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Sent via email 

April 26, 2022 

Maya Harris 
Manager, Community Planning & Development 
Ministry of Municipal Affairs and Housing 
777 Bay Street, 13th Floor 
Toronto, ON M7A 2J6 

Dear Ms. Harris: 

RE: Envision Durham – Growth Management Study Land Need 
Assessment – Staff Recommendation on a Land Need 
Scenario (Report #2022-P-**), Our File: D12-01 

As a follow-up to our correspondence on March 11, 2022, advising 
you of the Region’s release of the Growth Management Study (GMS) 
consultant’s Alternative Land Need Scenarios Assessment Summary 
Report (#2022-INFO-19), please note that an early release of 
Regional staff’s recommendations on a Land Need Scenario (Report 
#2022-P-**) was published today. This recommendation report will be 
presented to the Planning & Economic Development Committee on 
May 3 at 9:30 am. 

The release of Regional staff’s recommendations on a preferred land 
need scenario represent the completion of the first phase of the GMS 
under Envision Durham. Upon Regional Council’s endorsement of a 
preferred land need scenario, and the associated quantum of 
additional urban land need, the GMS will proceed to evaluate the 
most suitable location(s) for Settlement Area Boundary Expansion 
(i.e. Phase 2 of the process). 

A copy of this report is being forwarded to all Envision Durham 
Interested Parties, Durham’s area municipalities, Indigenous 
communities, conservation authorities, the Building Industry and 
Land Development (BILD) – Durham Chapter, Durham Region 
Homebuilders Association and the Ministry of Municipal Affairs and 
Housing. Circulation is also being provided to agencies and service 
providers that may have an interest in long-term growth planning in 
the region (school boards, hospitals, utility providers, etc.), as well as 
any persons that have made a submission for a Settlement Area 
Boundary Expansion request. 
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The Regional 
Municipality of Durham 
Planning and 
Economic 
Development 
Department 
Planning Division 
605 ROSSLAND RD. E. 
LEVEL 4 
PO BOX 623 
WHITBY, ON L1N 6A3 
CANADA 
905-668-7711 
1-800-372-1102 
Fax: 905-666-6208 
Email: 
planning@durham.ca 
durham.ca 

Brian Bridgeman, MCIP, 
RPP 
Commissioner of 
Planning and Economic 
Development 

 

To ensure you receive the most up to date project information, please 
subscribe directly through the Envision Durham project web page at 
durham.ca/EnvisionDurham and click on the blue “Receive email 
updates” at the bottom of the page. 

Please call if you would like any additional information. 

Yours truly, 

Gary Muller 
 
Gary Muller, MCIP, RPP 
Director of Planning 
 
 
 
 
c: Circulation list 

B. Bridgeman, Commissioner of Planning and Economic 
Development, Region of Durham 
J. Kelly, Region of Durham – for distribution to all other 
Interested Parties 
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2564 

EARLY RELEASE OF REPORT 

The Regional Municipality of Durham 

Report To: Planning and Economic Development Committee 
From: Commissioner of Planning and Economic Development 
Report: #2022-P-** 
Date: May 3, 2022 

Subject: 

Envision Durham – Growth Management Study Land Need Assessment - Staff 
Recommendation on Land Need Scenarios, File D 12-01 

Recommendation: 

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

A) That Community Area Land Need Scenario 4 be endorsed, as follows: 

i) an intensification rate of 50%; 

ii) an overall Designated Greenfield Area density target of 60 people and jobs per 
hectare by 2051; 

iii) a unit mix consisting of 28% low density units, 28% medium density units, 41% 
high density units, and 3% secondary units; 

iv) an additional Community Area urban land need of 950 hectares (2,348 
acres). 

B) That Employment Area Land Need Scenario 2 be endorsed, as follows: 

i) a vacant Employment Area density target of 27 jobs per hectare; 

ii) an employment intensification rate of 20%; 

iii) an additional Employment Area urban land need of 1,171 hectares (2,894 
acres). 
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C) That future Regional Official Plan policies for the required settlement area boundary 
expansion area address sustainability practices to reduce greenhouse gas 
emissions, energy and water consumption, and waste generation through measures 
including: 

i) The phasing of new growth in any settlement area boundary expansion area 
be undertaken in an orderly and sequential manner; 

ii) the establishment of multi-modal transportation opportunities, and active 
transportation facilities to encourage healthy and active living, and smart 
transportation technologies; 

iii) implementation of measures to ensure communities are resilient to our 
changing climate through infrastructure, building, housing unit and community 
design and construction practices; 

iv) the use of low-carbon and smart energy systems and technologies at the 
district scale or building-scale in these new areas; 

v) protection and enhancement of the Regional Natural Heritage System; and 

vi) providing strong connections between employment areas and community 
areas to contribute to economic sustainability; 

D) That staff be directed to proceed to Phase 2 of the Growth Management Study to 
identify, assess and consult on candidate locations for settlement area boundary 
expansion and report back following the completion of the consultation process; 

E) That a copy of this report be forwarded to Durham’s area municipalities, Indigenous 
communities, conservation authorities, the Building Industry and Land Development 
Association (BILD), 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 2), the Ministry of Municipal Affairs and Housing, the Envision 
Durham Interested Parties List, and any persons that have made a submission for a 
settlement area boundary expansion request. 
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Report: 

1. Glossary of Terms 

1.1 A Glossary of key terms can be found in Appendix 1 which provides explanations for 
terms used in this report such as “Intensification Rate”, “Designated Greenfield Area 
Density”, “Low” “Medium” “High Density Unit”, “Missing Middle”, and “Market 
Demand”. 

2. Purpose 

2.1 The purpose of this report is to present Regional Planning staff’s recommended land 
need scenario for Community Areas and Employment Areas. Council’s 
endorsement of a preferred land need scenario will represent the completion of 
Phase 1 of the Growth Management Study (GMS).  The purpose of Phase 1 is to 
establish the quantum of additional urban land needed to accommodate the 
province’s forecasted population and employment for the Region to the year 2051. 

2.2 Through extensive analysis and a fulsome consultation process, staff recommend 
that Community Area Land Need Scenario 4 and Employment Area Land Need 
Scenario 2 be endorsed. Community Area Land Need Scenario 4 best balances the 
objectives of providing a housing supply that will support a full range of demographic 
and socio-economic needs, while also promoting more compact and higher density 
communities, support downtowns and existing and planned transit, and limit 
settlement area boundary expansion to only what is needed to accommodate 
population related growth. Employment Area Land Need Scenario 2 will provide the 
Region with a sufficient supply of new employment lands over the long term, while 
also encouraging the more intensive and higher-order use of existing employment 
lands, thereby reducing the need for further settlement area boundary expansion. 

2.3 Upon Council’s endorsement of a preferred land need scenario for Community 
Areas and Employment Areas, Phase 2 of the GMS will identify candidate locations 
for settlement area boundary expansion. This work will be done in consultation with 
Durham’s area municipalities.  Regional population and employment forecasts will 
then be allocated to each of Durham Region’s eight area municipalities. 

3. Background 

3.1 As a key component of Envision Durham, a GMS is being undertaken. The first 
phase focuses on the completion of a Land Needs Assessment (LNA), which is a 
requirement of the Growth Plan that must be completed to demonstrate the need for 
any proposed settlement area boundary expansions. The Region’s LNA must 
implement, at a minimum, the provincial population and employment forecasts 
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assigned to Durham and also follow a series of steps and requirements that are 
detailed in the Provincial Land Needs Assessment Methodology for the Greater 
Golden Horseshoe. The LNA is a detailed review of the Region’s land base to 
determine how much of the Growth Plan population and employment forecasts (1.3 
million people and 460,000 jobs to the year 2051) for Durham can be 
accommodated within existing urban areas, in the built-up area, and the designated 
greenfield area (DGA). Any growth that cannot be accommodated within existing 
urban areas would trigger a requirement for additional urban land by means of a 
Settlement Area Boundary Expansion. The Growth Plan for the Greater Golden 
Horseshoe directs upper and single-tier municipalities to plan for complete, resilient 
and transit-oriented communities by taking an “intensification first” approach, while 
addressing housing affordability and supply through their Growth Plan conformity 
exercises. 

3.2 The Region’s GMS was initiated in 2019, with Urban Strategies Inc. and Watson 
and Associates Economists Ltd. retained in a consulting capacity to undertake the 
major technical components. Prior to engaging the consultant team, regional staff 
worked with area municipal staff to collect and update the necessary data and 
background information to support the study. This included compiling various data 
sets related to development applications (subdivisions, condominiums, site plans, 
etc.), geocoded Building Permit data, updating the Regional Employment Land 
Inventory, as well as assembling other relevant underlying GIS data such as the 
Regional and Area Municipal Official Plan designation layers. 

3.3 Certain area specific studies were also initiated as parallel work streams that 
support the overall GMS. This included the evaluation of Major Transit Station 
Areas, which were first delineated in consultation with area municipal staff in 2019. 
More recently Regional Council adopted Amendment #186 to the Regional Official 
Plan which will implement refined MTSA delineations and include implementing 
policies. 

3.4 Area specific evaluations of other structural elements of the Region’s Official Plan 
have also been conducted including Urban Growth Centres, Regional Centres, and 
Regional Corridors. Also in consultation with area municipal staff, an evaluation of 
46 site specific employment area conversion requests was undertaken. Staff’s 
recommendations and Council’s decision on these requests were completed in 
December of 2021. Employment area conversions, which reduce the amount of 
existing Employment Area land, but increase the amount of Community Area land, 
have been taken into account when calculating the amount of land required to 
accommodate population and employment growth to the year 2051. 
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3.5 The Region’s GMS is guided by the policies and requirements of the Growth Plan, 
including minimum density targets and land use planning objectives. Each of the key 
targets of the Growth Plan have been tested, using the latest available data and 
through mapping-based evaluations. Through this work, various objectives will have 
been met, including achieving a minimum intensification target of 50% for Durham 
Region, while providing a “market based” housing supply. 

3.6 As reported in the Annual Subdivision/Condominium Activity Report for 2020, there 
were a total of 33,357 draft approved residential units and 25,714 residential units 
in-process (i.e. not yet draft approved) region-wide, indicative of an active housing 
supply being brought to market in the Region’s existing Urban Area. Assuming a 
forecasted average annual rate of 7,300 housing completions per year, there would 
be an 8-year supply of residential units in draft approved plans and pending 
developments. 

3.7 In developing its recommended scenarios, the Region’s GMS has considered 
regional trends in development and construction activity. Current trends reveal that 
construction of high density (apartment) units accounted for 29% of building permits 
from 2015-2019, and 41% of building permits issued in 2020. 

3.8 During the summer and early fall of 2021, four Technical Reports were released as 
part of the draft LNA for public review and comment. The Technical Reports 
included a number of key recommendations to the Region for completing the LNA, 
as noted below: 

• The Region Wide Growth Analysis (released on July 2, 2021) presented 
region-wide population and employment forecasts, various trends in 
demographics, unit mix, housing prices, and built form. The Report included a 
forecast housing unit mix for new units being built during the 2021 to 2051 
timeframe of 22% low density units, 31% medium density units, and 48% high 
density units. 

• The Housing Intensification Study Technical Report (released on 
September 3, 2021) evaluated the supply and demand for housing within the 
built-up area, including a detailed assessment of likely opportunities and 
supply potential for intensification and associated population and employment 
accommodation. The Report revealed the region can readily accommodate a 
significant level of intensification and recommended a regional intensification 
target of 50%, consistent with the Growth Plan. 
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• The Employment Strategy Technical Report (released on September 24, 
2021) provided an assessment of trends in employment and analyzed the 
current state of the region’s Employment Areas, provided recommendations on 
Employment Area conversions, and recommended an overall Employment 
Area density target of 26 jobs per hectare. The Report concluded that an 
additional 1,164 hectares (2,876 acres) of Employment Area land would need 
to be added to the urban area boundary in order to accommodate future 
employment growth to the year 2051. 

• The Community Area Urban Land Needs Technical Report (released on 
October 1, 2021) evaluated the existing state, current trends, and long-term 
development potential of designated greenfield areas (i.e. lands within the 
urban area boundary that are outside of the built-up area). The Report 
provided a recommended overall designated greenfield areas density target of 
64 people and jobs per hectare and an additional Community Areas land need 
of 737 hectares (1,821 acres). 

3.9 Just over 100 written submissions were received on the four Technical Reports. The 
submissions included a mixture of detailed technical and expert commentary, 
stakeholder comments on site specific requests being considered through Envision 
Durham (i.e. certain employment area conversion requests and settlement area 
boundary expansion requests), and more generalized statements about what the 
Region’s LNA / growth in Durham should achieve. A summary of the comments and 
the Region / consultant team’s response can be found here. 

3.10 Correspondence on the four Technical Reports from BILD, other development 
interests, certain area municipalities and others voiced concern that the original 
proposed housing unit mix was too heavily weighted towards high density forms of 
housing. These submissions were suggesting that the proposed housing unit mix 
did not adequately represent the market demand for low density housing (i.e. single 
detached dwellings). 

3.11 Other correspondence, including individual members of the public, certain area 
municipal comments and other organizations indicated that the draft LNA targets 
were either appropriate, or could be further adjusted to limit settlement area 
boundary expansions by maximizing higher density intensification opportunities. 
These submissions include 62 individual pieces of correspondence sent to the 
Regional Chair citing the desire for higher densities in the designated greenfield 
areas, increased secondary units in existing dwellings, and no further urban 
boundary expansion. 
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3.12 In response to the above comments, Regional Planning staff agreed at the October 
5, 2021, Planning and Economic Development Committee to run modelling and 
assess a range of alternative land need scenarios. 

4. Previous Reports and Decisions 

4.1 A list of previous reports and decisions is provided in Appendix 1. 

5. Alternative Land Need Scenario Modelling and Assessment Outcomes 

5.1 Alternative scenario modelling was conducted by looking at two separate policy 
areas – Community Areas and Employment Areas. Community Areas accommodate 
population related growth including future housing and population related jobs (i.e. 
shopping, schools, offices, etc.). Employment Areas accommodate forms of 
employment growth such as manufacturing, warehousing, other similar forms of 
industrial type job growth requiring separation from residential areas, as well as 
offices and certain service commercial uses. 

5.2 Five alternative Community Area scenarios and two Employment Area scenarios 
have been modelled and assessed.  The relative performance of each Community 
Area Land Need Scenario was compared based on theme areas of Conformity with 
the Growth Plan, Regional Priorities, Future Forward Planning, and Regional Official 
Plan and Envision Durham Planning Objectives. A summary of the modelling 
outcomes and assessment results is described in the “Alternative Land Need 
Scenarios Assessment Summary Report” (see Attachment #1) and an updated 
Technical Appendix to the Summary Report was also prepared (see Attachment 
#2). Each scenario and land need outcome is summarized below. 
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Figure 1: A graphic describing how the alternative scenarios modelling process works, 
which was used during public consultation. A larger version of the graphic can be found 
here. 

Alternative Land Need Scenarios 

5.3 A range of alternative Community Area scenarios has been modelled representing a 
spectrum of future land need outcomes. The scenarios provide a variety of options 
for accommodating population related growth and have been arranged from lowest 
density housing mix (and highest land need), to highest density housing mix (and 
lowest land need). 
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Community Area Land Need Scenarios 

Scenario 1 

Emphasis on 
low-density 
housing 
(“Hemson”)1 

Scenario 2 

Primarily 
low-density 
housing 

Scenario 3 

Shifting the 
unit mix 

Scenario 4 

Balancing 
the unit mix 

Scenario 5 

Emphasis on 
higher 
densities 

Housing Unit 
Mix of new 
units: 

Low: 56% 

Medium: 23% 

High: 19% 

Secondary 
units: 2% 

Housing Unit 
Mix of new 
units: 

Low: 39% 

Medium: 26% 
High: 32% 

Secondary 
units: 3% 

Housing Unit 
Mix of new 
units: 

Low: 34% 

Medium: 30% 

High: 33% 

Secondary 
units: 3% 

Housing Unit 
Mix of new 
units: 

Low: 28% 

Medium: 28% 
High: 41% 

Secondary 
units: 3% 

Housing Unit 
Mix of new 
units: 

Low: 20% 

Medium: 31% 

High: 47% 

Secondary 
units: 3% 

Intensification 
Rate: 35% 

Intensification 
Rate: 45% 

Intensification 
Rate: 50% 

Intensification 
Rate: 50% 

Intensification 
Rate: 55% 

Designated 
Greenfield 
Area Density: 
50 people and 
jobs per 
hectare 

Designated 
Greenfield 
Area Density: 
55 people and 
jobs per 
hectare 

Designated 
Greenfield 
Area Density: 
57 people and 
jobs per 
hectare 

Designated 
Greenfield 
Area Density: 
60 people and 
jobs per 
hectare 

Designated 
Greenfield 
Area Density: 
64 people and 
jobs per 
hectare 

New 
Community 
Area Land 
Need: 5,400 
hectares 
(13,344 acres) 

New 
Community 
Area Land 
Need: 2,600 
hectares 
(6,425 acres) 

New 
Community 
Area Land 
Need: 1,500 
hectares 
(3,707 acres) 

New 
Community 
Area Land 
Need: 950 
hectares 
(2,348 acres) 

New 
Community 
Area Land 
Need: 0 

Note: Totals may not add due to rounding. 

 
1Refers to the Growth Plan background technical report entitled: “Greater Golden Horseshoe: Growth 
Forecast to 2051”, prepared by Hemson Consulting, dated August 26, 2020, which identified a unit mix for 
Durham that is largely oriented towards low density housing. The background report acknowledges that the 
unit mix does not replicate/predict an appropriate unit mix that would be determined through a municipal 
comprehensive review. However, at the request of a number of stakeholders, planning staff agreed to 
model and assess the outcome of applying the Hemson unit mix.
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5.4 Employment Area Scenario 1 is consistent with the initial Technical Report 
outcomes described in Section 2.2. b) of this report but was updated to incorporate 
additional Employment Area conversions endorsed by Regional Council and other 
minor refinements. Employment Area Scenario 2 has tested a higher employment 
intensification rate. 

Employment Area Land Need Scenarios 

Scenario 1 Scenario 2 

Vacant Employment Area Density 
Target: 27 Jobs per gross hectare 

Vacant Employment Area Density 
Target: 27 Jobs per gross hectare 

Employment Intensification Target: 
15% 

Employment Intensification Target: 
20% 

New Employment Area Land Need: 
1,351 hectares (3,338 acres) 

New Employment Area Land Need: 
1,171 hectares (2,894 acres) 

6. Results of Public Consultation 

6.1 The Alterative Land Need Scenarios Assessment Summary Report (Attachment #1) 
was posted on the Envision Durham website on March 10, 2022 for public review for 
a 35 day consultation window, ending April 14, 2022. A virtual Public Information 
Centre (PIC) was hosted on March 24, 2022 and a feedback survey on the alterative 
scenarios was made available during the consultation window. 

6.2 Public consultation was supported through a newspaper advertisement, public 
service announcements, posts on social media platforms, email notifications and 
report circulation. Early engagement with the Area Municipal Working Group also 
took place on February 17, 2022 to provide an overview of the key scenario 
parameters, assessment framework, and advise of the pending release of the 
Summary Report. 

Public Information Centre 

6.3 The virtual Public Information Centre (PIC) was hosted on March 24, 2022 from 
7:00pm to 8:45pm. The PIC included presentations from planning staff to provide 
context and an overview of key scenario modelling concepts, and the GMS 
consultant team to provide the scenario modelling outcomes and the assessment 
results. Following the presentations, a project team panel answered questions from 
PIC participants. The PIC was well attended, with over 130 attendees at its peak. 
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6.4 Two poll questions were posed to participants. Poll question 1 asked what future 
growth in Durham should be characterized as. A total of 94 participants responded, 
with the results as follows: 

• 39% - Balancing growth through intensification and greenfield development
in new urban expansion areas.

• 38% - Focusing on intensification and minimizing new urban expansion
areas.

• 20% - Focusing on greenfield development in new urban expansion areas,
while having a lower rate of intensification.

• 2% - Unsure.

6.5 Poll question 2 asked which Community Area Land Need Scenario best aligned with 
the preferred vision for growth for Durham over the next 30 years. A total of 90 
participants responded, with the results as follows: 

• 29% - Scenario 4
• 28% - Scenario 5
• 19% - Scenario 2
• 19% - Scenario 3
• 6% - Scenario 1

6.6 The poll question results identified a preference for future growth to be 
characterized as balanced or intensification focused, with Community Area Land 
Need Scenarios 4 and 5 having scored closely as the most preferred options 
(combined, Scenarios 4 and 5 accounted for 57% of poll selections). 

6.7 At the conclusion of the PIC session, participants were reminded they could provide 
additional input on the alternative land need scenarios by completing the feedback 
survey. 

Alternative Land Need Scenario Feedback Survey 

6.8 A feedback survey on the alternative land need scenarios was available on the 
Envision Durham website during the 35-day consultation window, from March 10 to 
April 14, 2022. The survey consisted of 15 questions and typically took respondents 
less than 10 minutes to complete. A total of 589 people completed the survey. 
Reponses came from across the region, with representation from all of Durham’s 
eight area municipalities. A mix of homeowners, tenants, business owners, those 
who work in Durham, and students, participated. The survey results are detailed in 
Appendix 3 to this report, with some key highlights provided below. 
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6.9 Similar to poll question 1 from the PIC, survey question 4 asked what future growth 
in Durham should be characterized. Responses were as follows: 

• 63% - Focusing on intensification and minimizing new urban expansion 
areas. 

• 20% - Balancing growth through intensification and greenfield development 
in new urban expansion areas. 

• 14% - Focusing on greenfield development in new urban expansion areas 
while having a lower rate of intensification. 

• 3% - Unsure. 

6.10 Survey question 5 sought input on the key principles being used to assess the 
alternative scenarios by asking respondents to rank the principles in order of 
importance. The scoring results ranked the principles in the following order: 

• Protecting Agricultural and Rural Systems, Preparing for Climate Change, 
and Achieving Sustainable Development (Score 4.01). 

• Setting up Strategic Growth Areas for Success (Score 3.21). 
• Housing Market Choice (Score 2.87) 
• Achieving Targets (Score 2.6) 
• Competitive Economic and Employment Conditions (Score 2.4). 

6.11 Similar to poll question 2 from the PIC, survey question 12 asked respondents to 
rank the five Community Area scenarios in order of preference. The scenarios were 
ranked in the following order: 

• Scenario 5 
• Scenario 4 
• Scenario 3 
• Scenario 2 
• Scenario 1 

6.12 Survey question 13 asked respondents to identify their preferred Employment Area 
scenario. Employment Land Need Scenario 2 received 78% of responses, while 
Employment Land Need Scenario 1 received 22%. 

6.13 Survey participants were also provided with the opportunity to submit additional 
comments through the survey or by attaching a separate document to the survey. 
182 persons provided additional comments, and 29 supplementary documents were 
attached to the survey. Some common themes were observed in these additional 
comments, as follows: 

016



Report #2022-P -** Page 13 of 41 

• Provide a cost breakdown of each scenario; 
• Protect the Carruthers Creek Headwaters/add it to the Greenbelt Plan; 
• There should be no airport on the federal lands in Pickering/add it to the 

Rouge National Urban Park; 
• New growth should focus on intensification and achieve efficient built form, 

higher densities and sustainable forms of development; 
• Housing affordability and suitability, based on demographics and tenure, is 

key (e.g. single detached dwellings should not be only in reach for the 
wealthy); 

• Protect agricultural and environmental lands and features; 
• Decisions of where to grow should be strongly informed by the Provincial 

Agricultural System; 
• Stop sprawl and minimize the impacts of a changing climate; and, 
• There should be a no Employment Area expansion scenario. 

6.14 In summary, similar to the PIC, the feedback survey results identified a preference 
for higher density land need scenarios which produce lower additional urban area 
land needs. A more fulsome summary of the Survey results is found in Appendix 3. 

Written Submissions on Alternative Land Needs Scenarios 

6.15 In addition to input received at the virtual PIC and through the feedback survey, a 
number of written submissions have also been received. At the time of writing this 
report, over 230 similarly worded emails have been received which request the 
Region to implement a preferred land need scenario which requires no urban 
boundary expansion for either Community Area or Employment Area purposes. 
This is to be achieved by implementing a modified Community Area Scenario 5 and 
Employment Area Scenario which: 

• Increase the minimum density target for Designated Greenfield Areas to 90 
people and jobs per hectare. 

• Increase the number of detached secondary units. 
• Increase the number of new townhouses and semi-detached dwellings for 

existing built-up areas. 
• Enact strong policies which ensure high-density developments include 

family friendly units. 
• Redesignating excess Community Areas in the Designated Greenfield 

Areas to Employment Areas. 
• Significantly increasing planned Employment Area land (job) densities and 

planning for more dense types of employment. 
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6.16 The submission also requests a full breakdown of costs to the taxpayer for each 
scenario. As further discussed in Section 7 and provided in Attachment #2, the final 
assessment of the alternative scenarios was updated to consider, at a high level, 
the implications of per capita servicing costs associated with the various Community 
Area Scenarios. 

Area Municipal Positions 

6.17 Durham’s area municipalities have also reviewed the alternative scenarios and 
have been formalizing municipal positions through their Committee and Council 
reporting structures. The area municipalities provided a variety of responses, with 
no clear consensus. 
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Area Municipality Preferred Community 
Area Land Need 

Scenario 

Preferred Employment 
Area Scenario 

Ajax (April 4 Community affairs 
and Planning Committee 
Recommendation to Council) 

Scenario 5 Scenario 2 

Brock (April 19 staff 
recommendation to Council) 

Scenario 4 No preference identified 

Clarington (April 25 staff 
recommendation to Planning 
and Development Committee) 

Request that the Region 
release Clarington 
specific allocations 
before making a decision 
or Modified Scenario 2* 

Request that the Region 
release Clarington specific 
allocations before making a 
decision 

Oshawa (April 11 Development 
Services Committee 
Recommendation to Council)  

Modified Scenario 2** No preference identified 

Pickering (April 4 Planning and 
Development Committee 
Recommendation to Council) 

Modified Scenario 2*** Scenario 1 

Scugog (April 11 Planning and 
Community Affairs Committee) 

Scenario 4 Scenario 1 

Uxbridge Uxbridge representatives advised they will not be 
reporting on a preferred alternative scenario, given the 
unique growth and servicing challenges within the 
Township 

Whitby (April 4 Committee of 
the Whole) 

Recommend a scenario 
similar to Scenario 3, 
that meets Growth Plan 
requirements, and 
provides flexibility for 
local circumstances and 
development trends 

No clear preference 
identified 

*Clarington staff request that the Region release the population and employment forecast, unit mix, and 
intensification and DGA density targets for Clarington (and other area municipalities) prior to selecting a land 
need scenario for the Region. If this is not provided before selecting a scenario, staff supports Community Area 
Land Need Scenario #2 for Clarington, and a modified Community Area Land Need Scenario #2 for the Region 
as a whole which establishes a Regional intensification rate of 50% but provides flexibility for Clarington to have 
a lower intensification rate (35%-40%). 

** Oshawa Development Services Committee recommended a modified Scenario 2 that includes a 50% 
intensification rate, a unit mix of 34% low, 41% medium, and 25% high density units, and a DGA density of 57 
people and jobs per hectare (referred to as the initial BILD Scenario later in this report). 

***Pickering Planning and Development Committee endorsed a modified Scenario 2 that includes a 50% 
intensification rate, a unit mix of 35-40% low, 40-45% medium, and 20-25% high density units, with 3% 
secondary units, and a DGA density of 57 people and jobs per hectare. 
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6.18 Area municipal submissions also included several comments and recommendations 
that have been reviewed by staff. Several municipalities commented that the 
consultation timeframe of 35 days was too short. Others asked that the Region 
include additional assessment principles, such as the servicing/infrastructure cost 
associated with each scenario, the concept of balancing intensification with 
greenfield growth, consideration of local circumstances, the importance of low and 
medium density housing for families, and that certain principles should be weighted 
higher and more important than others. 

6.19 Area municipal submissions also sought clarification on how the alternative 
scenarios would affect their area municipality specifically, how overall Regional 
density targets and unit mixes would be applied locally, and the degree of flexibility 
in establishing local targets. Clarington staff have asked that the Region not make 
any decision on Community Area or Employment Area land need scenarios until 
area municipal population and employment allocations, unit mixes, and density 
targets are provided and not consider any settlement area boundary expansions 
until local allocations are agreed upon. Clarington’s requested approach cannot be 
undertaken at this time as it would represent a substantial deviation from the 
Growth Management Study approach for the LNA. Local allocations are determined 
coincident with settlement area boundary expansions, as the geographic locations 
for growth contribute directly to area municipal population and employment 
allocations. 

6.20 Comments were also received stating that recent secondary plan approvals reflect 
a DGA density target of 50 people and jobs per hectare. The Region was also 
asked to consider the implications of greenfield development in 
proximity/encompassing existing rural settlements and that lower minimum targets 
may be appropriate in such locations. 

Consultation with BILD and input from Development Proponents 

6.21 Planning staff have continued to meet with BILD representatives on a regular basis 
to discuss key project milestones, including multiple meetings held in late 2021 to 
discuss the release of the four LNA Technical Reports. Most recently, planning staff 
met with BILD representatives on April 6th as well as the broader BILD-Durham 
Chapter representative on April 8th. At these meetings, planning staff and the GMS 
consultant team provided information/presentations and answered questions related 
to the alternative scenarios modelling outcomes, assessment results, and 
underlying technical analysis. 
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6.22 BILD and several of its members provided input through a series of meetings and 
emails which recommend that the Region implement a modified version of Scenario 
2. BILD has provided the Region with two different iterations of their proposed 
scenario, described below: 

Initial BILD Modified Scenario 2 

“Much Needed Affordable Middle” 

Refined BILD Modified Scenario 2 

“Much Needed Affordable Middle” 

Housing Unit Mix of new units:  

Low: 34% 

Medium: 41% 

High: 25% 

Secondary units: In Low and Medium 

Housing Unit Mix of new units: 

Low: 33% 

Medium: 38%  

High: 29% 

Secondary units: In Low and Medium 

Intensification Rate: 50% Intensification Rate: 50% 

Designated Greenfield Area Density: 
57 people and jobs per hectare 

Designated Greenfield Area Density: 
57 people and jobs per hectare 

New Community Area Land Need: 
2,600 hectares (6,425 acres) 

New Community Area Land Need: 
~2,500 hectares (~6,178 acres) 

6.23 It is understood that certain area municipal standing committees of Council may 
have received delegations from BILD and endorsed a scenario similar to BILD’s 
initial Scenario described above. The difference between the two BILD scenarios is 
a modest increase in the supply of high-density units, arriving at a similar future 
urban land need outcome. 

6.24 Letter submissions were also received from several consultant firms representing 
development interests. Input in these submissions varied, with support being 
expressed for a full spectrum of different scenarios. A number of technical 
comments were also received which have been reviewed by staff and the GMS 
consultant team. 

6.25 Section 9 of this report provides an analysis of BILD’s suggested scenario.  In brief, 
it is staff’s view that the BILD’s should not be the recommended approach.  BILD’s 
scenario provides a Designated Greenfield Area (DGA) unit mix which is heavily 
oriented towards low and medium-density housing forms, which does not provide 
for a range of housing options in the DGA to support complete communities.  
Additional information is provided in Section 9. 
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Comments from Durham Region Roundtable on Climate Change, Durham 
Agricultural Advisory Committee, and Durham Environmental Advisory Committee 

6.26 Through the Region’s Sustainability Office, Sustainability Solutions Group (SSG) 
was retained to assess the greenhouse gas (GHG) emissions associated with each 
of the Community Area land need scenarios. The analysis did not assess the 
impact of non-residential buildings (i.e. the Employment Area scenarios). 

6.27 SSG’s analysis demonstrated a reduction in GHG emissions as the scenario 
densities increase. Accordingly, Scenario 1 was found to have the highest predicted 
GHG emissions, and Scenario 5 to have the lowest (40% less than Scenario 1). 
Additional commentary was also provided on the financial benefits of achieving a 
more efficient (i.e. higher density) built form which reduces energy consumption and 
auto-dependent modes of travel. The SSG report can be found here. 

6.28 Planning staff presented an overview of the alternative land need scenarios to the 
Durham Region Roundtable on Climate Change (DRRCC) on March 18, 2022. An 
overview of SSG’s draft analysis was also presented. DRRCC formed a 
subcommittee to come forward with recommendations on the alternative land need 
scenarios work to the DRRCC at its April 22, 2022 meeting. 

6.29 At its April 22, 2022 meeting, the DRRCC passed a motion recommending 
Community Area Land Need Scenario 5, and that the advice and recommendations 
from the DRRCC Land Needs Assessment Subcommittee with respect to the 
Alternative Land Need Scenarios Assessment Summary Report be forwarded to the 
Planning Division for consideration.  The advice includes a series of principles and 
recommendations intended to reduce the climate change footprint of new 
development. 

6.30 The Durham Agricultural Advisory Committee (DAAC) considered the alternative 
land need scenarios at its April 12th, 2022 meeting, and passed a motion identifying 
Scenario 5 as its recommended Community Area Land Need Scenario, for 
Committee’s consideration. 

6.31 The Durham Environmental Advisory Committee (DEAC) considered the alternative 
land need scenarios at its April 21th, 2022 meeting, and passed a motion 
recommending Community Area Land Need Scenario 5 and Employment Area 
Land Need Scenario 2, for Committee’s consideration. 
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7. Assessment Refinements and Recommendations 

7.1 In response to comments received during the public engagement process, the GMS 
consultant team revisited the scenario assessment framework. Two key changes 
were made to refine the assessment framework: i) to “un-pack” Principle 4 into three 
separate components to be assessed independently of each other (impact on 
agricultural and rural land, climate change, and sustainable/transit-oriented 
development); and ii) to introduce a new principle that assesses the efficient use of 
land and infrastructure/municipal servicing costs. The updated assessment 
framework consists of the following principles and key questions: 

Principle 1: Achieving Targets 

• Does the scenario achieve the minimum targets of the Growth Plan, before 
advancing additional settlement area boundary expansion? 

Principle 2: Housing Market Choice 

• Does the scenario provide for the development of a fulsome range of 
housing types? 

• Does the scenario respond to market demand? 

Principle 3: Setting up Strategic Growth Areas for Success 

• Does the scenario support the ability of SGAs, including Urban Growth 
Centres, Major Transit Station Areas, Regional Centres, and Regional 
Corridors, to achieve their planned function as higher density, mixed-use, 
and transit supportive urban communities? 

Principle 4: Protecting Agricultural and Rural Systems, preparing for Climate 
Change and Achieving Sustainable Development 

• *New – assessed independently - To what extent would the scenario 
negatively impact existing agricultural and rural areas? 

• *New – assessed independently - Does the scenario provide efficient and 
sustainable development patterns, including transit-oriented development? 

• *New – assessed independently - Does the scenario respond to the 
Region’s Climate Change Emergency declaration? 
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Principle 5: Competitive Economic and Employment Conditions 

• To what extent does the scenario capitalize on the Region’s economic and 
sector strengths, including providing for appropriate Employment Area land 
to ensure Durham remains economically attractive and competitive over the 
long term? 

*New - Principle 6: The Efficient used of land and infrastructure 

• To what degree does the scenario provide for the efficient use of land and 
infrastructure? 

7.2 The revised assessment framework, along with updated assessment results and 
consultant recommendations, are contained in the Alternative Growth Scenarios 
Recommendations Memo (Attachment #3). The principles were applied to each of 
the scenarios and compared to each other and assigned a relative “score”. Green 
was assigned if the principle was achieved, yellow if the principle was partially 
supported/achieved, and red if the principle was not achieved/supported. Principle 1 
was scored on a quantitative basis by measuring the scenario modelling outcome 
against the targets of the Growth Plan, while principles 2-6 were compared on a 
qualitative and relative basis. The assessment results are summarized below. 
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Principle Scenario 1 

Emphasis on 
low-density 
housing 
(“Hemson”) 

Scenario 2 

Primarily 
low-density 
housing 

Scenario 3 

Shifting the 
unit mix 

Scenario 4 

Balancing 
the unit mix 

Scenario 5 

Emphasis on 
higher 
densities 

Principle 1: 
Achieving 
Growth Plan 
Targets 

      

Principle 2: 
Housing 
Market 
Choice 

     

Principle 3: 
Setting Up 
Strategic 
Growth Areas 
for Success 

     

Principle 4a: 
Protecting 
Agricultural 
and Rural 
Systems 

     

Principle 4b: 
Responding 
to Climate 
Change 
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7.3 The consultant’s updated assessment re-confirms the initial results. Scenario 1 
remains the lowest performing option, primarily as it fails to achieve Growth Plan 
targets, poses a challenge to Strategic Growth Areas achieving their planned 
densities/function, has difficulty achieving transit oriented built form and instead 
increases auto dependency and resultant increases in greenhouse gas and CO2 
emissions, and requires the largest quantum of additional urban land. 

7.4 Scenario 2 is also a low-density focused option but has an increase share of 
medium and high-density units. Scenario 2 fails to achieve the intensification target 
and was also found to pose a challenge to achieving transit supportive densities 
outside of Urban Growth Centres and Major Transit Station Areas. While an 
improvement over Scenario 1, Scenario 2 requires the second highest additional 
urban land need and associated impacts on agricultural and rural lands, greenhouse 
gas and CO2, and auto-dependant built form were noted. 

7.5 Scenario 3 achieves the intensification target and also provides a high share of low-
density housing, however, was noted as posing a challenge to the Region’s urban 

Principle Scenario 1 

Emphasis on 
low-density 
housing 
(“Hemson”) 

Scenario 2 

Primarily 
low-density 
housing 

Scenario 3 

Shifting the 
unit mix 

Scenario 4 

Balancing 
the unit mix 

Scenario 5 

Emphasis on 
higher 
densities 

Principle 4c: 
Achieving 
Sustainable 
Development 
including TOD 

     

Principle 5: 
Competitive 
Economic and 
Employment 
Conditions 

     

Principle 6: 
The efficient 
use of land 
and 
infrastructure 
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structure and planned function of Strategic Growth Areas. Accordingly, the scoring 
results for Scenario 3 reflect the issue of achieving the intensification target 
including through the provision of low-density units in locations that would otherwise 
be better suited for higher density and transit supportive development. Scenario 3 
also requires a relatively high amount of additional urban area land and comes with 
the associated increased greenhouse gas emissions and lower servicing per capita 
efficiencies. 

7.6 Scenario 4 was assessed as the highest performing outcome, a result of meeting 
the Growth Plan targets, creating land use patterns that make efficient use of land 
and infrastructure, providing for a range of housing options, enabling transit 
supportive development in Strategic Growth Areas, and requiring the second lowest 
additional urban land need. 

7.7 Scenario 5 was also assessed as a high performing option, but was noted as likely 
to result in more high-density housing being supplied than can be absorbed by 
market demand. 

7.8 In their memo, the GMS consultant team has recommended the Region proceed 
with Community Area Land Need Scenario 4. For Employment Areas, the consultant 
team recommends that achieving a 20% intensification rate as proposed in 
Employment Area Scenario 2 is achievable and can be monitored over the long 
term and revisited if necessary, during the next Municipal Comprehensive Review. 
Accordingly, the GMS consultant team has recommended the Region proceed with 
Employment Area Scenario 2. 

7.9 Although the public consultation did not produce a unified consensus, the majority of 
public submissions and survey responses prefer an option which minimizes urban 
area boundary expansion. The development community, represented by BILD and 
others, prefers a modified Scenario 2 which would be largely oriented towards low 
and medium density units and a relatively high urban expansion outcome. 

7.10 Having weighed all the technical analysis, and the public and stakeholder input 
received, staff are in agreement with the GMS consultant’s assessment and 
recommendation that Community Area Land Need Scenario 4 is appropriate for a 
number of reasons including the following: 

• This scenario demonstrates that the targets of the Growth Plan can be met, 
including an intensification target of 50% while promoting higher densities, 
intensification, and enabling the creation of transit supportive and complete 
communities. 
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• This scenario provides settlement area boundary expansion to accommodate 
only the amount of land needed to accommodate the Region’s 2051 population 
forecast. 

• This scenario balances growth within both existing and future Designated 
Greenfield Areas and through intensification. 

• This scenario reflects a trend towards higher density units in Durham, as 
represented in recent building permit data, diversifies supply and continues to 
supply new low and medium density housing units (56% combined) which 
together are attractive to a broad market, including families. 

• This scenario supports the delivery of “missing middle” forms of housing, 
including a wide variety of multiple attached and townhouse dwellings as well 
as low-rise apartments, allowing for detailed planning and implementation by 
the area municipalities. 

• This scenario provides densities in Designated Greenfield Areas on the 
principle of ensuring future neighbourhoods are more compact, walkable, and 
transit supportive. 

• This scenario provides for appropriate unit types and densities in key locations 
to support walkability, placemaking, vibrant and animated downtowns and 
streetscapes, and existing and planned transit upgrades, specifically within 
Strategic Growth Areas such as Urban Growth Centres, Regional Centres, 
Major Transit Station Areas, and key Regional Corridors. 

• This scenario provides for a total housing unit mix that is well balanced, offers 
a fulsome range of opportunities and choice for the full range of demographic 
groups with 50% low density, 21% medium density, and 28% high density 
(existing housing stock plus new housing stock) by 2051. 

• This scenario balances the competing principles by providing a range of new 
housing unit choice (including low density units), helps protects agricultural 
and rural land by reducing urban area expansion, responds to the realities of 
climate change, and helps achieving sustainable and transit-oriented 
development patterns. 

7.11 In summary, planning staff believe that Scenario 4 offers an appropriate balance to 
future population related growth, while also setting a progressive and forward-
looking vision for future development in Durham. It should be noted that the 
examination of urban area land need will continue to be the subject of successive 
MCRs, where the responsiveness of the market to various unit types and densities 
will again be tested and evaluated. 

7.12 With respect to Employment Area Land Need, public consultation identified a strong 
preference for Scenario 2. Area municipal positions were mixed, and in some cases 
did not provide a clear preference between the two Employment Area Scenarios. As 
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noted earlier in the report, a number of submissions have asked that a no expansion 
Employment Area scenario also be considered. 

7.13 Regional planning staff agree with the consultant’s recommendation to advance 
Employment Area Land Need Scenario 2. While there is some inherent risk involved 
with over-estimating the amount of employment intensification that may occur, 
building trends over recent years and a review of existing underutilized employment 
parcels suggest that achieving 20% of Employment Area job growth through 
intensification is feasible. Achieving employment intensification can be supported 
through Regional Official Policies and monitored and revisited through the next 
Municipal Comprehensive Review. 

7.14 Planning staff recommend that Community Area Land Need Scenario 4 and 
Employment Area Land Need Scenario 2 be endorsed as the preferred land need 
scenario. Once Regional Council has endorsed a preferred land need scenario, 
Phase 2 of the Growth Management Study will be initiated. In Phase 2, candidate 
areas for settlement area boundary expansion will be assessed, and regional growth 
will be further distributed to Durham’s eight area municipalities. 

