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Information Reports

There are no Information Reports

Early Release Reports

2019-P-** Commissioner of Planning and Economic Development — re: Decision
Meeting Report - Application to Amend the Durham Regional Official
Plan, submitted by Mike Kennedy, to permit the severance of a dwelling
rendered surplus as a result of the consolidation of non-abutting farm
parcels in the Township of Uxbridge, File OPA 2018-003

2019-EDT-** Commissioner of Planning and Economic Development — re: Durham
Region Competitiveness Study

Early release reports will be considered at the January 8, 2019 Planning & Economic
Development Committee meeting.

Staff Correspondence

There is no Staff Correspondence

Durham Municipalities Correspondence

There is no Durham Municipalities Correspondence

Other Municipalities Correspondence/Resolutions

There are no Other Municipalities Correspondence/Resolutions
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Miscellaneous Correspondence

1. Association of Municipalities of Ontario (AMO) — re: Information for Councils —
Developing a Municipal Cannabis Policy Statement

2. Ganaraska Region Conservation Authority (GRCA) — re: emailing Regional Council
unapproved minutes of the November 29, 2018 meeting of the Full Authority of the
Ganaraska Region Conservation Authority

3.  Mark Majchrowski, CAO Kawartha Conservation — re: Writing to the Honorable Rod
Philips, Minister of Environment, Conservation and Parks regarding the ongoing
challenges that face the rural municipalities in providing cost effective water rates to
the community, while meeting Drinking Water Standards

4.  Ministry of the Environment, Conservation and Parks - re: Minister's Annual Report on
Drinking Water 2018

5. Lake Simcoe Region Conservation Authority (LSRCA) — re: LSRCA Annual General
Meeting — Friday, January 25, 2019

6. Toronto and Region Conservation Authority (TRCA) — re: Resolution passed at their
Board of Directors Meeting held on November 30, 2018 in regard to the Trans Canada
Trail Connection — East Duffins Headwaters to Rouge National Urban Park in
Uxbridge

Advisory Committee Minutes

1. Durham Agricultural Advisory Committee (DAAC) minutes — November 4, 2018

Members of Council — Please advise the Regional Clerk at clerks@durham.ca, if you wish
to pull an item from this CIP and include on the next regular agenda of the appropriate
Standing Committee. Items will be added to the agenda if the Regional Clerk is advised by
Wednesday noon the week prior to the meeting, otherwise the item will be included on the
agenda for the next regularly scheduled meeting of the applicable Committee.

Notice regarding collection, use and disclosure of personal information:

Written information (either paper or electronic) that you send to Durham Regional Council
or Committees, including home address, phone numbers and email addresses, will become
part of the public record. If you have any questions about the collection of information,
please contact the Regional Clerk/Director of Legislative Services.
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EARLY RELEASE OF REPORT

The Regional Municipality of Durham

D Report

DURHAM

REGION
To: Planning and Economic Development Committee
From: Commissioner of Planning and Economic Development
Report: #2019-P-**
Date: January 8, 2019
Subject:

Decision Meeting Report

Application to Amend the Durham Regional Official Plan, submitted by Mike Kennedy, to
permit the severance of a dwelling rendered surplus as a result of the consolidation of
non-abutting farm parcels in the Township of Uxbridge, File OPA 2018-003.

Recommendation:

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

A) That Amendment #173 to the Durham Regional Official Plan, to permit the severance
of a dwelling rendered surplus as a result of the consolidation of non-abutting farm
parcels, be adopted as contained in Attachment #3 to Commissioner’s Report #2019-
P-**; and

B) That “Notice of Adoption” be sent to the applicant, the applicant’s agent, the
Township of Uxbridge, the Ministry of Municipal Affairs and Housing, and all other
persons or public bodies who requested notification of this decision.

Report:
1. Purpose

1.1 On June 27, 2018, Clark Consulting Services submitted an application on behalf of
Mike Kennedy to amend the Durham Regional Official Plan (ROP), to permit the
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2.1

severance of a dwelling rendered surplus as a result of the consolidation of non-
abutting farm parcels, in the Township of Uxbridge.

The subject site is municipally known as 11129 Concession Road 6 and is located
on the east side of Concession Road 6, north of Weirs Road, south of Leaskdale
Road and west of Regional Road 1 (refer to Attachment 1). The property is legally
described as Part of Lot 16, Concession 6, geographic former Township of Scott, in
the Township of Uxbridge.

The subject site is generally rectangular in shape, and has access to Concession
Road 6. Itis approximately 30.7 hectares (75.9 acres) in size, of which
approximately 25 hectares (61.8 acres) is being used for cultivation. The subject
site contains some wooded areas, consisting mainly of hedgerows. A residential
dwelling with an accessory structure is located at the western part of the site.

Surrounding land uses include:

North — agricultural lands;
e East — agricultural lands;
e South — agricultural lands; and

e West — Concession Road 6, agricultural lands with a stream and other
associated natural features.

The proposed amendment to the ROP would facilitate the severance of a 0.92
hectare (2.3 acre) parcel with an existing dwelling, retaining a vacant 29.8 hectare
(73.6 acre) farm parcel with horse stables and a riding arena. The proposed retained
parcel will continue to be used for agricultural purposes.

Reports Submitted in Support of the Application

A Planning Justification/Agricultural Assessment Report, prepared by Clark
Consulting Services dated May 29, 2018, has been submitted in support of the
application. The report concludes that the proposed amendment meets the
objectives and requirements of the Provincial Policy Statement, the Greenbelt Plan,
the ROP, and the Township of Uxbridge Official Plan. The consultant has indicated
that associated applications for Zoning By-law Amendment and Land Division will be
forthcoming. The report also concludes the proposed severance will comply with
OMAFRA'’s Minimum Distance Separation requirements. The applicant’s consultant
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advises that the dwelling is not required by a farm employee, and is surplus to the
farm operation.

An Inventory of Land Holdings for Mike Kennedy, prepared by Clark Consulting
Services, was also submitted in support of the application. The inventory includes
two properties owned by Mike Kennedy comprising approximately 73 hectares (180
acres). Both properties are located in the Township of Uxbridge (refer to Attachment
2).

Provincial Policies

The subject site is located within the Protected Countryside of the Greenbelt Plan.
Both the Greenbelt Plan and the Provincial Policy Statement permit the severance of
a residence surplus to a farming operation as a result of farm consolidation,

provided that the planning authority ensures that a residential dwelling is not
permitted on the proposed retained farm lot created by the severance.

Durham Regional Official Plan

The subject site is designated “Prime Agricultural Areas” in the ROP with portions of
the site containing Key Natural Heritage and/or Hydrologic Features (KNHHF).
Severance applications for agricultural uses are considered in accordance with the
relevant policies of Sub-Section 9A of the ROP.

Policy 9.A.2.10 of the ROP permits the severance of a farm dwelling rendered
surplus as a result of a farmer acquiring a non-abutting farm, provided that:

a) the dwelling is not needed for a farm employee;
b) the farm parcel is a size which is viable for farm operations;

c) for sites within the Protected Countryside of the Greenbelt Plan Area, the
dwelling was in existence as of December 16, 2004; and

d) the farm parcel is zoned to prohibit any further severances or the establishment
of any residential dwelling.

The ROP further states that no further severances shall be permitted from the
acquired parcel.
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Planning Analysis

Mike Kennedy owns two agricultural properties in the Township of Uxbridge (Refer to
Attachment #2). There is one dwelling located on each of the two farm properties.
One is occupied by the Kennedy family and the second dwelling is located on the
property which is the subject of this application.

The subject farm parcel contains an existing dwelling not utilized by a farm employee
and has been rendered surplus to the needs of the farm operation. The proposed
retained parcel is an appropriate size that will continue to remain viable for
agricultural production.

The surplus farm residence on the subject site was built prior to 2004 and therefore
the proposed severance complies with the provisions of the PPS, Greenbelt Plan
and the ROP. The severed parcel would be of sufficient size to accommodate the
surplus dwelling and existing private servicing systems.

The proposed Regional Official Plan Amendment requires that a Zoning By-law
Amendment include provisions to prohibit any further severances and/or a new
dwelling to be constructed on the proposed retained parcel.

Public Meeting and Submissions

In accordance with the Planning Act, a notice of public meeting regarding the
application was published in The Uxbridge Times Journal newspaper, mailed to
those who own land within 120 metres (400 feet) of the subject site, and a public
meeting was held on September 5, 2018. Commissioner’s Report #2018-COW-156
provides information on the application.

The Region received one general telephone inquiry in response to the consultation
process.

Consultation

On September 10, 2018, the Township of Uxbridge adopted a resolution supporting
the approval of the subject application. The future required Zoning By-law
Amendment and consent applications will prohibit any further severances and/or a
new dwelling to be constructed on the proposed retained parcel.

The Regional Health Department, Regional Works Department, and the Durham
Agricultural Advisory Committee have no concerns with the application.
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Notice of Meeting

Written notification of the meeting time and location of the Planning and Economic
Development Committee Meeting was sent to all that requested notification, in
accordance with Regional Council procedure.

The recommendation of the Planning and Economic Development Committee is
scheduled to be considered by Regional Council on January 30, 2019. If Council
adopts the proposed Amendment, notice will be given by the Regional Clerk and
Council’s decision will be final unless appealed to the Local Planning Appeal
Tribunal (LPAT).

Conclusion

The proposed application adheres to the policies of the PPS, the Greenbelt Plan and
the ROP. It has been demonstrated that the subject dwelling is surplus to the farm
operation. Future residential development will be prohibited on the retained farm lot
through the inclusion of the proposed zoning restrictions. Furthermore, the proposed
severance of the farm dwelling will be limited to the minimum size needed to
accommodate the retained residential dwelling and will continue to provide a housing
option in the rural area. Accordingly, it is recommended that Amendment #173 to
the ROP, as shown in Attachment #3, be adopted.

Attachments

Attachment #1:  Location Sketch
Attachment #2:  Inventory of Other Land Holdings, Mike Kennedy

Attachment #3: Amendment #173 to the Durham Regional Official Plan

Respectfully submitted,

Original signed by

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

Recommended for Presentation to Committee
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Elaine C. Baxter-Trahair
Chief Administrative Officer
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Attachment 3

Amendment No. 173 to the Durham Regional Official Plan

Purpose:

Location:

Basis:

Amendment:

Implementation:

Interpretation:

The purpose of this Amendment is to permit the severance of a
residential dwelling rendered surplus as a result of the
consolidation of non-abutting farm parcels on lands designated
“Prime Agricultural Areas,” in the Township of Uxbridge.

The subject site is located on the east side of Concession Road 6,
north of Weirs Road, in the Township of Uxbridge. The site is
legally described as Part of Lot 16, Concession 6, geographic
former Township of Scott, in the Township of Uxbridge.

The subject site has been consolidated with the other non-abutting
farm parcel owned by the applicant. The residential dwelling on the
subject site is not required by, and is surplus to, the farm operation.
This amendment complies with the Durham Regional Official Plan,
the Greenbelt Plan, and the Provincial Policy Statement.

The Durham Regional Official Plan is hereby amended by adding
the following policy exception to Section 9A.3.2:

“0A.3.2 tt) A surplus dwelling as severed from the parcel identified
as Assessment Number 18-29-030-005-11400 located
in Part of Lot 16, Concession 6, in the former Township
of Scott, in the Township of Uxbridge, subject to the
inclusion of provisions in the zoning by-law to prohibit
further severances and the construction of any dwelling
on the retained parcel.”

The provisions set forth in the Durham Regional Official Plan
regarding the implementation of the Plan shall apply in regards to
this Amendment.

The provisions set forth in the Durham Regional Official Plan
regarding the interpretation of the Plan shall apply in regards to this
Amendment.



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

D Report

DURHAM

REGION
To: Planning and Economic Development Committee
From: Commissioner of Planning and Economic Development
Report: #2019-EDT-**
Date: January 8, 2019
Subject:

Durham Region Competitiveness Study

Recommendation:
That the Planning and Economic Development Committee recommends:

That this report be received for information.

Report:
1. Background and Purpose

1.1 In anincreasingly competitive regional and global economy, it is important to have
an accurate understanding of the Region’s relative competitive position within the
Greater Golden Horseshoe (GGH) context. Targeted actions can then be taken to
attract jobs, investment, development and growth. To properly gauge Durham’s
competitive position, the Region together with the Durham Economic Development
Partnership (DEDP) retained Watson & Associates Economists Ltd., MDP Insight,
and Cushman & Wakefield, to undertake a comprehensive Competitiveness Study.

1.2 The Study identifies regional, community, and site related factors that influence
Durham’s economic competitiveness. It assesses industrial and office market
conditions and trends, market readiness, and Durham’s relative competitiveness in
key target sectors (i.e., agriculture and agri-business sector; health industries;
digital media; energy, environment, and engineering; and advanced manufacturing).
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2.1

2.2

2.3

The Study also provides a broad assessment of the Region’s employment areas,
analyzes cost competitiveness, and evaluates the feasibility of industrial and office
development within the broader GGH.

The purpose of this report is to highlight the findings of the Study. A presentation
will be provided by the lead consultant at the January 8, 2019 Planning and
Economic Development Committee meeting.

Overview
Context

The Region competes with neighbouring and more distant municipalities to attract
and retain business, and for new office / industrial construction. Having a strong
understanding of Durham’s current competitive position as well as its strengths and
challenges will enable the development of key messaging. Deployment of this key
messaging through a marketing and communications strategy to targeted
investment audiences and stakeholders will more effectively advance job growth in
Durham.

Employment and Development Trends Comparative Assessment

The Study found that from 2011 to 2016, Durham exhibited significantly stronger
rates of employment growth relative to other municipalities in the GGH in the
primary sectors (e.g., agriculture), construction, and transportation and
warehousing. Over the same period however, sectors such manufacturing,
wholesale and retail trade, information and cultural industries, and utilities saw
slower rates of growth.

The following highlights Durham’s industrial and office markets:

a)  Durham has approximately 30 million sq. ft. of industrial gross floor area, or
3% of the Greater Toronto and Hamilton Area (GTHA) total; compared to is
proportional population of 9%;

b)  Industrial net market rents in Durham average $6.04 per sq. ft., marginally
lower than the GTHA average,;

C) Durham’s share of the GTHA major office market is relatively small,
representing 2% of its overall total gross floor area,;

d) Between 2011 and 2017, Durham accounted for about 1% of the GTHA’s
industrial development. Over the same period, the industrial employment
base (i.e., number of jobs) in Durham contracted by 1.4%, while other GTHA
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municipalities including Halton, Hamilton, York, and Peel experienced growth
of between 3 and 8%. Peel accounted for nearly half (47%) of the GTHA
industrial development over that period;

Between 2011 and 2017, over half of new major office development occurred
in the City of Toronto, while 25% was in Peel, 12% in Halton, 11% in York
and 1% in Durham;

Between 2011 and 2016, office growth in Durham was 6.6%, comparable to
Peel (6.8%) but lower than York (13.8%), Halton (11.4%), and Waterloo
(16.0%);

Demand for office space in the GTHA in employment areas is increasingly
single-tenant, and integrated with multi-purpose facilities (e.g., research and
development, training centres, wholesale trade) in campus-type settings; and,
There are growing opportunities for office development in the GTHA within
innovation districts in employment area that have direct synergies with
knowledge-based clusters and educational infrastructure.

Durham’s Competitiveness within the GGH Context

The Study compared Durham to the Regions of York, Peel, Halton, Niagara,
Waterloo, the Cities of Hamilton and Peterborough, and the Counties of
Northumberland and Peterborough. The City of Toronto was not included as a
comparator. The Study made the following observations:

a.

Labour force characteristics

o 64% of Durham’s population aged 25 and older has a post-secondary
degree, which is comparable to the survey average but lower than
Halton (75%) and York (70%).

Transportation and distribution

. Durham’s deep-sea Port of Oshawa is a competitive advantage, but
Hamilton and Halton have the most well-rounded access to major
markets in terms of airport access and overall business travel.

Development and costs

. Durham features some of the lowest employment land prices, utility

costs, and industrial development charges of the surveyed GTHA
municipalities;
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o Durham has 730 ha (1,800 acres) of supply of vacant, serviced "shovel
ready" employment land, however only 150 ha (370 acres) are
"market/shovel ready" and over 530 ha (1,310 acres) are considered not
for sale at this time, with no indication of when they might be for sale.

d. Business support environment

. Durham ranks 3 with respect to business support environments,
ranking highly in terms of its cultural asset offerings (i.e., performing arts
venues) and number of recreation centres. However, Durham scored
low on its restaurant offerings, particularly for fine-dining opportunities.

Industry Sector Competitiveness Profiles

2.5 Durham’s competitive position was then assessed within the context of the five
industry target sectors that were identified in the Durham Region Economic
Development Strategy and Action Plan, 2017-2021.

a. Agriculture and Agri-Business Sector

. Durham ranks 2" in competitiveness in the agri-business sector, behind
Hamilton, as it offers the lowest wages of its comparators in the food
processing sector, and has a strong local port network.

b. Health Industries

o Durham ranks 3" in competitiveness in the health sector by having the
3" largest labour force that can support pharmaceutical manufacturing,
but with slightly higher development costs than Niagara or
Peterborough, and on par with Hamilton.

c. Digital Media

. Durham ranks 4™ in competitiveness in the digital media sector. It ranks
4™ in terms of labour force and business base, and is home to more
digital media businesses than Waterloo. Durham has lower associated
operational costs than York, Peel, Waterloo and Halton, and has
relatively lower costs of entry for digital media start-ups.
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2.8

d. EN3 (Energy, Environment, and Engineering)

o Durham ranks 2" in competitiveness in the EN3 sector primarily by way
of producing approximately 30 per cent of Ontario's electricity. Durham
also has one of the lower office development costs in the GTHA and the
lowest commercial tax rates of its comparator municipalities. The Region
is hindered, however, by being one of the farthest GTHA communities
from a U.S. border crossing.

e. Advanced Manufacturing

. Durham ranks 2" for competitiveness in the advanced manufacturing
sector due to significantly lower development and land costs for serviced
vacant industrial/employment land. However, Durham ranks less
favourably in terms of access to major markets (i.e., the U.S.) given
Durham’s location relative to border crossings and 400-series highways.

Overall, Durham is competitive in its five target sectors. Durham’s strengths include
relatively low industrial and office commercial lease rates, competitive property
taxes for industrial and commercial office development, competitive development
costs, affordable wages for start-up businesses, access to high-quality
infrastructure, strong technical and college-level programming, an emerging
presence of research and innovation assets, and a high quality of place.

Durham’s competitive shortcomings include:

a. A small share of the emerging skilled workforce (lower than Halton and York);

b. Limited availability of transportation and logistics services;

c. Longer import and export lead times due to distance from international border
crossings;

d. Distance to Pearson airport and lack of alternative cargo opportunities on the
east side of the GTHA; and

e. Average general logistics industry performance compared to York and Peel.

Employment Area Competitive Assessment

Durham’s major employment areas were also assessed. The observations reveal
that while the Region has a relatively large supply of designated vacant
employment land, the market choice for serviced and shovel-ready employment
land is more limited, particularly in northern Durham (except for the Scugog
Industrial Park). However, Durham’s supply of shovel-ready employment land is
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expected to improve significantly over the medium term, with new employment
areas becoming development-ready along the Highway 407 corridor.

Cost Competitiveness and Financial Feasibility Analysis

The Study examined cost competitiveness, economic viability, and investment
potential of industrial and office development within Durham through a series of pro-
forma financial analyses. Overall, the findings indicate that Durham’s municipalities
are cost competitive with surveyed comparators in the GTHA with respect to
industrial and office development. However, Durham’s municipalities are similar or
less cost competitive than the GGH “Outer Ring” municipalities, most notably
Brantford and Peterborough, in terms of industrial development.

With respect to market feasibility, most Durham municipalities are competitive in the
industrial sector, while office development feasibility in Durham is generally
unfavourable to developers due to relatively low market rents.

Conclusion and Next Steps

The Competitiveness Study identifies Durham Region’s key competitiveness
differentiators when compared to the GGH. These key differentiators include:low
employment land prices and industrial development charges; an excellent business
support environment comprising cultural asset offerings and recreation centres; and
exceptional sector competitiveness particularly in Agri-Business, Health Science,
EN3 and Manufacturing.

A cost-competitive business environment is critical to enabling business investment,
expansion, and job growth. In this respect, Durham offers strong value and
competitiveness. Notwithstanding, the Study identifies lower-than-average industrial
and office construction rates, citing potential contributing barriers. In order to enable
stronger growth in new construction and attract business investment and expansion
within our highly competitive priority sectors, Durham will need to implement a
domestic marketing and communications strategy to articulate the Region’s
competitiveness and value proposition among key GGH audiences.

3.3 The competitive attributes identified in the Study will be used to craft marketing

messaging and be communicated to GGH Realtors, industrial developers,
commercial and office developers, media, and stakeholders such as GGH
chambers and boards of trade.
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3.5

The competitiveness attributes within our key priority sectors will be marketed to
targeted private sector audiences in the GGH to promote awareness and
understanding, with the purpose of instigating consideration during business
expansion or relocation decisions.

Key statistics regarding Durham’s competitiveness in priority sectors will be used in
the continuing development of marketing messaging and materials for foreign direct
investment attraction.

3.6 Durham Region remains a competitive and attractive place to invest, and our value

3.7

proposition can be enhanced and reinforced by the findings of this Study. Durham
Region’s domestic communications and marketing strategy will build awareness
among key audiences that Durham is the right place for a bright future.

This report and the Durham Region Competitiveness Study has been forwarded to
the area municipalities, all members of the Durham Economic Development
Partnership and key stakeholders who participated in the Study.

Attachments

Attachment #1:  Durham Region Competitiveness Study

Respectfully submitted,

Original signed by

Brian E. Bridgeman, MCIP, RPP
Commissioner of Planning and
Economic Development
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Executive Summary

Context

Watson & Associates Economists Ltd. (Watson), in association with MDB Insight (MDB)
and Cushman & Wakefield, were retained by the Region of Durham and the Durham
Economic Development Partnership (DEDP) to undertake a Competitiveness Study.

The intent of this study is to provide the Region of Durham and the DEDP with a
comprehensive assessment of current industrial and office market conditions and
trends, market readiness and competitiveness, and relative competitiveness in key
target industry sectors. The study also provides an assessment of the Region’s
Employment Areas and presents a cost competitiveness and feasibility analysis of
industrial and office development within the broader Greater Golden Horseshoe
(G.G.H.) context.

Municipalities compete directly for business attraction with other communities in their
respective regional market areas and beyond. This is particularly true for “export-
based” sectors in the industrial and knowledge-based sectors which are largely
accommodated in Employment Areas. Municipalities have a role to play in promoting
economic growth by ensuring that they are “business investment ready” and
‘competitive.” In an increasingly competitive macro environment, municipalities need to
better position themselves to capitalize on the economic potential and opportunities that
exist within the “new economy.”

In the highly competitive regional market, there are a number of comparable
municipalities with which Durham Region and its local municipalities compete for
“export-based” business attraction and retention. Durham Region’s most immediate
competition within the industrial sector includes Peel Region, York Region, Halton
Region, and the City of Hamilton. Durham Region also competes in the industrial sector
against communities in the G.G.H. “Outer Ring,” such as the Cities of Peterborough and
Guelph, Counties of Peterborough and Northumberland, and Regions of Waterloo and
Niagara. Within the office market, Durham Region competes most directly with
municipalities within the Greater Toronto and Hamilton Area (G.T.H.A.). This includes
municipalities in Peel Region (i.e. Mississauga and Brampton), South York Region (i.e.
Vaughan, Richmond Hill and Markham), South Halton Region (i.e. Oakville and
Burlington), the City of Hamilton and Waterloo Region.

Durham Competitivene
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Having a comprehensive understanding of Durham’s competitive position compared to
other communities in the surrounding market area is a fundamental aspect of economic
development. Municipal competitiveness can be assessed through a range of macro-
and micro-level factors. This includes regional, community and site level factors specific
to the municipality and those over which Durham Region has some influence or control.

Regional Employment and Development Growth Trends

Ultimately, the aggregate indicators of the G.T.H.A.'s and Durham Region’s economic
performance are determined in large measure by the competitiveness of their industry
clusters. This study included an assessment of recent employment growth by sector,
and industrial and major office development trends in the G.T.H.A. within a Durham
context.

Over the 2011 to 2016 period, Durham’s employment base expanded by 4.0%, a
moderately lower rate of growth than the G.T.H.A, which experienced a 6.4% expansion
over the same period. Over this period, industrial employment growth in Durham
contracted marginally. In comparison, services-producing sectors in Durham including
office, retail and institutional employment experienced moderate growth over the same
time period.

A number of industry sectors in Durham has exhibited relatively strong employment
growth over the 2011 to 2016 period. These include primary sectors (e.g. agriculture),
construction, transportation and warehousing, professional, scientific and technical
services, and accommodation and food services. Over the same period, Durham
Region has seen a significantly slower rate of employment growth within manufacturing,
real estate and rental and leasing, wholesale trade, retail trade, information and cultural
industries, and utilities, when compared to the rest of the G.G.H.

