report is provided. 
The subject lands are bound by existing and sensitive land uses
and as such there is no potential for expansion or consolidation
of additional employment lands west of Trulls Road. As noted in
Clarington Report PDS-009-21 the Employment Area conversion
and urban boundary expansion should be looked at together. 
We note that the expansion of the Courtice Urban Boundary
and relocation of employment lands to the east side of the
MTSA extending to Highway 418 will resolve the foregoing
compatibility, fragmentation, and transportation issues. The
lands adjacent to Highway 418 are more representative of
employment lands, characterized by their proximity to Highway
418 and their contiguous nature with existing employment
lands along Highway 401. 

013-08
Lucy Pronk, Billy
Tung ( KLM), 

Responding to evaluation of criteria PPS ( a), (b), Growth Plan
a), (b), (c). 
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Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

The conversion of the subject lands only impacts the amount of
Community Area or Employment Area expansion not whether
or not either will happen. 
The decision on whether to convert these lands should be made
on the basis of land use and transportation relationships and on
the relative value of the lands in question for employment use. 
Given the potential to designate more valuable Employment
Area lands along Highway 418, these lands should be converted
to Community Areas. 

013-09
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR-30 and
38

Responding to evaluation of criterion Growth Plan (d). 
The area proposed for conversion will be bounded by Major
Open Space to the west Community Area to the north and an
MTSA to the east. 
The conversion will result in the interface between the new
Community Area and remaining Employment Area (adjacent to
Highway 401) being formed by the CPR rail line. We see this as a
firm boundary which will protect the viability of the remaining
Employment Area. 
The conversion decision does not hinge on achieving growth
plan targets. Rather the conversion decision hinges on land use
and transportation relationships and the relative value of lands
for employment use.   

013-10
Lucy Pronk, Billy
Tung ( KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 

Responding to evaluation of criterion Growth Plan (e). 
The conversion of the proposed lands will not require any
enhancements to planned hard services. 
The conversion of any significant land area from Employment
Area to Community Area (or MTSA) will require additional
schools or parks. 
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RE: CNR- 30 and
38

In the context of a Municipal Comprehensive Review that will
be considering urban expansion for Community Areas, this is no
reason not to convert Employment Areas.  It makes no
difference if schools and parks are required in conversion areas
or urban expansion areas. 
In the instance of this conversion, it is being considered by
Clarington in concert with the MTSA lands immediately to the
east and both blocks are part of a comprehensive secondary
plan that will consider the need for such public facilities. 

013-11
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Responding to evaluation of criteria related to Location and
Access. 
We agree that the proposed conversion does not have direct
access to Highway 401. 
However, contrary to Envision Durham, we agree with
Clarington staff’s analysis related to location – that the lands
have limited road access, are more than 1 kilometre from the
Highway 401 interchange at Courtice, lack highway visibility and
are adjacent to a level railway crossing. 
Most Employment Areas in Durham located along 400 series
highways have a depth of no more than 800 metres from the
highway, while parts of the proposed conversion area are as
much as 1.5 kilometres from Highway 401.  We do not consider
this to be “ in proximity”. 
Lands proposed to be designated as Employment Area by
Clarington on the west side of Highway 418 are generally within
800 metres thereof and there are opportunities for designating
Employment Areas on the east side of the 418. 
The new possible Employment Area along Highway 418 is highly
superior to the subject lands as an Employment Area location. 

132



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 50

Submission
Number and

Name
Description of Submission Regional Staff Response

013-12
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR-30 and
38

Responding to evaluation of criterion related to Employment
Area configuration
We disagree with the assessment in the Employment Strategy. 
The conversion of the Subject Lands will create a compatible
interface with the MTSA lands on the east side of Trulls Road
and with the residential lands to the north, within the
Southeast Courtice Secondary Plan.  The north limit of the new
Employment Area will be the CPR railway with little potential
that non-employment uses will encroach south of the CPR. 

013-13
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR-30 and
38

Responding to evaluation of criterion related to Site
Configuration
We acknowledge the comments related to the large size and
configuration of the sites.  However, the size and configuration
of sites within the subject area will be impacted by the
extension of Townline Road, that will bisect parcels and the
various land ownerships that make up the proposed conversion
area. 
The Employment Area lands that are proposed to be added to
Courtice by the Municipality of Clarington along the 418 are
also a large site and have a configuration suited to an
employment use. 

013-14
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Responding to evaluation of criterion related to Land Use
The fact that the subject lands are within a Provincially
Significant Employment Zone does not provide a higher level of
protection.  It simply means conversion can only be made
through an MCR.  In this instance, replacement Employment
Areas that are more suitable for employment uses are being
proposed as part of the MCR process. 
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The criteria should be considered “ Green” given the lands are
being considered as part of an ongoing Secondary Plan process
by the Municipality of Clarington. 

013-15
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Responding to evaluation of criterion related to Supply
As noted earlier, in the context of an MCR which is considering
urban expansion for additional Employment Areas, this
parameter is not relevant. 

013-16
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Responding to evaluation of criteria related to Jobs and location
within a Major Transit Station Area. 
We question the relevance of these parameters in an analysis of
the viability of Employment Areas in an MCR process that is
going to be adding Employment Areas through urban boundary
expansions. 

013-17
Lucy Pronk, Billy
Tung (KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

Responding to evaluation of criterion related to Municipal
Interests and Policy. 
We agree with the Municipality of Clarington’ s position on this
matter and their comprehensive analysis contained in Report
PSD-009-21.  We believe this comprehensive analysis is superior
to the sectoral approach being taken in the Envision Durham
process. 

013-18 • Conversion of the subject lands, expansion of the Courtice
Urban Boundary and introduction of new employment lands
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Lucy Pronk, Billy
Tung ( KLM), 
Louise Foster
Tribute), Bryce

Jordan (GHD). 
RE: CNR- 30 and
38

are required for Clarington to achieve a transit supportive
complete community that is consistent with the Provincial, 
Regional, and local policy direction. 

014-01
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Writing to provide staff level comments on the Region’ s
Employment Strategy Technical Report, specifically on
employment conversion requests. 
Comments are based on public processes led by Clarington
Council that have been underway for several years.  These
public processes have resulted in numerous Clarington Council
Resolutions including the adoption of the Southwest Courtice
Secondary Plan and support for the employment land
conversions west of Trulls Road, both by unanimous vote of
Clarington Council. 
Five themes arose from Clarington staff’s review of the
Employment Strategy and are addressed in this letter and it is
requested that the Region consider these comments prior to
the LNA being finalized and presented to Regional Planning and
Economic Development Committee. 
Staff reserve the right to provide further comments as they
continue to review the four interrelated LNA Technical Reports. 

Comments have been considered by Regional
Planning Staff. 

014-02
Carlos Salazar
Municipality of
Clarington

Comment Theme #1: Municipal Role and Collaboration. 
Clarington staff requests that the Region commit to supporting
decisions of Clarington Council based on good planning and
public participation. A number of the draft recommendations
by the regional consultant disregard local Council resolutions. 

Comments have been considered by Regional
Planning Staff. 
Regional planning have previously, and will
continue to on a regular basis, engage staff at the
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RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Clarington staff further requests that the Region be clear in
terms of considering local Council decisions in terms of where
and how to allocate intensification numbers and urban
boundary expansions if needed, once population, employment
and density targets are defined through local and regional
consultation. 
As the LNA is finalized Clarington staff request additional
consultation, outside of the area municipal working group
meetings, to ensure effective collaboration throughout the
MCR process. It is requested that the consultants for the Region
and Regional staff meet with Clarington staff to review data, 
assumptions, analysis, and recommendations that directly
affect Clarington. Clarington staff believe that concerns could
be clarified at these meetings prior to the reports being
released publicly.  

Municipality of Clarington throughout the Envision
Durham process. 
Regional Planning staff continue to solicit and
consider the position of Area Municipal staff and
Councils at both major milestones as well as on
more regular interim steps in the Envision Durham
process. 
There may be instances where the position and
related Council resolutions of the Municipality of
Clarington, or any other Area Municipality, may not
align with the professional opinion of the Region’ s
Growth Management Consultant team, Regional
Planning staff, or the position of Region of Durham
Council. 
Additional staff to staff consultation with the
Municipality of Clarington is welcomed.  

014-03
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Comment Theme #2: Clarington Staff support the Courtice
Major Transit Station Area employment land conversion
recommendation. 
Clarington staff support the Region’ s recommended approval of
the employment conversions within the Courtice Major Transit
Station Area which supports Clarington' s ongoing secondary
planning process. 
We look forward to the ongoing collaboration with the Region
as we plan for the Major Transit Station Area that is part of a
Secondary Plan currently underway. The Municipality of
Clarington is looking at Courtice in a comprehensive way and
we encourage the Region to look at Urban Boundary Expansion
to add employment lands to the east of the MTSA.  

Comments have been considered by Regional
Planning Staff. 
All Settlement Area Boundary Expansions will be
assessed comprehensively as part of Phase Two of
the Growth Management Study.  
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014-04
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Comment Theme #3: Clarington staff may provide detailed
comments on the LNA mapping/ data used by the Region to
form the consultant’ s recommendations. 
Thank you for providing the mapping/ data used in the four LNA
Technical Reports. Staff reserve the right to provide additional
comments once we have had enough time to review the data
that was provided on October 28, 2021.  

Comments have been considered by Regional
Planning Staff. 

014-05
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Comment Theme #4: Clarington staff do not support the
consultant’ s recommendations for the land conversion requests
for Southwest Courtice or the lands west of Trulls Road. 
It is the official position of Clarington that the lands in South
Courtice be converted as supported by Clarington Council. A
complete staff analysis is provided in the “Specific comments - 
Employment Strategy Report” section starting on page 10 of
this document.  

Comments have been considered by Regional
Planning Staff. 

014-06
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Comment Theme # 5: Clarington Staff see benefit in the Region
taking a holistic approach to Settlement Area Expansions and
Employment Area conversions. 
Staff acknowledge that the conversion requests would remove
a significant portion of the existing employment land inventory
from Clarington. Staff have considered how to encourage
Clarington to grow into a major employment and innovation
centre within the Region. 
Therefore, in addition to the support for employment
conversions Clarington staff would like to reiterate their
support to expand the Courtice Urban Area Boundary eastward
on land bounded by Courtice Road, Highway 2, and Highway
418, re-designating the lands for employment uses. 

Comments have been considered by Regional
Planning Staff. 
All Settlement Area Boundary Expansions will be
assessed comprehensively as part of Phase Two of
the Growth Management Study. 
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This expansion is required because the proposed MTSA
boundary includes lands currently outside the Urban Area
Boundary. The expansion is also a means to balance the
approximately 350 hectares of lands within and adjacent to the
MTSA that are proposed to be converted. 
The land subject to this expansion would serve to ensure the
long-term economic viability of Clarington and will also provide
strategically located lands with adjacent access to the 401 and
418 highways. 
On five separate occasions dating back to 2018 Clarington
Council has endorsed and/ or adopted resolutions with respect
to the expansion of the Courtice Urban Area Boundary. 
Staff recommended that both Clarington and Regional Council
continue to support this Urban Boundary Expansion. 
While the Region intends to determine the appropriate
locations for Urban Boundary Expansions during the Second
Phase of the Growth Management Study, Clarington would like
to reiterate staff’s position that the request for employment
land conversion and Settlement Area Expansions should be
looked at together.  

014-07
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Specific comments on Employment Area conversions within the
Southwest Courtice Secondary Plan (CNR- 27, CNR- 40) 
Clarington staff thank the Region for acknowledging and
supporting the conversion request CNR- 27. 
Clarington staff are disappointed with the Region’ s consultant
report recommendations regarding CNR-40 as it appears they
did not consider the four years of work and consultation
associated with the Clarington Council adopted Southwest
Courtice Secondary Plan. 

Comments have been considered by Regional
Planning Staff. 
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The need for the conversion of these lands was outlined in staff
report PSD-022-20 which was endorsed. The conversion of
these lands was presented as part of the statutory public
meeting held on June 23, 2020. The conversion request was
presented to the public, Mayor and members of Council, and
the project steering committee. There have been no adverse
comments received regarding the proposed conversion. 
It is the official position of Clarington that the lands in South
Courtice be converted as supported by technical reports and
extensive public participation.  

014-08
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

The lands subject to CNR- 40 are not appropriate for
employment uses based on a number of reasons. This includes: 
the lands have constrained parcels which have reduced their
flexibility to accommodate a range of employment uses. Their
size and irregular shape limit their ability to accommodate
prestige employment uses such as manufacturing and logistics
facilities which generally require large sites. Further the
employment lands are physically isolated from existing and
planned employment areas of South Courtice Which would
severely restrict potential for synergies and agglomeration. 
Metrolinx has identified the potential closure of Prestonvale
Road, likely at the CP rail crossing. This requirement has not yet
been confirmed , however, it will likely be necessary in order for
the GO Train extension to Bowmanville to proceed. This closure
would further fragment the lands north of the tracks from the
existing employment uses east of Baseline Road. 
If the lands are not converted the result would be an
employment land related track going through predominantly
residential lands to the north and a future Major Transit Station

As discussed in the covering staff report – as a
result of additional information and consultation
with Clarington staff, Regional Planning staff is
supportive of the conversion of lands north of the
Townline Road Extension, in order to create a
logical division between employment and
residential land uses. 
It is acknowledged that the lands south of the
Townline Road Extension will be comprised of
smaller parcels that may be further
fragmented/ reduced if a Highway Interchange is
required at Prestonvale Road. 
It is also noted that the lands south of the
Townline Road Extension will be bounded by or
adjacent to highway and rail infrastructure. If an
interchange is required, these lands will be further
surrounded by and adjacent to highway related
infrastructure, in most cases on 2 or 3 sides. 
Accordingly, staff do not agree that these lands are
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Area to the east towards the 401 interchange. Staff are of the
opinion that once developed these employment lands would be
inappropriate and have negative impacts on neighboring
residential and mixed-use communities. 
The Southwest Courtice Secondary Plan was prepared subject
to Schedule ‘ C‘ of the Municipal Class EA through the
integrated approach” with the Planning Act. Through this

process the alignment of Townline Road is considered to be the
optimum location and most environmentally sound crossing of
the Robinson Creek. Based on the interpretation policies of the
Durham Regional Official Plan (Section 15.4) the lands north of
the Townline Road Extension are not designated Employment
Areas and a conversion of these lands is not required. 

well suited as a residential living environment and
recommend that they remain as Employment
Areas with the potential to accommodate smaller
sized employment uses. 
Staff believe that the Townline Road Extension is a
logical boundary to separate employment and
residential areas and are supportive of the
Employment Area conversion request for the lands
north of the future extension only. 

014-09
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

The Region’ s Land Budget Assumptions should be revisited with
respect to CNR-40 regarding the following: 
A proposed future highway 401 interchange will reduce the
developable area by an additional 6.2 hectares. 
Within the employment lands there is an existing 4 hectare
cemetery which is planned to expand to approximately 7
hectares. This expansion is an additional constraint that does
not appear to have been considered. 
The proposed Townline Road Extension would bisect the
designated employment lands rather than forming a boundary. 
This would result in reduced parcel sizes and less development
flexibility for employment uses. 
The geography of the CP rail corridor that runs along the
southern edge of the lands combined with the required railway
set back of 30 meters greatly impacts the area adjacent to the
tracks available for future employment development. The

The land area identified in the Employment
Strategy for CNR-40 is the total land area that was
identified by Clarington staff in their submission
form to the Region requesting the Employment
Area conversion. 
Regional Planning staff acknowledge that the total
developable land area subject to the conversion
request is further netted down when certain
factors are accounted for. 
Staff agrees that the resultant parcels will be of
smaller sizes.  However, as noted in the comments
further above, it is recommended that lands south
of Townline Road remain designated as
Employment Areas with the potential to
accommodate smaller sized employment uses. 
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planned future single- track expansion and use of this corridor
for extended GO rail service to Bowmanville will limit the ability
to provide siding lines onto the lands. 
Once considering the above- mentioned constraints there are
only 10.7 hectares of developable lands remaining that are
currently designated as Employment Areas. 
This number is drastically different than the 36.9 hectares
identified in the Employment Strategy Technical Report. This
number further solidifies staff’s position that the lands are not
appropriate for employment uses and the requested conversion
to residential should be approved by the Region.  

014-010
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Clarington staff thank the Region for acknowledging and
supporting the conversion requests within the Courtice MTSA
CNR-11, CNR-26, CNR- 37, CNR-41).  

Comments have been considered by Regional
Planning Staff. 