8. Response and commentary on Durham Environmental Advisory Committee 
Motion to include the Carruthers Creek Headwaters in the Greenbelt Plan 
Boundary 

8.1 In early 2022 a motion was passed by the Durham Environmental Advisory 
Committee requesting that “Regional Council support the inclusion of the Carruthers 
Creek Headwaters (also known as northeast Pickering) in the Greenbelt Plan and 
that the Ministers of Environment, Conversation, and Parks, and Municipal Affairs 
and Housing be notified”. At the February 1, 2022 Planning and Economic 
Development Committee the resolution was referred to staff for a report. 

8.2 In June of 2021, Regional Council endorsed the updated Carruthers Creek 
Watershed Plan (CCWP). Throughout the course of that project there has been 
vocal opposition to any consideration of the urbanization of the Carruthers Creek 
headwaters area. 

8.3 The CCWP study identifies issues associated with potential urbanization in the 
headwaters, and actions needed to achieve watershed health more broadly. 
Challenges with future urbanization include stormwater management, downstream 
water quality, flooding and erosion impacts, increased impervious surface and the 
impact on Redside Dace, broad protection of the Water Resource System, and the 
importance of securing a sufficiently sized and distributed Natural Heritage System 
to ensure long-term ecosystem resilience. The CCWP provides a series of 
management recommendations aimed at addressing such issues should settlement 
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area boundary expansion be advanced in the headwaters area. 

8.4 Within the context of the alternative land need scenarios, planning staff estimate the 
Region’s supply of whitebelt lands to be approximately 6,300 hectares (15,567 
acres)2. Only Community Area Land Need Scenario 1, combined with either of the 
two Employment Area Scenarios, would produce the additional urban land need that 
would exhaust all of the whitebelt lands in the Region, including northeast 
Pickering/the Carruthers Creek headwaters area. For the remaining scenarios, there 
are sufficient land in alternative whitebelt locations to allow consideration of a range 
of options for urban boundary expansion, which may or may not include northeast 
Pickering, to be considered. 

8.5 As discussed earlier in this report, the evaluation of candidate areas for settlement 
area boundary expansion will occur in Phase 2 of the Growth Management Study. 
As part of the evaluation, various candidate locations for settlement area boundary 
expansion including the agricultural capacity of the land, servicing feasibility, 
transportation connectivity, environmental and other considerations will be 
addressed. In addition, it has been recommended that future land use planning 
policies and development practices within areas planned for settlement area 
boundary expansion incorporate sustainability measures to reduce/offset 
greenhouse gas emissions. 

8.6 Planning staff are of the opinion it would be premature to present a recommendation 
that the Carruthers Creek headwaters area, also known as northeast Pickering, to 
be included within the Greenbelt Plan boundary at this time, prior to making 
decisions on land need and locations for settlement area boundary expansion. This 
recommendation will be addressed as part of Phase 2 of the GMS. However, there 
is an opportunity as part of any settlement area boundary expansion to identify 
additional areas for designation as future Urban River Valleys under the Greenbelt 
Plan. Inclusion of additional Urban River Valleys could form a recommendation to 
the province through the review and approval of the new ROP. 

9. Implications of BILD’s Modified Scenario 

9.1 As previously noted, BILD has advanced a modified Community Area Land Need 
Scenario 2. The second iteration of “BILD” Scenario 2 represents a mix between the 
key drivers of Scenario 3 (an intensification rate of 50%, designated greenfield area 
density target of 57 people and jobs per hectare, but a shifted unit mix of 33% low 
density units, 38% medium density units, and 29% high density units) and the land 

 
2 This figure excludes the following non-developable areas: highways, rail lines, pipelines, hydro corridors, 
cemeteries, and Natural Heritage Features (based on the Region’s draft Natural Heritage System). 
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need outcome from Scenario 2 (~2,500 hectares/6,177 acres). 

9.2 Planning staff and the GMS consultant team have conducted a review of the BILD 
Modified Scenario 2, with the following key considerations having been identified: 

• There are areas of commonality between recommended Community Area 
Land Need Scenario 4 and the BILD Scenario, including the intensification rate 
(50%), and the Designated Greenfield Area density target (60 people and jobs 
per hectare in Scenario 4 vs. 57 people and jobs in the BILD Scenario). 

• The areas of major difference are the housing unit mix (Scenario 4: low 28%, 
medium 28% and high 41% and 3% secondary units vs. BILD Scenario: 33% 
low, 38% medium, and 29% high) and the total additional urban area land 
requirement (Scenario 4: 950 hectares/2,348 acres vs. BILD Scenario: 2,500 
hectares/6,178 acres). 

• It is noted that a unit mix heavily focused on low (33%) and medium density 
(38%) housing units is highly unlikely to achieve a 50% intensification rate 
given the supply opportunities that were identified in the Housing 
Intensification Study Technical Report. 

• There are also methodological differences in how the BILD Scenario has been 
developed, and how the Region’s Alternative Scenarios have been developed. 
The Region’s Scenarios are all derived from a population age structure 
forecast in Durham Region, which dictates the total number of housing units 
required to accommodate the Regional population by 2051. The population 
age structure informs the total housing unit outlook by considering varying 
demographic and family structures (families, aging populations, young 
singles). Similar analysis has not been provided in support of the BILD 
scenario.

• The key concerns identified with Scenario 3 – primarily the impacts to the 
Regional Structure and Strategic Growth Areas - would also be prevalent in 
the BILD scenario. 

• The BILD scenario provides a Designated Greenfield Area (DGA) unit mix 
which is heavily oriented towards low- and medium-density housing forms, 
which does not provide for a range of housing options in the DGA to support 
complete communities. Further, this unit mix would complicate achieving the 
Central Pickering Development Plan population targets in Seaton by 2051 and 
potentially delay high-density housing forms in the Courtice Major Transit 
Station Area the majority of which is located in the DGA.
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• Due to the methodological differences referenced above, and others, using the 
unit mix and DGA density target recommended by BILD as an input in the 
Region’s LNA would not produce the same DGA Community Area land need 
that BILD has recommended (2,500 hectares/6,178 acres). 

9.3 Regional Planning staff and the consultant team are of the view that the BILD 
scenario does not represent an appropriate vision for growth for Durham to the year 
2051. 

10. Relationship to Strategic Plan 

10.1 By planning for growth in a sustainable, progressive, and responsible manner, the 
Land Needs Assessment and supporting technical reports address the following 
strategic goals and priorities in the Durham Region Strategic Plan: 

a) Under Goal Area 2, Community Vitality: 
• 2.1 Revitalize existing neighbourhoods and build complete 

communities that are walkable, well connected, and have a mix of 
attainable housing 

• 2.5 Build a healthy, inclusive, age-friendly community where everyone 
feels a sense of belonging 

b) 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 high-quality jobs 
c) Under Goal Area 4, Social Investment: 

• 4.1 Revitalize community housing and improve housing choice, 
affordability and sustainability 

11. Conclusion 

11.1 A Regional Council decision on a preferred land need scenario is required to allow 
planning staff and the GMS consultant team to complete the LNA. Regional 
Planning staff recommend that Regional Council endorse Community Area Land 
Need Scenario 4 and Employment Area Land Need Scenario 2, resulting in a total 
additional urban area land need of 950 hectares (2,348 acres) for Community Area 
purposes and 1,171 hectares (2,894 acres) for Employment Area purposes. 

11.2 Upon Region Council’s endorsement of a preferred land need scenario, Phase 2 of 
the Growth Management Study will commence. The final Land Need Assessment 
technical document will be drafted, submitted to the Province of Ontario, and also 
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released for information concurrent with the completion of Phase 2 of the Growth 
Management Study. In Phase 2, Regional growth will be allocated to each of 
Durham’s eight area municipalities, and geographic locations for settlement area 
boundary expansions will be evaluated and recommended. 

12. Appendices and Attachments 

Appendix #1: Glossary of Terms used in this Report, and the Growth 
Management Study 

Appendix #2: Previous Reports and Decisions 

Appendix #3: Circulated Agencies and Service Providers 

Appendix #4: Alternative Land Need Scenarios – Feedback Survey Results 

Attachment #1: Alternative Land Need Scenarios Assessment Summary Report, 
prepared by Urban Strategies and Watson and Associates dated 
March 2022. 

Attachment #2: Updated Technical Appendix to the Alternative Land Need 
Scenarios Assessment Summary Report 

Attachment #3: Alternative Growth Scenarios Recommendations by Urban 
Strategies and Watson and Associates dated April 2022 

Respectfully submitted, 

Original signed by 

Brian Bridgeman, MCIP, RPP 
Commissioner of Planning and  
Economic Development 

Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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Appendix 1 – to Report #2022-P-** 

Glossary of Terms used in this Report and the Growth Management Study 

• Delineated Built-up Area: refers to lands within the delineated built boundary which 
was identified by the Province of Ontario in 2006 as the limit of existing developed 
areas at that time. 

• Intensification Rate: the percent of total housing units constructed on annual basis 
that are within the delineated built-up area. 

• Designated Greenfield Area: lands within settlement areas (not including rural 
settlements) but outside of the delineated built-up area. 

• Designated Greenfield Area Density: the density, measured in people and jobs 
per hectare, across the entire designated greenfield area. When calculating the 
density, certain non-developable features may be excluded such as natural heritage 
features and floodplains, electricity transmission lines and gas pipelines, highways 
and railways, employment areas, and cemeteries. 

• Low-Density Unit: a single detached dwelling, or semi-detached dwelling. 

• Medium-Density Unit: a townhouse form of multiple attached dwellings (including 
conventional street townhouses, condominium townhouses of various forms as well 
as back-to-back, and stacked forms) and duplexes. 

• High-Density Unit: apartment unit and stacked back-to-back townhouse unit. 

• Secondary Unit: a self-contained residential unit with a private kitchen, bathroom 
facilities, and sleeping areas that are within dwellings (i.e. basement apartments) or 
within structures ancillary to a dwelling (i.e. above a detached garage accessed by a 
rear lane). 

• Community Area: in the context of a Land Needs Assessment, an area where most 
of the housing required to accommodate the forecasted population will be located, 
as well as most population-related jobs, most office jobs, and some employment 
land employment jobs. Community Areas include delineated built-up areas and 
Designated Greenfield Areas. 
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• Employment Areas: in the context of a Land Needs Assessment, an area where 
most of the employment land employment jobs are located (i.e. employment in 
industrial type buildings), as well as some office jobs and some population-related 
jobs, particularly those providing services to employment areas.  Employment areas 
may be located in both the delineated built-up area and Designated Greenfield 
Areas. 

• Strategic Growth Areas: Within settlement areas, nodes, corridors and other areas 
that have been identified to be the focus for accommodating intensification and 
higher-density mixed uses in a more compact built form. Urban Growth Centres and 
Major Transit Station Areas are defined in the Growth Plan as Strategic Growth 
Areas. The Growth Plan enables municipalities to designate other areas that 
represent major opportunities for redevelopment and intensification as Strategic 
Growth Areas, particularly those along major roads, arterials, or other areas with 
existing or planned frequent transit service or higher order transit. Staff believe 
Regional Centres in south Durham and certain Regional Corridors (i.e. Highway 2 
and Simcoe) meet these criteria and should also be considered Strategic Growth 
Areas. 

• Missing Middle: a relatively new term that has developed as cities try to address 
the complex issues of intensification and growth, stable neighbourhoods, complete 
communities, housing choice and affordability.  Missing middle can be context 
dependent, but generally involves forms at higher densities than single or semi-
detached dwellings, but at lower densities than and mid- or high-rise apartment 
buildings. Forms of dwelling units within the Missing Middle includes triplexes, 
fourplexes, various forms of townhouses, or low rise courtyard apartments. Missing 
middle units may also include live/work forms of accommodation, (see illustration 
below). 

Source:  Opticos Design, Inc. via Missing Middle Housing | CNU 
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• Market Demand / Market Based: a term that is referenced, but not defined by 
provincial policy or guidance documents. Planning authorities are required to plan 
for growth in a manner that satisfies market demand by planning for a market-based 
housing supply. In other words, the number of units and mix of housing unit types 
should align with the full range of projected demographic and social economic 
needs, such as families, aging populations, low and moderate income households, 
etc. 
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Appendix 2 – to Report #2022-P-**

Previous Reports and Decisions 

12.1 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 Commissioner’s 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 Commissioner’s 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 Commissioner’s 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 24, 2021 Commissioner’s 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. This report include a recommended Employment Areas 
density target and future land need to accommodate Employment Area growth 
to 2051.

• On October 1, 2021 Commissioner’s Report #2021-INFO-100 presented the 
Community Area Urban Land Needs Assessment which provided an 
assessment of the Region’s current and future Designated Greenfield Areas, 
including development trends and amount of developed, non-developable, and 
vacant areas.  The Report recommended an overall Designated Greenfield 
Areas density target and future land need to accommodate greenfield growth 
to 2051.

• On December 7, 2021 Commissioner’s Report #2021-P-25 provided staff 
recommendations on Employment Area conversion requests received through 
Envision Durham and additional areas identified by staff and the GMS 
consultant team as appropriate for conversion.

• On December 22, 2021, Regional Council received a memorandum from 
Commissioner Brian Bridgeman that responded to the request for additional 
information related to Commissioner’s Report #2021-P-25 and the 
Employment Area conversion requests.

• On February 11, 2020, Commissioner’s Report #2022-INFO-9 provided an 
update on the alternative scenario modelling, the assessment framework that 
will be applied, and planned consultation activities.

• On March 11, 2020, Commissioner’s Report #2022-INFO-19 advised of the 
release of the scenario modelling and assessment results for public review and 
comment.
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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 

• Transport Canada 
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• 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 

• Uxbridge Chamber of Commerce 
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• 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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Appendix 4 – to Report #2022-P-** 

Alternative Land Need Scenarios - Feedback Survey Results 

If you are a resident of Durham, where do you live? (Question #2) 

Survey responses came from across the region, with all eight Durham area municipalities 
represented. Among the almost 93% of survey participants (547 persons) who shared 
where they live, the geographic breakdown was: 

• 30% - Ajax 
• 0.4% - Brock (Beaverton, Cannington, Sunderland, etc.) 
• 7.1% - Clarington (Bowmanville, Courtice, Newcastle, Orono, etc.) 
• 13.2% - Oshawa 
• 15.2% - Pickering 
• 5.5% - Scugog (Port Perry, etc.) 
• 6.6% - Uxbridge 
• 18.3% - Whitby (Brooklin, etc.) 
• 3.8% - Other 

Of the 3.8% of respondents that identified their location as “Other”, this generally 
represented communities outside of Durham, such as Toronto, North York, Oakville and 
Peterborough. However, it should be noted that several responses under “Other” were 
from communities within Durham, such as Seagrave (Scugog), Claremont (Pickering), 
Sandford and Coppins Corners (Uxbridge). 

Why are you interested in completing this survey? (Question #3) 

This question asked survey participants to “select all that apply” when identifying their 
interest in completing this survey. Among the almost 97% of survey participants (569 
persons) who responded to this question, reasons included: 

• 78.6% - Homeowner 
• 8.6% - Tenant 
• 7.4% - Business owner 
• 4.4% - Student 
• 21.1% - Work in Durham 
• 5.8% - Work in Real Estate or Development industry 
• 10.2% - Other 
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Because participants could self-identify among multiple reasons for completing the 
survey, there were a high number of combinations wherein participants identified more 
than one response. There were 58 survey respondents who identified as “Other”, either 
as a single response or in combination with other options. “Other” responses varied 
considerably, and included persons such as farmers, Councillors, non-governmental 
organization (NGO) representatives, environmental advocates, consultants, frequent 
visitors to the region and prospective homeowners. 

What should future growth in Durham be characterized as? (Question #4) 

Survey participants were asked to select one option that best describes “what should 
future growth in Durham be characterized as?” Among the almost 96% of survey 
participants (563 persons) who responded to this question, future growth should be 
characterized as: 

• 63.2% - Focusing on intensification and minimizing new urban expansion areas. 
• 19.7% - Balancing growth through intensification and greenfield development in new 

urban expansion areas. 
• 14% - Focusing on greenfield development in new urban expansion areas while 

having a lower rate of intensification. 
• 3% - Unsure. 

Rank the following principles guiding future growth in Durham in order of 
importance to you (Question #5) 

Using a ranking question, with 1 being “most important” and 5 being “least important”, 
survey participants were asked to order principles guiding future growth in Durham by 
way of importance to the respondent. The survey platform (SurveyMonkey) ranking 
questions automatically calculate the average ranking for each answer choice to clearly 
illustrate which responses were most preferred overall; this average ranking is referred to 
as a “Score” below. 

Among the almost 98% of survey participants (575 persons) who responded to this 
question, the guiding principles ranked as: 

1. Protecting Agricultural and Rural Systems, Preparing for Climate Change and 
Achieving Sustainable Development (Score 4.01) 

2. Setting up Strategic Growth Areas for Success (Score 3.21) 
3. Housing Market Choice (Score 2.87) 
4. Achieving Targets (Score 2.6) 
5. Competitive Economic and Employment Conditions (Score 2.4) 
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In addition, survey participants were asked to specify any other principles of importance 
(Question #6). Among the over 40% of survey participants (237 persons) who identified 
other principles, the following themes were noted most often: housing affordability and 
suitability, based on household formation and tenure; connected transportation/transit; 
maximizing existing infrastructure and minimized impact on property taxes; as well as 
sub-sets of the principal associated with “Protecting Agricultural and Rural Systems, 
Preparing for Climate Change and Achieving Sustainable Development”, such as food 
security and protecting the natural environment. 

How does each Community Area Land Need Scenario align with your vision for 
growth in Durham over the next 30 years? (Questions #7 to #11) 

Using a slider scale, Questions #7 to #11 asked survey participants to evaluate each of 
the five Community Area Land Need Scenarios, individually, by way of alignment with the 
respondent’s vision for growth in Durham over the next 30 years. 

Not all survey participants responded to all five questions; however, the respondent 
sentiment at the aggregate level illustrated an average ranking, from 1 being “poorly 
aligned” to 5 being “completely aligned”, for the five Community Area Land Need 
Scenarios as: 

• Scenario 5 (Average 3.72) 
• Scenario 4 (Average 2.46) 
• Scenario 3 (Average 2.09) 
• Scenario 2 (Average 1.96) 
• Scenario 1 (Average 1.8) 

Rank the five Community Area Land Need Scenarios in order of preference 
(Question #12) 

Using a ranking question, with 1 being their “preferred scenario” and 5 being their “least 
preferred scenario”, survey participants were asked to order the five Community Area 
Land Need Scenarios by way of preference to the respondent. 

This question differs from Questions #7 to #11, as it asks survey participants to rank all 
five scenarios relative to each other, to help determine which option was most preferred 
overall by respondents. As noted in Question #5 above, SurveyMonkey automatically 
calculates the average ranking for each answer choice to clearly illustrate which 
responses were most preferred overall; this average ranking is referred to as a “Score” 
below. 
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Among the over 76% of survey participants (448 persons) who responded to this 
question, the Community Area Land Need Scenarios ranked as: 

1. Scenario 5 - Emphasis on higher densities and intensification beyond minimum 
Growth Plan targets (Score 3.59) 

2. Scenario 4 - Balancing the unit mix - with an emphasis on high and medium-density 
housing, while achieving the minimum 50% intensification target (Score 3.53) 

3. Scenario 3 - Shifting the unit mix and adding low density intensification to Built-Up 
Areas (BUA) and Strategic Growth Areas (SGA) to achieve the minimum Growth 
Plan intensification target (Score 3.2) 

4. Scenario 2 - Primarily low-density housing, with increased share of medium and 
high-density housing (Score 2.67) 

5. Scenario 1 - Emphasis on low-density housing, not meeting the minimum Growth 
Plan intensification target (Score 2.05) 

Which Employment Land Need Scenario aligns with your vision for Durham’s 
Employment Areas over the next 30 years? (Question #13) 

Survey participants were asked to select which of two Employment Land Need Scenarios 
aligned with their vision for Durham’s Employment Areas over the next 30 years. Among 
the 64% of survey participants (377 persons) who responded to this question, 
Employment Land Need Scenario preferences were: 

• 22% - Employment Land Need Scenario 1 
• 78% - Employment Land Need Scenario 2 

The final component of the survey asked participants to share any other thoughts or 
comments on the proposed land need scenarios (Question #14), and/or to attach any 
additional comments, images or files for consideration (Question #15). Approximately 
31% of survey participants (182 persons) provided additional comments, and 29 
documents were attached to the survey for consideration. 
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1. Introduction and Context 

Durham Region is undertaking a Growth 
Management Study (GMS) as part of Envision 
Durham, the Municipal Comprehensive Review 
(MCR) of the Regional Official Plan (ROP). 
This is a two-phase study to assess how to 
accommodate the Growth Plan for the Greater 
Golden Horseshoe forecast growth to 2051 
of 1,300,000 people and 460,000 jobs in the 
Region of Durham. The first phase of the GMS 
is the preparation of a Land Needs Assessment 
(LNA) to quantify the amount of Settlement 
Area Boundary Expansion that will be required 
to accommodate future population and 
employment growth to the year 2051. 

During the summer and early fall 2021, the GMS 
Project Team released four Technical Reports 
(the “Technical Reports”) providing an analysis 
of the form of growth and resulting land needs 
in Durham. These four reports were presented 
for public comment and Planning and Economic 
Development Committee consideration: 

1. The Region-Wide Growth Analysis (released 
on July 2, 2021) presented region-wide 
population and employment forecasts, 
various trends in demographics, unit mix, 
housing prices, and built form. The Report 
included a forecast housing unit mix for 
new units to be built during 2021 to 2051 
timeframe of 22% low density units, 31% 
medium density units, and 47% high density 
units. 

2. The Housing Intensification Study Technical 
Report (released on September 3, 2021) 
evaluated the supply and demand for 
housing within the built-up area, including a 
detailed assessment of likely opportunities 
and supply potential for intensification1 and 
associated population and employment 
accommodation. The Report recommended a 
regional intensification target of 50%. 

3. The Employment Strategy Technical Report 
(released on September 24, 2021) provided 
an assessment of trends in employment 
and analyzed the current state of the 
region’s Employment Areas, provided 
recommendations on Employment Area 
conversions, recommended an overall 
Employment Area density target of 26 jobs 
per hectare by 2051, and identified an 
additional Employment Area land need of 
1,164 hectares. 

4. The Community Area Land Needs Technical 
Report (released on October 1, 2021) 
evaluated the existing state, current trends, 
and long-term development potential of 
designated greenfield areas (i.e. lands within 
the urban area boundary that are outside 
of the built-up area). The Report provided a 
recommended overall designated greenfield 
areas density target of 64 people and jobs 
per hectare and an additional Community 
Area land need of 737 hectares. 

1	 Intensification is defined as the development of a 
property, site or area within the Built Up Area at a 
higher density than currently exists. 
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Through the fall 2021, the Envision Durham 
process sought input and comments on the 
Technical Reports from stakeholders and 
the public. Correspondence from BILD, 
other development interests, certain area 
municipalities, and others, questioned whether 
the proposed housing mix contained in the 
draft Region Wide Growth Analysis was too 
heavily weighted towards high density forms 
of development, and did not adequately 
represent the market demand for low density 
housing (i.e. single detached dwellings). Other 
correspondence, including from individual 
members of the public, certain area municipal 
comments, and other organizations indicated 
that the draft LNA targets were either 
appropriate, or could be more aggressive to 
limit settlement area expansions by more heavily 
prioritizing the protection of farmland, mitigating 
climate change, and maximizing higher density 
intensification opportunities. 

In response to comments received, Regional 
Planning staff agreed at the October 5, 2021 
Planning and Economic Development Committee 
meeting to run modelling and assess a range 
of alternative land need scenarios. This report 
provides a summary of the land need scenarios, 
including 2 Employment Land need scenarios 
and 5 Community Area land need scenarios, 
and the resultant analysis and assessment of the 
scenario modelling outcomes. 

Before the Scenario modelling and analysis 
was undertaken, adjustments were made to 
reflect the current context across the Region to 
create a refined baseline of existing settlement 
patterns and supply of urban land available 
for development (greenfield). Input from 
stakeholders and consultation has also informed 
the adjustments. These adjustments are as 
follows: 

a. Decisions made by Regional Council on 
December 22, 2021 regarding Employment 
Area conversion requests, including some 
additional sites that were endorsed for 
conversion, which resulted in increased 
Community Area Land supply; 

b. Revised base mapping to reflect updated 
natural heritage takeout layer in the DGA 
Community Area land need analysis, and 
a reclassification of select sites based on 
comments received which reduced the 
remaining developable vacant land supply; 
and 

c. Reassessment of the current active 
development applications and developable 
land area within Seaton. 

The information contained in this report and 
the technical appendix are provided in order 
to allow for meaningful and informed feedback 
through the ongoing consultation process 
and engagement survey available at durham. 
ca/envisiondurham. Once input from this 
consultation is received, a Recommended 
Land Needs Scenario will be provided to the 
Region’s Planning and Economic Development 
Committee in May 2022. 
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2. Employment Area Land Need Scenarios 

2.1 Description 

The Employment Strategy Technical Report 
identified an Employment Area forecast of 
99,500 jobs, where 15% of employment growth 
is expected to be accommodated through the 
intensification of existing businesses and sites, 
with the remaining growth anticipated to occur 
on vacant employment lands at a density of 27 
jobs per gross hectare. 

In response to feedback on the Durham Region 
Employment Strategy Technical Report, an 
alternative Employment Area scenario has 
been defined and assessed. The alternative 
employment scenario examines an alternative 
Employment Area intensification target of 20%, 
compared to 15% reported in the Durham 
Region Employment Strategy Technical Report. 
Employment Area intensification represents 
opportunities to accommodate job growth on 
employment lands which are currently developed 
or underutilized through the expansion of 
existing businesses, severance of existing parcels 
with adequate frontage, or the redevelopment 
of existing uses to more employment-intensive 
operations. 

The Durham Region Employment Strategy 
density target of 27 jobs per gross hectare 
for the region’s vacant employment lands has 
been maintained in the alternative employment 
scenario. This is because recent trends in 
employment development show a strong 
market for more land extensive logistics and 
warehousing uses in Durham, which result in 
moderate employment densities. The Region 
has minimal ability to effectively influence 
higher densities on vacant lands and assuming 
a higher density beyond what has already been 
identified in the Employment Strategy is not 
recommended. 

2.2 Methodology/Analysis 

Based on an updated natural heritage system as 
well as Employment Area conversions endorsed 
by Durham Regional Council, the land needs 
calculation has been revised since the release 
of the Durham Region Employment Strategy 
Technical Report. Further to these changes, 
a potential higher number of forecast jobs 
occurring through intensification results in a 
greater utilization of Durham Region’s existing 
Employment Area land base and infrastructure. 
Increasing employment densities on existing 
vacant and underutilized sites within Durham 
Region encourages the concentration of 
economic activity and reduces the amount of 
new land and infrastructure needed to promote 
job growth. As shown in the graphic on page 
7, an increased intensification target of 20% in 
the alternative Employment scenario results in 
an overall reduction in vacant Employment Area 
land needed to accommodate forecast growth 
to 2051. With a 20% intensification target, the 
overall land need by 2051 would be reduced to 
1,170 gross hectares compared to 1,350 hectares 
required with a 15% intensification target. 

Historical building permit activity over the 
past decade indicates that approximately 20% 
of gross floor area (G.F.A.) development in 
Employment Areas has been achieved through 
expansions. This figure does not account for 
new building permits on lands which have 
been severed or redeveloped. Furthermore, 
there are ample opportunities across 
Durham Region’s underutilized employment 
lands to accommodate job growth through 
intensification. For example, through a review 
of larger sized underutilized sites with high 
potential to accommodate intensification, it 
is estimated that approximately 10,000 jobs 
could be accommodated on just 25 of the 
larger underutilized parcels within Employment 
Areas. These parcels represent approximately 
one third of the total underutilized land area in 
Employment Areas across the Region. 
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2.3 Key Considerations 

• Achieving a higher Employment Area 
intensification target of 20% results in a 
more efficient use of land and  reduced 
Employment Area land need in Durham 
Region by 2051. A reduction in new land 
required to accommodate job growth has 
a lesser impact on the Region’s agricultural 
lands and rural systems. 

• Intensification of existing Employment 
Lands in proximity to major transit station 
areas (MTSAs) and other locations served 
by Regional Transit would complement 
the Region’s priorities related to transit-
oriented development (TOD) and economic 
competitiveness. 

• The level of intensification achieved 
in Durham Region is largely left to the 
discretion of business owner choice and it is 
therefore difficult to predict future levels of 
intensification. 

• If a higher intensification target of 20% does 
not materialize, it could potentially result in 
an insufficient amount of vacant Employment 
Area land available for development over 
the horizon of the Official Plan. It is noted, 
however, that there would be an opportunity 
to reassess intensification patterns during the 
next Municipal Comprehensive Review and 
re-evaluate whether additional employment 
land will be required through expansion. 

Figure 2-3-1: Employment Area Land Need Methodology Flow Chart 
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 3. Community Area Land Need Scenarios 

Five Community Area Land Need Scenarios have 
been framed to test a broader range of options 
for accommodating the 2051 forecast growth 
across the Region. The five Community Area 
Land Need Scenarios create a spectrum ranging 
from lowest density housing mix and highest land 
need to highest density housing mix and lowest 
land need. All scenarios accommodate the 
Growth Plan forecast for Durham Region to 2051. 
The key variables that have been adjusted across 
the scenarios include housing mix (regionally and 
by policy area), designated greenfield area (DGA) 
density targets, intensification targets, and future 
land need. 

The five Community Area Land Need Scenarios 
are described on page 9 followed by a summary 
of the analysis and resultant growth patterns 
and an assessment of each Scenario. Each 

Scenario has been defined by prioritizing one 
or more of the key variables noted above as the 
primary driver, with the other variables being 
resultant outcomes. For example, prioritizing 
a unit mix with a high share of low-density 
housing will result in a lower intensification and 
DGA density target, while producing a higher 
DGA Community Area land need. Conversely, 
prioritizing sustainability objectives including 
TOD and less need for settlement area boundary 
expansions will drive a unit mix with a higher 
share of medium and high-density units and 
result in a higher intensification target and DGA 
density target and a lower DGA Community Area 
land need. The following describes each of the 
scenarios and key drivers and their position on 
the Scenario spectrum. 

Figure 3-1: Trends along the spectrum of scenarios 
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3.1 A Spectrum of Community Area Land Need Scenarios 

1. Scenario 1: Emphasis on low-density
housing, not meeting the minimum Growth 
Plan intensification target 

This scenario implements the housing unit 
mix from the Growth Plan background 
technical report entitled: “Greater Golden 
Horseshoe: Growth Forecasts to 2051”, 
prepared by Hemson Consulting, dated 
August 26, 2020. This scenario incorporates 
the highest proportion of low-density housing 
forms, which will result in the highest amount 
of additional Community Area land and the 
lowest intensification rate at 35%, well below 
the Growth Plan minimum. 

2. Scenario 2: Primarily low-density housing, 
with increased share of medium and high-
density housing 

Scenario 2 targets a higher intensification rate 
than Scenario 1, while maintaining a housing 
unit mix that is still predominantly oriented 
towards low- and medium-density housing. 
The resultant intensification rate is 45%, 
lower than the Growth Plan minimum. The 
unit mix paired with the lower intensification 
rate results in the second highest amount of 
additional Community Area land. 

3. Scenario 3: Shifting the unit mix and 
adding low density intensification to BUA 
and SGAs to achieve the minimum Growth 
Plan intensification target 

Scenario 3 aims to meet the Growth Plan 
minimum intensification target of 50%, 
while maintaining a high share of low-
and medium-density housing forms. To 
accommodate increased levels of low- and 
medium-density housing forms in the BUA (to 
achieve the 50%), intensification within urban 
structure will limit higher density growth 
with Regional Centres and along Regional 
Corridors. Achieving this scenario would 
prove challenging, because a high number 
of low-density units would be required 

within the BUA on sites that may otherwise 
be appropriate and desirable for more 
intensive forms of development, and through 
the redevelopment of larger lots in stable 
neighbourhoods. Furthermore, this Scenario 
will still result in a considerable amount of 
additional Community Area land need.  

4. Scenario 4: Balancing the unit mix - with 
an emphasis on high and medium-density 
housing, while achieving the minimum 50% 
intensification target 

Scenario 4 reflects the current pipeline 
development trend toward high-
density housing forms in the BUA, while 
accommodating a sufficient proportion of 
low- and medium-density forms in response 
to public and stakeholder comments. 
The result is a Scenario that achieves the 
minimum 50% intensification target, supports 
the growth of SGAs, and offers a market-
based choice of housing options that is 
adjusted to a more balanced mix of built 
form in the region over the 30-year horizon. 
A moderate amount of new Community Area 
land is anticipated. 

5. Scenario 5: Emphasis on higher densities
and intensification beyond minimum Growth 
Plan targets 

Scenario 5 seeks to achieve an intensification 
rate of 55%, primarily though medium- and 
high-density housing forms. The forecast unit 
mix in the DGA is expected to accommodate 
the greatest share of high-density housing 
compared to the previous four scenarios. 
Based on less overall housing growth forecast 
in the DGA and a dense housing mix, no 
additional Community Area Land is required. 
This represents a “no-urban-expansion” 
scenario. 
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3.2 Community Area Alternative Land Need Scenario Methodology 

The Community Area Alternative Land 
Need Scenarios test a range of inputs and 
outcomes/implications for how growth can be 
accommodated across Durham Region. The 
draft LNA outcome from the Technical Reports 
represents a reference point, but each of the 
Five Scenarios has been defined and analysed 
distinct from this departure point. The following 
three key steps were undertaken in preparing the 
Scenario Analysis: 

1. The key drivers from each Scenario were 
used to frame the analysis. An initial analysis 
of the Scenario was run against the forecast 
model and reviewed against the outcomes 
(housing mix, intensification rate, greenfield 
density, impact on planned regional structure, 
and additional land need). If needed, 
adjustments were made to the Scenario to 
ensure each was coming as close as possible 
to conforming with Growth Plan policies 
and targets while complementing Regional 
priorities (i.e. MTSAs). 

2. In order to achieve the Scenario drivers, 
in particular an increased proportion of 
low- and medium-density housing mix, 
some additional assumptions were made.  
More specifically, in order to accommodate 
complete communities in both the BUA and 
Greenfield areas, an increased amount of 
low- (single-detached, semi-detached, and 
duplexes) and medium-density (townhouse) 
housing units need to be accommodated 
in both the DGA and BUA policy areas. To 
achieve this in the BUA, some underutilized 
lands or soft sites were assumed to be 
developed as low and medium density rather 
than high density units, and intensification 
through lot splitting (larger sized single lots 
severed into two lots) also was assumed. 

3. Secondary units, also referred to as Gentle 
Intensification in the Housing Intensification 
Technical Report, have been separated into 
their own density category for the assessment 
of the Five Scenarios. This reflects the 
unique form of intensification, where they 
are typically located in low-density unit types 
but are assigned a high-density people per 
unit assumption. Their low-density context 
yet high-density residency makes them 
sufficiently different for the purpose of the 
analysis. The assumption for the absolute 
number of secondary units in the region does 
not vary by scenario, though the proportion 
of these units does fluctuate due to the 
varying rates of other unit types. 

Final outputs for each scenario varies in terms 
of housing mix by type (region wide and within 
the BUA and DGA), achievement of the Growth 
Plan intensification target, assumed DGA density, 
and the resulting land need to accommodate 
forecast growth to 2051. Once these outputs 
were obtained, an assessment was undertaken of 
each scenario. 

Figure 3-2-1: Key Variables in the Land Needs 

Assessment are interrelated 

055



11 March 2022
Figure 3-2-2: Alternative Scenarios development and assessment flow chart 
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3.3 Community Area Land Need Scenario Assessment Framework 

To provide Regional Council, stakeholders 
and members of the public with additional 
information and context, each scenario was 
measured against an assessment framework. 
The Assessment Framework was developed by 
considering the key theme areas of Conformity 
with the Growth Plan, Regional Priorities, Future 
Forward Planning, and Regional Official Plan 
and Envision Durham Planning Objectives, all 
of which inform how growth in Durham should 
occur over the next 30 years. A review of existing 
policies and strategies under each theme was 
conducted, which resulted in the following 
principles and questions that were uses to 
measure and compare the scenarios: 

Principle 1:
Achieving Targets 

1. Does the scenario achieve the minimum 
targets of the Growth Plan, before advancing 
additional settlement area boundary 
expansion? 

Principle 2:
Housing Market Choice 

1. Does the scenario provide for the 
development of a fulsome range of housing 
types? 

2. How does the scenario respond to market 
demand? 

Principle 3:
Setting up Strategic Growth Areas for Success 

1. Does the scenario support the ability of 
SGAs, including Urban Growth Centres, 
MTSAs, Regional Centres, and Regional 
Corridors, to achieve their planned function 
as higher density, mixed-use, and transit 
supportive urban communities? 

Principle 4:
Protecting Agricultural and Rural Systems, 
preparing for Climate Change and Achieving 
Sustainable Development 

1. To what extent would the scenario negatively 
impact existing agricultural and rural areas? 

2. Does the scenario provide efficient and 
sustainable development patterns, including 
transit-oriented development? 

3. Does the scenario respond to the Region’s 
Climate Change Emergency declaration? 
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Principle 5:
Competitive Economic and Employment
Conditions 

1. To what extent does the scenario capitalize 
on the Region’s economic and sector 
strengths, including providing for appropriate 
Employment Area land to ensure Durham 
remains economically attractive and 
competitive over the long term? 

The outcomes/implications from each 
scenario were then compared and ranked. 
The rankings, with the exception of Principle 
1, were predominantly based on a qualitative 
assessment, recognizing the overlapping and 
subjective nature of the principles. Principle 1 
is a quantitative assessment based on the 50% 
Intensification Rate, and minimum MTSA and 
UGC people and jobs per hectare densities 
required by the Growth Plan. The Scenario 
outcomes and assessment summaries are 
contained in the following section. 
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3.4 Community Area Land Need Scenario Outcomes 

Emphasis on low-density housing,
not meeting the minimum Growth Plan intensification target 1. 

Scenario 1 implements the housing mix established in the Greater Golden Horseshoe: Growth 
Forecasts to 2051 Technical Report, August 26, 2020 (Growth Plan Technical Report). The housing mix 
is based on a continuation of historical propensity trends for Durham Region to 2051. This Scenario 
explores the implications of a low-density focused growth scenario on the regional urban structure.  

The high proportion (56%)  of low density units has implications on all metrics, resulting in an 
intensification rate of 35%, which is lower than the Growth Plan minimum requirement of 50%. Given 
the low percentage of high-density units, this Scenario locates virtually all of the forecast high-density 
housing mix within the Built-up Area to best support the Strategic Growth Areas. The DGA Density 
meets the Growth Plan target but is lowest of all scenarios. The resultant land need is the greatest of 
all of the five scenarios. 

4,800 
29,400 
35,500 

4,100 

‘0,000 units 

110,700 
18,220 

5,480 
460 

‘0,000 units 

50 

Secondary UnitsOutcomes 

35% 

Low Density Medium Density High Density 

Intensification Rate 

New Community Area
Land Need (Hectares) 

DGA Density 
(PJH) 

DGA New Unit Mix 

Durham Total Unit Mix 
2051 (Existing + New) 

DGA New Units 

Durham Total Units 2051 
(Existing + New) 

BUA New Unit Mix BUA New Units 

40% 

6% 7% 

48% 

82% 

14% 

Durham Total New Unit Mix 

18% 

4% 1% 

40 

0 

0 

8 12 

1 

10 

2 

20 

3 

30 

4 

‘0,000 units 

297,600 
78,600 
85,200 

5,400 

56% 
23% 

19% 

63%19% 

2% 

The intensification rate is 35%. The BUA unit mix is 7% low-density, 40% medium-density, 48% high-
density, and 6% secondary units. The BUA unit amounts are 4,800 low-density, 29,400 medium-density, 
35,500 high-density, and 4,100 secondary units. The DGA density is 50 people and jobs per hectare. 
The DGA unit mix is 82% low-density, 14% medium-density, 4% high-density, and 1% secondary units. 
The DGA unit amounts are 110,700 low-density, 18,220 medium-density, 5,480 high density, and 460 
secondary units. The total new unit mix is 56% low-density, 23% medium-density, 19% high-density, 
and 2% secondary units. The total new community area land need is 5,400 hectares. 
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Scenario 1 Assessment 

1. 

2. 

3. 

4. 

5. 

Achieving Targets 
Does the scenario achieve the minimum targets of the 
Growth Plan, before advancing additional settlement area 
boundary expansion? 

Housing Market Choice 
Does the scenario provide for the development of a ful-
some range of housing types? 

How does the scenario respond to market demand? 

Setting-up SGAs for success 
Does the scenario support the ability of SGAs, including 
Urban Growth Centres, MTSAs, Regional Centres, and 
Regional Corridors, to achieve their planned function as 
higher density, mixed-use, and transit supportive urban 
communities? 

Protecting Agricultural and Rural 
Systems, preparing for Climate Change and 
Achieving Sustainable Development 
To what extent would the scenario negatively impact exist-
ing agricultural and rural areas? 

Does the scenario provide efficient and sustainable devel-
opment patterns, including transit-oriented development? 

Does the scenario respond to the Region’s Climate 
Change Emergency declaration? 

Competitive Economic and
Employment Conditions 
To what extent does the scenario capitalize on the Region’s 
economic and sector strengths, including providing for 
appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the 
long term? 

• 50% intensification target not met. 
• Minimum greenfield density of 50 p&j/ 

ha met but is below the Category 1 
density (currently approved). 

• MTSA and UGC minimum densities 
difficult to meet 

• Implementing the Growth Plan Technical 
Report forecasts results in an increased 
share of low-density housing types than are 
reported in the active development pipeline 

• Assumes future housing unit mix would be a 
flat line projection of historical patterns (based 
on 2016). 

• Limited high-density options in DGA. 

• Housing forms are generally 
ground-oriented, leading to lowest 
intensification densities within the BUA. 

• Lowest level density development 
potential within the SGAs, challenging 
their potential as mixed-use, transit 
supportive urban communities. 

• Requires the most new land, consuming 
existing rural and agricultural land. 

• Predominance of low-density form 
makes transit oriented redevelopment 
difficult and increases car-dependency 

• Supply of low-density units encourages 
new families to move to Durham. 

• Low-density form leads to increasing 
traffic congestion long-term. 

• Car-dependent urban form is less 
physically and economically accessible. 

• Low-density form, spread over a larger 
settlement area and related infrastructure 
is more costly to maintain in the long-
term. 

Key Considerations 
• Highest proportion of low-density housing forms across all policy areas. 
• Strategic Growth Areas planned to achieve lowest level of density 
• Development of urban structure as a compact, transit oriented places least supported. 
• Highest relative land need of the Five Scenarios. 
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2. Primarily low-density housing,
with increased share of medium and high-density housing 

Scenario 2 represents a Region-wide housing mix forecast that continues to prioritize low- and medium-
density housing, while achieving a higher intensification rate and providing a wider range of market options 
in the DGA than Scenario 1. 

