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The Regional Municipality of Durham
Report

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

Date: December 7, 2021

Subject:

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

Recommendation:

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

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

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

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

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

l. In the Town of Ajax:
a) CNR-04;

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

d) CNR-19;

e) CNR-33; and

f)  ADD-02.

In the Township of Brock:

a) CNR-01;

b) CNR-32; and,

c) ADD-03 subject to site specific servicing policies and conditions.
In the Municipality of Clarington:

a) CNR-27; and,

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

In the City of Oshawa:
a) CNR-18;

b) CNR-45; and,

c) CNR-46.
City of Pickering:
a) CNR-10.

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

D)

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

Report:

1.

1.1

1.2

1.3

1.4

2.1

Purpose

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

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

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

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

Background

Envision Durham is currently in Stage 3 (“Direct”). This stage of the project is
intended to identify the key proposed policy directions for moving forward with the
preparation of a new Regional Official Plan.
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2.2

2.3

2.4

2.5

2.6

2.7

2.8

As a key component of Envision Durham, a Growth Management Study (GMS) is
being completed over two phases. To aid in the completion of the GMS, the
Region retained the consulting services of Urban Strategies Inc. and Watson &
Associates Economists Ltd.

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

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

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

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

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

Planning staff continues to advance the designation of Protected Major Transit
Station Areas (PMTSAs). On September 7, 2021 the Regional Planning and


https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Planning-and-Economic-Development/2020-P-11.pdf
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Planning-and-Economic-Development/2020-P-11.pdf
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-97.pdf
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2.9

2.10

3.1

4.1

4.2

Economic Development Committee hosted a Statutory Public Open House related
to the proposed policies and delineations for PMTSAs. Two proposed PMTSAs
include lands that are currently designated as Employment Areas in the ROP.

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

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

Previous Reports and Decisions
A list of previous reports and decisions is provided in Appendix 2.

Employment Strategy Technical Report Recommendations on Employment
Area Conversion Requests

The Employment Strategy Technical Report was released on September 24, 2021
(see Report #2021-INFO-97). Among other matters, the report provides the GMS
consultant team’s recommendations on areas they view as appropriate for
Employment Area conversion based on the Criteria.

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

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

b. Recommendations for areas within the boundary of a proposed Protected
Major Transit Station Area: ADD-01 (Ajax);
C. Recommendations for additional areas identified by the consultant team in

consultation with Regional staff as appropriate for conversion: ADD-02
(Ajax), ADD-03 (Brock).

T A late submission (CNR-48) was made in January of 2021. This submission was not evaluated by the
GMS consultant team as part of the Employment Strategy Technical Report, but has been considered by
Regional staff, as discussed later in this report.


https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-97.pdf
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4.3

4.4

4.5

5.1

5.2

5.3

5.4

The total land area associated with the recommended conversions contained in
the Employment Strategy Technical Report is approximately 375 hectares.

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

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

Additional consideration of Employment Area conversion requests

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

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

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

CNR-09, Town of Ajax

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

2 This request is also adjacent to CNR-31 and CNR-34 which proposed a mix of residential and retail uses.
These requests have not been recommended.
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5.5

5.6

5.7

5.8

5.9

5.10

5.11

The Town of Ajax evaluated this request and provided its position that it could
support the development of a larger sized grocery store. The proposal for a
grocery store would constitute a Major Retail use, which requires an Employment
Area conversion. There are relatively few food stores in the south end of Ajax, and
there is a lack of suitably sized and appropriately designated sites available to
permit this type of use.

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

CNR-19, Town of Ajax

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

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

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

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

CNR-32, Brock Township

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

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

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

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

CNR-40, Municipality of Clarington

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

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

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

5.18 Lands south of the Townline Road extension will be bounded by, or adjacent to
Highway 401 and the CP rail line. A future Highway interchange may also be
required. In staff’'s view these lands are not well suited for residential uses and
have not been recommended for conversion. The opportunity remains to provide
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5.19

5.20

5.21

5.22

5.23

employment uses that are better suited and more compatible with this context.

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

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

CNR-48 is a request for an Employment Area conversion to permit a residential
development and protected open space on a 19.1 hectare site (see Attachment
#4). This request was received later in the evaluation process and was not
included in the Employment Strategy Technical Report, but has been considered
by Regional staff.

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

In addition, although the site appears to be designated as “Employment Areas” in
the Region’s Official Plan, it is designated as “Environmental Protection” and
“Community Park” in the Clarington Official Plan, so as to protect a drumlin
located on the property. Regional Planning staff do not recommend this
conversion request.