014-011
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

The following comments are specific on the Employment Area
conversion requests west of Trulls Roads ( CNR-30, CNR- 38, 
CNR-42, CNR-44) 
Clarington supports the conversion requests received for these
lands because they are severely constrained for employment
use and are unlikely to achieve a high concentration of
employment uses as currently designated in the Regional and
Clarington Official Plans. 
The influx of population and non-employment uses into the
MTSA will impact the developability of the adjacent smaller and
now fragmented employment lands, which will be surrounded

Regional Planning staff view these lands as large, 
vacant, and suitable for employment uses. 
Staff acknowledge that the proposed PMTSA will
be located within proximity to lands designated
Employment Areas, separated by Trulls Road.  This
is not unusual in Durham, and PMTSAs at
Thornton’ s Corners, Whitby, Ajax, and Pickering
are or will be located in proximity to Employment
Areas on one or more sides. 
Staff consider the subject lands and the lands
within the adjacent PMTSA to be of sufficient size
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by mixed- use development and therefore offer only limited
opportunities to accommodate typical employment
opportunities such as manufacturing, assembly, processing, and
service industries. There is a potential this arrangement will
create land use conflicts and limit employment interest in the
site. 
The conversion of the lands west of Trulls Road will create a
compatible interface with the MTSA lands on the east side of
Trulls and the residential lands to the north within the
Southeast Courtice Secondary Plan.  The north limit of the new
Employment Area will be the CPR railway and there is little
potential that non-employment uses will encroach south of the
CPR railway. 
The lands are bounded to the west by the Robinson Creek and
subject to an ongoing sub-watershed study to delineate the
exact limits of the sub-watershed area. A large portion of the
lands subject to the conversion request are located within the
sub-watershed area and are undevelopable, further reducing
their flexibility to accommodate a range of employment uses. 

and depth to accommodate on site setbacks, 
buffering, and appropriate mitigation measures to
achieve lands use compatibility.  As noted, this
area is being considered comprehensively through
a Secondary Plan process.  The preparation of a
Secondary Plan is the appropriate process to
comprehensively plan for land use compatibility
and transportation considerations. 

014-012
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

The lands subject to conversion requests CNR-30, CNR-38, CNR-
42, CNR-44 lack appropriate access to Major Goods Movement
Infrastructure. 
The lands currently have limited road access and are more than
1 kilometre from the highway 401 interchange at Courtice
Road.  Most employment areas in Durham located along 400
series highways have a depth of no more than 800 metres from
the highway. 
There is a lack of visibility from the highway, and the lands are
adjacent to a level rail crossing. 

Staff consider these lands, which are as close as
400 metres to the Highway 401 corridor and
directly abutting a rail line, to be strategically
located “ in proximity” to major transportation
corridors. 
Staff understands that the Municipality of
Clarington is considering the protection of existing
employment uses south of the rail line, including
existing employment uses within the proposed
PMTSA boundary.  Staff would suggest traffic
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Traffic accessing the employment lands from Highway 401 will
not be compatible with the intended mixed-use character of
the MTSA. 

generated by future Employment Area
development may be most appropriately
accommodated by travelling along Baseline to the
Courtice Road interchange, thereby avoiding
travelling through the centre of the future PMTSA
where residential and mixed-use development may
be planned for.  This could be further considered
through Clarington’ s Secondary Plan process. 

014-013
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

The Land Budget Assumptions for CNR-30, CNR-38, CNR-42, 
CNR-44 should be revisited. 
After accounting for constraints previously mentioned, there
are only 56.1 hectares of developable lands remaining currently
designated as “ employment” west of Trulls Road, an amount
that is drastically different than the 83 hectares of land
identified in the Employment Strategy Technical Report. 
This number further solidifies staff’s position that the lands are
no longer appropriate for employment uses. 
As a result of the evolving policy framework surrounding the
Courtice GO Train MTSA, it has become apparent that the lands
west of Trulls Road are no longer appropriate as employment
lands. These lands should be planned to compliment the
Provincial, Regional, and Municipal efforts to support GO Train
expansion and create a new Transit-Oriented Community. 
It is the official position of Clarington that the lands west of
Trulls Road be converted as supported by Clarington Council in
February 2021. 

Regional Planning staff acknowledge that the total
developable land area subject to the conversion
request is further netted down when certain
factors are accounted for. 
Even with certain environmental constraints and
transportation infrastructure accounted for, the
net developable land calculated by Clarington staff
is substantial at +/- 54.0 hectares. 
As previously noted, staff view these lands
appropriately located, sized, and shaped to
accommodate future employment uses. 
Compatibility and transportation considerations
are noted, but given the size and greenfield ( i.e. 
undeveloped) nature of this area, it is further
suggested they can be considered through the
ongoing Secondary Plan process. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
requests CNR-30, 38, 42 and 44 as contained in the
Employment Strategy be implemented
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014-014
Carlos Salazar
Municipality of
Clarington
RE: CNR 11, 26, 
27, 30, 37, 38, 
40, 41, 42, 44

Additional attachments were provided: 
Attachment 2: Mapping showing proposed Settlement Area
Boundary Expansion to add additional lands as Employment
Areas along the 418. 
Attachment 3: Clarington Report PDS-009-21 outlining
Clarington Planning staff’s recommendations on Employment
Area conversion requests within Clarington. 
Attachment 4: Clarington Public Meeting Report PDS-022-20 for
the Southwest Courtice Secondary Plan. 
Attachment 5: Clarington Recommendation Report PDS-027-21
for the Southwest Courtice Secondary Plan (Official Plan
Amendment 125). 
Attachment 6: AMOPA Package for the Southwest Courtice
Secondary Plan. 
Attachment 7: Employment Land Conversion Council Report – 
February 2021. 
Attachment 8: KLM and Tribute Communities comment letter
on the Employment Strategy Technical Report. 
Attachment 9: Delta Urban and GHD’ s comment letter on the
Employment Strategy Technical Report. 
Attachment 10: South Courtice Land Developments Limited, c/ o
Fabio Furlan, comment letter on the Employment Strategy
Technical Report. 
Attachment 11: South Courtice Land Developments Limited, c/ o
Yang Yuan, comment letter on the Employment Strategy
Technical Report. 

Most of the Attachments have been previously
provided to the Region. 

015-01
Mustafa
Ghassan

Writing as the Manager of the Courtice Employment
Landowners Group who have financially contributed to the

Staff view these lands as large, vacant, and suitable
for employment uses. 
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Delta Urban
RE: CNR 30, 38, 
and 42

preparation of the “ Courtice Employment Lands and Major
Transit Station Area Secondary Plan”. 
Following the Secondary Plan Study determination of the
boundary of the Courtice GO Station MTSA, the Municipality of
Clarington formally requested that Envision Durham consider its
request to redesignate the Employment Area west of the MTSA
from Trulls Road to Robinson Creek as far south as the CPR to
Living Areas. 
Clarington staff’s rationale for the conversion in report PDS-
009-21 included commentary on compatibility with adjacent
residential uses and the MTSA, challenges with attracting
employment users, transportation concerns and considerations, 
and lack of visibility to the Highway. 
The Courtice Employment Landowners Group (CELG) fully
endorses the arguments advanced by Clarington Staff and the
conversion request made by Clarington Council. 
CELG continues to support the conversion.  Those members
with lands in the MTSA are concerned about potential land use
compatibility issues associated with employment development
and incompatible industrially oriented truck traffic through the
MTSA. 
Therefore, on behalf of the CELF, we request the Region
Planning Department to critically review the land use planning
issues at play and reject the commendation of the consultant
group regarding CNR-30, CNR- 38, and CNR-42. 

Staff consider these lands, that are as close as 400
metres to Highway 401 at the nearest point and
directly abutting a rail line, to be “ in proximity” to
major transportation corridors. 
Staff acknowledge that the proposed PMTSA will
be located within proximity to lands designated
Employment Areas, separated by Trulls Road.  This
is not an unusual situation in Durham, and PMTSAs
at Thornton’ s Corners, Whitby, Ajax, and Pickering
are or will be located in proximity to Employment
Areas on one or more sides. 
Staff consider the subject lands and the lands
within the adjacent PMTSA to be of sufficient size
and depth to accommodate on site setbacks, 
buffering, and appropriate mitigation measures to
achieve lands use compatibility. The ongoing
preparation of a Secondary Plan is the appropriate
process to comprehensively plan for land use
compatibility and transportation considerations. 
Based on the above, it is recommended that the
GMS consultant team’ s evaluation and preliminary
recommendation to not support conversion
requests CNR-30, 38 and 42 as contained in the
Employment Strategy be implemented

016-01
Steve Edwards, 
GHD
RE: CNR- 36

Writing as representatives of Gerdau. 
Previously made a submission regarding CNR- 36, which applies
to lands located near Thickson Road and Victoria Street, that
expressed and set out concerns about the potential impacts

Comments have been considered by Regional
Planning Staff. 
It is recommended that the GMS consultant team’ s
evaluation and preliminary recommendation to not

145



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 63

Submission
Number and

Name
Description of Submission Regional Staff Response

that could be created on existing industrial uses by the
introduction of sensitive land uses into the area. 
GHD and Gerdau support the evaluation and recommendation
to not recommend the conversion] for CNR-36 contained in the

Employment Strategy Technical Report and trust that this will
find its way into the staff recommendations to Committee and
Council. 

support conversion request CNR- 36 as contained in
the Employment Strategy be implemented. 

017-01
Steve Edwards, 
GHD
RE: CNR- 36

Writing as representative of Atlantic Packaging. 
Previously made a submission regarding CNR- 36, which applies
to lands located near Thickson Road and Victoria Street, that
expressed and set out concerns about the potential impacts
that could be created on existing industrial uses by the
introduction of sensitive land uses into the area. 
GHD and Atlantic Packaging support the evaluation and
recommendation [ to not recommend the conversion] for CNR-
36 contained in the Employment Strategy Technical Report and
trust that this will find its way into the staff recommendations
to Committee and Council. 

Comments have been considered by Regional
Planning Staff. 
It is recommended that the GMS consultant team’ s
evaluation and preliminary recommendation to not
support conversion request CNR- 36 as contained in
the Employment Strategy be implemented. 

018-01
Fabio Furlan, 
South Courtice
Land
Developments
Limited
RE: CNR-40

Writing as the owners of 1411 and 801 Townline Road South in
Courtice. 
Have been working on with Clarington Staff on the Southwest
Courtice Secondary Plan for 3 years. 
The overall consensus based on a range of scenarios was to
remove the prestigious industrial designation on the lands
subject to CNR-40 and replace it with residential. 
The continued inclusion of prestigious industrial uses would
disrupt the surrounding residential area with noise, traffic, and
safety concerns. 

Comments have been considered by Regional
Planning Staff. 
Regional Planning staff participated in the
Southwest Courtice Secondary Plan process as a
commenting agency through the Steering
Committee. 
Throughout that process staff indicated that there
was no certainty the lands designated as
Employment Areas would be redesignated to Living
Areas through the Region’ s MCR, and that any such
request would be subject to Regional review and
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The Region should depend on local planning staff and local
council decisions including the adopted Southwest Courtice
Secondary Plan. 

approval through the Envision Durham Municipal
Comprehensive Review process. 
This submission has been reviewed along with
other submissions related to CNR-40 and
additional consultation has also occurred with
Clarington staff. As contained in the covering
report, staff believe that the Townline Road
Extension is a logical boundary to separate
employment and residential areas and is
supportive of the Employment Area conversion
request for the lands north of the future Townline
Road Extension only. 

019-01
Yang Yuan, 
South Courtice
Land
Developments
Limited
RE: CNR-40

Writing as the property owners of 1200 Prestonvale Road in
Courtice, which is part of the Southwest Courtice Secondary
Plan area. 
Have been working with Clarington Staff on the Southwest
Courtice Secondary Plan for 3 years. 
The overall consensus based on a range of scenarios was to
remove the prestigious industrial designation on the lands
subject to CNR-40 and replace it with residential, along with an
alignment of Townline Road that is tight to the south by the
401. 
The continued inclusion of prestigious industrial uses would
disrupt the surrounding residential area with noise, traffic, and
safety concerns. 
The Region should depend on local planning staff and council
decisions including the adopted Southwest Courtice Secondary
Plan. 

Comments have been considered by Regional
Planning Staff. 
Regional Planning staff participated in the
Southwest Courtice Secondary Plan process as a
commenting agency through the Steering
Committee. 
Throughout that process staff indicated that there
was no certainty the lands designated as
Employment Areas would be redesignated to Living
Areas through the Region’ s MCR, and that any such
request would be subject to Regional review and
approval through the Envision Durham Municipal
Comprehensive Review process. 
This submission has been reviewed along with
other submissions related to CNR-40 and
additional consultation has also occurred with
Clarington staff. As contained in the covering
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report, staff believe that the Townline Road
Extension is a logical boundary to separate
employment and residential areas and is
supportive of the Employment Area conversion
request for the lands north of the future Townline
Road Extension only. 

020-01
Mustafa
Ghassan, 
Delta Urban Inc. 
RE: CNR-40

Writing on behalf of the Southwest Courtice Landowners Group
the Group”). 

The Group reviewed the Employment Strategy Technical Report
and is concerned with the recommendation to not convert the
lands subject to CNR-40 and is asking the Region to not proceed
with this recommendation. 
Letter prepared by GHD is attached which sets out the basis for
the Group’ s request. 

Comments have been considered by Regional
Planning Staff. 

020-02
Attached letter
from Bryce
Jordan,  
GHD
RE: CNR- 40

Providing a land use planning analysis of the Southwest
Courtice Secondary Plan and Clarington’ s request to convert
lands within the Secondary Plan Area that are subject to CNR-
40. 
Comments address the conversion request by 3 separate areas
A, B and C).  

Comments have been considered by Regional
Planning Staff. 

020-03
Attached letter
from Bryce
Jordan,  
GHD
RE: CNR- 40

Area A) Lands north of the Townline Road Alignment. 
The boundary between the Employment Area and Living Area is
intended to follow the alignment of the Townline Road
extension per Map A5 and C2 of the ROP. 
This interpretation is further reinforced at the area Municipal
level on Maps A2 and J2 of the Clarington Official Plan, which
shows Urban Residential on the north side of future Townline
Road and Prestige Employment on the south side. 

Regional Planning staff have considered the
planning rationale that has been provided for the 3
separate areas A, B and C. 
As discussed in the covering staff report and as a
result of additional information contained in recent
submissions and through consultation with
Clarington staff, Regional Planning staff is
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The Southwest Courtice Secondary Plan was prepared subject
to Schedule ‘ C’ of the Municipal Class EA through the integrated
approach with the Planning Act.  Through this process, the
alignment of Townline Road was set taking into account
optimum road geometry and the most environmentally sound
crossing of the Robinson Creek.  The alignment has now been
fixed to match the north limit of the Ukrainian Church Cemetery
that fronts the west side of Prestonvale Road. 
Based on the interpretation policies of the ROP (Section 15.4) 
the lands north of this are not designated Employment Area
and “ conversion” of the designation of these lands is not
required. 

supportive of the conversion of lands north of the
Townline Road Extension. 
It is acknowledged that the lands south of the
Townline Road Extension will be comprised of
smaller parcels that may be further
fragmented/ reduced if a Highway Interchange is
required at Prestonvale Road. 
However, it is also noted that the lands south of
the Townline Road extension will be bounded by or
adjacent to highway and rail infrastructure. If an
interchange is required, these lands will be further
surrounded by and adjacent to highway related
infrastructure. Accordingly, Regional Planning staff
do not agree that these lands are well suited as a
residential living environment and recommend
that they remain as Employment Areas with the
potential to accommodate smaller sized
employment uses
Regional Planning staff believe that the Townline
Road Extension is a logical boundary to separate
employment and residential areas and are
supportive of the Employment Area conversion
request for the lands north of the future extension
only. 

020-04
Attached letter
from Bryce
Jordan,  
GHD
RE: CNR- 40

Area B) Residual Land West of Prestonvale Road and South of
Townline Road. 
This area consists of three residual blocks of land.  One is a
cemetery property which is designated Green Space in the
Clarington Official Plan and Secondary Plan.  The second is a
future stormwater management pond, proposed to be
designated as Green Space in the Secondary Plan. 
The only developable property south of the Townline Road
extension has an area of 2.7 hectares.  This area is isolated from
other Employment Areas and is not of a size that justifies an
Employment Area designation. 
For these reasons, the Secondary Plan has designated this
parcel as medium density and a conversion is required and
should be processed as part of this MCR. 

020-05 • Area C) Special Study Area South of Townline Road and both
sides of Prestonvale Road (excluding the Cemetery). 

149



Attachment 13
Land Needs Assessment ( LNA) – Submissions related to Employment Area conversion recommendations
contained in the Employment Strategy – Technical Report #3

Submissions Summary | 67

Submission
Number and

Name
Description of Submission Regional Staff Response

Attached letter
from Bryce
Jordan,  
GHD
RE: CNR-40

This area is identified as a Special Study Area with an underlying
Low Density Residential designation in the Secondary Plan.  
Policies in the Secondary Plan prohibit new development until
such time as an engineering study has determined if the lands
are required for a partial interchange and/ or other
improvements.  The underlying Low Density Residential land
use designation is to apply to any surplus lands not required for
the partial interchange, or to all the lands if the interchange is
determined to not be required and is removed from the
Clarington Official Plan. 
This area of somewhat constrained parcels due to their size and
configuration is further constrained by the potential for an
interchange at Highway 401 and Prestonvale. 
Without the interchange, these lands are isolated from other
Employment Areas by the Robinson Creek and Open Space and
are over 2.5 km from the Courtice Road interchange.  
Therefore, residential development is the most viable
alternative for these properties. 
If the interchange is built, much of the developable lands within
this area are likely needed for the road improvement works and
grading.  Any residual lands surplus to the interchange are likely
to have constrained access to Prestonvale Road due to grading
issues and the presence of the CPR in close proximity to the
401.  This would leave little land available in parcels of a size to
accommodate employment uses.  In this scenario, residential
use is likely the only viable use for these residual lands. 