Based on supply opportunities within the BUA, as well as the housing demand by type, Scenario 2 can 
reasonably achieve an intensification target of 45% between 2022 and 2051. 
Overall, there are fewer units being allocated into the DGA in Scenario 2, since an increased intensification 
target results in more units being provided in the BUA than in Scenario 1. These additional units are 
directed towards the Strategic Growth Areas (SGAs). The DGA is higher (55PJH) given the shift in the unit 
mix. In total, 2600 ha of new Community Area Land is needed to accommodate the forecast to 2051. 

Intensification Rate 

DGA Units 

45% 31% 

6% 5% 

57% 

66% 
22% 

11% 1% 

39% 

26% 

32% 

3% 

4,900 

5,870 

30,200 
55,000 

76,600 

660 

25,300 
13,200 

DGA New Unit Mix 

BUA New Unit Mix BUA New Units 

Durham Total New Unit Mix 

20 

0 

4 6 8 

2 4 6 

‘0,000 units 

‘0,000 units 

Durham Total Units 2051 Durham Total Unit Mix DGA Density 
(Existing + New) 2051 (Existing + New) (PJH) 55 

0 10 20 30 

259,000 
96,100 

113,000 

‘0,000 units 

New Community Area
Land Need (Hectares) 

2,600 
Low Density Medium Density High Density Secondary Units 

55%21% 

24% 

Outcomes 
The intensification rate is 45%. The BUA unit mix is 5% low-density, 31% medium-density, 57% high-
density, and 6% secondary units. The BUA unit amounts are 4,900 low-density, 30,200 medium-density, 
55,000 high-density, and 5,870 secondary units. The DGA density is 55 people and jobs per hectare. 
The DGA unit mix is 66% low-density, 22% medium-density, 11% high-density, and 1% secondary 
units. The DGA unit amounts are 76,600 low-density, 25,300 medium-density, 13,200 high density, 
and 660 secondary units. The total new unit mix is 39% low-density, 26% medium-density, 32% high-
density, and 3% secondary units. The total new community area land need is 2,600 hectares. 
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Scenario 2 Assessment 

1. Achieving Targets 
Does the scenario achieve the minimum targets of the 
Growth Plan, before advancing additional settlement area 
boundary expansion? 

2. Housing Market Choice 
Does the scenario provide for the development of a ful-
some range of housing types? 

How does the scenario respond to market demand? 

3. Setting-up SGAs for success 
Does the scenario support the ability of SGAs, including 
Urban Growth Centres, MTSAs, Regional Centres, and 
Regional Corridors, to achieve their planned function as 
higher density, mixed-use, and transit supportive urban 
communities? 

Protecting Agricultural and Rural 4. Systems, preparing for Climate Change and 
Achieving Sustainable Development 
To what extent would the scenario negatively impact exist-
ing agricultural and rural areas? 

Does the scenario provide efficient and sustainable devel-
opment patterns, including transit-oriented development? 

Does the scenario respond to the Region’s Climate 
Change Emergency declaration? 

Competitive Economic and5. Employment Conditions 
To what extent does the scenario capitalize on the Region’s 
economic and sector strengths, including providing for 
appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the 
long term? 

Key Considerations 
• Shift towards market-based supply and higher density in DGA 

• 50% intensification target not met. 
• Minimum greenfield density of 50 p&j/ 

ha met 
• MTSA and UGC minimum densities can 

be met. 

• The scenario provides a range of 
housing types and options in the BUA 
and a range of low- and medium-
density housing options in the DGA, 
though likely provides less density in 
the DGA than there is demand, based 
on active development applications. 

• Densities within Regional Centres are 
elevated to transit-supportive levels, 
but densities along Regional Corridors 
generally do not meet the same 
threshold. 

• Requires the second highest amount of 
new land, consuming existing rural and 
agricultural land. 

• Lower density form unlikely to support 
viable transit options outside of MTSAs 
and UGCs 

• Shift to medium density undermines 
transit supportive densities along Re-
gional Corridors. 

• Supply of low-density units encourages 
new families to move to Durham. 

• Shift to higher-density forms in BUA 
enables Regional Centres to emerge as 
economic centres. 

• MTSAs are supported as growth centres, 
offering mobility choice and competitive 
advantage to new employment and 
residential uses 

• Regional Centres supported for growth although Regional Corridors growth potential is not 
optimized 

• High relative new land need compared to Scenarios 3, 4 and 5 
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3. Shifting the unit mix
and adding low density intensification to BUA and SGAs to
achieve the minimum Growth Plan intensification target 

This scenario meets the Growth Plan minimum intensification rate of 50%, but uses a high proportion of 
low-and medium-density housing forms in the unit mix. Low- and medium-density housing forms require 
large amounts of land compared to apartments and condominiums. 

Meeting the 50% intensification figure with low- and medium-density housing forms required large 
areas within SGAs, including Regional Centres and Corridors, be planned for ground related housing.  In 
addition, significant amounts of low density intensification within community areas is required, including 
within existing stable neighbourhoods. A higher DGA density is achieved, resulting in a lower Community 
Land Area need than the previous scenarios. 

Intensification Rate BUA New Unit Mix BUA New Units 

50% 

6% 9% 

34%52% 

9,300 
36,500 
55,100 

5,870 

0 2 4 6 ‘0,000 units 

Durham Total New Unit Mix DGA New Unit Mix DGA Units 
3% 1% 

58%26% 

15% 60,800 

660 

27,500 
16,300 

34% 

30% 

33% 

New Community Area
Land Need (Hectares) 

DGA Density 
(PJH) 57 

247,000 
104,900 
116,500 

1,500 
53% 

22% 

25% 

20 
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4 6 8 

5 10 15 20 25 

‘0,000 units 

‘0,000 units 

Durham Total Unit Mix 
2051 (Existing + New) 

Durham Total Units 2051 
(Existing + New) 

Low Density High Density Secondary UnitsMedium Density 

Outcomes 
The intensification rate is 50%. The BUA unit mix is 6% low-density, 34% medium-density, 52% high-
density, and 6% secondary units. The BUA unit amounts are 9,300 low-density, 36,500 medium-density, 
55,100 high-density, and 5,870 secondary units. The DGA density is 57 people and jobs per hectare. 
The DGA unit mix is 58% low-density, 26% medium-density, 15% high-density, and 1% secondary 
units. The DGA unit amounts are 60,800 low-density, 27,500 medium-density, 16,300 high density, 
and 660 secondary units. The total new unit mix is 34% low-density, 30% medium-density, 33% high-
density, and 3% secondary units. The total new community area land need is 1,500 hectares. 
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Scenario 3 Assessment 

1. Achieving Targets 
Does the scenario achieve the minimum targets of the 
Growth Plan, before advancing additional settlement area 
boundary expansion? 

2. Housing Market Choice 
Does the scenario provide for the development of a ful-
some range of housing types? 

How does the scenario respond to market demand? 

3. Setting-up SGAs for success 
Does the scenario support the ability of SGAs, including 
Urban Growth Centres, MTSAs, Regional Centres, and 
Regional Corridors, to achieve their planned function as 
higher density, mixed-use, and transit supportive urban 
communities? 

Protecting Agricultural and Rural 4. Systems, preparing for Climate Change and 
Achieving Sustainable Development 
To what extent would the scenario negatively impact exist-
ing agricultural and rural areas? 

Does the scenario provide efficient and sustainable devel-
opment patterns, including transit-oriented development? 

Does the scenario respond to the Region’s Climate 
Change Emergency declaration? 

Competitive Economic and5. Employment Conditions 
To what extent does the scenario capitalize on the Region’s 
economic and sector strengths, including providing for 
appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the 
long term? 

Key Considerations 

• 50% intensification target met. 
• Minimum greenfield density of 50 p&j/ 

ha met. 
• MTSA and UGC minimum densities can 

be met 

• The scenario provides a range of housing 
types and options in both the BUA and 
DGA. 

• Higher levels of low and medium density 
provided in the BUA are accommodated 
by growth in stable neighbourhoods and 
lower densities in SGAs. 

• Highest levels of low-and medium-
density housing forms in BUA 
undermines SGA planned function and 
transit supportive objectives. 

• Requires additional land, consuming 
existing rural and agricultural land. 

• Focus on low- and medium-density 
within BUA limits transit supportive 
development opportunities. Return on 
public transit investments undermined. 

• Supply of low-density units encourages 
new families to move to Durham. 

• Focus on low-and medium-density 
forms within BUA limits long-term 
viability of SGAs due to limited 
population growth.      

• Scenario achieves intensification target using a balanced mix of housing forms 
• Use of low- and medium-density housing forms in BUA and SGAs undermines transit oriented development 

objectives and regional urban structure by placing a high share of grade-related housing forms in SGAs 
• Low- and medium-density housing units in Regional Centres unlikely to align with market conditions 
• Assumes highest level of lot splitting/ intensification within Community Area lands including existing 

mature and stable neighbourhoods 
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4. Balancing the unit mix
with an emphasis on high and medium-density housing, while
achieving the minimum 50% intensification target 

Scenario 4 builds from the approach of the Technical Reports with a preference for high-density housing 
forms in the BUA, but is adjusted to increase the proportion of low- and medium-density forms in response 
to public and stakeholder comments. 

This mix is intended to reflect the rapidly growing population of Durham while preserving its capacity to 
house new and growing families with a range of housing types and affordable housing options compared 
to other Greater Toronto and Hamilton Area (GTHA) regions. 

This Scenario achieves a focus on high-density units in Strategic Growth Areas (SGAs) with additional 
low- and medium-density housing forms along Regional Corridors. The higher DGA density of 60 PJH is 
achieved with approximately 50% low-density housing units. This scenario results in a lower Community 
Area land need than the three previous scenarios. 

Intensification Rate BUA New Unit Mix BUA New Units 
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Low Density Medium Density High Density Secondary UnitsOutcomes 
The intensification rate is 50%. The BUA unit mix is 5% low-density, 29% medium-density, 61% high-
density, and 6% secondary units. The BUA unit amounts are 5,100 low-density, 31,000 medium-density, 
64,800 high-density, and 5,870 secondary units. The DGA density is 60 people and jobs per hectare. 
The DGA unit mix is 51% low-density, 27% medium-density, 21% high-density, and 1% secondary 
units. The DGA unit amounts are 53,500 low-density, 28,800 medium-density, 22,600 high density, 
and 660 secondary units. The total new unit mix is 28% low-density, 28% medium-density, 41% high-
density, and 3% secondary units. The total new community area land need is 950 hectares. 
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Scenario 4 Assessment 

1. Achieving Targets 
Does the scenario achieve the minimum targets of the 
Growth Plan, before advancing additional settlement area 
boundary expansion? 

2. Housing Market Choice 
Does the scenario provide for the development of a ful-
some range of housing types? 

How does the scenario respond to market demand? 

3. Setting-up SGAs for success 
Does the scenario support the ability of SGAs, including 
Urban Growth Centres, MTSAs, Regional Centres, and 
Regional Corridors, to achieve their planned function as 
higher density, mixed-use, and transit supportive urban 
communities? 

Protecting Agricultural and Rural 4. Systems, preparing for Climate Change and 
Achieving Sustainable Development 
To what extent would the scenario negatively impact exist-
ing agricultural and rural areas? 

Does the scenario provide efficient and sustainable devel-
opment patterns, including transit-oriented development? 

Does the scenario respond to the Region’s Climate 
Change Emergency declaration? 

Competitive Economic and5. Employment Conditions 
To what extent does the scenario capitalize on the Region’s 
economic and sector strengths, including providing for 
appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the 
long term? 

Key Considerations 

• 50% intensification target met. 
• Minimum greenfield density of 50 p&j/ 

ha met. 
• MTSA and UGC minimum densities can 

be met 

• Shift to housing form and choice 
creates balance between low, medium 
and high density, providing housing 
choice for a broad and changing 
demographic. 

• Focus on higher-density forms supports 
the growth of the SGAs 

• Proportion of medium density units in 
the SGAs does not optimize the growth 
potential in transit supportive areas 

• Requires additional land, consuming 
existing rural and agricultural land. 

• Preference for compact housing forms 
supports transit oriented communities. 

• Compact form can align with efficient 
building design and travel modes, 
reducing greenhouse gas emissions. 

• Supply of low- and medium-density 
forms in BUA attracts new families. 

• Supply of high-density units in DGA 
supports new planned Centres. 

• Higher-density focus in BUA supports 
planned urban structure. 

• Transit oriented development limits 
future traffic congestion. 

• Scenario achieves intensification target using a balanced mix of housing forms in the DGA and a 
higher proportion of high-density housing forms in the BUA 

• Supports compact, transit oriented communities and regional urban structure 
• Moderate additional Community Area land required 
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and intensification beyond minimum Growth Plan targets 
Emphasis on higher densities5. 

Scenario 5 tests the growth pattern required to exceed the minimum intensification target (55%) and 
require no new Community Land to accommodate the 2051 growth forecast. The Region-wide unit mix 
is established by meeting these requirements. The Built-up Area (BUA) is forecast to contain the highest 
amount of high-density housing units, and the DGA housing forecast results in a mix which is more oriented 
towards high-density units than reported in active development applications. 

The resultant output is a DGA unit mix which provides the lowest proportion of  low-density and greatest 
proportion of high-density units - a significant shift from past and recent development trends. The DGA 
density of 64 pjh is the highest overall DGA density by 2051 and results in a no expansion scenario. 

Intensification Rate BUA New Unit Mix BUA New Units 
5% 4% 

DGA Units 

27% 
63% 

5,200 

5,870 

32,000 
74,300 

38% 

35% 

27% 

1% 

36,000 

660 

33,100 
25,500 

20% 

31% 

47% 

3% 

55% 

Low Density Medium Density High Density Secondary Units 

New Community Area
Land Need (Hectares) 

DGA Density 
(PJH) 64 

216,700 
106,500 
145,700 

0 
46% 

23% 

31% 

DGA New Unit MixDurham Total New Unit Mix 

10 

0 

2 3 4 

2 4 6 8 

‘0,000 units 

‘0,000 units 

‘0,000 units 

0 5 10 15 20 25 

Durham Total Unit Mix 
2051 (Existing + New) 

Durham Total Units 2051 
(Existing + New) 

Outcomes 
The intensification rate is 55%. The BUA unit mix is 5% low-density, 27% medium-density, 63% high-
density, and 5% secondary units. The BUA unit amounts are 5,200 low-density, 32,000 medium-density, 
74,300 high-density, and 5,870 secondary units. The DGA density is 64 people and jobs per hectare. 
The DGA unit mix is 38% low-density, 35% medium-density, 27% high-density, and 1% secondary units. 
The DGA unit amounts are 36,000 low-density, 33,100 medium-density, 25,500 high density, and 660 
secondary units. The total new unit mix is 20% low-density, 31% medium-density, 47% high-density, 
and 3% secondary units. No additional Community Area land is required. 
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Scenario 5 Assessment 

1. Achieving Targets 
Does the scenario achieve the minimum targets of the 
Growth Plan, before advancing additional settlement area 
boundary expansion? 

2. Housing Market Choice 
Does the scenario provide for the development of a ful-
some range of housing types? 

How does the scenario respond to market demand? 

3. Setting-up SGAs for success 
Does the scenario support the ability of SGAs, including 
Urban Growth Centres, MTSAs, Regional Centres, and 
Regional Corridors, to achieve their planned function as 
higher density, mixed-use, and transit supportive urban 
communities? 

Protecting Agricultural and Rural 4. Systems, preparing for Climate Change and 
Achieving Sustainable Development 
To what extent would the scenario negatively impact exist-
ing agricultural and rural areas? 

Does the scenario provide efficient and sustainable devel-
opment patterns, including transit-oriented development? 

Does the scenario respond to the Region’s Climate 
Change Emergency declaration? 

Competitive Economic and5. Employment Conditions 
To what extent does the scenario capitalize on the Region’s 
economic and sector strengths, including providing for 
appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the 
long term? 

Key Considerations 

• 50% intensification target met. 
• Minimum greenfield density of 50 p&j/ 

ha exceed. 
• MTSA and UGC minimum densities can 

be met 

• Significant emphasis on high-density 
forms across the Region results in a DGA 
that potentially provides an oversupply 
of apartment units compared to active 
development applications. 

• The highest level of intensification and 
high density units within the BUA are not 
likely to be absorbed even over the long 
term 

• Focus on higher-density forms 
optimizes the planned growth of the 
SGAs across the Region. 

• Requires no new Community Area 
expansion. 

• Focus on compact housing forms sup-
ports transit oriented communities. 

• Compact form can align with efficient 
building design and travel modes, 
reducing greenhouse gas emissions. 

• Lack of market supply of low-and 
medium-density units in DGA limits 
growth of new families. 

• Supply of high-density units in DGA 
supports new planned centres, but may 
not be absorbed by market demand 

• Transit oriented development limits 
future traffic congestion. 

• Supports and optimizes regional urban structure and compact, transit oriented communities 
• No additional Community Area land required 
• Scenario exceeds intensification target as a result of focus on high-density housing forms in BUA 
• Results in a DGA unit mix which is too oriented towards high-density housing forms and is not 

representative of DGA market demand. 
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 4. Range of Land Need 

The five scenarios result in a range of Land 
Need based on unit mix, DGA density and 
intensification rates. As the intensification target 
increases and the unit mix shifts more towards 
high-density dwellings, the total Community Area 
land need decreases. The range of land need 
for both Community Areas and Employment 
Areas is demonstrated in Figure 5-1 below. The 
Figure below illustrates the Community Area 
and Employment Land Need for each Scenario. 
The resulting land need ranges from 1,171 
ha (Scenario 5 + Revised Employment Area 
Intensification Target) to 6,751 ha (Scenario 

1 + Employment Strategy Technical Report). 
At the scale of Land Need of Scenario 1, with 
either employment scenario, there may not be 
sufficient land in the whitebelt to accommodate 
the forecast without putting lands that should be 
protected under pressure. 

Figure 4-1: Summary range of total regional new land need combining Community Area and Employment Land Need by Scenario 
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5. Next Steps 

The Region will be launching a public survey 
to solicit feedback on the Scenario modelling 
outcomes and assessment. The comment period 
for this report and the survey will close on April 
14th, 2022. The Project Team will review the 
public feedback received and use this as input 
along with the Scenario Assessment to prepare 
a Recommended Land Need Scenario, including 
both Community Area and Employment Area 
land needs. A final recommendations package 
will be presented to the Planning and Economic 
Development Committee in May 2022. This 
package will contain recommendations on the 
Preferred Land Need Scenario, supporting 
technical figures and tables and other 
recommendations related to Phase 2 of the 
Growth Management Study. This presentation 
will represent the culmination of Phase One 
of the Envision Durham: Growth Management 
Study. 

Following Regional Council’s decision, the 
Growth Management Study will move into 
Phase 2 to determine Local Area Allocations and 
preferred locations for Settlement Area Boundary 
Expansion(s), which will focus on determining 
the share and form of growth attributed to the 
Area Municipalities. Phase 2 will culminate with 
a Regional Official Plan and demonstration of 
Growth Plan conformity. 

The next steps and project schedule is outlined 
below: 

• March 10 – scenario modelling outcomes 
and assessment posted for public review. 
Response survey opens – visit www.durham. 
ca/envisiondurham 

• March 24 – Virtual Public Information Centre 
scheduled for 7pm. Notification of Public 
Information Centre will be advertised via 
local Newspapers, e-mailed to the Envision 
Durham interested parties list, social media 
channels and a public service announcement. 

• April 14 – response survey closes. 

• May 3 – Present the Preferred Land 
Need Scenario to Planning and Economic 
Development Committee. 
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Technical Appendix 

Appendix A: Land Needs Calculation for Each Scenario 
The following tables provide details on the land needs calculation for each Scenario. For additional 
details regarding the methodology, please refer to the Community Area Urban Land Needs Technical 
Report. 
Figure A-1: Durham Region DGA Community Area Developable Land Supply 

Land Area 

Total DGA Community Area Supply (Net of Growth Plan Take-Outs) 
(developable ha) A 6,142 

Total Employment Area Conversions (Net of Growth Plan Take-Outs) 
(developable ha) B 308 

Total DGA Community Area Supply (Including Employment Area 
Conversions), developable ha C = A + B 6,450 

Vacant Land Contingency (gross ha) (1.5%)1 D = C * 1.5% 97 

Total DGA Community Area Supply (Including Employment Area Conversions 
and Land Contingency factor), developable ha E = C - D 6,353 
Source: Watson & Associates Economists Ltd., 2022. 
1 Land Contingency factor accounts for Employment Area conversions that may not redevelop during the planning horizon, as w ell as other DGA Community 
Area w hich may not develop by 2051. 
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Figure A-2: Scenario 1 – DGA Community Area Land Need Calculation, 2051 

Land Area 
(ha) 

People 
and Jobs 

People and Jobs Per 
Developable ha 

Total Existing DGA 6,353 
Developed 1,496 71,950 48 
Category 11 2,490 155,630 63 
Category 22 2,367 108,900 46 
Forecast, 2019 to 2051 10,244 512,320 
Total DGA at 2051 11,740 584,270 50 
Expansion Requirement 5,387 247,790 46 
Source: Watson & Associates Economists Ltd., 2022. 
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 
Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 
hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area. 
2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 
could become available for Community Area development. 
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Figure A-3: Scenario 2 – DGA Community Area Land Need Calculation, 2051 

Land Area 
(ha) 

People 
and Jobs 

People and Jobs Per 
Developable ha 

Total Existing DGA 6,353 
Developed 1,496 71,950 48 
Category 11 2,490 155,630 63 
Category 22 2,367 127,840 54 

Forecast, 2019 to 2051 7,471 424,610 
Total DGA at 2051 8,967 496,560 55 
Expansion Requirement 2,614 141,140 54 
Source: Watson & Associates Economists Ltd., 2022. 
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 
Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 
hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area. 
2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 
could become available for Community Area development. 
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Figure A-4: Scenario 3 – DGA Community Area Land Need Calculation, 2051 

Land Area 
(ha) 

People 
and Jobs 

People and Jobs Per 
Developable ha 

Total Existing DGA 6,353 
Developed 1,496 71,950 48 
Category 11 2,490 155,630 63 
Category 22 2,367 136,600 58 
Forecast, 2019 to 2051 6,362 379,070 
Total DGA at 2051 7,858 451,020 57 
Expansion Requirement 1,505 86,840 58 
Source: Watson & Associates Economists Ltd., 2022. 
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 
Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 
hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area. 

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 
could become available for Community Area development. 
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Figure A-5: Scenario 4 – DGA Community Area Land Need Calculation, 2051 

Land Area 
(ha) 

People 
and Jobs 

People and Jobs Per 
Developable ha 

Total Existing DGA 6,353 
Developed 1,496 71,950 48 
Category 11 2,490 155,630 63 
Category 22 2,367 152,820 65 
Forecast, 2019 to 2051 5,812 370,100 
Total DGA at 2051 7,308 442,050 60 
Expansion Requirement 955 61,650 65 
Source: Watson & Associates Economists Ltd., 2022. 
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 
Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 
hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area. 
2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 
could become available for Community Area development. 
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Figure A-6: Scenario 5 – DGA Community Area Land Need Calculation, 2051 

Land Area 
(ha) 

People 
and Jobs 

People and Jobs Per 
Developable ha 

Total Existing DGA 6,353 
Developed 1,496 71,950 48 
Category 11 2,490 155,630 63 
Category 22 2,367 177,560 75 
Forecast, 2019 to 2051 4,760 325,890 
Total DGA at 2051 6,256 397,840 64 
Expansion Requirement - 97 - 7,300 75 
Source: Watson & Associates Economists Ltd., 2022. 
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 
Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 
hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area. 
2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 
could become available for Community Area development. 
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Appendix B: Land Needs Calculation for Each Scenario 
A housing propensity analysis by population age and housing structure type is a common approach 
used to assess future housing demand by structure type.  This approach uses current Census data, 
in this case 2016 Statistics Canada Census data, as a starting point to derive housing propensity 
rates by structure type to the Durham Region population by age group. From this data, assumptions 
regarding shifting patterns in propensity are assumed for each growth scenario, to determine 
housing growth by structure type for each age group. 

It is important to note that if propensities are flat-lined to derive future housing needs, this would 
result in an significant amount of low-density. It is not appropriate to flat-line propensity rates 
because there are a multitude of factors which influence them and their volatility, such as housing 
affordability and changing housing preferences (e.g. aging of the population which will put upward 
pressure on high-density units). The 2021 to 2051 housing forecast by age group (age of primary 
household maintainer) and housing type for all five residential growth scenarios is provided below. 

Figure B-1: Scenario 1: Growth Plan Background Report – Total Housing Forecast by Propensity and Type, 2021 to 2051 

Ag
e 

G
ro

up
 

75+ 56,000 

65-74 

55-64 

45-54 

35-44 

25-34 

Under 25 

19% 

Low Density¹ 

35% 30% 35% 

52% 

66% 

73% 

65% 

44% 

12% 

31% 

28% 

17% 

17% 

69% 

16% 

17% 

6% 

10% 

18% 

40% 

0 10,000 20,000 30,000 40,000 50,000 60,000 

17,500 

2,000 

41,300 

42,500 

34,600 

25,700 

Medium Density² High Density³ 

Total Housing Growth, 2021-2051 
1 Low density represents singles and semi-detached. 
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes. 
3 High density includes all apartments. 
Source:  Watson & Associates Economists Ltd., 2022. 
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Figure B-2: Scenario 2: Higher Proportion of Low-Density Housing – Not Meeting Intensification Target – Total Housing Forecast by Propensity 
and Type, 2021 to 2051 
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Total Housing Growth, 2021-2051 
1 Low density represents singles and semi-detached. 
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes. 
3 High density includes all apartments. 
Source: Watson & Associates Economists Ltd., 2022. 
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Figure B-3: Scenario 3: Higher Proportion of Low-Density – Testing Impact of Meeting Intensification Target– Total Housing Forecast by 
Propensity and Type, 2021 to 2051 
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Total Housing Growth, 2021-2051 

1 Low density represents singles and semi-detached. 
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes. 
3 High density includes all apartments. 
Source: Watson & Associates Economists Ltd., 2022. 
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Figure B-4: Scenario 4: Modified Mix Meeting Targets – Total Housing Forecast by Propensity and Type, 2021 to 2051 
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Total Housing Growth, 2021-2051 
1 Low density represents singles and semi-detached. 
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes. 
3 High density includes all apartments. 
Source: Watson & Associates Economists Ltd., 2022. 
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Figure B-5: Scenario 5: Exceeding Targets – No Additional Land Need – Focus on Higher-Density – Total Housing Forecast by Propensity and 
Type, 2021 to 2051 
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Total Housing Growth, 2021-2051 
1 Low density represents singles and semi-detached. 
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes. 
3 High density includes all apartments. 
Source: Watson & Associates Economists Ltd., 2022. 
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Appendix A: Designated Greenfield Land Supply and Density Analysis 
The following tables provide details on the land needs calculation for each Scenario. As mentioned in Section 1.2 of the Alternative 
Land Need Scenarios Assessment Summary Report, the DGA Community Area land supply and land needs calculations have been 
revised. The following tables are reflective of these revisions. Since the release of the March 2022 Alternative Land Needs Scenarios 
Assessment Summary Report, the density of the developed land area has been slightly adjusted. This adjustment has no impact on 
the land needs by 2051 for each scenario. Accordingly, this technical appendix replaces the appendix of the March 2022 Alternative 
Land Needs Scenarios Assessment Summary Report. For additional details regarding the land supply and land needs calculations, 
please refer to the Community Area Urban Land Needs Technical Report.  
 
Figure A-1: Durham Region, Total Designated Greenfield Area 

 Area Municipality 
Total Gross 
DGA Land 
Area, ha 

Total Non-
Developable 

Take-outs 

DGA Net of 
Take-Outs, ha 

Gross 
Developable 
Employment 

Lands, ha1 

Gross 
Developable 
Community 

Areas, ha 

  A B C = A – B D E = C – D 

Town of Ajax 1,093 277 816 279 537 

Township of Brock 468 114 354 146 208 

Municipality of Clarington 2,718 968 1,750 413 1,337 

City of Oshawa 2,425 679 1,745 236 1,509 

City of Pickering2 3,028 1,726 1,303 359 944 

Township of Scugog 422 105 318 171 147 

Township of Uxbridge 153 54 99 0 99 

Town of Whitby 2,925 992 1,933 573 1,360 

Total Region of Durham DGA 13,232 4,914 8,318 2,176 6,142 

Source:  Watson & Associates Economists Ltd., 2022.         
1 Gross Land Area in accordance with the Growth Plan, 2020 Developable Land Area       

2 The Pickering DGA is largely represented by the Seaton Community. Approximately five ha of developable land has been identified as part of the Duffin Heights Secondary Plan within 
the DGA. The Green River DGA Community Area lands are not considered developable and have been removed from the supply.  
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Figure A-2: Durham Region, DGA Community Area - Developed and Vacant   

Area Municipality 

Developed 
Community 
Area Lands, 

ha1 

Vacant 
Community 

Area Lands, ha 

Total 
Developable 
Community 

Area Lands, ha 

% Developed % Vacant 

  A B C = A + B D = A / C E = B / C 

Town of Ajax 385 152 537 72% 28% 

Township of Brock 19 189 208 9% 91% 

Municipality of Clarington 350 987 1,337 26% 74% 

City of Oshawa 453 1,057 1,509 30% 70% 

City of Pickering 0 944 944 0% 100% 

Township of Scugog 42 105 147 29% 71% 

Township of Uxbridge2 25 74 99 25% 75% 

Town of Whitby 222 1,138 1,360 16% 84% 

Total Region of Durham DGA 1,496 4,646 6,142 24% 76% 

Source:  Watson & Associates Economists Ltd., 2022.         
1 A building footprint coverage threshold was used to determine the development status of plans. Plans with a threshold greater than 20% were classified as 
developed, while plans between 5% and 20% required a desktop review to determine development status. All plans categorized as developed may have the 
potential for further development where appropriate, which has not been recognized herein.  

  
2 Uxbridge lands include Special Study Area 5 and 6          
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Figure A-3: Durham Region, Vacant DGA Lands by Category, Hectares 

Area Municipality 

Total 
Approved, 

Draft 
Approved 
and Under 

Review 
(Category 1) 

Remaining 
Vacant 

(Category 
2) 

Total 
Vacant DGA 
Community 

Areas 

% Vacant 
Category 1 

% Vacant 
Category 2 

  A B = C - A C D = A / C E = B / C 

Town of Ajax 92 61 152 60% 40% 

Township of Brock 85 105 189 45% 55% 

Municipality of Clarington 416 571 987 42% 58% 

City of Oshawa 574 482 1,057 54% 46% 

City of Pickering 859 86 944 91% 9% 

Township of Scugog 81 23 105 78% 22% 

Township of Uxbridge1 10 64 74 13% 87% 

Town of Whitby 373 765 1,138 33% 67% 

Total Region of Durham DGA 2,490 2,157 4,646 54% 46% 

Source:  Watson & Associates Economists Ltd., 2022.         
1 Uxbridge lands include Special Study Area 5 and 6  
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Figure A-4: Durham Region, Existing Density People and Jobs on Developed DGA Lands 

Area Municipality 

DGA 
Developed 
Land Area, 
Gross ha 

Existing 
Population on 

Developed 
DGA Lands 

Existing Jobs 
on Developed 
DGA Lands1  

Existing 
Population 
and Jobs on 
Developed 
DGA Lands1  

Existing 
People and 

Jobs Density 
(gross/ha) 

  A A A B C = B / A 

Town of Ajax 385 21,934 2,887 24,821 65 

Township of Brock 19 263 247 510 27 

Municipality of Clarington 350 13,152 2,694 15,846 45 

City of Oshawa 453 15,134 1,205 16,339 36 

City of Pickering 0 0 0 0 0 

Township of Scugog 42 886 218 1,104 26 

Township of Uxbridge 25 516 112 628 25 

Town of Whitby 222 10,453 835 11,288 51 

Total Region of Durham DGA 1,496 62,338 8,198 70,536 47 

Source:  Watson & Associates Economists Ltd., 2022.         
1 Jobs Captured are within Community Areas and not Employment Areas. 
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Figure A-5: Durham Region, Housing Units on Developed DGA Lands 

Area Municipality 
Singles/Semi-

Detached 
Townhouses Apartments Total 

  A B C D = A + B + C 

Town of Ajax 4,869 824 8 5,701 

Township of Brock 87 0 0 87 

Municipality of Clarington 3,299 755 242 4,296 

City of Oshawa 3,772 524 224 4,520 

City of Pickering 0 0 0 0 

Township of Scugog 290 2 0 292 

Township of Uxbridge 98 69 0 167 

Town of Whitby 2,491 552 1 3,044 

Total Region of Durham DGA 14,906 2,726 475 18,107 

Regional Unit Mix 82% 15% 3% 100% 

Source:  Derived from custom geocoded building permits from 2005 to 2018 by Watson & Associates Economists Ltd., 2022. 
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Figure A-6: Durham Region, Category 1 DGA People and Jobs Density 

Area Municipality 

Total 
Approved 
and Draft 
Approved 

(Category 1) 
Housing 

Units 

Total 
Approved 
and Draft 
Approved 

(Category 1) 
Land, ha 

Category 1 
Population 

Category 1 
Employment 

Category 1 
People and 

Jobs 

Category 1 
People and 
Jobs/Gross 

ha 

Category 1 
Housing 
Units Per 
Gross ha 

  A B C D E = C + D F = E / A G = A / B 

Town of Ajax 2,030 92 6,150 670 6,820 74 22 

Township of Brock 810 85 2,390 490 2,880 34 10 

Municipality of Clarington 5,640 416 16,130 1,930 18,060 43 14 

City of Oshawa 9,960 574 27,390 6,470 33,860 59 17 

City of Pickering1 19,190 859 55,320 15,270 70,590 82 22 

Township of Scugog 390 81 1,120 120 1,240 15 5 

Township of Uxbridge 140 10 380 60 440 46 14 

Town of Whitby 6,030 373 18,290 3,450 21,740 58 16 

Total Region of Durham DGA 44,190 2,490 127,170 28,460 155,630 63 18 

Durham DGA Excluding 
Pickering1 25,000 1,631 71,850 13,190 85,040 52 15 

Source:  Watson & Associates Economists Ltd., 2022.             
1 The Pickering DGA is largely represented by the Seaton Community. Approximately five ha of developable Category 2 land has been identified as part of the Duffin Heights Secondary Plan within the 
DGA. 
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Figure A-7: Durham Region, DGA People and Jobs Density (Developed, Approved and Draft Approved – Developed DGA Lands + 
Category 1 Lands) 

Area Municipality 
Total 

Housing 
Units 

Total Land 
Area, Gross 

ha 
Population Employment 

Population 
and 

Employment 

Density: 
People and 
Jobs/Gross 

ha 

Housing 
Units Per 
Gross ha 

  A B C C C D = C / B E = A / B 

Town of Ajax 7,732 476 28,081 3,555 31,636 66 16 

Township of Brock 896 104 2,653 740 3,393 33 9 

Municipality of Clarington 9,931 766 29,281 4,629 33,910 44 13 

City of Oshawa 14,479 1,027 42,522 7,675 50,197 49 14 

City of Pickering 19,190 860 55,320 15,270 70,590 82 22 

Township of Scugog 677 124 2,001 338 2,339 19 5 

Township of Uxbridge 303 34 897 173 1,070 31 9 

Town of Whitby 9,073 596 28,738 4,286 33,024 55 15 

Total Region of Durham DGA 62,280 3,990 189,490 36,670 226,160 57 16 

Durham DGA Excluding Pickering1 43,090 3,130 134,170 21,400 155,570 50 14 

Source:  Watson & Associates Economists Ltd., 2022. 
            

1 The Pickering DGA is largely represented by the Seaton Community. Approximately five ha of developable Category 2 land has been identified as part of the Duffin Heights Secondary Plan within the DGA 
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Figure A-8: Durham Region DGA Community Area Developable Land Supply  

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 
 

Land Area

Total DGA Community Area Supply (Net of Growth Plan Take-Outs) 

(developable ha) 
A 6,142

Total Employment Area Conversions (Net of Growth Plan Take-Outs) 

(developable ha) 
B 308

Total DGA Community Area Supply (Including Employment Area 

Conversions), developable ha 
C = A + B 6,450

Vacant Land Contingency (gross ha) (1.5%)1 D = C * 1.5% 97

Total DGA Community Area Supply (Including Employment Area Conversions 

and Land Contingency factor), developable ha 
E = C - D 6,353

Source: Watson & Associates Economists Ltd., 2022.
1 Land Contingency factor accounts for Employment Area conversions that may not redevelop during the planning horizon, as w ell as other DGA Community 

Area w hich may not develop by 2051.
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Scenario 1: Emphasis on Low-Density Housing 
 
Figure A-9: Durham Region, Scenario 1 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

Location 
DGA 

Community 
Area Total 

Durham 
Region Total 

Community 
Area Share 
of Regional 

Total 

Population 470,250 612,500 77% 

Em
p

lo
ym

en
t Major Office 2,900 28,900 10% 

Employment Lands Employment 0 82,400 0% 

Rural 0 3,000 0% 

Population-Related Employment 39,170 112,200 35% 

Total Employment 42,070 226,500 19% 

Total People and Jobs 512,320 839,000 61% 

Source: Watson & Associates Economists Ltd., 2022.       
 
Figure A-10: Durham Region, Scenario 1 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

 
 

 
 

Land Area 

(ha)

People 

and Jobs

Total Existing DGA 6,353      

Developed 1,496      70,540    

Category 11
2,490      155,630  

Category 22
2,367      108,900  

Forecast, 2019 to 2051 10,244    512,320  

Total DGA at 2051 11,740    582,860  

Expansion Requirement 5,387      247,790  

Source: Watson & Associates Economists Ltd., 2022.

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 

could become available for Community Area development. 

1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 

Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 

hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area.

People and Jobs Per 

Developable ha

47                             

63                             

46                             

50                             

46                             
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Scenario 2: Primarily Low-Density Housing 
 
Figure A-11: Durham Region, Scenario 2 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

Location 
DGA 

Community 
Area Total 

Durham 
Region Total 

Community 
Area Share 
of Regional 

Total 

Population 389,280 612,500 64% 

Em
p

lo
ym

en
t Major Office 2,900 28,900 10% 

Employment Lands Employment 0 82,400 0% 

Rural 0 3,000 0% 

Population-Related Employment 32,430 112,200 29% 

Total Employment 35,330 226,500 16% 

Total People and Jobs 424,610 839,000 51% 

Source: Watson & Associates Economists Ltd., 2022.       
 
Figure A-12: Durham Region, Scenario 2 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

 
 
 
 
 

Land Area 

(ha)

People 

and Jobs

Total Existing DGA 6,353      

Developed 1,496      70,540    

Category 11
2,490      155,630  

Category 22
2,367      127,840  

Forecast, 2019 to 2051 7,471      424,610  

Total DGA at 2051 8,967      495,150  

Expansion Requirement 2,614      141,140  

Source: Watson & Associates Economists Ltd., 2022.

55                             

54                             

47                             

1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 

Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 

hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area.

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 

could become available for Community Area development. 

People and Jobs Per 

Developable ha

63                             

54                             
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Scenario 3: Shifting the Unit Mix 
 
Figure A-13: Durham Region, Scenario 3 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

Location 
DGA 

Community 
Area Total 

Durham 
Region Total 

Community 
Area Share 
of Regional 

Total 

Population 347,250 612,500 57% 

Em
p

lo
ym

en
t Major Office 2,900 28,900 10% 

Employment Lands Employment 0 82,400 0% 

Rural 0 3,000 0% 

Population-Related Employment 28,920 112,200 26% 

Total Employment 31,820 226,500 14% 

Total People and Jobs 379,070 839,000 45% 

Source: Watson & Associates Economists Ltd., 2022.       
 
Figure A-14: Durham Region, Scenario 3 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

 
 
 
 

Land Area 

(ha)

People 

and Jobs

Total Existing DGA 6,353      

Developed 1,496      70,540    

Category 11
2,490      155,630  

Category 22
2,367      136,600  

Forecast, 2019 to 2051 6,362      379,070  

Total DGA at 2051 7,858      449,610  

Expansion Requirement 1,505      86,840    

Source: Watson & Associates Economists Ltd., 2022.

58                             

1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 

Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 

hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area.

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 

could become available for Community Area development. 

People and Jobs Per 

Developable ha

57                             

58                             

47                             

63                             
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Scenario 4: Balancing the Unit Mix 
 
Figure A-15: Durham Region, Scenario 4 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

Location 
DGA 

Community 
Area Total 

Durham 
Region Total 

Community 
Area Share 
of Regional 

Total 

Population 338,960 612,500 55% 

Em
p

lo
ym

en
t Major Office 2,900 28,900 10% 

Employment Lands Employment 0 82,400 0% 

Rural 0 3,000 0% 

Population-Related Employment 28,240 112,200 25% 

Total Employment 31,140 226,500 14% 

Total People and Jobs 370,100 839,000 45% 

Source: Watson & Associates Economists Ltd., 2022.       
 
Figure A-16: Durham Region, Scenario 4 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

 

 
 

Land Area 

(ha)

People 

and Jobs

Total Existing DGA 6,353      

Developed 1,496      70,540    

Category 11
2,490      155,630  

Category 22
2,367      152,820  

Forecast, 2019 to 2051 5,812      370,100  

Total DGA at 2051 7,308      440,640  

Expansion Requirement 955         61,650    

Source: Watson & Associates Economists Ltd., 2022.
1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 

Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 

hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area.

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 

could become available for Community Area development. 

47                             

65                             

63                             

65                             

60                             

People and Jobs Per 

Developable ha
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Scenario 5: Emphasis on Higher Densities 
 
Figure A-17: Durham Region, Scenario 5 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

Location 
DGA 

Community 
Area Total 

Durham 
Region Total 

Community 
Area Share 
of Regional 

Total 

Population 298,150 612,500 49% 

Em
p

lo
ym

en
t Major Office 2,900 28,900 10% 

Employment Lands Employment 0 82,400 0% 

Rural 0 3,000 0% 

Population-Related Employment 24,840 112,200 22% 

Total Employment 27,740 226,500 12% 

Total People and Jobs 325,890 839,000 39% 

Source: Watson & Associates Economists Ltd., 2022.       
 
Figure A-18: Durham Region, Scenario 5 DGA Community Area Population and Employment 
Forecast, 2019 to 2051 

 
 
 

Land Area 

(ha)

People 

and Jobs

Total Existing DGA 6,353      

Developed 1,496      70,540    

Category 11
2,490      155,630  

Category 22
2,367      177,560  

Forecast, 2019 to 2051 4,760      325,890  

Total DGA at 2051 6,256      396,430  

Expansion Requirement 97-           7,300-      

Source: Watson & Associates Economists Ltd., 2022.

2 Category 2 - Remaining Vacant DGA Lands: includes all lands outside of Category 1 that 

could become available for Community Area development. 

63                             

75                             

People and Jobs Per 

Developable ha

1 Category 1 - Approved (registered but unbuilt or in the process of being built out), Draft 

Approved and Applications Under Review . The Category 1 density of 63 people and jobs per 

hectare is upw ardly affected by a density of 83 w ithin the Seaton Community Area.

