
Please Retain Agenda for the September 29, 2021 Regional Council Meeting 

If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2097 

 The Regional Municipality of Durham 

Planning & Economic Development Committee Agenda 
Council Chambers 

Regional Headquarters Building 
605 Rossland Road East, Whitby 

Tuesday, September 7, 2021 9:30 AM 
Please note:  In an effort to help mitigate the spread of COVID-19, and to generally comply 

with the directions from the Government of Ontario, it is requested in the 
strongest terms that Members participate in the meeting electronically. 
Regional Headquarters is closed to the public, all members of the public may 
view the Committee meeting via live streaming, instead of attending the 
meeting in person. If you wish to register as a delegate regarding an agenda 
item, you may register in advance of the meeting by noon on the day prior to 
the meeting by emailing delegations@durham.ca and will be provided with the 
details to delegate electronically. 

1. Roll Call 

2. Declarations of Interest 

3. Adoption of Minutes 

A) Planning & Economic Development Committee meeting 
– June 1, 2021 Pages 6 - 25 

4. Statutory Public Meetings 

4.1 Application to Amend the Durham Regional Official Plan, submitted 
by Vissers Sod Farm to permit the severance of a dwelling rendered 
surplus to a farming operation as a result of the consolidation of non-
abutting farm parcels in the Municipality of Clarington, File: OPA 
2021-007 (2021-P-18) 26 - 34 
A) Presentation 

1. Ashley Yearwood, Project Planner 
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B) Public Input 
C) Report 

4.2 Application to Amend the Durham Regional Official Plan, submitted by 
Wichcoron Holding Limited, to permit the establishment of a golf 
course in the Town of Whitby, File: OPA 2021-006 (2021-P-19) 35 - 44 
A) Presentation 

1. Lori Riviere-Doersam, Principal Planner 

B) Public Input 
C) Report 

4.3 Application to Amend the Durham Regional Official Plan, submitted 
by Bridgebrook Corp. to redesignate lands from Special Study Area 
#6 to Living Areas to facilitate the development of a 588-unit plan of 
subdivision, in the Township of Uxbridge, File: OPA 2021-005 
(2021-P-20) 45 - 54 
A) Presentation 

1. Lori Riviere-Doersam, Principal Planner 

B) Public Input 
1. Matthew Cory, Mark Flowers, John Spina, Brian Henshaw, 

Steve Schaefer and Christine Hill, on behalf of Bridgebrook 
Corp. 

C) Correspondence 
1. Kathy Givelas 55 

2. Cathy McArthur 56 - 58 

3. Cade Holter 59 

4. George Kydd 60 - 64 

5. Andrew Creary 65 - 67 

6. Melinda Winter 68 - 69 

7. Javier Moreno 70 

8. Ashley Fedrigo 71 - 72 

9. Jack Ballinger 73 

10. Lee Cooper 74 - 77 
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D) Report 

4.4 Envision Durham: Proposed Regional Official Plan Amendment – 
Policies and Delineations for Protected Major Transit Station Areas, 
File: OPA 2021-003 (2021-P-21) 78 - 215 
A) Presentation 

1. Colleen Goodchild, Manager, Policy Planning and Special 
Studies 

B) Public Input 
1. Adrian Litavski, Johnston Litavski Ltd., on behalf of Alpa 

Pre-Engineered Panel Systems Inc. 

2. Jae Truesdell, Director, Corporate Affairs, SmartCentres REIT 

3. Billy Tung, KLM Planning Partners Inc., on behalf of 1044971 
Ontario Limited 

4. Emma West, Bousfields Inc. 

C) Correspondence 
1. Maurizio Rogato, Blackthorn Development Corp., on behalf of 

2400245 Ontario Inc. 216 - 219 

2. Jonathan Rodger, Zelinka Priamo Ltd., on behalf of CP REIT 
Ontario Properties Limited 220 - 223 

3. Billy Tung, KLM Planning Partners Inc., on behalf of 1044971 
Ontario Limited 224 - 226 

D) Report 

5. Delegations 

There are no delegations 

6. Presentations 

6.1 Gary Muller, Director of Planning; Melanie Hare, Urban Strategies; and 
Jamie Cook, Watson and Associates, re: Envision Durham, Growth 
Management Study and Land Needs Assessment Update 
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7. Planning 

7.1 Correspondence 

7.2 Reports 

A) Durham Environmental Advisory Committee (DEAC) Post-
Secondary Student Membership Appointment (2021-P-22) 227 - 228 

8. Economic Development 

8.1 Correspondence 

8.2 Reports 
There are no Economic Development Reports to be considered 

9. Advisory Committee Resolutions 

9.1 Durham Environmental Advisory Committee 

A) Appointment of DEAC Representative on the Friends of 
Second Marsh Board of Directors 229 - 230 

Recommendation: For approval and subsequent 
recommendation to Regional Council 

10. Confidential Matters 

There are no confidential matters to be considered 

11. Other Business 

11.1 Introduction of Paul Frizado, Director, Broadband Services 

12. Date of Next Meeting 

Tuesday, October 5, 2021 at 9:30 AM 

13. Adjournment 
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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. This also includes oral submissions at meetings. If you have any 
questions about the collection of information, please contact the Regional Clerk/Director of 
Legislative Services. 



If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2097. 

 

The Regional Municipality of Durham 

MINUTES 

PLANNING & ECONOMIC DEVELOPMENT COMMITTEE 

Tuesday, June 1, 2021 

A regular meeting of the Planning & Economic Development Committee was held on 
Tuesday, June 1, 2021 in the Council Chambers, Regional Headquarters Building, 605 
Rossland Road East, Whitby, Ontario at 9:30 AM. Electronic participation was offered for 
this meeting. 