021-01
Robyn Brown
IBI Group

IBI Group Professional Services Inc. ( IBI Group) has been
retained by Brookfield Residential ( Brookfield) to review the

Comments have been considered by Regional
Planning Staff. 
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RE: CNR- 41 growth management components of the Region of Durham’ s
Municipal Comprehensive Review. 
On behalf of Brookfield, IBI Group is pleased to see Staff’ s
support for the employment area conversion for the lands
around the Courtice Major Transit Station Area and agree with
the assessment of the conversion application. 
It is IBI’ s belief that providing a mix of land uses will help the
Region and local municipality meet density targets in the MTSA
and support transit supportive uses. 
Major Transit Station Areas have the opportunity to absorb
some of the forecast major office growth, however, market
studies which realistically address the opportunities across the
Region will be key in providing the appropriate locations and
amenities that office tenants and developer’ s desire. 
Through the Secondary Planning process, mixed- use policies
will need to be established which allow for flexibility in
designing for employment in the identified growth areas. 
Brookfield looks forward to working with the Region and
Municipality of Clarington on the future planning of the
Courtice MTSA. 

022-01
Jonathan Bagg
RE: CNR- 42

Writing in response to the evaluation of CNR- 42 contained in
the Employment Strategy Technical Report. 

Comments have been considered by Regional
Planning Staff.  

022-02
Jonathan Bagg
RE: CNR- 42

We disagree with the statement regarding the amount of land
that are constrained due to the presence of environmental
features. 
Some of the site does contain natural features but according to
Geo Research Associates approximately 6.4 hectares should not

Comments have been considered by Regional
Planning Staff. 
It is understood that the total area of the site
subject to environmental constraint could be
reduced as a result of further study. Comments
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be included in the natural features / Environmental Protection
area. 
A memo from Geo Process Research Associates is attached to
the letter. 

from CLOCA have also advised that further study is
underway. 

022-03
Jonathan Bagg
RE: CNR- 42

The subject site borders Robinson Creek for which the Bayview
community Secondary Plan immediately to the West has plans
for bike and walking trails. These trails would be very accessible
to residents in the CNR-42 area and would not be used to their
highest potential if the lands are not converted to residential. 

Regional Planning staff have considered the
comments contained in the letter. 
The subject lands are part of a larger, contiguous
Employment Area, which are also subject to
Employment Area conversion requests ( CNR- 30, 
38, 42, 44). 
Staff acknowledge that the lands subject to this
conversion request are smaller and further
removed from major transportation corridors. 
Staff believe that this conversion request must be
considered in the context of the broader
Employment Area. 
Staff agree with the consultant’ s Employment
Strategy Recommendations regarding the Broader
Employment Area which is not supportive of the
conversion of lands subject to CNR-30, 38, 42, or
44. 

022-04
Jonathan Bagg
RE: CNR- 42

The subject lands are within close proximity (150 – 450 m) to
the existing South Courtice recreation centre and dog park. 
It is in the interest of Clarington residents and taxpayers that
recreation centres be located in proximity to housing on all
sides. The conversion would accomplish this. 

022-05
Jonathan Bagg
RE: CNR- 42

The subject site is on the West fringe of the Employment Area
and it is Clarington' s intention to shift the employment area to
the east in the opposite direction of the subject site. 

022-06
Jonathan Bagg
RE: CNR- 42

A large portion of the site has a 6% average slope which is not
very suitable for industrial land but is well suited for residential.  

022-07
Jonathan Bagg
RE: CNR- 42

The subject site is visible to the future residences in the planned
Bayview community directly to the West due to site
topography. Development of the lands for industrial use will be
an eyesore for future residents in the Bayview community.  

022-08
Jonathan Bagg
RE: CNR- 42

The conversion is required to ensure the relocation of the
existing tree farm on the West side of the Creek is economically
viable. 
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023-01
Doris Cheng
Central Lake
Ontario
Conservation
Authority
RE: CNR-42

Writing to provide comments on the Employment Strategy
Technical Report. 
CLOCA staff note that CNR- 42 recognizes the environmental
features on the site.  CLOCA advises the Region that the
landowner has been in contact with CLOCA to review a
geotechnical study to confirm the location of the top of bank, 
which may impact the overall area of environmentally
constrained lands and suggest that this area be delineated with
a star (*) until such time as the review of the report and staking
of the property is finalized. 
Balance of comments related to other aspects of the
Employment Strategy Technical Report are unrelated to
Employment Area conversion requests and will be addressed at
a future date. 

Comments have been considered by Regional
Planning Staff. 
It is understood, through subsequent dialogue with
CLOCA staff, that the extent of environmental
constraints on the subject land is under review and
could be revised. 

024-01
Maurizio
Rogato, 
Blackthorn
Development
Corp. 
ADD- 01

Writing on behalf of 2400245 Ontario Inc. the owners of 399 to
425 Bayly Street West (VanDusen Chevrolet Buick GMC). 
These comments are being provided in addition to comments
dated August 30th, 2021 (attached). 

Comments have been considered by Regional
Planning Staff. 

024-02
Maurizio
Rogato, 
Blackthorn
Development
Corp. 
ADD- 01

Our client is supportive of the subject lands being included
within the proposed Ajax Major Transit Station Area and is
interested in advancing mixed-use permissions on the subject
lands. 
Letter indicates general support of the key findings of the
report and support of the conversion of the subject lands, 
which are located within the proposed Ajax MTSA. 

Comments have been considered by Regional
Planning Staff. 
Regional Planning staff will consider these
comments as part of the Protected Major Transit
Station Area Regional Official Plan Amendment
process that is being brought forward to Planning
and Economic Development Committee coincident
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Supportive of participating through the land use planning
process to ensure the conversion of employment areas within
the Ajax MTSA to non-employment uses will not adversely
impact the viability of any of the adjacent industrial operations. 
While not vacant, the subject lands are available for mixed- use
development. Our client is interested in an expediated approval
process to redesignate and rezone the subject lands. To this
end our client respectfully requests the Region to consider
permitting privately initiated Official Plan Amendment
Applications within the MTSA. Waiting on the outcome of a
Secondary Plan process would prolong the approval process
and privately initiated applications can inform such a process.  

with the Employment Area conversion
recommendations. 
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Attachment 14

Addition Servicing Comments

Based on the information regarding the scale of development provided in the
submissions, the following potential constraints were identified by Regional staff as
requiring further consideration at the appropriate time in the development review
process: 

a. CNR- 01 and additional surrounding lands ADD- 03: There is currently no
sanitary servicing capacity at the Cannington Lagoons for any development.  
This area may need to be serviced with private septic systems, and permissions
for partial services should be considered. Regional Planning staff will propose
policies through Envision Durham that would allow the use of partial services in
this location, subject to a new plan of subdivision providing appropriately sized
lots to accommodate private septic systems in accordance with the Region’ s Lot
Sizing Policy and the South Georgian Bay Lake Simcoe Source Protection Plan. 

b. CNR- 03: Site access on Westney Road will be restricted to right- in/right-out
only. Traffic impacts will need to be assessed and intersection improvements
may be required along the Westney Road corridor in addition to a previously
planned road widening. 

c. CNR- 04: There could be sanitary sewer capacity concerns with this number of
proposed units. Further evaluation will be required through the development
review process. 

d. CNR- 10: Proposed intensification at this site, and in other locations in Pickering
will likely require a new sanitary pumping station and force main connection to
the York-Durham Primary trunk sanitary sewer. The scale of development is
likely to require significant improvements to the area road network, which will
need to be determined through future studies by the proponent. 

e. CNR- 19: There could be sanitary sewer capacity concerns with this number of
proposed units. Further evaluation will be required through the development
review process. Intersection improvements will be required at Penn-Gaskell
Drive/Salem Road and likely at Salem Road/Rossland Road and Spitty
Road/Rossland Road will be a right- in/right-out access only.

f. CNR-11, 26, 37, 41: The level of development within the proposed Courtice
PMTSA will require Regional Road expansions and improvements beyond
those previously planned. 

g. CNR- 21: Some sanitary sewer twinning or replacement would likely be
required. Access to Bayly Street will be restricted to right- in/right-out
movements only. The scale of development may require localized
road/ intersection improvements as determined through a Traffic Impact Study. 

h. CNR- 22: The scale of development may require localized road/ intersection
improvements as determined through a Traffic Impact Study. 

The comments noted above are considered preliminary, subject to change, and do not
preclude the identification of new or additional servicing constraints or study
requirements as a result of further evaluation of development proposals at a future date. 
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THIS LETTER HAS BEEN FORWARDED
TO THE EIGHT AREA CLERKS

December 29, 2021

Becky Jamieson
Clerk
Township of Scugog
181 Perry Street, Box 780
Port Perry, ON L9L 1A7

Dear Ms. Jamieson: 

RE: 2022 Interim Regional Property Tax Levy, Our File: F33

Council of the Region of Durham, at its meeting held on December 22, 
2021, adopted the following recommendations of the Finance and
Administration Committee: 

A) That a 2022 interim regional property tax levy be imposed on
the lower- tier municipalities for all property tax classes; 

B) That the amount due from each lower- tier municipality is
estimated to be equivalent to 50% of their respective share of
the regional property taxes collected in 2021; 

C) That the 2022 interim regional property tax levy be paid by the
lower- tier municipalities seven days subsequent to the
instalment due dates established by each lower- tier
municipality for the collection of their respective interim
municipal property taxes; 

D) That the Regional Clerk be requested to advise the lower- tier
municipalities of the imposition of the 2022 interim regional
property tax levy for all property tax classes; and, 

E) That approval be granted for the requisite by-law.” 

Please find enclosed a copy of Report # 2021-F-33 and By-law No. 43-
2021 for your information. 

Per: Cheryl Bandel

Ralph Walton, 
Regional Clerk/Director of Legislative Services

RW/ks

Attachment

c: N. Taylor, Commissioner of Finance

If you require this information in an accessible format, please contact 1-800-372-1102 extension 2097. 
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Authority: Report # 2021-F-33

By-law Number 43-2021

of The Regional Municipality of Durham

Being a by-law to requisition, on an interim basis, from the lower- tier municipalities before
the adoption of the 2022 Regional estimates, a sum equal to fifty percent of the taxes
requisitioned for Regional purposes made by the Regional Council against the lower- tier
municipalities for all property classes in the year 2021. 

Whereas subsection 316(1) of the Municipal Act, 2001, S.O. c 25, as amended ( the “Act”) 
provides that Regional Council, before the adoption of the estimates for a year, may by by-
law requisition a sum from each lower- tier municipality not exceeding the prescribed
percentage ( or fifty percent if no percentage is prescribed) of the amount that, in the
Regional rating by-law for the previous year, was estimated to be raised in the particular
lower- tier municipality. 

And Whereas subsection 316(2) of the Act provides that a by-law passed under subsection
316(1) may require specified portions of the sum to be paid to the treasurer of the upper-
tier municipality on or before specified dates.   

Now therefore, the Council of The Regional Municipality of Durham hereby enacts as
follows: 

1. In the year 2022, before the adoption of the estimates for the year 2022, a requisition
be and the same is hereby made against each of the lower- tier municipalities of a
sum not exceeding fifty percent of the taxes requisitioned for Regional purposes
made by the Regional Council against that lower- tier municipality in the year 2021.  
The estimate of 2022 interim property tax levies is set out on Schedule 1 hereto
forming part of this by-law. 

2. The amounts of any requisitions made under paragraph 1 of this by-law shall be
deducted from the amounts to be paid by the lower- tier municipalities to the Region
under the Regional rating by-law for the year 2022. 

3. The date for payment of the sums requisitioned under this by-law shall be seven days
subsequent to the instalment due dates established by each lower- tier municipality for
the collection of their respective interim municipal property taxes. 

4. All sums shall be made payable to the Regional Municipality of Durham and shall be
paid to the Regional Treasurer. 

This By-law Read and Passed on the 22nd day of December 2021. 

J. Henry, Regional Chair and CEO

R. Walton, Regional Clerk
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Schedule 1

Oshawa Pickering Ajax Clarington Whitby Brock Scugog Uxbridge Total

First (1st) Installment 37,865 31,581 32,525 23,584 38,969 3,013 6,527 7,579 181,643

Second (2nd) Installment 37,865 31,581 32,525 23,584 38,969 3,013 6,527 7,579 181,643

Total of Installments 75,730 63,162 65,050 47,168 77,938 6,026 13,054 15,158 363,286

Note:

1) Includes General, Transit and Solid Waste Management Purposes.

2) Excludes 2021 Supplemental and Omitted Billings and 2021 Municipal Property Assessment Corporation Requests for Reconsideration
decisions and Assessment Review Board decisions.

The Regional Municipality of Durham
Estimate of 2022 Regional Interim Property Tax Levies

000's)
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2304

The Regional Municipality of Durham
Report

To: Finance and Administration Committee
From: Commissioner of Finance
Report: # 2021-F-33
Date: December 14, 2021

Subject: 

2022 Interim Regional Property Tax Levy

Recommendation: 

That the Finance and Administration Committee recommends to Regional Council: 

A) That a 2022 interim regional property tax levy be imposed on the lower- tier
municipalities for all property tax classes; 

B) That the amount due from each lower- tier municipality is estimated to be equivalent
to 50% of their respective share of the regional property taxes collected in 2021; 

C) That the 2022 interim regional property tax levy be paid by the lower- tier
municipalities seven days subsequent to the instalment due dates established by
each lower- tier municipality for the collection of their respective interim municipal
property taxes; 

D) That the Regional Clerk be requested to advise the lower- tier municipalities of the
imposition of the 2022 interim regional property tax levy for all property tax classes; 
and, 

E) That approval be granted for the requisite by-law.  

Report: 

1. Purpose

1.1 The purpose of this report is to seek authorization for the 2022 interim regional
property tax levy in advance of the approval of the 2022 Business Plans and
Budgets.   
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2. Previous Reports and Decisions

2.1 In accordance with legislative requirements, Staff seeks approval annually for an
interim regional property tax levy in advance of the approval of the current year
Business Plans and Budget.  The 2021 report ( Report 2020-F-23) was presented
on December 8, 2020. 

3. Background

3.1 Section 316 (1) of the Municipal Act, 2001, S.O. c 25, as amended provides that an
upper- tier municipality may requisition, prior to the adoption of the final budget, from
each lower- tier municipality, an amount not exceeding 50% of the prior year’s final
requisition adjusted for deferrals, cancellations or other relief. 

3.2 A by-law adopted by an upper- tier municipality may require that sums requisitioned
as an interim levy are to be remitted to the upper- tier municipality on specific dates. 

4. Payments by the Lower- Tier Municipalities

4.1 Attachment # 1 provides an estimate of the 2022 interim regional property tax levy
by each lower- tier municipality payable to the Region, based on 50% of the regional
property taxes requisitioned in 2021.  

4.2 In order that the lower- tier municipalities do not experience cash shortages, it is
recommended that the interim amounts owing to the Region for 2022 be due seven
days subsequent to the due dates for payment of property taxes by individual
property owners as established by each lower- tier municipality.  

5. Relationship to Strategic Plan

5.1 This report aligns with/addresses the following strategic goals and priorities in the
Durham Region Strategic Plan: 

a. Goal 5.1 Service Excellence – to provide exceptional value to Durham
taxpayers through responsive, effective and financially sustainable service
delivery. 

6. Conclusion

6.1 The 2022 interim regional property tax levy is consistent with 2021 and is in line
with the best practices of other regional jurisdictions. 

7. Attachments

7.1 Attachment # 1:  Estimate of 2022 Regional Interim Property Tax Levies

160

SCUGOG\kcox
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Finance-and-Administration/2020-F-23.pdf



Report # 2021-F-33 Page 3 of 3

Respectfully submitted, 

Original Signed by

Nancy Taylor, BBA, CPA, CA
Commissioner of Finance

Recommended for Presentation to Committee

Original Signed by

Elaine C. Baxter- Trahair
Chief Administrative Officer
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Attachment # 1

Oshawa Pickering Ajax Clarington Whitby Brock Scugog Uxbridge Total

First (1st) Installment 37,865 31,581 32,525 23,584 38,969 3,013 6,527 7,579 181,643

Second (2nd) Installment 37,865 31,581 32,525 23,584 38,969 3,013 6,527 7,579 181,643

Total of Installments 75,730 63,162 65,050 47,168 77,938 6,026 13,054 15,158 363,286

Note:

1) Includes General, Transit and Solid Waste Management Purposes.

2) Excludes 2021 Supplemental and Omitted Billings and 2021 Municipal Property Assessment Corporation Requests for Reconsideration

decisions and Assessment Review Board decisions.

The Regional Municipality of Durham
Estimate of 2022 Regional Interim Property Tax Levies

000's)
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If you require this information in an accessible format, please contact 1-800-372-1102 extension 2097. 