The G.T.H.A'’s industrial and office commercial development markets are significant,
with the third and sixth largest inventories, respectively, in North America. Durham's
share of the G.T.H.A. industrial building space inventory is approximately 3% while its
share of the regional office space market is 2%.

Industrial building development in the G.T.H.A. has averaged 4.7 million sq.ft. of G.F.A.
annually over the past decade. Industrial development has been largely oriented to
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large-scale industrial buildings housing wholesale trade, transportation/warehousing
and multi-tenant industrial condominiums, accommodating a range of industrial and
non-industrial uses. Over the 2011 to 2017 period, Durham Region has accommodated
1% of the G.T.H.A.'s industrial development activity. Coinciding with the increase in
industrial development activity since 2010, vacancy rates have gradually declined to
relatively low levels in both Durham and the G.T.H.A., indicalive of a market which is
facing supply challenges.

Over the past decade, major office development activity in the G.T.H.A. has averaged
1.9 million sq.ft. per year. Over the 2011 to 2017 period, approximately 1% of new
major office development in the G.T.H.A. was accommodated in Durham Region.

Historically, the vast majority of suburban office development has been accommodated
within Employment Areas; however, market prospects for conventional standalone
suburban office development within Employment Areas is gradually diminishing, as
demand shifts to more urban environments, such as downtown Toronto. Demand for
office space within Employment Areas is increasingly single-tenant and integrated with
multi-purpose facilities (e.g. R&D, training centres, wholesale trade) often in campus-
type settings. Further, there are growing opportunities for office development within
innovation districts located on employment lands that have direct synergies with
knowledge-based clusters and educational infrastructure.

Durham Region Competitiveness within the G.G.H. Context

There are a number of broad comparative factors that companies in most economic
sectors will look at when considering location decisions and evaluating the
competitiveness of a location. These factors include the following:

e Labour force;

e Local industry;

e Transportation and distribution;

o Development and costs;

e Business support environment; and
¢ Quality of place.
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Based on the comparison of the surveyed upper/single-tier municipalities in the G.G.H.,
a number of observations can be drawn with respect to Durham Region’s competitive
position.

Durham Region has a relatively high concentration of working-age population and has a
highly skilled labour force that is well suited for knowledge-based sectors. The Region
also offers a relatively high quality of life which is an increasingly important attribute for
both employers and employees. Further, the Region ranks favourably with respect to
business support.

The Region offers competitive serviced employment land costs and development
charge rates which makes it attractive for new industrial and office development.
Durham Region also has a relatively large supply of designated and shovel-ready
employment land compared to other upper/single-tier municipalities in the G.T.H.A.

While Durham Region is centrally located in the G.G.H., the Region’s access to markets
in Central Canada and the northeastern United States, and its access to a range of
transportation and distribution networks, is generally less favourable than other G.T.H.A
municipalities and G.G.H. municipalities located to the west and south. Durham Region
ranks in the middle with respect to non-residential property tax rates and utilities’ costs,
which heavily influences the operating cost environment for businesses.

Industry Sector Competitiveness

At both the regional and local levels, location requirements of industry can vary
considerably depending on the nature of the industry sector. The relative importance of
these attributes is evolving in response to structural changes in the macro-economy

~which is impacting industrial and office development patterns within the G.G.H. and
more broadly in Ontario. While the cost of development and access/proximity to major
infrastructure have historically weighed heavily on business location decision making,
the relative weighting of factors is beginning to shift. Quality factors are becoming
increasingly important in business location decision making. This is particularly
apparent in knowledge-based sectors.

With respect to industrial development, industrial activity is increasingly centred on
production processes that are time-sensitive, driven by just-in-time manufacturing, e-
commerce and an increasingly globalized environment. As a result, the location and
site requirements within the industrial sector continue to evolve. For the Goods
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Movement sector, a major growth sector, the growing inter-dependence of companies
and their suppliers continues to increase the importance of this integrated business
process through various modes of transportation. In turn, this drives the need for more,
bigger and better-located warehouses and logistics facilities. As such, large flexible
tracts of land are required for large warehouses, storage yards and future expansion.
Locational requirements are typically focused on direct access to distribution channels.
This means that access to transportation infrastructure is critical, including access to
400-series highways and intermodal facilities. Given that these facilities tend to be
land-extensive, competitive land costs are also an important consideration in site
selection.

With an increasing emphasis on the "knowledge-based” and/or “creative class”
economy, office development is becoming an increasingly dominant built form. Within
the office sector, office development patterns are evolving in response to needs of office
tenants. Office tenants are increasingly looking for access/proximity to high-order
transit and services/amenities, as well as environments that feature mixed-use
development and offer opportunities for live/work. While development and operating
costs influence location decisions for office development, they are typically of less
importance than some of the other factors identified above.

Durham Region's relative competitive position against comparator G.G.H. upper/single-
tier municipalities within the context of five key industry targets sectors was examined,
including:

e Agri-business (food processing),

e Health Industries;

e |T (Digital Media);

o ENB3 (Energy, Environment and Engineering); and
e Advanced Manufacturing.

The following summarizes Durham Region’s performance on a range of indicators
aimed at establishing the competitiveness of the Region for investment in its target
sectors.

Durham Competit
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Agri-business (Food Processing)

Durham ranks second of the seven municipalities assessed, in terms of competitiveness
in the agri-business sector, behind the City of Hamilton. Durham Region's competitive
advantages include development and operating costs for prototypical food processing
facilities and its business support environment. These factors had Durham Region
score in the top three of the municipalities surveyed.

The competitive disadvantages identified were Durham Region’s proximity to global
markets, in particular trucking distances to major U.S. markets. Comparatively, Durham
Region is located approximately 50 to 100 km further to these markets than Halton
Region (ranks first for agri-business opportunities based on market proximity) and York
Region (ranks first for its industry strength). York and Halton Regions are also in closer
proximity to the Ontario Food Terminal and G.G.H. intermodal terminals.

One advantage unique to Durham Region is its proximity to two marine ports, including
the Port of Oshawa. Only the Ports of Hamilton and Toronto handle more agricultural
products than the Port of Oshawa.

Health Industries

In terms of competitiveness in the health industries sector, Durham Region ranks third
of the seven municipalities surveyed, behind Hamilton and Niagara, and slightly ahead
of Peel and York Regions. Durham Region’'s competitive advantage is its business
support environment, in particular, the research labs and post-secondary programs that
are revolutionizing the industry. The Pharmaceutical Chemistry specialization program
at the University of Ontario Institute of Technology (U.O.1.T.) is one of the top-ranking
programs in the country.

The competitive disadvantage was Durham Region’s existing business base of health
industries. Unlike Peel Region and York Region that have a well-established
pharmaceutical manufacturing cluster, only 8% of all health industries are in the
pharmaceutical manufacturing industry. Peel Region and York Region both have over
30% of all health industries in those fields.
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IT (Digital Media)

Durham Region ranks 4" of the seven comparator municipalities in terms of
competitiveness in the digital media sector. Durham’s competitive advantages lie in its
cost-competitive labour, talent pool emerging from key institutions such as U.O.1.T.,
affordable desk and office space, and a network of co-working spaces.

The analysis indicates that the competitiveness difference between the top five ranking
municipalities is relatively small. This suggests that, overall, the G.T.H.A. offers a
competitive environment for digital media growth. The only slight competitive
disadvantage Durham Region has is in its industry strength. Both York Region and
Peel Region have over triple the business size and existing labour pool.

EN3 (Energy, Environment and Engineering)

Durham Region ranked second of the seven comparator municipalities in terms of
competitiveness in the EN3 sector. Durham Region’s competitive advantages lie in its
labour force pool, strength of its local industry cluster and development and related
costs. Durham Region's post-secondary schools also provide several programs related
to the sector.

Advanced Manufacturing

Durham Region ranked 2nd of the seven comparator municipalities with respect to
competitiveness in the advanced manufacturing sector. Durham Region's competitive
advantages lie in its local supply chain, the cost-competitiveness of its development,
property taxes, and the strength of its business environment from available incentives
and accelerator funds to local research centres, such as the Automotive Céntre of
Excellence.

Durham Region's competitive disadvantage is its proximity to major U.S. markets,
comparatively; it is one of the furthest away from a U.S. border crossing (although the
deep-water port in Oshawa provides a slight advantage). Durham Region’s cluster of
advanced manufacturing industries is predominantly located in Pickering, Whitby and
Oshawa, close to Toronto and is in direct competition with Markham, the third largest
manufacturing cluster in the G.T.A., second to Vaughan and Mississauga.
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While the initial competitiveness analysis completed for each sector is an important
exercise and necessary first step to identifying the best options for economic
improvement, there is a need to dig deeper to determine Durham Region’s competitive
advantages and disadvantages for future investment attraction and development within
the Region.

Competitive advantages and disadvantages are different than strengths and
weaknesses. Strengths and weaknesses may be common to Durham Region as well
as its competitors, while competitive advantages and disadvantages will differentiate the
Region from its competitors. Durham Region has a better chance of continued success
if it can target its economic development activities to promote the advantages that are
valued by its target sectors. Competitive advantages form the centre for Durham
Region’s unigue value proposition — the "wow” factor that will motivate potential
investors to take a closer look.

Competitive disadvantages are those elements that the community needs to help fix (or
become less of an obstacle) if they are critical to investment attraction and marketing
efforts in specific target sectors. Competitive disadvantages can be ignored as long as
there is agreement not to try and pursue investment that will find those qualities a
challenge. In the case of Durham Region’s competitiveness, competitive disadvantages
will be prioritized given their relative influence over location decisions in each of the
target sectors.

Competitive advantages are rooted in the strengths of a particular region. Though
those strengths positively influence investment in an area, they may be shared by other
communities and, as such, do little to truly differentiate the community for the purposes
of investment attraction. The competitiveness profiles outlined several areas where
Durham Region has strength as a potential investment location:

e Relatively low industrial and office commercial lease rates;

o Competitive property taxes for industrial and commercial office development;

o Competitive development costs;

o Affordable wages for start-up businesses;

¢ Access to high quality infrastructure;

e Strong technical and college level programming, aligned with local labour market;
*» Emerging presence of research and innovation assets; and

o High quality of place.
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As with competitive advantages, competitive disadvantages are rooted in the
weaknesses of a region. Some weaknesses, if shared among multiple competitors may
not prominently influence investment. It is the competitive disadvantages — those areas
where the characteristics of the weakness in the community differentiate it from other
areas — that potentially have the most influence over investment decisions. The
competitiveness profiles outlined identified several weaknesses:

e Small share of emerging skilled workforce (i.e. 25 to 34 years old);

e Limited availability of transportation and logistics services (outside of the Port of
Oshawa, Durham Region does not have an intermodal terminal or airport);

e Longer import and export lead times than comparators; and

e Average general logistics industry performance when compared to York Region
and Peel Region.

Overall, comparatively, Durham Region was ranked as one of the more competitive
regions in the G.G.H. when it comes to investment in the five sectors. Its competitive
advantages are well suited for increased investment in the agricultural/agri-food sector
(food processing), digital media sector, and the EN3 industry. Its competitive
disadvantages do limit its investment opportunities in health industries and advanced
manufacturing when compared to other G.T.H.A. locations that tend to have larger
established clusters and supply chains in these sectors.

Durham Region’s Employment Areas Competitive Assessment

Durham Region’s Employment Areas are an integral part of the Region’s economic
development potential. The Region's designated employment lands accommodate a
broad range of industrial and office uses and, to a more limited extent, commercial and
institutional uses, including employment-supportive uses. A major factor in the future
competitiveness of Durham Region’s economic base is dependent, in part, on the
attributes of its Employment Areas. Key Employment Areas within the broader regional
market are explored herein to better understand Durham Region's relative competitive
position with respect to employment land development.

A maijor factor in the future competitiveness of Durham Region’s economic base is the
supply and quality of vacant lands to accommodate industrial and office development
within its Employment Areas. Key observations include the following:

Durham Cr
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o Of the Region's vacant employment land inventory, 29% (923 net ha) has
Regional servicing while the remaining 71% (2,223 net ha) is unserviced,;

o Many older Employment Areas in South Durham along the Highway 401 corridor
are approaching buildout, including Pickering West, Ajax West, Whitby South,
Oshawa Southwest and Oshawa Southeast;

e The largest supply of serviced vacant designated employment lands within South
Durham is located in Ajax East (largely within the Caruthers Creek Business
Park) and in Clarington (Bowmanville East and Clarington Energy and
Technology Park);

e Within North Durham, the supply of existing vacant employment lands is limited,
with the exception of the Scugog Industrial Park in Scugog;

e Overall, Durham Region has a sufficient supply of short-term serviced vacant
employment lands, but there is a limited shovel-ready supply in Oshawa, Whitby
and Pickering; and

e The Region’s planned Employment Areas, concentrated along the Highway 407
corridor, offer significant longer-term development opportunities. This includes
the Pickering Innovation Corridor in Seaton (600 net ha), West/North Whitby (590
net ha) and North Oshawa (345 net ha).

All Employment Areas in South Durham are in proximity to 400-series highways and are
located along the Highway 401 and 407 corridors or along Highway 412. Employment
Areas in North Durham are located along provincial highways (e.g. Highway 12) or
along major regional roadways.

Durham Region’s Employment Areas generally provide very good or excellent vehicular
circulation and access, and they are well-designed for heavy truck traffic. This includes
major arterial roadways that bound or intersect the parks with arterial roads connected
to major highways without impeding on residential land uses.

Durham offers a number of active Employment Areas that are highly marketable;
however, the market choice of shovel-ready employment lands that are “market ready”
is somewhat limited. Durham does offer significant employment lands development
opportunities to accommeodate growth over the medium and longer term. This includes
strong market potential along the Highway 407 corridor in Pickering, Whitby and
Oshawa.

Watson & Associates Economists Ltd. PAGE x

Durham Competitivenass Study



7

Within the broader G.G.H. market, there are a number of key existing and planned
Employment Areas that are highly marketable which will pose direct competition for
Durham over the coming decades.

Detailed Cost Competitiveness and Financial Feasibility Analysis

One factor influencing business decisions on where to locate industrial and office
development is the cost competitiveness (both capital investment and operating costs)
of the development in relation to the market demand and potential return on investment.
Further, it is critical that the revenue generation potential of a development be assessed
with corresponding capital and operating costs through a cost benefit analysis, using a
cost-based approach, to evaluate the economic attractiveness of the development.

The cost competitiveness, economic viability and investment potential of industrial and
office development within Durham Region was examined through a series of pro-forma
financial analyses. This is presented through the assessment of the feasibility of
constructing and operating various prototypical industrial and office developments within
each of Durham Region’s local municipalities in relation to select comparator
municipalities within the G.G.H.

For the purposes of this exercise, four general industrial developments, including a
75,000 sq.ft., 150,000 sq.ft., 300,000 sq.ft., and 750,000 sq.ft. industrial building, were
examined. The analysis also considered two major office developments (a 150,000
sq.ft. Class A conventional multi-storey office building and a 150,000 sq.ft. flex office
building). The prototypical buildings reflect suburban-type developments with surface
parking accommodated on employment lands.

The cost competitiveness of the select prototypical development was completed through
the compilation of total development cost across the comparator municipalities and
ilustrates the impact of operating cost components (reflecting property taxes) on total
costs on an annualized basis. Utilizing the capital and operating costs identified above,
along with potential revenue streams determined by current average net market rents
(per sq.ft.), a residual land value analysis was also prepared.

The following provides a summary of annualized costs and feasibility analysis for the
prototypical non-residential developments within Durham Region’s local municipalities
and the surveyed comparator municipalities.
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Industrial Cost of Development

Annualized cost of industrial development (expressed in dollars per sq.ft.) is
highest for a 75,000 sq.ft. building, ranging between $8.66 and $17.75 per sq.ft.,
and lowest for a 750,000 sq.ft. building, ranging between $7.15 and $14.83 per
sq.ft.;

Cost of development (on a square foot basis) for industrial development
generally declines as building size increases, due to a lower construction cost
per sq.ft. and higher land utilization (higher coverage); and

Durham Region municipalities are cost competitive for industrial development,
with costs notably lower than West G.T.H.A. municipalities in Peel and Halton
Regions, and the North G.T.H.A. communities of Vaughan, Richmond Hill,
Markham, Aurora and Newmarket. Durham Region municipalities, however, are
similar or less cost competitive than the G.G.H. “Outer Ring" municipalities, most
notably Brantford and Peterborough, which have the lowest cost of industrial
development of the municipalities surveyed.

Office Cost of Development

Annualized cost of office development (expressed in dollars per sq.ft.) for a
150,000 sq.ft. major office building ranges between $17.72 and $26.40 per sq.ft.;
In comparison, the annualized cost for a 150,000 sq.ft. flex office building ranges
between $15.17 and $30.47 per sq.ft., notably lower than for the Class A office
buildings due to lower construction costs;

Of the municipalities surveyed, Richmond Hill has the highest construction
annualized cost of development for office buildings, followed by Mississauga,
Brampton, Oakville, Markham, Vaughan, Hamilton and Burlington, which is
largely due to the high cost of land; and

Durham Region municipalities offer among the lowest annualized cost for office
development of the municipalities surveyed, comparable to the City of Waterloo.

Industrial Development Feasibility Analysis

Despite the relative favourable industrial market rents, some challenges remain
with respect to the financial feasibility of industrial development in the G.T.H.A.
and broader G.G.H,;

Watso
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e Development of smaller industrial buildings (i.e. less than 150,000 sq.ft.) is
generally not financially viable throughout the markets surveyed, due to higher
costs of construction on a square foot basis;

e The feasibility of larger industrial developments is more favourable; and

e The feasibility for larger industrial development is strongest in G.G.H. "Outer
Ring” municipalities, as well as northern York Region, North Durham (Scugog,
Uxbridge), Whitby, Oshawa, Clarington and Pickering; comparatively, the
feasibility of industrial development in Ajax and Brock Township is less
favourable.

Office Development Feasibility Analysis

o Relative to industrial development, office development is generally more
financially viable in core G.T.H.A. markets than industrial development;

¢ In most markets surveyed, the financial feasibility of office development under a
rental revenue scenario is highly favourable;

o Market conditions for office development are most favourable in Waterloo,
Burlington, Oakville, Markham, Mississauga, Vaughan, and Brampton; and

e The feasibility for major office development in Oshawa, Whitby, Pickering, Ajax
and Hamilton is relatively unfavourable due to comparatively low market rents.

Overall, Durham Region municipalities are cost competitive with comparator
municipalities surveyed in the G.T.H.A. with respect to industrial and office
development. Having said that, many G.G.H. "Outer Ring” communities are more cost
competitive for industrial development than Durham Region.

With respect to market feasibility, most Durham municipalities, including Whitby,
Oshawa, Clarington, Scugog and Uxbridge, are competitive in the industrial sector,
while office development feasibility is generally unfavourable in Durham due to relatively
low market rents.

Conclusions

In many respects, Durham Region's long-term economic growth potential is largely tied
to the success of the G.T.H.A. and G.G.H. as a whole. As such, a key driver of Durham
Region's future economic potential is its geographic location within the G.G.H. — one of
the fastest growing City/Regions in North America. While the G.G.H. is a highly
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competitive region and the broader long-term employment and development outlook is
positive, Durham Region competes directly for industrial and office development with
other locations in the G.T.H.A. and G.G.H. “Outer Ring” municipalities. Municipal
competitiveness is typically driven by a broad range of hard and soft factors at the
regional, local and site levels, which can strongly influence business location decisions
both for new development and expansion.

A factor influencing business decisions on where to locate is the cost competitiveness
(both capital investment and operating costs) of the development in relation to market
demand and potential return on investment. Industrial and office development and
operating costs in Durham Region municipalities are cost competitive relative to
comparator G.T.H.A. municipalities. Notwithstanding this, it is important to also
consider that Durham Region's relative cost competitiveness is less favourable when
compared to other surrounding municipalities throughout the G.G.H. “Outer Ring.” With
respect to market feasibility, industrial and office developments in Durham Region are
generally less favourable than many other surveyed municipalities in the broader
market, due to lower net market rents.

The competitiveness of Durham Region's export-based economy is also partly
determined by the availability and quality of its developable employment lands. While
the Region has a relatively large supply of designated vacant employment lands, the
supply of serviced and shovel-ready employment lands is more limited. The Region’s
supply of shovel-ready employment lands is expected to improve significantly over the
medium term, with new Employment Areas becoming development ready along the
Highway 407 corridor, which will greatly benefit the competitive position of South
Durham. North Durham, however, has more limited opportunities for employment lands
development.

The supply of vacant employment lands across the G.T.H.A is steadily diminishing for a
number of the larger, more mature urban municipalities in this area, which continues to
generate outward development pressures across the G.G.H, including Durham Region.
Over time, Durham Region’s competitive position with respect to market choice of
employment lands is expected to continue to improve.

Access to transportation infrastructure is also a major factor in shaping non-residential
development patterns and business location decisions across the G.G.H. The
extension of Highway 407 has greatly improved accessibility within Durham Region; as

Watson & Associates Economists Ltd. PAGE xiv
=rnass Study

Durham Comgpetitive



7

well, it provides connectivity to Employment Areas situated along this corridor. The
completion of the Highway 407 extension to Highway 35/115 and the Highway 418
connector between Highways 401 and 407 will enhanced transportation network
connections and the Region’'s competitiveness further.

While Durham Region has strong access to 400-series highways, water ports, a labour
force pool and post-secondary institutions, the Region’s location is less favourable with
respect to proximity to intermodal facilities, major airports and key major markets in
northeast North America, than other G.T.H.A. municipalities.

Quality of life is a factor influencing the residential location decisions of individuals and
their families. It is also a factor considered by companies in relocation decisions.
Durham Region has a reputation for being a vibrant, growing, affordable, low-crime
location in which to live in Ontario, with access to a wide range of recreational
opportunities. Talent attraction and retention will be a key issue in Durham Region's
competitiveness going forward. A factor in the Region’s economic growth, therefore,
will be the extent to which it can develop “quality of life” enhancements to appeal to
mobile young talent, while not detracting from its attractiveness for other population
segments.

Durham Region ranks as one of the more competitive upper/single-tier municipalities in
the G.G.H. with respect to investment in the five industry sectors profiled — agri-
business, health industries, digital media, EN3 and advanced manufacturing. Its
competitive advantages are well suited for increased investment in the agricultural/agri-
food sector (food processing), digital media sector, and the EN3 industry. Its
competitive disadvantages do limit its investment opportunities in health industries and
advanced manufacturing when compared to other G.T.H.A. municipalities that tend to
have larger established clusters and supply chains in these sectors.

Based on the analysis contained herein, the Region of Durham is well-positioned to
capture a significant share of G.G.H.-wide industrial and office development growth
potential, including that specific to the five target industry sectors profiled herein. It is
important to acknowledge, however, that from a provincial standpoint Durham Region
will compete not only with G.T.H.A. municipalities but increasingly with the surrounding
G.G.H. "Outer-Ring.” In order to maintain and enhance its economic competitiveness,
the Region must continue to be innovative and pro-active in its efforts to attract and
market future development.
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1. Introduction

1.1 Terms of Reference

Watson & Associates Economists Ltd. (Watson), in association with MDB Insight (MDB)
and Cushman & Wakefield, were retained by the Region of Durham and the Durham
Economic Development Partnership (DEDP) to undertake a Competitiveness Study.

Market competitiveness is typically driven by a broad range of factors which can
strongly influence business location decisions, both for new development and
expansion. Recognizing the evolving nature of the economy and planning requirements
for today's industries, this study explores Durham Region’s municipal development
competitiveness within the context of a broad range of regional, community and site
level factors. This includes access to transportation infrastructure, access to labour and
employment markets, supply and market choice of employment lands development
opportunities, cost structure of the business environment, and quality of life factors.

The intent of this study is to provide the Region of Durham and the DEDP with a
comprehensive assessment of current industrial and office market conditions and
trends, market readiness and competitiveness, and relative competitiveness in key
target industry sectors. The study also provides an assessment of the Region's
Employment Areas and presents a cost competitiveness and feasibility analysis of
industrial and office development within the broader Greater Golden Horseshoe
(G.G.H.) context.

1.2 Context

Municipalities compete directly for business attraction with other communities in their
respective regional market areas and beyond. This is particularly true for “export-
based” sectors in the industrial and knowledge-based sectors which are largely
accommodated in Employment Areas. Municipalities have a role to play in promoting
economic growth by ensuring that they are "business investment ready” and
‘competitive.” In an increasingly competitive macro environment, municipalities need to
better position themselves to capitalize on the economic potential and opportunities that
exist within the “new economy.”

Watson & Associates Economists Ltd. PAGE 1

Durham Cempetitiveness Study



4

Having a comprehensive understanding of a municipality’'s competitive position
compared to other communities in the surrounding market area is a fundamental aspect
of economic development. One of the challenges in addressing municipal
competitiveness is the range of factors to consider, as illustrated in Figure 1. This
includes a range of "hard” and “soft” factors. Many competitiveness factors are
national/provincial in nature on which Durham Region has limited influence. This
includes such factors as the regulatory environment, dollar exchange rate, corporate
taxation, and labour costs.