1. Roll Call 

Present: Councillor Ryan, Chair 
Councillor Joe Neal, Vice-Chair 
Councillor Grant 
Councillor Highet 
Councillor Kerr 
Councillor Lee 
Councillor Yamada 
Regional Chair Henry 
* all members of Committee participated electronically 

Also 
Present: Councillor Ashe attended for part of the meeting 

Councillor Crawford attended for part of the meeting 
Councillor Dies 
Councillor Smith 
Councillor Wotten 

Staff 
Present: E. Baxter-Trahair, Chief Administrative Officer 

B. Bridgeman, Commissioner of Planning and Economic Development 
B. Anderson, Principal Planner 
C. Boyd, Solicitor, Corporate Services – Legal Services 
H. Finlay, Senior Planner 
S. Gill, Director, Economic Development and Tourism 
C. Goodchild, Manager, Policy Planning & Special Studies 
R. Inacio, Systems Support Specialist, Corporate Services – IT 
S. Jibb, Manager, Economic Development, Agriculture and Rural Affairs 
G. Muller, Director of Planning 
G. Pereira, Manager, Transportation Planning 
D. Perkins, Planner 
N. Prasad, Committee Clerk, Corporate Services – Legislative Services 
L. Riviere-Doersam, Principal Planner 
K. Ryan, Senior Solicitor, Corporate Services – Legal Services 
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S. Salomone, Manager, Economic Development, Business Development 
and Investment 

J. Severs, Manager, Economic Development, Marketing and Cluster 
Development 

L. Trombino, Manager, Plan Implementation 
T. Fraser, Committee Clerk, Corporate Services – Legislative Services 

A moment of silence was observed in recognition of National Indigenous History 
Month and for the 215 children whose remains were found at a former residential 
school on the land of the Tk’emlúps te Secwépemc First Nation in Kamloops, 
British Columbia. 

2. Declarations of Interest 

There were no declarations of interest. 

3. Adoption of Minutes 

Moved by Regional Chair Henry, Seconded by Councillor Lee, 
(36) That the minutes of the following meetings be adopted: 

• Regular Planning & Economic Development Committee meeting held on 
May 4, 2021; and 

• Special Planning & Economic Development Committee meeting held on 
May 7, 2021. 

CARRIED 

4. Statutory Public Meetings 

4.1 Application to Amend the Durham Regional Official Plan, submitted by 1725596 
Ontario Limited to permit the severance of a dwelling rendered surplus to a 
farming operation as a result of the consolidation of non-abutting farm parcels, in 
the Municipality of Clarington, File: OPA 2021-001 (2021-P-10)  

The Chair advised that this portion of the Planning & Economic Development 
Committee meeting constitutes the Statutory Public Information meeting under 
the Planning Act for a proposed amendment to the Durham Regional Official 
Plan. He noted that the purpose of the public meeting is to provide the public with 
information about the proposed amendment and to hear any submissions. 

A) Presentation 

Lori Riviere-Doersam, Principal Planner, Planning Division, provided a 
presentation outlining the details of Report #2021-P-10 of the Commissioner of 
Planning and Economic Development. She advised that an application has been 
submitted by Clark Consulting Services, on behalf of 1725596 Ontario Limited, to 
permit the severance of a dwelling rendered surplus as a result of the 
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consolidation of non-abutting farms. The subject site is municipally known as 40 
Station Street in the Municipality of Clarington and is located on the north side of 
Station Street, east of Highway 35/115. She provided an overview of the 
application and land use policy considerations. She also advised that to date 
there has been no objections from circulated agencies and no public submissions 
have been received related to the proposed amendment. 

The Chair asked if there were any persons in attendance who wished to make a 
submission or ask any questions. 

B) Delegations 

1. Jacqueline Mann, Clark Consulting Services 

Jacqueline Mann, participating electronically, appeared with respect to the 
application to amend the Durham Regional Official Plan submitted on behalf 
of 1725596 Ontario Limited. She advised that she is the applicants’ agent 
and was present to answer any questions on Report #2021-P-10. 

C) Report 

Moved by Councillor Kerr, Seconded by Regional Chair Henry, 
(37) A) That Report #2021-P-10 of the Commissioner of Planning and 

Economic Development be received for information; and 

B) That all submissions received be referred to the Planning Division 
for consideration. 

CARRIED 

4.2 Application to Amend the Durham Regional Official Plan, submitted by Johnston 
Litavski Ltd. for Sunrise International Investments Inc. to permit the 
redevelopment of Bunker Hill Golf Course (formerly Kinsale Golf Course), in the 
City of Pickering, File: OPA 2021-002 (2021-P-11)  

The Chair advised that this portion of the Planning & Economic Development 
Committee meeting constitutes the Statutory Public Information meeting under 
the Planning Act for a proposed amendment to the Durham Regional Official 
Plan. He noted that the purpose of the public meeting is to provide the public with 
information about the proposed amendment and to hear any submissions. 

A) Presentation 

Heather Finlay, Senior Planner, Planning Division, provided a presentation 
outlining the details of Report #2021-P-11 of the Commissioner of Planning and 
Economic Development. She advised that an application has been submitted by 
Johnston Litavski Ltd., on behalf of Sunrise International Investments Inc., to 
redevelop the Bunker Hill Golf Course in the City of Pickering. She also advised 
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that the existing Bunker Hill golf course was approved by Regional Council in 
2009 for a 12-hole golf course, with maintenance buildings and a club house with 
limited food service. She further advised that the proposed amendment seeks to 
redesignate the subject site from “Prime Agricultural Areas” to “Major Open Space 
Areas” to permit a 9-hole golf course, a clubhouse with banquet facility, a golf 
dome for an indoor driving range, a maintenance structure, putting green and 
associated golf cart routes, surface parking areas, stormwater management 
ponds and landscaped open space. 