THIS LETTER HAS BEEN FORWARDED
TO THE EIGHT AREA CLERKS

December 23, 2021

N. Cooper, Clerk
Town of Ajax
65 Harwood Avenue South
Ajax, ON L1S 2H9

Dear Ms. Cooper: 

RE: Discrimination of Freedom of Religion in Quebec’ s Bill 21
Our File: C00

Council of the Region of Durham, at its meeting held on December 22, 
2021, adopted the following resolution: 

Whereas Durham Region consists of a diverse community, many of
whom wear religious symbols including turbans, hijabs, Kippa, the
cross and many others;  

And Whereas the fundamental right of religious freedom is protected
by the Charter of Rights and Freedoms;  

And Whereas Durham Region, as one of Canada’ s fastest growing
and most multicultural and diverse regional municipalities, stands
firmly to support religious freedom as this is aligned with our
Freedom of Rights under the Canadian Charter of Rights;  

And Whereas Durham Region stands in solidarity with National
Council of Canadian Muslims ( NCCM) and the Canadian Civil
Liberties Association ( CCLA) in their legal challenge against Bill 21 in
Quebec;  

And Whereas Durham Regional Council believes that our region is
the cultural centre for diversity and Canadian multiculturalism and
Council bears a responsibility to stand up in defence of the Canadian
multicultural mosaic;  

Now therefore be it resolved that the Durham Regional Council
support in principle the legal challenge against the discrimination of
freedom of religion in Quebec’ s Bill 21; and

The Regional
Municipality
of Durham

Corporate Services
Department
Legislative Services

605 Rossland Rd. E. 
Level 1
PO Box 623
Whitby, ON L1N 6A3
Canada

905-668-7711
1-800-372-1102
Fax: 905-668-9963

durham.ca

Don Beaton, BCom, M.P.A. 
Commissioner of Corporate
Services
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That staff be directed to report back on ways Durham Region could
financially support the legal challenge by providing one-time funding
not to exceed $ 50,000.” 

Ralph Walton

Ralph Walton, 
Regional Clerk/Director of Legislative Services

RW/np

c: Rod Phillips, MPP (Ajax) 
Lorne Coe, MPP (Whitby) 
Lindsay Park, MPP (Durham)  
Jennifer French, MPP (Oshawa) 
Laurie Scott, MPP ( Haliburton/ Kawartha Lakes/ Brock) 
Peter Bethlenfalvy, MPP ( Pickering- Uxbridge) 
David Piccini, MPP (Northumberland- Peterborough South)  
Mark Holland, MP (Ajax) 
Erin O’Toole, MP (Durham) 
Jamie Schmale MP (Haliburton/ Kawartha Lakes/ Brock) 
Philip Lawrence, MP (Northumberland/ Peterborough South) 
Colin Carrie MP(Oshawa) 
Jennifer O’Connell, MP (Pickering/ Uxbridge) 
Ryan Turnbull, MP (Whitby) 
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If you require this information in an accessible format, please contact 1-800-372-1102 extension 2097. 

December 23, 2021

Honourable Todd A. Smith
Ontario Ministry of Energy
77 Grenville Street, 10th Floor
Toronto ON M7A 2C1

Honourable Sir: 

RE: Durham Region Nuclear Sector Strategy 2022- 2032
2021- COW- 37)  Our File: C13

Council of the Region of Durham, at its meeting held on December 22, 
2021, adopted the following recommendations of the Committee of the
Whole: 

A) That Regional Council approve Durham Region’ s Nuclear Sector
Strategy 2022-2032, as the framework to guide and support the
Region’ s role and effective participation in the nuclear sector; 

B) That a copy of Report # 2021-COW-37 of the Chief Administrative
Officer and the Durham Region Nuclear Sector Strategy 2022-
2032, be sent to local area municipalities, the Mississaugas of
Scugog Island First Nation, Curve Lake First Nation, Natural
Resources Canada, Environment and Climate Change Canada, 
the Ontario Ministry of Energy, the Ontario Ministry of Economic
Development, Job Creation and Trade, the Canadian Association
of Nuclear Host Communities, and Ontario Power Generation
OPG); and

C) That Regional staff notify key stakeholders in the community, the
nuclear sector, local post-secondary institutions, and other
organizations contacted through the engagement process once
the strategy has been approved and posted at Durham. ca.” 

Please find enclosed a copy of Report # 2021-COW- 37 of the Chief
Administrative Officer, for your information. 

Ralph Walton

Ralph Walton, 
Regional Clerk/Director of Legislative Services

RW/np

Attach. 

The Regional
Municipality
of Durham

Corporate Services
Department
Legislative Services

605 Rossland Rd. E. 
Level 1
PO Box 623
Whitby, ON L1N 6A3
Canada

905-668-7711
1-800-372-1102
Fax: 905-668-9963

durham.ca

Don Beaton, BCom, M.P.A. 
Commissioner of Corporate
Services
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c: Ontario Ministry of Economic Development, Job Creation and Trade
Canadian Association of Nuclear Host Communities
Environment and Climate Change Canada
Ontario Power Generation
Mississaugas of Scugog Island First Nation
Curve Lake First Nation
Natural Resources Canada
N. Cooper, Clerk, Town of Ajax
F. Lamanna Clerk, Township of Brock
J. Gallagher, Clerk, Municipality of Clarington
M. Medeiros, Clerk, City of Oshawa
S. Cassel, Clerk, City of Pickering
B. Jamieson, Clerk, Township of Scugog
D. Leroux, Clerk, Township of Uxbridge
C. Harris, Clerk, Town of Whitby
E. Baxter- Trahair, Chief Administrative Officer
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The Regional Municipality of Durham
Report

To: Committee of the Whole
From: Chief Administrative Officer
Report: # 2021-COW- 37
Date: December 15, 2021

Subject: 

Durham Region Nuclear Sector Strategy 2022-2032

Recommendation: 

That Committee of the Whole recommends to Regional Council: 

A) That Regional Council approve Durham Region’ s Nuclear Sector Strategy 2022-
2032, as the framework to guide and support the Region’ s role and effective
participation in the nuclear sector; 

B) That a copy of this report and the Durham Region Nuclear Sector Strategy 2022-
2032, be sent to local area municipalities, the Mississaugas of Scugog Island First
Nation, Curve Lake First Nation, Natural Resources Canada, Environment and
Climate Change Canada, the Ontario Ministry of Energy, the Ontario Ministry of
Economic Development, Job Creation and Trade, the Canadian Association of
Nuclear Host Communities, and Ontario Power Generation ( OPG); and

C) That Regional staff notify key stakeholders in the community, the nuclear sector, local
post-secondary institutions, and other organizations contacted through the
engagement process once the strategy has been approved and posted at
Durham. ca. 

Report: 

1. Purpose

1.1 This report seeks Regional Council approval of the Durham Region Nuclear
Sector Strategy 2022-2032 ( Attachment 1) which identifies: 
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a. The purpose and context for the Region’ s participation in the nuclear sector, 
b. Four key strategic goals, 
c. Desired outcomes related to each of the four goals,  
d. Actions to advance the Region toward those outcomes, and
e. Mechanisms for governance, implementation, monitoring and evaluation, 

accountability, and evolution of the strategy. 

2. Background

2.1 Early in 2020, Regional staff formed an internal Nuclear Sector Working Group
NSWG) with the intent of building staff capacity to respond to increasing activity

in the nuclear sector. Their work pointed to the need for a cross-departmental
strategy to support internal work as well as broader outreach to the community
and a framework to support collaboration and partnership in the sector. 

2.2 Development of the strategy was included as an action in the Region’ s 2021
business plan and budget. Accordingly, the NSWG created a project charter
approved by Department Heads in March 2021. 

2.3 An external engagement plan was also approved in Spring 2021. Two streams of
engagement were conducted from late June to October 2021: 

a. Community engagement on the Your Voice Durham platform, and
b. Partner, rights holder, and stakeholder engagement via a targeted survey

sent directly to 44 organizations. 

As a follow up to the targeted survey, seven virtual focus groups were held with
24 individuals who had expressed interest in a deeper discussion on the
proposed strategy. 

2.4 A summary of feedback from the overall engagement process is posted on the
Your Voice Durham website. The input we received from the community, partners, 
rights holders and stakeholders was integrated into the strategy. 

2.5 The strategy document was further developed in consultation with the NSWG, 
Regional CAO, Regional Chair, Mayors of Clarington and Pickering, Mississaugas
of Scugog Island First Nation, Curve Lake First Nation, Canadian Nuclear
Laboratories, and OPG. 

3. Previous Reports and Decisions

3.1 Over the years, Regional Council has received many reports related to the nuclear
sector including Regional submissions on licensing applications to the Canadian
Nuclear Safety Commission ( CNSC) for facilities located in Durham, plans and
progress of the Nuclear Waste Management Organization ( NWMO). The most
recent reports relevant to this strategy include: 
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a. 2020-EDT-9 Natural Resources Canada Small Nuclear Reactor Action Plan
b. 2021-A-3 2021 Climate Change Update and Corporate Climate Action Plan,  
c. 2021-COW- 7 Regional Submission to the Review of Ontario’ s Long-Term

Energy Planning Framework, 
d. 2021-COW- 8 Region’ s Submission to the Canadian Nuclear Safety

Commission ( CNSC) for Ontario Power Generation’ s (OPG) renewal
application for the Power Reactor Site Preparation Licence ( PRSL) for the
Darlington New Nuclear Project ( DNNP) and Council’ s position on nuclear
sector issues, and

e. 2021-COW- 9 Response to the Canadian Radioactive Waste Policy Review. 

4. Rationale for Developing a Regional Strategy

4.1 As the home of two large nuclear generating stations, a significant low-level
radioactive waste remediation project, post-secondary nuclear energy faculty and
research facilities, the Canadian Centre for Nuclear Sustainability ( CCNS) and
many nuclear supply chain companies, Durham Region is Canada’ s premier
nuclear jurisdiction. In addition, OPG is consolidating its head office functions at a
campus in Clarington by 2024.The nuclear sector is Durham’ s largest employer. 
The large nuclear projects and capital investments underway or planned for
Durham provide opportunities and impacts for the community. 

4.2 With growing urgency to address climate change, nuclear energy is increasingly
seen globally as a critical support to decarbonization. Ontario currently has an
electricity supply that is 96 per cent from non-emitting sources, about 60 per cent of
which is from nuclear generation. 1 Thirty percent of Ontario’ s electricity is produced
at the two nuclear generating stations in Durham Region. 

4.3 According to analysis by the Canada Energy Regulator in 2020, electricity made up
approximately 16 per cent of Canada’ s end-use energy demand. 2 They forecast in
their Evolving Scenario, that electricity demand increases at an average annual rate
of 1 per cent to 27 per cent by 2050. This represents a 35 per cent increase in end-
use demand for electricity. In the earlier part of the projection, renewables and
natural gas replace phased- out coal generation. In the longer term, falling costs
lead to large growth in non-hydro renewables such as wind and solar. The share of
renewable and nuclear generation increases from 81 per cent currently to 90 per
cent in 2050. 3

1 2017 statistics from https:// www. cer-rec.gc.ca/en/data- analysis/ energy- markets/ provincial- territorial-
energy- profiles/ provincial- territorial- energy- profiles- ontario. html
2 End use energy is the energy directly consumed by the user, as opposed to primary energy which is the
energy that is harvested directly from natural resources. End use energy includes electricity, gasoline, 
and natural gas. From University of Calgary, Energy Education pages at
https://energyeducation. ca/encyclopedia/ End_use_energy . 
3 Projection statistics for 2020 to 2050 period are from Canada’ s Energy Future 2020 published by
Canada Energy Regulator accessed at https:// www.cer-rec.gc.ca/en/data-analysis/ canada- energy-
future/ 2020/ index.html
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4.4 Electrification of transportation and space heating are identified in the Durham
Community Energy Plan 2019 as two key measures to reduce our carbon
emissions. In response to Regional Council’ s declaration of a climate emergency in
January 2020, the Region established emission reduction targets for the corporation
and the community. The availability of low carbon electricity from nuclear generation
will be critical to power the Region’ s achievement of these targets. Nuclear
generation will be a critical factor in retaining and expanding a low-carbon supply
mix. 

4.5 The urgency to address climate change through low-carbon energy also is fueling
renewed federal and provincial support for new nuclear development including the
first on-grid small modular reactor ( SMR) at Darlington. Expansion of nuclear
generation is recognized nationally as a vital step on the path to achieving a net-
zero carbon economy. 

4.6 As a result, attention to nuclear matters at the federal level has increased over the
past couple of years including: 

a. The development by Natural Resources Canada of the Canada’ s Small
Modular Reactor Action Plan 2020,  

b. A review of Canada’ s radioactive waste policy, 
c. A request for the Nuclear Waste Management Organization to develop an

integrated strategy for low and intermediate level radioactive waste, and
d. Early engagement by the CNSC in reviewing several proposed SMR designs. 

4.7 The Province of Ontario has signed a Memorandum of Understanding with Alberta, 
Saskatchewan and New Brunswick that supports planning for SMR development
and deployment as a way to move away from dependence on fossil fuels, in both
on-grid and remote locations. 

4.8 Currently, OPG has the only site in Canada licensed for new nuclear development
with an accepted Environmental Assessment at Darlington. In fall 2021, the CNSC
renewed OPG’s licence to the prepare this site for new nuclear generation until
2031. 

4.9 In addition, OPG is planning for the end of operations at the Pickering Nuclear
Generating Station to occur by the end of 2025. This will launch a process of de-
fueling, dewatering, and placement of the plant into safe storage by 2028. Fully
decommissioning the station is a multi- decade process. In the interim, OPG is
developing plans for beneficial reuse of parts of the Pickering site. 

4.10 In Clarington, construction of the Port Granby Low- level Radioactive Waste Storage
Facility commenced in 2015 and was capped in October 2021. The next phase of
this project involves planning for site naturalization and ongoing monitoring. A
CNSC hearing for licensing of this phase will occur in 2022. 
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4.11 All of these activities and related decisions will directly affect Durham Region. For
example, at least eight regulatory hearings related to licensing of nuclear facilities in
Durham are anticipated in the decade ahead. 

4.12 Accordingly, the general purposes of the Durham Nuclear Sector Strategy are to
ensure that Regional Council and staff: 

a. Are well-versed on the impacts and opportunities related to the nuclear sector
as a key employer in the Region, 

b. Have the knowledge and capacity to participate effectively in nuclear policy
and regulatory matters, 

c. Have a framework for understanding where Regional efforts will be most
effective, and for setting and revising priorities as needed in an evolving
sector, and

d. Are equipped to manage uncertainty, support and make evidence- based
decisions, recognize opportunities, and work collaboratively with partners. 

4.13 These points are captured in the mission statement: 

To empower our community by building understanding of the nuclear sector, 
working with partners to seize opportunities, and preparing for an evolving
future. 

5. Content of the Strategy

5.1 The strategy document is organized with the following major sections: 

a. An introduction that describes Durham’ s location, history, and nuclear
facilities. 

b. A context section summarizing: 

activity, federal and provincial policy directions, planned development and
innovation in the nuclear energy sector, and
a chronology of anticipated milestones framed in the context of climate
change and economic development opportunities. 

c. The five guiding principles scoped to reflect the Region’ s roles and authority: 

Aligned with the Region’ s legislated responsibilities, our strategic plan
vision, mission and values, and supportive of our strategic plan objectives. 
Future- focused to ensure future generations continue to benefit from
nuclear. We are striving to be good ancestors. 
Community- centred, putting community safety and well-being first and
balancing the impacts and opportunities associated with being a nuclear
host community. 
Respectful of Indigenous rights and treaties, nurturing the relationship
with Indigenous peoples by building trust, reciprocity and respect. 
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Connected, recognizing that Durham Region is one agent in a complex
nuclear ecosystem. 

d. The strategy development process including three phases of activity: 

Phase 1: Awareness – a mainly internal process with staff doing research, 
learning about the sector, taking stock of existing activities related to the
sector, assessing internal capacity and brainstorming ways to be more
effective. 
Phase 2: Listening – an external engagement process with the
community, partners, rights holders, and stakeholders to get input on
proposed goals and potential new or expanded roles for the Region. 
Phase 3: Integrating input and lessons learned – the process of drafting
the strategy document, incorporating what was learned from the
engagement process and the development of other submissions over the
past year. 

e. The four strategy goals ( Grow Understanding, Maximize Prosperity, Sustain
and Protect, Develop Partnerships) along with descriptions of the desired
outcomes, and actions. 

f. Descriptions of strategy delivery mechanisms including: 

Governance, 
Implementation and financial plans, 
Monitoring and evaluation plans, and
A commitment to making the strategy open, accountable, and evolving. 

g. Appendices providing additional detail on topics such as the regulatory
system, acronyms used, and references. 

5.2 Envisioned as a 10-year strategy, the document outlines four key goals: 

Grow understanding of the nuclear sector among Regional Council, staff, 
and the community. 
Build prosperity by maximizing the benefits of being a nuclear host
community and Canada’ s premier centre of the nuclear industry and
innovation. 
Protect and sustain the community by addressing impacts and
opportunities of being a nuclear host community. 
Lead and develop partnerships within the nuclear sector to build leadership
capacity and influence decision- making. 