Additional Area 2 (ADD-02)

The Employment Strategy Technical Report identified roughly 40 hectares of land
located within the Carruthers Creek Employment Area which are occupied by a
host of existing and approved community related and sensitive uses as
appropriate for conversion. This area (identified as ADD-02) is north of Rossland
Road East, east of Harwood Avenue, west of Spitty Road and south of the CP
Rail line (see Attachment #2).
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5.24

5.25

5.26

5.27

5.28

5.29

Lands within ADD-02 includes J. Clarke Richardson Collegiate, Notre Dame
Catholic Secondary School, the Pickering Christian School, the site proposed for
the new Grandview Children’s Centre, multiple places of worship, a rugby field, a
commercial plaza, a Montessori School, and a limited number of existing
residences on smaller parcels. Also within ADD-02, is a parcel of land that is the
subject of a recent Minister’s Zoning Order (O. Reg 430/20) which permits a long-
term care facility and a retirement home.

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

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

Total Land Area Recommended for Employment Area Conversion

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

Further Evaluation of all other Conversion Requests

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

Staff have considered all new submissions, including any new information or
rationale that was provided. In summary, staff believe that the consultant’s
recommendations on the balance of the conversion requests should be
maintained and that these remaining conversion requests not be supported. A
Table summarizing staff's recommendations on all conversion areas is provided in
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Attachment #1 and is also visually illustrated on maps contained in Attachments
#2 through #6. A detailed summary of the recent submissions in response to the
Employment Strategy Technical Report?, along with staff's response is provided in
Attachment #13.

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

CNR-07, Town of Ajax, Salem/Kerrison

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

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

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

3 A summary is provided in Attachment #13 of all comments received on the Employment Strategy
Technical Report related to site specific conversion requests. Comments received on the Employment
Strategy Technical Report related to other topics in the report such as Employment Area Land Need and
Employment Area policy recommendations will be summarized and addressed at a future date.
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5.32

5.33

5.34

5.35

5.36

this Employment Area and could set a precedent for further encroachments south
of Chambers Drive.

CNR-06, Town of Whitby, Nordeagle

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

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

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

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

The proposed conversion would re-designate the subject lands to permit a mix of
residential, commercial and retail uses. The subject lands are north of Winchester
Road, south of the hydro corridor/Highway 407 and west of Ritson Road. Oshawa
Council supported the conversion in the context of the broader Employment Area
south of Winchester Road also being converted. The broader Employment Area
lies east of the Windfields Regional Centre. Based on the location of the
Employment Area in proximity to Highway 407 and the Simcoe Street

interchange, it is not recommended for conversion.

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

Oshawa staff supported further discussions with the Region on the proposed
station location and the PMTSA boundary west of the CP rail spur, and by
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5.37

5.38

5.39

5.40

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

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

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

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

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

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

The site is large, vacant, and regularly shaped and considered suitable for
employment uses. The abutting watercourse and associated environmental lands
provide for a natural break and transition to adjacent residential lands to the east.
The site fronts onto Regional Road 8 (Reach Street) which is a Type B Arterial,
and is roughly 2 kilometres from Highway 12, a Type A Arterial and part of the
Regional Strategic Goods Movement Network. Staff consider the site well served
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5.41

6.1

6.2

7.1

7.2

and accessible from a transportation and goods movement perspective in the
north Durham context.

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

Servicing Considerations

The recommended Employment Area conversions outlined in this report have
been reviewed with staff from the Durham Region Works Department
(Transportation staff and Engineering — Municipal Water and Sanitary Services)
along with Durham Region Transit. Comments suggest that the conversion
requests and associated proposed developed can generally be accommodated
within the existing or planned upgrades to Regional infrastructure, however,
proponents of development are encouraged to consult with the appropriate
departments for additional information as their development concepts are
refined.

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

Relationship to Strategic Plan

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

a. Under Goal Area 2, Community Vitality:

. Revitalize existing neighbourhoods and build complete communities that
are walkable, well connected, and have a mix of attainable housing;

o Build a healthy, inclusive, age-friendly community where everyone feels
a sense of belonging;

Under Goal Area 3, Economic Prosperity:

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

. 3.2 Leverage Durham’s prime geography, social infrastructure, and
strong partnerships to foster economic growth;

o 3.4 Capitalize on Durham'’s strengths in key economic sectors to attract
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8.1

8.2

8.3

8.4

high-quality jobs;
b. Under Goal Area 4, Social Investment:

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

Conclusion

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

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

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

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

Attachments

Attachment #1:  Summary of Regional Planning Staff's recommendations on
Employment Area Conversions
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Attachment #2:

Attachment #3:

Attachment #4:

Attachment #5:

Attachment #6:

Attachment #7:

Attachment #8:

Attachment #9:

Attachment #10:

Attachment #11:

Attachment #12:

Attachment #13:

Attachment #14:

Map 1: Recommended Employment Area Conversions — Ajax
and Pickering

Map 2: Recommended Employment Area Conversions —
Oshawa and Whitby

Map 3: Recommended Employment Area Conversions -
Clarington

Map 4: Recommended Employment Area Conversions — Brock

Map 5: Recommended Employment Area Conversions —
Scugog

Detailed Map of CNR-09
Detailed Map of CNR-19
Detailed Map of CNR-32
Detailed Map of CNR-40
Detailed Map of ADD-02
Detailed Map of ADD-03

Employment Strategy Technical Report — Submissions related
to Employment Area Conversion Requests

Additional Servicing Comments
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Appendix 1 — Council-Endorsed Principles and Evaluation Criteria for Employment
Conversions (June 2020)

Guiding Principles

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

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

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

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

d. Maintain or improve the employment function and job potential of
Employment Areas.
e. Support efforts of transformational change in Major Transit Station Areas if it

can be demonstrated that the employment and job potential of Employment
Areas can be maintained or improved.

Align with municipal interests and policies related to Employment Areas.
Limit and/or mitigate land use incompatibilities where necessary.

Consider the Provincial interests and guidance regarding Provincially
Significant Employment Zones.

> @ =™

Evaluation Criteria

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

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

b) To satisfy Growth Plan policy, it must be demonstrated that:

e There is a need for the conversion.
e The lands are not required over the horizon of the Growth Plan for the
employment purposes for which they are designated.
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c)

e The municipality will maintain sufficient employment lands to
accommodate forecasted employment growth to the horizon of the
Growth Plan.

e The proposed uses would not adversely affect the overall viability of
the Employment Area or the achievement of the minimum
intensification and density targets in the Growth Plan, as well any
other applicable policies.

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

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

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

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

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

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

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

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

The conversion request is within a proposed Major Transit Station Area.
The conversion request is supported by Area Municipal staff/Council and
does not conflict with municipal interests and policies.

The conversion of the site would not present negative cross-jurisdictional
impacts that could not be overcome.
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Appendix 2 — to Report #2021-P-25

Previous Reports and Decisions

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

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

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

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

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

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

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

On July 2, 2021 Commissioners Report #2021-INFO-71 reviewed the Region-Wide
Growth Analysis. The purpose of the report is to analyze the region’s long-term
population, housing, and employment growth forecast within the context of
provincial and regional policy, historical trends, and predicted future influences.



https://www.durham.ca/en/regional-government/resources/Documents/Council/Reports/2018/COW-05022018/2018-COW-93.pdf
https://www.durham.ca/en/doing-business/envision-durham.aspx
https://www.durham.ca/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Planning-and-Economic-Development/2020-P-11.pdf
https://www.durham.ca/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Planning-and-Economic-Development/2020-P-14.pdf
https://www.durham.ca/en/regional-government/resources/Documents/Council/Reports/2020-Committee-Reports/Planning-and-Economic-Development/2020-P-27.pdf
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/Reports/2021-Committee-Reports/Planning-and-Economic-Development/2021-P-7.pdf
https://www.durham.ca/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-71.pdf
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On September 3, 2021 Commissioners Report #2021-INFO-94 presented the
Housing Intensification Study. The purpose of the report is to document the
capacity for accommodating residential and mixed-use growth within the region’s
built-up area (BUA), and determine the intensification potential of strategic growth
areas (SGAs).

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

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

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



https://www.durham.ca/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-71.pdf
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/Reports/2021-Committee-Reports/Planning-and-Economic-Development/2021-P-21.pdf
https://www.durham.ca/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-97.pdf
https://icreate7.esolutionsgroup.ca/11111068_DurhamRegion/en/regional-government/resources/Documents/Council/CIP-Reports/CIP-Reports-2021/2021-INFO-100.pdf
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Appendix 3 — to Report #2021-P-25

Circulated Agencies and Service Providers

Canada Post

Bell Canada

Rogers Communications
Shaw Cable TV

Compton Communications
Persona Communications
Canadian Pacific Railway

Canadian National Railway

Enbridge Gas Distribution Inc. and Enbridge Pipelines Inc.

Trans-Northern Pipelines Inc.
TransCanada Pipelines Inc.

Hydro One Networks Inc.

Ontario Power Generation Inc.