The subject site is municipally known as 3695 Sideline 4 in the City of Pickering 
and is located on the north side of Highway 7, east of Sideline 4. She provided an 
overview of the application and land use policy considerations. She advised that 
the application has been circulated to various agencies and that the Health 
Department has flagged that the approvals for private water systems will likely 
require approval by the Ministry of Environment, Conservation and Parks and the 
Durham Agricultural Advisory Committee has voted to not support the application. 
She further advised to date one phone call and two emails have been received 
from residents owning the property to the east of the proposed development. 

H. Finlay responded to questions with respect to the comments received from 
neighbouring residents, and the concerns of the Durham Agricultural Advisory 
Committee. 

The Chair asked if there were any persons in attendance who wished to make a 
submission or ask any questions. 

B) Delegations 

1. Adrian Litavski, Brandon Stevens, Jun Li and Mengdi Zhen, on behalf of 
Sunrise International Investments Inc. 

Brandon Stevens, participating electronically, appeared with respect to the 
application to amend the Durham Regional Official Plan submitted on behalf 
of Sunrise International Investments Inc. He provided a presentation on the 
revitalization of the Bunker Hill Golf Course, including an overview of the 
project and renderings. He advised that a golf course, clubhouse and golf 
simulator are already approved for the site. He also advised that the 
proposal is to revitalize and improve the existing golf course by building a 
larger clubhouse and golf dome. He stated that these changes will facilitate 
year-round recreation opportunities and provide increased and diversified 
employment opportunities for the community. He briefly reviewed the 
clubhouse rendering and site plans. 

C) Correspondence 

1. Stefan Woloszczuk 
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2. Barbara Woloszczuk 

D) Report 

Moved by Councillor Lee, Seconded by Councillor Kerr, 
(38) A) That Report #2021-P-11 of the Commissioner of Planning and 

Economic Development be received for information; and 

B) That all submissions received be referred to the Planning Division 
for consideration. 

CARRIED 

4.3 Application to Amend the Durham Regional Official Plan, submitted by Kyle 
Petrovich on behalf of Grainboys Holdings Inc. to permit the development of a 
dry grain processing facility in the Township of Uxbridge, File: OPA 2021-004 
(2021-P-15)  

The Chair advised that this portion of the Planning & Economic Development 
Committee meeting constitutes the Statutory Public Information meeting under 
the Planning Act for a proposed amendment to the Durham Regional Official 
Plan. He noted that the purpose of the public meeting is to provide the public with 
information about the proposed amendment and to hear any submissions. 

A) Presentation 

David Perkins, Planner, Planning Division, provided a presentation outlining the 
details of Report #2021-P-15 of the Commissioner of Planning and Economic 
Development. He advised that an application has been submitted by Kyle 
Petrovich, on behalf of Grainboys Holdings Inc., to permit the development of a 
dry grain processing facility. The subject site is located on the east side of York 
Durham Line (Regional Road 30), south of Regional Highway 47, in the Township 
of Uxbridge. He provided an overview of the application and land use policy 
considerations. He also advised that to date there has been no objections from 
circulated agencies and one public submission has been received related to the 
application. 

The Chair asked if there were any persons in attendance who wished to make a 
submission or ask any questions. 

B) Delegations 

1. Kyle Petrovich and Steve Edwards, on behalf of Grainboys Holdings 
Inc. 

Kyle Petrovich and Steve Edwards, participating electronically, appeared 
with respect to the application to amend the Durham Regional Official Plan 
submitted on behalf of Grainboys Holdings Inc. K. Petrovich advised that 
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Grainboys Holdings and Port Royal Mills is a Canadian owned company 
focused on promotion of Ontario grain consumption and provides whole 
grains to the baking industry across Canada. He also advised that the 
proposed facility would provide an outlet for local and regional farmers to 
clean and mill various crops and will be a clean operation with no use of 
water or chemicals. He added that the proposed location is ideal as it is in a 
rural setting and next to a large scale grain processor. 

S. Edwards advised in June 2020 the Township of Uxbridge adopted a 
zoning by-law amendment to permit the proposed uses and the by-law was 
appealed to the Local Planning Appeal Tribunal (LPAT). He referenced 
section 2.3 of Report #2021-P-15 and stated that the reason for the 
Regional Official Plan Amendment is to ensure conformity, as wording from 
the new Provincial Policy Statement is not currently in place as the Regional 
Official Plan is being updated. He added this is being done out of an 
abundance of caution because of the appeal of the zoning by-law. 

C) Correspondence 

1. William Pearce 

D) Report 

Moved by Councillor Highet, Seconded by Councillor Grant, 
(39) A) That Report #2021-P-15 of the Commissioner of Planning and 

Economic Development be received for information; and 

B) That all submissions received be referred to the Planning Division 
for consideration. 

CARRIED 

The Committee recessed at 10:03 AM and reconvened at 10:18 AM. 

The Committee Clerk conducted a roll call following the recess and all members 
of Committee were present. 

5. Delegations 

5.1 Rob Alexander and Tracey Werry, Durham Farm Fresh Marketing Association, re: 
Annual Update on Durham Farm Fresh Marketing Association Activities and 2021 
Workplan (2021-EDT-4)  

Rob Alexander, participating electronically, appeared before the Committee with 
respect to the Durham Farm Fresh Marketing Association 2020 Review and 2021 
Workplan. He highlighted the various activities and initiatives of the Durham Farm 
Fresh Marketing Association in 2020 and provided an overview of their 2021 
workplan. He advised that many of their members saw a boost in sales and foot 
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traffic in the past year. He also advised that Durham Farm Fresh remains 
committed to supporting its members through the pandemic and is actively 
recruiting new members. He concluded by thanking staff in the Economic 
Development and Tourism Division, members of the Durham Farm Fresh 
Marketing Association, and individuals for buying and supporting local this past 
year. 