Under each goal, desired outcomes are identified along with actions intended to
advance the Region towards those outcomes. In many cases, actions under one
goal also will support progress under other goals. The “develop partnerships” 
objective, for example is likely to support all the others. Separating this objective
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creates a focus in the early years of the strategy on the need to build supportive
relationships across the sector. 

6. Delivering the Strategy

6.1 The strategy as approved by Regional Council will provide the framework to guide
and support the Region’ s effective participation in the nuclear sector. 

6.2 Delivery of the strategy actions will be the responsibility of Regional staff in
partnership with willing organizations in the sector. The Region’ s NSWG will lead
and coordinate the strategy implementation. For each of the four goals, the
Region’ s interdepartmental NSWG has a Director- level lead. 

6.3 The NSWG will prepare an implementation plan identifying priorities for action to
achieve the stated desired outcomes in the short ( five year), medium ( 10 year), 
and long-term future ( beyond 10 years). The implementation plan will provide the
framework for establishing annual workplans and budgets as part of the Region’ s
regular business planning and budget cycle. 

6.4 When the strategy actions are refined for implementation, related baselines, 
milestones and/or indicators will be developed as mechanisms to measure and
report progress. Results from the previous year will inform actions in subsequent
years. 

6.5 When necessary to establish a Regional position or policy direction on a key
nuclear matter ( e.g., submissions to the CNSC on licence applications), the
NSWG will continue to bring a report to Regional Council for consideration and
decision. 

6.6 Annual reporting to Council and the community on strategy progress will begin in
2023. The strategy would be reviewed at least once every five years. 

6.7 The strategy provided in Attachment 1 represents the substantive content of the
document which, once approved, will undergo editorial and accessibility checks
and graphic design to make it suitable for display on durham. ca. A
communications plan has been prepared to support the launch of the strategy
early in 2022. 
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Strategy Governance Model

7. Relationship to Strategic Plan and Other Regional Plans

7.1 The Durham Nuclear Sector Strategy 2022-2032 aligns with/addresses the
following strategic goals and priorities in the Durham Region Strategic Plan: 

a. Under the goal of Environmental Sustainability, Priority 1.1 is to accelerate
the adoption of green technologies and clean energy solutions through
strategic partnerships and investment. 

b. Under the goal of Environmental Sustainability, Priority 1.1 is to demonstrate
leadership in sustainability and addressing climate change. 
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c. Under the goal of Economic Prosperity, Priority 3.4 is to capitalize on
Durham’ s strengths in key economic sectors to attract high-quality jobs. 

7.2 The strategy also supports objectives outlined in the Region’ s declaration of a
Climate Emergency in January 2020, the Durham Corporate Climate Change
Action Plan 2020, Durham Community Energy Plan 2019, policy development
through Envision Durham, and the annual Property Tax Strategy. 

8. Conclusion

8.1 This report was prepared in collaboration with staff from Planning and Economic
Development, Works, Social Services, Health, Finance and the CAO’s Office, and
was reviewed by Corporate Services – Legal Services. 

8.2 The nuclear sector is currently the Region’ s largest employer and over the next
decade and beyond, significant investment and change in the nuclear sector in
Durham are anticipated. This strategy will provide a valuable framework to assist
the Region in prioritizing and aligning our actions both internally and with external
partners and identifying where to invest our resources. It will enhance our capacity
to plan and prepare for developments in the sector, manage uncertainty and
identify and seize new opportunities. It will allow us to gauge effectiveness over
time and refocus efforts as needed to shape Durham’ s nuclear future and achieve
the strategic plan vision of “a healthy prosperous community for all”. 

9. Attachments

Attachment # 1: Durham Region Nuclear Sector Strategy 2022-2032

Prepared by: Caitlin Rochon, Emergency Management Coordinator, at 905-668-7711, 
extension 6263 and Christine Drimmie, Manager, Corporate Initiatives, at 905-668-7711
extension 2029. 

Respectfully submitted,  

Original signed by

Elaine C. Baxter- Trahair
Chief Administrative Officer
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Message from Regional Chair & CAO
In Durham Region, nuclear energy is a vital part of our story. Since the Region’ s
creation in 1974, we have been a proud nuclear host community at the forefront of
nuclear innovation. The nuclear facilities, supply chain, research and development
capacity, and academic expertise found within our borders, make Durham Canada’ s
premier nuclear jurisdiction. We are pleased to share with you the Region of Durham’ s
Nuclear Sector Strategy, 2022-2032. 

Globally, our future depends on decarbonizing our communities and economy. Nuclear
energy can play a pivotal role in that transition, and Darlington is the only site in Canada
currently licenced for new nuclear development with an accepted Environmental
Assessment. Powering our Region ( and the province) with clean electricity will spark
energy innovation, investment and job creation in Durham while helping to achieve our
climate change goals. 

Durham’ s nuclear future holds both challenges and opportunities. A key goal of the
strategy is to build our capacity to engage effectively and proactively in processes that
will frame that future. As a regional municipality, Durham has responsibilities to protect
the well-being of our residents and the environment and to sustain our local economy. 
Staying informed on the changes that leading- edge nuclear projects will bring to our
community is a complex, ongoing task for Regional Council, staff, and citizens. Passing
on this understanding to future residents will require a multi-generational effort. 
Collaboration with existing and potential nuclear host communities, Indigenous rights
holders, regulatory bodies, industry, and academic partners over the next decade and
beyond will be essential. This strategy positions us to partner in developing best
practices. 

We will work diligently to play a leadership role in the nuclear sector and shape our
future with a bold, forward- thinking, community- based strategy. 

Yours truly, 

John Henry, Durham Regional Chair and CEO

Elaine C. Baxter- Trahair, Chief Administrative Officer
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Summary of Durham’s Nuclear Sector Strategy 2022-2032

Vision

a healthy prosperous community
for all” 

Purpose

To ensure that
Regional Council and
staff: 

Are well-versed on the
nuclear sector

Have capacity to
participate effectively
in nuclear policy and
regulatory matters

Have a framework for
setting priorities and
investing effort

Are equipped to
manage uncertainty, 
make evidence- based
decisions, recognize
opportunities, and
work collaboratively
with partners

Mission

To empower our community by
building understanding of the
nuclear sector, working with

partners to seize opportunities, and
preparing for an evolving future. 

Principles

Aligned

Future- focused

Community-
centred

Respects
Indigenous
Rights and
Treaties

Connected

Strategy Process

Awareness

Listening

IntegrationImplementand track

Evaluate and
refine

Goals

Grow
Understanding

Maximize
Prosperity

Sustain and
Protect

Develop
partnerships

Actions

Research & innovation

Education

Convening, sharing, 
learning

Capacity Building

Engagement

Collaboration

Partnerships

Financial arrangements

Supply chain
development

Advocacy

Measuring & reporting

Delivered by

Regional staff
working with:  

the community

nuclear industry

Indigenous
rights-holders

post-secondary
institutions

government
agencies

non-
governmental
organizations

subject matter
experts

Strategy Delivery Mechanisms

Led by Region’ s Nuclear Sector
Working Group
Nuclear sector forum for information
sharing, advice, feedback
Create 5, 10 and 10+ year action plans
Delivered via annual business planning
and budget process
Policy positions approved by Council
Research, submissions posted on
Durham.ca
Annual reporting to Council
5- year review and update of strategy
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Introduction: Canada’s premier nuclear community
Our community has been one of Canada’ s principal nuclear jurisdictions since the
1960s. With two provincially owned nuclear generating stations and a robust local
supply chain, Durham Region has become a hub of nuclear academia, engineering, and
manufacturing. 

note to reader: final image to be revised to include traditional territory/ Treaty reference
and facility locations) 

The Region of Durham was established in 1974 as one of several new regional
governments in Ontario. What began as 21 local municipalities in the counties of
Ontario, Northumberland, and Durham, became known as The Regional Municipality of
Durham. Located on the east side of the Greater Toronto Area ( GTA), the Region of
Durham exists on the lands occupied by the Michi Saagiig Anishinaabeg for thousands
of years prior to European colonization. These lands are the treaty and traditional
territories of Michi Saagiig and Chippewa nations including the Mississaugas of Scugog
Island First Nation, the Mississaugas of the Credit, Alderville First Nation, Hiawatha First
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Nation, Curve Lake First Nation, and the Chippewa Nations of Georgina Island, 
Beausoleil and Rama.  

Indigenous communities were progressively forced off these lands, 
then, in the Williams Treaties of 1923, they received one-time
compensation representing a fraction of the estimated value of three
tracts of land (more than 52,000 km2) in the area from the Ottawa River, 
south to Lake Ontario and west to Lake Huron. They also were denied
fishing and hunting rights in these territories. 

After decades of court cases seeking redress for these wrongs, in 2018, 
the Williams Treaties First Nations and the Governments of Ontario and
Canada came to a settlement that included “ financial compensation

666 million by Canada and $444 million by Ontario), recognition of
treaty harvesting rights, and the ability for each of the First Nations to
add 4,452 ha to their reserve. Additionally, the Governments of Ontario
and Canada formally apologized to the Williams Treaties First
Nations.” 1

Our collective history shows that policies and strategies can be used to
strengthen communities or to erode and eradicate their rights. We
honour, recognize, and respect Indigenous Peoples as rights holders
and stewards of the lands and waters on which we have the privilege to
live. Within this strategy, we seek to learn from their values, knowledge, 
and stewardship roles. We also hope to create a dialogue with
Indigenous communities on nuclear issues and build opportunities for
collaboration with First Nations in a true government- to-government
relationship. 

As part of a two-tier regional governance model, Durham Region has strong
partnerships with our eight local area municipalities ( Brock, Ajax, Clarington, Oshawa, 
Pickering, Scugog, Whitby and Uxbridge), local post-secondary institutions, and one of
North America’ s largest and most diverse power producers, Ontario Power Generation
OPG). 2 These relationships have allowed Durham to develop best practices in

emergency management, climate change and innovation. 
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Ontario Power Generation

OPG is a publicly owned electricity generator with over 100 years of
operating experience. OPG produces about half of Ontario’ s electricity. 

This legacy of local innovation and expertise continues with isotope production, new
nuclear development planned at Darlington Nuclear Generating Station and the world’ s
largest decommissioning project at Pickering Nuclear Generating Station. The newly
founded ( 2020) Centre for Canadian Nuclear Sustainability in Pickering is envisioned as
a world- class facility that will attract skilled jobs, innovative businesses, and economic
development. Durham Region is positioned to be the centre of excellence in Canada for
nuclear generation, research and development, supply chain, deployment of innovative
nuclear technology, nuclear waste minimization, decommissioning, and fuel recycling. 

Working together, we can ensure the health and prosperity of our community, today and
in the future. 

The next generation of nuclear scientists, operators and
innovators are being trained here. 

Durham Region boasts the largest and most skilled talent pool for
energy, environment and engineering in Ontario with an existing
workforce of over 10,000 and access to a world- class talent pool of
more than 400,000 students across the GTA.  

Ontario Tech University has the only accredited Nuclear Engineering
undergraduate program in Canada and the third biggest in North
America. Home to the Centre for Small Modular Reactors ( SMRs), 
Ontario Tech is the first institution in Canada to be
designated a Collaborating Centre to support the International Atomic
Energy Agency ( IAEA) activities on advanced nuclear power technology
and non electric applications of nuclear energy. 

Facility profiles
Durham Region is home to five facilities and one proposed facility licensed by the
Canadian Nuclear Safety Commission ( CNSC): 
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Pickering Nuclear Generating Station facility profile
Owned and operated by OPG
Eight Canada Deuterium Uranium ( CANDU) Reactors, one of the world’ s largest
nuclear stations
Capacity: 3,100 Megawatts or about 14% of Ontario’ s electricity
In service: 1971-73 (Pickering A: Units 1-4), 1983-86 (Pickering B: Units 5-8) 
Units 1 and 4 were refurbished between 1997-2005
CNSC licence renewal: 2024
The Pickering station employs 2,700 people
As of 2020, 396,935 used fuel bundles were stored in cooling pools at the station
Units 2 and 3 were taken out of service in 1997, the remaining units are
scheduled to be taken out of service in 2024 and 2025, pending regulatory
approval

Pickering Waste Management Facility profile
Owned and operated by OPG
As of 2020, the facility housed 395,494 used fuel bundles and 1,012 m3 of
intermediate- level waste from the refurbishment of Unit 1 and 4
Two additional storage buildings and a processing building are planned by 2028
CNSC licence renewal: 2027

Darlington Nuclear Generating Station facility profile
Owned and operated by OPG
Four CANDU Reactors
Capacity: 3,500 Megawatts or about 20% of Ontario’ s electricity
In service: 1990
Refurbishment: 2016-2026 - $ 12.8 billion project
CNSC licence renewal: 2025
The Darlington station employs 2,600 people
As of 2020, 313,853 used fuel bundles were stored in cooling pools at the station
The station is planned to operate until 2055

Darlington Waste Management Facility profile
Owned and operated by OPG
As of 2020, the facility housed 271,015 used fuel bundles stored in dry storage
containers and 628 m3 of intermediate- level waste from refurbishment stored in
regulated containers
CNSC licence renewal: 2023

Darlington New Nuclear Project profile
The site is owned by OPG
Located at the Darlington site, OPG is planning to construct Canada’ s first on-
grid SMR
Capacity: Anticipated 300 Megawatt ( however the site is approved for up to
4,800 Megawatts of generation) 
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CNSC renewed the licence to prepare the site in 2021 for 10 years
In service: planned for 2028 at the earliest

Port Granby Waste Management Facility profile
Canadian Nuclear Laboratories ( CNL) is implementing the Port Hope Area
Initiative ( PHAI) on behalf of the owner, Atomic Energy of Canada Limited
AECL), a federal Crown corporation

Permanent storage facility for 1.3 million tonnes of low-level radioactive waste
Waste was generated by radium and uranium refining at the former Crown
corporation, Eldorado Nuclear Limited in Port Hope
The facility includes an engineered above ground mound that was capped and
closed in October 2021

273 million capital project cost
CNSC licence renewal for Phase 3 of the project: 2022
The site will be naturalized followed by long- term monitoring, water treatment and
maintenance
AECL is leading a process to potentially create a nature reserve on the surplus
federal lands at the site

The context for the nuclear sector strategy
Nuclear electricity generation has been a cornerstone of our economy since the Region
was established in 1974. Today, over 30 per cent of Ontario’ s electricity is generated in
Durham and the nuclear sector is the largest employer in the Region. Decisions that
impact the sector affect us all. With many changes and opportunities expected in the
coming decade, the Region must be positioned to make strategic choices to achieve our
vision of “a healthy, prosperous community for all”. Through this strategy, Durham
Region will empower our community by growing understanding of the nuclear sector, 
working with partners to seize opportunities, and preparing for an evolving future. This
vision and mission identify key responsibilities of our Regional Municipality: to pursue
the parallel objectives of health and prosperity with balance and equity, today and for
the future. 

The nuclear sector strategy supports several of Durham’ s strategic plan
objectives, including: 

1.1 Accelerate the adoption of green technologies and clean energy
solutions through strategic partnerships and investment

2.2 Enhance community safety and well-being

3.4 Capitalize on Durham’ s strengths in key economic sectors to attract
high-quality jobs

5.1 Optimize resources and partnerships to deliver exceptional quality
services and value
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Durham’ s nuclear sector strategy also supports the Region’ s planned actions to
implement the low carbon pathway adopted in the Durham Community Energy Plan
2019) and address the climate emergency declared by Regional Council ( 2020). The

availability of low carbon electricity from nuclear generation will be critical to power the
Region’ s achievement of these targets. 

Durham Region’ s community greenhouse gas (GHG) emissions
reduction target is net zero by 2050. The Region has committed to
reducing its corporate GHG emissions to net zero by 2045. 

The urgency to address climate change through low-carbon energy is also fuelling
renewed federal and provincial support for new nuclear development including the first
on-grid SMR at Darlington. Expansion of nuclear generation is recognized as a vital
step on the path to achieving a net-zero carbon economy. We need every tool in the
energy toolkit, including nuclear, renewables, storage, demand management and
conservation. Compared to other sources of energy, nuclear generation has a small
ecological footprint across its lifecycle. Nuclear energy produces more electricity on less
land than any other non-emitting source. 3

Figure 1: Average lifecycle carbon dioxide equivalent ( CO2e) emissions
including albedo effect) for commercially available electricity technologies. 4

Nuclear electricity generation is safe. The nuclear industry is closely monitored and
regulated by the Canadian Nuclear Safety Commission ( CNSC). In 2019, the
International Atomic Energy Agency ( IAEA) conducted an Emergency Preparedness
Review ( EPREV) mission in response to a request from the Government of Canada. 
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The IAEA commended Canada for its implementation of the IAEA Safety Standards and
for exceeding them in some cases ( for example, for the pre-distribution program for
potassium iodide). Durham Region works closely with OPG, local area municipalities, 
the province and the CNSC to ensure that emergency planning, training and co-
ordination reflect industry international best practices to protect human health and
safety and the environment. 