There are, however, a range of regional, community and site level factors specific to the
municipality and ones over which Durham Region has some influence or control.

Figure 1: Municipal Competitiveness Factors

National/Provincial Level Regional Level

‘Regulatory environment -
' Financial system (interest rates, dollar
. _exchange rate) ;
- Corporate taxation
Political stability
'» Labour costs (wage rates, benefits)
‘Health and education system

Local industry clusters

Accés_s to markets/customers

Access to Regional labour force pool
Quality of infrastructure and distribution
networks Fos

Utility costs (electricity, heating, water)

Community Level Site Level

Locational attributes

Major infrastructure access (major
highways, intermodal facilities, airports,
transit, communications)

Local labour force

Development opportunities
Development costs (land prices,

Availability of developable industrial and
commercial lands

Investment readiness of Employment
Areas

Quality and suitability of building space
Access/circulation

Development standard

development charges)

Operating costs (property taxes, utilities)
Market rents and availability of building
space

Quality of life

Housing market choice and affordability
Culture and diversity

Regional Level Factors

Durham Region is part of the Greater Toronto and Hamilton Area (G.T.H.A.) which is
located within one of the fastest growing Cities/Regions in North America, known as the
Greater Golden Horseshoe (G.G.H.). The G.G.H. represents an economic powerhouse
in Ontario and the center of a large portion of economic activity in Canada.

Watson & Assoqia_tes Economists Ltd. PAGE 2
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With a robust economy and diverse mix of export-based employment clusters, the
G.G.H. is highly attractive on an international and national level to new businesses and
investors as a world class “City/Region.” In turn, this continues to support strong
G.G.H. population growth levels largely driven by international and inter-provincial net
migration. Notwithstanding the success of the G.G.H., global competition for business
development and investments is becoming increasingly intense in today's “new
economy.”

In many respects Durham Region’s long-term economic growth potential is largely tied
to the success of the Greater Golden Horseshoe (G.G.H.) as a whole. Collectively, the
population for the entire G.G.H. is forecast to increase from 9.0 million in 2011 to 13.5
million in 2041 while the employment base is forecast to increase from 4.5 million in
2011 to 6.3 million in 2041." This represents a population increase of 4.4 million people
(148,000 annually) and an employment increase of 1.8 million (60,000 annually). This
is a substantial increase in population and employment relative to other North American
metropolitan regions of comparable population.

The strength of the broader regional G.G.H. economy and growth potential presents a
tremendous opportunity for Durham Region’s economy.

Community and Site Level Factors

Durham Region is located within proximity to a number of large urban/suburban and
rural municipalities with which it competes directly for business attraction and
investment. All of these municipalities generally offer regional attributes which largely
appeal to prospective international and local firms. Hence, community level factors can
strongly influence business location decisions, both for new development and
expansion. Market competitiveness is typically influenced by the following broad
community level criteria:

e “Hard” factors — development costs (e.g. land costs, construction costs) and
operating costs (e.g. property taxes, utilities’ costs); and

" Based on 2011 population and employment data derived from Greater Golden
Horseshoe Growth Forecasts to 2041 — Technical Report (November 2012) Addendum
by Hemson Consulting Ltd.; 2041 population and employment forecasts are based on
the Growth Plan for the Greater Golden Horseshoe, 2017.

Watson & Associates Economists Ltd. PAGE 3
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o "Soft” factors - proximity and access to major infrastructure; labour force; access
to post-secondary institutions; availability of developable land, quality of life.

In addition to the location factors discussed above, location preferences at the
Employment Area level or local site level are largely influenced by:

o the market choice of developable land in terms of site size, configuration, access,
zoning, surrounding land uses and future expansion potential;

o the quality and suitability of the vacant building space inventory; and

o the character of the Employment Area and compatibility with surrounding land
uses.

The industrial and office market is strongly influenced by these selection factors —
investors typically have a broad geography to select from. This is examined in detail
within the Durham context herein.

Watson & Associates Economists Ltd. PAGE 4
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2. G.G.H. and Durham Region Employment and
Development Trends Comparative Assessment

2.1 Industry Clusters within the G.T.H.A. and Durham
Region

Ultimately, the aggregate indicators of the G.T.H.A.'s and Durham Region's economic
performance are determined in large measure by the competitiveness of their industry
clusters. A cluster is a set of inter-linked private sector industries and public-sector
institutions, whose final production reaches markets outside the local market. An
expanding export base is a key component to the economic prosperity of the local
economy and surrounding area because exports bring money into the local market to be
circulated among local-serving enterprises and their employees.

The G.T.H.A. economy is comprised of a highly diverse mix of industry clusters related
to manufacturing, technology and services. This diversity is a key strength of the
G.T.H.A. economy, with most of the top traded industry clusters throughout North
America having a strong presence in this region.

The manufacturing sector represents a dominant G.T.H.A. industry cluster but has
demonstrated limited growth since 2010. The transportation and warehousing sector is
also a dominant G.T.H.A. employment cluster, with a strong concentration in '
municipalities with proximity to the Toronto Pearson International Airport (T.P.1.A.) and
intermodal facilities.

With respect to the service sector, the G.T.H.A. has a number of established industry
clusters in knowledge-based sectors, including finance and insurance, professional,
scientific and technical services, education and health care and social assistance.
While other emerging knowledge-based sectors, including information and cultural
industries, real estate and rental leasing, are smaller in scale, they are highly
concentrated and have a strong employment growth outlook. The retail and
accommodation and food sectors are also large, heavily concentrated and steadily
growing across the G.T.H.A.

Watson & Associates Economists Ltd. PAGE 6

Durham Competitiveness Study



4

Location Quotients (L.Q.s)" are a commonly used tool in regional economic analysis to
identify and assess the relative strength of industry clusters. Figure 2 illustrates the
strength of employment sectors in Durham Region relative to the Province using L.Q.s.?
As shown, Durham Region's economy is largely oriented towards utilities, arts,
entertainment and recreation, retail trade, construction, educational services, and
accommodation and food services. Durham Region has a relatively lower concentration
of employment in professional, scientific and technical services, information and cultural
industries, finance and insurance, and mining, quarrying, and oil and gas extraction.

"An L.Q. of 1.0 identifies that the concentration of employment by sector is consistent
with the broader employment base average. An L.Q. of greater than 1.0 identifies that
the concentration of employment in a given employment sector is higher than the
broader base average, which suggests a relatively high concentration of a particular
employment sector or “cluster.”

Z The L.Q. is calculated using the following formula: (Region Industry Employment/
Region Total Employment) / (Provincial Industry Employment/ Provincial Total
Employment).

Watson & Associates Economists Ltd. PAGE 7
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Figure 2. Durham Region, Location Quotient to Ontario
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Admin. support, waste mgmi. and rem. services 0.99 |
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Location Quolfient to Ontario
Source: Derived from 2016 Statistics Canada Place of Work data by Watson & Associates Economists Lid.

2.2 Durham Region Competitive Share Analysis

To assess the relative strength of business growth within Durham Region, the
employment growth rate by industry sector over the 2011 to 2016 period in the Region,
relative to the G.G.H. average, is examined in Figure 3. This comparative share
analysis helps identify how much faster or slower (expressed in percentage points)
employment is growing in Durham Region relative to the G.G.H. as a whole, by sector.
Industry sectors that generate a strong positive value suggest areas where Durham
Region potentially has a competitive advantage relative to the surrounding market with
respect to business growth. On the other hand, industry sectors that exhibit a negative
value suggest areas where Durham Region may be at a competitive disadvantage to its
neighbouring municipalities.

Watson & Associates Economists Ltd. PAGE 8
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As illustrated in Figure 3, a number of sectors have exhibited a significantly stronger
rate of employment growth relative to the surrounding municipalities in the G.G.H.
These include primary sectors (e.g. agriculture), construction, transportation and
warehousing, professional, scientific and technical services, and accommodation and
food services. Over the same period, Durham Region has seen a significantly slower
rate of employment growth within manufacturing, real estate and rental and leasing,
wholesale trade, retail trade, information and cultural industries, and utilities, when
compared to the rest of the G.G.H.

Figure 3: Durham Region Competitive Share Growth Analysis
Relative to the Greater Golden Horseshoe, 2011 to 2016

Mining, quarrying, ond oil and gas extraction IF e : | 58%
Agriculiure, forestry, fishing and hunting q:l 16%
Construction B 4%
Transportation and warehousing [E58] s
J
Professional, scientific and technical services 5%
Accommodation and food services ] 4%
Other services (except public administration) 3 2%
Arts, entertainment and recreation | 1%
Educational services 2% [
Admin. and support, waste mngmt and rem. services -3% D
Finance and insurance -4% |—_:
Health care and sccial assistance -5% E
Utilities -6% [
Information and cultural industries -7% |:
Retail trade 8% (]
Wholesale trade -8% |:
Real estate and rental and leasing <135 652
Manufacturing -16% |28
Management of companies and enterprises -17% | SLLATRE

-0% -20% -10% 0% 10% 20% 30% 40% 50% 6&0% 70%
Competitive Share (expressedin employment growth, 2011-2014)
Source: Derived from § tatistics Canada, Place of Work data, 2011 and 2016 by W atson & Associates Economists Lid.

2.3 Trends in Employment Growth in Industrial and Office-
based Employment Sector

Employment growth rates throughout Durham are largely influenced by the broader
G.G.H. economy. Over the 2011-2016 period, Durham’'s employment base expanded

Watson & Assoqiates Economists Ltd. PAGE 9
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by 4.0%, a moderately lower rate of growth than the G.T.H.A, which experienced a
6.4% expansion over the same period.'

Figure 4 summarizes employment growth rates by major sector? over the 2006 to 2011
and 2011 to 2016 periods. As illustrated, the industrial sector within Durham Region
experienced a steady decline in employment over the 2006 to 2011 period, largely due
to contraction in the manufacturing sector. While industrial employment growth
remained negative over the 2011 to 2016 period, the contraction was more limited
suggesting that the manufacturing sector is stabilizing. In comparison, services-

producing sectors including office, retail and institutional employment experienced
moderate growth over the same time period.

Figure 4. Durham Region Employment Growth by Major Sector, 2006 to 2016

20.0%

16.9%

15.0%

10.1%
10.0%

5.0%

0.0%

-1.4%

Growth (%)

-5.0%
-10.0%

-15.0%

-20.0% -16.9%
Institutional Office Retail Inclustrial
Major Sectors
B2006-2011 ®@2011-2016

Source: Derived from 2006, 2011, and 2016 Statistics Canado Place of Work data by Watson & Associates Economists Lid.

Figure 5 and Figure 6 illustrate industrial and office-based employment growth,
respectively, within Durham Region over the 2011 to 2016 period, in comparison to
select upper/single tier municipalities within the G.G.H. As illustrated, Durham Region’s
industrial employment base contracted by 1.4% over the period, whereas other
G.T.H.A. municipalities, including Halton, Hamilton, York and Peel, experienced

" Based on 2011 and 2016 Census Place of Work employment data.

2 Major sectors defined as follows: Industrial = NAICS 22-41, 48-49 and 50% of
employment within NAICS 56; Office — NAICS 51-56 and 25% of employment within
NAICS 56; Retail — NAICS 44-45, 71-81 and 25% of employment within NAICS 56;
Institutional — NAICS 61,62 and 91.

Watson & Associates Economists Ltd. PAGE 10
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relatively strong employment growth ranging between 3 and 8%. In comparison, the
industrial employment base in Waterloo Region, Niagara Region, Peterborough’ and
Northumberland contracted by 8.2%, 6.2%, 2.8% and 0.5%, respectively, over the same
period. With respect to office employment, Durham Region experienced relatively
strong employment growth of 6.6% over the 2011 to 2016 period, comparable to Peel
Region (6.8%) but lower than York Region (13.8%), Halton Region (11.4%) and
Waterloo Region (16.0%). During the same period, office employment within
Peterborough and Northumberland contracted by 2.4% and 20.9%, respectively.

Figure 5: Industrial Employment Growth by Select G.G.H. Upper/Single Tier
_ Municipality, 2011 to 2016

Growth (%)
MO N s D 0
o B o O o o
29 34 a4 B a9 o)
o
N
)
w
0
b
(%]
%

-1.4%

of Homilton Yark Pae! Morthumberkand Durham
Gagion Regon Count Regian

Municipalities
Source: Derived from 2011 and 2016 Statistics Conada Place of Work data by Watson & Associates Economists Ltd.

' Analysis reflects both City of Peterborough and Peterborough County.
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Figure 6: Office-based Employment Growth by Select G.G.H. Upper/Single Tier
Municipality, 2011 to 2016

16.0%
15.0% 13.8%
11.4%
6.8% 6.6%
4.4%
EE e

L B 24
-50%

Growth (%)

Municipalifies
Source: Derived from 2011 and 2014 Siolistics Canada Place of Work dala by Watson & Associates Economists Lid.

2.4 Industrial and Major Office Market within the G.T.H.A.
and Durham Region

The G.T.H.A''s industrial and office commercial development markets are significant,
with the third and sixth largest inventories, respectively, in North America.! The
following provides commentary on the characteristics of the market and recent
development trends by geographic area.

Industrial Market

The industrial market in the G.T.H.A. is comprised of 812 million sq.ft. of industrial
space, as expressed in gross floor area (G.F.A.), with nearly two-thirds located in Peel
Region and the City of Toronto, as illustrated in Figure 7. Comparatively, Durham

' Source: Derived from Cushman & Wakefield Toronto Industrial Market Beat and US
Industrial Market Beat Snapshot, Q3 2017 and Cushman & Wakefield Toronto Office

Market Beat and US Office Market Beat Snapshot, Q3 2017 by Watson & Associates

Economists Ltd.
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Region has an existing industrial base of 30 million sq.ft. (G.F.A.), which comprises 3%
of the G.T.H.A.’s total market, as illustrated in Figure 7.

Figure 7: Share of G.T.H.A. Industrial G.F.A. Inventory
by Upper/Single Tier Municipality

Hamilton ~ Durham
5% 3%

Source: Data from Cushman & Wakefield Lid. and Colliers Intemational compiled by Watson &
Associates Economists Ltd.

With respect to industrial building deVeIopment, the G.T.H.A. has averaged 4.7 million
sq.ft. of G.F.A. annually over the 2008 to 2017 period (refer to Figure 8). The G.T.H.A.
experienced significant growth in industrial development in 2008; however, with the
onset of the 2008/2009 global economic recession, development activity dropped
sharply in 2009 and 2010. Since bottoming out in 2010, industrial development activity
has been steadily rebounding, with 2017 activity totalling 4.8 million sq.ft. Recent
industrial development activity, however, remains below pre-recession levels.

Over the past five years, industrial development has been largely oriented to large-scale
industrial buildings housing wholesale trade, transportation/warehousing and multi-

tenant industrial condominiums, accommodating a range of industrial and non-industrial
uses.

Durham Comoet
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Figure 8 Industrial Development within the G.T.H.A. (000s G.F.A.), 2008 to 2017

10,000
ooan 876
;:‘8.000

o F
Z7.000 6,278

o i

6,000 Historical Average

3 496] et 5311 4084 T
S 5.000 4317 '
3% Bl 3,307
¢ 3.000 2,487

2,000 1,276

1,000 .

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017

Year
Source: Datafrom Cushman & Wakefield compiled by Watson & Associates Economists Lid.

Over the 2011 to 2017 period, Peel Region accommodated nearly half (47%) the
G.T.H.A''s industrial development, as illustrated in Figure 9. In comparison, Halton
Region accounted for 25%, York Region 20%, City of Toronto 3%, Durham Region 1%
and the City of Hamilton 4%. The majority of recent industrial development in the
G.T.H.A. has been focused largely along the Highway 401 corridor in Mississauga,
Brampton and Milton, and in the Highway 400/407 area of Vaughan.

The West and North G.T.H.A. has historically been highly marketable for industrial
development due to access to 400 series highways and intermodal facilities as well as
greenfield development opportunities.

Watson & Associates Economists Ltd. PAGE 14
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Figure 9: G.T.H.A. Industrial Development by Geographic Area,
2011 to 2017

Durh Toronto - _Hamilton
urnam 3% | A%
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Source: Data from Cushman & Wakefield compiled by Watson & Associates
Economists Lid.

Coinciding with the increase in industrial development activity since 2010, vacancy rates
have gradually declined to relatively low levels and net market rents have risen, albeit at
a marginal rate. The industrial availability rate in the G.T.A. and Durham Region is
currently 1.7% and 2.2%, respectively.” This is indicative of a market which is facing
supply challenges.

A key variable in understanding the relative strength of the industrial and office markets
is the net market rents for industrial and office space, typically expressed on a per
square foot of gross lease area on an annual lease basis and referred to as “net market
rent.”?

Figure 10 summarizes the average market rents for industrial space in the G.T.H.A. by
upper/single tier municipality. As shown, industrial net market rents in Durham Region
average $6.04 per sq.ft., marginally lower than the G.T.H.A. average. Industrial market
rents are highest in Peel Region, followed by York Region and Halton Region. Lower
market rents benefit existing and prospective tenants by offering a more cost

' Cushman and Wakefield, Greater Toronto Area Industrial Market Beat Q4 2018.
2 Net market rent is exclusive of additional charges to the property (e.g. property taxes,
insurance, utilities and maintenance).

Watson & Associates Economists Ltd. PAGE 15
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competitive business operating environment with respect to occupied industrial building
space.

Figure 10: G.T.H.A. Average Industrial Net Market Rents (per sq.ft.)
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&
P
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58
o v ¥
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Peel York Halton City of City of Durham
Region Region Region Toronto Hamilton Region

Municipalities

Source: Derived from Cushman & Wakefield dataexcept for City of Hamilton which was derived from real estate
market reports by Watson & Associates Economists Lid.

Major Office Market

With respect to the office market, the G.T.H.A. contains 183 million sq.ft. of office
space.! Of this total, nearly two-thirds (66%) is located within the City of Toronto, with
the majority located in the downtown core, as illustrated in Figure 11. Outside the City
of Toronto, major office clusters are located in the 905 area, including York Region
(Highways 404 and 407 in Markham and Richmond Hill, and the Highway 400 Corridor
in Vaughan), Peel Region (Mississauga Airport Corporate Centre, City Centre and
Meadowvale), and Halton Region (Q.E.W. Corridor in Burlington and Oakville). Durham
Region’s share of the G.T.H.A. major office market is relatively small, representing 2%
of the building G.F.A.

' Source: Derived from Cushman & Wakefield 2013 to 2017 data, except data for the
City of Hamilton which was derived from Colliers International Oakville-Burlington-
Hamilton Commercial Real Estate Update Q4 2017.
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Figure 11: Share of G.T.H.A. Major Office G.F.A. Inventory
by Upper/Single Tier Municipality

Hamillon Durham
Halton 3% 2%
4%

Source: Derived from Cushman & W akefield and Colliers International databy W atson & Associates
Economists Lid.

Over the 2008 to 2017 period, major office development activity in the G.T.H.A. has
averaged 1.9 million sq.ft. per year! (refer to Figure 12). Major office development has
exhibited relatively strong growth throughout the past decade. In 2017, office
development activity totalled 2.5 million sq.ft., moderately higher than the historical 10-

year annual average.

" Based on building completions market data from Cushman & Wakefield. Excludes
City of Hamilton for which data was unavailable.
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Figure 12: Major Office Development within the G.T.A. (G.F.A.), 2008 to 2017
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Source: Datafrom Cushman & Wakefield compiled by Watson & Associates EconomistsLtd.

Over the 2011 to 2017 period, over half of new major office development was
accommodated within the City of Toronto, as illustrated in Figure 13. This is compared
to 25% within Peel Region, 12% within Halton Region, 11% in York Region and 1% in

Durham Region.

Figure 13: Greater Toronto Area Major Office Development, 2011 to 2017
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Source: Data from Cushman & Waxefield compiled by Watson & Associates
Economgts Lid.
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Major office development over the past decade has been concentrated within the
Toronto downtown core as well as in Vaughan, Markham, Mississauga along the
Highway 401 Corridor, and the Q.E.W. corridor in Oakville. Over this period, office
development activity in the G.T.H.A. has shifted increasingly to downtown Toronto at
the expense of suburban locations. Office tenants are increasingly looking for locations
that offer access to high-order transit and services/amenities and are in proximity to the
skilled labour, most notably the Millennial generation (Generation Y).

Historically, the vast majority of suburban office development has been accommodated
within Employment Areas; however, market prospects for conventional standalone
suburban office development within Employment Areas is gradually diminishing, as
demand shifts to more urban environments. Demand for office space within
Employment Areas is increasingly single-tenant and integrated with multi-purpose
facilities (e.g. R&D, training centres, wholesale trade) often in campus-type settings.
Further, there are growing opportunities for office development within innovation
districts located on employment lands which have direct synergies with knowledge-
based clusters and educational infrastructure.

The major office availability rate in the G.T.H.A., excluding Hamilton, averages 6.5%."
Vacancy rates for major office space have decreased significantly since the 2008/2009
economic downturn. However, this has largely been attributed to downtown Toronto
where availability rates are relatively low (2.3%), while rates in suburban locations,
including the 905 area, remain relatively high, averaging 10.7%.?

Figure 14 summarizes the average market rents for major office space.in the G.T.H.A.
by upper/single tier municipality. As illustrated, office net market rents in Durham
Region are the lowest in the G.T.H.A, averaging $13.63 per sq.ft. This is compared to
York, Peel and Halton Regions, where rents range between $18.28 and $20.23 per
sqg.ft. Lower market rents benefit existing and prospective tenants by offering a more
cost competitive business operating environment with respect to occupied office
building space.

T Cushman & Wakefield Greater Toronto Area Office Market Beat Q2 2018.
2 |bid.
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Figure 14. G.T.H.A. Average Major Office Net Market Rents (per sq.ft.)
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3. Durham Region Competitiveness within G.G.H.
Context

In the highly competitive regional market, there are a number of comparable
municipalities with which Durham Region and its local municipalities compete for
‘export-based” business attraction and retention. Durham Region’s most immediate
competition within the industrial sector includes Peel Region, York Region, Halton
Region, and the City of Hamilton. Durham Region also competes in the industrial sector
against communities in the G.G.H. “"Outer Ring,” such as the Cities of Peterborough and
Guelph, Counties of Peterborough and Northumberland, and Regions of Waterloo and
Niagara. Within the office market, Durham Region competes most directly with
municipalities within the G.T.H.A. This includes municipalities in Peel Region (i.e.
Mississauga and Brampton), South York Region (i.e. Vaughan, Richmond Hill and
Markham), South Halton Region (i.e. Oakville and Burlington), the City of Hamilton and
Waterloo Region.

3.1 Comparative Analysis

There are a number of broad comparative factors that companies in most economic
sectors will look at when considering location decisions and evaluating the
competitiveness of a location. The Local Economies in Transition initiative completed
by the Economic Developers Council of Ontario (EDCQ) and a range of private-sector
partners in 2008, outlines some of these key factors that influence decision making, as
follows:

» Labour force, including population characteristics, employment/unemployment
rates, availability of skilled and unskilled labour, and labour management
relations;

» Local industry, including largest employers, recent projects and new
companies, presence of suppliers and supply chain connections, and existing
corporate research base;

e Transportation and distribution, including proximity to current/future markets,
proximity to suppliers, proximity to major infrastructure (road, rail, air, water), and
third-party trucking/logistics availability and capacity;

* Development and costs, including local/regional/provincial/federal tax rates,
including the availability and cost of electricity, natural gas, water/sewer, and
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telecommunications services, including industrial/commercial building availability
and cost, and serviced industrial/commercial land availability and cost;

» Business support environment, including the availability of and connections to
business financing, provincial/local incentives, and international resources, as
well as the presence of local chambers of commerce and business associations,
and presence of post-secondary programs and research capacity, and local
employment and training services; and

* Quality of place, including the availability of healthcare, recreation and culture,
and housing, as well as positive external perceptions.

These factors are explored herein, within the Durham Region and broader G.G.H.
context, at an upper/single-tier municipal level with supplemental data provided in
Appendix A. More detailed sector-specific assessments and a cost of development
competitiveness analysis are presented in Chapters 4 and 6, respectively.

3.1.1 Labour Force Characteristics

The availability of a local skilled labour force is an increasingly important location factor
in the "new economy.” Having a labour force that meets the needs and demands of
current and future business is essential to the competitiveness of a community or region
in attracting industry and job creators. When the labour force does not meet the
demands of business and industry, it becomes difficult for a business to either continue
operations at present capacity or expand to meet new opportunities.

Having an understanding of the composition and characteristics of a community’s labour
force is necessary in determining competitiveness. Competitiveness in labour force and
employment characteristics is typically assessed based on both demographic and
economic indicators, which are meant to provide insight into the existing ability of the
labour force to meet demand, and the emerging trends in terms of growth and skills that
will influence competitiveness on a longer-term basis.