63                             

75                             

47                             
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Appendix B: Housing Propensity Forecast for each Scenario, 2021 to 2051 
 
A housing propensity analysis by population age and housing structure type is a common approach used to assess future housing 
demand by structure type.  This approach uses current Census data, in this case 2016 Statistics Canada Census data, to derive housing 
propensity rates by structure type to the Durham Region population by age group. The 2021 to 2051 housing forecast by age group 
(age of primary household maintainer) and housing type for all five residential growth scenarios. 
 
Figure B-1: Scenario 1: Growth Plan Background Report – Total Housing Forecast by Propensity and Type, 2021 to 2051 

 
 
 
 
 

19%

35%

52%

66%

73%

65%

44%

12%

30%

31%

28%

17%

17%

16%

69%

35%

17%

6%

10%

18%

40%

0 10,000 20,000 30,000 40,000 50,000 60,000

Under 25

25-34

35-44

45-54

55-64

65-74

75+

Total Housing Growth, 2021-2051

A
g
e
 G

ro
u
p

Low Density¹ Medium Density² High Density³

1 Low density represents singles and semi-detached.
2 Medium density includes townhouses (including back-to-back and stacked townhouses) and duplexes.
3 High density includes all apartments.
Source:  Watson & Associates Economists Ltd., 2022.
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Figure B-2: Scenario 2: Higher Proportion of Low-Density Housing – Not Meeting Intensification Target – Total Housing Forecast by 
Propensity and Type, 2021 to 2051 
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Figure B-3: Scenario 3: Higher Proportion of Low-Density – Testing Impact of Meeting Intensification Target– Total Housing Forecast 
by Propensity and Type, 2021 to 2051 
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Figure B-4: Scenario 4: Modified Mix Meeting Targets – Total Housing Forecast by Propensity and Type, 2021 to 2051 
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Figure B-5: Scenario 5: Exceeding Targets – No Additional Land Need – Focus on Higher-Density – Total Housing Forecast by 
Propensity and Type, 2021 to 2051 
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Appendix C: Intensification Analysis Density Precedents Research 
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Alternative Growth Scenarios Recommendations 2 

 

Introduction   

Durham Region is undertaking a Growth Management Study (GMS) as part of Envision Durham, the 
Municipal Comprehensive Review (MCR) of the Regional Official Plan (ROP). This is a two-phase study to 
assess how to accommodate the Growth Plan for the Greater Golden Horseshoe forecast growth to 
2051 of 1,300,000 people and 460,000 jobs in the Region of Durham. The first phase of the GMS is the 
preparation of a Land Needs Assessment (LNA) to quantify the amount of land that will be required to 
accommodate future population and employment growth to the year 2051.  

During the summer and early fall 2021, the GMS Project Team released four Technical Reports (the 
“Technical Reports”) providing an analysis of the form of growth and resulting land needs in Durham. 
These four reports were presented for public comment and Planning and Economic Development 
Committee consideration:  

1. The Region-Wide Growth Analysis 
2. The Housing Intensification Study Technical Report 
3. The Employment Strategy Technical Report 
4. The Community Area Land Needs Technical Report 

How the Number of Units Across the Alternative Community Area Scenarios were Determined 

Forecast trends in population age structure provide important insights with respect to future housing 
needs based on forecast trends in average household occupancy. Total housing needs for Durham 
Region are generated from a population forecast by major age group using a headship rate forecast. A 
headship rate is defined as the number of primary household maintainers or heads of households by 
major population age group (i.e.: cohort). Average headship rates do not tend to vary significantly over 
time by major age group; however, the number of maintainers per household varies by population age 
group. For example, the ratio of household maintainers per total housing occupants is higher on average 
for households occupied by older cohorts (i.e.: 55+ years of age) as opposed to households occupied by 
adults 29 to 54 years of age.  
  
The headship rate forecast provides insight into the number of total households that will be required in 
Durham Region by 2051 to accommodate the population forecast. This headship rate analysis implicitly 
examines the family structures that will exist in Durham by 2051. Understanding the family types in 
Durham Region by 2051 is an important starting point because it informs the total households required 
by 2051, regardless of housing structure type. The total number of households by 2051 does not change 
based on the housing structure type, because that would assume a different family structure in Durham 
Region by 2051. For example, a family would not decide to buy two apartment units instead of one 
single-detached home under a planning policy objective to deliver more high-density housing to Durham 
Region. Arriving at a higher total number of households by 2051 in Durham Region, for example, would 
require a different age structure forecast in Durham Region which would assume less families are 
migrating into Durham and are instead being replaced by older age cohorts (i.e.: 55+ years of age) and 
non-families (typically younger age-groups). Upon determining the Region’s total housing needs, 
demographic and socio-economic factors related to housing affordability, location, and lifestyle will 
dictate which type of housing unit by dwelling type that family or non-family household will occupy. 
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Alternative Growth Scenarios Recommendations 3 

It is important to recognize that there will also be a turnover of existing dwellings within Durham 
Region, as a result of the aging of the existing population. While Scenario 4 has an incremental housing 
unit forecast of 28% low density, 28% medium density, 41% high density, and 3% secondary units, there 
are a significant amount of existing ground-oriented units within Durham Region that will become 
available for sale over the next 30 years. By 2051, it is expected that the housing units within Durham 
Region will be distributed by 50% low density, 22% medium density, and 28% high density. This 
distribution of housing by 2051 provides a range of housing options for all family and non-family types. 
 
Alternative Scenarios Context and Development 
 
The Land Need Assessment based on the four Technical Reports resulted in the following outcomes 

• Meeting the Growth Plan minimum intensification rate of 50%;  
• A designated greenfield area density target of 64 people and jobs per hectare;  
• 737 new hectares of Community Area land; and  
• 1,164 hectares area of Employment Area land.  

Following the release of the four Technical Reports and a period for public consultation, planning staff 
agreed at the October 5th, 2021 Planning and Economic Development Committee meeting to run 
modelling and assess a range of alternative land need scenarios.   

Alternative Land Need Scenarios were developed for Community Area Land Need (5 scenarios) and 
Employment Area Land Need (2 Scenarios).  Each Scenario accommodates the Growth Plan forecast of 
1,300,000 people and 460,000 jobs across Durham Region by 2051.  

The Community Area Land Need Scenarios are intended to explore a broader range of strategies to 
accommodate 2051 forecast growth across the Region. The five Community Area Land Need Scenarios 
create a spectrum ranging from lowest density housing mix and highest land need to highest density 
housing mix to lowest land need. All scenarios accommodate the Growth Plan forecast for Durham 
Region to 2051. In doing so, key variables across the scenarios include housing mix (regionally and by 
policy area), greenfield density targets, intensification targets and future land need.  

The Employment Strategy Technical Report identified an Employment Area forecast of 99,500 jobs, 
where 15% of employment growth is expected to be accommodated through the intensification of 
existing businesses and sites. Employment Area Land Need Scenario 2 examines a higher Employment 
Area intensification target of 20%. Accounting for additional Council-endorsed Employment Area 
conversions as well as an updated natural heritage system dataset, adjustments to the land needs 
calculations have been made since the release of the four technical reports. These updates result in an 
overall land need of 1,170 gross hectares with a 20% intensification target compared to 1,350 hectares 
required with a 15% intensification target.  

In March 2022, the Alternative Land Need Scenario Assessment Summary Report was released for public 
review and consultation, which included: a description of the intent of the alternative land need 
scenarios, description of the five (5) Community Area scenarios and two (2) Employment Area scenarios, 
outcomes from scenarios analysis, the assessment framework and assessment results for the 5 
Community Area scenarios. The final recommendation was to be determined once the Region 
undertook an engagement process and received feedback from stakeholders and the general public.  
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From March 10th to April 14th, the Region and the consultant team engaged stakeholders and the 
community through a variety of avenues:  

• Meeting with key stakeholders directly including BILD, Provincial staff, and through early 
engagement with the Area Municipal Working Group 

• Circulation and notification to a variety of stakeholders 
• Presented at the Durham Region Roundtable on Climate Change  
• Hosted a Public Information Centre (PIC), which included live polling and a Question and Answer 

(Q&A) component 
• Launched a survey to collect feedback on the alternative land need scenarios 

This Memorandum considers the input from the engagement, and on the basis of the Assessment 
Framework outcomes, recommends Scenario 4 as the Community Area land need scenario and 
Employment Area Scenario 2, which assumes that 20% of Employment Area job growth will be 
accommodated through intensification.   

It is recommended that the Region use Community Area Land Need Scenario 4 and Employment Area 
Land Need Scenario 2 as the Preferred Scenario to proceed to Phase 2 of the Growth Management 
Study.  In Phase 2, the Study will provide recommendations on where within the Region this new urban 
land should be located and also provide the allocation of population and job growth by area 
municipality. 

Engagement Feedback 

Since the release of the Assessment Report, the Region of Durham has been actively seeking feedback 
on the public and stakeholder opinion regarding the structure and outcome of the alternative scenarios 
modelling and the assessment results.  

Staff and the consultant team met with stakeholders for technical discussions regarding the structure, 
assumptions and outcomes as contained in the Assessment Report. Feedback from these meetings 
informed the review process and ultimate recommendation. 

Staff and the consultant team launched a survey based on the alternative scenarios on March 10th to 
coincide with the release of the Alternative Land Need Scenarios Assessment Summary Report. This 
survey was hosted online until April 14th. The survey included ranked choice, weighted response, and 
open response questions.  

On March 24th, staff and the consultant team hosted a virtual Public Information Session (PIC) from 7:00 
PM to 8:45 PM. The PIC included a presentation from Region staff and the Consultant Team, focusing on 
the context, process and outcomes from the Alternative Land Need Scenarios Assessment Summary 
Report. The presentation included live polls and was followed by a Q&A session with upvoted questions 
from attendees. Following the PIC, attendees were forwarded the link to the Survey.  

Through this process several key themes arose and have been considered in the recommendations 
found in this Memorandum.  These themes include: 

• Preventing and adapting to climate change 
• Protecting the natural environment – supporting a connected wildlife system 
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• Assessment Framework Principle 4 was too broad and needed to be split into sub-categories for 
further analysis 

• Preserving food security and local food production through limited urban expansion 
• Benefits of high-density housing: more affordable, efficient, and sustainable 
• Alternatives to detached homes for families, and range of tenures 
• Efficient use of public resources / keeping taxes low 
• Demand for detached homes 
• Post-pandemic employment conditions 

During the PIC Question and Answer period, and through the survey, numerous attendees/survey 
responders identified Principle 4 as important but reflecting multiple priorities. It was questioned 
whether the independent thoughts in Principle 4 should be expanded into sub-components and 
assessed independently of one another. This has been reflected in the revised assessment framework 
further below. 

Survey respondents were asked to identify gaps in the principles that were applied in the assessment 
framework. Many responses focused on the efficient use of municipal resources/tax dollars and 
infrastructure services. In this regard, the Growth Plan states:  

“The policies of the Plan regarding how land is developed, resources are managed and 
protected, and public dollars are investment are based on the following principles:  

Prioritize intensification and higher densities in strategic growth areas to make efficient use of 
land and infrastructure and support transit viability.”  

While the Scenario Assessment scope did not analyze the effect on taxation and finances, using 
resources (land and existing infrastructure) efficiently can minimize the need for urban expansion, linear 
extension of infrastructure and resultant increased operations and maintenance costs. In response to 
the engagement responses and to reflect the direction from the Growth Plan, “the efficient use of land 
and infrastructure” has been added as an assessment Principle in the revised scenario assessment. 

Revised Scenario Assessment 

The scenarios were reassessed using the expanded and new principles identified below. The ultimate 
recommendation is described on page 16.  

1. Achieving Targets 
a. Does the scenario achieve the minimum targets of the Growth Plan, before advancing 

additional settlement area boundary expansion?  
2. Housing Market Choice 

a. Does the scenario provide for the development of a fulsome range of housing types? 
b. How does the scenario respond to market demand?  

3. Setting up Strategic Growth Areas for Success 
a. Does the scenario support the ability of SGAs, including Urban Growth Centres, MTSAs, 

Regional Centres, and Regional Corridors, to achieve their planned function as higher 
density, mixed-use, and transit supportive urban communities?  

4. Protecting Agricultural and Rural Systems, preparing for Climate Change and Achieving 
Sustainable Development 
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Alternative Growth Scenarios Recommendations 6 

a. *New – assessed independently - To what extent would the scenario negatively impact 
existing agricultural and rural areas?  

b. *New – assessed independently - Does the scenario provide efficient and sustainable 
development patterns, including transit-oriented development?  

c. *New – assessed independently - Does the scenario respond to the Region’s Climate 
Change Emergency declaration?  

5. Competitive Economic and Employment Conditions 
a. To what extent does the scenario capitalize on the Region’s economic and sector 

strengths, including providing for appropriate Employment Area land to ensure Durham 
remains economically attractive and competitive over the long term?  

6. *New - The efficient use of land and infrastructure 
a. To what degree does the scenario provide for the efficient use of land and 

infrastructure? 

The revised scenario assessment, informed by public and stakeholder feedback, has been applied to the 
Community Area Land Need Scenarios. The assessment outcome and noted key considerations are 
summarized below: 
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Alternative Growth Scenarios Recommendations 7 

Scenario 1: Emphasis on low-density housing, not meeting the minimum Growth Plan intensification 
target  

Scenario 1: Revised Assessment Summary 
Principle Assessment Ranking 
1. Achieving Targets • 50% intensification target not met 

• Minimum greenfield density of 50 p&j/ha met but 
is below the density of currently approved projects  

2. Housing Market 
Choice 

• Would result in more-low density housing units 
than are in active development pipeline 

• Assumes housing unit mix would be based on flat 
line projection of current housing propensities 

 

3. Setting up SGAs for 
success 

• Lowest intensification density within the BUA; 
lowest development potential within SGAs – not 
achieving their potential  

4.a. Protecting 
Agricultural and 
Rural Systems 
 

• Requires the highest amount of new land, 
consuming existing rural and agricultural land 

• Negative impact on local food production system  

4.b. Responding to 
Climate Change 
 

• Low-density housing forms tend to be car-
dependent, leading to increased vehicle related 
CO2 emissions from vehicle production and use 

• Lower density reduces the ability to decrease GHG 
emissions and provide active transportation 
networks 

 

4.c. Achieving 
Sustainable 
Development 
including transit-
oriented 
development 

• Low-density housing forms are more reliant on 
auto dependency and are less efficient for transit 
service 

• Low-density neighbourhoods, depending on their 
design, are more dispersed and less connected 
limiting active transportation and transit-oriented 
development opportunities 

 

5.  Competitive 
Economic and 
Employment 
Conditions 

• Supply of low-density housing units appeals to 
families 

• Low-density form and associated car dependency 
leads to traffic congestion long-term 

 

6. The efficient use of 
land and 
infrastructure 

• Low-density urban form creates a larger 
infrastructure and service network per capita 

• Less efficient use of existing land and services – 
greatest increase in new linear services required 

 

Key Considerations: 

• Last place selection among survey responses.  
• Highest proportion of low-density housing forms across all policy areas  
• Strategic Growth Areas planned to achieve lowest level of density  
• Development of urban structure as a compact, transit-oriented places least supported 
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• Highest relative Community Area land need of the Five Scenarios 
• Largest impact on food production system – negative outcome for food security 
• Lowest densities minimize opportunities to decrease GHG emissions 
• Costlier to maintain in the long-term due to outward extension of infrastructure and service grid 
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Alternative Growth Scenarios Recommendations 9 

Scenario 2 Primarily low-density housing, with increased share of medium and high-density housing 

Scenario 2: Revised Assessment Summary 
Principle Assessment Ranking 
1. Achieving Targets • 50% intensification target not met 

• Minimum greenfield density of 50 p&j/ha met but 
is below the density of currently approved projects  

2. Housing Market 
Choice 

• The scenario provides a range of housing types and 
options in the BUA and a range of low- and 
medium-density housing options in the DGA, 
though likely provides less density in the DGA than 
there is demand, based on active development 
applications  

 

3. Setting up SGAs for 
success 

• Densities within Regional Centres are elevated to 
transit-supportive levels, but densities along 
Regional Corridors generally do not meet the same 
threshold 

 

4.a. Protecting 
Agricultural and 
Rural Systems 
 

• Requires the second highest amount of new land, 
consuming existing rural and agricultural land 

• Negative impact on local food production system  

4.b. Responding to 
Climate Change 
 

• Compared to Scenario 1, higher densities in SGAs 
reduce car dependency 

• Lower densities outside SGAs leads to car 
dependency 

• Lower density reduces the ability to decrease GHG 
emissions and provide efficient active 
transportation networks 

 

4.c. Achieving 
Sustainable 
Development 
including transit-
oriented 
development 

• Lower density forms unlikely to support transit use 
outside SGAs within BUA  

• DGA density for new communities less likely to 
support transit use 

 

5.  Competitive 
Economic and 
Employment 
Conditions 

• Supply of low-density units encourages new 
families to move to Durham 

• Higher densities in SGAs supports their growth as 
economic centres 

 

6. The efficient use of 
land and 
infrastructure 

• Low-density urban form outside SGAs creates a 
larger service network per capita 

• Transit investments in major centres supported 
with moderate ridership resultant from proximal 
higher-density  

 

Key Considerations 

• Fourth place selection among survey responders.  
• Shift toward market-based supply and higher density in the DGA (55 PJH density) 
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Alternative Growth Scenarios Recommendations 10 

• Scenario does not achieve Growth Plan intensification target (achieves 45%). 
• Regional Centres supported for growth although Regional Corridors growth potential is not 

optimized given lower numbers of medium and high-density units. 
• Higher relative new land need (Community land area need of 2600 ha) compared to Scenarios 3, 

4 and 5  
• Higher long-term cost of service and infrastructure maintenance given extent of DGA lands 

needed. 
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Alternative Growth Scenarios Recommendations 11 

Scenario 3: Shifting the unit mix and adding low density intensification to BUA and SGAs to achieve the 
minimum Growth Plan intensification target 

Scenario 3: Revised Assessment Summary 
Principle Assessment Ranking 
1. Achieving Targets • 50% intensification target met 

• Minimum greenfield density of 50 p&j/ha met 

 
2. Housing Market 

Choice 
• The scenario provides a range of housing types and 

options in the DGA and BUA  
• High amount of growth required in stable 

neighbourhoods 
 

3. Setting up SGAs for 
success 

• High portion of medium and low- and medium-
density housing in SGA undermines planned 
function and transit supportive density   

4.a. Protecting 
Agricultural and 
Rural Systems 
 

• Requires the third highest amount of new land, 
consuming existing rural and agricultural land 

• Negative impact on local food production system  

4.b. Responding to 
Climate Change 
 

• Limited supply of high-density housing outside 
SGAs leads to vehicle dependency  

• Lower density reduces the ability to decrease GHG 
emissions 

 

4.c. Achieving 
Sustainable 
Development 
including transit-
oriented 
development 

• Higher proportion of low- and medium-density 
within BUA reduces transit supportive 
development opportunities.   

5. Competitive 
Economic and 
Employment 
Conditions 

• Supply of low-density units encourages new 
families to move to Durham 

• Limited economic development in SGAs due to 
lower overall density of housing 

 

6. The efficient use of 
land and 
infrastructure 

• Low-density urban form outside major centres 
creates a larger service network per capita  

• Lower density housing may limit ridership for 
Transit investments in major centres    

 

Key Considerations 

• Third place selection among survey responders.  
• Scenario achieves Growth Plan 50% intensification target by incorporating a balanced mix of 

housing forms resulting in an increased portion of low-density housing in the BUA compared to 
all other scenarios. 

• Use of low- and medium-density housing forms in BUA and SGAs undermines transit-oriented 
development objectives and regional urban structure by placing a high share of grade-related 
housing forms in SGAs 
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• Low- and medium-density housing units in Regional Centres unlikely to align with market 
conditions.  

• Assumes highest level of lot splitting and intensification within BUA including existing mature 
and stable neighbourhoods. 

• Higher new land need (Community land area need of 1500 ha) compared to Scenarios 4 and 5.  
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Alternative Growth Scenarios Recommendations 13 

Scenario 4:  Balancing the unit mix with an emphasis on high and medium-density housing, while 
achieving the minimum 50% intensification target 

Scenario 4: Revised Assessment Summary 
Principle Assessment Ranking 
1. Achieving Targets • 50% intensification target met 

• Minimum greenfield density of 50 p&j/ha 
exceeded  

2. Housing Market 
Choice 

• The scenario provides a range of housing types and 
options in the DGA and BUA 

 
3. Setting up SGAs for 

success 
• SGAs, including Centres and Corridors supported 

with medium and high-density to achieve viable 
community densities  

4.a. Protecting 
Agricultural and 
Rural Systems 
 

• Requires Community Area expansion, though less 
than Scenarios 1, 2 and 3 

• Negative impact on local food production system, 
though less than Scenarios 1, 2 and 3 

 

4.b. Responding to 
Climate Change 
 

• The mix of housing focuses on medium and high 
density within the BUA, while providing for a range 
of all housing types in the DGA. The mix can 
support walkable, transit-oriented communities.  

• Shift toward higher density increases potential to 
decrease GHG emissions 

 

4.c. Achieving 
Sustainable 
Development 
including transit-
oriented 
development 

• Shift to higher density housing forms supports 
walkability, complete and transit-oriented 
communities  

5.  Competitive 
Economic and 
Employment 
Conditions 

• Mix of housing supply appeals to a range of new 
residents and growing families 

• Supply of housing in BUA supports growth and 
intensification of existing communities  

 

6. The efficient use of 
land and 
infrastructure 

• Higher densities in BUA supports transit 
infrastructure investments 

• Higher proportion of high-density housing forms in 
DGA encourages efficient use of infrastructure in 
new communities 

 

Key Considerations 

• Second place selection among survey responders. 
• Scenario achieves Growth Plan intensification target of 50% using a balanced mix of housing forms 

in the DGA and a higher proportion of high-density housing forms in the BUA. 
• Supports compact, transit-oriented communities and SGAs in regional urban structure. 
• Higher Community Area land need required (950 ha) than Scenario 5.  
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Scenario 5: Emphasis on Higher Densities and intensification beyond the minimum Growth Plan targets 

Scenario 5: Revised Assessment Summary 
Principle Assessment Ranking 
1. Achieving Targets • 50 % intensification target exceed 

• Minimum greenfield density of 50 p&j/ha 
exceeded  

2. Housing Market 
Choice 

• The supply of high-density housing may not be 
absorbed by the market by 2051 

• DGA unit mix not representative of DGA market 
demand  

 

3. Setting up SGAs for 
success 

• SGAs, including Centres and Corridors supported 
with medium and high-density to achieve viable 
community densities  

4.a. Protecting 
Agricultural and 
Rural Systems 
 

• Requires no Community Area land need. Existing 
DGA can supply enough land for new communities 

 

4.b. Responding to 
Climate Change 
 

• The mix of housing focuses on high density within 
the BUA, while providing for low-, medium-, and 
high-density in the DGA.  The mix can support 
walkable, transit-oriented communities.  

• Increased density optimizes potential to decrease 
GHG emissions and provide active transportation 
networks (reduced energy need) 

 

4.c. Achieving 
Sustainable 
Development 
including transit-
oriented 
development 

• Shift to higher density housing forms supports 
walkability, complete and transit-oriented 
communities 

• Density within DGA high enough to support 
complete community and nodes of transit-oriented 
development  

 

5.  Competitive 
Economic and 
Employment 
Conditions 

• Mix of new units likely least appealing to growing 
families.  

• Supply of housing in BUA supports growth and 
intensification of existing communities  

 

6. The efficient use of 
land and 
infrastructure 

• Higher densities in BUA supports transit 
infrastructure investments 

• Higher-densities in DGA encourages efficient use of 
infrastructure in new communities 

 

Key Considerations 

• First place selection survey responders 
• Supports and optimizes regional urban structure and compact, transit-oriented communities  
• No additional Community Area land required 
• Scenario exceeds Growth Plan intensification target (55%) as a result of focus on high-density 

housing forms in BUA 
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• Results in a DGA unit mix which is too oriented towards high-density housing forms and is not 
representative of DGA market demand. 

• Highest level of densities provides greatest opportunity to decrease GHG emissions. 
• No new Community Land Area need.  New Employment Land Need is still required. 
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Recommendations 

Based on the refined Scenario Assessment, informed by consideration of community input through the 
engagement process, the consultant team recommends Scenario 4 to establish Community Area Land 
Need across Durham. This recommendation considers the following: 

• Findings of the Scenario Assessment Framework which indicate that Scenario 4 ranks most 
positively across the 6 Principles 

• Balancing the Region’s priorities of housing choice, increasing sustainable development 
patterns, climate resilience and economic competitiveness 

• Planning for a range of housing types that are aligned with changing demographics and future 
forward housing propensities in Durham Region by 2051  

• Optimizing intensification potential in MTSAs, Regional Centres and Corridors while aligning high 
density-housing supply with anticipated demand 

• Planning for increased but achievable densities in DGA/new communities 
• Minimizing new Community Area land need required 

In terms of the Employment Scenarios, Employment Area Scenario 2 with a 20% intensification target 
for Durham Region is recommended. Based on historical building permit activity over the past decade as 
well as ample opportunities across Durham Region’s underutilized employment lands to accommodate 
job growth through intensification, a 20% intensification target appears achievable in Durham Region. 
While intensification is largely left to the discretion of individual landowners, this increased 
intensification target will lessen the need for urban expansion to accommodate long-term employment 
growth. Critical to this intensification target is to monitor employment growth and employment land 
absorption over the next decade, at which point the intensification target and corresponding 
employment land need can be reassessed through the next Durham Region Municipal Comprehensive 
Review.  

On this basis, combining Alternate Community Land Need Scenario 4 and the Employment Land Need 
Scenario 2 with 20% employment intensification target, the region-wide land need area, housing mix 
and minimum targets would be:    

• 950 ha Community Area land need 
• 1171 ha of Employment Area land need    
• 2121 ha total additional urban area land need to accommodate growth forecast to 2051 
• Minimum 50% intensification rate 
• Durham Total New Housing Unit Mix: 28% Low-Density; 28% Medium-Density; 41% High-

Density; 3% secondary units 
• Durham Total Unit Mix at 2051 (Existing + New): 50% Low-Density; 21% Medium-Density; 28% 

high-Density 
• Minimum overall density target of 60 PJH for Designated Greenfield Areas 
• Employment Area land density of 27 jobs per gross hectare by 2051 

The consultant team recommends this Land Need Assessment be used as the basis, region-wide, to 
conclude Phase 1 of the Land Need Assessment.   Phase 2 of the Growth Management Study would use 
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this as a starting point to assess where and how this new land need would be accommodated and to 
determine growth allocations within area municipalities. 
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March 23, 2022 

Hon. Steve Clark 

Minister of Municipal Affairs and Housing 

College Park, 17th Floor 

777 Bay St. 

Toronto, ON M7A 2J3 

RE:   Resolution from the City of Waterloo passed March 21st, 2022 re: Ontario 

Must Build it Right the First Time 

Dear Minister Clark, 

Please be advised that the Council of the Corporation of the City of Waterloo at its Council 
meeting held on Monday, March 21st, 2022 resolved as follows:  

WHEREAS the Province of Ontario adopted greenhouse gas reduction targets of 
30% by 2030, and emissions from buildings represented 22% of the province’s 
2017 emissions, 

WHEREAS all Waterloo Region municipalities, including the City of Waterloo, 
adopted greenhouse gas reduction targets of 80% below 2012 levels by 2050 
and endorsed in principle a 50% reduction by 2030 interim target that requires 
the support of bold and immediate provincial and federal actions, 

WHEREAS greenhouse gas emissions from buildings represent 45% of all 
emissions in Waterloo Region, and an important strategy in the TransformWR 
community climate action strategy, adopted by all Councils in Waterloo Region, 
targets new buildings to be net-zero carbon or able to transition to net-zero 
carbon using region-wide building standards and building capacity and expertise 
of building operators, property managers, and in the design and construction 
sector, 

WHEREAS the City of Waterloo recently adopted a net-zero carbon policy for 
new local government buildings and endorsed a corporate greenhouse gas and 
energy roadmap to achieve a 50% emissions reduction by 2030 for existing local 
government buildings and net-zero emissions by 2050 (provided the provincial 
electricity grid is also net-zero emissions), 

WHEREAS the draft National Model Building Code proposes energy performance 
tiers for new buildings and a pathway to requiring net zero ready construction in 
new buildings, allowing the building industry, skilled trades, and suppliers to 
adapt on a predictable and reasonable timeline while encouraging innovation;  

122

http://www.waterloo.ca/


Waterloo City Centre  | 100 Regina Street South, Waterloo, ON  N2J 4A8  |  P. 519.886.1550  |  F. 519.747.8760  |  TTY. 1.866.786.3941 
The City of Waterloo is committed to providing accessible formats and communication supports for persons with disabilities. If another format would work better  

for you, please contact: clerkinfo@waterloo.ca or TTY at 1-866-786-3941. 
www.waterloo.ca 

WHEREAS the Ministry of Municipal Affairs and Housing is consulting on 
changes for the next edition of the Ontario Building Code (ERO #: 019-4974) that 
generally aligns with the draft National Model Building Code except it does not 
propose adopting energy performance tiers, it does not propose timelines for 
increasing minimum energy performance standards step-by-step to the highest 
energy performance tier, and, according to Efficiency Canada and The 
Atmospheric Fund, it proposes adopting minimum energy performance standards 
that do not materially improve on the requirements in the current Ontario Building 
code; 

WHEREAS buildings with better energy performance provide owners and 
occupants with lower energy bills, improved building comfort, and resilience from 
power disruptions that are expected to be more common in a changing climate, 
tackling both inequality and energy poverty; 

WHEREAS municipalities are already leading the way in adopting or developing 
energy performance tiers as part of Green Development Standards, including 
Toronto and Whitby with adopted standards and Ottawa, Pickering, and others 
with standards in development; 

WHEREAS the City of Waterloo is finalizing Green Development Standards for its 
west side employment lands and actively pursuing Green Development 
Standards in partnership with the Region of Waterloo, the Cities of Kitchener and 
Cambridge, and all local electricity and gas utilities through WR Community 
Energy; 

WHEREAS while expensive retrofits of the current building stock to achieve 
future net zero requirements could be aligned with end-of-life replacement cycles 
to be more cost-efficient, new buildings that are not constructed to be net zero 
ready will require substantial retrofits before end-of-life replacement cycles at 
significantly more cost, making it more cost-efficient to build it right the first time. 

THEREFORE BE IT RESOLVED THAT Council request the Province of Ontario 
to include energy performance tiers and timelines for increasing minimum energy 
performance standards step-by-step to the highest energy performance tier in the 
next edition of the Ontario Building Code, consistent with the intent of the draft 
National Model Building Code and the necessity of bold and immediate provincial 
action on climate change;  

THAT Council request the Province of Ontario to adopt a more ambitious energy 
performance tier of the draft National Model Building Code as the minimum 
requirement for the next edition of the Ontario Building Code than those currently 
proposed;  
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THAT Council request the Province of Ontario provide authority to municipalities 
to adopt a specific higher energy performance tier than the Ontario Building 
Code, which would provide more consistency for developers and homebuilders 
than the emerging patchwork of municipal Green Development Standards; 

THAT Council request the Province of Ontario to facilitate capacity, education 
and training in the implementation of the National Model Building Code for 
municipal planning and building inspection staff, developers, and homebuilders to 
help build capacity; and 

THAT this resolution be provided to the Minister of Municipal Affairs and Housing, 
to area MPPs, and to all Ontario Municipalities. 

Please accept this letter for information purposes only.    

If you have any questions or require additional information, please contact me. 

Sincerely, 

Julie Scott 
City Clerk, City of Waterloo 

CC (by email): 

Catherine Fife, M.P.P (Waterloo) 
Laura Mae Lindo, M.P.P (Kitchener Centre) 
Belinda C. Karahalios, M.P.P (Cambridge) 
Amy Fee, M.P.P (Kitchener-South Hespeler) 
Mike Harris, M.P.P (Kitchener-Conestoga) 
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Town of Whitby 
575 Rossland Road East,  
Whitby, ON L1N 2M8 
905.430.4300 
whitby.ca 
  

 

April 26, 2022 

Via Email: 
Honourable Steve Clark 
Minister of Municipal Affairs and Housing  
steve.clark@pc.ola.org  
 
Honourable Doug Ford 
Premier of Ontario  
premier@ontario.ca 
  
Honourable Lorne Coe 
M.P.P., Whitby  
lorne.coe@pc.ola.org 
 
 
Re: Planning and Development (Planning Services), Legal and Enforcement 

Services, Financial Services, and Community Services Department Joint Report, 
PDP 31-22 
Re: Ontario Bill 109 – More Homes for Everyone Act, 2022 

 

Please be advised that at a meeting held on April 25, 2022, the Council of the Town of 
Whitby adopted the following as Resolution # 104-22: 
 

1. That Report PDP 31-22 be endorsed as the Town’s comments on Provincial Bill 
109 – the More Homes for Everyone Act, 2022, and other associated proposed 
changes.  

2. That the Clerk forward a copy of Report PDP 31-22 to the Honourable Steve 
Clark, Minister of Municipal Affairs and Housing, the Premier of Ontario, Doug 
Ford, MPP Lorne Coe, Leader of the Official Opposition, Andrea Horwath, 
Leader of the Ontario Liberal Party, Steven Del Duca, Leader of the Ontario 
Green Party, Mike Schreiner, and the Association of Municipalities of Ontario. 

3. That the Clerk forward a copy of the Report for information to the Council of the 
Regional Municipality of Durham and its area municipalities. 

 
Should you require further information, please do not hesitate to contact the Planning 
and Development Department at 905-430-4306. 
 
 

 
Chris Harris 
Town Clerk 
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Page 2 of 2 

Attachment: PDP 31-22, Ontario Bill 109 – More Homes for Everyone Act, 2022 

Copy: Association of Municipalities of Ontario (AMO) - amo@amo.on.ca  

Ministry of Municipal Affairs and Housing - planningconsultation@ontario.ca 

A. Horwath, Leader of the Official Opposition - horwatha-qp@ndp.on.ca
S. Del Duca, Leader of the Ontario Liberal Party - info@ontarioliberal.ca
M. Schreiner, Leader of the Ontario Green Party - Mschreiner@ola.org

N. Cooper, Director of Legislative and Information Services, Town of Ajax -
clerks@ajax.ca
F. Lamanna, Clerk/Deputy CAO, Township of Brock -
fernanddo.lamanna@brock.ca
J. Gallagher, Municipal Clerk, Municipality of Clarington - clerks@clarington.net
M. Medeiros, City Clerk, City of Oshawa - clerks@oshawa.ca
S. Cassel, City Clerk, City of Pickering - clerks@pickering.ca
B. Jamieson, Director of Corporate Services/Municipal Clerk, Township of
Scugog - bjamieson@scugog.ca
D. Leroux, Clerk, Township of Uxbridge - dleroux@town.uxbridge.on.ca

R. Saunders, Commissioner of Planning and Development -
saundersr@whitby.ca
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Town of Whitby 

Staff Report 
whitby.civicweb.net 

Report Title: Ontario Bill 109 – More Homes for Everyone Act, 2022

Report to: Council 

Date of meeting: April 25, 2022 

Report Number: PDP 31-22 

Department(s) Responsible: 

Planning and Development Department 
(Planning Services) 

Legal and Enforcement Services 

Financial Services Department 
Community Services Department 

Submitted by: 

R. Saunders, Commissioner of Planning
and Development

Acknowledged by M. Gaskell, Chief 
Administrative Officer 

For additional information, contact: 

Lori Tesolin, MCIP, RPP  
Principal Planner, Policy and Heritage 
Planning, x. 2858 

Ed Belsey, MCIP, RPP 
Senior Manager, Policy and Heritage 
Planning, x. 2805 

1. Recommendation:

That Report PDP 31-22 be endorsed as the Town’s comments on 
Provincial Bill 109 – the More Homes for Everyone Act, 2022, and other 
associated proposed changes.  

That the Clerk forward a copy of Report PDP 31-22 to the Honourable
Steve Clark, Minister of Municipal Affairs and Housing, the Premier of 
Ontario, Doug Ford, and MPP Lorne Coe.   

That the Clerk forward a copy of the Report for information to the 
Council of the Regional Municipality of Durham and its area 
municipalities. 

2. Highlights:

 The Province adopted Bill 109, the More Homes for Everyone Act, 2022 on
April 13, 2022, and it received Royal Assent on April 14, 2022 (refer to
Attachment #1).
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 The Province has also introduced a number of associated legislative and 
regulatory changes (refer to Attachments #2 through #8). 

 The changes intend to address increasing housing costs, protect homebuyers, 
and create more housing options for homeowners and renters, including 
accelerated development timelines, as an attempt to have more homes built 
faster.  

 The legislation amends the Planning Act, the Development Charges Act, the 
City of Toronto Act, the New Home Construction Licensing Act, the Ontario 
Home Warranties Plan Act, and the Rebuilding Consumer Confidence Act.  

 In principle, the Town of Whitby supports the Ministry of Municipal Affairs and 
Housing’s efforts to address housing needs in Ontario, including affordable 
housing.  

 However, the Town of Whitby has significant concerns with aspects of the 
legislative changes, including: 

o The development application fee refund structure will have substantial 
negative financial impacts on the municipality. It will erode funding for staff 
levels to review applications, and rush the review and consultation 
process, thereby limiting the ability to build sustainable, complete 
communities. 

o The Community Infrastructure and Housing Accelerator provisions permits 
proponents to ignore local Official Plan policies. Official Plans are critical 
for managing long term population and employment growth in a 
sustainable manner, and are developed in consultation with the 
community they serve. 

o Prescribing what a municipality may apply as conditions to a plan of 
subdivision, may limit the ability to hold proponents accountable to 
appropriate development, design, and construction practices.  It may also 
impact the municipality’s ability to achieve the goals set out in 
local/regional Official Plans, as well as Provincial Plans and Policy 
Statements related to affordable housing, climate change, etc. 

o The parkland dedication rate should not be based on land values. Parks 
planning should focus on the amount of population generated and 
residential units proposed, to ensure adequate access to parks across a 
municipality. 

o Allowing landowners and applicants to stipulate the type of surety bonds 
and other prescribed instruments used to secure obligations, will 
potentially undermine the municipality’s ability to ensure these instruments 
are appropriate. It could also undermine the municipality’s ability to hold 
proponents accountable to fulfilling their obligations, increase the cost and 
difficulty of administering these securities, and result in negative impacts 
to the community. 
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o Prescribing requirements for reporting on development applications may 

result in upfront costs for additional workload and technology needed to 
update practices and procedures. The Province should provide funding for 
municipalities to meet the requirements. Any additional administrative 
burden takes up time and resources, which could delay approval 
processes. 

o The changes to reporting on variances on capital projects in the 
Development Charges background study may be administratively 
burdensome and impractical for some municipalities, and counterintuitive 
to streamlining processes. The Town of Whitby recommends that the 
requirement be a high-level statement on each of the defined development 
charge service levels.  

o Bill 109 does not recognize that local flexibility is essential to implementing 
actions that address housing options and affordability, in order to ensure 
that the unique and different challenges facing large and small, urban, 
rural, and northern municipalities are appropriately addressed. 

o Reducing barriers to allow for greater uptake of affordable housing and 
gentle intensification should not be at the expense of the natural 
environment, food systems, cultural heritage resources, and other critical 
infrastructure and services that allow residents to live a healthy, 
sustainable and affordable lifestyle. 

o Although Bill 109 appears to reduce time, costs, and obligations for 
developers and builders, there are no mechanisms to ensure, and it is 
unclear how, such savings are passed on to the homebuyer to ensure 
long-term affordability.  An increase in supply does not necessarily mean 
an increase in affordability.  

o Providing financial savings to development proponents will place a greater 
burden on taxpayers having to compensate for municipal services.  

o Provincial permitting processes are also responsible for delaying projects 
from receiving a municipal building permit (e.g. approvals required under 
the Environmental Protection Act, the Public Transportation and Highway 
Improvement Act, the Endangered Species Act. etc.) The Province should 
streamline its own processes and timelines through a one-window 
approach for a development proponent to obtain these permits and 
approvals.  

o The comment period for Bill 109 is insufficient for municipalities, other 
stakeholders, and the general public to fully review, analyze, and 
understand its long term impacts on local communities. More adequate 
consultation needs to be undertaken for such substantial changes to 
support affordable housing.  
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3. Background: 

 The Province of Ontario tabled Bill 109, the More Homes for Everyone Act, 
2022 on March 30, with a 30-day public commenting period ending on April 29. 

 Despite the 30-day comment period, the Province adopted Bill 109, the More 
Homes for Everyone Act, 2022 on April 13, 2022 and it received Royal Assent 
on April 14, 2022. 

 Some provisions are immediately in force, while others will wait for a later 
proclamation or come into force as of July 1, 2022, or January 1, 2023. 

 The Province is also seeking comments on proposals to address “missing 
middle” housing, as well as expand permissions for housing in northern and 
rural areas.  

 Bill 109 and its related proposals are in response to the Ontario Housing 
Affordability Task Force Report, which was released on February 08, 2022.  

 The Task Force Report was developed in consultation with real estate and 
building industry experts, academics, Indigenous representatives and other 
stakeholders. It had limited consultation with municipalities. The Task Force 
itself, had no municipal representation. The report provided 55 
recommendations to potentially address the housing needs in Ontario and 
have more homes built faster. 

 Bill 109 implements certain changes recommended by the Task Force to 
incentivize the timely processing of certain applications to bring housing to 
market faster and increase transparency. This includes changes to the 
Planning Act, the City of Toronto Act, 2006, the Development Charges Act, 
1997, the New Home Construction Licensing Act, 2017, the Ontario New 
Home Warranties Plan Act, and the and the Rebuilding Consumer Confidence 
Act. Details are provided below. 

4. Discussion: 

In principle, the Town of Whitby supports the Ministry of Municipal Affairs and 
Housing’s efforts to address Ontario’s housing needs. However, the Town of 
Whitby is concerned that the proposed legislation would have significant negative 
financial impacts on the municipality and would result in negative impacts to 
building sustainable, complete communities. 

Although it appears that the proposed changes could reduce time, costs, and 
obligations for developers and builders, there are no mechanisms to ensure, and 
it is unclear how, such savings are passed on to the homebuyer to ensure long-
term affordability. 

Key changes to each Act impacted by Bill 109 are described below, and detailed 
comments are provided. 
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4.1. Planning Act 

Refunds for Development Application Fees 

The proposed legislative changes would require municipalities to gradually refund 
Planning Act application fees to applicants who do not receive a decision on a 
zoning by-law amendment application, or site plan application, within the legislated 
timelines. The proposed refund structure is summarized below in Table 1: 

The new refund requirements will come into force on January 1, 2023. 

Comments: 

 Introducing the proposed fee refund system would significantly impact the
Town’s budgets and the ability to provide an appropriate level of service. Fees
are based on the principle of cost recovery to support the staff and resources
required to complete the review of development applications.

 This change would potentially force staff (and agencies) to rush the review of
applications. The shorter review windows remove the municipality’s ability to
conduct a comprehensive risk and due diligence for things like flood risk,
natural heritage, cultural heritage, existing infrastructure age and capacity,
public consultation, etc.