Chair Ryan thanked R. Alexander and the Durham Farm Fresh Marketing 
Association for their contributions. 

With the consensus of the Committee, the order of the agenda was altered to 
consider Report #2021-EDT-4 at this time. 

8.2 Reports 

A) Local Food in Durham Region: Durham Farm Fresh Marketing Association 2021 
Workplan and Ontario Local Food Week (2021-EDT-4)  

Report #2021-EDT-4 from B. Bridgeman, Commissioner of Planning and 
Economic Development, was received. 

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(40) That Report #2021-EDT-4 of the Commissioner of Planning and 

Economic Development be received for information. 
CARRIED 

5. Delegations 

5.2 Phil Pothen, Ontario Environment Program Manager, Environmental Defence, re: 
Carruthers Creek Watershed Plan Update (2021-P-16)  

Phil Pothen, participating electronically, appeared before the Committee with 
respect to the Carruthers Creek Watershed Plan Update. He advised that he is 
the Ontario Environment Program Manager with Environmental Defence and is a 
land use planning and environmental lawyer. 

P. Pothen stated that the only reasonable and ethical response to the Carruthers 
Creek Watershed Plan and the analysis of the future watershed conditions and 
scenarios is for Durham to keep the existing settlement area boundaries of the 
Carruthers Creek Watershed in the current Regional Official Plan. 

P. Pothen also stated that the Watershed Plan makes it clear that the aquatic 
ecosystem is sensitive and already near the level of land use development it can 
sustain long-term, and if development is permitted beyond the existing approved 
settlement area boundaries in the headwaters of the Carruthers Creek, there will 
be an intolerable increase in suspended solids, an increase in regional storm 
flows and associated flood risks, all four subwatersheds will have fair to poor 
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aquatic conditions, and the endangered Redside dace will likely be extirpated 
from the Carruthers Creek Watershed. He further stated that Durham Region 
cannot simply extend its boundaries and trust that mitigation will prevent the 
potentially catastrophic outcomes associated with Scenario 3. 

P. Pothen further stated that Durham Region can accommodate projected 
population growth and demand for new workplaces and comply with the land 
needs assessment methodology for the Greater Golden Horseshoe without 
expanding its settlement area boundaries. He stated that Durham Region can 
meet projected demand for housing and workplaces within existing 
neighbourhoods by adjusting the zoning. 

P. Pothen responded to questions of the Committee. 

5.3 Andrew McCammon, Executive Director, Ontario Headwaters Institute, re: 
Carruthers Creek Watershed Plan Update (2021-P-16)  

Andrew McCammon, participating electronically, appeared before the Committee 
with respect to the Carruthers Creek Watershed Plan Update. He advised that he 
is present to express support for Scenario 2 and to urge the Committee to 
embrace integrated watershed and land use planning. 

A. McCammon provided a brief overview of the Ontario Headwaters Institute and 
outlined their perspective on the issue. He advised that they believe the major 
reason that Carruthers Creek and its contiguous watersheds have the positive 
characteristics they do is due to the extent of natural heritage and quality of water 
from their headwater areas. He added that they believe continuing to develop in 
headwater areas in the same fashion as to date would be detrimental. 

A. McCammon stated that the Carruthers Creek Watershed Plan bears out their 
perspective and any further development will likely result in the loss of the 
Redside dace. He also stated that they find Scenarios 1 and 3 to be business as 
usual and will result in significant negative ecological, social and economic 
outcomes in the future. He further stated that they believe Scenario 2 is the best 
option and the only option that would allow the Region to adhere to article 2.2 a) 
of the Provincial Policy Statement. He expressed concern that comments in 
sections 2.4 and 6.5 of Report #2021-P-16 represent a resistance to change. He 
urged Durham to embrace sustainable land use planning and in particular to 
integrate watershed management with the current land needs assessment and 
other land use planning protocols. 

A. McCammon concluded by requesting that the Committee retain the current 
recommendations in Report #2021-P-16 as parts A) and D) and insert the 
following new recommendations: 

B) That the Committee endorse Scenario 2 of the Carruthers Creek Watershed 
Plan; and 
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C) That the Committee recommend that Durham Region embrace and direct 
staff to develop plans to implement integrated watershed and land use 
planning, balancing the quantitative framework of Land Needs Assessment 
with the qualitative framework of watershed planning. 

5.4 Helen Brenner re: Carruthers Creek Watershed Plan Update (2021-P-16) 

Helen Brenner, participating electronically, appeared before the Committee with 
respect to the Carruthers Creek Watershed Plan Update. She advised that she is 
speaking today as a resident of Durham to state that she is adamantly opposed to 
any expansion into the Carruthers Creek Watershed. 

H. Brenner stated that she is puzzled as to why the 10-year Carruthers Creek 
Watershed Plan includes Scenario 3 that assumes post-2031 development in the 
headwaters of the Carruthers Creek. She also stated after some research she 
became aware the Ontario government has taken the step of mandating 
municipalities to lock in growth for the next thirty years to 2051. She further stated 
that while COVID-19 has been our highest priority for the last year and a half, 
running parallel are twin crises accelerating climate change and wildlife loss. She 
added in 2010 Canada and 200 other countries entered into a Global Diversity 
Treaty with the United Nations to protect 17% of the planet’s land and inland 
waters by 2020 with the goal of achieving 30% by 2030. She stated that Ontario is 
lagging behind and she encouraged members to learn more. 