Figure 15 summarizes the proportion of the population that is of working age (20 to 64
years of age) by select upper/single-tier municipality in the G.G.H. Comparatively,
Durham Region has a relatively high proportion of population which is of working age
(61% of total population), similar to York Region, Waterloo Region and Peel Region. In
contrast, the proportion of population that is of working age is notably lower in Niagara
Region, Peterborough and Northumberland County.
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Figure 15: Working Age Population within Select G.G.H. Upper/Single-Tier
Municipalities
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Figure 16 summarizes the proportion of the population (25 years and older) in Durham
Region and the surveyed upper/single-tier municipalities that have a post-secondary
degree, including a university or college degree or diploma. As shown, 64% of Durham
Region’s population aged 25 and older has a post-secondary degree, comparable to the
survey average but notably lower than Halton Region and York Region. The share of
the population aged 25 and older with a post-secondary degree is lowest in Niagara
Region (60%) and Northumberland County (58%).
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Figure 16: Population over the Age of 25 with a Post-Secondary Degree
Within Select G.G.H. Upper/Single-Tier Municipalities
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3.1.2 Transportation and Distribution

An efficient, dependable transportation and distribution network is an increasingly
critical factor in location decisions for more industrial-oriented sectors of the economy.
A strong transportation network offers companies access to the raw and semi-finished
materials they need, while ensuring access to markets in close proximity and abroad.
This translates to lower costs for businesses as well.

In general, the competitiveness of a community based on its transportation and
distribution assets can be distilled down to a few factors, such as access to major
highways, distance to key markets, proximity to water ports of exit, proximity to
intermodal facilities, and proximity to air travel. Figure 17 summarizes Durham Region’s
relative ranking in the G.G.H. with respect to travel distance to major northeast North
American markets, proximity to water ports of exit in the G.G.H., proximity to airports for
cargo and passenger air travel and proximity to intermodal facilities. The following
provides comparative insights about transportation and distribution characteristics at a
regional level.
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Distance to Major Northeast Metropolitan Markets

An examination of road-based travel distances (in km) from select G.G.H. upper/single-
tier municipalities to major metropolitan region markets in northeast North America,
including the Greater Toronto Area (G.T.A.), New York and Chicago, was undertaken.
Between these three metropolitan markets, businesses have access of up to 36 million
consumers. Strategically, the G.G.H is located in between these markets. In terms of
access to these markets, western and southern G.G.H municipalities are at a
competitive advantage, as businesses located in these areas have shorter travel
distances (on average 100 km less) than locations in the eastern G.G.H.

Proximity to Water Ports, Airports and Intermodal Facilities

Qualitatively, each surveyed upper/single-tier municipality benefits from close proximity
to a range of domestic and international transportation assets concentrated across the
G.G.H. This includes a range of airports with domestic and international scheduled
service and cargo-oriented operations, as well as intermodal infrastructure, and marine
ports.

A comparison of travel distances between the select upper/single-tier municipalities in
the G.G.H. to major water ports, airports and intermodal facilities in the G.G.H provides
little differentiation in their competitiveness. In terms of market access, quality of
infrastructure available, and access to major transportation and distribution assets, each
municipality is competitively stable.

For air cargo connections, Toronto Pearson International Airport (T.P.1.A.) is Canada’s
largest passenger and cargo airport. Generally speaking, access to T.P.I.A. is within a
two hours’ drive for all comparator communities, with Peel, York and Halton Regions
having the shortest commutes. Cargo connections by air favour the western
municipalities of the G.G.H. Municipalities east of Toronto are faced with continuously
increasing traffic times with no alternative air cargo outside of T.P.1.A. The City of
Hamilton and Waterloo Region both have access to other cargo airports.

For marine port connections, the ports in Toronto, Oshawa, and Hamilton provide the
largest capacity and variety for cargo shipping. Each port is connected to the St.
Lawrence Seaway, providing municipalities direct shipping channels to Europe and
other global destinations. In terms of competitive advantages, Durham Region is well
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positioned via its local port network. The Port of Oshawa is a deep-sea port that ships,
on average, $23 million worth of cargo annually, specifically salt and steel products.

For intermaodal connections, CN and CPR yards are located in Brampton and Vaughan
respectively. The CN Brampton Intermodal Terminal is the largest rail terminal in
Canada. Approximately, 60 per cent of CN’s intermodal business passes through this
terminal. Similarly, the CPR yards in Vaughan constitute one of CPR’s largest cargo
terminals in Canada. Annually, it handles over 700,000 twenty-foot equivalent units of
cargo. Similar to the airport connections, municipalities west of Toronto are in closer
proximity to the terminals both in terms of distance and traffic volume than municipalities
to the east. Of municipalities east of Toronto, Durham Region is the closest municipality
to these terminals.

A review of the proximity to airports that offer commercial passenger air services to
more than five destinations from select G.G.H. upper/single-tier municipalities was also
undertaken. This comprised airports located in the G.G.H. including T.P.I.A., Billy
Bishop Toronto City Airport, John C. Munro Hamilton International Airport as well as
Buffalo-Niagara International Airport and Ottawa International Airport. As noted earlier,
T.P.I.LA. provides the most passenger connections in Canada. A recently updated study
on the airport's economic impact found that as the airport continues to grow as a hub,
so do its enormous economic benefits for the G.G.H and all of Canada. T.P.l.A.
provides direct, daily service to more than 67% of the world’s economies. That
connectivity provides the region with a competitive advantage. In terms of proximity,
Durham Region is the fifth nearest municipality to T.P.ILA. In terms of overall passenger
access, however, municipalities such as the City of Hamilton and Waterloo Region have
seen their competitive positioning improve as their local international airports continue
to see increases in passenger activity and new route creations.

Each municipality benefits from proximity to a range of domestic and international
transportation assets across the G.G.H. This includes a range of airports with domestic
and international scheduled service and cargo-oriented operations (e.g. no curfews), as
well as intermodal infrastructure, and marine ports.

Despite each of the municipalities having access to the same infrastructure, the City of
Hamilton and Halton Region hold the most well-rounded access to major markets, as
ilustrated in Figure 17. Peel Region, York Region and Walterloo Region also rank
highly. Durham Region ranks sixth in the analysis, being on the eastern edge of the
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G.T.H.A.and having longer commutes to major airports and key markets, in certain
instances in excess of over 100 km compared to the top four communities. Durham
Region's strongest transportation and distribution feature is its access to marine ports
(in Oshawa and Bowmanville); however, these ports lack in cargo capacity when
compared to the Port of Hamilton.

Figure 17: Transportation and Distribution Comparative Ranking
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3.1.3 Development and Costs

Development-oriented indicators and business costs represent a fundamental
component of investment competitiveness. They can signal the strength of the local
market from a development perspective, both in terms of feasibility and cost, as well as
provide an indication of the diversity of market opportunities and market choice. In most
respects, the availability and cost of development options are moderate to high priority
location factors in most industrial and knowledge-based sectors of the economy.

The development and operating cost competitiveness of Durham Region is examined
by select industry sector in Chapter 4. The cost competitiveness of industrial and office
development and potential return on investment in Durham Region versus competing
municipalities on a local municipal level is examined in detail in Chapter 6, through a
series of pro-forma financial analyses assessing the costs of cohstructing and operating
various prototypical developments.

Key cost parameters include land costs, development charges, property taxes and
utilities’ costs which are discussed below within a more general context.

Watson & Associates Economists Ltd. PAGE 28

Durhz



7

Price of Serviced Employment Land

From a competitiveness perspective, employment land prices can provide a key
advantage, especially for land-expansive uses such as transportation, wholesale
trade/logistics, warehousing and large-scale manufacturing but is less of an issue for
land intensive uses such as office development. Though competitive land costs provide
an economic advantage in terms of the cost of development, very low land prices may
be indicative of low market demand.

Figure 18 summarizes average employment land prices ($/serviced acre) for Durham
Region and comparator municipalities in the G.T.H.A. and G.G.H., based on recent
market survey data." As shown, employment land prices range between $80,000 and
$1,000,000 per acre, with land prices generally highest in the west and north G. T.H.A.
(York and Peel Regions) and lowest in Durham Region and “Outer Ring” G.G.H.
communities. Employment land prices of Durham Region’s area municipalities range
between $300,000 and $400,000 per acre, below the survey average of $474,000/per
acre, and well below Peel Region, York Region and Halton Region but higher than
Peterborough, Niagara and Northumberland.

' Reflects both prestige and general employment lands.
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Figure 18: Average Price of Serviced Employment Land ($ per acre)

Peel Region $1.002,000
York Region $915,000
Halton Region $849,000
City of Hamilton $498.000
Wateroo Region $367.000

Durham Region Average

5474,000
Niagara Region $115,000
Peterborough (City & County) $100,000

Northumbedand County $80,000

3 $200,000  $400,000 $600.000 $800,000 $1,000,000 $1,200.000
Employment Land Prices ($ per Acre)
Source: Datafrom Cushman & Wakelield Ltd. complied by Watson & Associates Economists Ltd. (Watson| with

exceplion of City of Hamilton, Peterborough (City & County) and Northumberland County data based on Watson
estimates.

Development Charges

Development charges are also a component of total development cost. Figure 19 and
Figure 20 illustrate the average industrial and commercial office development charges
within Durham Region in comparison to other surveyed upper/single-tier municipalities
in the G.G.H., respectively.’

Average industrial development charges among the surveyed upper/single-tier
municipalities average $13.11 per sq.ft., ranging between $0.06 and $29.74 per sq.ft.
with the highest rates in York Region, Peel Region and Halton Region. Average
industrial development charge rates in Durham Region are close to the survey average,
similar to the City of Hamilton, but are higher on average than in the G.G.H. "Outer

' Reflects local and upper tier as well as education development charges.
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Ring” municipalities of Waterloo Region, Northumberland County, Niagara Region and
Peterborough. Industrial development charges in Durham Region are generally the
lowest of the surveyed G.T.H.A. municipalities.

Figure 19: Average Industrial Development Charge Rates

York Region $29.74
Peel Region $20.89
Halton Region $12.71
City of Hamilton $14.3
S Region |
Waterloo Region $10.34
I W Average
Niagara Region $7.10 $131
Northurmberland County $3.or
Peterberough (City & County) | $0.06
3 $5 $10 $15 $20 $25 $30 335
Industrial Developrnent Charge ($ per sq.ft.)
Source: Watson & Associates Economists Ltd., 2018.
Notes: Rates are based on an average of lower-tier rates where applicable. Rales are basedorn
postings as of November 2018.

With respect to office development charges, the survey average is $20.15 per sq.ft.,
with rates highest in York Region, Peel Region municipalities. Average office
development charges in Durham Region are marginally higher than the survey average,
similar to the average in Halton Region, but higher than in the City of Hamilton and the
surveyed G.G.H. "Outer Ring” communities including Waterloo Region, Niagara Region,
Northumberland County and Peterborough.
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Figure 20: Office Development Charge Rates

York Region $35.58

Peel Region $28.91

Durham Region

Halton Region $2294
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City of Hamilton $19.90 32015
Niagara Region $16.11
Northumberland County $8.35

Peterborough (City & County]  $5.81

$ $10 $20 $30
Office Development Charge ($ per sq.ft.)

Source: Watson & Associates Economists Ltd., 2018,
Notes: Ratesbased onan average oflower-tierrates where applicable. Ratesare based on postings as of
November 2018.

Municipal Property Taxes

Property tax rates represent a consideration for business location decisions since taxes
impact operating profit annually. Figure 21 illustrates average industrial and office
commercial property taxes expressed on a sq.ft. basis of building space within surveyed
G.G.H. upper/single-tier municipalities based on 2017 area municipal property taxes. In
2018, Durham Regional Council revised its industrial tax policy to reduce industrial tax
rates to make the Region more competitive from this perspective and is reflected in the
subsequent analysis presented herein.

Industrial property taxes per sq.ft. are highest within the G.T.A. regions of Halton
Region, Peel Region and York Region. The "Outer Ring” communities of Niagra Region,
Waterloo Region and City of Hamilton have the lowest taxes per sq.ft. Industrial
property taxes per sq.ft. in Durham Region are close to the survey average.
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Office commercial property tax rates per sq.ft. in surveyed municipalities are highest in
the Waterloo Region, Peel Region and Peterborough and lowest in Niagra Region and
City of Hamilton. Office commercial property taxes in Durham Region are marginally
higher than the survey average.

Figure 21: Average Industrial and Commercial Property Tax Rates per Sq.ft.

Large .

Industrial 1.35 1.39 1.565 2.06 N/A 1.02 0.90
Office

Cotaaarcial 3.36 3.19 3.62 3.20 N/A 3.47 3.73

Note: Values based on available municipal data.

Source: Adapted from BMA Management Consulting Inc. Municipal Study — 2017 Report by Watson &
Associates Economists Ltd.

Spectrum: Darker Green = Advantage | Darker Red = Disadvantage

Utilities’ Costs

Figure 22 presents electricity, natural gas and water/wastewater rates in the surveyed
upper/single tier municipalities in the G.G.H. Comparatively, Durham Region and its
local utility providers are competitively well positioned in the G.G.H. Ofthe G.T.H.A.
upper-tier municipalities, Durham Region has lower utility costs than York Region while
Halton Region and Peel Region offer slightly more competitive electricity costs and
water/wastewater rates. When compared to other areas in the G.G.H. "Outer Ring",
only Peterborough offers more competitive rates than Durham.
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Figure 22: Delivery Cost of Electricity, Natural Gas, and Water/Wastewater

Peterborough
City and
County

Durham York Peel Halton City of Niagara  Northumberland
Region Reglon ' Region Region Hamilton Region County

Waterloo
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Electricity Rates (Cents per kWh) — General Service Over 41,0000 kW

Distribution :

Charge 2.92 . 271 597
Electricity Rates ($ per kWh) — Small Commercial

Distribution ——

Charge 0.016 0.019 0.019 0.012 0.019 0.014

Natural Gas Rates (Cents/m?)

Rate
b 5 s
Water/Wastewater Rates ($/m?)
Rate $288 | $414 | 8241 $3.10 $3.06
Rank 4 7 2 3 6 5 9 1 8

Source: Ontario Energy Board, Bill Calculator, Local Utility Companies
Spectrum: Darker Green = Advantage | Darker Red = Disadvantage

Employment Land Supply

The competitiveness of Durham Region’s export-based economy is partly determined
by the availability and quality of its developable employment lands. Figure 23 provides
a summary of the supply of designated employment lands within Durham Region in
comparison to select G. T.H.A. upper/single-tier municipalities. .
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Figure 23: Vacant Designated Employment Lands in the G.T.H.A.
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Durham Region has the largest supply of designated employment land in the G.T.H.A,
totalling approximately 3,200 net ha. A large share of this is located in Pickering, Ajax,
Whitby, Oshawa and Clarington. In comparison, Halton Region, York Region and Peel
Region have a notable supply of vacant designated employment land, totalling 2,800
net ha, 2,730 net ha, and 2,300 net ha, respectively. The supply of vacant designated
employment land in the City of Hamilton is smaller, totalling 905 net ha, respectively.

In the north and west G.T.H.A., the designated employment land supply is concentrated
in Brampton, Vaughan, Milton, Halton Hills and Oakville. A number of larger, more
mature urban municipalities in the north and west G.T.H.A. have diminishing supplies of
vacant employment land, including Mississauga, Markham and Richmond Hill.

The supply of shovel-ready lands' is also a key measure of a municipality's economic
competitiveness. Figure 24 summarizes the supply of serviced shovel-ready
employment lands within the surveyed upper/single-tier municipalities in the G.G.H.

! Shovel-ready employment lands are defined as vacant parcels which have regional
and local servicing in place (i.e. water, sewer, stormwater and roads infrastructure). In
addition, all planning and environmental approvals are in place.
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With respect to shovel-ready vacant employment lands, Durham Region has the third
largest supply (730 net ha) next to Peel Region (1,145 net ha) and York Region (1,025
net ha). This is compared to 450 net ha in Halton Region and 285 net ha in the City of
Hamilton.

Figure 24. Vacant Shovel-Ready Employment Lands within the G.T.H.A.
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Source: Durham data derived from Durham Regions Supply of "Market Ready” Employment Land, 2018. Data for other municipalities
complied from Employment Land Municipal Survey from 2016 to 2018 by Watson & Associates Economists Lid.

3.1.4 Business Support Environment

There are a wide range of potential factors that contribute to the perceived economic
development or business friendliness of a community, ranging from the presence of
business-supportive organizations, to the presence of key infrastructure assets and
conditions that are receptive to investment (research centres and post-secondary
institutions). Generally, both industrial and knowledge-based sectors of the economy
can be influenced by this range of assets, making the performance of a community on
these factors notable within the context of investment attraction.

The following tables present and compare insights about business support environment
characteristics at a regional level. Based on the comparison of business support
environments, Durham Region was ranked 3rd among its peers, as summarized in
Figure 25. Durham Region is home to three post-secondary schools/campuses. along
with nine research centres, some of which are ranked as top research centres by the
National Research Council of Canada. Durham Region’s municipalities are also well-
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supported through six chambers of commerce. The chambers offer business
programming, training and access to funding opportunities. Comparatively, Niagara
Region and the City of Hamilton offer a better business support environment,
particularly related to the active growth of its post-secondary schools’ interest in creating
research labs and business incubator programs centred on a variety of industry sectors.

Figure 25. Business Support Environment, Summary Ranking

Peterborough

Durham York Peel Halton Cityof Niagara Northumberland City and Waterloo
Region Region Region Region Hamilton Region County Coyunly Region
Chambers
of 3 2 6 4 6 1 5 8 7
Commerce
Research - -
Centres = B ; d 2 3 ) ) ;
Post-
Secondary 2 7 6 7 1 2 7 2 2
Schools
Rank 3 5 5 8 2 1 9 5 3

1 = Most Favourable; 9 = Least Favourable

3.1.5 Quality of Place

Qualitative factors, such as access to a local labour force, are becoming increasingly
important in business location decision making, particularly in more "knowledge-based”
sectors. In this regard, Durham Region needs to ensure that it is an attractive location
for working-age families to settle in, by providing broad market choice in housing and a
high quality of place experience.

The attributes of a community are an important consideration in the attraction and
retention of both businesses and highly skilled talent. The quality of urban amenities,
the quality and availability of housing stock, access to recreation and cultural amenities,
healthcare providers and services, and affordable housing are all factors in decision
making.

While there is a wide variety of elements and community assets that can contribute to
the local quality of place, they are largely local in nature. Quality of life and place are
linked and are essential components in economic growth, prosperity, and
competitiveness.

As with the other comparator factors, the relative importance of quality of place among
the target sectors varies. Quality of place has the least amount of influence over

Watson & Assoqiates Economists Ltd. PAGE 37

Durham C©



7

location decisions in the advanced manufacturing and agri-business sectors, with only
housing availability and cost rated as highly important.

Figure 26 provides insights about quality of place characteristics at a regional level,
based on select indicators including the number of doctors per capita, cultural and
recreational amenities, and housing costs.

Access to quality healthcare is an incentive for companies to locate to an area. Itis also
critical infrastructure that influences the retention and attraction of workers. Using the
number of doctors per 100,000 was a proxy used for the access to healthcare services.
Durham Region ranks 5th among the surveyed upper/single-tier municipalities. In terms
of healthcare facilities (offices of physicians), the City of Hamilton offered the greatest
access to healthcare providers, followed by Niagara Region. Durham Region ranked
higher than Peel and York Regions but lower than Halton Region.

With respect to cultural and recreational assets, Durham Region ranked 5th. Durham
Region ranked highly in terms of its cultural asset offerings (performing arts venues)
and number of recreation centres, but scored low on its offerings surrounding
restaurants, particularly fine dining opportunities. When compared to York and Peel
Regions, Durham Region had less recreational assets per capita than York Region, but
more offerings on average than Peel Region. Halton Region offered the greatest
amount of recreational opportunities to its population among its comparator
communities.

When considering housing costs, Durham Region ranks 4th, behind Niagara Region,
Waterloo Region, and Hamilton. Of the G.T.A. upper-tier municipalities, Durham
Region had the lowest average housing cost.

Overall, Durham Region ranks in the middle of the surveyed municipalities with respect
to the quality of life indicators assessed. The Region scores marginally higher than
York and Peel Regions but lower than Halton Region. In the broader G.G.H context,
Niagara Region, the City of Hamilton and Waterloo Region all rank relatively high with
respect to the quality of life indicators examined.
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Figure 26: Quality of Life, Summary Score Ranking

Durham York Peel Halton City of Niagara Waterloo

Region Region Region Region Hamilton Region Region
Health 5 6 7 3 1 2 4
Recreation b 3 6 1 4 2 7
Housing 4 7 5 6 3 1 2
Rank 5 6 I 3 2 1 4

1 = Most Favourable; 7 = Least Favourable

3.2 Observations

Based on the comparison of the surveyed upper/single-tier municipalities in the G.G.H.,
a number of observations can be drawn with respect to Durham Region's competitive
position.

Durham Region has a relatively high concentration of working-age population and has a
highly skilled labour force which is well suited for knowledge-based sectors. The
Region also offers a relatively high quality of life which is an increasingly important
attribute for both employers and employees. Further, the Region ranks favourably with
respect to business support.

The Region offers competitive serviced employment land costs and development
charge rates which makes it attractive for new industrial and office development. The
Durham also has a relatively large supply of designated and shovel-ready employment
land compared to other upper/single tier municipalities in the G.T.H.A.

While Durham Region is centrally located in the G.G.H., the Region’s access to markets
in Central Canada and the northeastern United States, and its access to a range of
transportation and distribution networks is generally less favourable than other G.T.H.A
municipalities and G.G.H. municipalities located to the west and south. Durham Region
ranks in the middle with respect to non-residential property tax rates and utilities’ costs,
which heavily influences the operating cost environment for businesses.
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4. Industry Sector Competitiveness Profiles

At both the regional and local levels, location requirements of industry can vary
considerably depending on the nature of the industry sector. The relative importance of
these attributes is evolving in response to structural changes in the macro-economy
which is impacting industrial and office development patterns within the G.G.H. and
more broadly in Ontario. While the cost of development and access/proximity to major
infrastructure have historically weighed heavily on business location decision making,
the relative weighting of factors is beginning to shift. Quality factors are becoming
increasingly important in business location decision making. This is particularly
apparent in knowledge-based sectors.

With respect to industrial development, industrial activity is increasingly centred on
production processes that are time-sensitive, driven by just-in-time manufacturing, e-
commerce and an increasingly globalized environment. As a result, the location and
site requirements within the industrial sector continue to evolve. For the Goods
Movement sector, a major growth sector, the growing inter-dependence of companies
and their suppliers continues to increase the importance of this integrated business
process through various modes of transportation. In turn, this drives the need for more,
bigger and better-located warehouses and logistics facilities. As such, large flexible
tracts of land are required for large warehouses, storage yards and future expansion.
Locational requirements are typically focused on direct access to distribution channels.
This means that access to transportation infrastructure is critical, including access to
400-series highways and intermodal facilities. Given that these facilities tend to be
land-extensive, competitive land costs are also an important consideration in site
selection.

With an increasing emphasis on the "knowledge-based" and/or “creative class”
economy, office development is becoming an increasingly dominant built form. Within
the office sector, office development patterns are evolving in response to needs of office
tenants. Office tenants are increasingly looking for access/proximity to high-order
transit and services/amenities, as well as environments that feature mixed-use
development and offer opportunities for live/work. The quality and location of new office
space are considered very important tools to attract and retain talent.” While

" Emerging Trends in Real Estate, Canada and United States 2015,
PricewaterhouseCoopers and Urban Land Institute.
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development and operating costs influence location decisions for office development, it
is typically of less importance than some of the other factors identified above.

4.1 Industry Sector Profile Overview

Building on the analysis presented in Chapter 3, the following assesses Durham
Region’s relative competitive position against comparator G.G.H. upper/single-tier
municipalities within the context of five key industry targets sectors, including:

e Agri-business (food processing);

e Health Industries;

e |T (Digital Media);

o ENS3 (Energy, Environment and Engineering); and
e Advanced Manufacturing.

The industry sector competitiveness analysis illustrates Durham Region's competitive
positioning based on the range of factors identified in Chapter 3, which includes:

¢ Development Costs;

e Operating Costs (property taxes, utilities, labour costs);

e Industry Strength (labour force strength and industry supply chain);

e Transportation and Distribution (proximity to markets and access to major
transportation infrastructure);

¢ Business Support Environment; and

e Quality of Place.

The selected comparator municipalities for each industry sector analysis are
summarized in Figure 27, and were chosen based on a range of criteria:

e Likelihood of competition with Durham Region for future investment
opportunities, given similar characteristics and/or geographic proximity;

e Similarities in business or industry composition, including targeted areas of
investment attraction activity; and

¢ Availability of suitable data for comparison purposes, particularly as it relates to
level of geography and currency of data.
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Figure 27: Comparator Municipalities Surveyed for Industry Sector Competitiveness

Analysis
; | [ Energy,
1 | | { H
Upper/Single Tier = Agri | Health i IT (Digital | E“""a"’":’me"t Advanced
Municipalities Business ‘ Industries | Media) Engineering Manufacturing
i (EN3)

York Region v v v v v
Peel Region v v v v v
Halton Region v v v v v
Hamilton, City v v v v v
Niagara Region v v v
ftlorthumberland 7 Y 7
County S I ] N
Peterborough p v v
(County & City) ] -~ : ]

Waterloo Region v

Comparator factors were chosen with the intent of balancing location factors that use
accessible data and repeatable processes, with factors that are the highest priority for
location decisions in five of Durham Region’s target sectors (i.e. agri-business, health
industries, IT/digital media, EN3, and advanced manufacturing). In doing so, the latter
consideration ensures that the assessment identifies industry-specific variations in
competitiveness, which would otherwise be masked in a broad and generic community-
to-community comparison. This chapter of the report outlines the results of the
business competitiveness assessment, by thematic area and specific factors.