 Planning Applications are iterative processes between the developer and the
municipality, and the developer often makes changes to their application in
response. This process is very difficult to achieve within the legislative
timeframes.

 Applications that are not “ripe” for approval within the legislative timeframes
could be rejected, leading to lengthy and costly appeals for the developer and
municipality.
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 Taxpayers should not subsidize the costs of processing development 
applications where refunds are provided – growth should pay for growth, 
including the costs associated with appropriately processing development 
applications. 

Site Plan Control 

Provisions would be amended to allow for mandatory Pre-Consultation meetings 
for Site Plan applications, as well as a 30-day complete application review 
requirement, in line with other development application types (e.g., Zoning 
Amendment, etc.).   

Regulation-making authority will prescribe complete application requirements for 
Site Plan applications. 

It would be prescribed that all Site Plan approval be delegated to municipal staff 
for applications made on or after July 1, 2022. 

The approval deadline for Site Plans would be extended to 60 days from 30. 

Comments: 

 Extending the Site Plan approval timeline extension is generally a positive 
proposed change.  

 Formalizing complete application requirements for Site Plan applications, 
similar to other development applications, would help to ensure all necessary 
information is provided before applications are circulated for review.  

 However, formally prescribing that Site Plan approval be delegated to staff 
would eliminate Council’s ability to review site plan applications. Currently, 
Council has delegated to the Commissioner of Planning and Development site 
plan approval authority, which Council may rescind, or “bump-up”, for 
Council’s approval. 

Community Infrastructure and Housing Accelerator 

New provisions allow the Minister of Municipal Affairs and Housing the power to 
make orders to respond to municipal Council resolutions requesting expedited 
zoning, outside of the Greenbelt Area.  

The Minister is required to establish guidelines governing how community 
infrastructure and housing accelerator orders may be made.  

Draft Guidelines indicate that provisions may be included related to: 

 the types of priority developments a Community Infrastructure and Housing 
Accelerator order could be used for (e.g., community infrastructure, 
housing, including affordable housing, buildings that facilitate employment 
and economic development, and mixed use developments);   
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 where the Community Infrastructure and Housing Accelerator order may or 

may not be used (e.g., certain geographically defined areas); and, 

 other matters related to the use of the Community Infrastructure and 
Housing Accelerator tool. 

When making a Community Infrastructure and Housing Accelerator order, the 
Minister would be allowed, upon request of a local municipality, to provide that 
specific subsequent approvals are not subject to provincial plans, the Provincial 
Policy Statement and municipal official plans (e.g. subsequent permits, licences, 
plans of subdivision, site plans).  

Comments: 

 The Community Infrastructure and Housing Accelerator provisions appears to 
codify the current process for “Minister’s Zoning Order” style powers, which 
are only exercised at the request of the municipality, but subject to Minster 
approval and any conditions as applicable.  

 The exercise of this power is limited to certain types of priority developments 
that will be identified in Regulation.   

 While the provisions would accelerate housing development, the Town is 
concerned where approvals would not be required to meet local policies 
outlined in a local Official Plan. Official Plans are developed with extensive 
community consultation, and are a critical guide for the municipality to manage 
long-term population and employment growth in a manner that respects the 
local urban design, cultural, economic, environmental, and overall 
sustainability goals of the community.  

 To ensure critically sensitive environmental lands are protected for the benefit 
of biodiversity, and climate risk reduction, we encourage the Province also to 
consider excluding the following lands: 

 Headwaters; 

 Lands within an identified flood plain; 

 Sensitive ecoregions including coastal and provincially significant wetlands; 
and, 

 Areas that include significant populations of Species at Risk. 

 Any changes in regulation should not further limit public consultation. 

 Any conditions requested by the municipality for an order under the 
accelerator should be included in the approval as a matter of course.  
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Plans of Subdivision 

The amendments establish a regulation-making authority for the Minister to 
prescribe what can or cannot be included as conditions of subdivision approval. 

There is also be a new discretionary authority given to municipalities to re-instate 
Draft Plan of Subdivision approvals that have lapsed within the past 5 years. 
 
Comments: 

 A municipality may apply conditions to a plan of subdivision approval, as a way 
to ensure protection of natural environmental features, or the conservation of 
cultural heritage resources. Conditions could also be included to hold 
development proponents accountable to sound design and construction 
practices.   

 Depending on what the Minister would prescribe as what can, or cannot be 
included as conditions of a subdivision approval, it should not limit the ability 
for a municipality to obtain the best planning outcomes for a local community.   

Parkland Dedication 

The proposed amendments would introduce a tiered alternate Parkland 
Dedication method for lands designated as Transit-Oriented Community Land 
under the Transit-Oriented Communities Act.  

For lands 5ha or less, 10% of the land or value is to be provided. For lands 
greater than 5ha, 15% of the land or value is to be provided. 

Comments: 

 The Town of Whitby currently does not have lands designated as Transit-
Oriented Community Land. However, such Transit-Oriented Community 
Projects have been undertaken around major rapid transit station areas, like 
Whitby GO. 

 A parkland dedication rate based solely on land values is not supported. The 
basis the Town’s parks planning, whether policy or site specific development, 
focuses on the amount of population generated and residential units proposed 
or identified for an area, to ensure adequate access to park space for all 
residents across our municipality, regardless of whether a neighbourhood has 
a higher land value compared to others.   

 Parks are critical for the health and well-being of community members. They 
are also essential for flood management, water quality, air quality, providing 
vegetative and replacing habitat for wildlife, while also beautifying a 
community, and attracting economic development to an area. 
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Community Benefits Charge and Parkland O.Reg 509/20 

The proposed amendments to O. Reg. 509/20 intends to set out how “reporting on 
community benefits charges (CBCs) and parkland dedication levies are to be 
made public”, with a view to requiring this information to be posted on the 
municipality’s website.  

Municipalities would also be required “to report on how the municipal needs for 
parks, set out within their parks plans, is being addressed thought parkland 
dedication levies.” 

Comments: 

 The Town of Whitby has no objection in principle to the proposal to post 
reports on CBC’s and parkland dedication levies on the Town’s municipal 
website, provided that it does not come with additional administrative 
requirements or costs. While the Town currently does not have any CBC 
levies, the annual Treasurer’s statement for development charges and 
parkland dedication revenues and expenditures are posted on the Town’s 
website annually.  

 The Town of Whitby supports the long-term planning for parks, but has a 
concern that the disclosure of parkland dedication levies set aside for future 
parkland acquisitions, may compromise future land negotiations.  

 Comments related to this regulation were due earlier than April 29, 2022.  
Refer to Attachment #8 for a copy of the Town of Whitby comments on O.Reg 
509/20 to the Ministry of Municipal Affairs, Municipal Finance Policy Branch, 
on April 06, 2022.  

Regional Official Plans and Official Plan Amendments - Referral of Minister’s 
Decisions to the Ontario Land Tribunal 

The changes allow the Minster to suspend the 120-day appeal period for Regional 
Official Plan approval and amendments to the Region’s Official Plan, as well as 
refer all or part(s) of an Official Plan Matter to the Ontario Land Tribunal (OLT) for 
a recommendation.   

The legislation now allows the Minister to refer decisions they could make on 
Official Plans and Official Plan Amendments under the Planning Act to the OLT 
for review and recommendation.  

Comments: 

 As the Minister is the Approval authority for Regional Official Plans and Official 
Plan Amendments, this change would not affect the Town directly.  

 However, if a Regional Official Plan or Official Plan Amendment were referred 
to the OLT, it would provide the Town the opportunity to make 
recommendations to the Tribunal regarding the Minister’s decision.  
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 Conversely, if there is a Regional policy direction that the Town supports that 
would have not otherwise been appealable, this process would result in a 
longer and costly process of justifying that policy through an OLT hearing. This 
change would be counterintuitive to the Province’s stated goal of streamlining 
and accelerating development approvals.  

Other  

The proposed legislative changes would also: 

 Require municipalities with a community benefits charge (CBC) by-law to 
undertake and complete a review, including consulting publicly, on their by-
law at least once every five years. 

 Establish regulation-making authority to authorize landowners and 
applicants to stipulate the type of surety bonds and other prescribed 
instruments to be used to secure obligations in connection with land use 
planning approvals 

 Introduce a new regulation-making authority to allow the Minister to require 
reporting on municipal planning matters including development 
applications. 

Comments: 

 The Town currently accepts letters of credit as financial securities for 
obligations. Allowing landowners and applicants to stipulate the type of surety 
bonds (an insurance product) and other prescribed instruments in place of an 
irrevocable letter of credit (cash security), could potentially undermine the 
Town’s ability to ensure these instruments are appropriate, and present an 
increased administrative burden on the Town to enforce those bonds. It also 
undermines the Town’s ability to hold proponents accountable to fulfilling their 
obligations and limit negative impacts to achieving the best planning outcomes 
for the community.  

 While the Town currently collects data and provides reporting, prescribing 
reporting requirements on development applications in Regulation, may result 
in upfront costs associated with additional workload and technology needed to 
update internal practices and procedures to meet the content requirements 
and reporting deadlines. 

Additional administrative costs or requirements may have the unintended 
consequence of delaying development approvals due to added administration. 

4.2. Development Charges Act O.Reg 82/98 

The legislation amends the Act to require a Treasurer’s statement be made 
publicly available, either posted on a website, or (if no website), in the municipal 
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office. The section also gives authority to the Province to pass regulations 
prescribing how the statement is to look. 

O.Reg. 82/98 requires a “municipal treasurer, in their annual Treasurer’s 
statement, to set out whether the municipality still anticipates incurring the capital 
costs projected in the municipality’s Development Charge (DC) background study 
for a given service. If not, an estimate of the anticipated variance from that 
projection would be provided along with an explanation for it, 

The proposed amendment would apply to Ontario municipalities that have a 
development charge by-law. Whitby’s Development Charges By-law # 7748-21 
came into effect on July 01, 2021.  

Comments: 

 The Town of Whitby currently prepares and posts, on the Town’s website, an 
annual Treasurer’s report/statement for development charges. 

 The requirement to report on variances to growth-related capital projects in the 
DC background study may be administratively burdensome and impractical for 
some municipalities. The detailed reporting may consume resources that 
would otherwise be dedicated to processing/ streamlining the development 
finance process.  

 Whitby is a rapidly growing municipality, with hundreds of growth related 
capital projects in the Town’s DC Background Study and Capital Forecast.  

 The Town of Whitby recommends that the requirement be a high-level 
statement on each of the defined development charge service levels. Such a 
statement could also include an update on the rate of collection and 
spending/expenditures in relation to the forecast in the DC Study for the 
municipality.  

 Comments related to this regulation were due earlier than April 29, 2022. 
Refer to Attachment #8 for a copy of the Town of Whitby comments on O.Reg 
82/98 to the Ministry of Municipal Affairs, Municipal Finance Policy Branch, on 
April 06, 2022.  

4.3. Building Permit Process 

Bill 109 appears to be mainly focused on municipal processes, fees, and 
obligations related to the planning and development of housing in Ontario. 

Comments: 

 Provincial and other agency permitting processes are also responsible for 
delaying projects from receiving a municipal building permit to move forward 
(e.g. permits and other approvals required from respective Ministries related to 
the Environmental Protection Act, the Public Transportation and Highway 
Improvement Act, the Endangered Species Act, etc.). 
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 The Province should review how it can streamline its own processes to provide 
a one-window approach for a development proponent to obtain these 
approvals, which impacts the ability for a municipality to issue a building permit 
for housing. 

4.4. Missing Middle and Gentle Density 

Through ERO Posting 019-5286 (refer to Attachment #) the province is also 
seeking feedback on the Housing Supply Action Plan’s recommendations 
regarding increasing the “missing middle” portion of housing supply.  According to 
the Province, “missing middle” is a type of “gentle density” used to describe a 
wide range of multi-unit housing types compatible in scale with single-detached 
neighbourhoods, and that have gone ‘missing’ from many cities, and includes 
laneway housing, garden suites, duplexes, triplexes, fourplexes, rowhouses, 
townhouses, and low and mid-rise apartments.  According to the Province, this 
“gentle density” and would have minimal impact on existing neighbourhoods while 
providing additional housing options.  Neighbourhoods that offer a variety of 
housing choices can accommodate people of all ages and abilities, such that: 
young adults can stay in the neighbourhoods they grew up in (close to parents); 
older people can age-in-place and stay in their preferred community; and, 
multigenerational families including people with disabilities and/or other care 
needs can live together to offset the high costs of housing, childcare and/or long-
term care. 

For example, the Province is seeking comments on the Affordable Housing Task 
Force’s report recommendations such as permitting “as-of-right” on a single 
residential lot: 

 up to four residential units;  

 a structure of up to four storeys; and,  

 secondary suites, garden suites, and/or laneway houses.  

Comments: 

 Staff support opportunities to provide a variety of housing options to serve 
multi-generational residents. However, the Province should not prescribe 
(through Planning Act changes or Regulations) that certain types of housing 
be permitted as of right in all neighbourhoods.  Rather, lower tier municipalities 
should be empowered, and enabled, to determine the appropriate amount and 
type of housing that should be permitted within existing neighbourhoods where 
it would have the greatest impact.   

 The “missing middle” should be based on local context. For instance, the 
Town’s ongoing Mature Neighbourhoods Study has been undertaken to 
specifically determine how best to accommodate this type of “missing middle” 
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housing (e.g. through appropriate Official Plan policies and zoning provisions) 
within existing, mature neighbourhoods.  

 Based on a review of recent building permits, almost half (48%) of all new 
residential building permits were for “missing middle” type housing, including 
townhouses, apartments, and accessory apartments.   

 The Province is seeking comments regarding the biggest barriers and delays 
to diversifying the types of housing in these neighbourhoods. In the experience 
of Town Staff, most of the resistance to “gentle density” is a result of what 
residents see as incompatible development proposals within stable 
neighbourhoods.  As local municipalities are tasked with creating and building 
the neighbourhood context in which these applications arise, local 
municipalities should be empowered to determine the appropriate scale and 
type of “gentle density” to be allowed within stable neighbourhoods. 

4.5. Next Steps 

Staff will continue to review and monitor the changes under Bill 109 and its related 
proposals/regulations, to determine potential local impacts and identify any 
administrative actions that may be needed if and when the new legislation comes 
into effect. 

5. Financial Considerations: 

There are no financial implications at this time. Staff will continue to monitor as Bill 
109 comes into force, and related regulations are released. 

6. Communication and Public Engagement: 

Communication and public engagement on Bill 109 is the responsibility of the 
Province of Ontario. 

7. Input from Departments/Sources: 

Review and input has been provided by the Planning and Development 
Department, as well as Financial Services, Legal Services, Community Services, 
and Strategic Initiatives. 

Staff have also reviewed comments from other municipalities and related sources 
such as the Municipal Finance Officers Association of Ontario, and the 
Association of Municipalities of Ontario.  Staff will continue to monitor for 
information from such sources as it is made available. 

8. Strategic Priorities: 

The comments presented in this report align with Council Goals to remain the 
community of choice for families and become the community of choice for seniors 
and job creators; and to focus new growth around the principles of strong, 
walkable and complete neighbourhoods that offer mobility choices. 
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The comments presented in this report align with the Town’s Corporate Strategic 
Plan Priority to be a high performing, innovative, effective and efficient 
organization, and aligns with Council Goals for affordability and sustainability. 

9. Attachments:

Attachment #1 - Bill 109, More Homes for Everyone Act, 2022

Attachment #2 - Regulatory Registry of Ontario: Proposed Planning Act changes
(the proposed More Homes for Everyone Act, 2022) 

Attachment #3 - Regulatory Registry of Ontario: Proposed amendments to O. 

Reg. 509/20 under the Planning Act in support of the proposed 

More Homes for Everyone Act, 2022 (Community Benefits 

Charges and Parkland) 

Attachment #4 - Regulatory Registry of Ontario: Proposed Development Charges 
Act changes (the proposed More Homes for Everyone Act, 2022) 

Attachment #5 - Regulatory Registry of Ontario: Proposed amendments to O. 
Reg. 82/98 under the Development Charges Act, 1997 in support 
of the proposed More Homes for Everyone Act, 2022 

Attachment #6 -  Environmental Registry of Ontario 019-5285: Community 
Infrastructure and Housing Accelerator Guideline 

Attachment #7 - Environmental Registry of Ontario 019-5286: Opportunities to 
increase missing middle housing and gentle density, including 
supports for multigenerational housing 

Attachment #8 - Town of Whitby comments in response to the proposed 
amendments to O. Reg. 82/98 and O. Reg. 502/20 in support of 
proposed More Homes for Everyone Act, 2022, sent to the 
Ministry of Municipal Affairs, Municipal Finance Policy Branch, on 
April 06, 2022.  
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Town of Whitby 
575 Rossland Road 
East Whitby, ON L1N 
2M8 905.430.4300 
whitby.ca 

To:  Ruchi Parkash, Director Municipal Finance Policy Branch 

Via email  

April 6, 2022 

Re:  The Corporation of the Town of Whitby’s Response to the 
proposed amendments to O. Reg. 82/98 and O. Reg. 502/20 in support 
of proposed More Homes for Everyone Act, 2022 

This memo is to address proposed changes to O. Reg. 82/98 and O. Reg. 502/20 
outlined in the Ontario Regulatory Registry proposal number 22-MMAH008 and 22-
MMAH009, posted on March 30, 2022.  Although, comments are generally due for Bill 
109 on April 29, 2022, we note that comments related to the proposed changes to O. 
Reg. 82/98 and O. Reg. 502/20 are requested by April 6, 2022. 

Overall, the Town of Whitby supports the Ministry of Municipal Affairs and Housing’s 
efforts to address the current housing crisis and the Town is working on projects such 
as streamlining the development approval process. 

Comments on Proposed Changes to O. Reg. 82/98 (22-MMAH008) 

The proposed amendment to O. Reg. 82/98 requires a “municipal treasurer, in their 
annual treasurer statement, to set out whether the municipality still anticipates incurring 
the capital costs projected in the municipality’s Development Charge (DC) background 
study for a given service.  If not, an estimate of the anticipated variance from that 
projection would be provided along with an explanation for it”. 

• Depending on the interpretation of the terms “variance” and “service”, the scale
of impact to municipalities varies.

• If the intent is for a detailed project by project reporting on timing and cost
changes, then the changes to O. Reg. 82/98 may be administratively
burdensome and impractical for some municipalities.  The detailed reporting may
consume resources that would otherwise be dedicated to
processing/streamlining the development finance process.  Whitby is a rapidly
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growing municipality and as such there are hundreds of growth related capital 
projects in the Town’s DC Background Study and Capital Forecast.   

• If this is to be implemented, the Town of Whitby recommends that the 
requirement be a high-level statement on each of the defined development 
charge service levels.  Such a statement could also include an update on the rate 
of collection and spending/expenditures in relation to the forecast in the DC 
Study for the municipality. 

Comments on Proposed Changes to O. Reg. 509/20 (22-MMAH009) 

The proposed amendments to O. Reg. 509/20 intends to set out how “reporting on 
community benefits charges (CBCs) and parkland dedication levies are to be made 
public”, with a view to requiring this information to be posted to the municipality’s 
website.  Further municipalities would be required “to report on how the municipal needs 
for parks, set out within their parks plans, is being addressed thought parkland 
dedication levies” 

• The Town of Whitby supports the proposal to post reports on CBC’s and 
parkland dedication levies on the Town’s municipal website.  While the Town 
currently does not have any CBC levies, the annual Treasurer’s statement for 
development charges and parkland dedication revenues and expenditures are 
posted on the Town’s website annually. 

• The Town of Whitby supports the long-term planning for parks but has a concern 
that the disclosure of parkland dedication levies set aside for future parkland 
acquisitions, may compromise future land negotiations. 

 

The Town of Whitby appreciated the opportunity to provide comments.  Should you 
have any questions please contact Fuwing Wong, Commissioner of Financial Services / 
Treasurer (wongf@whitby.ca).  
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April 28, 2022 

DELIVERED BY E-MAIL 
  
Regional Municipality of Durham 
Email: clerks@durham.ca  
 

Re: City Comments on Proposed Amendments to the Planning Act Under Bill 109, the "More 
Homes For Everyone Act, 2022", and the Province’s proposed Community Infrastructure 
and Housing Accelerator Guideline (All Wards)  

Oshawa City Council considered the above matter at its meeting of April 25, 2022 and adopted 
the following recommendation of the Development Services Committee: 

“1. That Report DS-22-83 dated April 6, 2022, including Attachments 4 and 5, be 
endorsed as the City's comments on the Province's proposed amendments to the 
Planning Act under Bill 109, "More Homes For Everyone Act, 2022", and the 
Province's proposed Community Infrastructure and Housing Accelerator Guideline; 
and, 

2. That staff be authorized to submit the comments contained in Report DS-22-83 
dated April 6, 2022 relating to the proposed amendments to the Planning Act under 
Bill 109 and the proposed Community Infrastructure and Housing Accelerator 
Guideline in response to the associated proposals posted on the Environmental 
Registry of Ontario website; and, 

3. That staff be authorized to forward a copy of Report DS-22-83 dated April 6, 2022 
and the related Council resolution to the Association of Municipalities of Ontario, 
Ontario's Big City Mayors, the Region of Durham, Durham area municipalities, 
Durham area M.P.P.s and the City's Building Industry Liaison Team, which includes 
the Durham Chapter of the Building Industry and Land Development Association and 
the Durham Region Home Builders' Association.” 
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2 
 
If you need further assistance concerning the above matter, please contact Warren Munro, 
Commissioner, Development Services Department at the address listed below or by telephone at 
905-436-3311. 

 
Mary Medeiros 
City Clerk 

/rr 

c.  Development Services Department 
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Public Report

To: Development Services Committee 

From: Warren Munro, HBA, RPP, Commissioner, 
Development Services Department 

Report Number: DS-22-83 

Date of Report: April 6, 2022 

Date of Meeting: April 11, 2022 

Subject: City Comments on Proposed Amendments to the Planning Act 
Under Bill 109, the "More Homes For Everyone Act, 2022", and 
the Province’s proposed Community Infrastructure and Housing 
Accelerator Guideline 

Ward: All Wards 

File: 12-03

1.0 Purpose 

The purpose of this Report is to obtain Council approval of City comments on: 

 The Province’s proposed amendments to the Planning Act, R.S.O. 1990, c. P.13
(the “Planning Act”), under Bill 109, “More Homes For Everyone Act, 2022” (“Bill 109” –
see Attachment 1); and,

 The Province’s proposed Community Infrastructure and Housing Accelerator Guideline
(the “Accelerator Guideline” – see Attachment 2).

Bill 109 consists of proposed amendments to the following legislation: 

 City of Toronto Act, 2006, S.O. 2006, c. 11, Schedule A;
 Development Charges Act, 1997, S.O. 1997, c. 27;
 New Home Construction Licensing Act, 2017, S.O. 2017, c. 33, Schedule 1;
 Ontario New Home Warranties Plan Act, R.S.O. 1990, c. O.31; and,
 Planning Act.

Additional information on Bill 109 and the proposed amendments to the various Acts can 
be found at the following link: https://www.ola.org/sites/default/files/node-
files/bill/document/pdf/2022/2022-03/b109_e.pdf. 

For the purposes of this Report to the Development Services Committee and Council, staff 
are only providing comments on the Province’s proposed amendments to the Planning Act 
under Bill 109. 
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One of the proposed amendments to the Planning Act, if passed, would establish a new 
Community Infrastructure and Housing Accelerator tool (the “Accelerator Tool”).  Such a 
tool would enable local municipalities to request a Community Infrastructure and Housing 
Accelerator in order to regulate the use of land and the location, use, height, size and 
spacing of buildings and structures to permit certain types of development.  The Province 
released the proposed Accelerator Guideline in support of their new proposed Accelerator 
Tool. 

The Province’s proposed amendments to the Planning Act and details regarding the 
proposed Accelerator Guideline were posted on the Environmental Registry of Ontario’s 
(“E.R.O.”) website on March 30, 2022 with comments due April 29, 2022: 

 E.R.O. number 019-5284: Proposed Planning Act Changes (link: 
https://ero.ontario.ca/notice/019-5284). 

 E.R.O. number 019-5285: Community Infrastructure and Housing Accelerator – 
Proposed Guideline (link: https://ero.ontario.ca/notice/019-5285). 

Attachment 1 is a copy of Bill 109, which was introduced into the Ontario Legislature with 
first reading on March 30, 2022. 

Attachment 2 is a copy of the proposed Accelerator Guideline. 

Attachment 3 is a Report of the Ontario Housing Affordability Task Force. Owing to the 
size of the document, it is not attached to this Report but a copy of the Report of the 
Ontario Housing Affordability Task Force can be viewed at the following link: 
https://files.ontario.ca/mmah-housing-affordability-task-force-report-en-2022-02-07-v2.pdf. 

Attachment 4 presents staff comments on the proposed amendments to the Planning Act. 

Attachment 5 presents staff comments on the proposed Accelerator Guideline. 

2.0 Recommendation 

That the Development Services Committee recommend to City Council: 

1. That Report DS-22-83 dated April 6, 2022, including Attachments 4 and 5, be endorsed 
as the City's comments on the Province's proposed amendments to the Planning Act 
under Bill 109, "More Homes For Everyone Act, 2022", and the Province's proposed 
Community Infrastructure and Housing Accelerator Guideline. 

2. That staff be authorized to submit the comments contained in Report DS-22-83 dated 
April 6, 2022 relating to the proposed amendments to the Planning Act under Bill 109 
and the proposed Community Infrastructure and Housing Accelerator Guideline in 
response to the associated proposals posted on the Environmental Registry of Ontario 
website. 

3. That staff be authorized to forward a copy of Report DS-22-83 dated April 6, 2022 and 
the related Council resolution to the Association of Municipalities of Ontario, Ontario's 
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Big City Mayors, the Region of Durham, Durham area municipalities, Durham area 
M.P.P.s and the City's Building Industry Liaison Team, which includes the Durham 
Chapter of the Building Industry and Land Development Association and the Durham 
Region Home Builders' Association. 

3.0 Executive Summary 

Not applicable. 

4.0 Input From Other Sources 

The following have been consulted in the preparation of this Report: 

 Commissioner, Finance Services 
 Commissioner, Community Services 
 City Solicitor 

5.0 Analysis 

5.1 Ontario Housing Affordability Task Force 

The Ontario Housing Affordability Task Force was formed by the Provincial government 
and tasked with the goal of formulating a number of actionable and concrete solutions to 
address the housing affordability and supply crisis in Ontario.  

On February 8, 2022, a Report of the Ontario Housing Affordability Task Force was 
released publicly and presented to the Honourable Steve Clark, Ontario Minister of 
Municipal Affairs and Housing (see Attachment 3).  

The Report of the Ontario Housing Affordability Task Force contains a number of 
recommendations aimed to address housing affordability for Ontarians, and sets an 
ambitious target of 1.5 million new homes to be built in Ontario in the next ten years. 

On March 28, 2022, City Council considered a notice of motion (Item DS-22-56) 
concerning the release of the Report of the Ontario Housing Affordability Task Force, and 
passed the following resolution: 

“1. City Council supports the need to increase the supply of housing within the 
Province of Ontario and within the City of Oshawa, where appropriately 
planned at a local municipal level and advanced through a public process that 
involves City Council in the decision-making process and supports any 
recommendations of the Task Force that would lead to increases in the 
planning department capacity of municipalities and preserves the utmost 
public participation in the planning process; and, 

2. City Council opposes those recommendations of the Ontario Housing 
Affordability Task Force related to such matters as limiting appeal rights, 
reducing public participation, limiting decision-making at the local municipal 
level, limiting heritage preservation efforts, reducing or eliminating minimum 
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parking requirements, removing barriers to construction that may compromise 
health and safety, limiting fiscal responsibility by requiring mandatory 
development charge and cash in lieu of parkland exemptions and permitting 
increased density as-of-right without local review of appropriate locations, 
servicing capacities and zoning by-law standards for intensification; and, 

3. Mayor Carter, on behalf of City Council, be authorized to send a letter to the 
Premier of the Province of Ontario and the Minister of Municipal Affairs and 
Housing to express the City’s concerns, as generally noted in this resolution, 
with respect to those recommendations of the “Report of the Ontario Housing 
Affordability Task Force” which seek to limit public input and local decision-
making power by municipalities concerning residential intensification in their 
respective communities; and, 

4. Development Services staff report through the Development Services 
Committee on any subsequent recommendations or legislative changes being 
advanced by the Province with respect to this matter when posted on the 
Environmental Bill of Rights or released publicly; and, 

5. A copy of this Council resolution be sent to the Region of Durham, Durham 
area municipalities, Durham area M.P.P.s, the Association of Municipalities of 
Ontario and Ontario’s Big City Mayors.” 

5.2 More Homes for Everyone Plan 

On March 30, 2022, the Ministry of Municipal Affairs and Housing released a bulletin on 
the E.R.O. website entitled “Consultations on the More Homes for Everyone Plan”, which 
can be viewed at the following link: https://ero.ontario.ca/notice/019-5283. 

The Report of the Ontario Housing Affordability Task Force is considered the Province’s 
long-term housing roadmap, and the Province will work with its partners to develop a new 
housing supply action plan every year over four years starting in 2022/2023 to implement 
the Task Force’s recommendations and deliver real, long-term solutions. 

The Province’s proposed “More Homes for Everyone Plan” is the first of four action plans 
to be released.  It proposes targeted policies for the immediate term and includes, among 
other matters: 

 The launch of a series of public consultations through the E.R.O. and Ontario 
Regulatory Registry (“O.R.R.”) websites on the following topics, with comments due 
April 29, 2022: 

- the unique housing needs for rural and northern Ontario municipalities (E.R.O. 
number 019-5287, link: https://ero.ontario.ca/notice/019-5287). 

- opportunities to increase missing middle housing and gentle density, including 
supports for multigenerational housing (E.R.O. number 019-5286, link: 
https://ero.ontario.ca/notice/019-5286). 
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- access to financing for not-for-profit housing developers (O.R.R. Proposal Number 
22-MMAH010, link: 
https://www.ontariocanada.com/registry/view.do?postingId=41451&language=en). 

 Proposed amendments to various statutes (including the Planning Act) through the 
introduction of Bill 109 concerning housing, development and various other matters, 
intended to streamline and speed up the approval process for new housing. 

 Introduction of a new Accelerator Tool and associated Accelerator Guideline to speed 
up approvals for housing and community infrastructure such as hospitals and 
community centres,  

 The establishment of a Housing Supply Working Group which will engage with the 
federal and municipal governments, partner ministries, industry and associations to 
monitor progress and support improvements to their annual housing supply action 
plans. 

 Continued and ongoing funding to help municipalities streamline and modernize their 
planning approval processes, through the Province’s Streamline Development Approval 
Fund, the Audit and Accountability Fund and the Municipal Modernization Program. 

 Proposed amendments to Ontario regulations under various statues, including 
regulatory amendments under the Planning Act concerning municipal reporting 
requirements for Community Benefits Charges and Parkland. 

5.3 Planning Act Changes resulting from Bill 109, More Homes For Everyone Act, 
2022 

As previously noted, Bill 109 will result in amendments to various statutes, and is intended 
to help Ontarians find a home that meets their needs and make it faster to build the homes 
that people need.  

For the purposes of this Report to the Development Services Committee and Council, staff 
are only providing comments on the Province’s proposed amendments to the Planning Act 
under Schedule 5 of Bill 109. 

The proposed amendments, if passed, would, among other matters, support: 

 Building homes faster by expediting approvals including: 

 Making changes to zoning which would: 

- Require municipalities to partially refund application fees to applicants who do not 
receive a decision on their zoning by-law amendment applications within 90 days 
(or 120 days if submitted concurrently with an official plan amendment application) 
and on a graduated basis thereafter for applications made on or after 
January 1, 2023; and, 

- Establish a new Community Infrastructure and Housing Accelerator (“C.I.H.A.”) tool 
for municipal requests to expedite zoning outside of the Greenbelt area. 
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 Streamlining development approvals processes and facilitate faster decisions by: 

- Requiring decisions on site plan applications to be delegated to staff for applications 
made on or after July 1, 2022; 

- Extending site plan application review from 30 to 60 days; 

- Establishing regulation-making authority to prescribe complete application 
requirements for site plan applications; 

- Requiring municipalities to partially refund site plan application fees to applicants 
who do not receive a decision within the 60-day timeframe and on a graduated 
basis thereafter for applications made on or after January 1, 2023; 

- Establishing regulation-making authority to prescribe what cannot be required as a 
condition of subdivision approval; and, 

- Establishing a one-time discretionary authority to reinstate draft plans of subdivision 
that have lapsed within the past five years, subject to consumer protection 
provisions. 

 Providing increased certainty of parkland requirements for Transit-Oriented 
Communities (“T.O.C.s”) by: 

- Implementing a tiered alternative parkland dedication rate for municipal parkland 
dedicated by T.O.C. developments. 

- This would ensure that land continues to be made available for parks for T.O.C. 
developments, while providing greater certainty of development costs on the 
particular sites. 

- The structure of the tiered alternative parkland dedication rate would be based on a 
percentage of the development land or its value: 

o For sites less than or equal to five hectares, parkland would be dedicated up to 
10% of the land or its value; and, 

o For sites greater than five hectares, parkland would be dedicated up to 15% of 
the land or its value. 

- Transit-oriented community lands subject to the proposed tiered alternative 
parkland dedication rates would be identified pursuant to subsection 2 (1) of the 
Transit-Oriented Communities Act, 2020, S.O. 2020, c. 18, Schedule 20. 

- Ministerial authority would also be provided to the Minister of Infrastructure to 
identify encumbered land (e.g., land with underground transit tunnels or other 
infrastructure) at T.O.C. development sites that would be conveyed to a municipality 
as parkland.  Encumbered parkland would count towards any municipal parkland 
dedication requirements.  This would help ensure that T.O.C. developments can 
provide new homes and parkland for use by the community. 
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 Provide increased certainty of development costs by: 

- Providing the Minister of Municipal Affairs and Housing with regulation-making 
authority to authorize landowners and applicants to stipulate the type of surety 
bonds and other prescribed instruments to be used to secure obligations in 
connection with land use planning approvals. 

Other proposed changes would increase transparency in the planning process and support 
dispute resolution by: 

 Requiring municipalities with a community benefits charge (“C.B.C.”) by-law to 
undertake and complete a review, including consulting publicly, on their by-law at least 
once every five years after the by-law is passed, and every five years thereafter. 

 Providing the Minister with new discretionary authorities when making decisions to: 

- “Stop the clock” if more time is needed to decide on all official plan matters that are 
subject to Minister’s approval (with transition for matters that are currently before 
the Minister); 

- Refer all or part(s) of an official plan matter to the Ontario Land Tribunal for a 
recommendation; and, 

- Forward all of an official plan matter to the Ontario Land Tribunal to make a 
decision. 

The Province released Bill 109 on March 30, 2022, and is providing the opportunity for 
comment on the proposed Planning Act changes through E.R.O. posting number 019-
5284, with comments due April 29, 2022 (see Attachment 1). 

Attachment 4 provides a detailed list of all proposed amendments to the Planning Act 
through Bill 109 and corresponding staff comments. 

5.4 Community Infrastructure and Housing Accelerator Guideline  

As part of the More Homes for Everyone Act, 2022, Schedule 5 of Bill 109 proposes to 
make changes to the Planning Act.  The proposed amendments, if passed, would establish 
a new Community Infrastructure and Housing Accelerator tool and would require the 
Minister of Municipal Affairs and Housing to publish guidelines for the use of the 
Community Infrastructure and Housing Accelerator tool before it could be used. 

Once the Community Infrastructure and Housing Accelerator guidelines have been 
published, the Community Infrastructure and Housing Accelerator tool would enable local 
municipalities to request a Community Infrastructure and Housing Accelerator order to 
regulate the use of land and the location, use, height, size and spacing of buildings and 
structures to permit certain types of development.  The Minister may impose conditions on 
the issuance of a Community Infrastructure and Housing Accelerator order that must be 
addressed before the zoning can come into effect.  The proposed Community 
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Infrastructure and Housing Accelerator tool also has municipal requirements for matters 
like public consultation, public notice and making the order available to the public. 

Under the proposed legislation the Community Infrastructure and Housing Accelerator tool 
would not be available for use in the Greenbelt Area.  However, staff note that a 
Community Infrastructure and Housing Accelerator order would not be required to be 
consistent with any Provincial Policy Statement issued under Subsection 3(1) of the 
Planning Act or conform to a Provincial Plan or a municipal Official Plan. 

The Community Infrastructure and Housing Accelerator Guideline may include matters 
such as: 

 the types of priority developments a Community Infrastructure and Housing Accelerator 
order could be used for (e.g., community infrastructure, housing, including affordable 
housing); 

 where the Community Infrastructure and Housing Accelerator order may or may not be 
used (e.g., certain geographically defined areas); and, 

 other matters related to the use of the Community Infrastructure and Housing 
Accelerator tool. 

The Province released the proposed Accelerator Guideline on March 30, 2022, and is 
providing the opportunity to comment through E.R.O. posting number 019-5285, with 
comments due April 29, 2022 (see Attachment 2).  

Attachment 5 provides highlights of the Accelerator Guideline and corresponding staff 
comments. 

5.5 Next Steps 

Staff are seeking Council’s endorsement of the staff comments contained in Attachments 4 
and 5 of this Report as City comments to the E.R.O. postings concerning proposed 
Planning Act changes through Bill 109 and the proposed Accelerator Guideline.  

Once endorsed by Council, City staff will share the City’s comments with the Province 
through the respective postings on the E.R.O. website. 

If Bill 109 receives royal assent, Development Services staff would report back to the 
Development Services Committee with any necessary amendments to City by-laws to 
implement the Bill 109 Planning Act changes, including potential amendments to the City’s 
General Fees and Charges By-law 13-2003, as amended, where refunds on development 
applications are contemplated. 

6.0 Financial Implications 

There are no financial implications associated with the recommendations in this Report.  
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It is not clear how the proposed amendments under Bill 109 will impact taxpayers and the 
City’s financial resources.  However, if Bill 109 receives royal assent, there is a high 
probability that the City will be impacted financially. 

These anticipated financial implications may be as a result of development application fee 
refunds to developers where their applications are not approved within a specific 
timeframe by the City, regardless of the cause of the delays. 

Development application fees are intended to help cover staffing costs related to the 
review of development applications.  If a developer is refunded their application fees, 
regardless of whom caused the delay, the cost to refund the developer would be borne 
entirely by the City and its taxpayers. 

If the legislation is enacted, the City would not be able to collect parkland dedication using 
the alternative rate.  This would have the effect of transferring the burden for land 
acquisition from the developer to the taxpayers. 

7.0 Relationship to the Oshawa Strategic Plan 

The Recommendations advance the Accountable Leadership goal of the Oshawa Strategic 
Plan. 

Tom Goodeve, M.Sc.Pl., MCIP, RPP, Director, 
Planning Services 

Warren Munro, HBA, RPP, Commissioner, 
Development Services Department 
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EXPLANATORY NOTE 

SCHEDULE 1 
CITY OF TORONTO ACT, 2006 

The Schedule makes various amendments to section 114 of the City of Toronto Act, 2006. Here are some highlights: 

 1. Subsection (4) is replaced with a number of subsections that set out the rules respecting consultations with the City 
before plans and drawings are submitted for approval and respecting completeness of applications made under this 
section. 

 2. New subsection (5.1) provides for the appointment of an authorized person for the purposes of subsection (5). Various 
related amendments are made to section 114. 

 3. New subsection (14.1) provides for rules respecting when the City is required to refund fees paid to it pursuant to the 
Planning Act. 

An associated provision respecting regulations is also added to the Act as section 122.2. 

SCHEDULE 2 
DEVELOPMENT CHARGES ACT, 1997 

The Schedule amends the Development Charges Act, 1997 with respect to the publication of the statement of the treasurer 
under section 43 of the Act. 

SCHEDULE 3 
NEW HOME CONSTRUCTION LICENSING ACT, 2017 

The Schedule amends the New Home Construction Licensing Act, 2017 as follows: 

 1. Section 38 is amended to provide that the registrar may consider whether the activities of an applicant are, or will be if 
issued a licence, in contravention of the Act, the regulations or prescribed legislation. 

 2. Section 56 is amended to preserve the registrar’s powers to receive complaints, request information from licensees about 
complaints and mediate or resolve complaints. Section 56.1 is added to give certain powers to the registrar if the registrar 
believes a licensee has contravened the Act, the regulations or prescribed legislation. 

 3. Section 57 is amended to increase the maximum fine to $50,000 if a licensee is an individual and $100,000 if a licensee 
is not an individual. Also, the discipline committee may impose a fine above the maximum amount if the licensee 
received a monetary benefit from failing to comply with the code of ethics. Last, the committee must consider any prior 
determination of the committee that a licensee failed to comply with the code of ethics and, subject to the maximum fine 
amount, may impose a more severe fine on the licensee. 

 4. Section 71 is amended to provide that in addition to any other penalty imposed by the court and despite the maximum 
fine, the court that convicts a person or entity of an offence may increase a fine imposed on the person or entity if the 
person or entity received a monetary benefit as a result of the commission of the offence. 

 5. Section 76 is amended to provide that an assessor may impose an administrative penalty if a person has contravened or 
is contravening a prescribed provision of the Ontario New Home Warranties Plan Act or the regulations or the by-laws 
of the warranty authority made under it. This section is also amended to increase the maximum administrative penalty 
to $25,000 and to provide that an assessor may impose a penalty against a person above the maximum amount if the 
person received a monetary benefit as a result of a contravention. 

 6. Section 84 is amended to grant the Minister the power to make regulations governing fines that the discipline committee 
or the appeals committee may impose. 

SCHEDULE 4 
ONTARIO NEW HOME WARRANTIES PLAN ACT 

The Schedule amends the Ontario New Home Warranties Plan Act. 

Clause 22.1 (1) (j) is amended to provide that the Lieutenant Governor in Council may make regulations extending the time of 
expiration of a warranty provided for under subsection 13 (1), including establishing any conditions for such an extension, in 
respect of an item that is missing or remains unfinished or work performed or materials supplied after the date specified in the 
certificate under subsection 13 (3). 

Section 23 is amended in two ways with respect to the by-law making power of the Corporation designated under the Act. First, 
clause 23 (1) (j) is amended to provide that the Corporation may specify warranties under clause 13 (1) (c) and the time of 
expiration of those warranties. Second, clause 23 (1) (j.1) is added to provide for a similar amendment as in clause 22.1 (1) (j), 
but the Corporation’s power is subject to a regulation made under clause 22.1 (1) (j) and the approval of the Minister. 

Technical amendments to update cross-references in the Act are also made. 
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SCHEDULE 5 
PLANNING ACT 

The Schedule makes various amendments to the Planning Act. Here are some highlights: 

 1. New subsections 17 (40.1) to (40.1.3) provide rules respecting when the Minister as an approval authority can provide 
notice to suspend the period of time after which there may be appeals of the failure to make a decision in respect of a 
plan. 

 2. New subsections 17 (55) to (64) provide a process for the Minister as an approval authority to refer plans to the Ontario 
Land Tribunal for a recommendation or a decision. 