More than a million packages carrying a variety of nuclear substances
are transported safely in Canada each year. 5

With the phase- out of coal- fired electricity generation in Ontario, nuclear has provided a
steady supply of baseload electricity to our grid and much- improved air quality to the
province. Ontario transformed its energy supply mix and decreased GHG, nitrogen
oxides, sulphur dioxide and mercury emissions. 6 The Durham Region Health
Department has expertise in public health monitoring and undertakes ongoing
Population Health Assessments on the local health effects of radiation, specifically
concerning cancer, congenital anomalies, and stillbirths. 7 These studies concluded that
there is no indication that the nuclear generating stations cause health effects in the
population. 

While all energy sources create by-products, nuclear is energy- dense, meaning that it
creates immense amounts of electricity and minimal amounts of waste when compared
to other energy sources. Some nuclear by-products, such as isotopes, are extremely
valuable and save lives every day by sterilizing medical equipment and diagnosing and
treating deadly diseases or are used for products such as exit signs and tactical
devices. Today, almost half of the used nuclear fuel in Canada is safely stored and
monitored in highly regulated interim facilities in Durham. In addition, Durham has a
permanent engineered above- ground mound in Port Granby containing low-level
radioactive waste and marginally contaminated soil from historic radium and uranium
refining in Port Hope. As nuclear generation continues in Durham, additional nuclear
waste will be produced and stored locally until permanent facilities, such as the used-
fuel deep geologic repository ( DGR), are operational. 

The Nuclear Waste Management Organization ( NWMO) is a not-for-profit organization
established in 2002 by Canada’ s nuclear electricity producers under the
Nuclear Fuel Waste Act. It is mandated to site and develop a DGR for the permanent
storage for Canada’ s used nuclear fuel. The NWMO is investigating two potential
locations in Ontario for the DGR, Ignace and South Bruce, and is working with the
communities towards site selection in 2023. The selected community must be a willing
and informed host. 
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Canada’ s deep geologic repository

DGRs are considered best practice for permanent disposal of
intermediate- and high- level materials, such as used fuel. They have
been adopted by other countries with nuclear power programs, such as
Finland, France, Sweden, Switzerland, and the United Kingdom. 
Suitable geology at great depths can contain the materials, using the
geosphere to protect the biosphere. The materials are stored in deep
rock with no valuable minerals that might interest future generations, 
and where no seismic activity has occurred for millions of years. 8 Used
fuel from nuclear generation will be moved to Canada’ s DGR starting in
the mid-2040s. 

The federal government is leading Canada’ s SMR Action Plan for the development, 
demonstration, and deployment of SMRs. The Region has endorsed the principles of
the SMR Action Plan and is a participating organization. Several Canadian provinces
are also undertaking early planning for SMRs. 

Provincial- level planning for SMRs

Ontario, New Brunswick, Saskatchewan and Alberta envision SMRs as
a key mechanism in the transition away from fossil fuels. SMRs are
nuclear reactors that produce 300 megawatts of electricity or less. They
can support large established grids, small grids, and energy parity in
remote off-grid communities and resource projects. 

The SMR at Darlington is intended to be the first of many in Canada
and will create opportunities to support domestic energy needs, curb
greenhouse gas emissions, and position Canada as a global leader in
this emerging technology. 9

Natural Resources Canada ( NRCan) is developing just transition legislation to help
prepare the Canadian workforce and communities to transition to a low-carbon
economy. NRCan is also leading the process of modernizing Canada’ s
policy framework for managing the radioactive by-products of nuclear energy. 
Recognizing that Durham Region will be directly affected by the new policy approach, 
the Region participated in the federal review, meeting with NRCan staff and making a
formal submission. Reviews like this are opportunities for Durham, as an experienced
nuclear host community, to speak about the effects of the current policy on the
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community and make suggestions for improvement. The time horizon involved in safely
managing radioactive materials further highlights the need for the Region to take a
strategic approach. 

Modernizing Canada’ s radioactive waste policy

In late 2020, NRCan launched a process to review and modernize the
radioactive waste policy framework. The goals are to ensure that
Canada’ s policy aligns with international practices, is based on the best
available science, and reflects the values and principles of Canadians. 
It will address Indigenous reconciliation in accordance with the
United Nations Declaration on the Rights of Indigenous Peoples
UNDRIP), which was introduced in Canada through Bill C-15 the

United Nations Declaration on the Rights of Indigenous Peoples Act
2020). It will also elaborate on the existing policy, add direction for the

long-term management of low- and intermediate- level radioactive waste
and incorporate evolving practices in the sector such as waste
minimization. 

As a regional municipality, the safety and well-being of our community are our top
priorities. We are responsible for protecting the environmental, social, and economic
sustainability of our Region in the short and longer term. One way that we are doing so
is by updating the Region’ s Official Plan, Envision Durham, which will define how land in
our community should be used for years to come.  
Policy directions proposed for the new Official Plan support energy generation in the
Region and will include the Pickering and Darlington station properties as employment
areas to recognize and promote job creation. The proposed policy directions also
include station planning zones and direct local area municipalities to restrict sensitive
uses around the stations. At the Port Granby facility, the Official Plan will recognize the
nature reserve recommended as part of site recovery. 

Over the coming decade, Ontario and Canada will make decisions on our energy supply
mix, the site of Canada’ s DGR, the deployment of SMRs, the management of used
nuclear fuel and by-products, and our continued transition to low carbon electricity. 

As these projects gain momentum, they will create tremendous opportunities for
Durham Region. This strategy aims to empower Durham Region as an astute and
forward- thinking partner to the nuclear sector. Information, education, and preparation
can support Regional Council and residents in understanding the opportunities and
effects of the nuclear facilities in the Region across their entire life cycle. We have a
vital role to play in creating our future. 
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Powering the future: key milestones for Durham Region
2021 – OPG announces the technology selected for Canada’ s first planned on-
grid SMR at Darlington

2022 – The Port Granby Project is completed and the naturalized site continues
to be monitored

2022 – Laurentis Energy Partners, a subsidiary of OPG, begins installing tooling
for MO-99, an important medical isotope, at Darlington

2023 – NWMO selects the site for Canada’ s used fuel DGR

2024 – OPG seeks a licence to begin construction of the Darlington SMR

2024 – Pickering reactors begin to be sequentially shut down ( units 1 and 4 in
2024 and units 5 and 8 in 2025, pending CNSC approval) 

2024 – OPG’s new campus opens in Courtice

2025 – Durham Region’ s corporate GHG emissions will be reduced to 20% 
below 2019 levels and Durham’ s community emissions will be reduced to 10% 
below 2019 levels

2026 – Refurbishment of the reactors at Darlington is completed

2028 – Pickering Station is put into safe storage and continues to be monitored

2028 – The SMR at Darlington is planned to enter into service

2030s

By 2030, Durham Region’ s corporate GHG emissions will be reduced to 40% 
below 2019 levels and Durham’ s community emissions will be reduced to 30% 
below 2019 levels

Construction of Canada’ s DGR

2040s

By 2040, OPG will be a net zero carbon company

By 2045, Durham Region’ s corporate GHG emissions will be reduced by 100% 
below 2019 levels

Canada’ s DGR begins to accept used fuel from interim storage facilities including
Pickering and Darlington

2050s and beyond

By 2050, Durham’ s community emissions will be 100% below 2019 levels and
Canada will achieve net-zero emissions
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Detailed decommissioning planning and decommissioning activities begin at
Pickering

Darlington reaches the end of operations and the reactors are shut down

Detailed decommissioning planning and decommissioning activities begin at
Darlington

Note: project dates may change. 

Darlington Refurbishment Project

The Darlington Nuclear Generating Station, one of the top performing
nuclear generating stations in the world, has been powering Ontario
since the early 1990s. The refurbishment project will extend
Darlington’ s operations to 2055. Together with the additional years of
operation, the project is expected to generate $ 89.9 billion in economic
benefits for Ontario. The project creates 14,200 jobs per year. Once
completed in late 2026, the continued operation of the station will allow
Ontario to avoid 297 mega tonnes CO2e compared to carbon- based
generation over its lifetime. 

Developing the strategy
Guiding principles
The following guiding principles were used to develop Durham’ s Nuclear Sector
Strategy: 

Aligned

The nuclear sector strategy recognizes the Region’ s legislated responsibilities, will align
with our strategic plan vision, mission and values, and support our strategic plan
objectives. 

Future- focused

The nuclear sector strategy considers the short, medium and long- term timelines
associated with nuclear facilities with the intent of creating positive socio- economic and
environmental benefits for seven generations to come. We are striving to be good
ancestors by being good stewards of the land and community. 

Community- centred

The nuclear sector strategy puts community safety and well-being first and balances the
impacts and opportunities associated with being a nuclear host community. 
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Respects Indigenous rights and treaties

The Region is committed to engaging with Indigenous peoples on nuclear matters and
nurturing a meaningful relationship by building trust, reciprocity and respect. 

Connected

The nuclear sector strategy recognizes that Durham Region is one agent in a complex
nuclear ecosystem ( see Appendix B: nuclear sector ecosystem). 

Approach
Phase 1
Awareness
Jan ‘19 – May ‘21

Phase 2
Listening
June ‘ 21- Oct ‘21

Phase 3
Integrating Lessons Learned
September ’ 21- November
21

Phase 1: awareness
Regional staff formed a Nuclear Sector Working Group with representatives from all
departments. We held a series of workshops where we inventoried our mandated and
current activities. We recognized the pressing need to improve the knowledge and
capacity within the Region to respond on nuclear matters. We knew we needed to
organize staff internally to support greater collaboration, and efficient and effective
participation in hearings, consultations, and policy reviews and brainstormed ways we
might achieve this. 

We identified Indigenous rights holders, potential partners, and stakeholders, sought out
new and renewed relationships and invited virtual presentations from sector experts. 
Keeping in mind our guiding principles, this working group developed draft goals and
preliminary actions to improve the Region’ s role and performance in the nuclear sector. 

Throughout 2020 and 2021 the working group collaborated on multiple nuclear
initiatives including: 

Participating in Natural Resources Canada’ s (NRCan) SMR Action Plan
Partnering with OPG and the City of Pickering on a study of the socio- economic
and fiscal impacts of the retirement of the Pickering Nuclear Generating Station
Submitting an intervention to the CNSC hearing to support the renewal of OPG’s
licence to prepare the site at Darlington for new nuclear development
Responding with a Regional submission to the NRCan review of Canada’ s
radioactive waste policy
Engaging with the Nuclear Waste Management Organization ( NWMO) on their
plans for low- and intermediate- level waste and transportation of used fuel
Increased engagement in initiatives led by the Canadian Association of Nuclear
Host Communities ( CANHC) 
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The reviews, research, analysis, and consultation that went into each of these efforts
supported the development of the nuclear sector strategy. 

Phase 2: listening
The nuclear sector benefits from cross- pollination that facilitates innovation and
partnership. As the Region began to develop this strategy, we recognized the
importance of engaging broadly with partners, Indigenous rights holders, stakeholders, 
and the community. The nuclear sector working group formed a communications
subcommittee and developed a consultation and engagement plan to tap into this
extensive knowledge and experience as inputs to the strategy. 

Our consultation aimed to gather feedback on the draft strategy goals and gain insight
into how the Region might establish itself as an active, engaged leader in the nuclear
sector with the capacity to influence decisions that affect the well-being, economic
development, and sustainability of our community. 

We directly surveyed rights holders, partners, and key stakeholders for their thoughts on
the draft goals and potential actions, asking what the Region might do – more of, better, 
in addition to – the actions we already undertake. We held follow- up discussions with
interested groups and two First Nations to get a richer understanding of their
perspectives. 

To reach the community, we also posted the draft goals on Durham’ s community
engagement platform and polled registered users. 

The community and survey respondents were supportive of the strategy and the four
proposed goals. The most often-heard themes and ideas are presented below: 

Develop a comprehensive plan to assess the current knowledge base of elected
officials and increase their expertise and interest in the nuclear sector. 
Strengthen co-operation and alignment among local area municipalities ( e.g., by
sharing information on employment and supply chain supported by the nuclear
industry within each municipality). 
Empower representatives from all levels of government to champion shared goals
and interests ( e.g., net zero carbon future; high quality, well-paying jobs; research
and investment attraction). 
Continue to educate Regional staff on the nuclear sector, sharing knowledge across
departments and ensuring institutional knowledge transfer. Include local area
municipal staff ( e.g., Pickering and Clarington) who have deep insight and expertise
in the nuclear sector built over decades of work. 
Generate enthusiasm in our community about the benefits and value of the nuclear
sector to Durham Region, Ontario and Canada and foster pride in achievements. 
Support more youth engagement on nuclear issues through outreach to local school
boards and by leveraging CityStudio Durham. 
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Durham Region, OPG, nuclear supply chain companies, and local post-secondary
institutions should better educate the community and dispel common myths and
misconceptions. 
Address gaps in community knowledge with clear, credible, and accessible
information using formal and informal approaches. 
Convene regional- scale and sector- wide opportunities for sharing information and
identifying potential partnership opportunities – leveraging and strengthening
existing forums where they exist and addressing gaps where regular dialogue does
not occur on nuclear matters. 
Continue to participate in nuclear regulatory processes and policy development
across all levels of government to stay abreast of impacts to the Durham community
and influence decision- making. 
Share Durham Region’ s experience as a nuclear host community with current and
future potential nuclear host communities. 
Advocate for formal funding agreements for municipal activities required by nuclear
host communities using a strong, unified municipal voice. 
Seek opportunities for growing the local nuclear supply chain and research sector by
creating an economic vision focused on clean energy, a low carbon economy and
life-saving medical isotopes. 
Advocate that Canada’ s SMR technology development be rooted in Durham Region. 
Seize the opportunity to showcase globally the decommissioning of the Pickering
Nuclear Generating Station. 

Through our engagement with First Nations communities, we understand: 

The ongoing impact of colonization, including policies, practices and discriminatory
laws that have devalued Indigenous communities and created longstanding negative
impacts on Indigenous peoples. The development of settler communities and
industries, including nuclear power generation, was part of this process. There are
significant treaty rights related to nuclear projects. 
Both the Mississaugas of Scugog Island First Nation and Curve Lake First Nation
expressed strong interests in the evolution of nuclear projects in the Region from
both economic and environmental perspectives and a desire to be engaged as
partners. 
That co-creating language incorporated in the strategy that goes beyond land
acknowledgement is a step forward towards building opportunities for true
collaboration. 

Mutual interests were expressed in the Region establishing ongoing conversations with
the Mississaugas of Scugog Island and Curve Lake First Nations communities, and
potentially other First Nations communities in the territory on nuclear and other issues. 

This input from rights holders, partners, stakeholders, and the community helped us
identify where investment of time and resources by the Region can make a difference. 
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View the full Engagement Summary Report. 

Phase 3: integrating input and lessons learned
Feedback received from the community, rights holders, partners, and stakeholders was
incorporated into all areas of the strategy, and particularly influenced the goals, actions
and outcomes. 

In parallel with our work on this strategy, Regional staff responded to several nuclear
policy and regulatory consultations. We also participated in studies, conducted research
on nuclear decommissioning and responded to requests for Regional staff reviews of
plans and documents related to upcoming regulatory processes. This involvement
provided opportunities to adopt some ideas suggested during the listening phase. 

The key goals and areas for action outlined in this strategy focus on the Region being
well- informed, prepared, ready to collaborate, and engaged in framing a future that will
continue to evolve. There is much uncertainty: the urgency of society’ s response to
climate change, the demand for sustainable energy, the speed of innovation, and public
acceptance of science- based solutions, all have the potential to shape and shift our
future. Other processes such as reconciliation with Indigenous peoples, federal policy
development and international co-operation also will drive change in the nuclear sector. 

Accordingly, the Region should reconfirm priority actions as part of the annual business
planning and budget process and refocus as needed. Implementation plans will need
fiscal flexibility to address changing circumstances and emerging opportunities such as
new partnerships or the availability of grant funding. 

Our goals
This strategy is our long- range plan to build capacity within our organization and
community to understand, anticipate and respond to the evolving nuclear activities in
Durham and influence policy and decision- making that affect the Region. 

Recognizing the importance of the nuclear sector to the Region’ s residents, businesses
and institutions, the nuclear sector strategy has four key goals: 

Grow understanding of the nuclear sector among Regional Council, staff, and the
community
Build prosperity by maximizing the benefits of being a nuclear host community and
Canada’ s premier centre of the nuclear industry and innovation
Protect and sustain the community by addressing the impacts and opportunities of
being a nuclear host community
Lead and develop partnerships within the nuclear sector to build leadership capacity
and influence decision- making

Listed with each goal are the desired outcomes and actions necessary to achieve them. 
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Grow understanding
Whether residents have lived in Durham for many years or are new to the area, an
understanding of the nuclear sector and its local significance is important. With a rapidly
growing population, keeping the community informed and updated over the decades to
come will require an ongoing effort. The Region has mandated education and
awareness programs in place, however, communicating technical information produced
by nuclear operators and regulators in ways that are clear, meaningful, and credible to
residents is a challenge. The Region, with help from post-secondary institutions, 
Indigenous knowledge holders and subject matter experts, should play an important role
as a trusted source of balanced information. 