The comparator factors and relative competitiveness by select upper/single-tier
municipality were assessed in more general terms in Chapter 3. The findings for
transportation and distribution access, business support and quality of life factors
between the comparator municipalities apply equally to the industry sectors examined
herein and are reflected in the rankings accordingly.
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Due to varying business activity, building space requirements, and labour needs
between the industry sectors, a more industry-specific examination of development and
operating cost factors was necessary to assess municipal competitiveness. To
effectively measure the development and operating costs (i.e. property taxes, utilities,
wages, and occupancy costs), prototypical development scenarios were prepared for
each sector. These prototypical scenarios assess the cost of constructing and
operating various business developments in each comparator municipality.

Itis also recognized that each industry sector has unique industry cluster and supply
chain characteristics which were considered as part of the industry strength factor
competitiveness analysis.

Notes on Data

Where possible every effort has been made to ensure the consistency of data to be
compared, including the reference years and level of geography. Unless otherwise
stated, data is provided at the Census division level (CD). Industry data was collected
using OMAFRA's EMSI Analyst tool.

4.2 Relative Importance of Competitiveness Factors by
Industry Sector

Accurately assessing the competitiveness of a location relies on understanding that the
emphasis placed on broad location factors varies significantly from industry to industry,
and sector to sector. '

Transportation and distribution characteristics have a varying level of importance for
each target sector, ranging from minimal importance in most knowledge-based sectors,
to high importance in most industrial sectors of the economy. Both health industries
and IT/digital media industries place a low importance on most transportation
characteristics, with the exception of proximity to an airport to enable business travel,
which is still only moderately important. Advanced manufacturing and agri-business, on
the other hand, highly value transportation and distribution assets, with particular
emphasis on proximity to transportation assets and key markets, as well as availability
of services.
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Health industries and environmental, energy and engineering companies place a high
importance on the availability, quality, and cost of electricity, natural gas, and
telecommunications; the costs for permitting and construction; and the cost of land or
lease rates. In comparison, advanced manufacturing and agri-business companies
place only moderate importance on tax rates; high importance on the cost and
availability of electricity; high importance on the costs for permitting and construction:
and high importance on the availability and cost of industrial facilities, shovel-ready land
and agricultural land. Meanwhile, I T/digital media companies place a high importance
on the availability and quality of telecommunications; and the cost and availability of
commercial space and lands.

Current research indicates that there are five types of factors, often characterized by
"soft” or "hard” factors, that are most likely to shift over time. These five factors are often
the starting point for many site selectors when considering criteria to weigh a location’s
competitive strength.

Research indicates that there is an increasing emphasis on “soft” location factors such
as the availability of skilled labour and the proximity to college/technical training. Soft
location factors often refer to criteria that is not associated with cost, but provides
employee or skill benefits to the business locating in that community. It reflects the
community’'s industry strength as it relates to its labour force profile (educated, skilled,
semi-skilled, young, old) and the business support environment that provides
businesses with education and training programs and other business support programs.

“Hard" location factors also influence location decisions. Hard location factors often refer
to criteria that is associated with cost and time. Factors that impact transportation and
distribution and development costs, such as highway accessibility,
occupancy/construction costs, land costs, and proximity to logistic centres are more
often being rated as “very important” or “important” to site selectors. Other key factors
influencing location decisions include operating costs which would range from energy
availability and costs, and corporate tax rates.

Using insights from site selection worksheets collected from best practices, weightings
for each of the major categories of comparator factors assessed have been established
by specific target sector. The weighting, as summarized in Figure 28, will guide the
sector-specific competitiveness assessment.
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Approach to Assessing Municipal Competitiveness by Industry Sector

The relative municipal competitiveness by industry sector is determined through
consideration of the municipal ranking by competitiveness factor and the application of
the factor weightings by corresponding industry sector. The weighting formula scores
the municipality based on its ranking performance across each factor. The final score is
a municipality's competitiveness score in that target sector. The higher the score, the
greater the perceived municipal competitive position for that specific industry.

The formula below highlights how scores are calculated.

Community Factor Score
= (Factor Weight +~ Number of Comparator Communities)
X (Number of Comparator Communities +1 — Community Rank)

The following summarizes Durham Region’s performance on a range of indicators
aimed at establishing the competitiveness of the Region for investment in its target
sectors.

4.3 Agriculture and Agri-Business Sector Industry Sector
Competitiveness Profile

The agriculture and agri-business sector is defined as a distinct group of farms and
companies that grow, harvest, process and distribute food, beverages and hio products.
Often, the term agri-business is used to describe companies that supply goods and
services o the agriculture sector — equipment dealers, feed and seed suppliers and
veterinarians.

Agri-business consists of inputs to agriculture, agriculture production, food processing
and distribution, food service and food retail. The agri-food and farming cluster is
comprised of enterprises and institutions involved in growing, harvesting, processing
and distributing food, beverage and bio products derived from agriculture. The phrase
is used to describe the combined activities and outputs of primary production (farmers),
food processing, food service providers (including hotels, restaurants, and institutions),
food wholesalers/distributors and food retailers/merchandisers and the input suppliers
and service providers to the cluster. Essential supporting activities that are a vital part
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of the cluster are those that provide services, impart skills and training, undertake
research and innovation and enable commercialization. Food and farming includes
ornamental products, equestrian activities, bio products, and bio-energy applications.

Appendix B provides the detailed definition of agri-business as defined by NAIC codes.

The relative weighting of competitiveness factors for the agri-business sector is
summarized in Figure 29.

Figure 29: Relative Weighting of Competitiveness Factors for the
Agri-Business Sector

Agri Business
Comparative Factor [

Al ol ke |y S
Weight | Rank |

Wransportahon and Dlstrlbutlon (proxm!ty to markets)

| Development Costs (Iand cost, development charges) 25 9
Rl Costs (property taxes, utilities, average salaries) 15 3
Industry Strength (labour force strength and industry ] 18 ) :
supply chain) )
Business Support Ent nwrunment (and educ,atlon & training) | g 5
Quality of Place - —
Total R B mr e S

The relative ranking of Durham Region with respect to the competitiveness factors for
the agri-business sector, is discussed below and summarized in Figure 34.

Transportation and Distribution

Transportation and distribution is weighted the highest in the agri-business sector,
reflecting the relative importance of having access to a large consumer market as the
sector is largely driven by local demand. As discussed in Chapter 3, Durham Region
ranks less favourably with respect to access to major key North American markets than
many other municipalities in the G.G.H. Durham Region, however, is in reasonable
proximity to Ontario’s largest food terminal, located in Toronto. Durham Region also
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has one of the larger ports of exit by water; the Port of Oshawa is a general cargo
facility and is often pushing through agricultural products.

Development and Operating Costs

Development and operating costs within the agri-business sector was assessed through
the lens of a 300,000 sq.ft. prototypical food processing facility (scenario detailed in
Appendix C).

In terms of development costs, Durham Region offers food processors one of the more
competitive options in the G.G.H. with only Northumberland County offering a better
cost advantage, as illustrated in Figure 30. Durham Region’s development cost
competitiveness is largely attributed to relatively inexpensive land costs available to the
industry.

In terms of operating costs, Durham Region has the lowest cost structure of the
surveyed upper/single tier municipalities in the G.G.H. Specifically, Durham Region has
a competitive advantage in its labour costs. Durham Region offers the lowest wages for
the food processing sector of the comparator municipalities. This may attract start-up
businesses that are not well-positioned to pay larger wages but are in need of access to
affordable labour. Comparatively, Niagara Region, which is one of the largest
agricultural communities in the G.G.H., has a slightly higher operating cost environment.

Based on the comparison of cost components within the comparator communities,
Durham Region is highly cost competitive in terms of development costs and operating
costs. Collectively, Durham Region is one of the most cost competitive environments
for agri-business of the municipalities surveyed.
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Figure 30: Development Costs Index (300,000 sq.ft. Food Processing Facility)

Peel Region

124

118

York Region

Halton Region 112

Niagara Region
City of Hamilton

Durham Region

o
[#%)

Northumberdand County 88

o

20 40 40 &0 100 120 140

Development Cost Index
Source: Watson & AssociatesLtd.

Figure 31: Operating Costs Index (300,000 sq.ft. Food Processing Facility)

Halton Region 165

Peel Region 146

Northumberdand County 127

York Region 120

120

City of Hamilton

100

Durham Region

o

20 40 60 80 100 120 140 160 180

Annual Operating Cost Index
Source: Watson & Associates Economists Ltd.

Industry Strength (labour force strength and industry supply chain)

Labour force and, more importantly, the available supply chain and suppliers are
important factors for the agri-business sector. For food processing, investors identify
proximity to raw agricultural products as a critical element to business location
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requirements. For agricultural producers, close proximity to processing facilities or
direct wholesaler opportunities is a critical element to sustaining farming operations.

Figure 32 and Figure 33 illustrate Durham Region's current business base and supply
chain in the agricultural and agri-food sector, respectively. As illustrated, Durham
Region has one of the highest percentages of in-region purchases (the amount of
dollars transferred between local supply chain) in the G.G.H., indicating that most of its
agri-business supply chain is sourced locally. In terms of total agricultural operations,
Durham Region accounts for 18% of all farms within the seven comparator regions and
7% of all agri-businesses. In terms of industry supply chain, over 55% of Durham
Region’s agri-businesses purchase from local suppliers. In comparison, only York
Region’s and the City of Hamilton's agri-businesses have a higher percentage share.
In-region purchases within Durham Region, however, is quite low, suggesting that larger
purchases or requirements of the sector are imported from elsewhere.
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Quality of Place and Business Support Programs

As highlighted in Chapter 3, Durham Region ranks favourably with respect to Quality of
Place and Business Support Environment. The quality of life, business support
programs, and education and training, are of lower importance in decision making for
agri-business operations. The weightings suggest that these assets are the least
influential factors for decision making, although research and training opportunities can
support innovation within the sector.

Competitiveness Summary

The overall scoring and competitiveness rank of the comparator municipalities within the
agri-business sector are summarized in Figure 34.

Overall, Durham Region ranks 2nd of the seven the municipalities assessed in terms of
competitiveness in the agri-business sector, behind the City of Hamilton. Durham
Region’s competitive advantages include development and operating costs for
prototypical food processing facilities and its business support environment. These
factors had Durham Region score in the top 3 municipalities.

The competitive disadvantages identified were Durham Region’s proximity to global
markets, in particular trucking distances to major U.S. markets. Comparatively, Durham
Region is located approximately 50 to 100 km further to these markets than Halton
Region (ranks 1% for agri-business opportunities based on market proximity) and York
Region (ranks 1%, for its industry strength). York and Halton Regions are also in closer
proximity to the Ontario Food Terminal and G.G.H. intermodal terminals.

One advantage unique to Durham Region is its proximity to two marine ports, including
the Port of Oshawa. Only the Ports of Hamilton and Toronto handle more agricultural
products than the Port of Oshawa.
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4.4 Health Industries Sector Industry Competitiveness
Profile

The Health Industries sector is defined as establishments primarily engaged in
pharmaceutical and medicine manufacturing, general medicinal and surgical hospitals,
chemical product manufacturing, providing health care by diagnosis and treatment,
providing residential care for medical and social reasons, and providing social
assistance, such as counselling, welfare, child protection, community housing and food
services, vocational rehabilitation and child care, to those requiring such assistance.
Appendix B provides the detailed definition of health industries as defined by NAIC
codes.

The relative weighting of competitiveness factors for the health industries sector is
summarized in Figure 35.

Figure 35: Relative Weighting of Comparator Factors
for the Health Industries Sector

Health Industries

Comparative Factor

-

Industry St_rength (labour force strength and industry 35 | 1
supply chain)

Operating Costs (property taxes, utilities, average salaries) | 25 2
MEeﬁtbosts(land cost, development charges) 15 ‘ 3
Business Suppoﬁ Environment (and education & training) | 12 4
Transportation and Distribution (proximity to markets) | 8 5
' Quality of Place | 5 6
 Total Score | 100

The relative ranking of Durham Region with respect to the competitiveness factors in
the health industries sector is discussed below.

Industry Strength (labour force strength and industry supply chain)

The 2017 edition of The World's Most Competitive Cities finds that the world's leading
health industry cities tend to be characterized by two common elements — clusters of
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superior talent emerging from local post-secondary and strong collaborative
partnerships environment between companies. Both elements speak to the impact that
industry strength can have in attracting like-minded companies.

Comparing local industry characteristics, Durham Region has the 3' largest labour
force that can support pharmaceutical manufacturing opportunities (behind York Region
and Peel Region), as illustrated in Figure 36. Durham Region also has the 4™ largest
concentration of health industries. York Region and Peel Region are home to over 70%
of all pharmaceutical and medicine manufacturing companies in the G.T.A. (excluding
Toronto). The City of Hamilton, currently ranked 5™ in terms of local industry presence,
continues to see growth in the sector, and is in direct competition with Durham Region.
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Development and Operating Costs

Development and operating costs within the health industries sector was assessed
through the lens of a 200,000 sq.ft. research and development facility (scenario detailed
in Appendix C).

In terms of development costs, Durham Region is better positioned than York, Peel and
Halton Regions, but less competitive than Niagara Region and Peterborough, and
comparable to the City of Hamilton, as illustrated in Figure 37. York, Peel and Halton
Regions have relatively high land costs in the G.G.H.

Figure 37 Development Costs Index (200,000 sq.ft. R&D Facility)

130

York Region

Peel Region 11#

Halton Region 110

Durham Region 100

City of Hamilton 100

Niagara Region 85

Peterorough (City & County) 83

o

20 40 &0 80 100 120 140

Development Cost Index
Source: Watson & AssociatesLtd. '

In terms of operating costs, Durham Region is close to the survey average, as
illustrated in Figure 38. Durham has a higher-than-average operating cost than
Peterborough, the City of Hamilton and Niagara Region but lower than other G.T.H.A.
municipalities driven by higher than average electricity and labour costs. This is
partially offset by relatively low property tax costs. This may attract more research-
related businesses to Durham that are not well positioned to locate on more expensive
locations in York Region and Peel Region. Additionally, labour costs in Durham Region
are lower than York and Halton Regions, and equal to Peel Region.
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Figure 38: Operating Costs Index (200,000 sq.ft. R&D Facility)

Peel Region 113

Halton Region [ 106
vork Region | 102
Durham Region 100
Peterborough (City & County) 4%

City of Homilton 97

~0

Niagara Region

)

20 40 &0 80 100 120

Annual Operating Cost Index
Source: Watson & Associates Economists Ltd.

Business Support Environment

As health industries expand and adapt, access to diagnostic and research lab services
will also increase. Growth in the industry is dependent on proximity of these partners.
Durham Region is well-positioned with its existing business support environment, with
access to three post-secondary institutions, each with health industry programming, and
six active research centres, such as the Software and Informatics Research Centre
working on health technologies and the Lakeridge Health Oshawa Hospital known for its
disease research.

Transportation and Distribution

Emerging markets are becoming ever more important for health industries. As
developed countries around the world continue to constrain or cut health-care funding,
governments in many emerging markets are making health care a priority. Access to
these emerging markets will be an important contributor to health industry sales growth
over the next few years. Proximity to business travel is often considered in this sector.
As discussed in Chapter 3, Durham Region ranks somewhat unfavourably with respect
to access to business air travel. T.P.l.A. is the closest business travel-oriented airport
to Durham Region. Comparatively, T.P.1.A. is closer to York, Peel and Halton Regions
while the City of Hamilton and Waterloo Region each have growing international
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airports. With future lands dedicated for a potential airport in the Pickering area,
Durham Region’s competitiveness could improve in this regard over the longer term.

Quality of Place

Quality of place is of less importance in decision making for pharmaceutical
manufacturing operations. Certain investors, however, are interested in areas that
provide a high concentration of active doctors. As discussed in Chapter 3, Durham has
a relatively higher number of doctors per capita compared to York and Peel Regions but
has a lower concentration than the City of Hamilton and Niagara Region. '

Competitiveness Summary

Based on the relative rankings by competitive factor identified and the industry specific
weighting of the factors summarized in Figure 35, the overall scoring and
competitiveness rank of the comparator municipalities within the health industries sector
is summarized in Figure 39.

Overall, Durham Region ranks 3rd of the seven municipalities surveyed, behind
Hamilton and Niagara, and slightly ahead of Peel and York Regions in terms of
competitiveness in the health industries sector. Durham Region's competitive
advantage is its business support environment, in particular, the research labs and post-
secondary programs that are revolutionizing the industry. The Pharmaceutical
Chemistry specialization program at the University of Ontario Institute of Technology
(UOIT) is one of the top-ranking programs in the country.

The competitive disadvantage was Durham Region’s existing business base of health
industries. Unlike Peel Region and York Region that have a well-established
pharmaceutical manufacturing cluster, only 8% of all health industries are in the
pharmaceutical manufacturing industry. Peel Region and York Region both have over
30% of all health industries in those fields.
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4.5 Digital Media Industry Sector Competitiveness Profile

Information technology and the digital media sector continues to be one of the most
transformative industries in the world. The expansion of mobile internet and cloud
computing is accelerating, causing realignment of corporate strategies and site
selection decisions. At the core of these industries, investors are looking for innovative
environments that are rich in start-up training and education opportunities, flexible
workspaces, and have large talent pools from which to recruit.

This sector is comprised of technologies such as desktop and laptop computers,
software, peripherals, and connections to the internet that are intended to fulfil
information processing and communications functions. This sector also includes
industries primarily engaged in producing digital goods or services (film production,
music production), or supplying technologies used to process, transmit or receive
information.

Appendix B provides the detajled definition of the digital media sector as defined by
NAIC codes.

The relative weighting of competitiveness factors for the digital media sector is
summarized in Figure 40.

Figure 40: Relative Weighting of Comparator Factors for the Digital Media Sector

Comparative Factor

Industry Strength (labour force strength and industry 35 1
_supply chain) R (A ]
Operating Costs (property taxes, utilities, average salaries) 25 2
Business Support Environment (and education & training) 15 | 3
Quality of Place | 12 4
"T"r-z-lnépo_'r_t_at-ion and Distribution (proximity to markets) 8 | 5 |
‘Development Costs (land cost, development charges) | 5 | 6
Total Score | 100

he relative ranking of Durham Region with respect to the competitiveness factors in
the digital media sector, is discussed below.
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Industry Strength

Examining Durham Region’s local industry characteristics for the digital media sector
highlights the Region’s position among its competitors, as summarized in Figure 41.
Durham Region ranks 4th with a business base and labour pool smaller than York, Peel
and Halton Regions. Surprisingly, Waterloo Region is home to fewer digital media
businesses than Durham Region, despite Waterloo Region's reputation as a tech hub.
This may be due to its space limitations for businesses and limited labour pool. Both
York Region and Peel Region have labour pools in excess of 20,000 individuals
compared to Durham Region, the City of Hamilton, Halton Region, Waterloo Region and
Niagara Region that have fewer than 10,000.
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Operational Costs

In the digital media sector, labour costs play as a significant role. Digital media
companies are often paying premium prices for workers to support their growth
trajectory. In many Canadian regions that have a high concentration of IT or digital
media works, salaries range well beyond $100,000 annually. That being said, small
digital media firms or start-up firms may not be able to compete with the wages offered
by larger heavyweight industries. While, in this scenario, lower wages may signal a
less-experienced worker, regions with a large output of IT or digital media graduates
and low wages may prove to be ideal for start-up companies seeking growing
environments.

Peel Region and York Region also have the highest average wage among the
comparator communities. Aside from Niagara Region and the City of Hamilton, Durham
Region has a lower cost of entry for digital media start-ups. The average wage in
Durham Region’s digital media firms is approximately $15,000 less than York, Peel and
Halton Regions, making it an attractive alternative to a business looking to come into
the G.T.A.

Figure 42: Average Wage Characteristics, Digital Media Industries By Region, 2015

Durham York Peel Halton Cityof Niagara Waterloo

Region Region Region Region Hamilton Region Region

56,707 991 | 52,890 | 46,78
Rank 3

Source: EMSI Analyst
Spectrum: Darker Green = Advantage | Darker Red = Disadvantage

In terms of other operating costs, Durham Region is well positioned in small commercial
utilities’ costs and property taxes. Overall, Durham Region has less associated
operational costs than York, Peel, Waterloo and Halton Regions. The City of Hamilton
and Niagara Region offer more affordable operational costs than Durham Region.
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Figure 43: Operating Costs Index — 25,000 sq.ft. Office Building Rental

vork Region | 12
Hoton Region | N 12
e AR -
Waterloo Region _ 115
ouhom Region | <o
City of Hamilton _ P4
Niagara Region _ 83

0 20 40 60 80 100 120 140

Annual Operating Cost Index
Source: Watson & Associates Economists Ltd.

Business Support Environment

Digital media companies consider locations where highly concentrated industries can
offer opportunities for innovative cross-pollination, in addition to locating in regions that
provide skilled, cost-competitive labour. One key indicator examined was the average
cost of space and number of co-working facilities available in each Region. After York
Region, Durham Region has the most co-working facilities that encourage cross-
pollination activities. In total, Durham Region has six facilites. CORE21 in Oshawa is a
prime example of a premier co-working office space. CORE21 is home to more than 30
businesses and community groups and is located in Oshawa's downtown community. It
provides temporary space, short- or long-term space, and space in a variety of shapes
and sizes. Additionally, Durham Region has some of the lowest costs for space. Office
rent and desk rent are second only to Niagara Region, which does not have the regional
public transit access that Durham Region has.

Watson & Associates Economists Ltd. PAGE 66
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Figure 44. Co-working Space Availability

Durham
Region

York Peel Halton  Cityof Niagara Waterloo
Region Region Region Hamilton Region Region

Number of

Available Co- 6 7 2 4 6 4 6
Working facilities | facilities | facilities | facilities | facilities | facilities | facilities
Spaces

Average Cost

of Office $200 $265 $150 $200 $225 $150 $125

Space (Desk)
Average Cost

of Office $600 $800 $600 $700 $700 $600 $1200
Space (Office)
Rank 2 3 2 7 3 1 3

Source: MDB Insight, 2018

Quality of Place

Quality factors, such as access to recreational and cultural amenities, are becoming
increasingly important in business location decision making, particularly in more
‘knowledge-based” sectors. The attributes of a community are an important
consideration in the attraction and retention of both businesses and highly skilled talent.
The quality of a downtown, the quality and availability of housing stock, the quality of
public transit, access to recreation and cultural amenities, health care providers and
services, and affordable housing are all factors in decision making.

As discussed in Chapter 3, Durham Region ranked highly in terms of its cultural asset
offerings (performing arts venues) and number of recreation centres, but scored low on
its offerings surrounding restaurants, particularly fine dining opportunities. When
compared to York and Peel Regions, Durham Region had less recreational assets per
capita than York Region, but more offerings on average than Peel Region. Halton
Region offered the highest amount of recreational opportunities to its population among
its comparator communities.

Transportation and Distribution

Transportation and Distribution is weighted as one of the lowest factors in a digital
media firm’s decision making. The digital media industry is not a logistically dependent
sector. Products produced in the digital media industry are consumed online and or
distributed through an electronic format — reducing the need for physical movement.

Watson & Associates Economists Ltd. PAGE 67
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Competitiveness Summary

Overall, Durham Region ranks 4'" of the seven comparator municipalities in terms of
competitiveness in the digital media sector, as summarized in Figure 45. Durham
Region's competitive advantages lie in its cost-competitive labour, talent pool emerging
from key institutions such as the University of Ontario Institute of Technology, affordable
desk and office space, and network of co-working spaces.

The analysis indicates that the competitiveness difference between the top five ranking
municipalities is relatively small. This suggests that, overall, the G.T.H.A. offers a
competitive environment for digital media growth. The only slight competitive
disadvantage Durham Region has is in its industry strength. Both York Region and
Peel Region have over triple the business size and existing labour pool.

Watson & Associates Economists Ltd. PAGE 68
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4.6 EN3 (Energy, Environment and Engineering) Industry
Sector Competitiveness Profile

Durham Region's business community includes a vibrant EN3 cluster of energy,
environmental and engineering sector businesses. The Region produces approximately
30 per cent of Ontario's electricity, and is a recognized energy cluster. Durham
Region's two nuclear generating stations set that cluster in motion. Out of the 22
CANDU reactors in the country, 12 are located in Durham Region and have a combined
generating capacity of approximately 6,600 megawatts. The environmental and
engineering industries are also strong in Durham Region. They represent a united
sector, with manufacturing and service businesses in all three fields.