Durham District School Board

Durham Catholic District School Board
Conseil Scolaire Viamonde

MonAvenir Conseil Scolaire Catholique
Mississaugas of Scugog Island First Nation
Ministry of Transportation

Greater Toronto Airports Authority
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Transport Canada
Metrolinx
Trent-Severn Waterway

Kawartha Pine Ridge District School Board

Peterborough Victoria Northumberland and Clarington Catholic District School

Board
Durham Region Police Department
Ministry of Municipal Affairs and Housing

Elexicon

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

Independent Electricity System Operator
Ontario Tech University

Trent University Durham

Durham College

Durham Workforce Authority

General Motors of Canada

Lakeridge Health

Ajax-Pickering Board of Trade

Brock Board of Trade

Clarington Board of Trade

Newcastle & District Chamber of Commerce
Greater Oshawa Chamber of Commerce

Scugog Chamber of Commerce
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e Uxbridge Chamber of Commerce
e Whitby Chamber of Commerce

¢ Downtown Ajax BIA

e Bowmanville BIA

e Brooklin BIA

e Pickering Village BIA

e Port Perry BIA

e Uxbridge BIA

e Downtown Whitby BIA

e Business Advisory Centre Durham

e Spark Centre
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Requests for Employment Area Conversion — Ajax and Pickering
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Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of Durham does not make any representations concerning the accuracy,
likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic
Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Requests for Employment Area Conversion — Oshawa and Whitby

Data Sources and Disclaimer

Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of Durham does not make any representations concerning the accuracy,
likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic

Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Requests for Employment Area Conversion — Courtice and Bowmanville
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Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of Durham does not make any representations concerning the accuracy,
likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic
Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Requests for Employment Area Conversion —Township of Brock
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likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic
Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Requests for Employment Area Conversion —Township of Scugog
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Prime Agricultural Areas

Employment Areas
Major Open Space Areas
Oak Ridge Moraine Areas

Municipal Boundary
Waterfront Areas
Living Areas
Regional Corridors

Regional Centres

Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of Durham does not make any representations concerning the accuracy,
likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic
Development Department, 2021. All rights reserved. May not be reproduced without permission.




Attachment 7

Boundary Expansions and
Conversion Requests
Submission ID: CNR-09
Owner: Chieftan (Ajax) Dev. Corp. Inc.
Submission Date:9/9/2019
Municipality: Ajax
Context Map Legend
Regional Centres Living Areas
[ Waterfront Areas [ Employment Areas
Major Open Space Areas [ Urban Area Boundary

Lands Subject to Employment Conversion Request
Recommended  |![[[[l withdrawn | E=] Not Recommended

* Land area calculated based on the approximate geometry of the subject property

Data Sources and Disclaime

2020 ORTHOPHOTOGRAPHY provided by © First Base Solutions Inc. Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of
Durham does not make any representations concerning the accuracy, likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by
The Regional Municipality of Durham, Planning and Economic Development Department, 2021. All rights reserved. May not be reproduced without permission.




Attachment 8

Boundary Expansions and
Conversion Requests
Submission ID: CNR-19
Owner: 2353662 Ontario Ltd.
Submission Date: 6/17/2020
Municipality: Ajax

l-ake Ridge-Road - -

Context Map Legend
Regional Centres Living Areas
Employment Areas ] urban Area Boundary
Major Open Space Areas
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Lands Subject to Employment Conversion Request
Recommended withdrawn [ E==] Not Recommended

* Land area calculated based on the approximate geometry of the subject property

— —

0 25 50 75
Em W wmm Metres

Data Sources and Disclaimer
2020 ORTHOPHOTOGRAPHY provided by © First Base Solutions Inc. Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of
Durham does not make any representations concerning the accuracy, likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by
The Regional Municipality of Durham, Planning and Economic Development Department, 2021. All rights reserved. May not be reproduced without permission.




Attachment 9

Boundary Expansions and
Conversion Requests
Submission ID: CNR-32
Owner: Beaverton Lake Homes (11) Inc.
Submission Date: 9/22/2020
Municipality: Brock

Context Map Legend
| Prime Agricultural Areas Living Areas

" Employment Areas ] Urban Area Boundary
Major Open Space Areas [ Waterfront Areas

Lands Subject to Employment Conversion Request

Recommended  |/[[[[l withdrawn [ E=J Not Recommended

* Land area calculated based on the approximate geometry of the subject property
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Data Sources and Disclaimer
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2020 ORTHOPHOTOGRAPHY provided by © First Base Solutions Inc. Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of

Durham does not make any representations concerning the accuracy, likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by
The Regional Municipality of Durham, Planning and Economic Development Department, 2021. All rights reserved. May not be reproduced without permission.