H. Brenner also stated that as a municipality we must resist the pressures of the 
Ontario Government and in keeping with the Global Diversity Treaty, seek new 
and innovative ways to protect Durham’s existing natural heritage systems, 
watersheds, waterways and agricultural land, and to expand and build on 
biodiversity of our land to help prevent ecosystem collapse. 

H. Brenner requested that the Committee support settlement area boundaries that 
are in keeping with Scenario 2 as set out in the Carruthers Creek Watershed 
Plan. She also requested that the Committee resist pressures from the Ontario 
Government and reject any settlement area boundary expansion plans beyond 
2031. 

5.5 Aidan Dahlin Nolan, Ajax resident, re: Carruthers Creek Watershed Plan Update 
(2021-P-16)  

Aidan Dahlin Nolan, participating electronically, appeared before the Committee 
with respect to the Carruthers Creek Watershed Plan Update. He advised that he 
is speaking today to encourage Regional Council to protect the watershed of his 
local creek by ensuring the Region sticks to the current settlement area 
boundaries outlined in the Regional Official Plan and includes the enhanced 
natural heritage system outlined in Scenario 2 of the Carruthers Creek Watershed 
Plan. 
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A. Dahlin Nolan stated that the future conditions in the Watershed Plan have 
implications for residents when it comes to increased costs associated with flood 
risks and he questioned why we would consider further threatening an 
endangered species like the Redside dace. He also stated in the context of 
climate change he feels it would be irresponsible to think about pursuing 
Scenarios 1 and 3, when Scenario 2 offers improved environmental conditions 
and more protection with regards to flood risk. He further stated that those 
advocating for other scenarios may suggest that mitigating measures might 
alleviate some impacts, however the Watershed Plan does not state that sufficient 
mitigation is even possible to prevent the outcomes. He also questioned who will 
pay for the mitigation measures. 

A. Dahlin Nolan concluded by advising that one of the reasons he moved to 
Durham was the Region’s green spaces. He also stated that new residents and 
the businesses they bring can be accommodated within the current Official Plan 
boundaries and to diminish green spaces would be to diminish the long-term 
potential as a Region. 

5.6 Mark Flowers, North East Pickering Landowners Group Inc., re: Carruthers Creek 
Watershed Plan Update (2021-P-16)  

Mark Flowers, participating electronically, appeared before the Committee with 
respect to the Carruthers Creek Watershed Plan Update. He advised that he is a 
lawyer with Davies Howe and is counsel to the North East Pickering Landowners 
Group. He also advised that members of the North East Pickering Landowners 
Group own approximately 755 hectares, or roughly half of the whitebelt lands, in 
northeast Pickering that form part of the headwaters of the Carruthers Creek 
Watershed. 

M. Flowers also advised that a written submission has been submitted by Delta 
Urban in response to Report #2021-P-16 and the current version of the 
Carruthers Creek Watershed Plan. He advised that they are pleased to see that 
Regional staff has confirmed that the Watershed Plan is not a land use plan and 
have responded to earlier comments submitted by the North East Pickering 
Landowners Group. 

M. Flowers further advised that one item they believe warrants comments is the 
scenarios modelled, specifically Scenario 3. He stated that they are concerned 
that Scenario 3 gives a misleading impression as to the effects of urban 
development within northeast Pickering on the Watershed, as the scenario 
reflects an unmitigated condition. He also stated that contemporary urban 
development within northeast Pickering would require mandatory minimum 
measures to be employed to mitigate potential adverse environmental effects, 
particularly flooding. 
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M. Flowers also advised that the North East Pickering Landowners Group is 
actively participating in the Region’s Municipal Comprehensive Review process 
and has submitted a request for settlement area boundary expansion to include 
the northeast Pickering lands. He referenced policy 7.3.11 p) in the Regional 
Official Plan and he stated that if the northeast Pickering lands are added to the 
urban area through the Municipal Comprehensive Review process, the North East 
Pickering Landowners Group is committed to working with the Region, Toronto 
and Region Conservation Authority, City of Pickering and Town of Ajax to achieve 
the objectives of the Watershed Plan. 

M. Flowers responded to questions of the Committee. 

6. Presentations 

6.1 Brad Anderson, Principal Planner, re: Carruthers Creek Watershed Plan Update 
(2021-P-16)  

B. Anderson and T. Morris provided a PowerPoint presentation outlining the 
details of Report #2021-P-16 of the Commissioner of Planning and Economic 
Development. B. Anderson advised that Tony Morris and Laura Del Guidice of the 
Toronto and Region Conservation Authority, were participating electronically for 
the presentation. Highlights of their presentation included: 

• Why Update the Carruthers Creek Watershed Plan? 
• Carruthers Creek Watershed Plan – Project Recap 
• Carruthers Creek Watershed Plan (CCWP) Overview 
• Section 3: Existing Watershed Conditions 
• Section 4: Future Watershed Conditions 
• Section 5: Management Framework 
• Public Review of Draft CCWP 
• Public Review of Draft CCWP – Comment Themes and how they were 

addressed 
• Carruthers Creek Headwaters 
• Next Steps 

7. Planning 

7.1 Correspondence 

A) Correspondence from Eleanor Nash, Pickering resident, regarding the Carruthers 
Creek Watershed and expressing concern that Durham Region may be 
expanding settlement into areas not included in Scenario 2 of the Watershed Plan 
and in so doing compromising the health and viability of the Carruthers Creek 
Watershed  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(41) That correspondence from Eleanor Nash, Pickering resident, regarding 

the Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

B) Correspondence from Donna Bell, Pickering resident, regarding the Carruthers 
Creek Watershed and expressing support of settlement area boundaries that are 
in keeping with Scenario 2 set out in the Watershed Plan and asking that the 
Committee reject any settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(42) That correspondence from Donna Bell, Pickering resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

C) Correspondence from Michael Mossman requesting to stop the sprawl and 
expressing the need to protect the environment and save our watersheds  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(43) That correspondence from Michael Mossman, be referred to 

consideration of Report #2021-P-16 of the Commissioner of Planning and 
Economic Development. 