 3. New subsection 34 (10.12) provides rules respecting when municipalities are required to refund fees in respect of 
applications under that section. 

 4. An additional type of Minister’s order is added to the Act in section 34.1. These orders are made by the Minister at the 
request of a municipality. This section sets out the process and rules respecting such orders. 

 5. New subsections 37 (54) to (59) require regular reviews of community benefits charge by-laws and provide rules 
respecting such reviews. 

 6. A number of amendments are made to section 41. A number of subsections are added that set out the rules respecting 
consultations with municipalities before plans and drawings are submitted for approval and respecting completeness of 
applications made under this section. New subsection (4.0.1) provides for the appointment of an authorized person for 
the purposes of subsection (4). New subsection (11.1) provides for rules respecting when municipalities are required to 
refund fees. 

 7. Amendments are made to sections 42 and 51.1 with respect to parkland requirements on land designated as transit-
oriented community land under the Transit-Oriented Communities Act, 2020. 

 8. New rules are added to section 51 with respect to extensions of approvals by approval authorities. 

 9. New section 70.3.1 provides the Minister with authority to make certain regulations respecting surety bonds and other 
instruments in connection with approvals with respect to land use planning. 
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Bill 109 2022 

An Act to amend the various statutes with respect to housing,  
development and various other matters 

CONTENTS 

1. Contents of this Act  
2. Commencement  
3. Short title  
Schedule 1 City of Toronto Act, 2006 
Schedule 2 Development Charges Act, 1997 
Schedule 3 New Home Construction Licensing Act, 2017 
Schedule 4 Ontario New Home Warranties Plan Act 
Schedule 5 Planning Act 

 

Her Majesty, by and with the advice and consent of the Legislative Assembly of the Province of Ontario, enacts as follows: 

Contents of this Act 

1 This Act consists of this section, sections 2 and 3 and the Schedules to this Act. 

Commencement 

2 (1)  Except as otherwise provided in this section, this Act comes into force on the day it receives Royal Assent. 

(2)  The Schedules to this Act come into force as provided in each Schedule. 

(3)  If a Schedule to this Act provides that any of its provisions are to come into force on a day to be named by 
proclamation of the Lieutenant Governor, a proclamation may apply to one or more of those provisions, and 
proclamations may be issued at different times with respect to any of those provisions. 

Short title 

3 The short title of this Act is the More Homes for Everyone Act, 2022. 
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SCHEDULE 1 
CITY OF TORONTO ACT, 2006 

1 (1)  Subsection 114 (4) of the City of Toronto Act, 2006 is repealed and the following substituted: 

Consultation 

(4)  The City may, by by-law, require applicants to consult with the City before submitting plans and drawings for approval 
under subsection (5). 

Same 

(4.1)  Where a by-law referred to in subsection (4) does not apply, the City shall permit applicants to consult with the City as 
described in that subsection. 

Prescribed information 

(4.2)  If information or materials are prescribed for the purposes of this section, an applicant shall provide the prescribed 
information and material to the City. 

Other information 

(4.3)  The City may require that an applicant provide any other information or material that the City considers it may need, but 
only if the official plan contains provisions relating to requirements under this subsection. 

Refusal and timing 

(4.4)  Until the City has received the plans and drawings referred to in subsection (5), the information and material required 
under subsections (4.2) and (4.3), if any, and any fee under section 69 of the Planning Act, 

 (a) the City may refuse to accept or further consider the application; and 

 (b) the time period referred to in subsection 114 (15) of this Act does not begin. 

Response re completeness of application 

(4.5)  Within 30 days after the applicant pays any fee under section 69 of the Planning Act, the City shall notify the person or 
public body that the plans and drawings referred to in subsection 114 (5) of this Act and the information and material required 
under subsections (4.2) and (4.3) , if any, have been provided, or that they have not been provided, as the case may be. 

Motion re dispute 

(4.6)  Within 30 days after a negative notice is given under subsection (4.5), the applicant or the City may make a motion for 
directions to have the Ontario Land Tribunal determine, 

 (a) whether the plans and drawings and the information and material have in fact been provided; or 

 (b) whether a requirement made under subsection (4.3) is reasonable. 

Same 

(4.7)  If the City does not give any notice under subsection (4.5), the applicant may make a motion under subsection (4.6) at 
any time after the 30-day period described in subsection (4.5) has elapsed. 

Final determination 

(4.8)  The Ontario Land Tribunal’s determination under subsection (4.6) is not subject to appeal or review. 

(2)  Subsection 114 (5) of the Act is amended by striking out the portion before paragraph 1 and substituting the 
following: 

Approval of plans or drawings 

(5)  No person shall undertake any development in an area designated under subsection (2) unless the authorized person referred 
to in subsection (5.1) or, where an appeal has been made under subsection (15), the Ontario Land Tribunal has approved one 
or both, as the authorized person may determine, of the following: 

.     .     .     .     . 

(3)  Section 114 of the Act is amended by adding the following subsection: 

Authorized person 

(5.1)  If the City passes a by-law under subsection (2), the City shall appoint an officer, employee or agent of the City as an 
authorized person for the purposes of subsection (5). 

(4)  Section 114 of the Act is amended by adding the following subsection: 
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Refund 

(14.1)  With respect to plans and drawings referred to in subsection (5) that are submitted on or after the day subsection 1 (4) 
of Schedule 1 to the More Homes for Everyone Act, 2022 comes into force, the City shall refund any fee paid pursuant to 
section 69 of the Planning Act in respect of the plans and drawings in accordance with the following rules: 

 1. If the City approves the plans or drawings under subsection 114 (5) of this Act within the time period referred to in 
subsection 114 (15) of this Act, the City shall not refund the fee. 

 2. If the City has not approved the plans or drawings under subsection 114 (5) of this Act within the time period referred 
to in subsection 114 (15) of this Act, the City shall refund 50 per cent of the fee. 

 3. If the City has not approved the plans or drawings under subsection 114 (5) of this Act within a time period that is 30 
days longer than the time period referred to in subsection 114 (15) of this Act, the City shall refund 75 per cent of the 
fee. 

 4. If the City has not approved the plans or drawings under subsection 114 (5) of this Act within a time period that is 60 
days longer than the time period referred to in subsection 114 (15) of this Act, the City shall refund all of the fee. 

(5)  Subsection 114 (15) of the Act is amended by striking out “30” and substituting “60”. 

(6)  Subsection 114 (17) of the Act is repealed and the following substituted: 

Classes of development, delegation 

(17)  Where the City has designated a site plan control area under this section, the City may, by by-law, define any class or 
classes of development that may be undertaken without the approval of plans and drawings otherwise required under subsection 
(5). 

(7)  Subsection 114 of the Act is amended by adding the following subsection: 

Transition 

(18)  This section as it read immediately before the day subsection 1 (7) of Schedule 1 to the More Homes for Everyone Act, 
2022 comes into force continues to apply with respect to plans and drawings that were submitted for approval under subsection 
(5) of this Act before that day. 

(8)  Subsection 114 of the Act is amended by adding the following subsection: 

Same 

(19)  This section as it read immediately before July 1, 2022 continues to apply with respect to plans and drawings that were 
submitted for approval under subsection (5) on or after the day subsection 1 (7) of Schedule 1 to the More Homes for Everyone 
Act, 2022 comes into force but before July 1, 2022. 

2 The Act is amended by adding the following section: 

Regulations re s. 114 (4.2) 

122.2  The Minister of Municipal Affairs and Housing may make regulations prescribing information and materials for the 
purposes of subsection 114 (4.2). 

Commencement 

3 (1)  Except as otherwise provided in this section, this Schedule comes into force on the day the More Homes for 
Everyone Act, 2022 receives Royal Assent. 

(2)  Subsections 1 (2), (3), (6) and (8) come into force on the later of July 1, 2022 and the day the More Homes for 
Everyone Act, 2022 receives Royal Assent. 

(3)  Subsection 1 (4) comes into force on the later of January 1, 2023 and the day the More Homes for Everyone Act, 2022 
receives Royal Assent. 
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SCHEDULE 2 
DEVELOPMENT CHARGES ACT, 1997 

1 Subsection 43 (2.1) of the Development Charges Act, 1997 is repealed and the following substituted: 

Statement available to public 

(2.1)  The council shall ensure that the statement is made available to the public, 

 (a) by posting the statement on the website of the municipality or, if there is no such website, in the municipal office; and 

 (b) in such other manner and in accordance with such other requirements as may be prescribed. 

2 Subsection 60 (1) of the Act is amended by adding the following clause: 

(t.0.1) prescribing the manner in which a statement is to be made available and other requirements for the purposes of clause 
43 (2.1) (b); 

Commencement 

3 This Schedule comes into force on the day the More Homes for Everyone Act, 2022 receives Royal Assent. 
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SCHEDULE 3 
NEW HOME CONSTRUCTION LICENSING ACT, 2017 

1 Clause 38 (1) (c) of the New Home Construction Licensing Act, 2017 is repealed and the following substituted: 

 (c) neither the applicant, nor any interested person in respect of the applicant, has carried on or is carrying on activities, 

 (i) that are in contravention of this Act or the regulations, or that will be in contravention of this Act or the regulations 
if the applicant is issued a licence, or 

 (ii) that are in contravention of prescribed legislation, or that will be in contravention of prescribed legislation if the 
applicant is issued a licence; 

2 Section 56 of the Act is repealed and the following substituted: 

Complaints 

56 (1)  The registrar may, 

 (a) receive complaints concerning conduct that may be in contravention of this Act, the regulations or prescribed legislation; 

 (b) make written requests to licensees for information regarding complaints; and 

 (c) attempt to mediate or resolve complaints, as appropriate, concerning any conduct that comes to the registrar’s attention 
that may be in contravention of this Act, the regulations or prescribed legislation. 

Request for information 

(2)  A request made under clause (1) (b) shall indicate the nature of the complaint. 

Duty to comply 

(3)  A licensee who receives a request made under clause (1) (b) shall provide the requested information to the registrar. 

Registrar’s powers 

56.1  If the registrar is of the opinion, whether as a result of a complaint or otherwise, that a licensee has contravened any 
provision of this Act, the regulations or prescribed legislation, the registrar may do any of the following, as the registrar 
considers appropriate: 

 1. Give the licensee a written warning, stating that if the licensee continues with the activity that led to the alleged 
contravention, action may be taken against the licensee. 

 2. Require the licensee to take further educational courses. 

 3. Require the licensee, in accordance with the terms, if any, that the registrar specifies, to fund educational courses for 
persons that the licensee employs or to arrange and fund the courses. 

 4. Refer the matter, in whole or in part, to the discipline committee. 

 5. Take an action under section 40, subject to section 43. 

 6. Take further action as is appropriate in accordance with this Act. 

3 (1)  Paragraph 3 of subsection 57 (4) of the Act is repealed and the following substituted: 

 3. Impose such fine as the committee considers appropriate, subject to subsections (4.1), (4.2) and (4.3), to be paid by the 
licensee to the regulatory authority or, if there is no regulatory authority, to the Minister of Finance. 

(2)  Section 57 of the Act is amended by adding the following subsections: 

Maximum fines 

(4.1)  Subject to subsection (4.2), the maximum amount of the fine mentioned in paragraph 3 of subsection (4) is, 

 (a) $50,000, or such lesser amount as may be prescribed, if the licensee is an individual; or 

 (b) $100,000, or such lesser amount as may be prescribed, if the licensee is not an individual. 

Same, monetary benefit 

(4.2)  The total amount of the fine referred to in subsection (4.1) may be increased by an amount equal to the amount of the 
monetary benefit acquired by or that accrued to the licensee as a result of a failure to comply with the code of ethics. 

Same, prior determination 

(4.3)  In making its order to impose a fine under paragraph 3 of subsection (4), the discipline committee shall consider any 
prior determination of the committee that the licensee failed to comply with the code of ethics and, subject to the maximum 
amount of the fine referred to in subsection (4.1), may impose a more severe fine having regard to the prior determination. 
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4 Section 71 of the Act is amended by adding the following subsection: 

Same, monetary benefit 

(4.1)  In addition to any other penalty imposed by the court and despite the maximum fine referred to in subsection (4), the 
court that convicts a person or entity of an offence under this section may increase a fine imposed on the person or entity by an 
amount equal to the amount of the monetary benefit acquired by or that accrued to the person or entity as a result of the 
commission of the offence. 

5 (1)  Subsection 76 (1) of the Act is repealed and the following substituted: 

Order 

76 (1)  An assessor may, by order, impose an administrative penalty against a person in accordance with this section and the 
regulations made by the Minister if the assessor is satisfied that the person has contravened or is contravening, 

 (a) a prescribed provision of this Act or the regulations; 

 (b) a condition of a licence, if the person is the licensee; 

 (c) a prescribed provision of the Ontario New Home Warranties Plan Act or the regulations or the by-laws of the warranty 
authority made under it; or 

 (d) a prescribed provision of the Protection for Owners and Purchasers of New Homes Act, 2017 or the regulations made 
under it. 

(2)  Subsection 76 (4) of the Act is repealed and the following substituted: 

Amount 

(4)  Subject to subsection (4.1), the amount of an administrative penalty shall reflect the purpose of the penalty and shall be 
determined in accordance with the regulations made by the Minister, but the amount of the penalty shall not exceed $25,000. 

Same, monetary benefit 

(4.1)  The total amount of the administrative penalty referred to in subsection (4) may be increased by an amount equal to the 
amount of the monetary benefit acquired by or that accrued to the person as a result of the contravention. 

6 Subsection 84 (1) of the Act is amended by adding the following clause: 

 (g.1) governing fines that the discipline committee or the appeals committee may impose, including the criteria to be 
considered in determining the amount, the procedure for making an order for a fine and the rights of the parties affected 
by the procedure; 

Rebuilding Consumer Confidence Act, 2020 

7 Section 17 of Schedule 4 to the Rebuilding Consumer Confidence Act, 2020 is repealed. 

Commencement 

8 (1)  Except as otherwise provided in this section, this Schedule comes into force on the day the More Homes for 
Everyone Act, 2022 receives Royal Assent. 

(2)  Section 5 comes into force on the later of the day section 76 of Schedule 1 to the Strengthening Protection for Ontario 
Consumers Act, 2017 comes into force and the day the More Homes for Everyone Act, 2022 receives Royal Assent. 
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SCHEDULE 4 
ONTARIO NEW HOME WARRANTIES PLAN ACT 

1 Clause 22.1 (1) (j) of the Ontario New Home Warranties Plan Act is repealed and the following substituted: 

 (j) extending the time of expiration of a warranty provided for under subsection 13 (1), including establishing any conditions 
for such an extension, in respect of an item that is missing or remains unfinished or work performed or materials supplied 
after the date specified in the certificate under subsection 13 (3); 

2 (1)  Clause 23 (1) (g) of the Act is amended by striking out “22.1 (l) or (v)” and substituting “22.1 (1) (l) or (v)”. 

(2)  Clause 23 (1) (j) of the Act is repealed and the following substituted: 

 (j) subject to the approval of the Minister, specifying warranties under clause 13 (1) (c) and the time of expiration of those 
warranties; 

(3)  Subsection 23 (1) of the Act is amended by adding the following clause: 

 (j.1) subject to a regulation described in clause 22.1 (1) (j) and to the approval of the Minister, extending the time of expiration 
of a warranty provided for under subsection 13 (1), including establishing any conditions for such an extension, in respect 
of an item that is missing or remains unfinished or work performed or materials supplied after the date specified in the 
certificate under subsection 13 (3); 

(4)  Clause 23 (1) (m.1) of the Act is amended by striking out “22.1 (t)” and substituting “22.1 (1) (t)”. 

Commencement 

3 This Schedule comes into force on the day the More Homes for Everyone Act, 2022 receives Royal Assent. 
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SCHEDULE 5 
PLANNING ACT 

1 Section 17 of the Planning Act is amended by adding the following subsections: 

Notice to suspend time period 

(40.1)  If the approval authority in respect of a plan is the Minister, the Minister may suspend the time period described in 
subsection (40) by giving notice of the suspension to the municipality that adopted the plan and, in the case of a plan amendment 
adopted in response to a request under section 22, to the person or public body that requested the amendment. 

Same 

(40.1.1)  The effect of a suspension under subsection (40.1) is to suspend the time period referred to in subsection (40) until 
the date the Minister rescinds the notice, and the period of the suspension shall not be included for the purposes of counting the 
period of time described in subsection (40). 

Same 

(40.1.2)  For greater certainty, the Minister may make a decision under subsection (34) in respect of a plan that is the subject 
of a notice provided under subsection (40.1) even if the notice has not been rescinded. 

Same, retroactive deemed notice 

(40.1.3)  If a plan was received by the Minister on or before March 30, 2022, a decision respecting the plan has not been made 
under subsection (34) before that day and no notice of appeal in respect of the plan was filed under subsection (40) before that 
day, 

 (a) the plan shall be deemed to have been received by the Minister on March 29, 2022; and 

 (b) the Minister shall be deemed to have given notice under subsection (40.1) on March 30, 2022. 

.     .     .     .     . 

Referral to Tribunal for recommendation 

(55)  If the approval authority in respect of a plan is the Minister, the Minister may, before making a decision under subsection 
(34), refer all or part of the plan to the Tribunal for a recommendation. 

Record to Tribunal 

(56)  If the Minister refers all or part of a plan to the Tribunal under subsection (55) or (61), the Minister shall ensure that a 
record is compiled and provided to the Tribunal. 

Recommendation 

(57)  If the Minister refers all or part of a plan to the Tribunal under subsection (55), the Tribunal shall make a written 
recommendation to the Minister stating whether the Minister should approve the plan or part of the plan, make modifications 
and approve the plan or part of the plan as modified or refuse the plan or part of the plan and shall give reasons for the 
recommendation. 

Hearing or other proceeding by Tribunal 

(58)  Before making a recommendation under subsection (57), the Tribunal may hold a hearing or other proceeding and if the 
Tribunal does so, it shall provide notice of such hearing or other proceeding to, 

 (a) the municipality that adopted the plan; and 

 (b) any person or public body who, before the plan was adopted, made oral submissions at a public meeting or made written 
submissions to the council. 

Copy of recommendation 

(59)  A copy of the recommendation of the Tribunal shall be sent to each person who appeared before the Tribunal and to any 
person who in writing requests a copy of the recommendation. 

Decision on plan 

(60)  After considering the recommendation of the Tribunal, the Minister may proceed to make a decision under subsection 
(34). 

Referral to Tribunal for decision 

(61)  If the approval authority in respect of a plan is the Minister, the Minister may, before making a decision under subsection 
(34), refer the plan to the Tribunal for a decision. 
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Hearing by Tribunal 

(62)  If the Minister refers a plan to the Tribunal under subsection (61), the Tribunal may hold a hearing or other proceeding 
and if the Tribunal does so, it shall provide notice of such hearing or other proceeding to, 

 (a) the municipality that adopted the plan; and 

 (b) any person or public body who, before the plan was adopted, made oral submissions at a public meeting or made written 
submissions to the council. 

Decision by Tribunal 

(63)  Subsections (50) and (50.1) apply, with necessary modifications, to a referral for a decision made under subsection (61). 

Referral of matters in process 

(64)  For greater certainty, a plan that was submitted to the Minister for approval prior to the day section 1 of Schedule 5 to the 
More Homes for Everyone Act, 2022 comes into force may be the subject of a referral under subsection (55) or (61) if a decision 
respecting the plan has not yet been made under subsection (34). 

2 Section 19.1 of the Act is amended by striking out “34 to 39” and substituting “34, 35 to 39”. 

3 Subsection 21 (3) of the Act is repealed and the following substituted: 

Exception 

(3)  Subsection 17 (36.5) applies to an amendment only if it is, 

 (a) an amendment that has been the subject of a referral to the Tribunal for a recommendation pursuant to subsection 17 
(55); or 

 (b) a revision that is adopted in accordance with section 26. 

4 (1)  Clause 34 (10.3) (b) of the Act is amended by adding “or (11.0.0.0.1), as the case may be,” after “subsection (11)”. 

(2)  Section 34 of the Act is amended by adding the following subsection: 

Refund of fee 

(10.12)  With respect to an application received on or after the day subsection 4 (2) of Schedule 5 to the More Homes for 
Everyone Act, 2022 comes into force, the municipality shall refund any fee paid pursuant to section 69 in respect of the 
application in accordance with the following rules: 

 1. If the municipality makes a decision on the application within the time period referred to in subsection (11) or 
(11.0.0.0.1), as the case may be, the municipality shall not refund the fee. 

 2. If the municipality fails to make a decision on the application within the time period referred to in subsection (11) or 
(11.0.0.0.1), as the case may be, the municipality shall refund 50 per cent of the fee. 

 3. If the municipality fails to make a decision on the application within the time period that is 60 days longer than the time 
period referred to in subsection (11) or (11.0.0.0.1), as the case may be, the municipality shall refund 75 per cent of the 
fee. 

 4. If the municipality fails to make a decision on the application within the time period that is 120 days longer than the 
time period referred to in subsection (11) or (11.0.0.0.1), as the case may be, the municipality shall refund all of the fee. 

5 The Act is amended by adding the following section: 

Minister’s order at request of municipality 

Request for order 

34.1  (1)  The council of a municipality may pass a resolution requesting that the Minister, 

 (a) make an order that involves the exercise of the municipality’s powers under section 34, or that may be exercised in a 
development permit by-law; or 

 (b) amend an order made under subsection (9) of this section. 

No delegation 

(2)  A council may not delegate its powers under subsection (1). 

Content of resolution 

(3)  A resolution referred to in clause (1) (a) shall identify, 

 (a) the lands to which the requested order would apply; and 
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 (b) the manner in which the exercise of the municipality’s powers under section 34, or that may be exercised in a 
development permit by-law, would be exercised in respect to the lands. 

Same 

(4)  A resolution referred to in clause (1) (b) shall identify the requested amendments to the order. 

Same 

(5)  For greater certainty, the inclusion of a draft by-law with the resolution shall be deemed to satisfy the requirements of 
clause (3) (b) or subsection (4), as the case may be. 

Consultation 

(6)  Before passing a resolution referred to in subsection (1), the municipality shall, 

 (a) give notice to the public in such manner as the municipality considers appropriate; and 

 (b) consult with such persons, public bodies and communities as the municipality considers appropriate. 

Forwarding to Minister 

(7)  Within 15 days after passing a resolution referred to in subsection (1), the municipality shall forward to the Minister, 

 (a) a copy of the resolution; 

 (b) a description of the consultation undertaken pursuant to clause (6) (b); 

 (c) a description of any licences, permits, approvals, permissions or other matters that would be required before a use that 
would be permitted by the requested order could be established; and 

 (d) any prescribed information and material. 

Other information 

(8)  The Minister may require the council to provide such other information or material that the Minister considers necessary. 

Orders 

(9)  The Minister may make an order, 

 (a) upon receiving a request from a municipality under subsection (1), exercising the municipality’s powers under section 
34, or that may be exercised in a development permit by-law, in the manner requested by the municipality with such 
modifications as the Minister considers appropriate; and 

 (b) upon receiving a request from the municipality or at such other time as the Minister considers advisable, amending the 
order made under clause (a). 

Lands covered by orders 

(10)  An order under subsection (9) shall apply to the lands requested by the municipality with such modifications as the 
Minister considers appropriate. 

Non-application to Greenbelt Area 

(11)  An order under subsection (9) may not be made in respect of any land in the Greenbelt Area. 

Non-application to order 

(12)  Despite any Act or regulation, the following do not apply to the making of an order under subsection (9): 

 1. A policy statement issued under subsection 3 (1). 

 2. A provincial plan. 

 3. An official plan. 

Conditions 

(13)  The Minister may, in an order under subsection (9), impose such conditions on the use of land or the erection, location or 
use of buildings or structures as in the opinion of the Minister are reasonable. 

Same 

(14)  When a condition is imposed under subsection (13), 

 (a) the Minister or the municipality in which the land in the order is situate may require an owner of the land to which the 
order applies to enter into an agreement with the Minister or the municipality, as the case may be; 

 (b) the agreement may be registered against the land to which it applies; and 

169



 

 

11 

 (c) the Minister or the municipality, as the case may be, may enforce the agreement against the owner and, subject to the 
Registry Act and the Land Titles Act, any and all subsequent owners of the land. 

Application of subs. (12) to licences, etc. 

(15)  If a licence, permit, approval, permission or other matter is required before a use permitted by an order under subsection 
(9) may be established and the resolution referred to in subsection (1) includes a request that the Minister act under this 
subsection, the Minister may, in an order under subsection (9), provide that subsection (12) applies, with necessary 
modifications, to such licence, permit, approval, permission or other matter. 

Coming into force 

(16)  An order made under subsection (9) comes into force in accordance with the following rules: 

 1. If no condition has been imposed under subsection (13), the order comes into force on the day the order is made or on 
such later day as is specified in the order. 

 2. If a condition has been imposed under subsection (13), the order comes into force on the later of, 

 i. the day the Minister gives notice to the clerk of the municipality that the Minister is satisfied that all conditions 
have been or will be fulfilled, and 

 ii. the day specified in the order. 

Copy of order to clerk 

(17)  After making an order under subsection (9), the Minister shall provide a copy of the order to the clerk of the municipality 
in which the land in the order is situate. 

Same, conditions fulfilled 

(18)  When the Minister gives notice to the clerk for the purposes of subparagraph 2 i of subsection (16), the Minister shall 
provide a copy of the order that does not include the conditions imposed under subsection (13). 

Same, not revocation 

(19)  For greater certainty, the provision of a copy of the order that does not include the conditions imposed under subsection 
(13) is not a revocation of the order originally provided to the clerk. 

Publication and availability 

(20)  The following publication rules apply with respect to an order under subsection (9): 

 1. Within 15 days after receiving a copy of the order pursuant to subsection (17) or (18), as the case may be, the clerk shall, 

 i. provide a copy of the order to the owner of any land subject to the order and to any other prescribed persons or 
public bodies, and 

 ii. make the order available to the public in accordance with the regulations, if any. 

 2. The clerk shall ensure that the order remains available to the public until such time as the order is revoked. 

 3. If the municipality in which the lands subject to the order are situate has a website, the clerk shall ensure that the order 
is published on such website. 

Revocation order 

(21)  The Minister may, by order, revoke an order under subsection (9). 

Copy of revocation order to clerk 

(22)  The Minister shall provide a copy of an order under subsection (21) to the clerk of the municipality in which the land is 
situate. 

Publication of revocation order 

(23)  The following publication rules apply with respect to an order under subsection (21): 

 1. Within 15 days after receiving a copy of the order pursuant to subsection (22), the clerk shall, 

 i. provide a copy of the order to the owner of any land subject to the order and to any other prescribed persons or 
public bodies, and 

 ii. make the order available to the public in accordance with the regulations, if any. 

 2. If the municipality in which the lands subject to the order are situate has a website, the clerk shall ensure that the order 
is published on such website. 
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Conflict 

(24)  In the event of a conflict between an order under subsection (9) and a by-law under section 34 or 38 or a predecessor of 
those sections, the order prevails to the extent of the conflict, but in all other respects the by-law remains in full force and effect. 

Guidelines 

(25)  Before an order may be issued under subsection (9), the Minister must establish guidelines respecting orders under 
subsection (9) and publish the guidelines in accordance with subsection (26). 

Same, publishing 

(26)  The Minister shall publish and maintain the guidelines established under subsection (25) on a website of the Government 
of Ontario. 

Same, content 

(27)  Guidelines under subsection (25) may be general or particular in application and may, among other matters, restrict orders 
to certain geographic areas or types of development. 

Non-application of Legislation Act, 2006, Part III 

(28)  Part III (Regulations) of the Legislation Act, 2006 does not apply to an order under subsection (9) or (21) or to a guideline 
under subsection (25). 

Deemed zoning by-law 

(29)  An order under subsection (9) that has come into force is deemed to be a by-law passed under section 34 for the purposes 
of the following: 

 1. Subsections 34 (9), 41 (3) and 47 (3) of this Act. 

 2. Sections 46, 49, 67 and 67.1 of this Act. 

 3. Subsection 114 (3) of the City of Toronto Act, 2006. 

 4. The Building Code Act, 1992. 

 5. Any other prescribed Act, regulation or provision of an Act or regulation. 

6 Section 37 of the Act is amended by adding the following subsections: 

Regular review of by-law 

(54)  If a community benefits charge by-law is in effect in a local municipality, the municipality shall ensure that a review of 
the by-law is undertaken to determine the need for a revision of the by-law. 

Same, consultation 

(55)  In undertaking the review required under subsection (54), the municipality shall consult with such persons and public 
bodies as the municipality considers appropriate. 

Resolution re need for revision 

(56)  After conducting a review under subsection (54), the council shall pass a resolution declaring whether a revision to the 
by-law is needed. 

Timing of review 

(57)  A resolution under subsection (56) shall be passed at the following times: 

 1. Within five years after the by-law was first passed. 

 2. If more than five years have passed since the by-law was first passed, within five years after the previous resolution was 
passed pursuant to subsection (56). 

Notice 

(58)  Within 20 days of passing a resolution pursuant to subsection (56), the council shall give notice, on the website of the 
municipality, of the council’s determination regarding whether a revision to the by-law is needed. 

Failure to pass resolution 

(59)  If the council does not pass a resolution pursuant to subsection (56) within the relevant time period set out in subsection 
(57), the by-law shall be deemed to have expired on the day that is five years after the by-law was passed or five years after the 
previous resolution was passed pursuant to subsection (56), as the case may be. 

7 (1)  Subsection 41 (3.1) of the Act is repealed and the following substituted: 
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Consultation 

(3.1)  The council may, by by-law, require applicants to consult with the municipality before submitting plans and drawings 
for approval under subsection (4). 

Same 

(3.2)  Where a by-law referred to in subsection (3.1) does not apply, the municipality shall permit applicants to consult with 
the municipality as described in that subsection. 

Prescribed information 

(3.3)  If information or materials are prescribed for the purposes of this section, an applicant shall provide the prescribed 
information and material to the municipality. 

Other information 

(3.4)  A municipality may require that an applicant provide any other information or material that the municipality considers it 
may need, but only if the official plan contains provisions relating to requirements under this subsection. 

Refusal and timing 

(3.5)  Until the municipality has received the plans and drawings referred to in subsection (4), the information and material 
required under subsections (3.3) and (3.4), if any, and any fee under section 69, 

 (a) the municipality may refuse to accept or further consider the application; and 

 (b) the time period referred to in subsection (12) of this section does not begin. 

Response re completeness of application 

(3.6)  Within 30 days after the applicant pays any fee under section 69, the municipality shall notify the person or public body 
that the plans and drawings referred to in subsection (4) and the information and material required under subsections (3.3) and 
(3.4), if any, have been provided, or that they have not been provided, as the case may be. 

Motion re dispute 

(3.7)  Within 30 days after a negative notice is given under subsection (3.6), the applicant or municipality may make a motion 
for directions to have the Tribunal determine, 

 (a) whether the plans and drawings and the information and material have in fact been provided; or 

 (b) whether a requirement made under subsection (3.4) is reasonable. 

Same 

(3.8)  If the municipality does not give any notice under subsection (3.6), the applicant may make a motion under subsection 
(3.7) at any time after the 30-day period described in subsection (3.6) has elapsed. 

Final determination 

(3.9)  The Tribunal’s determination under subsection (3.7) is not subject to appeal or review. 

(2)  Subsection 41 (4) of the Act is amended by striking out the portion before paragraph 1 and substituting the 
following: 

Approval of plans or drawings 

(4)  No person shall undertake any development in an area designated under subsection (2) unless the authorized person referred 
to in subsection (4.0.1) or, where an appeal has been made under subsection (12), the Tribunal has approved one or both, as the 
authorized person may determine, of the following: 

.     .     .     .     . 

(3)  Section 41 of the Act is amended by adding the following subsection: 

Authorized person 

(4.0.1)  A council that passes a by-law under subsection (2) shall appoint an officer, employee or agent of the municipality as 
an authorized person for the purposes of subsection (4). 

(4)  Subsection 41 (6) of the Act is amended by striking out “the council of”. 

(5)  Section 41 of the Act is amended by adding the following subsection: 

Refund 

(11.1)  With respect to plans and drawings referred to in subsection (4) that are submitted on or after the day subsection 7 (5) 
of Schedule 5 to the More Homes for Everyone Act, 2022 comes into force, the municipality shall refund any fee paid pursuant 
to section 69 in respect of the plans and drawings in accordance with the following rules: 
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 1. If the municipality approves the plans or drawings under subsection (4) within the time period referred to in subsection 
(12), the municipality shall not refund the fee. 

 2. If the municipality has not approved the plans or drawings under subsection (4) within the time period referred to in 
subsection (12), the municipality shall refund 50 per cent of the fee. 

 3. If the municipality has not approved the plans or drawings under subsection (4) within a time period that is 30 days 
longer than the time period referred to in subsection (12), the municipality shall refund 75 per cent of the fee. 

 4. If the municipality has not approved the plans or drawings under subsection (4) within a time period that is 60 days 
longer than the time period referred to in subsection (12), the municipality shall refund all of the fee. 

(6)  Subsection 41 (12) of the Act is amended by striking out “30” and substituting “60”. 

(7)  Subsection 41 (13) of the Act is repealed and the following substituted: 

Classes of development, delegation 

(13)  Where the council of a municipality has designated a site plan control area under this section, the council may, by by-law, 
define any class or classes of development that may be undertaken without the approval of plans and drawings otherwise 
required under subsection (4) or (5). 

(8)  Section 41 of the Act is amended by adding the following subsection: 

Transition 

(15.1)  This section as it read immediately before the day subsection 7 (8) of Schedule 5 to the More Homes for Everyone Act, 
2022 comes into force continues to apply with respect to plans and drawings that were submitted for approval under subsection 
(4) of this section before that day. 

(9)  Section 41 of the Act is amended by adding the following subsection: 

Same 

(15.2)  This section as it read immediately before July 1, 2022 continues to apply with respect to plans and drawings that were 
submitted for approval under subsection (4) on or after the day subsection 7 (8) of Schedule 5 to the More Homes for Everyone 
Act, 2022 comes into force but before July 1, 2022. 

8 Section 42 of the Act is amended by adding the following subsections: 

Exception, transit-oriented community land 

(3.2)  Subsections (3.3) and (3.4) apply to land that is designated as transit-oriented community land under subsection 2 (1) of 
the Transit-Oriented Communities Act, 2020. 

Same, alternative requirement 

(3.3)  A by-law that provides for the alternative requirement authorized by subsection (3) shall not require a conveyance or 
payment in lieu that is greater than, 

 (a) in the case of land proposed for development or redevelopment that is five hectares or less in area, 10 per cent of the 
land or the value of the land, as the case may be; and 

 (b) in the case of land proposed for development or redevelopment that is greater than five hectares in area, 15 per cent of 
the land or the value of the land, as the case may be. 

Deemed amendment of by-law 

(3.4)  If a by-law passed under this section requires a conveyance or payment in lieu that exceeds the amount permitted by 
subsection (3.3), the by-law is deemed to be amended to be consistent with subsection (3.3). 

.     .     .     .     . 

Encumbered land, identification by Minister of Infrastructure 

(4.27)  The Minister of Infrastructure may, by order, identify land as encumbered land for the purposes of subsection (4.28) if, 

 (a) the land is designated as transit-oriented community land under subsection 2 (1) of the Transit-Oriented Communities 
Act, 2020; 

 (b) the land is, 

 (i) part of a parcel of land that abuts one or more other parcels of land on a horizontal plane only, 

 (ii) subject to an easement or other restriction, or 

 (iii) encumbered by below grade infrastructure; and 
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 (c) in the opinion of the Minister of Infrastructure, the land is capable of being used for park or other public recreational 
purposes. 

Same, conveyance of described land 

(4.28)  If land proposed for development or redevelopment includes land identified as encumbered land in an order under 
subsection (4.27), the encumbered land, 

 (a) shall be conveyed to the local municipality for park or other public recreational purposes; and 

 (b) despite any provision in a by-law passed under this section, shall be deemed to count towards any requirement, set out 
in the by-law, applicable to the development or redevelopment. 

Same, non-application of Legislation Act, 2006, Part III 

(4.29)  Part III (Regulations) of the Legislation Act, 2006 does not apply to an order made under subsection (4.27). 

9 (1)  Section 51 of the Act is amended by adding the following subsection: 

Same, exception 

(25.1)  With respect to an application made on or after the day a regulation made pursuant to this subsection comes into force, 
despite subsection (25), the approval authority may not impose conditions respecting any prescribed matters. 

(2)  Subsection 51 (33) of the Act is repealed and the following substituted: 

Extension 

(33)  The approval authority may extend the approval for a time period specified by the approval authority, but no extension 
under this subsection is permissible if the approval lapses before the extension is given, even if the approval has been deemed 
not to have lapsed under subsection (33.1). 

Deemed not to have lapsed 

(33.1)  If an approval of a plan of subdivision lapses before an extension is given, the approval authority may deem the approval 
not to have lapsed unless, 

 (a) five or more years have passed since the approval lapsed; 

 (b) the approval has previously been deemed not to have lapsed under this subsection; or 

 (c) an agreement had been entered into for the sale of the land by a description in accordance with the draft approved plan 
of subdivision. 

Same 

(33.2)  Before an approval is deemed not to have lapsed under subsection (33.1), the owner of the land proposed to be 
subdivided shall provide the approval authority with an affidavit or sworn declaration certifying that no agreement had been 
entered into for the sale of any land by a description in accordance with the draft approved plan of subdivision. 

Same, new time period 

(33.3)  If an approval authority deems an approval not to have lapsed under subsection (33.1), the approval authority shall 
provide that the approval lapses at the expiration of the time period specified by the approval authority. 

10 Section 51.1 of the Act is amended by adding the following subsections: 

Conveyance of described land 

(2.4)  If land proposed for a plan of subdivision includes land identified as encumbered land in an order under subsection 42 
(4.27), the encumbered land, 

 (a) shall be conveyed to the local municipality for park or other public recreational purposes; and 

 (b) despite any provision in a by-law passed under section 42, shall be deemed to count towards any requirement applicable 
to the plan of subdivision under this section. 

.     .     .     .     . 

Exception, transit-oriented community land 

(3.3)  Subsection (3.4) applies to land that is designated as transit-oriented community land under subsection 2 (1) of the 
Transit-Oriented Communities Act, 2020. 

Limits on subs. (2) re conveyance percentage 

(3.4)  The amount of land a municipality may require to be conveyed under subsection (2) or the amount of a payment in lieu 
a municipality may require under subsection (3.1) shall not exceed, 
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 (a) if the land included in the plan of subdivision is five hectares or less in area, 10 per cent of the land or the value of the 
land, as the case may be; or 

 (b) if the land included in the plan of subdivision is greater than five hectares in area, 15 per cent of the land or the value of 
the land, as the case may be. 

11 The Act is amended by adding the following section: 

Reporting on planning matters 

64 A council of a municipality or planning board, as the case may be, shall, 

 (a) if requested by the Minister, provide such information to the Minister on such planning matters as the Minister may 
request; and 

 (b) report on the prescribed planning matters in accordance with the regulations. 

12 Subsection 70.1 (1) of the Act is amended by adding the following paragraphs: 

 26. prescribing conditions for the purposes of subsection 51 (25.1); 

.     .     .     .     . 

30.0.1 for the purposes of section 64, 

 i. prescribing the planning matters in respect of which municipalities and planning boards must report and the 
information about the planning matters that must be included in a report, 

 ii. identifying the persons to whom a report must be provided, 

 iii. specifying the frequency with which reports must be produced and provided, and 

 iv. specifying the format in which a report must be provided; 

13 The Act is amended by adding the following section: 

Regulations re surety bonds and other instruments 

70.3.1  (1)  The Minister may make regulations, 

 (a) prescribing and defining surety bonds and prescribing and further defining other instruments for the purposes of this 
section; 

 (b) authorizing owners of land, and applicants for approvals in respect of land use planning matters, to stipulate the specified 
types of surety bond or other instrument to be used to secure an obligation imposed by the municipality, if the 
municipality requires the obligation to be secured as a condition to an approval in connection with land use planning, 
and specifying any particular circumstances in which the authority can be exercised. 

Definition 

(2)  In this section, 

“other instrument” means an instrument that secures the performance of an obligation. 

Commencement 

14 (1)  Except as otherwise provided in this section, this Schedule comes into force on the day the More Homes for 
Everyone Act, 2022 receives Royal Assent. 

(2)  Subsections 4 (2) and 7 (5) come into force on the later of January 1, 2023 and the day the More Homes for Everyone 
Act, 2022 receives Royal Assent. 

(3)  Subsections 7 (2), (3), (7) and (9) come into force on the later of July 1, 2022 and the day the More Homes for 
Everyone Act, 2022 receives Royal Assent. 

(4)  Section 13 comes into force on a day to be named by proclamation of the Lieutenant Governor. 
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Community Infrastructure and Housing Accelerator –

Proposed Guideline

Proposal Overview:
Bill 109, the More Homes for Everyone Act, 2022 was introduced in the Legislature on

March 30, 2022. If passed, section 5 of Schedule 5 to the Bill would amend the Planning

Act to establish a new “community infrastructure and housing accelerator” tool. The

Minister of Municipal Affairs and Housing would have the power to make orders to

respond to municipal council resolutions requesting expedited zoning outside of the

Greenbelt Area.

Subsection 34.1 (25) of the Planning Act would require the Minister to establish

guidelines governing how community infrastructure and housing accelerator orders may

be made. The guidelines may, among other matters, restrict orders to certain

geographic areas or types of development. The guidelines would have to be in place

before a community infrastructure and housing accelerator order could be issued and

would need to be published on a website of the Government of Ontario.

The draft guidelines outlined below have been prepared for consultation purposes. This

consultation draft of proposed guidelines is intended to facilitate dialogue and stimulate

feedback. The comments received during consultation will be considered during the

final preparation of the guidelines.

Caution: The content, structure, form and wording of the consultation draft are subject to 

change. 

Draft Guidelines: Minister’s Orders at Request of 

Municipalities (Community Infrastructure and Housing

Accelerator Tool)

Where the tool may be used

Subsection 34.1 (11) of the Planning Act provides that a community infrastructure and

housing accelerator order cannot be made in the Greenbelt Area (as defined in Ontario

Regulation 59/05 “Designation of Greenbelt Area”) which includes specified lands

within:

• the Oak Ridges Moraine Area

• the Niagara Escarpment Plan Area

• the Protected Countryside plan areas

Item: DS-22-83 
Attachment 2176
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• the Glenorchy Addition plan area 

• the 2017 Urban River Valley Area Additions plan area 

• Any additional Urban River Valley Areas that may be added through the current 

Growing the Greenbelt phase II consultation 

Local municipalities (lower and single tier only) may request a community infrastructure 

and housing accelerator order relating to lands within their geographic boundaries.  

Community infrastructure and housing accelerator orders 

The Minister will consider making a community infrastructure and housing accelerator 

order on the request of the council of a local municipality (lower or single tier) where the 

Minister believes it is in the public interest to do so. 

A community infrastructure and housing accelerator order can be used to regulate the 

use of land and the location, use, height, size and spacing of buildings and structures to 

permit certain types of development. 