Attachment 10

Boundary Expansions and

Bloor Street Conversion Requests
Submission ID: CNR-40
Owner:
Submission Date: 9/23/2020
Municipality: Clarington

Farewell Street

Context Map Legend
[ Waterfront Areas Living Areas

Employment Areas ] Urban Area Boundary
Major Open Space Areas

Municipality:of
Clarington

Townllne Road: -
are ApprOX|mate

Lands Subject to Employment Conversion Request

Recommended withdrawn [ E==] Not Recommended

* Land area calculated based on the approximate geometry of the subject property

Data Sources and Disclaimer
2020 ORTHOPHOTOGRAPHY provided by © First Base Solutions Inc. Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of

Durham does not make any representations concerning the accuracy, likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by
The Regional Municipality of Durham, Planning and Economic Development Department, 2021. All rights reserved. May not be reproduced without permission.




Attachment 11
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CNR-04

Under Construction (Plaza)

Plaza (Retail / Community Function)
Community Use (Rugby Club)
CNR-33

Places of Worship

Montessori School

Residence (Appears Vacant)

Future (Grandview Children's Centre)
CNR-15

Future (Long term care / retirement home) |- =
Schools L5
Regional Pumping Station

Residence

Place of Worship / School

Residence used with school

Additional Area 2 Analysis Map

Legend

] study Area
'////) Subject to Conversion Request
N\ Employment Function / Potential

DURHAM
REGION Community Area Function

Data Sources and Disclaimer

Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. The Region of Durham does not make any representations concerning the accuracy,
likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by The Regional Municipality of Durham, Planning and Economic

Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Attachment 12
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Additional Area 3 Analysis Map

Legend Source Water Intake
Vulnerability Score
[ study Area 6 (Moderate)
Subject to Conversion Request 8 (High)
RERGTSI\N" D Urban Area Boundary 10 (High)

o * Land area calculated based on the approximate geometry of the subject property
Data Sources and Disclaimer

Regional Official Plan, Schedule 'A' composite, 2020 consolidation. This map has been produced from a variety of sources. Source Water Intake Protection Zone provided by © Queens Printer. The Region
of Durham does not make any representations concerning the accuracy, likely results, or reliability of the use of the materials. The Region hereby disclaims all representations and warranties. Digital cartography by
The Regional Municipality of Durham, Planning and Economic Development Department, 2021. All rights reserved. May not be reproduced without permission.
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Attachment 14

Addition Servicing Comments

Based on the information regarding the scale of development provided in the
submissions, the following potential constraints were identified by Regional staff as
requiring further consideration at the appropriate time in the development review
process:

a.

CNR-01 and additional surrounding lands ADD-03: There is currently no
sanitary servicing capacity at the Cannington Lagoons for any development.
This area may need to be serviced with private septic systems, and permissions
for partial services should be considered. Regional Planning staff will propose
policies through Envision Durham that would allow the use of partial services in
this location, subject to a new plan of subdivision providing appropriately sized
lots to accommodate private septic systems in accordance with the Region’s Lot
Sizing Policy and the South Georgian Bay Lake Simcoe Source Protection Plan.
CNR-03: Site access on Westney Road will be restricted to right-in/right-out
only. Traffic impacts will need to be assessed and intersection improvements
may be required along the Westney Road corridor in addition to a previously
planned road widening.

CNR-04: There could be sanitary sewer capacity concerns with this number of
proposed units. Further evaluation will be required through the development
review process.

CNR-10: Proposed intensification at this site, and in other locations in Pickering
will likely require a new sanitary pumping station and force main connection to
the York-Durham Primary trunk sanitary sewer. The scale of development is
likely to require significant improvements to the area road network, which will
need to be determined through future studies by the proponent.

CNR-19: There could be sanitary sewer capacity concerns with this number of
proposed units. Further evaluation will be required through the development
review process. Intersection improvements will be required at Penn-Gaskell
Drive/Salem Road and likely at Salem Road/Rossland Road and Spitty
Road/Rossland Road will be a right-in/right-out access only.

CNR-11, 26, 37, 41: The level of development within the proposed Courtice
PMTSA will require Regional Road expansions and improvements beyond
those previously planned.

CNR-21: Some sanitary sewer twinning or replacement would likely be
required. Access to Bayly Street will be restricted to right-in/right-out
movements only. The scale of development may require localized
road/intersection improvements as determined through a Traffic Impact Study.
CNR-22: The scale of development may require localized road/intersection
improvements as determined through a Traffic Impact Study.

The comments noted above are considered preliminary, subject to change, and do not
preclude the identification of new or additional servicing constraints or study
requirements as a result of further evaluation of development proposals at a future date.
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