Investors in the EN3 sector are interested in areas that have an existing cluster of
similar industries and areas that have an experienced labour pool with skills in
construction, engineering, professional and technical services.

The ENS sector includes companies that have a fusion of interests in energy,
environment and engineering related activity. This can include civil engineering, utility
distribution, and environmental management. Appendix B provides the detailed
definition of the EN3 sector as defined by NAIC codes.

The relative weighting of competitiveness factors for the EN3 sector are summarized in
Figure 46.

Figure 46: Relative Weighting of Comparator Factors for the Energy,
Environment and Engineering Sector

Energy, Environment

Comparative Factor and Engineering (EN3)
Ll Rank |
| Operating Costs (property taxes, utilities, average salaries) 3% | 1
| Development Costs (land cost, development charges) 1 25 2
Industry Strength (labour force strength and industry 15 3
supply chain) - _ - -
Business Support Environment (and education & training) | 2 | 4
Quality of Place ...\ 8 | 5 |
Transportation and Distribution (proximity to markets) 1 B 6
| Total Score B ~ 100 .

, atson & Associates Economists Ltd. PAGE 70
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The relative ranking of Durham Region with respect to the competitiveness factors
within the energy, environment and engineering sector is discussed below.

Development and Operating Costs

Development and operating costs within the EN3 sector was assessed through the lens
of an engineering firm operating within a 50,000 sq.ft. office building (scenario detailed
in Appendix C). In terms of development costs, Durham Region has one of the lower
office development costs in the G.T.H.A., as summarized in Figure 47. Comparatively,
Durham Region has a lower office development cost than York, Peel and Halton region.

Figure 47: Development Costs Index — 50,000 sq.ft. Office Building

York Region 113

Peel Region 107

Halton Region 103

Durham Region 100

City of Hamilton

Northumberdand County 86

Feterborough (City & County) 85

-}

20 40 60 80 100 120

Development Cost Index
Source: Watson & AssociateslLtd.

In terms of operating costs, Durham Region has the lowest commercial tax rates of the
comparator municipalities. This specifically bodes well for industries in the EN3 sector,
as large amounts of office space are required for fused activities. Taking into account
labour wages, property taxes and utilities’ costs, Durham Region has the second lowest
operating costs in the sector, and is better positioned than Halton, York and Peel
Regions and slightly behind the City of Hamilton, as illustrated in Figure 48.

Watson & Assoqiates Economists Ltd. PAGE 71
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Figure 48: Operating Costs Index — 50,000 sq.ft. Office Building

Northumberand County

149

Halton Region L2/

York Region 126
Peel Region 126

Peterborough (City & County) 126

Durham Region 100

*O|

City of Hamilton 4

o

20 40 60 80 100 120 140 140

Annual Operating Cost Index
Source: Watson & Associates Economists Ltd.

Industry Strength

When examining Durham Region’s local industry characteristics for the EN3 sector, the
size of its labour force pool illustrates the magnitude of the sector’s presence in the
Region. The labour pool in Durham Region is less than the number of jobs available
locally, making Durham Region the only comparator community to have to imported
additional talent to fill industry demand. All other Regions have to export talent to
another municipality. As of December 2016, Durham Region had over 250 EN3-related
businesses that employed over 11,000 individuals in Durham. York Region had the
most EN3-related businesses (at 663), but employed less than 5,000 employees,
indicating that Durham Region's EN3 businesses were large employers and
heavyweights in the industry.

Overall, Durham Region’s continued growth in the EN3 sector will be dependent on the
closing and remediation of the generation plants.

Watson & Associates Economists Ltd. PAGE 72
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Business Support Environment

In terms of business support for EN3 firms, UOIT has a leading-edge Energy Systems
and Nuclear Science Research Centre (ERC) which provides research in clean and
green technologies. The facility houses UOIT's educational programs and research in
geothermal, hydraulics, hydrogen, natural gas, smartgrid, electrical power systems,
nuclear, solar and wind energy technologies. UOIT has also announced plans for a
new $100 million Centre for Advanced Research, Innovation and Entrepreneurship
(CARIE). CARIE will act as a catalyst for a new cluster of advanced manufacturing
research and development in strategic industries such as nuclear, electrical and
alternative energy systems, automotive and transportation, new materials and robotics.

Durham College School of Skilled Trades, Apprenticeship and Renewable Technology
also focuses on the energy sector and offers unique programs in a living lab
environment with 350 rooftop solar panels, six vertical wind turbines and 35 geothermal
wells located on the campus. Programs include one for Renewable Energy Technician
and Power Engineering.

As discussed in Chapter 3, Durham Region was ranked relatively high with respect to
the business support environment. Comparatively, only Niagara Region and the City of
Hamilton offer a better business support environment, particularly related to the active
growth of its post-secondary schools’ interest in creating research labs and business
incubator programs centred on energy, environmental and engineering industries.

Quality of Place

When considering quality of place, Durham Region offers clean, green outdoor spaces,
a diversity of housing options, and unique communities, each desirable by a worker in
the EN3 space. As highlighted in Chapter 3, Durham Region ranks favourably with
respect to quality of place. The relative importance of quality of life is mostly on the
lower-end of the scale in decision making.

Transportation and Distribution

In terms of transportation and distribution, the weightings suggest that these assets are
the least influential'factors for decision making. The EN3 sector, however, is a mobile
workforce, often commuting various distances for various worksites, and while

Watson & Associa.tes Economists Ltd. PAGE 74
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commuting within Durham Region is not a challenge, overcoming commuting to work in
other parts of the G.G.H. may have some impact on an investor’s decision.

Competitiveness Summary

Overall, Durham Region ranked 2nd of the seven comparator municipalities in terms of
competitiveness in the EN3 sector, as illustrated in Figure 50. Durham Region's
competitive advantages lie in its labour force pool, strength of its local industry cluster
and development and related costs. Durham Region's post-secondary schools also
provide several programs related to the sector.

Watson & Associates Economists Lid. PAGE 75
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4.7 Advanced Manufacturing Industry Sector
Competitiveness Profile

Advanced manufacturing is a knowledge-intensive sector and is defined as the
integration and utilization of technologies in a system of production to improve
processes and techniques to produce goods and services faster, cheaper and cleaner.
Itis a subsector of manufacturing where innovation and the adoption of new
technologies play a significant role in the competitive positioning and long-term
sustainability of a company’s operation. Appendix B provides the detailed definition of
the advanced manufacturing sector as defined by NAIC codes.

When it comes to advanced manufacturing companies, two decisions are often made,
each dependant on the company's desire. If the company is cost-dependent, then
investors will place moderate importance on tax rates; high importance on the cost and
availability of electricity; high importance on the costs for permitting and construction;
and high importance on the availability and cost of industrial facilities and shovel-ready
land. If the company is performance-driven, then investors will place emphasis on the
size, engagement, skill level, and cost of labour as a high priority, as well as factors like
local business characteristics (e.g. major employers, target industries), recent
investments, and industry clustering/value chain connections among local industry
characteristics.

The relative weighting of competitiveness factors for the advanced manufacturing sector
is summarized in Figure 51.

Figure 51: Relative Weighting of Comparator Factors for the
Advanced Manufacturing Sector

Advanced
Comparative Factor ~Manufacturing
| Transportation and Distribution (proximity to markets) 3% 1
| Development Costs (land cost, development charges) 25 2
Operating Costs (property taxes, utilities, average salaries) | 15 3
Industry Strength (labour force strength and industry 12 y
supply ¢chain) =
Business Support Environment (and education & training) | 8 o
Quality of Place N N - N N
Total Score . | 100
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The relative ranking of Durham Region with respect to the competitiveness factors in
the advanced manufacturing sector is discussed below.

Transportation and Distribution

Similar to the agri-business sector, transportation and distribution is weighted the
highest in the advanced manufacturing sector, reflecting the relative importance of
having access to a large consumer market, as the sector is largely driven by exported
goods. As discussed in Chapter 3, Durham Region ranks less favourably in terms of
access to major key markets than many other comparator municipalities. Of the
selected comparator communities, Durham Region is one of the farthest communities
from a U.S. border crossing. In terms of proximity to intermodal terminals, Durham
Region is comparably close to both CN and CPR yards in Brampton and Vaughan,
respectively.

Development and Operating Costs

Development and operating costs within the advanced manufacturing sector were
assessed through the lens of a 200,000 sq.ft. advanced manufacturing firm (scenario
detailed in Appendix C).

In terms of development costs, Durham Region is significantly lower than Halton, York
and Peel Regions, and slight lower than the City of Hamilton, as illustrated in Figure 52.
Comparatively, land costs or average price of serviced vacant industrial/lemployment
land is less expensive in Durham Region. With land costs considered a high
importance for location decisions in advanced manufacturing, competitive land prices
bode well for Durham Region’s competitiveness. Comparatively, Northumberland
County and Peterborough have a slightly more affordable cost to land but are also
further from the G.T.A core.
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Figure 52: Development Costs Index — 200,000 sq.ft. Facility

Peel Region

141

York Region

135

Halton Region 129

City of Hamilton

108

Durham Region 100

Northumberand County 75

Peterborough (City & County) 74

o

20 40 60 80 100 120 140 140

Development Cost Index
Source: Watson & AssociatesLtd.

In terms of overall operating cost competitiveness, Durham Region ranks less
favourably, as summarized in Figure 54. For higher consumption uses in sectors like
advanced manufacturing, utilities’ costs can play a key role in location decisions, based
on the effect they can have on long-term operations. Electricity availability and cost
remains the only utilities’ factors that are considered high importance for location
decisions in advanced manufacturing. Durham Region has relatively higher utilities’
costs than York Region, the City of Hamilton and Peel Region.

Additionally, average wage characteristics suggest that Durham Region has a higher
than average labour costs in the sector. When compared to Peel Region, Durham
Region has a slightly higher average salary. Competitors such as the City of Hamilton,
Peterborough and Northumberland County each have industries that offer lower salary
ranges.

Watson & Associates Economists Ltd. PAGE 79
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Figure 63: Average Wage Characteristics, Advanced Manufacturing Industries
By Region, 2015

B 0 » a 3 % y "
Average el .
Rank 5 6 4 7 2 1 3

Source: EMSI Analyst
Spectrum: Darker Green = Advantage | Darker Red = Disadvantage

Figure 54. Operating Costs Index — 200,000 sq.ft. Facility

Hoton Region N 1
R

York Region

Durham Region

Northumbedand County

PR >

City of Hamilten

Peterborough (City & County) T --
20 40 60 80 100 120

Annual Operating Cost Index
Source: Watson & AssocatesEconomists Ltd.

o

Industry Strengths

When examining local supply chains for the advanced manufacturing industry, Peel
Region is identified as the G.T.A.’s premier advanced manufacturing market. While
York Region might have the largest in-region purchase, the majority of its advanced
manufacturing industries are importing goods into the area (40% of all supplier goods
are available in the Region). In Peel Region, that figure is 64%, suggesting that the
majority of suppliers for Peel Region’s advanced manufacturing industries are also
located in Peel Region. Durham Region and the City of Hamilton are the only other
comparator communities that also have the majority of their advanced manufacturing
industries’ supply chain located locally.

Watson & Associates Economists Ltd. PAGE 80
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Examining local industry characteristics, York Region and Peel Region have a strong
presence of advanced manufacturing activity. Both Regions have over 300 advanced
manufacturing businesses, employing more than 11,000 individuals. Similar to Durham
Region’s EN3 cluster, York Region is an importer of talent. Interestingly, Durham
Region has a stronger advanced manufacturing presence than the City of Hamilton,
despite Hamilton having a-strong manufacturing history.
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Competitiveness Summary

Based on the relative rankings by competitive factor identified and the industry specific
weighting of the factors summarized in Figure 51, the overall scoring and
competitiveness rank of the comparator municipalities within the advanced
manufacturing sector are summarized in Figure 57.

Overall, Durham Region ranked 2nd of the seven comparator municipalities with respect
to competitiveness in the advanced manufacturing sector. Durham Region’s
competitive advantages lie in its local supply chain, the cost-competitiveness of its
development, property taxes, and the strength of its business environment from
available incentives and accelerator funds to local research centres, such as the
Automotive Centre of Excellence.

Durham Region’'s competitive disadvantage is its proximity to major U.S. markets,
comparatively; it is one of the furthest away from a U.S. border crossing (although the
deep-water port in Oshawa provides a slight advantage). Durham Region’s cluster of
advanced manufacturing industries is predominantly located in Pickering, Whitby and
Oshawa, close to Toronto and is in direct competition with Markham, the third largest
manufacturing cluster in the G.T.A., second to Vaughan and Mississauga.
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4.8 Competitiveness Observations

While the initial competitiveness analysis completed for each sector is an important
exercise and necessary first step to identifying the best options for economic
improvement, there is a need to dig deeper to determine Durham Region's competitive
advantages and disadvantages for future investment attraction and development within
the Region.

Competitive advantages and disadvantages are different than strengths and
weaknesses. Strengths and weaknesses may be common to Durham Region as well
as its competitors, while competitive advantages and disadvantages will differentiate the
region from its competitors. Durham Region has a better chance of continued success
if it can target its economic development activities to promote the advantages that are
valued by its target sectors. Competitive advantages form the centre for Durham
Region’s unique value proposition — the “wow” factor that will motivate potential
investors to take a closer look.

Competitive disadvantages are those elements that the community needs to help fix (or
become less of an obstacle) if it is critical to investment attraction and marketing efforts
in specific target sectors. Competitive disadvantages can be ignored as long as there is
agreement not to try and pursue investment that will find those qualities a challenge. In
the case of Durham Region’s competitiveness, competitive disadvantages will be
prioritized given their relative influence over location decisions in each of the target
sectors.

Competitive advantages are rooted in the strengths of a particular region. Though
those strengths positively influence investment in an area, they may be shared other
communities, and as such, do little to truly differentiate the community for the purposes
of investment attraction. The competitiveness profiles outlined several areas where
Durham Region has strength as a potential investment location:

e Relatively low industrial and office commercial lease rates;

* Competitive property taxes for industrial and commercial office development;
o Competitive development costs;

e Affordable wages for start-up businesses;

s Access to high guality infrastructure;
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e Strong technical and college level programming, aligned with local labour market;
o Emerging presence of research and innovation assets: and
* High quality of place.

As with competitive advantages, competitive disadvantages are rooted in the
weaknesses of a region. Some weaknesses, if shared among multiple competitors may
not prominently influence investment. It is the competitive disadvantages — those areas
where the characleristics of the weakness in the community differentiate it from other
areas — thatl potentially have the most influence over investment decisions. The
competitiveness profiles outlined identified several weaknesses:

e Small share of emerging skilled workforce (i.e. 25 to 34 years old);

e Limited availability of transportation and logistics services (outside of the port of
Oshawa, Durham Region does not have an intermodal terminal or airport);

e Longer import and export lead times than comparators; and

* Average general logistics industry performance when compared to York Region
and Peel Region.

Overall, comparatively, Durham Region was ranked as one of the more competitive
regions in the G.G.H. when it comes to investment in the five sectors. Its competitive
advantages are well suited for increased investment in the agricultural/agri-food sector
(food processing), digital media sector, and the EN3 industry. Its competitive
disadvantages do limit its investment opportunities in health industries and advanced
manufacturing when compared to other G.T.H.A. locations which tend to have larger
established clusters and supply chains in these sectors.
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5. Durham Region’s Employment Areas
Competitive Assessment

As previously discussed, Durham Region competes directly with other municipalities in
the broader regional market for employment lands development, most notably with
municipalities in the G.T.H.A. and neighbouring communities in the G.G.H.

Durham Region’s Employment Areas are an integral part of the Region’s economic
development potential. The Region’s designated employment lands accommodate a
broad range of industrial and office uses and, to a more limited extent, commercial and
institutional uses, including employment supportive uses.

A major factor in the future competitiveness of Durham Region’s economic base is
dependent, in part, on the attributes of its Employment Areas. This section provides an
assessment of Durham Region’s key Employment Areas and their relative competitive
position and ability to accommodate forecast employment land demand over the
forecast period. Key Employment Areas within the broader regional market are
explored herein to better understand Durham Region’s relative competitive position with
respect to employment land development.

5.1 Durham Region’s Employment Areas Overview

Durham Region has a series of existing and planned Employment Areas located
throughout the Region, concentrated along the Highway 401 and Highway 407
corridors.

A major factor in the future competitiveness of Durham Region's economic base is the
supply and quality of vacant lands to accommodate industrial and office development
within its Employment Areas. Figure 58 summarizes the status of the Region’s urban
employment lands base. Key observations include the following:

e The Region has 5,611 net ha (13,864 net acres) of designated developed and
vacant developable lands within Employment Areas;’

"' Region of Durham Planning and Economic Development Employment Lands
Inventory data. Reflects urban employment land inventory.
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Of the total identified net land area, a significant share, 56% (3,146 net ha), is
vacant;

Of the Region’s vacant employment land inventory, 29% (923 net ha) has
Regional servicing while the remaining 71% (2,223 net ha) is unserviced;

Many older Employment Areas in South Durham along the Highway 401 corridor
are approaching buildout, including Pickering West, Ajax West, Whitby South,
Oshawa Southwest and Oshawa Southeast;

The largest supply of serviced vacant designated employment lands within South
Durham is located in Ajax East (largely within the Caruthers Creek Business
Park) and in Clarington (Bowmanville East and Clarington Energy and
Technology Park);

Within North Durham, the supply of existing vacant employment lands is limited,
with the exception of the Scugog Industrial Park in Scugog;

Overall, Durham Region has a sufficient supply of short-term serviced vacant
employment lands but there is limited shovel ready supply in Oshawa, Whitby
and Pickering; and

The Region's planned Employment Areas, concentrated along the Highway 407
corridor, offer significant longer-term development opportunities. This includes
the Pickering Innovation Corridor in Seaton (600 net ha), West/North Whitby (590
net ha) and North Oshawa (345 net ha).

Watso

Cr

Durham
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Figure 68: Durham Region Employment Lands Inventory

Serviced Yacant Portion
923 ha
29% of Vacant

Source: Derived from Region of Durham Planning and Economic Development Employment
Lands Inventory data by Watson & Associates Economists Ltd. Reflectsurbanemployment
land inventory.

Transportation infrastructure and accessibility are key features which determine an
Employment Area’s competitiveness.

The extension of Highway 407 has greatly improved accessibility within Durham
Region, as well as provided connectivity to Employment Areas situated along this
corridor. Construction is underway to extend Highway 407 to Highway 35/115. The two
connecting highways (Highway 412 and Highway 418) from Highway 407 to Highway
401 provide for strong north-south connectors between Highway 401 and 407. Among
Employment Areas in Durham Region, vacant employment lands situated along the
extension corridor in the City of Pickering, Town of Whitby and the City of Oshawa will
have the greatest benefit. Combined with the recent widening of Highway 401 to ten
lanes through Ajax to Salem Road, the extension of Highway 407 and the construction
of connecting Highways 412 and 418, however, will continue to reduce traffic
congestion along the Highway 401 corridor through Durham Region and offer an
alternative route for Goods Movement.

All Employment Areas in South Durham are in proximity to 400-series highways and are
located along the Highway 401 and 407 corridors or along Highway 412. Employment
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Areas in North Durham are located along provincial highways (e.g. Highway 12) or
along major regional roadways.

Durham Region's Employment Areas generally provide very good or excellent vehicular
circulation and access, and they are well-designed for heavy truck traffic. This includes
major arterial roadways which bound or intersect the parks with arterial roads connected
to major highways without impeding on residential land uses.

5.2 Regional Comparative Analysis of Employment Areas

Key Employment Areas within Durham Region and comparator municipalities with
notable opportunities to accommodate future growth are explored herein, to better
understand the Region’s relative competitive position with respect to employment land
development.

The following provides a brief profile of each of these competing Employment Areas
within the broader regional market, with respect to physical and economic
characteristics, transportation attributes and development potential.

5.2.1 Key Durham Region Employment Areas

Carruthers Creek Business Park

The Carruthers Creek Employment Area, located in Ajax East, offers significant
opportunities for development. The Carruthers Creek Business Park offers 143
hectares of vacant employment land, accounting for more than half of the vacant
employment land supply in the Town of Ajax.! Of this supply, 18% is considered
shovel-ready.

The Employment Area is strategically located between Highway 401, the Highway 407
alignment and in proximity to Highway 412. The park is a well-established, serviced
prestige Employment Area of critical mass (+200 ha) which is a highly marketable
Employment Area for multi-tenant industrial, advanced manufacluring, transportation
and warehousing. Lands have access to Highway 412 and are strategically located

"' Watson 2017 Ajax Employment Lands Study.
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between Highway 401 and Highway 407. Land prices are competitive compared to
similar locations in the west/north G.T.H.A.

Clarington Energy Business Park

Clarington’s existing employment base is heavily oriented towards the utilities and
energy sector. Considerable opportunity exists for further development of the
Clarington Energy Business Park which is focused on the energy and utilities sectors.

The park is located along the Highway 401 corridor. It is a relatively large industrial
park (250+ ha), anchored by a large existing tenant (Darlington Energy Complex —
training centre) and in proximity to an energy cluster (Darlington nuclear station). The
park is in proximity to Highway 401 and offers competitive land prices, which are
attractive features for land expansive users, and it has significant development
opportunities, including 245 net ha (605 net acres) of vacant employment land. The
park is well-suited for utilities, research and development, and manufacturing.

Northwood Business Park

The Northwood Business Park is a 105 ha (260 acre) planned Employment Area in
North Oshawa, bound by Thornton Avenue in the south, Oshawa Creek to the east and
the Whitby-Oshawa municipal boundary to the west.

The easterly extension of Highway 407, the continued expansion of UOIT/Durham
College, and the proposed development of a knowledge-based research park in North
Oshawa are expected to increase future employment demand in Oshawa over the long
term. The Northwood Business Park will be well-positioned to accommodate future
employment land demand in the area.

A Master Stormwater Management Plan was recently completed for the Employment
Area. Servicing of the park is underway and improvements along Thornton Road have
already been made. This area is located in proximity to key infrastructure including
Highway 407 and the Oshawa Executive Airport.

Pickering Innovation Corridor

The Pickering Innovation Corridor, covering an area of 324 ha (800 acres), is located in
the north half of the new greenfield community of Seaton, along the Highway 407
corridor in Pickering.
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Given the exposure and access along the Highway 407 corridor, and its proximity to the
City of Toronto and surrounding employment markets in the west and north G.T.H.A.,
the Pickering Innovation Corridor is considered a highly marketable Employment Area.
The Employment Area is anticipated to accommodate a wide range of prestige
employment uses related to business/professional services, research and development,
as well as ancillary and associated retail. This includes a significant share of office
development.

The Pickering Innovation Corridor has a strategic advantage for both commuters who
reside within Durham Region as well as local employers looking to attract skilled labour
from the west and northwest. The Pickering Innovation Corridor is also located next to
lands designated for a future airport.

Regional servicing of the Pickering Innovation Corridor is expected by 2019.
Scugog Industrial Park

The northern communities of Durham Region have a distinct economic structure,
characterized by a blend of expansive rural lands and vibrant urban settlement areas.
The economic base in northern Durham Region is also highly oriented towards small
businesses and home-based occupations.

A key Employment Area in northern Durham Region with opportunities to accommodate
development is the Scugog Industrial Park in Scugog. The Employment Area is located
next to the settlement area of Port Perry along Reach Road, with excellent
access/proximity to Highway 7. The park is home to largely small-scale businesses
focused on construction, manufacturing and warehousing.

There is market demand for rural-based light industrial development within the G.T.H.A.
context and limited options in neighbouring municipalities. The Scugog Industrial Park
has 170 net ha (420 net acres) of vacant employment land of which about one-third is
fully serviced. The park offers development opportunities for a broad range of general
industrial uses and is highly competitive with respect to the price of land.

West/North Whitby

The Town of Whitby has a large planned Employment Area located along Highway 412
(West Whitby) and Highway 407 (North Whitby). The area is centrally located within

Durham Competitivengss
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Durham Region, has excellent highway access, and offers approximately 590 ha (1,450
acres) for employment lands development catering to a broad range of industrial, office
and other commercial sectors.’

5.2.2 Comparator Employment Area Profiles

Within the broader G.T.H.A. and G.G.H. "Outer Ring,” a number of major and emerging
Employment Areas are highly competitive and anticipated to accommodate a significant
share of employment lands development over the coming decades. Key Employment
Areas and corridors are profiled below.

Halton Region

Halton has fourteen existing, and seven planned, Employment Areas located throughout
the Region. The Region’s Employment Areas are largely located along the Q.E.W. and
Highway 401 corridors. Three key Employment Areas expected to accommodate a
significant share of employment lands development include Derry Green Business Park
in Milton, North Oakville Employment Area in Oakville and the Premier Gateway
Business Park in Halton Hills.

Derry Green Business Park, Milton

The Derry Green Business Park encompasses unbuilt employment lands located south
of Highway 401 in Milton. The park is approximately 390 net ha (965 net acres) in size.
It offers excellent access/exposure to Highway 401 and a large contiguous land area
with potential to create a critical mass to accommodate a wide range of prestige and
general employment uses. Servicing of the park is underway and is planned to be
completed by early 2018.