The local effects of federal and provincial policy and regulatory processes related to
nuclear facilities are complex ( see Appendix C: legislative and regulatory framework). 
Regional Council and staff must be well-versed about this key industry in our community
to support proper planning and strategic decision making. Durham Region will grow
understanding of the nuclear sector to ensure that our community members, municipal
staff and Regional Council are knowledgeable and engaged. 

Today, just over 700,000 people live in Durham Region. By 2051, the
Region’ s population is expected to be 1.3 million. Maintaining a nuclear-
aware community will be an ongoing challenge. 

Desired outcomes: 
Increased understanding by Durham Regional Council, staff and the community
of the effects and opportunities associated with being one of Canada’ s premier
nuclear jurisdictions including the role of nuclear in electrifying transportation and
heating to reduce greenhouse gas emissions. 
Improved intergenerational knowledge transfer among Regional Council, staff, 
and community members throughout the nuclear lifecycle ( see Appendix D: 
nuclear generating station lifecycle). 
Improved alignment and consistency among Regional staff communications. 
Increased community engagement and participation in nuclear sector
engagement opportunities and planning.

To achieve these outcomes, Durham Region will: 
Continue and expand the nuclear sector working group to grow understanding of
the nuclear sector by educating Regional and municipal staff on nuclear topics
and projects, sharing knowledge, and ensuring institutional knowledge transfer. 
Engage effectively with Regional Council and other elected officials on topics
related to the nuclear sector through presentations, reports for information or
endorsement. 
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Survey elected officials, staff, and the community regularly to monitor awareness, 
identify and address knowledge gaps. 
Develop and maintain a nuclear education package for Council orientation. 
Develop and implement an integrated community awareness program to make
accessible and current information available, increase knowledge and promote
participation in planning and regulatory processes. 
Conduct research on topics related to being a nuclear host community ( e.g., 
decommissioning) and share findings with the community, rights holders, 
stakeholders and partners. 
Use research findings to identify opportunities and best practices to continually
improve community outreach and engagement. 

Maximize prosperity
As a premier centre of nuclear industry, academic research and innovation, Durham
Region is positioned to be Canada’ s centre of excellence for nuclear generation and
supply chain, research and development, and deployment of innovative nuclear
technology, nuclear waste minimization and fuel recycling. Additionally, the retirement of
Pickering will be the largest decommissioning project in the world and will create
significant economic development opportunities. 

In 2024, OPG will open its new corporate campus in Clarington. OPG is one of the
largest, most diverse clean power producers in North America. In addition to nuclear, 10

their energy portfolio includes oil and natural gas, hydroelectricity, biomass and solar. 11

The relocation of their headquarters to the Region will solidify our status as a centre for
nuclear expertise and a focal point for sustainable energy in North America. 

Decommissioning, medical isotope production, the development of Canada’ s first on-
grid SMR and OPG’s new headquarters will create direct and indirect jobs in science, 
technology, engineering, and mathematics ( STEM) disciplines but also in a diverse
array of professions and trades in Durham. 

The nuclear industry keeps 76,000 Canadians working. 12

We recognize that this economic activity takes place on the traditional lands of Michi
Saagiig Anishinaabeg. In the past, generations of Indigenous peoples were systemically
excluded from the decision- making processes that created the nuclear industry in this
area. The Region is committed to engaging and nurturing the relationship with First
Nations to participate in, support and share in the benefits of the nuclear sector in a way
that preserves the land and waters for future generations. 

We will capitalize on our strengths and continue our legacy of facilitating nuclear
innovations to accelerate the adoption of non-emitting electricity solutions and maximize
the benefits of being a nuclear community. 
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Medical isotopes

Nuclear medicine advances human health and saves lives. Canada is a
global leader in medical isotope production, used to sterilize medical
devices and diagnose and treat deadly diseases such as cancer. The
Pickering and Darlington Nuclear Generating Stations currently produce
Cobalt- 60 and will soon produce Molybdenum- 99 making Durham
Region a key source and exporter of these important life-saving
radioisotopes. 13 The nuclear medicine industry supports 8,500 jobs in
Canada. 

Desired outcomes: 
Increased investment, research, and job creation in Durham’ s nuclear energy
sector. 
Develop a strong, diverse talent pipeline to support a nuclear energy innovation
ecosystem in partnership with industry and post-secondary institutions. 
Develop a reputation as a respected, innovative source of medical isotopes. 
Increased local manufacturing to support Canada’ s SMR technology
development. 
Develop a reputation internationally as the global centre of nuclear expertise. 

To achieve these outcomes, Durham Region will: 
Continue to participate in the pan-Canadian SMR Action Plan and work with
other levels of government, Indigenous communities, the nuclear industry, post-
secondary partners, and local area municipalities to help energize Canada’ s low
carbon economy. 
Advocate for Canada’ s SMR technology development and manufacturing to be
rooted in Durham Region. 
Work with OPG and other stakeholders to advance and accelerate repurposing
plans for Pickering Nuclear Generating Station such as attracting medical isotope
production and processing operation, a research facility, and other innovative
low-carbon energy facilities. 
Work to attract nuclear sector supply chain companies to relocate to Durham
Region. 
Continue to foster our partnership with the Canadian Centre for Nuclear
Sustainability to realize local investments and nuclear decommissioning
research, supply chain and employment opportunities to Durham Region. 
Work with industry and post-secondary institutions to support nuclear sector
experiential learning through CityStudio Durham. 
Support the development of OPG’ s new headquarters in Clarington. 
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Sustain and protect
Durham Region is transforming into a complete community, where residents live, learn, 
work and play. As a primary nuclear host jurisdiction in Canada, the Region must be
well- informed about the sector and participate in policy reviews and regulatory
processes that safeguard nuclear operations. The effects of a nuclear generating facility
on the host community vary over the potential century- long life cycle of the station ( see
Appendix D: nuclear generating station lifecycle). It is vital for the Region to understand
the implications and plan for the cumulative short and long-term effects ( e.g., on
employment, regional service demands, property taxation, research, supply chain and
broader community economic considerations). In this way, Durham Region will be able
to create the conditions for community success and ensure that future generations
experience the benefits of being the clean energy capital of Canada. 

Nuclear emergency preparedness

The Region has an established emergency management program. In
the unlikely event of a nuclear emergency, Durham Region, the
province and OPG have plans in place to respond and keep our
community safe. 

As a key industry in Durham, OPG has supported our quality of life by providing high-
quality jobs and property taxes ( payments in lieu of taxes) which contribute to the
Regional and local property tax base. These contributions vary over the lifespan of each
facility. When the stations are operating, these payments help support the provision of
Regional and municipal services. Forecasting and planning for the retirement of the
Pickering Nuclear Generating Station and changes in related employment and property
taxation are important steps toward mitigating impacts and identifying new
opportunities. 

Planning for the future

Durham Region, the City of Pickering, and OPG are currently
undertaking a Financial, Economic, and Social Impact study on the

retirement of the Pickering Nuclear Generating station. The study will
provide a thorough understanding of decommissioning impacts and
economic opportunities, as well as recommendations for maximizing
opportunities with the Canadian Centre for Nuclear Sustainability to

stimulate research, technology development, and innovation, while also
attracting industry and talent. The study will be completed in 2022. 
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In Durham, with multiple large nuclear sector facilities and projects, we may experience
cumulative and connected effects over their life cycles. The demands on the Region
related to tracking changes in policies and projects at several facilities is one reason for
developing this strategy. These cumulative effects have a particular impact on the
Indigenous rights holders engaged in this strategy. 

Durham Region will continue to advocate for policies that protect and sustain the
environment and quality of life of current and future residents, and the fiscal health of
the municipality, and for financial arrangements that ensure the social sustainability of
nuclear facilities across their lifecycle. 

Desired outcomes: 
Development of financial arrangements that recognize the responsibilities
associated with being a nuclear host community. 
Offset municipal and broader community socio- economic impacts associated
with the retirement of Pickering Nuclear Generating Station.
Increased capacity for the Region to anticipate and prepare for changes related
to nuclear projects in Durham. 
Preserve/ restore affected lands and waters. 

To achieve these outcomes, Durham Region will: 
Research, plan for and mitigate socio-economic and fiscal impacts ( e.g., direct
and indirect job loss, loss of property tax, user rate and other municipal revenue) 
of each phase of the decommissioning process at Pickering Nuclear Generating
Station. 
Participate in nuclear regulatory processes and policy development across all
levels of government to protect Regional interests. 
Incorporate Indigenous knowledge into our policies and practices by making
decisions with future generations in mind and focusing on principles of
environmental stewardship. 
Work with federal and provincial ministries and agencies to ensure that
community well-being is a key consideration in nuclear policy decisions ( e.g., 
around waste management, transportation, and decommissioning). 
Negotiate formal financial arrangements that sustain the fiscal and socio-
economic well-being of the Regional community and maintain the social licence
for nuclear facilities throughout their life cycle.
Seek federal support in advance of generating station closure, during safe
storage and during decommissioning phases to mitigate economic impacts and
assist the Region and City of Pickering with economic diversification and
renewal. 
Apply policy techniques to identify strengths and weaknesses, review trends and
future alternatives for the sector to consider how the Region might respond to
potential changes and opportunities.
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Assess the opportunities to engage existing Regional Council advisory
committees ( e.g., Durham Nuclear Health Committee, Durham Region
Roundtable on Climate Change) and Regional engagement in other advisory
committees on strategy implementation. 

Lead and develop partnerships
The nuclear sector is broad with many organizations and industry groups each with a
unique focus and role. Additionally, several provincial and federal ministries set policies
and regulations for the nuclear sector. Durham has an opportunity to leverage our
position as a key nuclear jurisdiction to develop new partnerships with these
stakeholders to advance the goals of the nuclear sector strategy. The Region will also
work to strengthen our partnerships with Indigenous communities, OPG and academia
in key areas such as environmental stewardship, climate change and education. 

As a long- time nuclear community, Durham Region has confidence in the technology
and municipal experience and expertise that it can share with other existing or potential
host communities in Canada. By increasing our participation in organizations like
CANHC, Durham Region will build leadership capacity, influence decision- making, and
achieve our vision of a healthy, prosperous community for all. 

OPG’ s climate change plan

The goals of OPG’s climate change plan align with many of Durham
Region’ s climate change objectives. For example, OPG is striving to be
a net-zero carbon company by 2040, to lead the decarbonization of
Ontario’ s economy, to ensure their operations are resilient to the
impacts of a changing climate and that their host communities are
protected. 

With major nuclear projects underway, new opportunities will arise. The Region will
seek out opportunities where collaborative effort can help us meet our targets. 

CityStudio Durham

CityStudio is a proven model of experiential learning and civic
engagement focused on developing tomorrow' s leaders by bringing
municipal government to the classroom. CityStudio Durham is a
collaboration between the Region of Durham, Durham Regional Police
Services, Durham College, Ontario Tech University and Trent
University Durham- GTA. By furthering connections between municipal
government, academic institutions, and the community, post-secondary
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students in Durham can apply their skills, creativity, and entrepreneurial
spirit to real-world challenges facing our community to shape a better
future for Durham. 

CityStudio also presents an opportunity for Indigenous students to
become engaged in placemaking in their treaty lands, leading to
potential career paths in various disciplines. 

CityStudio Durham helps to attract students and build the talent
pipeline. This partnership has already resulted in studies on nuclear
emergency preparedness, decommissioning and international nuclear
host communities. 

Desired outcomes: 
Increased knowledge sharing between the Region and other municipalities, 
Indigenous Nations, and provincial and federal ministries and agencies on the
experience of being a nuclear host community. 
Improved capacity for Durham Region to engage in and influence nuclear policy
and provincial and federal decision making. 
Increased collaboration on environmental stewardship and economic
opportunities with Indigenous communities, OPG and other stakeholders. 
Improved communication, co-operation and alignment with local area
municipalities, other nuclear communities, Indigenous rights holders, and local
elected officials on matters related to the nuclear sector. 
Increased interaction and co-operation with the nuclear industry, academia, and
provincial and federal ministries and agencies on nuclear sector matters. 

To achieve these outcomes, Durham Region will: 
Foster relationships with and among Indigenous rights holders and key
stakeholders to increase communication and identify partnership opportunities. 
Establish formal partnerships with OPG, academia, Indigenous communities, and
other nuclear sector organizations ( e.g., AECL). 
Create regular opportunities to discuss and advocate on nuclear matters with
MPs and MPPs. 
Actively participate in, and work with other nuclear host communities to build
capacity and strengthen the role of CANHC.
Establish a regular information forum to learn from leading nuclear sector
experts, local area municipalities, Indigenous rights holders, partners, and
stakeholders and engage in discussions, network, and share lessons learned. 
Attend and participate in nuclear sector conferences and events. 
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Governance
Delivery of the strategy actions will be the responsibility of Regional staff, with
endorsement from Regional Council and in partnership with willing organizations in the
sector. 

The Region’ s internal Nuclear Sector Working Group has representatives from all
departments and Director- level leads for each of the four goals in this strategy. This
group will develop workplans to support the implementation of the strategy. With
support from the CAO’s Office, the Director- level strategy leads will be accountable for
advancing key actions under their goal, in an integrated manner. Subcommittees of the
working group will support key activities such as communications, preparation for CNSC
hearings and research projects. The Working Group will bring reports and
recommendations on nuclear issues to Regional Council via Committee of the Whole to
establish Regional positions and submissions. 

Recognizing the need for external advice and perspectives on the implementation of the
strategy, the Region will explore new and leverage existing mechanisms to support
community engagement and awareness, help identify partnership opportunities, and
participate in strategy evaluation and renewal. 
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Implementation and financial plans
The Nuclear Sector Working Group will prepare an implementation plan identifying
priorities for action to achieve the stated desired outcomes in the short ( 5 year), medium
10 year), and long- term future ( beyond 10 years). The implementation plan will provide

the framework for establishing annual workplans and budgets as part of the Region’ s
regular business planning and budget cycle. However, flexibility to meet emerging
opportunities will be essential. While some of the activity, such as community outreach
or CNSC hearings, may occur on a predictable timeline, policy reviews, research
projects, and grants or intervenor funding opportunities may occur at any time. These
allocations will be tracked as investments in the nuclear sector strategy and linked to
the goals. The results of the previous year’ s work plan will inform the development of
subsequent work plans. 

Example of implementation plan chart: 

Goal Action item Short
term

Longer-
term

Resource
Required

Partners

Grow
understandin
g

Community
awareness program

2022-
2024

Ongoing $ 
Staff time

OnTechU, 
OPG

Sustain and
protect

Advocate for
funding to support
Regional and host
municipal
participation in
CNSC hearings and
nuclear policy
reviews/ 
development

2022-
2023

Ongoing
if
required

Staff time NRCan, 
CNSC, 
CANHC, 
LAMs

Maximize
prosperity

Support OPG
headquarters
development

2022-
2024

Staff time Clarington, 
OPG

Lead
partnerships

Participate in
CANHC and other
nuclear
organizations, 
conferences

Annually Ongoing $ 
Staff time

CANHC, 
sectoral/ 
partner
organizations

Monitoring and evaluation plan
Within the strategy for each of the four major goal areas, we have outlined desired
outcomes and actions. An evaluation plan including indicators, milestones and metrics
related to the actions will be developed to gauge effectiveness or progress toward the
desired outcomes. 

Where appropriate and meaningful, quantitative data will be tracked ( e.g., survey
results, Durham’ s community engagement platform, website and social media analytics, 
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number of new supply chain companies moving into the Region, change in employment
associated with nuclear projects). Qualitative data will also be gathered such as
evaluations of partnerships, forums and outreach efforts, storytelling about new local
business development, exports of innovative nuclear technology, and results of
research projects. 

In the early years of the strategy, the establishment of structures to support the program
will be reported as milestones. Early milestones will include: 

Launching the nuclear sector strategy with a virtual event
Presenting the results of the Pickering fiscal and socioeconomic study to
Regional Council
Using the consultation and research findings to identify areas for improved
communication in partnership with OPG, post-secondary institutions, rights
holders, and other nuclear agencies
Developing orientation materials/ sessions for Regional staff and the next
Regional Council on the sector and the strategy
Developing outreach tools and surveys to gauge progress in improving levels of
nuclear sector awareness among Regional staff, elected officials and the broader
community
Establishing a nuclear sector information sharing forum

Once these foundational actions are in place and the program evaluation plan is
established, results will be tracked. The Nuclear Sector Working Group will provide a
short annual report of actions to Regional Council, highlighting early results beginning in
2023. 

Conclusion
With this strategy, the Region has set out actions within the scope of our authority and
areas of interest so that our community and partners know how we plan to engage in
the sector. 

Open: The strategy, action plans, associated budgets and progress reporting will be
posted on the Region’ s website. 

Accountable: We will monitor the impact and effectiveness of our actions in supporting
the four goals reporting annually on strategy milestones, progress indicators, research
findings, etc. 

Evolving: We will use the results of previous years’ plans and scans/ analysis of
emerging trends and opportunities in the sector to update and adapt implementation
plans and review and update the strategy at least every 5 years. 

As a nuclear community for more than four decades, Durham Region has developed
significant expertise in energy policy, nuclear regulatory processes, and community
health and safety. Regional staff and decision- makers will track how this critical sector is
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evolving in Durham so we can plan and prepare for the changes and help shape
decisions by others. 