CARRIED 

D) Correspondence from Peter Voth, Ajax resident, regarding the Carruthers Creek 
Watershed and opposing expansion of the settlement areas in the Carruthers 
Creek Watershed  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(44) That correspondence from Peter Voth, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

E) Correspondence from Susie Healy, Ajax resident, regarding the Carruthers Creek 
Watershed and expressing support of the settlement area boundaries that are in 
keeping with Scenario 2 set out in the Watershed Plan and asking that any 
discussion of settlement area boundary expansion be rejected  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(45) That correspondence from Susie Healy, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

F) Correspondence from Ayelen Barrios, Ajax resident, regarding the Carruthers 
Creek Watershed and expressing support of the settlement area boundaries that 
are in keeping with Scenario 2 set out in the Watershed Plan and asking that the 
Committee reject any settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(46) That correspondence from Ayelen Barrios, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

G) Correspondence from George Olson asking “which part of leave the wet lands 
alone do you not understand?”  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(47) That correspondence from George Olsen be referred to consideration of 

Report #2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

H) Correspondence from David Baxter, Ajax resident, regarding the Carruthers 
Creek Watershed and expressing support of the settlement area boundaries that 
are in keeping with Scenario 2 set out in the Watershed Plan and rejection of any 
settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(48) That correspondence from David Baxter, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

I) Correspondence from Lynn Taylor, Durham resident, expressing disbelief that 
there are plans to alter the Carruthers Creek Watershed and requesting the 
Committee stop considering this ill fated plan  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(49) That correspondence from Lynn Taylor, Durham resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

J) Correspondence from Doug Moffatt, Uxbridge resident, requesting the Committee 
not pass the resolution to adjust the boundaries and to preserve the river system  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(50) That correspondence from Doug Moffatt, Uxbridge resident, be referred to 

consideration of Report #2021-P-16 of the Commissioner of Planning and 
Economic Development. 

CARRIED 

K) Correspondence from Helen Brenner regarding the Carruthers Creek Watershed 
and expressing support of the settlement area boundaries that are in keeping with 
Scenario 2 set out in the Watershed Plan and asking the Committee to reject any 
settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(51) That correspondence from Helen Brenner regarding the Carruthers Creek 

Watershed, be referred to consideration of Report #2021-P-16 of the 
Commissioner of Planning and Economic Development. 

CARRIED 

L) Correspondence from Edward Tait, Pickering resident, regarding the Carruthers 
Creek Watershed and expressing concerns regarding the proposed inclusion of 
the Carruthers Creek headwaters and eco system into the Pickering city limits  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(52) That correspondence from Edward Tait, Pickering resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

M) Correspondence from Van Saberton, Pickering resident, regarding the Carruthers 
Creek Watershed and expressing support of the settlement area boundaries that 
are in keeping with Scenario 2 and asking the Committee not to allow plans to 
build more urban areas into Carruthers Creek  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(53) That correspondence from Van Saberton, Pickering resident, regarding 

the Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

N) Correspondence from Tony Pinto requesting the stop of developments whose 
purpose is exclusively motivated by financial profits while ignoring the safety of 
the environment  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(54) That correspondence from Tony Pinto be referred to consideration of 

Report #2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

O) Correspondence from Carmen Huber, Pickering resident, regarding the 
Carruthers Creek Watershed and expressing the need to take the consequences 
for Carruthers Creek very seriously and stating that it is critical that we protect 
Carruthers Creek to protect our waterways, farmland and endangered species’ 
habitats  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(55) That correspondence from Carmen Huber, Pickering resident, regarding 

the Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

P) Correspondence from Manjit Binning, Pickering resident, regarding the Carruthers 
Creek Watershed and expressing concern that there may be a plan in the works 
to eradicate the Carruthers Creek Watershed area and replace it with a concrete 
built up area  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(56) That correspondence from Manjit Binning, Pickering resident, regarding 

the Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

Q) Correspondence from Jennifer Longo, Ajax resident, regarding the Carruthers 
Creek Watershed and expressing support of the settlement area boundaries that 
are in keeping with Scenario 2 set out in the watershed plan and asking the 
Region to reject any expansion of the settlement boundaries  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(57) That correspondence from Jennifer Longo, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

R) Correspondence from Mary Ibbott-Stone, Ajax resident, regarding the Carruthers 
Creek Watershed Plan and expressing support for keeping the settlement area 
boundaries in Scenario 2  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(58) That correspondence from Mary Ibbott-Stone, Ajax resident, regarding 

the Carruthers Creek Watershed Plan, be referred to consideration of 
Report #2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

S) Correspondence from Carol Pryce, Ajax resident, regarding the Carruthers Creek 
Watershed and expressing support of the settlement area boundaries that are in 
keeping with Scenario 2 set out in the Watershed Plan and asking the Committee 
to reject any settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(59) That correspondence from Carol Pryce, Ajax resident, regarding the 

Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

T) Correspondence from Tammy Atkinson, Durham resident, regarding the 
Carruthers Creek Watershed and asking the Committee to advocate for Scenario 
2 in the Watershed Plan and reject and settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(60) That correspondence from Tammy Atkinson, Durham resident, regarding 

the Carruthers Creek Watershed, be referred to consideration of Report 
#2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

U) Correspondence from Darlene Bahlmann-Huber, Pickering resident, regarding the 
Carruthers Creek Watershed and expressing support of the settlement area 
boundaries that are in keeping with Scenario 2 set out in the Watershed Plan and 
asking the Committee to reject any settlement area boundary expansion  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(61) That correspondence from Darlene Bahlmann-Huber, Pickering resident, 

regarding the Carruthers Creek Watershed, be referred to consideration 
of Report #2021-P-16 of the Commissioner of Planning and Economic 
Development. 