The requesting municipality is responsible for providing public notice, undertaking 

consultation and ensuring the order, once made, is made available to the public.  

In issuing an order, the Minister is able to: 

• provide an exemption for other necessary planning-related approvals from 

provincial plans, the Provincial Policy Statement and municipal official plans, but 

only if this is specifically requested by the municipality, and 

• impose conditions on the municipality and/or the proponent. 

Types of development 

The Minister may make a community infrastructure and housing accelerator order to 

expedite the following types of priority developments: 

• community infrastructure that is subject to Planning Act approval including: lands, 

buildings, and structures that support the quality of life for people and 

communities by providing public services for matters such as health, long-term 

care, education, recreation, socio-cultural activities, and security and safety 

• any type of housing, including community housing, affordable housing and 

market-based housing 

• buildings that would facilitate employment and economic development, and   

• mixed-use developments. 

For greater clarity, a community infrastructure and housing accelerator order will 

address zoning matters and will not address environmental assessment matters related 

to infrastructure. 
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Subsequent approvals 

When making a community infrastructure and housing accelerator order, subsection 

34.1 (15) of the Planning Act would allow the Minister, upon request of a local 

municipality, to provide that specific subsequent approvals are not subject to provincial 

plans, the Provincial Policy Statement and municipal official plans. Subsequent 

approvals are licences, permits, approvals, permissions or other matters that are 

required before a use permitted by a community infrastructure and housing accelerator 

order could be established, such as plans of subdivision and site plan control. 

The Minister will only consider an exemption from provincial policy requirements if the 

subsequent approval is needed to facilitate the proposed project, and the municipality 

provides a plan that would, in the opinion of the Minister, adequately mitigate any 

potential impacts that could arise from the exemption. This includes, but is not limited to, 

matters dealing with:  

• Community engagement 

• Indigenous engagement 

• Environmental protection/mitigation 

Conditions 

The Minister may impose conditions on the approval of a community infrastructure and 

housing accelerator order. Conditions could be imposed to ensure that certain studies, 

assessments, consultations and other necessary due diligence associated with any 

proposed development that would be subject to the community infrastructure and 

housing accelerator order would be adequately addressed before construction or site 

alteration can begin. The lifting of a Minister’s condition is at the sole discretion of the 

Minister.  

Existing Aboriginal or treaty rights 

This guideline shall be implemented in a manner that is consistent with the recognition 

and affirmation of existing Aboriginal and treaty rights in section 35 of the Constitution 

Act, 1982. 
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Item: DS-22-83 
Attachment 4 

Staff Comments on the Proposed Changes to the Planning Act Under Schedule 5 of Bill 109 

No. Section(s) Description Staff Comments 

1. 17(40.1) to 
(40.1.3) 

Proposed new Subsections 17(40.1) to 
(40.1.3), related to Official Plan 
approvals, provide rules respecting when 
the Minister as an approval authority can 
provide notice to suspend the period of 
time after which there may be appeals of 
the failure to make a decision in respect 
of a plan. 

This amendment does not affect the City given that the current 
approval authority for Oshawa’s Official Plans and Amendments 
thereto is the Region of Durham in its role as an upper-tier 
municipality, pursuant to Subsection 17(2) of the Planning Act. 

It should be noted that the authority being afforded to the 
Minister through the addition of Subsections 17(40.1) to 
(40.1.32) is not being given to other approval authorities such as 
upper-tier or lower-tier municipalities. 

Staff note that appeals of the failure to make a decision can at 
times cause further delays in the approval of applications under 
Section 17 of the Planning Act than would have otherwise 
occurred if the application had simply run its course through the 
approval process.  

For this reason, staff recommend that authority to provide 
notice, with the consent of the applicant, to suspend the period 
of time after which there may be an appeal of the failure to 
make a decision in respect of a plan also be provided to upper-
tier municipalities for non-exempt Official Plan Amendments in 
their role as an approval authority pursuant to Section 17(2) of 
the Planning Act.  The same rationale applies to exempt Official 
Plan amendments and staff therefore recommend that lower-tier 
municipalities also be given the ability to provide notice to 
suspend the period of time for exempt amendments, with the 
consent of the applicant. 

2. 17(55) to 
(64) 

Proposed new Subsections 17(55) to 
(64), related to Official Plan approvals, 

This amendment does not affect the City given that the current 
approval authority for Oshawa’s Official Plan and Amendments 
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No. Section(s) Description Staff Comments 

provide a process for the Minister as an 
approval authority to refer plans to the 
Ontario Land Tribunal (“O.L.T.”) for a 
recommendation or a decision. 

thereto is the Region of Durham in its role as an upper-tier 
municipality, pursuant to Subsection 17(2) of the Planning Act. 

This amendment is applicable only where the Minister is the 
approval authority of a plan.  It provides the Minister with the 
authority to refer all or part of a plan to the O.L.T. for a 
recommendation, prior to making its own decision on the plan. 

In the event the Minister chooses to refer part or all of a plan to 
the O.L.T., the O.L.T. may, but is not required to, hold a hearing 
or other proceeding prior to making its recommendation to the 
Minister. 

Staff note that the referral of all or a part of a plan to the O.L.T. 
for a recommendation or decision may actually result in further 
delays.  No details are provided as to what the O.L.T. process to 
make a recommendation would involve.  Accordingly, it is 
recommended that clarity be provided with respect to the O.L.T. 
process and procedural requirements for making a 
recommendation. 

3. 34(10.12) Proposed new Subsection 34(10.12), 
related to Zoning By-law amendments, 
provides rules respecting when 
municipalities are required to refund fees 
in respect of applications under that 
section. 

Any applications made under Section 34 
of the Planning Act on or after Subsection 
34(10.12) comes into force, will be 
subject to refunds of any fee paid 
pursuant to Section 69 with respect of the 
application in accordance with the 
following rules: 

Staff note that this amendment will only be applicable to any 
planning application under Section 34 of the Planning Act 
concerning Zoning By-law amendments, where it is received by 
a municipality on or after the day the new Subsection 34(10.12) 
comes into force.  This amendment will not require refunds of 
application fees paid prior to Subsection 34(10.12) coming into 
force. 

Staff have significant concerns with this proposed amendment 
to the Planning Act.  It appears that this amendment is being 
advanced under the assumption that any delays in the approval 
of an application under Section 34 of the Planning Act are as a 
result of delays caused by the approval authority.  This 
amendment does not take into consideration the fact that a 
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No. Section(s) Description Staff Comments 

1. If the municipality makes a decision 
on the application within the time 
period referred to in Subsection (11) 
or (11.0.0.0.1), as the case may be, 
the municipality shall not refund the 
fee.  

2. If the municipality fails to make a 
decision on the application within the 
time period referred to in Subsection 
(11) or (11.0.0.0.1), as the case may 
be, the municipality shall refund 50 
per cent of the fee.  

3. If the municipality fails to make a 
decision on the application within the 
time period that is 60 days longer than 
the time period referred to in 
Subsection (11) or (11.0.0.0.1), as the 
case may be, the municipality shall 
refund 75 per cent of the fee.  

4. If the municipality fails to make a 
decision on the application within the 
time period that is 120 days longer 
than the time period referred to in 
Subsection (11) or (11.0.0.0.1), as the 
case may be, the municipality shall 
refund all of the fee. 

large proportion of applications that are delayed are delayed for 
reasons that are outside of the approval authority’s control. 

It should be noted that municipalities are obligated to address 
various matters of provincial interest as part of their decision-
making process.  A number of rezoning applications are very 
complex and are related to proposed draft plans of subdivision 
which themselves are complex and involve multiple matters of 
provincial interest.  It is not uncommon for municipalities to 
issue draft plan approval in phases in order to permit developers 
to advance part of a proposed draft plan of subdivision while 
dealing with complex issues affecting other parts of the 
proposed plan.  However, if, as a result of proposed new 
Subsection 34(10.12), a municipality is put in a position where it 
may be compelled to deny the associated rezoning application, 
the entire proposed draft plan of subdivision is affected and 
phasing is not possible. 

It should be noted that City of Oshawa staff have been very 
successful in processing complex-related development 
applications, including complex zoning by-law amendment and 
Official Plan amendment applications by taking the time up-front 
to thoroughly investigate and assess all pertinent matters, 
including matters of provincial interest and addressing public 
comments.  In doing so, staff have largely avoided having to go 
to the O.L.T., ultimately saving time and securing approvals 
more expeditiously.  This underscores the rationale behind 
staff’s recommendations with respect to Item 1 under this 
Attachment, and highlights the benefits of providing upper- and 
lower-tier municipalities the ability to provide notice, with the 
consent of the applicant, to suspend the period of time after 
which there may be appeals of the failure to make a decision in 
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No. Section(s) Description Staff Comments 

respect of an Official Plan amendment.  This should also apply 
to zoning by-laws. 

Development application fees are collected by the City as a 
means of offsetting staffing costs associated with the processing 
and reviewing zoning by-law amendment applications.  City staff 
often rely on others to respond in a timely manner in order to 
advance a recommendation report on an application to City 
Council for a decision.  These “others” include, but are not 
limited to, the applicants themselves and their consultants, 
external commenting agencies such as the Central Lake Ontario 
Conservation Authority (“C.L.O.C.A.”) and other government 
agencies such as the Region of Durham or Provincial ministries. 

The result of this amendment will be that regardless of who else 
may be causing a delay in the planning approval process, the 
City and its taxpayers will be made financially responsible for 
those delays.  This is unfair to the taxpayers of the City of 
Oshawa. 

City staff are also concerned that this amendment may 
unintentionally provide an incentive for an applicant to delay the 
process themselves through various means, in order to receive 
a full refund of their application fees prior to receiving a decision 
by the approval authority or prior to appealing to the O.L.T. for 
the approval authority’s failure to make a decision on the 
application. 

In the event this amendment comes into force, a municipality 
may be compelled to put forward a recommendation for denial 
prior to the prescribed timeframe in the Planning Act in order to 
avoid any refund costs being borne by the municipality, 
especially in instances where the delays are being caused by 
others.  This will result in more appeals to the O.L.T. and more 
delays in the approval process. 
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No. Section(s) Description Staff Comments 

Finally, City staff would like to note that the City of Oshawa 
Development Services Department has been formally 
recognized in recent years for its quick approval timelines. 

In September 2020, a municipal benchmarking study completed 
by the Altus Group was released by the Building Industry and 
Land Development Association.  This study examined several 
factors related to housing affordability in the Greater Toronto 
Area (G.T.A.) including municipal approval processes and 
timelines for approvals.  The City of Oshawa ranked first overall 
for benchmarked municipalities by having the shortest 
development approval timeline.  It is important to note that 
despite ranking first overall, the average development approval 
timeline was well beyond the timelines contemplated by Bill 109. 

The City’s Development Services staff take pride in advancing 
development applications in an efficient and timely manner in 
order to increase housing supply in the City of Oshawa, and 
strive to remain a leader in this respect amongst G.T.A. 
municipalities. 

4. 34.1 An additional type of Minister’s order is 
proposed to be added to the Planning Act 
in Section 34.1.  These orders (referred 
to in this Report as the Accelerator Tool) 
are made by the Minister at the request of 
a municipality to expedite zoning, on 
lands outside of the Provincial Greenbelt 
Area.  This new subsection sets out the 
process and rules respecting such 
orders. 

Before requesting such an order of the 
Minister, a municipality must first pass a 
resolution requesting that the Minister 

It would appear that the intent of this amendment is to allow a 
municipality to defer its approval authority on certain 
applications made under Section 34 of the Planning Act, to the 
Minister. 

It would appear that the process contemplated by the legislation 
is similar in kind to that of a Minister’s Zoning Order. 

The amendment includes new subsections which require any 
municipality requesting an order of the Minister under 
Subsection 34.1 to identify in their council resolution the manner 
in which the exercise of the municipality’s powers under Section 
34 of the Planning Act would be exercised in respect of the 
lands.  The onus is therefore on the municipality to outline a 
program for what constitutes appropriate public and stakeholder 
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make an order that involves the exercise 
of the Municipality’s powers under 
Section 34 of the Planning Act.  

The resolution must identify the lands to 
which the requested order would apply 
and the manner in which the exercise of 
the municipality’s powers under Section 
34 would be exercised in respect to the 
lands. 

Before passing such a resolution, a 
municipality must give notice to the public 
in a manner as the municipality considers 
appropriate, and must consult with such 
persons and public bodies and 
communities as the municipality 
considers appropriate. 

consultation, and be responsible for the outcome of any order 
issued by the Minister. 

It is unclear to staff whether a municipality can request a 
Minister’s order under new Section 34.1 on publicly or privately-
owned lands, as a municipally-initiated endeavor and not 
necessarily in response to an application submitted to the City 
under Section 34 of the Planning Act.  City staff seek further 
clarification on this particular matter. 

This amendment does not require a municipality to request a 
minister’s order, but it does provide an option to a municipality in 
circumstances where it is anticipated that a particular 
application could generate political debate or public opposition 
concerning potentially critical uses such as affordable or 
subsidized housing for marginalized groups or community 
assets such as hospitals or community centres.  It is important 
to note that if a request is made by a municipality for a Minister’s 
order under this proposed new Section 34.1 of the Planning Act, 
the Minister has the sole authority to make modifications to the 
municipality’s request with respect to the land involved or even 
the manner in which the Minister exercises their power under 
Section 34, including imposing such conditions on the use of the 
land or location of buildings on the land. 

Staff are unsure whether this new “Accelerator Tool” will in fact 
result in reduced approval times or ‘more homes for everyone’.  
City staff seek further clarification as to whether the Province 
will be providing the necessary resources to accommodate an 
unknown number of requests that they may receive as a result 
of this amendment.  Staff note that in the event public opposition 
to a proposal becomes evident (such as through a statutory 
Planning Act public meeting), there may be increased pressure 
from developers on municipalities to request an order. 
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Finally, Subsections 34(11) and 34(12) appear to contradict 
each other.  While Subsection 34(9) authorizes the Minister to 
make an order that involves the exercise of the municipality’s 
powers upon request for the municipality, Subsection 34(11) 
clarifies that such an order may not be made in respect of any 
land in the Greenbelt Area.  This is in apparent conflict with 
Subsection 34(12) which states that “a provincial plan” does not 
apply to the making of an order.  It is staff’s understanding that 
the Greenbelt Plan is a provincial plan and further clarity is 
needed on that dichotomy.  In addition, further clarity is needed 
on the term “Greenbelt Area” versus the “Greenbelt Plan”. 

5. 37(54) to 
(59)  

Proposed new Subsections 37(54) to 
(59), related to Community Benefits 
Charges, require regular reviews of 
Community Benefits Charge By-laws and 
provide rules respecting such reviews. 

The new rules will require a municipality 
to review its Community Benefits Charge 
By-law every five (5) years, and pass a 
resolution declaring whether a revision to 
the by-law is needed.  Within 20 days of 
passing the resolution, a municipality is 
required to give notice on its website of 
Council’s determination as to whether a 
revision to the by-law is needed. 

If a municipality does not pass a 
resolution within five (5) years from when 
its Community Benefits Charge By-law 
was first passed, the by-law shall be 
deemed to have expired on the day that 
is five (5) years after the by-law was 

City staff do not have any concerns with this amendment, as it is 
good practice for a municipality to review its by-laws on a 
regular basis. 
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passed or five (5) years after the previous 
resolution was passed. 

6. 41 A number of amendments are proposed 
to be made to Section 41 concerning Site 
Plan Control.  In this regard, several new 
subsections are added that set out the 
rules respecting consultations with 
municipalities before plans and drawings 
are submitted for approval and respecting 
completeness of applications made under 
this section.  

A municipality will now be required under 
proposed new Subsection 41(3.6) of the 
Planning Act to, within 30 days after the 
applicant pays any fee under Section 69, 
notify the person or public body that the 
plans and drawings referred to in 
Subsection (4) and the information and 
material required under Subsections (3.3) 
and (3.4), if any, have been provided, or 
that they have not been provided, as the 
case may be.  

Within 30 days of a negative notice being 
given by a municipality to an applicant 
advising that an application is incomplete, 
the applicant or municipality may make a 
motion for directions to have the O.L.T. 
determine whether the plans and 
drawings and the information and 
material have in fact been provided to a 
municipality, or whether a requirement 
made by the municipality in terms of 

City staff note that the City of Oshawa already has a robust pre-
consultation process whereby City staff meet with applicants 
prior to a submission of an application made under Section 41 
of the Planning Act, to discuss any required drawings, plans or 
other information as may be deemed appropriate pursuant to 
the City’s Site Plan Control By-law, the Planning Act and the 
City’s Oshawa Official Plan policies.  

Staff are unclear whether the proposed amendments will in fact 
result in faster more streamlined site plan review processes, 
given that the determination of what constitutes a complete 
application under Section 41 of the Planning Act is now subject 
to a potential determination by the O.L.T.  This appears to be 
adding even more red tape and road blocks, which could 
otherwise be resolved in most cases through discussions 
between the municipality and the applicant. 

City staff note that the City of Oshawa already delegates the 
approval of site plan applications, including the approval of 
plans and drawings, to the Commissioner of Development 
Services or Director of Planning Services, pursuant to the City’s 
Delegation of Authority By-law 29-2009, as amended.  

As it relates to the proposed amendments under new 
Subsection 41(11.1) of the Planning Act concerning refunds of 
application fees, City staff have the same concerns as noted 
above under staff comments for the proposed new 
Subsection 34(10.12). 

Staff note that the amendments under Section 41 of the 
Planning Act include an extension to the timeframe in which a 
municipality is required to approve the plans submitted be an 
applicant as part of a complete application, from 30 days to 60 
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additional necessary materials or 
information is reasonable.  The O.L.T.’s 
determination is not subject to appeal or 
review. 

Proposed new Subsection (4.0.1) 
provides for the appointment of an 
authorized person for the purposes of 
Subsection (4), as it relates to approval of 
plans or drawings. 

Proposed new Subsection (11.1) 
provides for rules respecting when 
municipalities are required to refund fees. 

Any applications made under Section 41 
of the Planning Act, concerning Site Plan 
Control, on or after Subsection 41(11.1) 
comes into force, will be subject to 
refunds of any fee paid pursuant to 
Section 69 in respect of the plans and 
drawings in accordance with the following 
rules: 

1. If the municipality approves the plans 
or drawings under Subsection (4) 
within the time period referred to in 
Subsection (12) (i.e. the proposed 
new time frame of 60 days), the 
municipality shall not refund the fee.  

2. If the municipality has not approved 
the plans or drawings under 
Subsection (4) within the time period 
referred to in Subsection (12), the 

days.  Although this appears to be an improvement, City staff 
often have site plan applications that require multiple 
resubmissions by an applicant, and approvals of those plans 
and drawings can take longer than 60 days.  Accordingly, 
similar to staff’s comments with respect to Item 1 under this 
Attachment, it is recommended that municipalities be given the 
ability to provide notice to suspend the period of time after which 
there may be appeals of the failure to make a decision in 
respect of an application for site plan approval, with the consent 
of the applicant. 

187



Page 10 of 13 
 

No. Section(s) Description Staff Comments 

municipality shall refund 50 per cent of 
the fee.  

3. If the municipality has not approved 
the plans or drawings under 
Subsection (4) within a time period 
that is 30 days longer than the time 
period referred to in Subsection (12), 
the municipality shall refund 75 per 
cent of the fee.  

4. If the municipality has not approved 
the plans or drawings under 
Subsection (4) within a time period 
that is 60 days longer than the time 
period referred to in Subsection (12), 
the municipality shall refund all of the 
fee. 

7. 42 and 
51.1 

Amendments are proposed to be made to 
Sections 42 and 51.1, both concerning 
the conveyance of parkland, with respect 
to parkland requirements on land 
designated as transit oriented community 
land under the Transit-Oriented 
Communities Act, 2020. 

Proposed new Subsection 42(3.3) 
stipulates that where a by-law that 
provides for alternative parkland 
dedication requirements authorized by  

Subsection (3) shall not require a 
conveyance or payment in lieu that is 
greater than: 

Staff note that the two new planned GO Train stations planned 
for the City of Oshawa at Thornton’s Corners and the former 
‘Knob Hill Farms’ site are both considered transit-oriented 
community land under the Transit-Oriented Communities Act, 
2020. 

City staff have concerns with proposed new Subsection 42(3.3) 
as it may result in less parkland being conveyed to the City than 
what it would otherwise be entitled to today.  The restrictions 
imposed by new Subsection 42(3.3.) are tied to the overall size 
or value of the land, rather than the number of units or 
anticipated population resulting from a development.  When 
planning for future parkland needs, City staff always review and 
assess existing and future population projections to ensure that 
there is sufficient parkland to serve the needs of the residents of 
Oshawa now and in the future.  The formula being proposed, 
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(a) in the case of land proposed for 
development or redevelopment that is 
five hectares or less in area, 10 per 
cent of the land or the value of the 
land, as the case may be; and, 

(b) in the case of land proposed for 
development or redevelopment that is 
greater than five hectares in area, 15 
per cent of the land or the value of the 
land, as the case may be. 

Any by-law which is passed by a 
municipality containing alternative 
parkland requirements at a rate greater 
than the proposed restrictions under new 
Subsection 42(3.3) will be deemed to be 
amended to be consistent with the new 
Subsection 42(3.3.). 

The Minister of Infrastructure may also 
identify land as encumbered land, and 
require such land to be conveyed to a 
municipality for park or other public 
recreational purposes under new 
Subsections 42(4.27) and (4.28).  
However, the encumbered land would 
continue to count towards any 
requirement, set out in the by-law, 
applicable to the development or 
redevelopment. 

which is based on land area and not on population, is not 
appropriate and should be revised.  Further, given that 
significant time may pass prior to the construction of an actual 
station, staff recommend the proposed new provisions should 
only apply if the station is built and operational. 

It should be noted that City staff are currently in the process of 
preparing a new parkland dedication by-law to comply with the 
Planning Act changes as a result of Bill 197, COVID-19 
Economic Recovery Act, which will be subject to appeal.  These 
latest Bill 109 amendments to the Planning Act may result in 
further amendments required to the City’s parkland dedication 
by-law. 

Staff also note that the City is currently advancing a land use 
and urban design study for the Central Oshawa Major Transit 
Station Area, which will identify potential parkland needs. 

City staff have concerns with enabling the Minister through the 
proposed amendments to both Sections 42 and 51.1 of the 
Planning Act, to require that encumbered lands be conveyed to 
the municipality for public recreational purposes and count 
towards the parkland dedication requirements pursuant to a 
City’s parkland dedication by-law.  

Parkland acquired through development applications are not 
always used for passive recreation, and depending on the 
needs of the respective communities within which the 
development is located, may be required for more active 
recreational uses included splash pads and sports fields.  If 
encumbered land is conveyed to the City, it may not be possible 
for the City to develop and program the parkland for these more 
active parkland uses.  This is unfair to the City and Oshawa 
residents, and staff do not support this proposed amendment. 
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If the legislation is enacted, the City would not be able to collect 
parkland dedication using the alternative rate.  This would have 
the effect of transferring the burden for land acquisition from the 
developer to the taxpayers. 

8. 51 New provisions are proposed to be added 
to Section 51, concerning Plan of 
Subdivision approvals, with respect to 
establishing regulation-making authority 
to prescribe what cannot be required as a 
condition of subdivision approval, and 
also with respect to extensions of 
approvals by approval authorities.  
Specifically, proposed new 
Subsection (25.1) specifies that with 
respect to subdivision applications that 
are made on or after the day a regulation 
made pursuant to this subsection comes 
into force, the approval authority may no 
longer impose conditions respecting any 
prescribed matters. 

Section 51 is further proposed to be 
amended by replacing Subsection (33) 
with new subsections that would establish 
a one-time discretionary authority to 
reinstate draft plans of subdivision that 
have lapsed within the past five years, 
subject to consumer protection 
provisions. 

Proposed new Subsection 51(25.1) speaks to approval 
authorities no longer being able to impose conditions respecting 
any prescribed matters on subdivision approvals, once a 
regulation is passed by the Province which would trigger this.  
Depending on the nature of the prescribed matters, the 
implications could be significant.  Currently approval authorities 
may impose conditions to the approval of a plan of subdivision 
to address a variety of matters, including the dedication or cash-
in-lieu of parkland, the dedication of roads, road widenings and 
pathways for active transportation, and the requirement to enter 
into appropriate agreements with a municipality to deal with 
such matters as the approval authority considers necessary, 
such as for the provision of services.  The proposed new 
Subsection (25.1) would circumvent this ability, potentially 
resulting in the delivery of subdivisions without appropriate 
provisions being made for the delivery/accommodation of 
necessary infrastructure, parkland or other important matters.  
Accordingly, staff do not support proposed new 
Subsection (25.1). 

Given that the new subsections proposed to replace existing 
Subsection (33) are discretionary in nature and have minimal 
applicability in the case of Oshawa, staff have no concerns in 
this regard. 

9. 70.3.1 Proposed new Section 70.3.1 provides 
the Minister with regulation-making 
authority to authorize landowners and 

City staff have already considered the merits of surety bonds 
through a presentation by the Surety Association of Canada to 
the Mayor’s Economic Task Force on June 19, 2020.  As a 
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applicants to stipulate the type of surety 
bonds and other prescribed instruments 
to be used to secure obligations in 
connection with land use planning 
approvals. 

result of the presentation, City staff from Finance Services, 
Economic Development Services and Engineering Services 
participated in a webinar on the merits of sureties. 
On July 17, 2020, City staff reported back to the Mayor’s 
Economic Task Force that, after reviewing the available 
information, the risks to the taxpayer were too great and the use 
of surety bonds could not be supported.  Identified risks 
included the potential for Oshawa taxpayers to bear the costs 
that would fall to the City to complete works that were intended 
to be the developer’s responsibility, in the event circumstances 
arise such that the developer no longer has the financial 
wherewithal to undertake the required work.  In addition, Letters 
of Credit, which are the equivalent of cash and can be liquidated 
immediately, are preferential when compared to a surety. 
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Item: DS-22-83 
Attachment 5 

Staff Comments on the Proposed Community Infrastructure and Housing 
Accelerator Guideline 

The Province’s proposed draft Community Infrastructure and Housing Accelerator 
Guideline (the “Accelerator Guideline”) was prepared for consultation purposes, to facilitate 
dialogue and stimulate feedback.  The comments received by the Province during the 
consultation will be considered during the final preparation of the guidelines. 

The Accelerator Guideline is meant to provide guidance on where and how the Province’s 
proposed new Community Infrastructure and Housing Accelerator Tool (the “Accelerator 
Tool”) is to be used. 

The following are staff’s comments on the Accelerator Guideline contained in Attachment 2 
of this Report: 

 It would appear that the process contemplated by the legislation is similar in kind to that 
of a Minister’s Zoning Order. 

 Staff agree that the Accelerator Tool should not be used for lands in the Greenbelt Area 
as defined in Ontario Regulation 59/05, “Designation of Greenbelt Area”.  Staff 
recommend that the Accelerator Tool should also not be used for lands within any 
Provincially Significant Wetland or component of a municipality’s Natural Heritage 
System including any associated buffer. 

 Staff recommend that the Accelerator Tool should not be used for lands in a Heritage 
Conservation District. 

 Staff note that a Community Infrastructure and Housing Accelerator order would not be 
required to be consistent with any Provincial Policy Statement issued under 
Subsection 3(1) of the Planning Act or conform to a Provincial Plan or a municipal 
Official Plan.  This could potentially result in municipal requests to the Minister to issue 
an order to permit Settlement Area boundary expansions into the Whitebelt, contrary to 
the policies of municipal official plans.  Such requests could originate from the 
municipalities themselves.  Such action could unbalance the intent of municipal official 
plans and negatively impact key goals relating to orderly growth and development and 
the protection of Prime Agricultural lands. 

 Staff do not agree with the Accelerator Tool being used for market-based housing.  
Rather, it should be reserved for housing developments which are either community or 
affordable housing projects.  The provision of market-based housing represents a 
substantial portion of the typical annual development in a municipality, and use of the 
Accelerator Tool on a widespread basis could undermine the holistic development of a 
municipality as guided by its official plan and zoning by-law(s). 

 Staff agree with the Accelerator Tool being used to facilitate employment and economic 
development, where the project would result in a significant amount of jobs or 
economic development.  Staff recommend that the Accelerator Guideline be more 
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specific in identifying what level of employment or economic development must be 
achieved as a result of the order (e.g. define major employment uses or include a 
minimum job threshold on a per hectare basis in order to qualify for a Minister’s order). 

 Staff recommend that the Accelerator Tool not be used to further restrict or hinder a 
municipality’s ability to acquire parkland through the development approval process 
following the issuance of a Minister’s order.  Clarity in this regard should be added to 
the Accelerator Guideline. 

 It is not clear in the Accelerator Guideline whether the consultation undertaken by a 
municipality prior to requesting a Minister’s order is to be considered by the Minister 
prior to issuing its order.  

 The Accelerator Guideline provides guidance on the Minister’s ability to provide that 
specific subsequent approvals (e.g. site plan approvals, building permits, licences etc.) 
are not subject to provincial plans, the Provincial Policy Statement and municipal 
official plans, where the subsequent approvals are required before a use permitted by 
the Accelerator Tool could be established.  The Accelerator Guideline indicates that the 
Minister will only consider exemptions for subsequent approvals where a municipality 
provides a plan that would mitigate any potential impacts that could arise from the 
exemption, including community engagement and indigenous engagement.  
Community and Indigenous engagement should be part of the Minister’s Accelerator 
Tool process, and should be an integral component of the Minister’s decision-making 
process, rather than an afterthought. 
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Corporation of the Township of Cramahe 

P.O. Box 357, Colborne, Ontario K0K 1S0 • T (905)355-2821 • F (905)355-3430 
 

 
 
 
 
 
 
 
April 27, 2022 
 
Ministry of Municipal Affairs and Housing 
Office of the Minister 
777 Bay Street, 17th Floor 
Toronto, ON 
M7A 2J3 
 
Overview of Bill 109, More Homes for Everyone Act, 2022 – PLAN-23-22 
Resolution No.2022-121 
Moved by Councillor Clark 
Seconded by Councillor Van Egmond 
 
BE IT RESOLVED THAT Council receive Report PLAN-2022-23 for information; and 
  
THAT Council direct staff to prepare a resolution letter to be endorsed by Council, signed by the 
mayor, and sent to David Piccini, MPP and the Ministry of Municipal Affairs and Housing prior to 
April 29, 2022. 
 
CARRIED. 
 

Re: Bill 109: More Homes for Everyone Act  

 
Dear Minister Clark, 
 
This letter is in response to the request for feedback concerning Bill 109 in addition to the April 
20, 2022 Information Session and Technical Overview for Bill 109 presented by the Ministry of 
Municipal Affairs and Housing.  
 
It is acknowledged that housing affordability and availability is becoming a serious issue in the 
province of Ontario, however it is the concern of many that the proposed changes will not 
achieve the goals being set for expediting the housing project process.   
 
Whereas the Township of Cramahe supports housing supply initiatives, especially initiatives that 
balanced and sustainable growth which is a key objective of its Strategic Plan, the Township of 
Cramahe and the Northumberland County Official Plans . Although all Municipalities are wanting 
to expediate housing project processes, it is difficult to see how the proposed changes are 
executing this goal responsibly.   
 
Whereas municipalities, including the Township of Cramahe, are facing unprecedented 
development pressures, complex development files, and ongoing resource challenges on the 
heels of a global pandemic. 
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P.O. Box 357, Colborne, Ontario K0K 1S0 • T (905)355-2821 • F (905)355-3430 
 

Whereas the Province of Ontario through the Homes for Everyone Act, 2022 proposes to:  
 enact legislation to refund application fees should certain planning approvals not be 

issued within prescribed timeframes;  

 regulate the supporting materials necessary for a complete site plan application; and,  

 to provide limitations on the types of subdivision conditions that can be imposed on 
development applications.  

 
Now therefore be it resolved that while Council for the Township of Cramahe generally supports 
many of the revisions to provincial legislation to support increased housing supply, the 
Township of Cramahe respectfully objects to:  
 
1. Refunding development application fees that would result in lost revenue for staff time spent 

on files, and which delays may not be attributed to a lack of staff resources on the file, but 
rather the result of increasingly complex matters that impact timeframes and are largely 
outside the control of municipal planning departments, including the quality and timeliness of 
application material by the applicant and/or their consulting team. 

 
2. Prescribing the requirements for a complete site plan application. At the pre-consultation 

stage together with staff and agencies a detailed list of requirements for the complete site 
application is provided. Municipal and agency staff together with the applicant work well to 
scope the types of studies and level of detail through approved Terms of Reference, as 
required. This practice should be left to Municipalities, with appeal rights provided to the 
applicant under the Planning Act, should a dispute arise.  

 
3. Limiting the types of conditions of approval for Draft Plans of Subdivision may impact staff 

and Councils’ ability to appropriately respond to the unique and complex nature of 
development applications and to best protect the interests of the Municipality. The applicant 
has the right to appeal under the Planning Act should a dispute arise.  

 
And further that that this resolution be circulated to David Piccini, MPP and through the 

Provincial commenting window for the More Homes for Everyone Act, 2022. 

If you have any questions, please feel free to contact the undersigned. 

Sincerely, 

 

Mandy Martin 
Mayor 
Township of Cramahe 
(905) 376-7241  
mmartin@cramahe.ca  
 

cc.  Members of Council 

David Piccini, MPP 

Municipal Clerk 
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April 28, 2022 
 
Sent on behalf of Todd Coles, City Clerk 
 
Becky Jamieson 
Director of Corporate Services / Clerk 
Township of Scugog 
181 Perry St. 
P.O. Box 780 
Port Perry, ON   L9L 1A7 
 
Dear Becky Jamieson: 
 
RE:    RESOLUTION SUPPORTING MUNICIPAL FINAL AUTHORITY FOR 

DEVELOPMENT PLANNING (REFERRED FROM FEBRUARY 15, 2022 
COUNCIL MEETING) 

 
Linked for your information is Item 2, Report No. 11, of the Committee of the Whole 
(Working Session) regarding the above-noted matter, which was adopted, as amended, 
by the Council of the City of Vaughan at its meeting of March 22, 2022. 
 
I draw your attention to the Resolution recommendation, as follows: 
 
7.       BE IT FINALLY RESOLVED That a copy of this Motion be sent to the Association 

of Municipalities of Ontario (AMO) and all Ontario municipalities for consideration. 
 
If the above link does not work, please refer to the following Post-Agenda page, and locate 
the item accordingly.  
 

To assist us in responding to inquiries, please quote the item and report number. 
 

For inquiries, please reply to clerks@vaughan.ca.  

 
 
Sincerely, 
 
 
 
 
 
Todd Coles 
City Clerk 
 
Attachment: 
Extract (linked) 
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CITY OF VAUGHAN 
 

EXTRACT FROM COUNCIL MEETING MINUTES OF MARCH 22, 2022 
 

Page 1 of 5 
 

Item 2, Report No. 11, of the Committee of the Whole (Working Session), which was 
adopted, as amended, by the Council of the City of Vaughan on  March 22, 2022, as 
follows: 

By approving the recommendation contained in Communication C276, resolution 
from Councillor Alan Shefman and Councillor Marilyn Iafrate, dated March 8, 2022, 
as amendment, to read as follows: 
 

Whereas, the City of Vaughan recognizes the urgency of developing a 
comprehensive province-wide policy to address the urgent issue of 
affordability of housing;  
 
Whereas, the City has embarked on developing its own policy on affordable 
housing;  
 
Whereas, the City of Vaughan has an Official Plan that establishes a desired 
urban structure to guide its land uses throughout the city;  
 
Whereas, the City undertakes regular reviews of its Official Plan, as required 
by the Planning Act, to ensure land use decisions are consistent with the 
Provincial Policy Statement and reflective of the community visions;  
 
Whereas, the City’s Official Plan encourages significant growth to the urban 
growth Centre, mobility hubs and major transit station areas to take 
advantage of mass transit services and protect the character of established 
residential areas;  
 
Whereas, the City’s Official Plan designates sufficient lands to meet its 
future growth needs based on provincial growth forecasts and serves as a 
critical policy document to coordinate between infrastructure and growth;  
 
Whereas, the City’s Official Plan is developed and updated based on 
technical studies and thorough extensive community and stakeholder 
consultations as required by the Planning Act;  
 
Whereas, the province has established a Housing Affordability Task Force, 
without municipal representation, that has released 55 recommendations in 
its draft report on January 25, 2022, that could significantly impact land use 
planning at municipal level;  
 
Whereas, there are many factors that can influence housing affordability, e.g. 
lack of Provincial infrastructure investment, immigration policy, backlog of 
cases at OLT, labour and material costs, income and inflation, as well as 
complex and sometimes conflicting Provincial policies; and 
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EXTRACT FROM COUNCIL MEETING MINUTES OF MARCH 22, 2022 
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Whereas, many of the recommendations of the Housing Affordability Task 
Force would result in both local planning decisions being fundamentally 
undermined and download the burdens of the housing crisis to 
municipalities and their residents to the point that the quality of life of our 
residents would be seriously threatened; 
 
NOW THEREFORE BE IT RESOLVED: 
1.  That as a first step in the process of developing a policy on housing 

affordability, that a fulsome and comprehensive definition of 
“affordable housing” be developed in consultation with municipalities 
and other interested parties;  

2. That the City of Vaughan support all efforts at all levels of government 
to increase housing supply that is fair to both existing and future 
residents;  

3.  That the City of Vaughan be fully committed to working with all levels 
of government to develop an effective strategy to provide affordable 
housing;  

4. That the City of Vaughan express its grave concerns to the local MPPs 
and the Province of Ontario about the Housing Affordability Task 
Force report for lack of municipal involvement and consultation; and 

5.  That  the Province of Ontario be requested to conduct, with all due 
haste, a thorough consultation with municipalities and appropriate 
interested parties prior to developing and releasing any policy based 
on the Housing Affordability Task Force recommendations; and 

6.  BE IT FURTHER RESOLVED That a copy of this Motion and 
Communication C280 (attached), memorandum from the Deputy City 
Manager, Planning & Growth Management, dated March 15, 2022, be 
sent to the Honourable Doug Ford, Premier of Ontario, the Minister of 
Municipal Affairs and Housing, the Leader of the Opposition, the 
Leaders of the Liberal and Green Party, all MPPs in the Province of 
Ontario; the Large Urban Mayors’ Caucus of Ontario, the Small Urban 
GTHA Mayors and Regional Chairs of Ontario; and 

7.  BE IT FINALLY RESOLVED That a copy of this Motion be sent to the 
Association of Municipalities of Ontario (AMO) and all Ontario 
municipalities for consideration. 

 
By approving the recommendation contained in Communication C285, 
resolution from Councillor Alan Shefman and Councillor Marilyn Iafrate, 
dated March 22, 2022, as follows: 
 

Whereas Municipalities across this province collectively spend 
millions of dollars of taxpayer money and municipal resources 
developing Official Plans that meet current Provincial Planning Policy;  
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Whereas an Official Plan is developed through extensive public 
consultation to ensure, “that future planning and development will 
meet the specific needs of (our) community”;  
 
Whereas the Vaughan Official Plan includes provisions that 
encourage development of all forms of housing including the need for 
attainable housing in our community;  
 
Whereas our Official Plan is ultimately approved by the province;  
 
Whereas it is within the legislative purview of Municipal Council to 
approve Official Plan amendments or Zoning By-law changes that 
better the community or fit within the vision of the City of Vaughan 
Official Plan;  
 
Whereas it is also within the legislative purview of Municipal Council 
to deny Official Plan amendments or Zoning By-law changes that do 
not better the community or do not fit within the vision of the City of 
Vaughan Official Plan;  
 
Whereas municipal planning decisions may be appealed to the Ontario 
Land Tribunal (OLT; formerly the Ontario Municipal Board) an 
appointed body that is not accountable to the residents of Vaughan;  
 
Whereas the OLT has the authority to make a final decision on 
planning matters based on a “best planning outcome” and not 
whether the proposed development is in compliance with municipal 
Official Plans or the needs of the community;  
 
Whereas all decisions - save planning decisions - made by Municipal 
Council are only subject to appeal by judicial review and such appeals 
are limited to questions of law and or process;  
 
Whereas Ontario is the only province in Canada that empowers a 
separate adjudicative tribunal to review and overrule local decisions 
applying provincially approved plans;  
 
Whereas municipalities across this Province are forced to spend 
millions of dollars defending Official Plans that have already been 
approved by the province in expensive, time-consuming OLT 
hearings; and 
 
Whereas lengthy and costly OLT hearings add years to the 
development approval process and acts as a barrier to municipal 
development; and 
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NOW THEREFORE BE IT RESOLVED that the Government of Ontario 
be requested to immediately establish a comprehensive and wide-
ranging process that includes the participation of municipalities and 
other interested parties, to determine an alternative land use planning 
appeals process to replace the OLT in order to establish a fair and 
efficient appeal process in Ontario; and 
 
BE IT FURTHER RESOLVED that a copy of this Motion be sent to the 
Honourable Doug Ford, Premier of Ontario, the Minister of Municipal 
Affairs and Housing, the Leader of the Opposition, the Leaders of the 
Liberal and Green Party, all MPPs in the Province of Ontario; the Large 
Urban Mayors’ Caucus of Ontario, the Small Urban GTHA Mayors and 
Regional Chairs of Ontario; and 
 
BE IT FINALLY RESOLVED that a copy of this Motion be sent to the 
Association of Municipalities of Ontario (AMO) and all Ontario 
municipalities for consideration; and 

 
By receiving the following Communications: 
 
C149. Mario Marmora, South Maple Ratepayers Association, dated March 1, 2022; 

and 
C280.  Memorandum from the Deputy City Manager, Planning & Growth 

Management, dated March 15, 2022. 
 
 

2. RESOLUTION SUPPORTING MUNICIPAL FINAL AUTHORITY FOR 
DEVELOPMENT PLANNING (REFERRED FROM FEBRUARY 15, 2022 
COUNCIL MEETING) 
The Committee of the Whole (Working Session) recommends: 

1. That the recommendation contained in the following report of 
the Deputy City Manager, Legal and Administrative Services & 
City Solicitor, and Deputy City Manager, Planning and Growth 
Management, dated March 2, 2022, be approved; 
 

2. That in accordance with Communication C6., the 
recommendations contained in the resolution of Councillor 
Iafrate and Councillor Shefman, dated February 8, 2022, be 
approved, subject to the following changes: 
 
1. That Recommendation 1 be replaced with the following: 

 
1. That the Government of Ontario be requested to 

immediately engage municipalities to determine 
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an alternative land use planning appeals process 
in order to dissolve the OLT and eliminate one of 
the most significant sources of red tape delaying 
the development of more attainable housing in 
Ontario;  

3. That staff draft a response to the Report of the Ontario 
Housing Affordability Task Force, in the form of a resolution or 
letter, which outlines staff and Council’s concerns with its 
recommendations, to be considered at the Council meeting of 
March 22, 2022; 
 

4. That the staff presentation and Communication C7., 
presentation material, entitled “Resolutions Supporting 
Municipal Final Authority for Development Planning”, dated 
March 2, 2022, be received; and 

 
5. That the following communications be received: 

 
C2. Robert Kenedy, Mackenzie Ridge Ratepayers’ 

Association, Giorgia Crescent, Vaughan, dated  
February 28, 2022; 

C3. Heidi Last, dated February 28, 2022; 
C4. Catherine Lazaric, dated February 28, 2022; and 
C5. Ron Moro, Tasha Court, Vaughan, dated March 1, 2022. 
 