The strategy will assist the Region in prioritizing and aligning our actions internally and
with external partners. It will enhance our capacity to keep pace with new developments
in the sector, manage uncertainty and identify new opportunities. It will allow us to
gauge our effectiveness over time and refocus our efforts as needed to shape Durham’ s
nuclear future and achieve our vision of a healthy prosperous community for all. 
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Appendices
Appendix A: acronyms
AECL Atomic Energy of Canada Limited

CANDU Canada deuterium uranium ( reactor) 

CANHC Canadian Association of Nuclear Host Communities

CER Canada Energy Regulator

CNA Canadian Nuclear Association

CNL Canadian Nuclear Laboratories

CNS Canadian Nuclear Society

CNSC Canadian Nuclear Safety Commission

CO2e Carbon dioxide equivalent

COG CANDU Owners Group

CSA Canadian Safety Association

CSA Canadian Standards Association

DGR Deep Geologic Repository

DNNP Darlington New Nuclear Project

EA Environmental Assessment

ECCC Environment and Climate Change Canada

EPREV Emergency Preparedness Review

FNEP Federal Nuclear Emergency Plan

GHG Greenhouse Gas

IAAC Impact Assessment Agency of Canada

IAEA International Atomic Energy Agency

IEA International Energy Agency

IESO Independent Electricity System Operator

ILW Intermediate Level Waste

KI Potassium Iodide

LAM Local area municipalities
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LLW Low Level Waste

MPAC Municipal Property Assessment Corporation

NRCan Natural Resources Canada

NWMO Nuclear Waste Management Organization

OCNI Organization of Canadian Nuclear Industries

OEB Ontario Energy Board

OFMEM Office of the Fire Marshall and Emergency Management

OPG Ontario Power Generation

PDP Preliminary Decommissioning Plan

PHAI Port Hope Area Initiative

PHWR Pressurized Heavy Water Reactor

REGDOC Canadian Nuclear Safety Commission Regulatory Documents

SMR Small Modular Reactor

STEM Science, Technology, Engineering and Mathematics

UNDRIP United Nations Declaration on the Rights of Indigenous Peoples

UNENE University Network of Excellence in Nuclear Engineering

WANO World Association of Nuclear Operators
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Appendix B: nuclear sector ecosystem
note to reader: graphics are all being designed)

Nuclear Industry

Research

Mining

Fuel production

Generators

OPG, Bruce, 

NB Power) 

Engineering

Consultants

Supply chain

OCNI

COG

CNL

CCNS

International energy/ nuclear organizations:  
IEA
IAEA
WANO

Canadian energy agencies and organizations

Regulatory, policy, services, sectoral) CNSC
NWMO
AECL
CER
CSA

Health
Canada
NRCan
ECCCan

CAN
CNS
CANHCProvincial government and energy/ 

nuclear bodies ( energy policy, supply, 
services) 

Energy ministry

OFMEM

OEB, IESO
Indigenous
peoples

Host
community

Nuclear
facility

Academia

Research & 

Development

Education

OnTechU SMR
Centre

UNENE

211



32

Appendix C: legislative and regulatory framework
The direction and regulation of the nuclear sector in Canada and Ontario is complex.  

Provincial framework
Ministry of Energy

Electricity Act

Oversees the energy regulatory framework

Develops broad energy policy guiding generation mix, energy efficiency and
conservation through the Long Term Energy Plan
Administers Smart Grid Fund

Ministry of Finance

Assessment Act

Municipal Property Assessment Corporation Act

Sets property tax rates on energy facilities through legislation
Oversees assessment system delivery agency, Municipal Property Assessment
Corporation ( MPAC) ( which is funded by municipalities). 

Ministry of the Solicitor General

Emergency Management and Civil Protection Act

Responsible for administration of the Provincial Nuclear Emergency Response Plan. 
Administered by the Office of the Fire Marshall and Emergency Management. 

Ontario Energy Board

Sets rules, establishes rates, licenses energy companies, monitors the wholesale
market, develops new rate structure policies and educates consumers. 

Independent Electricity System Operator

Competitively procures power, operates the power system, balances supply and
demand, oversees the electricity market, plans for Ontario’ s future energy needs ( i.e. 
plans resources for supply), promotes energy efficiency ( Save ON energy programs) 
and operates the Smart Meter program. 

Local Distribution Companies ( e.g., Elexicon, Oshawa Power and Utilities
Corporation, Hydro One) 

Distribute Energy to homes and businesses via local energy transmission systems
which they own and maintain. 
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Ontario Power Generation

Primary generator of bulk electricity in Ontario with nuclear, hydro gas fired and
renewable generation. Wholly owned by the Province of Ontario. 

Bruce Power

Operates the Bruce Nuclear Generating Station under contract. The station is owned by
Ontario Power Generation. 

Distributed Energy Resources

Dispersed capacity for electricity generation ( e.g., wind turbines, solar installations) and
storage. There are various ownership models ( e.g., Indigenous energy projects). 

Hydro One

Owns, plans and operates the bulk electricity transmission system in Ontario. Also acts
as a local distribution company in parts of the Province ( mainly northern Ontario, but
also Brock Township). Majority of shared owned by the Province. OPG is also a
shareholder. 

Municipalities

Develop community energy plans, climate change plans, may wholly or partially own a
local distribution company. 

Federal framework
Canada Energy Regulator

The Canada Energy Regulator ( CER) regulates pipelines, energy development and
trade in the Canadian public interest. CEB regulates pipeline and power line projects
across their lifecycle. 

Ministry of Natural Resources

Nuclear Energy Act

Nuclear Safety and Control Act

Nuclear Fuel Waste Act

Nuclear Liability and Compensation Act

Public Safety Canada

Emergency Management Act
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Health Canada

Health Canada leads the Federal Nuclear Emergency Plan ( FNEP) and is responsible
for coordinating the nuclear emergency response of more than 18 federal organizations
to support affected provinces and territories. 

Ministry of Environment and Climate Change

Environmental Assessment Act 2012

Impact Assessment Act 2019 (administered by Impact Assessment Agency of Canada) 

Canada Environmental Protection Act

Species at Risk Act

Minister of Transportation

Navigation Protection Act

Transportation of Dangerous Goods Act

Minister of Fisheries and Oceans

Fisheries Act

Agencies
Canadian Nuclear Safety Commission

The Canadian Nuclear Safety Commission ( CNSC) regulates the use of nuclear energy
and materials to protect health, safety, security and the environment; to implement
Canada’ s international commitments on the peaceful use of nuclear energy; and to
disseminate objective scientific, technical and regulatory information to the public. 

CNSC was established in 2000 under the Nuclear Safety and Control Act and reports to
Parliament through the Minister of Natural Resources. CNSC was created to replace the
former Atomic Energy Control Board, which was founded in 1946. 

Regulates nuclear facilities at all life cycle stages from planning to operation to
decommissioning through licensing and regulatory processes. 

The CNSC has up to seven appointed permanent members whose decisions are
supported by more than 800 employees. These employees review applications for
licences according to regulatory requirements, make recommendations to the
Commission, and enforce compliance with the Nuclear Safety and Control Act, 
regulations, and any licence conditions imposed by the Commission. 

The CNSC issues regulatory documents ( REGDOCs) that outline policies that guide the
nuclear sector in Canada and practices required of the sector. For example, REGDOC-
2.11, Framework for Radioactive Waste Management and Decommissioning in Canada
provides an overview of the governance and regulatory framework for radioactive waste
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management and decommissioning in Canada. These documents are periodically
updated through a process that offers opportunities for public and industry comment. 

The CNSC regulates operations through monitoring, compliance and enforcement. 

Impact Assessment Agency of Canada ( formerly Canadian Environmental
Assessment Agency) 

Conducts EAs for major infrastructure and energy projects including new nuclear
reactors, nuclear refurbishments, and new nuclear storage. 

Joint Review Panels

Formed by the Impact Assessment Agency of Canada ( IAAC) for Environmental
Assessments ( EA) / licencing of major nuclear projects and may include experts from
both CNSC and IAAC. 

Atomic Energy of Canada Limited

As a federal Crown corporation, Atomic Energy of Canada Limited’ s (AECL) mandate is
to enable nuclear science and technology and to protect the environment by fulfilling the
government of Canada’ s radioactive waste and decommissioning responsibilities. 

AECLs mission is to realize value to Canadians by driving nuclear innovation, creating a
state-of- the-art nuclear campus, and cleaning up our legacy wastes. 

AECL receives federal funding to deliver on its mandate and reports to Parliament
through the Minister of Natural Resources. It also leverages the unique capabilities at its
sites to support industry and other third parties on commercial terms. 

AECL delivers its mandate through a long- term contract with Canadian Nuclear
Laboratories for the management and operation of its sites. 

Nuclear Waste Management Organization

Non-profit agency established in 2002 by the energy generators under the Nuclear Fuel
Waste Act. Responsible for designing and implementing Canada’ s adaptive phased
management plan for long- term management of used nuclear fuel. 

Includes public engagement, site selection ( since 2010) and facilities and equipment
design. 
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Appendix D: nuclear generating station lifecycle
note to reader: graphics are all being designed) 

The lifecycle of a nuclear generating station can extend over more than a century. 
Public engagement and community benefits are highly visible as the station is planned
and built. Direct and indirect employment and development of the supply chain are clear
benefits during the operational phases and refurbishment. At the end of the facility life
cycle, attention turns to declining employment and the need to safely deactivate then
dismantle the station, dispose of waste materials and restore the site to new uses. 

The CNSC issues four types of licences for a nuclear power plant that align with the
lifecycle stages: site preparation, construction, operation, and decommissioning. 
CNSC, 2021) 
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Appendix E: radioactive waste stored in Durham Region
A variety of low- and intermediate- level radioactive waste and used nuclear fuel is
presently safely stored in Durham Region at facilities licensed by the CNSC. NRCan is
in the process of updating the federal policy governing radioactive waste. In 2007, the
NWMO was mandated to develop a deep geological repository for used nuclear fuel. 
The deep geologic repository will begin to accept used fuel from interim storage facilities
including Pickering and Darlington in the mid-2040s. In 2021, they were additionally
tasked with developing an integrated strategy for the management of low- and
intermediate- level wastes. 

NWMO is continuing to monitor worldwide developments in advanced fuel cycles, 
including fuel reprocessing and recycling technologies and determine if Canada’ s used
fuel may be partially reused. 14

Port Hope Area Initiative
The Port Hope Area Initiative ( PHAI) is a federal initiative for the remediation of
contaminated sites and safe, long- term management of historic low-level radioactive
waste resulting from the operations of Eldorado Nuclear Limited. The site is owned by
Atomic Energy of Canada Limited ( AECL), a federal crown corporation mandated to
enable nuclear science and technology and to fulfil the government of Canada’ s
radioactive waste and decommissioning activities. AECL has a long-term contract with
Canadian Nuclear Laboratories to fulfil this mandate. 

The Eldorado Nuclear Limited uranium refinery operated in Port Hope from the 1930s to
the 1980s. The estimated 1.2 million cubic metres of low-level waste in the Port Hope 15

area represents 93% of the historic low-level radioactive waste in Canada 16. 

The Port Granby site at the south- eastern boundary of the Municipality of Clarington
contained low-level radioactive waste deposited between 1955 and 1988. 
Approximately 1.3 million tonnes of waste have been relocated from the former Port
Granby waste management facility on the shore of Lake Ontario to a new, engineered
above ground mound about 750 metres north of the legacy site. The facility includes an
engineered aboveground mound and dedicated wastewater treatment facility. 

This management approach was selected following the Environmental Assessment
EA) for the Port Granby Project, conducted from 2002 to 2008, which included detailed

environmental and technical studies and extensive public consultation. It was endorsed
by the federal government and the Municipality of Clarington Council. 

In 2011, the CNSC granted a licence for the Port Granby Project to proceed. In 2012, 
Canada committed $ 1.28 billion for the PHAI, including $ 273 million over 10 years for
the Port Granby Project. Site preparation work began in 2015 and the mound was
successfully capped in October 2021.  It has systems in place to monitor the site for
hundreds of years. Clarington has confidence in the Port Granby facility. 
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Pickering Nuclear Generating Station
The Pickering Nuclear Generating Station began operating in 1971. This station
currently houses 396,935 bundles of used nuclear fuel in wet storage ( cooling pools) 
and 395,494 bundles in four dry storage facilities. 17 Two additional waste management
buildings and a new processing building are planned by 2028. Low- and intermediate-
level waste from Pickering operations has historically been shipped for processing and
storage at the OPG Western Waste Management Facility in Kincardine. There is also
1,012 cubic metres of intermediate- level waste from the refurbishment of Pickering A
stored in dry storage modules. 18 The used fuel and intermediate- level wastes are safely
stored in interim waste facilities licensed by the CNSC. 

The current operating licence allows OPG to operate the Pickering Nuclear Generating
Station until the end of 2024 and then begin the first steps of decommissioning
defueling, dewatering, preparing for safe storage) until 2028. The total projected used

fuel waste by the end of that process would be 781,000 bundles. The Province of
Ontario has asked OPG to seek CNSC approval to operate some reactors through
2025. 

According to OPG’s Pickering Preliminary Decommissioning Plan (PDP), 19 the used fuel
will remain onsite until the NWMO DGR is available. Dismantling and demolition of the
station will not begin until all used fuel has been removed. 

The decommissioning process will produce 62,016 cubic metres of low-level radioactive
waste and 6,102 cubic metres of intermediate- level waste. 20 According to the PDP, this
waste was to be sent to the proposed low- and intermediate- level waste DGR in
Kincardine, Ontario. However, OPG withdrew the DGR application in Spring 2020. 
Restoration of the Pickering site for beneficial reuse occurs after the low- and
intermediate- level waste is removed. 

Darlington Nuclear Generating Station
The Darlington Nuclear Generating Station currently houses 313,853 bundles of used
nuclear fuel in wet storage and 271,015 bundles in dry storage containers. In addition, 
628 cubic metres of intermediate- level retube waste is stored onsite in regulated
containers. 21 With the refurbishment underway, generation at the site is expected to
conclude in 2055, at which point there is expected to be 1.271 million used fuel bundles
on site. 

The refurbishment project produces low- and intermediate- level waste which is also
being stored onsite. Used fuel and intermediate- level wastes are safely stored in interim
waste facilities licensed by the CNSC. 
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Appendix F: upcoming CNSC licence hearings
Over the next decade, eight licensing hearings are anticipated related to the nuclear
facilities in Durham Region. 

Timeframe Type of CNSC licence application

2022 Phase III – Consolidation of waste nuclear substance licence for Port
Hope/ Port Granby Facilities – long- term maintenance and monitoring

2022 Expected – Licence to extend Pickering Nuclear Generating Station
operations to 2025

Early 2023 Darlington Waste Management Facility – Licence renewal

2024 Darlington New Nuclear Project – Licence to construct a new reactor

Fall 2025 Darlington Nuclear Generating Station – Licence renewal

Spring
2027

Pickering Waste Management Facility – Licence renewal

2028 Darlington New Nuclear Project – Licence to operate a power reactor

2031 Darlington New Nuclear Project – Renewal of licence to prepare the site
for potential future reactors
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Notes

1 From Wallace, S. I. (2020) in references. 
2 Ontario Power Generation is an agency of the province of Ontario. 
3 From Office of Nuclear Energy ( 2021) in references. 
4 Adapted from Schlömer S., et al. (2014). See references. 
5 From Canadian Nuclear Safety Commission Transport FAQs ( 2021) in references. 
6 From Ministry of Energy, the end of Coal (2021) in references. 
7 Radiation Health in Durham Region reports available upon request from the Durham

Region Health Department. 
8 From Ontario’ s Nuclear Advantage ( 2021) in references. 
9 From Office of the Premier ( 2021) in references. 
10 Ontario Power Generation also owns two nuclear generating stations that are leased

to Bruce Power. 
11 From Ontario Power Generation, About us (2021) in references. 
12 From Ontario Power Generation, OPG paving the way for small modular reactor

deployment ( 2020) in references. 
13 From Ontario Power Generation, the unseen wonders of nuclear power ( 2021) in

references. 
14 From Nuclear Waste Management Organization, Watching brief on advanced fuel

cycles and alternative waste management technology ( 2021) in references. 
15 From the Canadian Nuclear Safety Commission, Seventh Canadian National Report

for the Joint Convention ( 2020) in references. 
16 From Natural Resources Canada, Inventory of Radioactive Waste in Canada ( 2016) 

in references. 
17 From Gobien. M., and Ion, M. (2020) in references. 
18 From the Canadian Nuclear Safety Commission Inventory of Radioactive Waste in

Canada in the Seventh Canadian National Report for the Joint Convention ( 2019). 
See references. 

19 From OPG, letter to CNSC, 2017 Submission of Preliminary Decommissioning Plans
including P-Plan-00960- 0001 R002 – Pickering Generating Stations A & B, CD#N-
CORR- 00531- 18384. 
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20 From the Canadian Nuclear Safety Commission Inventory of Radioactive Waste in
Canada in the Seventh Canadian National Report for the Joint Convention ( 2019). 
See references. 

21 Ibid. 
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