CARRIED 

V) Correspondence from Norman Mole, Pickering resident, writing to say no to more 
urban sprawl and yes to protecting watershed, waterways, endangered species, 
habitat and farmland  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(62) That correspondence from Norman Mole, Pickering resident, be referred 

to consideration of Report #2021-P-16 of the Commissioner of Planning 
and Economic Development. 

CARRIED 

W) Correspondence from Michelle Pace, Ajax/Pickering resident, regarding the 
Carruthers Creek Watershed Plan and expressing support of the settlement area 
boundaries that are in keeping with Scenario 2 set out in the Watershed Plan and 
asking the Committee to reject any settlement area boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(63) That correspondence from Michelle Pace, Ajax/Pickering resident, 

regarding the Carruthers Creek Watershed Plan, be referred to 
consideration of Report #2021-P-16 of the Commissioner of Planning and 
Economic Development. 

CARRIED 

X) Correspondence from Bonnie Thomson, Pickering resident, regarding the 
Carruthers Creek Watershed Plan and asking the Committee to support the 
settlement area boundaries that are in keeping with Scenario 2 and to reject any 
boundary expansion  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(64) That correspondence from Bonnie Thomson, Pickering resident, 

regarding the Carruthers Creek Watershed Plan, be referred to 
consideration of Report #2021-P-16 of the Commissioner of Planning and 
Economic Development. 

CARRIED 

Y) Correspondence from Land Over Landings, providing a summary of their March 
19, 2021 submission to the TRCA Planning Team for the Carruthers Creek 
Watershed Plan, which expresses support for the vision and goals in the 
Watershed Plan and their opinion that only Scenario 2 supports achievement of 
the Watershed Plan’s vision and goals  
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Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(65) That correspondence from Land Over Landings be referred to 

consideration of Report #2021-P-16 of the Commissioner of Planning and 
Economic Development. 

CARRIED 

Z) Correspondence from Russel White, Vice President, Fieldgate Developments, 
regarding the Carruthers Creek Watershed Plan and providing comments from 
TFP Pickering Developments Limited regarding the Natural Heritage System and 
referencing background section 2.4 of Report #2021-P-16  

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(66) That correspondence from Russel White, Vice President, Fieldgate 

Developments, regarding the Carruthers Creek Watershed Plan, be 
referred to consideration of Report #2021-P-16 of the Commissioner of 
Planning and Economic Development. 

CARRIED 

7.2 Reports 

A) Carruthers Creek Watershed Plan Update (2021-P-16) 

Report #2021-P-16 from B. Bridgeman, Commissioner of Planning and Economic 
Development, was received. 

B. Bridgeman responded to questions with respect to the recommendation to 
endorse the Carruthers Creek Watershed Plan; the possibility of future urban area 
expansion in northeast Pickering; if comments received are part of the Municipal 
Comprehensive Review process; whether future studies could include 
modifications to the Natural Heritage System; and how the Watershed Plan and 
enhanced Natural Heritage System will impact the Municipal Comprehensive 
Review process. 

Moved by Councillor Lee, Seconded by Regional Chair Henry, 
(67) That we recommend to Council: 

A) That the Carruthers Creek Watershed Plan contained in Attachment #2 to 
Report #2021-P-16 of the Commissioner of Planning and Economic 
Development be endorsed; and 

B) That a copy of Report #2021-P-16 be forwarded to the City of Pickering, the 
Town of Ajax, the Ministry of Municipal Affairs and Housing, and the Toronto 
and Region Conservation Authority for further distribution to the Carruthers 
Creek Watershed Plan Update interested parties list. 

CARRIED 
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B) Planning Application Processing Fees and Charges (2021-P-17) 

Report #2021-P-17 from B. Bridgeman, Commissioner of Planning and Economic 
Development, was received. 

Moved by Councillor Highet, Seconded by Councillor Lee, 
(68) That we recommend to Council: 

A) That the Region’s Planning Fees and Charges By-law be updated in 
accordance with the proposed fee schedule within Attachment 1 to Report 
#2021-P-17 of the Commissioner of Planning and Economic Development; 

B) That the Regional Solicitor be authorized to prepare the necessary by-law to 
incorporate amendments to the Planning Application Fee By-law; 

C) That the new Planning Application Fee By-law come into effect on July 1, 
2021; and 

D) That a copy of Report #2021-P-17 be forwarded to the Area Municipalities, 
the Conservation Authorities, the Building Industry and Land Development 
Association (BILD), and The Durham Region Homebuilders’ Association, for 
their information. 

CARRIED 

8. Economic Development 

8.1 Correspondence 

There were no communications to consider. 

8.2 Reports 

A) Local Food in Durham Region: Durham Farm Fresh Marketing Association 2021 
Workplan and Ontario Local Food Week (2021-EDT-4)  

This item was considered earlier in the meeting. Refer to page 7 of these minutes. 

9. Advisory Committee Resolutions 

There were no advisory committee resolutions to be considered. 