North Oakville Employment Districts — East and West, Oakville

The North Oakville Employment District lands include approximately 500 net ha (1,235
net acres) of employment land located north of Dundas Street, which is expected to be
available for development post-2021. The lands have excellent access/exposure
potential to Highway 407.

"Town of Whitby Economic Development website.
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The lands are well-positioned to accommodate a broad range of industrial uses such as
advanced manufacturing, distribution/logistics, as well as office development and
‘knowledge-based” sectors related to business services and professional, scientific and
technical services. The development of the new hospital in North Oakville and a Health
Sciences node is anticipated to act as a catalyst in attracting knowledge-based
industries related to the health sector.

Premier Gateway Business Park, Halton Hills

The Premier Gateway Business Park is situated on the southern edge of Halton Hills
along the north side of Highway 401, between the Town of Milton and the City of
Mississauga to the east. The park is an emerging Employment Area that has seen
significant industrial and commercial retail development activity over the past five years.

The area offers excellent exposure and access to Highways 401 and 407 and is
geographically well-positioned along the Highway 401 corridor. The Employment Area
offers significant vacant land, totalling approximately 440 net ha (1,090 net acres)
(including large parcels) available for development at competitive land prices.

Peel Region

With approximately 9,000 ha (22,000 acres) of developed employment land, Peel
Region has the largest developed employment lands base in the G.G.H. The Region
has a high concentration of industrial space and major office inventory. The high
presence of employment lands is attributed to the Region’s strong transportation
infrastructure which includes a strong network of 400-series highways, proximity to the
T.P.LLA. and a major intermodal facility in Brampton. Employment lands in Mississauga
are approaching buildout and remaining greenfield opportunities are largely located in
Brampton and Caledon.

Bram West Employment Area (Churchill Business Community)

The Bram West Employment Area, also known as the Churchill Business Community, is
a large, newer, prestige Employment Area located in southwest Brampton and contains
a large share of the City's remaining vacant employment lands. Bram West is located
immediately north of Highway 407, between Winston Churchill Boulevard and
Mississauga Road.
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The Employment Area, which covers an area of 425 net ha and is approximately half
built out, has seen a significant share of Brampton's recent industrial development
activity. Over the past decade, the Employment Area has seen significant development
activity in wholesale trade, distribution/logistics and corporate office accommodated in
large-scale industrial development and major office development.

The Employment Area has excellent access to Highways 407 and 401 and offers
significant opportunities for large-scale industrial development related to wholesale
trade, distribution/logistics, as well as major office.

York Region

Of York Region’s 4,500 net ha (11,000 net acres) of developed employment lands,
more than 80% is located in the southern half of the Region, concentrated in the
municipalities of Vaughan, Richmond Hill and Markham. The large concentration of
employment lands and employment in southern York Region is attributed to the highly
marketable and competitive environment. This is largely due to the extensive
transportation infrastructure of the area, including a network of 400-series highways,
access to commercial air travel, freight and delivery services via T.P.I.A., intermodal
facilities and proximity to U.S. employment markets. As a result, municipalities such as
Vaughan, Richmond Hill and Markham have traditionally been successful in attracting a
steady absorption of new industries with a broad range of industrial and commercial
sectors.

Highway 404 Corridor, Markham/Richmond Hill

The Highway 404 corridor in Markham and Richmond Hill is home to a large number of
Employment Areas. Highly prestige in nature, the area has a substantial concentration
of major office development centred around Highways 404 and 407. The northern
portions of the corridor have significant large-scale industrial development which has
been constructed over the past decade. The area is highly marketable for prestige
employment uses, but land prices are among the highest inthe G.T.H.A. The area has
a notable supply of vacant employment land remaining, largely located in the northern
half of the corridor.

Meanwhile, vacant employment lands in Markham and Richmond Hill along Highways
404 and 407 provide extensive high-profile sites in prestige settings but are relatively
expensive.

Watson & Associates Economists Ltd. PAGE 96

Durhiam Competitivensss Study



4

Highway 400/427 Corridor, Vaughan

The Highway 400/427 area in Vaughan is home to a large and diverse cluster of
Employment Areas which has experienced strong employment lands absorption over
the past decade. The area has seen strong growth in major office development and
industrial development in the transportation and warehousing sectors. The area is well-
served by a range of major highways (Highways 400, 427 and 407) as well as the
Vaughan Intermodal facility. Currently, the area has approximately 500 net ha (1,235
net acres) of vacant designated employment land, including 125 net ha (310 net acres)
of shovel-ready land.

Vaughan, in particular, has attracted significant industrial development due to its
proximity to T.P.1.A. and the intermodal facility located within the municipality. This
includes the Highway 400/407 area where development has been concentrated in
wholesale trade, business services and manufacturing, and the Highway 427/407 area
which continues to attract a significant amount of industrial development, primarily in the
wholesale trade, transportation and warehousing sectors.

According to the York Region Land Budget, all of the employment lands in the City of
Vaughan are planned to be serviced by 2021, including approximately 875 net ha
(2,160 net acres) of employment lands which are largely located in the Vaughan
Enterprise Zone (located in the City's west-end) and the 400 North Employment Lands
area (located in the City's north-end adjacent to the Highway 400 corridor). The 400
North Employment Lands, which surround the northern section of Highway 400 in
Vaughan, total approximately 420 net ha (1,035 net acres).

Queensville/Highway 404 Employment Area, East Gwillimbury

East Gwillimbury is forecast to accommodate a significant share of York Region’s
employment lands employment over the next 25 years. A significant share of future
employment growth is expected to be accommodated in the Queensville/Highway 404
Employment Area, a planned employment area located along the Highway 404
extension (completed in 2014), which includes 200 gross ha (500 gross acres) of vacant

" York Region, York Region Vacant Employment Land Inventory, Clause No. 16 in
Report No. 11 of Committee of the Whole, June 26, 2014.
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designated employment land. Lands in the area have also been designated for a future
post-secondary institution.

Hamilton and G.G.H. “Outer Ring”

The City of Hamilton and the G.G.H. “Outer Ring” offer a diverse range of development
opportunities on employment lands in both urban and more rural settings. Two
emerging Employment Areas highlighted herein are the Hamilton Airport Employment
Growth District (A.E.G.D.), and the Major Bennett Business Park and future southwest
expansion area in the City of Peterborough.

Hamilton Airport Employment Growth District (A.E.G.D.)

The Hamilton A.E.G.D. includes approximately 550 net ha (1,370 net acres) of
designated employment land and is not considered shovel-ready. The A.E.G.D.
presents a strategically important Employment Area for the City of Hamilton. The
A.E.G.D. offers the potential for a major new employment node within the context of a
multi-modal transportation hub that includes the Hamilton International Airport (H.1.A.).
The A.E.G.D. can accommodate a wide range of employment and employment-related
land uses.

Major Bennett Industrial Park and Annexation Lands, Peterborough

The Major Bennett Industrial Park in southwest Peterborough is a 150 ha (370 acre)
Employment Area. The park has a concentration of employment in advanced
manufacturing, food processing, and wholesale trade. With approximately 40 net ha
(100 net acres) of vacant serviced land remaining, the park is approaching buildout.
The park offers competitive land prices, but limited market choice, and it has excellent
access/exposure to Highways 115 and 7.

A proposed annexation from the Township of Cavan Monaghan would expand the
employment land supply in southwest Peterborough by approximately 400 ha (1,000
acres) of employment land immediately to the west of the Major Bennett Industrial Park.
These lands, contiguous in nature, have direct access/exposure to Highways 115 and 7,
and would be highly marketable for a range of industrial uses. These would greatly
expand the City's employment land supply and are intended to accommodate a
significant share of future employment land demand in Peterborough over the longer
term.
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5.3 Observations

Durham offers a number of active employment areas which are highly marketable.
However, the market choice of shovel ready employment lands that are “market ready”
is somewhat limited." Durham does offers significant employment lands development
opportunities to accommodate growth over the medium and longer term. This includes
strong market potential along the Highway 407 corridor in Pickering, Whitby and
Oshawa.

Within the broader G.G.H. market, there are a number of key existing and planned
employment areas which are highly marketable which pose direct competition for
Durham over the coming decades.

" Durham Region’s Supply of "Market Ready” Employment Land, 2018, study identified
150 net ha (370 net acres) of vacant serviced employment land that are “market ready”.
“Market Ready” refers to lands that are vacant, serviced, and for sale in the short term.
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6. Detailed Cost Competitiveness and Financial
Feasibility Analysis

As previously discussed, one factor influencing business decisions on where to locate
industrial and office development is the cost competitiveness (both capital investment
and operating costs) of the development in relation to the market demand and potential
return on investment. Further, it is critical that the revenue generation potential of a
development be assessed with corresponding capital and operating costs through a
cost benefit analysis, using a cost-based approach, to evaluate the economic
attractiveness of the development.

The cost competitiveness, economic viability and investment potential of industrial and
office development within Durham Region was examined through a series of pro-forma
financial analyses. This is presented through the assessment of the feasibility of
constructing and operating various prototypical industrial and office developments within
each of Durham Region’s local municipalities in relation to select comparator
municipalities within the G.G.H."

The analysis is intended to help inform the Region on the relative cost of development
competitiveness and financial viability of industrial and office development through the
lens of a prototypical development pro forma. The actual project specific development
costs, revenues and return on investment may vary from that presented herein.
Further, the financial feasibility is assessed solely through the revenue potential and
cost of development metrics utilizing market averages and does not consider market
supply or demand for non-residential building space within the local market and the
respective development's potential uptake/absorption.

The cost competitiveness of development and financial feasibility analyses of select
prototypical office development were completed through the following means:

' The comparator municipalities included in the assessment vary by development type.
For industrial development, a broad range of municipalities across the G.T.H.A. and
G.G.H. are included. For office development, the analysis focuses on municipalities
with established office markets within the G.T.H.A.
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e Tofal Development Cost/Annualized Cost — Comprises the total cost of
development across municipalities and shows the impact of annualized cost
components on total costs;

e Residual Land Value Analysis — Reflects both revenue potential and
development costs under a rental revenue stream which evaluates the financial
viability of a development project providing rental income over a 25-year time
period.

For the purposes of this exercise, four general industrial developments including a
75,000 sq.ft., 150,000 sq.ft., 300,000 sq.ft., and 750,000 sq.ft. industrial building were
examined. The analysis also considered two major office developments (a 150,000
sqg.ft. Class A conventional multi-storey office building and a 150,000 sq.ft. flex office
building). The physical characteristics of the building typologies and their respective
land requirements are summarized in Figure 59. The prototypical buildings reflect
suburban-type developments with surface parking accommodated on employment
lands.

Figure 59: Prototypical Non-residential Developments
and Physical Characteristics

T Land Area

Building Type G[:X"(c: I;.‘?t) Net
n Acres

75,000 30% 2.3 5.7

: . 150,000 35% 4.0 9.8

Industrial Building 300,000 8% -3 8]

750,000 40% 17.4 43.0

Multi-Storey Office Building 150,000 55% 2.5 6.3

Flex Office Building 150,000 30% 4.6 11.5

Source: Watson & Associates Economists Ltd.

6.1 Total Development Annualized Cost Framework

The cost competitiveness of the select prototypical development was completed through
the compilation of total development cost across the comparator municipalities and
llustrates the impact of operating cost components (reflecting property taxes) on total

costs on an annualized basis.
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In the generation of the total development cost of a prototypical development
(expressed in dollars per sq.ft.), the following input costs were included, as illustrated in
the example in Figure 60:

e (A) Land Cost — average price of serviced vacant employment land per acre
based on current market data) multiplied by the acreage requirement based on
an assumed F.S.1., e.g. 38%, divided by the G.F.A. for the building size being
considered (e.g. 300,000 sq.ft.), as reflected in (B);

¢ (C) Construction Costs — reflects hard construction costs (e.g. materials, labour)
and soft costs (e.g. engineering, consulting services) based on industry
averages; construction costs per sq.ft. vary by project type (i.e. industrial or office
and building G.F.A.) and vary across the municipalities surveyed,

s (D) Development Charges — on a sq.ft. basis, as per the various municipal D.C.
schedules;

o (E) Developer Project Profit — a flat percentage of the total cost (land +
construction + development charges per sq.ft.) at 5%; and

» The sum of (B) to (E) yields total development cost (F).

The total development cost was then annualized' to determine the average annual cost
of developing a building over a defined time period (i.e. 25 years) in order to compare
with annual cperating costs.

Generating an annualized cost (G) from the total development cost determines the
average annual cost of developing and operating a building over a defined time period
(i.,e. 25 years). The total annualized cost per sq.ft. reflects the annualized development
cost per sq.ft., determined by applying an annualization factor? of 6.5%, plus the annual
property taxes per sq.ft. (J). Property taxes are based on local tax rates® with annual
property taxes estimated based on average assessment value. The property
assessment values were derived from a survey of comparable developments across
Durham Region and the surveyed municipalities to derive approximate municipal-

' Annualized cost determined using an annualization factor of 6.5% which is based on a
25-year period and discount rate of 4.1% which is representative of industry trends.

¢ Annualization factor of 6.5% based on a 25-year period and discount rate of 4.1%
which is representative of industry trends.

’ Reflects lower/single-tier, upper-tier (where applicable) and education property taxes.
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specific assessment values which formed the basis for calculating annual property tax

estimaltes.

The annual operating costs (i.e. property taxes) were combined with the annualized

development costs to generate the total annualized cost per sq.ft. (K) within each

market surveyed.

Figure 60: lllustration of Development/Annualized Cost Calculation

Development Cost - Town of Ajax, 300,000 sq.ft. Industrial Building

Land Cost (per acre) (A) $380,000
Land Cost (per sqg.ft. of building) (B) $22.95 (A)x18.12 /300,000
Construction cost (per sq.ft.) (C) $77.33
Development Charges (per sa.ft.) (D) $16.78
Developer Profit (E) $5.85 5% x [B+C+D)
Total Development Cost (per sq.ft.) (F) $122.91 (B+C+D+E)
Annudalized Development Cost (per sq.f.) (G) $7.99 Fx6.5%
Property Tax Rate (%) (H) 3.23
Assessment (per sq.ft.) (1) $86.35
Taxes (per sq.ft.) (J) $2.79  [(Hx1)

Total Annualized Costs (per sq.ft.) (K) $10.78 (G+J)

Source: Watson & Associates Economists Lid.

6.2 Development/Operating Cost Comparative Assessment

The following provides a summary of annualized costs for the prototypical non-

residential developments within Durham Region’s local municipalities and the surveyed
comparator municipalities. Detailed results are presented in Appendix D.

Industrial Development

Figure 61 summarizes the annualized cost (expressed in dollars per sq.ft.) for a 75,000
sq.ft., 150,000 sq.ft., 300,000 sq.ft. and 750,000 sq.ft. industrial building, within the
municipalities surveyed. Key observations include:

e Annualized cost of industrial development (expressed in dollars per sq.ft.) is
highest for a 75,000 sq.ft. building, ranging between $8.66 and $17.75 per sq.ft.,
and lowest for a 750,000 sq.ft. building, ranging between $7.15 and $14.83 per
sq.ft.;

e Cost of development (on a square foot basis) for industrial development

generally declines as building size increases, due to a lower construction cost
per sq.ft. and higher land utilization (higher coverage); and

Watson & Associates Economists Ltd.
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e Durham Region municipalities are cost competitive for industrial development,
with costs notably lower than West G.T.H.A. municipalities in Peel and Halton
Regions, and the North G.T.H.A. communities of Vaughan, Richmond Hill,
Markham, Aurora and Newmarket. Durham Region municipalities, however, are
similar or less cost competitive than the G.G.H. “Outer Ring” municipalities, most
notably Brantford and Peterborough, which have the lowest cost of industrial
development of the municipalities surveyed.

Watson & Associates Economists Ltd. PAGE 105
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Office Development

Figure 62 summarizes the annualized cost (expressed in dollars per sq.ft.) for a 150,000
sq.ft. Class A office building, and a 150,000 sq.ft. flex office building, within the
municipalities surveyed. Highlights include:

e Annualized cost of office development (expressed in dollars per sq.ft.) for a
150,000 sq.ft. major office building ranges between $17.72 and $26.40 per sq.ft.;

e Incomparison, the annualized cost for a 150,000 sq.ft. flex office building ranges
between $15.17 and $30.47 per sq.ft., notably lower than for the Class A office
buildings due to lower construction costs:

e Ofthe municipalities surveyed, Richmond Hill has the highest construction
annualized cost of development for office buildings, followed by Mississauga,
Brampton, Oakville, Markham, Vaughan, Hamilton and Burlington, which is
largely due to the high cost of land:; and

e Durham Region municipalities offer among the lowest annualized cost for office
development of the municipalities surveyed, comparable to the City of Waterloo.

Watson & Associates Economists Ltd. PAGE 107
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6.3 Market Feasibility Comparative Assessment

This section summarizes the financial feasibility of the select industrial and office
developments across Durham Region’s local municipalities and the surveyed
comparator markets through a residual land value analysis from a rental revenue
stream perspective.! Full details are provided in Appendix E.

6.3.1 Residual Land Value Analysis Framework

Utilizing the capital and operating costs identified in section 6.2, along with potential
revenue streams determined by current average net market rents (per sq.ft.), a residual
land value analysis was prepared.

As illustrated through the example calculation in Figure 63, the residual land value
analysis capitalizes the rental revenue stream per sq.ft. (A) (applying an annualization
factor of 6.5%) to generate a present value of future cash flows (B). This is compared
to the sum of the profit provision per sq.ft. (C) and development costs, which is
comprised of the development charges (D) building construction cost (E), to derive the
residual land value (F). The residual (when multiplied by the floor area of the building
and expressed on a per acre basis) is the value associated with the investment in the
land, as presented in (G). This is expressed as a percentage of the land value
(Residual Land Value to Market Land Price Ratio), shown as (I). The greater the
residual land value to market land price ratio, the greater the financial feasibility of the
project. A negative value suggests that the project is uneconomic even if land cost is
zero. A positive value that is less than 1 indicates that the residual land value is less
than the market price of land, which suggests that the project would not be feasible at
current market land prices.? A ratio of 1 or greater indicates that the project would likely
be financially feasible.

' The analysis considers all development typologies presented in section 6.1, except
the 150,000 flex office development for which insufficient market rent data was available
to complete the assessment.

2 Project development may not be subject to current market prices for land (i.e.
developer purchased land at lower than current market price), and thus, the project may
be financially feasible even if the residual land value ratio is less than 1.

Watson & Associates Economists Ltd. PAGE 109
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Figure 63: lllustration of Residual Land Value Ratio Calculation under

Rental Revenue Scenario

Residual Land Value - Town of Ajax, 300,000 sq.ft. Industrial Building

Annual Rent (per sq.ft.) (A) $5.92

Present Value of Future Cash Flow (B) $98.60 (A) / 6.5%

Less Profit (C) $4.93  (B) x 5%
Development Charges (per sq.ft.) (D) $16.78

Construction cost (per sq.ft.) (E) $77.33

Residual Land Value (per sq.ft.) (F) -$0.44 (B) - (C+D+E)
Residual Land Value (per acre) (G) -$7,000 {F) x 300,000/ 18.12
Employment Land Market Price (H) $380,000

Residual Land Value to Employment Land Price Ratio (I 0.0 (G)/(H)

Source: Watson & Associates Economists Lid.

6.3.2 Residual Land Value Analysis Comparative Assessment

Industrial

Figure 64 summarizes the residual land value ratio for 75,000 sq.ft., 150,000 sq.ft.,
300,000 sq.ft. and 750,000 sq.ft. industrial buildings, for the municipalities surveyed,
under a rental revenue stream scenario. Key observations include the following:

¢ Despite the relative favourable industrial market rents, some challenges remain
with respect to the financial feasibility of industrial development in the G.T.H.A.

and broader G.G.H.;

e Development of smaller industrial buildings (i.e. less than 150,000 sq.ft.) is
generally not financially viable throughout the markets surveyed, due to higher

costs of construction on a square foot basis;

e The feasibility of larger industrial developments is more favourable; and

» The feasibility for larger industrial development is strongest in G.G.H. “Outer
Ring” municipalities, as well as northern York Region, North Durham (Scugog,
Uxbridge), as well as Whitby, Oshawa, Clarington and Pickering; comparatively,
the feasibility of industrial development in Ajax and Brock is less favourable.

Watspn & Assogiates Economists Ltd.
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Office

Figure 65 summarizes the residual land value ratio for a 150,000 sq.ft. multi-storey
Class A office building for the municipalities surveyed, under a rental revenue stream
scenario. Key observations include the following:

¢ Relative to industrial development, office development is generally more
financially viable in core G.T.H.A. markets than industrial development;

¢ Inmost markets surveyed, the financial feasibility of office development under a
rental revenue scenario is highly favourable;

e Market conditions for office development are most favourable in Waterloo,
Burlington, Oakville, Markham, Mississauga, Vaughan, and Brampton;

e The feasibility for major office development in Oshawa, Whitby, Pickering, Ajax
and Hamilton is relatively unfavourable due to relatively low market rents.

Watson & Associates Economists Ltd. . PAGE 112

Durham Competitiveness Study



Figure 65: Residual Land Value Ratios under Rental Revenue Stream of

Major Office Building
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Source: Watsen & Associotes Economists Ltd., 2018.
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6.4 Observations

Based on the analysis completed above, Durham Region municipalities are cost
competitive with comparator municipalities surveyed in the G. T.H.A. with respect to
industrial and office development. Having said that, many G.G.H. “Outer Ring"
communities are more cost competitive for industrial development than Durham Region.

With respect to market feasibility, most Durham municipalities including Whitby,
Oshawa, Clarington, Scugog and Uxbridge are competitive in the industrial sector, while
office development feasibility is generally unfavourable in Durham due to relatively low
market rents.
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7. Conclusions

Based on the extensive analysis presented herein, Durham Region’s overall competitive
position is discussed below.

In many respects, Durham Region's long-term economic growth potential is largely tied
to the success of the G.T.H.A. and G:G.H. as a whole. As such, a key driver of Durham
Region’s future economic potential is its geographic location within the G.G.H. — one of
the fastest growing City/Regions in North America. While the G.G.H. is a highly
competitive region and the broader long-term employment and development outlook is
positive, Durham Region competes directly for industrial and office development with
other locations in the G.T.H.A. and G.G.H. "Outer Ring” municipalities. Municipal
competitiveness is typically driven by a broad range of hard and soft factors at the
regional, local and site levels, which can strongly influence business location decisions
both for new development and expansion.

A factor influencing business decisions on where to locate is the cost competitiveness
(both capital investment and operating costs) of the development in relation to market
demand and potential return on investment. Industrial and office development and
operating costs in Durham Region municipalities is cost competitive relative to
comparator G.T.H.A. municipalities. Notwithstanding this, it is important to also
consider that Durham Region’s relative cost competitiveness is less favourable when
compared to other surrounding municipalities throughout the G.G.H. “Outer Ring.” With
respect to market feasibility, industrial and office developments in Durham Region are
generally less favourable than many other surveyed municipalities in the broader market
due to lower net market rents.

The competitiveness of Durham Region's export-based economy is also partly
determined by the availability and quality of its developable employment lands. While
the Region has a relatively large supply of designated vacant employment lands, the
supply of serviced and shovel-ready employment lands is more limited. The Region's
supply of shovel-ready employment lands is expected to improve significantly over the
medium term, with new employment areas becoming development ready along the
Highway 407 corridor which will greatly benefit the competitive position of South
Durham. However, North Durham has more limited opportunities for employment lands
development.

Watson & Associates Economists Ltd. PAGE 116
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The supply of vacant employment lands across the G.T.H.A is steadily diminishing for a
number of the larger, more mature urban municipalities in this area, which continues to
generate outward development pressures across the G.G.H, including Durham Region.
Over time, Durham Region's competitive position with respect to market choice of
employment lands is expected to continue to improve.

Access to transportation infrastructure is also a major factor in shaping non-residential
development patterns and business location decisions across the G.G.H. The
extension of Highway 407 has greatly improved accessibility within Durham Region; as
well, it provides connectivity to Employment Areas situated along this corridor. The
completion of the Highway 407 extension to Highway 35/115 and the Highway 418
connector between Highways 401 and 407 will enhanced transportation network
connections and the Region’s competitiveness further.

While Durham Region has strong access to 400-series highways, water ports, a labour
force pool and post-secondary institutions, the Region’s location is less favourable with
respect to proximity to intermodal facilities, major airports and key major markets in
northeast North America, than other G.T.H.A. municipalities.

Quality of life is a factor influencing the residential location decisions of individuals and
their families. It is also a factor considered by companies in relocation decisions.
Durham Region has a reputation for being a vibrant, growing, affordable, low-crime
location in which to live in Ontario, with access to a wide range of recreational
opportunities. Talent attraction and retention will be a key issue in Durham Region’s
competitiveness going forward. A factor in the Region’s economic growth, therefore,
will be the extent to which it can develop “quality of life” enhancements to appeal to
mobile young talent, while not detracting from its attractiveness for other population
segments.