Recommendations 

1. That Council receive this report for information. 
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DATE: March 15, 2022 

TO: Mayor and Members of Council 

FROM: Haiqing Xu, Deputy City Manager, Planning & Growth Management 

RE: COMMUNICATION – March 22, 2022, Council  

Item #2, Report #11, Committee of the Whole (WS) 

RESOLUTION SUPPORTING MUNICIPAL FINAL AUTHORITY 
FOR DEVELOPMENT PLANNING 

Additional Staff Input on the Housing Affordability Task Force Report 

Purpose 

To provide further staff analyses/opinions in addition to the staff comments presented to 
Committee of the Whole Working Session on March 2, 2022, with respect to the 
recommendations contained within the Affordability Task Force report released on 
February 8, 2022. 

Analysis 

The Housing Crisis Has Complex Causes 

Population growth, low supply of new homes, decreasing rental units, record low 
interest rate, increasing material and labour costs, and the general desire to live in or 
near the city can all be factors that may change the balance between housing supply 
and demand. Thus, a collective effort from all levels of government, as well as 
developers and communities, is needed to address the current housing crisis. 

Municipalities have a significant role to play to help increase the supply of new homes 
through expediting planning approvals, infrastructure developments and issuance of 
building permits. In the meantime, municipalities also have the responsibility to protect 
community characters and ensure quality of living in existing communities. 

Staff support all efforts to increase housing supply. Planning staff have been working 
closely with colleagues of other departments to explore in detail opportunities to 
streamline the development approval process and will be reporting to Council our 
findings and the progress of ongoing efforts next month. Through the process, we have 
discovered some other factors contributed to missed deadlines and slow processing, 
which include the province’s own reply to circulations, timely input from required 
agencies and stakeholders and the quality of the initial applications and subsequent 
submissions. Staff believe the province should consider simplifying its own regulations, 

C280
COMMUNICATION

COUNCIL - MARCH 22, 2022
CW (WS) - Report No. 11, Item 2
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delegating certain approval authorities, and leading by policy – no micromanaging 
municipalities - to help speed up development approval process, cut red tape, and get 
homes built quicker.   
 
“As-of-right” Approvals Allow Intensification to Spread to Existing Communities 
 
Staff are gravely concerned with the following recommended "as of right" developments 
and approvals: 
 

- Up to four units and up to four storeys on a single residential lot; 
- Secondary suites, multi-tenant housing, conversion of underutilized or redundant 

commercial properties to residential or mixed residential and commercial use; 
- Zoning up to unlimited height and unlimited density in the immediate proximity of 

individual major transit stations within two years if municipal zoning remains 
insufficient to meet provincial density targets; 

- Zoning of 6 to 11 storeys with no minimum parking requirements on any streets 
utilized by public transit (including streets on bus and streetcar routes). 

 
These recommendations would lower design standard and allow intensification to 
spread to the existing neighbourhoods where there is no major infrastructure 
improvement to support such a growth. If implemented, municipal councils will no longer 
have the authority to decide on these developments, and instead they will receive all 
complaints about reduced quality of life, e.g. lowered water pressure, excessive street 
parking, and shadowed backyards. 
 
Staff believe “as-of-right” permissions need to be fully and carefully re-assessed to 
ensure conformity, good planning, and the best interests of the public are protected. 
Limited site specific “as-of-right” approvals may be considered, but not a broad 
application as recommended.   
 
Treating All Municipalities Homogeneously is not Good Planning 
 
The City of Vaughan has convenient access to highways and passenger GO rail 
services. It is also the only municipality that has a TTC subway station outside the City 
of Toronto. Its preferred location together with major infrastructure improvements allows 
the City to plan and support significant intensifications in areas such as the Vaughan 
Metropolitan Centre, Yonge and Steeles area, and many Major Transit Station Areas. 
These developments have already contributed and will continue to significantly 
contribute to the housing supply and thus help ease the housing crisis. 
 
What the City has been experiencing is not easily transferrable to another municipality. 
The recommended province-wide zoning standards or prohibitions by the task force 
would cause all municipalities to consider their land use regulations homogeneously, 
and limit their authorities to regulate minimum lot sizes, maximum building setbacks, 
minimum heights, angular planes, shadow rules, front doors, building depth, 
landscaping, floor space index, heritage view cones, and parking requirements based 
on planning merit and in accordance with their respective Official Plans.   
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Official Plan Authority Must be Protected 
 
Official Plan is a very important local planning tool to establish the desired urban 
structure and land uses throughout the City. It is used to direct growth to urban growth 
centres, mobility hubs and major transit station areas while maintain and protect the 
character of established residential areas.  
 
The City’s Official Plan designates lands that are sufficient to meet future growth needs 
based on provincial growth forecasts. Also, it is a critical policy document that helps 
coordinate between infrastructure and growth. The City undertakes regular reviews of 
the Official Plan, as required by the Planning Act, to ensure land use decisions are 
consistent with the Provincial Policy Statement.   
 
Staff believe the City’s Official Plan, once update and approved, should not be subject 
to further appeals, so that its policies can be immediately translated to zoning 
regulations to guide and expedite development approvals. 
 
For more information, contact Christina Bruce, Director, Policy Planning & Special 
Programs at ext. 8231. 
 
 
Approved by 

 
Haiqing Xu, Deputy City Manager, 
Planning & Growth Management 
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If you require this information in an accessible format, please contact 1-800-372-1102 extension 2097. 

April 28, 2022 

Mr. Geoff Carpentier, Chair 
Durham Environmental Advisory Committee 
c/o Region of Durham Planning Division 
605 Rossland Road East, Level 4 
Whitby, ON   L1N 6A3 

Dear Mr. Carpentier: 

RE: Durham Environmental Advisory Committee (DEAC) 
Membership Appointments, (2022-P-8), Our File: C14 

Council of the Region of Durham, at its meeting held on April 27, 2022, 
adopted the following recommendations of the Planning & Economic 
Development Committee: 

“A) That Azzam Abu-Rayash be appointed as an At-Large member to 
the Durham Environmental Advisory Committee; 

B) That the above-named citizen volunteer be advised of their 
appointment to the Durham Environmental Advisory Committee; 
and 

C) That a copy of Report #2022-P-8 of the Commissioner of Planning 
and Economic Development be forwarded to the area 
municipalities.” 

Please find enclosed a copy of Report #2022-P-8 for your information. 

Alexander Harras 

Alexander Harras, 
Regional Clerk/Director of Legislative Services 

AH/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 
B. Bridgeman, Commissioner of Planning and Economic Development 

 

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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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: #2022-P-8 
Date: April 5, 2022 

Subject: 

Durham Environmental Advisory Committee (DEAC) Membership Appointments, File: 
A01-37-02 

Recommendation: 

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

A) That Azzam Abu-Rayash be appointed as an At-Large member to the Durham 
Environmental Advisory Committee; 

B) That the above-named citizen volunteer be advised of their appointment to the 
Durham Environmental Advisory Committee; and 

C) That a copy of Commissioner’s Report #2022-P-8 be forwarded to the area 
municipalities. 

Report: 

1. Purpose 

1.1 The purpose of this report is to appoint a citizen volunteer to fill an “at large” 
member vacancy on the Durham Environmental Advisory Committee (DEAC). 

209
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2. Background 

2.1 In January 2022, At-Large member Christine Doody-Hamilton resigned from her role 
on the DEAC, after being appointed to serve on Pickering City Council. 

2.2 In accordance with the DEAC Terms of Reference (ToR), the Planning and 
Economic Development Committee must recommend an “at large” member to fill the 
existing vacancy. 

2.3 The applications received during previous rounds of the membership replacement 
process were retained in the event of future vacancies, as per the Committee’s ToR. 
The applications on file were reviewed, and it is recommended that Azzam Abu-
Rayash be appointed as an “at large” member to the Durham Environmental 
Advisory Committee. Mr. Abu-Rayash is a resident of Oshawa, and brings extensive 
knowledge, education, and experience in the energy sustainability field. He has 
written numerous publications, including a book on energy sustainability, and has 
taught several courses at the Ontario Tech University. His knowledge and expertise 
will be a welcome addition to DEAC. Mr. Abu-Rayash has been contacted and has 
confirmed his interest in the role. 

3. Previous Reports and Decisions 

3.1 2022-P-3 Durham Environmental Advisory Committee 2021 Annual Report and 
2022 Workplan 

4. Relationship to Strategic Plan 

4.1 This report aligns with/addresses the following strategic goals and priorities in the 
Durham Region Strategic Plan: 

a. Goal 1: Environmental Sustainability’s objective: To protect the environment 
for the future by demonstrating leadership in sustainability and addressing 
climate change. 

Respectfully submitted, 

Original signed by 

Brian Bridgeman, MCIP, RPP 
Commissioner of Planning and 
Economic Development 
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Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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Notice of a Virtual Public Meeting to 
Consider a Proposed Telecommunication Tower 
 

Roll No: 1820.010.008.12810 

Applicant/Agent: Canacre Ltd. on behalf of Bell Mobility 

Owner: 1493913 Ontario Limited 

Location:  16050 Old Simcoe Road 
Part of Lot 18, Concession 7 and Part 1 of  
40R-9129, Ward 1 

 

Purpose and Effect of the Proposal 
 

Canacre Ltd. on behalf of Bell Mobility has approached the Township of Scugog 

regarding the installation of a 22 metre (72 feet) high meso telecommunication tower 

on the property located at 16050 Old Simcoe Road (see key map below) that will 

provide infrastructure to support mobile devices and radio equipment.  

Key Map 
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Virtual Public Meeting 
 
The Council of the Township of Scugog is holding a Virtual Public Meeting to provide 
interested parties the opportunity to learn more about the proposal, make comments, 
identify issues and provide additional information relative to the proposal before any 
recommendations are made on the proposal. This virtual public meeting will be held 
on: 
 

Monday, May 16, 2022 at 6:30PM 
 

Interested residents can watch the meeting live through the Township’s website:  
https://www.scugog.ca/en/township-office/council-committee-calendar.aspx 

To watch the livestream or video recording of the meeting, click on the Planning & 
Community Affairs Committee meeting on May 16 and select the HTML version of the 
agenda to follow along with the agenda and video recording at the same time. Please 
note the livestream video will not be available until just before the meeting starts at 
6:30pm.  
 

Please note that we cannot guarantee the exact time that this matter will be discussed 
as it will depend on the number of items on the meeting agenda and Council’s 

consideration of preceding agenda items. 

 
Residents who wish to speak at the meeting may do so by registering in advance 
Should you wish to sign up to speak at the virtual meeting to provide comments on the 
proposed amendments or ask questions verbally, please contact the Office of the 
Township Clerk at clerks@scugog.ca by 4:30 p.m. on Friday, May 13, 2022, with your 
full name, address and the item on the agenda. This will allow time for you to be added 
to the virtual meeting and a link to the meeting will be sent to you. Should you be 
unable to access a computer, please call 905.985.7346 ext. 118 to speak with a Staff 
Member in the Office of the Township Clerk. 
 
For More Information and to Provide Input 
 
Written comments: Written comments or questions can be provided before the public 
meeting to the Township planner noted below. Comments and questions can be sent 
via email or mail or dropped off at the Township offices.  

Township Contact: For more information or the decision of the Township of Scugog 
Council, please contact Township Planning Staff: 
 

Nicola Alston, Planner 
181 Perry Street, Box 780 
Port Perry, ON   L9L 1A7 

905-985-7346 x171 or nalston@scugog.ca 
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Approval Authority 
In accordance with the Federal Telecommunication Act, Innovation, Science and 
Economic Development Canada is the approval authority responsible for regulating 
radiotelecommunication facilities. The applicant is required to consult with the local 
municipality as the land use authority. 
 
Township File Number: TT-01-2022 
Dated at the Township of Scugog this 26th day of April, 2022. 
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Proposed Site Plan 
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Simcoe Street (Regional Road 2), Township of Scugog 

Road Rehabilitation 
Works Department April 22, 2022 Public Notice 

The Regional Municipality of Durham is proceeding with road rehabilitation on Simcoe Street 
(Regional Road 2) from north of Castle Harbour Drive to 600 metres north of Scugog Line 12. Work 
will consist of asphalt removal, culvert replacements, curb and gutter replacement, granular 
placement, asphalt including paved shoulders and pavement markings. 

Construction Schedule 

The Region’s contractor, Coco Paving Inc., will start work on April 25 and is expected to complete the 
work by June 24. Please note that unfavourable weather conditions may influence the work schedule. 

Lane Restrictions 

Daily lane restrictions will be required for the duration of the project to complete the work in a safe 
and efficient manner. Drivers should expect delays within the construction limits during the project. 
Municipal construction projects include the use of equipment which may cause noticeable noise and 
vibration for nearby residents. 
The Region realizes that the construction work will be disruptive and will complete the work as quickly 
and efficiently as possible. Drivers are asked to exercise additional caution for pedestrian, cyclist, and 
construction worker safety. 
The dates shown are tentative and may change based on the contractor’s schedule. 

If you have any questions or concerns, please contact one of the following staff members listed below 
from the Regional Municipality of Durham, Works Department: 

Warren Geer, C.Tech. 
Project Manager 
905-668-7711 ext. 3442 
Warren.Geer@durham.ca 

Doug Scott 
Project Inspector 
905-434-0442 
  

If you require this information in an accessible format, please contact 1-800-372-1102 ext. 3824. 

 facebook.com/RegionOfDurham  twitter.com/RegionOfDurham 
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Public Notice Simcoe Street Rehabilitation  

SITE LOCATION 

The Regional Municipality of Durham Works Department 
605 Rossland Rd. E., Whitby Ont.  L1N 6A3 
Telephone: 905-668-7711 or 1-800-372-1102 

durham.ca/WorksProjects 
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Duffin Creek Water Pollution Control Plant 
City of Pickering 

Notice of Construction Restart 
Works Department April 14, 2022 Public Notice 

The Regional Municipality of Durham and the Regional Municipality of York (the Regions) are undertaking a 
project to upgrade the outfall diffusers at the Duffin Creek Water Pollution Control Plant (Plant). The outfall is a 
1.1 kilometre (km) pipe that conveys treated effluent from the Plant to Lake Ontario. The scope of work is to 
replace the existing 63 diffuser ports at the end of the outfall with new variable opening diffuser check valves, 
which will improve treated effluent dispersion in Lake Ontario. This work will not impact Plant operations and 
the Plant will remain fully operational during construction of the outfall diffuser upgrades. The Regions have 
consulted with and received project approval from Transport Canada (TC), Fisheries and Oceans Canada 
(DFO), and the Ontario Ministry of the Environment, Conservation and Parks (MECP). 
The construction contract was awarded to Kehoe Marine Construction with Dundee Marine as a subcontractor. 
The first portion of the work was completed in the August and September 2021 when 25 diffuser check-valves 
were installed on schedule. The remaining 38 diffuser check-valve installation is scheduled to resume as early 
as May 10, 2022, and finish by July 15, 2022. 
The contractor will travel to the construction area from Frenchman’s Bay Marina (591 Liverpool Road), and 
diving activities will occur between Monday to Friday during daylight hours. No construction activity at the 
shoreline is required. The contractor will use up to three boats to remove and replace the diffusers, working 
approximately 1 km from the shoreline. 
The contractor is required to comply with an Environmental Protection Plan to minimize impacts on the area 
during construction. Temporary construction control measures, such as floating booms, will be used to contain 
and capture any debris that may be released during the work, and sediment suspension/disturbance is 
expected to be minimal. 
For more information about this project, please visit durham.ca/OutfallEA. 

Should you have any questions or comments, please contact one of the following staff members listed below: 

Brad Dobson, P.Eng., MBA 
Project Superintendent 
Regional Municipality of Durham 
905-435-2105 
Brad.Dobson@durham.ca

Soyuz Mitra, P.Eng. 
Project Manager 
Regional Municipality of York 
905-716-7828 
Soyuz.Mitra@york.ca

If you require this information in an accessible format, please contact 1-800-372-1102 ext. 3560. 

 facebook.com/RegionOfDurham twitter.com/RegionOfDurham 

The Regional Municipality of Durham Works Department 
605 Rossland Road East, Whitby, Ontario  L1N 6A3 

Telephone: 905-668-7711 or 1-800-372-1102 
durham.ca/OutfallEA
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Duffin Creek Water Pollution Control Plant 
City of Pickering 

Notice of Construction 
Works Department July 14, 2021 Public Notice 

The Regional Municipality of Durham and the Regional Municipality of York (the Regions) are undertaking a 
project to upgrade the outfall diffusers at the Duffin Creek Water Pollution Control Plant (Plant). The outfall is a 
1.1 kilometre (km) pipe that conveys treated effluent from the Plant to Lake Ontario. The scope of work is to 
replace the existing 63 diffuser ports at the end of the outfall with new variable opening diffuser check valves, 
which will improve treated effluent dispersion in Lake Ontario. This work will not impact Plant operations and 
the Plant will remain fully operational during construction of the outfall diffuser upgrades. The Regions have 
consulted with and received project approval from Transport Canada, Fisheries and Oceans Canada, and the 
Ontario Ministry of the Environment, Conservation and Parks. 
The construction contract was awarded to Kehoe Marine Construction with Dundee Marine as a subcontractor. 
The work is scheduled to commence as early as July 19, 2021. In-lake work may continue until November 15, 
2021, when the contract will break for the winter. The remainder of the installation will resume May 1, 2022, 
and finish by July 15, 2022. 
The contractor will travel to the construction area from Frenchman’s Bay Marina (591 Liverpool Road), and 
diving activities will occur between Monday to Friday during daylight hours. No construction activity at the 
shoreline is required. The contractor will use up to three boats to remove and replace the diffusers, working 
approximately 1 km from the shoreline. 
The contractor is required to comply with an Environmental Protection Plan to minimize impacts on the area 
during construction. Temporary construction control measures, such as floating booms, will be used to contain 
and capture any debris that may be released during the work, and sediment suspension/disturbance is 
expected to be minimal. 
For more information about this project, please visit durham.ca/OutfallEA. 

Should you have any questions or comments, please contact one of the following staff members listed below: 

Brad Dobson, P.Eng., MBA 
Project Superintendent 
Regional Municipality of Durham 
905-435-2105
Brad.Dobson@durham.ca

Soyuz Mitra, P.Eng. 
Project Manager 
Regional Municipality of York 
905-830-4444 ext. 75176
Soyuz.Mitra@york.ca

If you require this information in an accessible format, please contact 1-800-372-1102 ext. 3560. 

 facebook.com/RegionOfDurham twitter.com/RegionOfDurham 

The Regional Municipality of Durham Works Department 
605 Rossland Road East, Whitby, Ontario  L1N 6A3 

Telephone: 905-668-7711 or 1-800-372-1102 
durham.ca/OutfallEA
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MULTI-MUNICIPAL WIND TURBINE WORKING GROUP  
TOM ALLWOOD, COUNCILLOR, GREY HIGHLANDS, CHAIR 

STEVE ADAMS, COUNCILLOR, BROCKTON, VICE-CHAIR 
1925 BRUCE ROAD 10, BOX 70, CHESLEY, ON NOG 1L0 

 519-363-3039  FAX: 519-363-2203   
deputyclerk@arran-elderslie.ca 

 
 
April 22, 2022 
 
Dear Mayor and Members of Council,  
 
The mandate of the Multi Municipal Working Group (MMWTWG) is to share, 
discuss and advocate best practices and other means to address mutual 
concerns regarding proposals to locate and install industrial/commercial wind 
generation facilities to all the relevant Government Ministries and Agencies. 
 
At the April 14, 2022 meeting of the Multi-Municipal Wind Turbine Working Group 
passed the following resolution:  
 
Agenda Number: 7.2.4 
Resolution No. MMWTWG-2022-17 
Title: Setback Recommendation 
Date: Thursday, April 14, 2022 
 
Moved by: Bill Palmer - Citizen - Municipality of Arran-Elderslie 
Seconded by: Bob Purcell - Mayor - Municipality of Dutton Dunwich 
 
To address concerns related to noise and the public safety of citizens, the Multi 
Municipal Wind Turbine Working Group recommends that the following setbacks 
from wind turbines should be adopted in each municipality: 

1. 2000 metres from any wind turbine and any noise receptor, including 
homes, schools, places of worship, and locations where citizens go for 
relaxation, such as parks and community centres. 

2. 1200 metres from any wind turbine and the lot line of any non-
participating citizen, or a place where a citizen can access, such as 
public roadways, or waterways. 

Further, that the Recording Secretary is empowered to prepare a letter to all 
municipalities in Ontario and the responsible Ministries, (Ministry of the 
Environment Conservation and Parks, and Ministry of Municipal Affairs) to be 
signed by the chair of the MMWTWG for immediate release.        

CARRIED 
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Through changes made to the Planning Act in 2019, the province returned 
powers to municipalities to ensure that they have the final say on energy 
projects in their community.  Proponents of new projects need to confirm that 
their project is permitted by the municipalities’ zoning bylaws.  Now that there 
are reports that sites are being sought for new wind turbines, it is timely that 
municipalities review the provisions in their zoning bylaws and update them as 
appropriate. 
 
Key elements in zoning bylaws are setbacks between activities.  While 
experience with the existing wind turbine projects in Ontario and changes in 
other jurisdictions indicate that the current provincial setbacks are inadequate 
to protect health of nearby residents. Municipalities are free to establish their 
own setbacks used in local bylaws.  It is in this context that the MMWTWG is 
providing these recommendations to your municipality. 
 
Attached is a summary of information related to setbacks. It includes a review of 
different setbacks based on a review by the Polish Public Institute of Health as 
well as information on setbacks used in other jurisdictions. The 2000 m setback 
from noise receptors is designed to provide protection from audible noise as well 
as low frequency noise and infrasound which travels greater distances that 
could occur from multiple turbines permitted by the current setback of 550 
metres.  Similarly, although 1200 metres may be a larger distance than we have 
observed significant pieces of blades travel from the towers, it provides a buffer 
to give protection from fire, or shadow flicker, that can cause problems further 
than blade pieces fall. 
 
The Multi-Municipal Wind Turbine Working Group invites the participation of all 
municipalities across Ontario.  To obtain details regarding the group’s mandates, 
Terms of Reference and how to be come a Member, please reach out to our 
Recording Secretary, Julie Hamilton at deputyclerk@arran-elderslie.ca. Size in 
numbers provides a louder voice to be heard!  
 
Warmest Regards,  
On behalf of the Chair, Tom Allwood  
 
 
 
Julie Hamilton, Recording Secretary  
Deputy Clerk  
Municipality of Arran-Elderslie,  
1925 Bruce Road 10, PO Box 70  
Chesley, ON N0G 1L0  
519-363-3039 ext. 105  
deputyclerk@arran-elderslie.ca 
 

221

mailto:deputyclerk@arran-elderslie.ca
mailto:deputyclerk@arran-elderslie.ca


c. Honourable David Piccini, Minister of Environment, Conservation and Parks,
minister.mecp@ontario.ca, Honourable Steve Clark, Minister of Municipal Affairs
and Housing, minister.mah@ontario.ca

Encl.

222

mailto:minister.mecp@ontario.ca
mailto:minister.mah@ontario.ca


Setback Information

Polish Public Health Institute Review
Audible Noise .5 to .7 km No adjustments for pulsing/tonal quality

Total Noise 1.0 to 3 km Includes low frequency noise & pulsing/tonal
adjustments

Shadow Flicker 1.2 to 2.1 km Depends on height of turbine

Ice Throw .5 to .8 km Fragments of ice thrown from blades

Turbine Failure .5 to 1.4 km Potential distance for blade fragments

Current Ontario Rules – Regulation 359/09
Receptors 550 metres Audible noise only based on 40 dBA

Property Lines Blade length 
plus 10 metres

Typically 60 metres
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Examples of Setbacks
Jurisdiction Set-back Comments

Dutton-Dunwich, ON 2,000 M To receptors

Mason County, Kentucky 1,600 M To property line

Caratunk County, Maine 2,414 M To property line

Wyoming 1,110 M 5.5 X height to property line

Bavaria, Germany 2,073 M 10 X hub height plus blade 
length

Sachsen, Germany 1,380 M 10 X hub height

Northern Ireland 1,386 M 10 X rotor diameter

Poland 2,073 M 10 X hub height plus blade 
length
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April 21, 20222 
 
Good afternoon,  
 
The Ministry of Northern Development, Mines, Natural Resources and Forestry will be 
conducting a phytoplankton and zooplankton monitoring project on Lake Scugog this 
spring.  This project is expected to begin during the week of April 18 and to extend 
for approximately 8 weeks.  Sampling will involve the collection of phytoplankton and 
zooplankton as well as water quality and water temperature information.   Sampling will 
take place weekly by a Ministry crew in a marked boat throughout the lake.    
 
If you have any questions or concerns about this project, please contact the 
Peterborough District Office at 705-755-2001 or mnrf.pet@ontario.ca. 
 
 
Thank you, 
 
Peterborough District 
Southern Region 
Ministry of Northern Development, Mines, Natural Resources and Forestry 
300 Water Street, 1st Floor, South Tower 
Peterborough, ON K9J 3C7 
mnrf.pet@ontario.ca 
Phone: 705-755-2001 
 

 
“As part of providing accessible customer service, please let me know if you have any accommodation 
needs or require communication supports or alternate formats.” 
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Town of Arnprior Support for Humanitarian Efforts in Ukraine 

To Whom it may concern,  
 
Council of the Corporation of the Town of Arnprior passed the following 
resolution regarding supporting Ukraine in these difficult times. Council at their 
meeting, requested staff provide this resolution to all municipalities in the 
province of Ontario for their information.  
 

Whereas the Council of the Corporation of the Town of Arnprior supports 
our Federal, Provincial and local municipalities in condemning the 
aggression and violent acts that Russia is taking upon Ukraine; and 
 
Whereas on March 2, 2022 Mayor Stack issued a press release voicing the 
Town’s support of “the Ukrainian people, who are fighting bravely against 
the invading Russian forces” and asked that everyone in Arnprior keep 
“these brave souls in our hearts and minds, and hope for a swift end to this 
conflict,” and 
 
Whereas the clock at the D.A. Gillies (Museum) will stay lit in blue and 
yellow until the attacks cease. 
 
Therefore Be It Resolved That: 

1. That Council support the humanitarian efforts in Ukraine with a 
$1000.00 donation to the Canadian Red Cross Ukraine Humanitarian 
Crisis Appeal. 
 

2. That the Mayor send a letter to the Ukrainian Embassy in Ottawa in 
support and solidarity of those in Ukraine, their friends and families 
across the globe and those of Ukrainian heritage within our 
community. 

 
The Town of Arnprior has sent a donation to the Canadian Red Cross Ukraine 
Humanitarian Crisis Appeal, and the Mayor has issued a letter to the Ukrainian 
Embassy in Ottawa, as noted.  
 
Sincerely,  
 
Kaila Zamojski 
Deputy Clerk  
Town of Arnprior  
613-623-4231 Ext. 1818 
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News Release 
 Oshawa, ON 

 
April 28, 2022 
 
Durham Catholic District School Board Celebrates Catholic Education Week and 
Child and Youth Mental Health Week from May 2-6, 2022 
 
During the first week of May, the Durham Catholic District School Board (DCDSB) 
celebrates Catholic Education Week, which recognizes the important contributions of 
Catholic education to our community, the province and Canada. This week is also 
nationally designated as Child and Youth Mental Health Week.  
 
The theme of this year’s Catholic Education Week is Catholic Education: Rebuild, 
Restore, Renew Together. “As we look with hopeful hearts toward an end to the 
pandemic, we embrace the call to renew, restore and rebuild our Catholic learning 
community,” said Tracy Barill, DCDSB Director of Education. “Our ongoing recognition 
and commitment to the Truth and Reconciliation Commission’s 94 Calls to Action and to 
walking the path together with Indigenous communities is reflected in the theme of 
Catholic Education Week, as is our commitment to Equity and Inclusion.” 
Director Barill added, “During Catholic Education Week and Child and Youth Mental 
Health Week, we want to encourage a focus on empathy. As followers of Christ, it is our 
responsibility to extend empathy, kindness and understanding to all.” 
 
To recognize the significance of this week, DCDSB is launching an interactive webpage 
for students and families. This webpage includes mental health and well-being activities, 
books related to mental health, well-being and faith, along with daily prayers and family 
faith-centered activities. 
 
We are looking forward to celebrating these important weeks with special activities at all 
grade levels, including prayer celebrations and service activities. DCDSB encourages 
students, families and community members to visit the Catholic Education Week and 
Child and Youth Mental Health Week webpage for resources, book lists, and more.  
 
We will also be celebrating the following important events during the week: 
 

• Monday, May 2, 2022: 
o System-Wide Mass and Distinguished Catholic Educator and Leader 

Awards Celebration at St. Bernadette Parish (Ajax) at 4:30 p.m. 

• Tuesday, May 3, 2022: 
o Students and staff are encouraged to wear green to raise awareness for 

Child and Youth Mental Health Week.  

• Wednesday, May 4, 2022: 

o His Eminence Cardinal Thomas Collins will join thousands of students 
across the province in the celebration of a special Catholic Education Week 
Mass that will be live streamed at 10:00 a.m. Please visit the St. Michael's 
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Cathedral YouTube Page.  
o DCDSB’s Multi-Year Strategic Planning Session at 7:00 p.m. via Zoom. 

This session is open to all members of the DCDSB community and will 
engage participants in providing input in the review of our Board Mission 
and the development of the new Multi-Year Strategic Plan. Please click 
here to access the virtual session. The session will be hosted by Morgan 
Ste. Marie, Chair of the Board of Trustees, and Tracy Barill, Director of 
Education. 

• Thursday, May 5, 2022: 
o St. Anne Catholic School Official Opening and School Blessing at 

1:00 p.m. 

• Friday, May 6, 2022: 

o Durham Catholic Children’s Foundation Virtual Gala and Distinguished 
Catholic Alumni Award at 7:00 p.m. via Zoom. Tickets for the Virtual Gala 
are $35.00 and available at durhamcatholicfoundation.ca.  

 

To learn more about the DCDSB’s related programs, supports and resources, please see 
the following webpages: 

• Catholic Education Week and Child and Youth Mental Health Week 

• Indigenous Education 

• Equity and Inclusive Education 

• Faith 

• Black Excellence, Celebration and History Lives Here 

• Mental Health and Well-Being 

 
-30- 

 
About the Durham Catholic District School Board 

The Durham Catholic District School Board shares a sense of community among 

families, educators and parishes and is committed to integrating the teachings of the 

Gospel with quality educational programs that guide students in their journeys to 

meeting the Catholic Graduate Expectations. The Board currently serves approximately 

21,000 students in Oshawa, Whitby, Ajax, Pickering, and the townships of Uxbridge, 

Scugog and Brock. 

 
Media Contact: 
Faeron Pileggi, Communications Officer 
Durham Catholic District School Board 
Tel: 905-576-6150 ext. 22195 
Email: Faeron.pileggi@dcdsb.ca 
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Monday April 25, 2022 
 
Request to Update Notice Review Distribution List for Infrastructure Ontario 

 
To whom it may concern: 
 
Ontario Infrastructure and Lands Corporation (“IO”) is a Crown agency of the province of Ontario, 
responsible for providing a range of services that support the Ontario government’s initiatives to 
modernize and maximize the value of public infrastructure and realty. IO strategically manages the 
government’s real estate portfolio on behalf of the Ministry of Government and Consumer Services 
(MGCS), which includes government-owned and leased properties.  
 
IO is proactively reaching out to ensure that we are receiving all of the relevant information that 
municipalities are diligently providing to update their stakeholders.  We are asking that your Municipal 
office confirm or update its distribution list to ensure that IO receives Planning Act and other applicable 
notices which may apply to Infrastructure Ontario and the former Ontario Realty Corporation (ORC).  
 
IO monitors and comments as appropriate on municipal and third-party initiatives which may impact IO-
managed lands.  Given the breadth of this real estate portfolio and historical changes in ownership (i.e. 
predecessor ministry name on title; outdated mailing address), IO is not always successfully notified of 
such initiatives that may impact its managed lands.  Accordingly, IO hereby requests that it be provided 
notices for all properties where the registered owner is Her Majesty the Queen/King in Right of Ontario 
as represented by the Ministry of Government and Consumer Services (MGCS), or any of its predecessors, 
which may include the following entity names, or some variation of the following:  
 

• Ministry of Government Services (MGS) 
• Ministry of Public Infrastructure Renewal (MPIR) 
• Ministry of Energy and Infrastructure (MEDEI) 
• Management Board of Cabinet (MBC) 
• Chair of the Management Board of Cabinet 
• Department of Public Works 
• Management Board Secretariat (MBS) 
• Ministry of Infrastructure (MOI) 
• Ontario Lands Corporation (OLC) 
• Ontario Realty Corporation (ORC) 

 
IO is requesting to be added to relevant distribution lists to receive notices for the following: 

- Municipal Comprehensive Reviews 
- Municipally initiated Official Plan Amendments 
- Secondary Plans/Processes 
- Comprehensive Zoning By-law Reviews 
- Any development applications for sites within 120 m of IO-managed lands (mentioned above)  

 
We are requesting notices be sent virtually to the following email address:  
NoticeReview@infrastructureontario.ca 
 
Where virtual notices are not possible, please send them by mail to: 
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Infrastructure Ontario 
Land Use Planning 
1 Dundas Street West, Suite 2000 
Toronto, ON M5G 2L5 

 
Please be advised that this is not meant to change any distribution list for any other ministry or agency 
property owners that may already be in your distribution list. 
 
Should you have any questions or require clarification, please do not hesitate to contact us. 
 

  
www.infrastructureontario.ca 
 

Follow IO at:        
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April 25, 2022 
 
Dear Jennifer Sisco, 
 
On behalf of the Chair of Communities in Bloom and the President of the Canadian Garden Council, we 
wish to congratulate you for proclaiming 2022 the Year of the Garden in your municipality. Thank you 
for joining the Garden-Family in a nationwide celebration of the ornamental horticulture sector’s 
Centennial, marked by the Canadian Nursery Landscape Association’s 100th Anniversary. 
We are excited to collaborate with you to celebrate your municipality’s garden culture in 2022 and to 
join you in inviting your citizens to ‘Live the Garden Life’. 
Your commitment to the Year of the Garden 2022 is an ideal time to reflect on how gardens and 
gardening have had and continue to have a positive impact on your municipality in terms of: 

•        COVID Challenges 
•        Quality of Life 
•        Healthy Citizens 
•        Environmental Climate Action 
•        Economic Growth 
•        Cultural Vibrancy 
•        Reconciliation and Inclusivity 
•        Garden Tourism appeal of the Destination 

  
There are many ways your citizens can ‘Live the Garden Life’.  Attached is a presentation on the 
opportunities offered by the Year of the Garden 2022. We invite you to share with Councilors and 
management. 
Other ways for your municipality to celebrate the Year of the Garden 2022. 

•        Raise the Year of the Garden 2022 flag at City Hall  
•        Celebrate National Garden Day, June 18 
•        Celebrate your Canadian Garden Heroes during Garden Days 
•        Put up some Year of the Garden 2022 signage 
•        Take an ad on the Year of the Garden website to share your garden pride and invite 

Canadians to visit your municipality. 
•        Use the Year of the Garden 2022 logo on your website and social media platforms.  
•        Consider creating your own Year of the Garden 2022 legacy. 

If you are not already participating with Communities in Bloom, this is a good year to sign up!  Join 
communities across Canada already committed to using plants to develop civic pride, mitigate and adapt 
to the impacts of climate change, enhance green spaces, strengthen neighbourhoods, and increase 
investment opportunities and their tourism appeal. 
We are committed to staying in touch and keep you informed of the Year of the Garden 2022 latest 
development. To do so effectively, we would appreciate it if you could provide us with contact info for 
your Year of the Garden 2022 liaison person for ongoing communications. Please forward info 
to gardenfamily@gardencouncil.ca. 
Again, thank you and congratulations for embracing the Year of the Garden 2022 celebrations.      
Your sincerely, 
Anita Almstedt 

Garden-Family Manager / Gestionnaire Famille-jardin 
Garden-Family Manager / Gestionnaire Famille-jardin 
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Gardens Canada / Jardins du Canada 
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View email in browser

NEWS | April 25, 2022

Housing crisis doesn't lack solutions – it lacks
collaboration
The housing affordability crisis has recently been dominating national discourse, with different
points of view and potential solutions covered by national media. In an op/ed in the Toronto
Star, FCM’s CEO Carole Saab says: “The solution to the housing crisis is action – coordinated,
ambitious, and immediate.”  

In Budget 2022, the federal government committed $4 billion to a new Housing Accelerator
Fund. If designed well, directly with municipalities, it has the potential to deliver effective and
efficient housing solutions for more people, in less time than ever before.

Every single order of government – provinces and territories, the federal government, and
municipalities – has a role in addressing this massive challenge, as do the not-for-profit and
private sectors. And this, is why Saab argues that it is essential for governments work
alongside municipalities instead of bypassing them.

» READ MORE

NEWS
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New funding available for inclusive communities

Our Canadian Women in Local Leadership (CanWILL) project is launching its second round of
applications for Inclusive Community Initiatives (ICI). This is an opportunity for 10 to 12
communities to receive up to $10,000 each for initiatives that support women’s participation in
local leadership. Activities must be implemented in partnership with local community groups. 
Deadline to apply is June 10.

» LEARN MORE AND APPLY

Nominate a retired woman leader for FCM’s Ann MacLean Award

Nominations are now open for the Ann MacLean Award for Outstanding Service by a Woman in
Municipal Politics. It recognizes retired women municipal politicians who have shown exemplary
service to their community and constituents and who have mentored, or are mentoring, women
elected to municipal office, or women who are interested in running. The award is named in
honour of FCM Past President Ann MacLean.

» NOMINATE SOMEONE BY MAY 8

EVENTS

Attending AC2022? The hotel booking deadline is May 2.

We are excited to see you at FCM’s 2022 Annual Conference & Tradeshow. Don’t forget the
reservation deadline for all FCM conference hotels is Monday, May 2. We encourage you to
secure your reservation now to take advantage of the discounted rates. After May 2, hotel
availability and rates will be at the discretion of the hotels. Please visit our website for more
information.  

» TRAVEL & HOTELS

RESOURCES

How mayors and councillors are advancing local climate action

Are you an elected official interested in advancing local climate action? Not sure where to start
or how to overcome challenges related to competing priorities or limited resources? Read our
interview with four climate leaders from across Canada to discover how engaged mayors and
councillors can take action and build climate resilient communities. You’ll learn:

What point communities are starting their climate journeys on
How to overcome common barriers
What climate actions to pursue
And more

» READ THE INTERVIEWS

Guide: Climate action in small and rural communities
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Ready to take action on climate change and reduce greenhouse gas emissions in your small or
rural community? Check out the Small and Rural Communities Climate Action Guidebook,
produced by the Partners for Climate Protection program, delivered by FCM and ICLEI – Local
Governments for Sustainability. Developed specifically with the needs of small and rural
communities in mind, this guidebook can help your community overcome challenges related to
finances or staffing, reduce emissions and improve resident health.

» READ THE GUIDE

FCM IN THE NEWS

Infrastructure and the Federal Budget

Budget 2022 announced changes to the Investing in Canada Infrastructure Program, including
extending the construction deadline as well as a new requirement that provinces and territories
must identify remaining Investing in Canada Infrastructure Program funding priorities by March
31, 2023. The additional flexibility for completing Investing in Canada Infrastructure Program-
funded infrastructure projects is welcome given COVID-related delays, supply shortages and the
need to manage construction timelines. FCM President Joanne Vanderheyden shared her
comments with the National Post. 

» READ THE STORY

LOCAL DATA

Data Literacy Online Boot Camp with Statistics Canada

Statistics Canada’s Data Literacy boot camp has returned! This boot camp is designed to
introduce public servants to a wide range of skills needed to use data effectively in government.
It is tailor-made for people who are new to working with data or need a refresher on the
foundational skills and knowledge you need to begin your data journey. The syllabus follows the
steps of the Data Journey, which is supported by a foundation of stewardship, metadata,
standards and quality.

You’ll be guided through seven bite-sized lessons delivered via email which will include videos,
quizzes, and articles, as well as other hands-on activities and resources.

The boot camp starts on Tuesday, May 3. 

» LEARN MORE AND REGISTER TODAY

FCM TWEETS

Apr 23: If federal and
provincial govts want to
solve Canada's housing
crisis, they must "work
alongside municipalities
instead of bypassing them."

Apr 25: Are you attending
FCM's Annual Conference
#FCM2022AC? Don’t forget
to secure your hotel
reservation now to take
advantage of the

Apr 25: Today, we are
launching the 2nd round of
applications for our
Inclusive Community
Initiatives. See how your
community can get up to
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Read @carolesaab
in @TorontoStar
with some real talk on the
barriers to
#AffordableHousing in
communities.
https://bit.ly/3LdjD35
#CDNmuni

discounted rates. After May
2, availability & rates will be
at the discretion of the
hotels. Details:
https://bit.ly/3kaiJbJ

$10,000 in funding to
support women who want
to run for office and lead:
https://bit.ly/3Kr39Dr

» MORE

24 Clarence Street
Ottawa, Ontario K1N 5P3

T. 613-241-5221 | F. 613-241-7440
fcm.ca
Privacy Policy

© 2022  Federation of Canadian Municipalities
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Issue at a Glance: Municipal Management Internship Program

Investing in the next generation of municipal professionals

View this email in your browser.

About AMCTO | Education & Events | Advocacy & Policy

April 28, 2022

Issue at a Glance:
Municipal Management Internship Program

The Issue at a Glance is a briefing note series that provides local government professionals with
quick, digestible information on a range of key policy matters. Our next Issue focuses on the
Municipal Management Internship Program.

As many of our members know well, for several years, AMCTO administered a highly successful
Municipal Management Internship Program in partnership with the Province. Unfortunately, the
Provincial government cut funding to the program in 2015.

Career pathways are needed to recruit qualified candidates to opportunities within the municipal
sector. An internship program can help bridge the gap between new talent and experienced
administrators, ensuring that opportunities in the municipal sector are met with qualified applicants
ready to take on experienced and leadership level roles.

Our members would like to see:

1. Support for the next generation of municipal leaders to develop skills and valuable work
experience; and

2. A multi-year financial commitment from the Province supporting a municipal internship that
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meets the needs of the municipal sector, administered by AMCTO.

LEARN MORE

If you haven’t done so already, we encourage you to download our Local Government Priorities toolkit
and stay tuned for more Issue at a Glance briefing notes to come!

For more information about our local government priorities, please contact:

Alana Del Greco
Manager, Policy & Government Relations
adelgreco@amcto.com

Charlotte Caza
Policy Advisor
ccaza@amcto.com

AMCTO | The Municipal Experts
2680 Skymark Avenue, Suite 610, Mississauga, Ontario L4W 5L6

Tel: (905) 602-4294
www.amcto.com

Unsubscribe
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