Durham Region ranks as one of the more competitive upper/single tier municipalities in
the G.G.H. with respect to investment in the five industry sectors profiled — agri-
business, health industries, digital media, EN3 and advanced manufacturing. Its
competitive advantages are well suited for increased investment in the agricultural/agri-
food sector (food processing), digital media sector, and the EN3 industry. Its
competitive disadvantages do limit its investment opportunities in health industries and
advanced manufacturing when compared to other G.T.H.A. municipalities, which tend to
have larger established clusters and supply chains in these sectors.
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Based on the analysis contained herein, the Region of Durham is well-positioned to
capture a significant share of G.G.H.-wide industrial and office development growth
potential, including that specific to the five target industry sectors profiled herein. It is
important to acknowledge, however, that from a provincial standpoint Durham Region
will compete not only with G.T.H.A. municipalities, but increasingly with the surrounding
G.G.H. "Outer-Ring.” In order to maintain and enhance its economic competitiveness,
the Region must continue to be innovative and pro-active in its efforts to attract and
market future development.
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Appendix B
Industry Sector NAICS Codes
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Agri-Business Sector

The following illustrates the detailed definition of agri-business as defined by NAIC
codes.

C i{; ‘H fe] N

1110 Farms
1150  Support activities for farms

3111 Animal food manufacturing

3112 Grain and oilseed milling

3113 Sugar and confectionery product manufacturing

3114 Fruit and vegetable preserving and specialty food manufacturing

3115 Dairy product manufacturing

3116  Meat product manufacturing

3118  Bakeries and tortilla manufacturing

3119  Other food manufacturing

3121  Beverage manufacturing

3122  Tobacco manufacturing

4111 Farm product merchant wholesalers

4131  Food merchant wholesalers

4171 Farm, lawn and garden machinery and equipment merchant wholesalers
4183  Agricultural supplies merchant wholesalers

Health Industries Sector

The following illustrates the detailed definition of health industries as defined by NAIC
codes.

NAIC Desc .
3254 Pharmaceutical and Medicine Manufacturing
3391 Medical Equipment and Supplies Manufacturing

4145  Pharmaceuticals, Toiletries, Cosmetics and Sundries Wholesaler-Distributors
6215 Medical and Diagnostic Laboratories

6221 General Medical and Surgical Hospitals

6222 Psychiatric and Substance Abuse Hospitals

6223  Specialty (Except Psychiatric and Substance Abuse) Hospitals

Watson & Associates Economists Ltd. PAGE B-2

Durtiam Con

tiveness Study



@

Digital Media

The following illustrates the detailed definition of the digital media sector as defined by
NAIC codes.

Code NAIC Description :

5111 Newspaper, periodical, book and directory publishers
5112  Software Publishers

5121  Motion Picture and Video Industries

5122  Sound Recording Industries

51561 Radio and Television Broadcasting

5191  Other Information Services

5415  Computer Systems Design and Related Services

3E (Energy, Environment and Engineering)

The following illustrates the detailed definition of the EN3 sector as defined by NAIC
codes.

2211 Electric Power Generation, Transmission and Distribution
2212 Natural Gas Distribution

2213  Water, Sewage and Other Systems

2371 Ultility System Construction

4861  Pipeline Transportation of Crude Oil

4862  Pipeline Transportation of Natural Gas

4869  Other Pipeline Transportation

5417  Scientific Research and Development Services

Watson & Associates Economists Ltd. PAGE B-3
Durham Competitivenass Study
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Advanced Manufacturing

The following illustrates the detailed definition of the advanced manufacturing sector as
defined by NAIC codes.

NAIC Description

3133  Textile and Fabric Finishing and Fabric Coating
3222  Converted Paper Product Manufacturing

3255  Paint, Coating and Adhesive Manufacturing
3262  Rubber Product Manufacturing

3272  Glass and Glass Product Manufacturing

3273  Cement and Concrete Product Manufacturing
3321  Forging and Stamping

3363  Motor Vehicles Parts Manufacturing

Watson & Associates Economists Ltd. PAGE B-4

Durham Competitivenass Stuay
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Appendix D

Assessment of Development
Cost/Annualized Cost
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Appendix E

Residual Land Value Analysis
— Rental Revenue Scenario
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From: AMO Communications <communicate@amgforreeas —

Sent: Monday, December 10, 2018 6:25 PM 2 L

To: Clerks

Subject: AMO Policy Update - Information for‘Counc{l - Developing a Municipal Chhnabis Policy

Statement

C.C. S.C.C. File

December 10, 2018 ,
Take Appr. Action

Information for Councils — Developing a Municipal Cannabis
Policy Statement

HEC TTFNIB oI ER
ik, 4 PR L PR

Members of Council

During Council transition, AMO sent to senior municipal staff a document that covers off
all the information that would be helpful in preparing reports to councils on whether to
opt-out or allow retail cannabis sales. Now, with councils sworn in, we want to share it
directly with you.

The document includes a Draft Municipal Cannabis Policy Statement Template. The
Template helps municipal governments that may wish to allow recreational cannabis retail
sales in their communities to identify sensitive areas and better guide retail outlet
locations. The template is based upon the ‘public interest’ definition in the Ontario
recreational cannabis regulations. Where stores are allowed, it can also help staff to
provide comments to the Alcohol and Gaming Commission of Ontario (AGCO) on
proposed locations within the 15-day statutory consultation window.

Under Ontario’s recreational cannabis policy, private cannabis retail stores will be
approved to sell as of April 1, 2019 where municipal governments allow them. Municipal
governments that do not wish to allow cannabis retail stores can do so by informing the
AGCO in writing by January 22, 2019 of council’s decision. Members should note that the
decision not to allow retail stores or the decision is to opt out and opt back in after Jan. 22
will affect access to the municipal portion of the Province's share of the federal share of its
cannabis excise tax. No matter the municipal decision, consumers will continue to have
access to cannabis through on-line sales, personal growing and through retail in other
communities.

As a priority, please read the documents linked to this communication so that you have
the most comprehensive information given the decision you will need to make by January

1
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22, 2019. In addition, Heads of Councils and municipal treasurers received individual
letters from the Minister of Finance. These letters set out each municipal government's
cannabis implementation funding allocation. Members can find other information on

cannabis legalization on AMO's resource page.
AMO Contact:

Craig Reid, Senior Advisor, creid@amo.on.ca, 416-971-9856 ext. 334.

DISCLAIMER: Any documents attached are final versions. AMO assumes no responsibility for any discrepancies that may have been
transmitted with this electronic version. The printed versions of the documents stand as the official record.

OPT-OUT: If you wish to opt-out of email communications from AMO, please click here.
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GANARASKA REGION CONSERVATION AUTHORITY
MINUTES OF THE BOARD OF DIRECTORS
November 29, 2018

GRCA 07/18

1. Welcome and Call to Order
The Chair called the Ganaraska Region Conservation Authority Board of Directors
meeting to order at 7:15 p.m.

MEMBERS PRESENT:  Wendy Partner, Chair - Municipality of Clarington
Raymond Benns - Township of Alnwick/Haldimand
Brian Darling - Town of Cobourg
Jeff Lees, Vice-Chair - Municipality of Port Hope
John Fallis - Township of Cavan Monaghan
Louise Ferrie-Blecher - Municipality of Port Hope
Mark Lovshin - Township of Hamilton
Forrest Rowden - Town of Cobourg
Heather Stauble - City of Kawartha Lakes
Willie Woo - Municipality of Clarington

ALSO PRESENT: Linda Laliberte, CAO/Secretary-Treasurer
Ken Thajer, Planning and Regulations Coordinator
Steve McMullen, Forest Recreation Technician
Jay Sherwin, Chair, Recreation User Committee
Melissa Spearing, Seed Program Coordinator, Forest Gene
Conservation Association
ABSENT WITH
REGRETS:

ALSO ABSENT:

2. Disclosure of Pecuniary Interest
None

3.  Minutes of Last Meeting

GRCA 37/18
MOVED BY: Forrest Rowden
SECONDED BY: Mark Lovshin

THAT the Ganaraska Region Conservation Authority approve the minutes of the October
18, 2018 meeting.
CARRIED.
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4. Adoption of the Agenda

GRCA 38/18
MOVED BY: Jeff Lees
SECONDED BY: John Fallis

THAT the Ganaraska Region Conservation Authority adopt the agenda as presented.
CARRIED.

5. Delegations
None

6. Presentations

a) Ganaraska Forest Recreational Users Committee (RUC) Annual Report

Jay Sherwin, Chair of the RUC, updated Board of Directors on committee’s 2018
activities. Mr. Sherwin highlighted that the recommendations of the Ganaraska Forest
Plan and in particular, the synopsis report (by Planning Solutions), has been at the
forefront of this year's committee discussions. Issues such as, invasive species (e.g. dog
strangling vine), trail maintenance, enforcement, mapping, and forest signage have been
recognized. The RUC requested that Forest Memberships and timber sales be returned
to the forest. Staff clarified that membership sales along with a portion of timber sales do
returns to the forest. Discussion followed.

GRCA 39/18
MOVED BY: Brian Darling
SECONDED BY: John Fallis

THAT the Ganaraska Region Conservation Authority approve the presentation for
information.
CARRIED.

b) Closure of Ontario Seed Tree Plant — Melissa Spearing

Melissa Spearing addressed the Board of Directors on the recent activities around the
closure of the Ontario Seed Plant. She provided a background of the seed plant and the
stages of the closing.

GRCA 40/18
MOVED BY: Heather Stauble
SECONDED BY: John Fallis

THAT the Ganaraska Region Conservation Authority direct the Chair to put on the floor,
at the next Conservation Ontario meeting, concerns with the closing of the Ontario Seed
Plant and;

FURTHER THAT Conservation Ontario be requested to do a report in consultation with
the Forest Gene Conservation Association and other stakeholders on the impact of
closing the plant.

Willie Woo asked for a recorded vote.
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Ray Benns - Township of Alnwick/Haldimand - Yes
Brian Darling - Town of Cobourg - Yes
Jeff Lees - Municipality of Port Hope - Yes
Mark Lovshin - Township of Hamilton - Yes
Wendy Partner - Municipality of Clarington - Yes
Forrest Rowden - Town of Cobourg -Yes
Heather Stauble - City of Kawartha Lakes - Yes
Willie Woo - Municipality of Clarington -Yes
CARRIED.

7. Business Arising from Minutes

a) 2019 Levy

The CAO/Secretary-Treasurer explained the weighted vote procedure to the Board of
Directors and answered questions

GRCA 41/18
MOVED BY: Forrest Rowden
SECONDED BY: Willie Woo

THAT the Ganaraska Region Conservation Authority approve the staff report that
includes the 2019 levy in the amount of $983,386.75 and 2019 capital assets levy of
$150,088.00.

Ray Benns - Township of Alnwick/Haldimand (0.9444%) - Yes
Brian Darling - Town of Cobourg (11.0296%) - Yes
Jeff Lees - Municipality of Port Hope (8.65965%) - Yes
Mark Lovshin - Township of Hamilton (11.1763%) - Yes
Wendy Partner - Municipality of Clarington (24.11135%) -Yes
Forrest Rowden - Town of Cobourg (11.0296%) -Yes
Heather Stauble - City of Kawartha Lakes (0.0916%) - Yes
Willie Woo - Municipality of Clarington (24.11135%) - Yes

The total percentage present to vote was 91.34%. To carry the motion, 51% total of those
present or 46.583% is required and cannot be from a single municipality. The vote was
carried at 100%.

CARRIED.

8. Correspondence
None

9. Applications under Ontario Regulation 168/06:
Permits approved by Executive:

GRCA 42/18
MOVED BY: Forrest Rowden
SECONDED BY: Ray Benns

THAT the Ganaraska Region Conservation Authority receive the permits for information.
CARRIED.


http:150,088.00
http:983,386.75
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Permit Application requiring Ganaraska Region Conservation Authority Board of Directors
discussion:
None

10. Committee Reports:
a) Ganaraska Forest Recreation Users Committee Minutes — November 1, 2018

GRCA 43/18
MOVED BY: Brian Darling
SECONDED BY: Jeff Lees

THAT the Ganaraska Region Conservation Authority receive the Ganaraska Forest
Recreation Users Committee minutes from November 1, 2018 for information.
CARRIED.

11. New Business:
None

12. Other Business
a) 2019 Economic Adjustment and Proposed Compensation Plan

GRCA 44/18
MOVED BY: Forrest Rowden
SECONDED BY: Mark Loshin

THAT the Ganaraska Region Conservation Authority approve the 2019 Economic
Adjustment and the proposed Compensation Plan.
CARRIED.

13. In Camera
None

14. Adjourn
The meeting adjourned at 8:30 p.m. on a motion by Forrest Rowden.

CHAIR CAO/SECRETARY-TREASURER



' DRINKING WATER
SOURCE PROTECTION

"AC1 FOR CLEAN WATER

Koawartha-Haliburton
Source Protection Authority

The Honourable Rod Phillips

Minister of Environment, Conservation and Parks
11th Floor, Ferguson Block

77 Wellesley Street West

Toronto, ON, M7A 2T5

RE: Small Municipal Water System Costs

Dear Minister Phillips,

This letter is being sent to your ministry as requested by the Kawartha-Haliburton Source Protection
Authority board. The board wishes to inform your ministry of some of the ongoing challenges that area
municipalities are faced with in meeting municipal Drinking Water standards.

The Source Protection regulations enforced today have advanced the standard of care of municipal
drinking water. It is a fact that most municipalities across the province have successfully risen to the
commitment of providing safe drinking water with less risk of contamination. However, rural
municipalities that provide water to small community based systems continue to cope with high costs of
operation and capital upgrades to their systems. As many rural municipalities are located within the
Kawartha Conservation area watershed, this financial burden has become increasingly apparent.

The City of Kawartha Lakes (CKL) operates 21 community based drinking water systems with the vast
majority of the systems servicing less than 200 connections. Approximately half of the 21 systems in CKL
cost over 52,000 per connection per year to operate. Costs for systems in the Municipality of Trent
Lakes are $850 and 51,150 per connection per year for systems with 198 and 118 connections
respectively. The Township of Minden Hills’ small systems cost on average $706.42 and $1,102.50 per

connection per year.

On a cost per connection basis, the costs of small systems are significant when compared to larger more
populated municipalities where the costs are distributed among more users. In contrast, the average
yearly water bill for residents in the urbanized Durham Region is $468.16 per connection per year.

Therefore, we are making a request on behalf of the municipalities within our watershed that:

1. The province be strongly urged to provide assistance to municipalities (particularly rural ones)
where the cost to operate the systems is higher than average on a per connection basis;

2. The province curtail additional requirements on municipal water systems without putting a plan
in place giving the municipalities the financial resources to sustain these systems; and

3. The province provides an incentive and makes it simpler to fragment the smaller municipal
systems to less regulated and more cost effective individual systems.

www.trentsourceprotection.on.ca

TRENT CONSERVATION COALITION SOURCE PROTECTION REGION
Crowe Valley, Ganaraska Region, Kawartha-Haliburton, Lower Trent & Otonabee-Peterborough Source Protection Areas


http:tian.on.es
http:1,102.50

_DRINKING WATER . &
SOURCE PROTECTION

Kawartha-Haliburton
Source Protection Authority
ACI FOR CLEAN WATER \ _ Py

On behalf of the Board, we ask you to consider these requests seriously so that providing safe drinking
water is balanced with the ability to pay the cost of treatment and source protection.

Warmest Regards,
Mark Majchrowski, CAO
Kawartha Conservation

Cc: Hon. Steve Clark (MMAH)
Hon. Ernie Hardeman (OMAFRA)
Jim Hunt, Chair, TCC Source Protection Committee
TCC Source Protection Area Chairs
Kim Gavine, Conservation Ontario
Allan Thompson, Chair, ROMA
Don Beaton, Commissioner of Corporate Services, Region of Durham
Cathie Ritchie, Clerk, City of Kawartha Lakes
Kari Stevenson, Clerk, Municipality of Trent Lakes
Dawn Newhook, Clerk, Township of Minden Hills

www.trentsourceprotection.on.ca
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TRENT CONSERVATION COALITION SOURCE PROTECTION REGION
Crowe Valley, Canaraska Region, Kawartha-Haliburton, Lower Trent & Otonabee-Peterborough Source Protection Areas


www.trentsourceprotectlon.on.c

From: Ralph Walton

To: Lydia Gerritsen; Afreen Raza; Cheryl Bandel

Subject: FW: Minister's Annual Report on Drinking Water 2018 / Rapport annuel 2018 du ministre sur I'eau potable
Date: December-18-18 4:17:43 PM

CIP

Advance copy to Works Commissioner

From: Water, Drinking (MECP) <Drinking.Water@ontario.ca>

Sent: Tuesday, December 18, 2018 4:13 PM

To: Ralph Walton <Ralph.Walton@durham.ca>

Subject: Minister’s Annual Report on Drinking Water 2018 / Rapport annuel 2018 du ministre sur
I'eau potable

Today, the Ministry of the Environment, Conservation and Parks released the
Minister's Annual Report on Drinking Water 2018.

It showcases how Ontario is taking action to protect drinking water and water
resources.

Supporting data on Drinking Water Quality and Enforcement is available on the Open

Data Catalogue.

Le ministere de I'Environnement, de la Protection de la nature et des Parcs a publié
aujourd’hui le Rapport annuel 2018 du ministre sur I'eau potable.

Ce rapport souligne les mesures prises par I'Ontario pour protéger I'eau potable et les
ressources hydriques.

On trouve des données a I'appui sur la gualité de I'eau potable et I'application des
reglements dans le catalogue des données ouvertes.


mailto:Ralph.Walton@durham.ca
mailto:Lydia.Gerritsen@Durham.ca
mailto:Afreen.Raza@durham.ca
mailto:Cheryl.Bandel@Durham.ca
https://www.ontario.ca/page/ministers-annual-report-drinking-water-2018
https://www.ontario.ca/data/drinking-water-quality-and-enforcement
https://www.ontario.ca/fr/page/rapport-annuel-2018-du-ministre-sur-leau-potable
https://www.ontario.ca/fr/donnees/qualite-de-leau-potable-et-application-des-reglements
https://www.ontario.ca/fr/donnees/qualite-de-leau-potable-et-application-des-reglements
mailto:Ralph.Walton@durham.ca
mailto:Drinking.Water@ontario.ca

Maria Flammia

From: Trish Barnett <T.Barnett@I|srca.on.ca>
Sent: Tuesday, December 18, 2018 10:39 AM
To: Aurora Clerks Department; Christopher Raynor (York Region); Cindy Maher (New

Tecumseth); Debbie Leroux; Fernando Lamanna; Gillian Angus-Traill; Jennifer Connor
(Ramara); John Daly (Simcoe); John Espinosa; JP Newman (jnewman@scugog.ca); Judy
Currins (Kawartha Lakes); Karen Shea (kshea@innisfil.ca); Karen Way (Oro-Medonte);
Kathryn Smyth (King); Kiran Saini (Newmarket); Lisa Lyons (Newmarket); Megan
Williams; Mike Derond (Aurora); Clerks; Patty Thoma; Rebecca Murphy (Clerk,
Bradford/West Gwillimbury); Thomas Gettinby; Wendy Cooke (Barrie)

Subject: LSRCA Annual General Meeting - Friday, January 25, 2019

Good morning Regional and Municipal Clerks:
On behalf of Mike Walters, | am pleased to extend an invitation to your members of Council for LSRCA’s Annual General
Meeting being held on Friday, January 25". We would be pleased if you would forward this invitation to your members
of Council.
The agenda includes:
e Apresentation of LSRCA’s 2018 Annual Report and the Year-end review;
Inauguration of LSRCA Board of Directors for the term 2019-2023;
e Keynote address on the Importance of Green Infrastructure by Dr. Blair Feltmate, PhD., Head of Intact Centre on
Climate Change from the University of Waterloo

A light lunch will be provided following the meeting. We look forward to having you join us!

Please RSVP to Katarina by Friday, January 18". Katarina may be reached by email at k.zeppieri@LSRCA.on.ca or by
phone at 905-895-1281, ext. 116.

Thank you and wishing you all a wonderful holiday season !

Best regards, C.S. - LEGISLATIVE SERVICES
Trish

Original _ : :

e (P

Copy

To:

C.C. S.C.C. File

Take Appr. Action




Please Join Us For Our 2019

Annual General Meeting

KEYNOTE ADDRESS

The Importance of Green Infrastructure

Blair Feltmate, PhD.
Head, Intact Centre on Climate Change
University of Waterloo

Friday, January 25
10:00 AM to 2:00 PM

Meeting location
Newmarket

Old Town Hall
460 Botsford Street
‘Newmarket;, ON

Light lunch will be served
_[following the meeting)

RSVP by January 18
k:zeppierl @LSRCA.on.ca or
905.895.1281 ext 116

Lake Simcoe Reglon Conservation Authaority's
Lake Simcoe Region (LSRCA) Misslon |% to work with sur community
: conservation authority to protect and restore the Lake Simcos watershed
N

by leading research, policy and action,

Trish Barnett

Coordinator, BOD/CAO, Projects and Services
Lake Simcoe Region Conservation Authority
120 Bayview Parkway,

Newmarket, Ontario L3Y 3W3

905-895-1281, ext. 223 | 1-800-465-0437 |
t.barnett@LSRCA.on.ca | www.LSRCA.on.ca




Twitter: @LSRCA
Facebook: LakeSimcoeConservation

The information in this message (including attachments) is directed in confidence solely to the person(s) named above and may not be otherwise distributed, copied or disclosed.
The message may contain information that is privileged, confidential and exempt from disclosure under the Municipal Freedom of Information and Protection of Privacy Act and
by the Personal Information Protection Electronic Documents Act. If you have received this message in error, please notify the sender immediately and delete the message
without making a copy. Thank you.
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December TQ 2018

Sent via email
SEE DISTRIBUTION LIST

At Board of Directors Meeting #9/18, of Toronto and Region Conservation Authority (TRCA), held
C En g%vlﬁnr?_qr 30, 2018, Resolution #A185/18 in regard to the Trans Canada Trail Connection —
‘Bast ins Pleadwaters to Rouge National Urban Park in Uxbridge was approved as follows:

Take A i

Do rI/ﬁSH‘?FAS The Goodwood Resource Management Tract (Goodwood RMT) Trail Plan
process has beén completed, including confirmation of a recommended trail network
within the Goodwood RMT;

AND WHEREAS Trans Canada Trail (TCT) and Trans Canada Trail Ontario (TCTO) agreed
to contribute $35,000 towards confirming the new Trans Canada Trail route and the design
of a bridge crossing;,

THEREFORE, LET IT BE RESOLVED THAT the Trans Canada Trail Connection — EDH to
RNUP Final Report be approved:;

THAT the approved Final Report be circulated to Lake Simcoe Region Conservation
Authority (LSRCA), who will bring the Final Report to the Regional Municipality of Durham
for endorsement;

THAT the endorsed Final Report be circulated to TCT and TCTO for approval;

THAT the approved Final Report be circulated to the Township of Uxbridge, Parks Canada,
Green Durham Association, the Oak Ridges Trail Association and the TRCA Regional
Watershed Alliance for information;

THAT TRCA staff continue to work with Parks Canada to further the implementation of the
Webb Road Crossing — detailed design and construction to be funded by Parks Canada;

AND FURTHER THAT Toronto and Region Conservation Authority (TRCA) staff actively
work with its partners and community leaders to seek out and secure funds, grants,
sponsors and donors that will contribute towards the implementation of this new Trans
Canada Trail spur connection.

Here is a link to the minutes for your information and any action deemed necessary, containing the
report as approved by the Board of Directors. If you have any questions or require additional
information, please contact Corinna Thomassen-Darby at 416-661-6600 extension 5625,
corinna.thomassen-darby@trca.on.ca.

Sincerely

Alisa Mahrova
Interim Clerk and Coordinator

T:416.661.6600 | F:416.661.6898 | info@trca.onca | 101 Exchange Avenue, Vaughan, ON L4K 5R6 | www.trca.ca


http:www.trca.ca
mailto:info@trca.on.ca
mailto:corinna.thomassen-darby@trca.on.ca

cc. Corinna Thomassen-Darby, Senior Coordinator, Master Planning and Greenspace
Conservation

DISTRIBUTION LIST

Debbie Leroux, Clerk, Township of Uxbridge

Elizabeth Calvin, President, Green Durham Association

Kevin Lowe, President, Oak Ridges Trail Association

Mike Walters, Chief Administrative Officer, Lake Simcoe Region Conservation Authority
Michael Bender, Chair Board of Directors, Trans Canada Trail Ontario

Michael Goodyear, Trail Development Manager, Eastern Canada, Trans Canada Trail

Omar McDadi, Acting Field Unit Superintendent, Rouge National Urban Park, Parks Canada
Ralph Walton, Regional Clerk / Director, Legislative Services, Regional Municipality of Durham
Victoria Kramkowski, Watershed Specialist, Etobicoke-Mimico Watershed Services
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