10. Confidential Matters 

There were no confidential matters to be considered. 
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11. Other Business 

11.1 Presentation by Simon Gill, Director, Economic Development and Tourism, re: 
Reopening Update: Update on the Provincial Reopening Framework and 
Activities to Support Business Reopening  

S. Gill provided a PowerPoint presentation with an update on the Provincial 
Reopening Framework and activities to support business reopening. Highlights of 
his presentation included: 

• Ontario Reopening Framework 
• Business Community Feedback/Reception 
• Activities to Support Reopening 
• Additional Planned Activities of Region & Durham Economic Task Force 

(DETF) 
• Look-Ahead 
• Potential Economic Development Opportunities Through Recovery 

12. Date of Next Meeting 

The next regularly scheduled Planning & Economic Development Committee 
meeting will be held on Tuesday, September 7, 2021 at 9:30 AM in the Council 
Chambers, Regional Headquarters Building, 605 Rossland Road East, Whitby. 

13. Adjournment 

Moved by Councillor Kerr, Seconded by Councillor Highet, 
(69) That the meeting be adjourned. 

CARRIED 

The meeting adjourned at 11:35 AM 

Respectfully submitted, 

D. Ryan, Chair 

T. Fraser, Committee Clerk 
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The Regional Municipality of Durham 
Report 

To: 
From: 
Report: 
Date: 

Planning and Economic Development Committee 
Commissioner of Planning and Economic Development 
#2021-P-18 
September 7, 2021 

Subject: 

Public Meeting Report 

Application to Amend the Durham Regional Official Plan, submitted by Vissers Sod Farm 
to permit the severance of a dwelling rendered surplus to a farming operation as a result 
of the consolidation of non-abutting farm parcels in the Municipality of Clarington 
File: OPA 2021-007. 

Recommendation: 

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

A) That Commissioner’s Report #2021-P-18 be received for information; and

B) That all submissions received be referred to the Planning Division for consideration.

Report: 

1. Purpose

1.1 On July 8, 2021, Clark Consulting Services Ltd. (CCS), on behalf of Antonius 
Vissers and Theodora Vissers (Vissers Sod Farm), submitted an application to 
amend the Regional Official Plan (ROP) to permit the following: 

a. the severance of a dwelling rendered surplus as a result of the consolidation
of non-abutting farm parcels in the Municipality of Clarington; and
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b. that the proposed retained farm parcel be provided frontage onto a year-
round publicly maintained road by way of a future access easement from the
surplus farm dwelling parcel.

1.2 The applicant has submitted concurrent Official Plan and Zoning By-law 
Amendment applications to the Municipality of Clarington to request a reduction in 
the lot size of the future farm parcel, to prohibit further severances, and to allow the 
establishment of a dwelling on the future farm parcel.

1.3 If Regional Council adopts the proposed amendment, the applicant intends to 
submit a future Consent application with the Region’s Land Division Committee to 
sever the proposed surplus farm dwelling parcel from the existing lot. 

1.4 A “Notice of Complete Application and Public Meeting” regarding the application 
was advertised in the “Clarington This Week” newspaper. Notice of this meeting was 
also mailed to those who own land within 120 metres (400 feet) of the subject site. 
The report was made available to the public prior to the meeting. 

2. Site Description

2.1 The subject site is located south of Taunton Road (Regional Road 4) between 
Green Road and Maple Grove Road. The site is municipally known as 
4382 Green Road and is legally described as Part of Lots 17 and 18, Concession 4 
in the former Township of Darlington. The site is located northwest of the 
Bowmanville Urban Area (refer to Attachment 1). 

2.2 The subject site totals 37.1 hectares (ha) or 91.8 acres (ac) in size with 
approximately 28 ha (70 ac) of workable farmland. 

2.3 Green Road is an annually maintained public road, whereas the segment of 
Maple Grove Road that abuts the western limit of the subject site is a seasonally 
maintained public road and provides access to the farm parcel during the spring, 
summer and fall seasons. 

2.4 The existing lot is irregular in shape and contains an existing two-storey dwelling 
and no accessory buildings. The southern portion of the subject site contains natural 
heritage features associated with the Harmony-Farewell Iroquois Beach Wetland 
Complex. 

2.5 Existing land uses surrounding the subject site include: 

a. North – agricultural lands, wetlands, and woodlands;
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b. East – Green Road, residential uses, woodlands and valleylands;
c. South – An unopened road allowance between Concessions 3 and 4,

residential uses, wetlands, and woodlands; and
d. West – Maple Grove Road (a seasonally maintained public road), agricultural

lands, wetlands, and woodlands.

2.6 The proposed amendment to the ROP would permit the severance of a 0.607 ha 
(1.5 acre) parcel of land containing a farm dwelling from a 36.5 ha (90.3 acre) 
agricultural parcel (refer to Attachment 2). The dwelling on the subject site is not 
utilized by a farm employee and is currently rented. The retained agricultural parcel 
will continue to be farmed. 

3. Reports Submitted in Support of the Application

3.1 A Planning Justification Report prepared by Clark Consulting Services Ltd. (CCS) 
was 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 and the ROP. The report also concludes the 
proposed severance will comply with Minimum Distance Separation (MDS) 
requirements. 

3.2 A Farm Holdings Inventory Report prepared by CCS, indicates that Vissers Sod 
Farm Ltd. is a private farm corporation owned by Tony Vissers. Excluding the 
principals, the business presently employs 32 full-time staff. 

3.3 The farm corporation (Vissers Sod Farm Ltd., or individual family members of the 
business) owns 10 farm properties throughout the Municipality of Clarington that 
encompass approximately 397 ha (981 ac) of land, primarily comprised of sod 
farms. Approximately 341 ha (842 ac) of the holdings are actively farmed (refer to 
Attachment 3). The company acquired the subject site in September 2019. 
The existing configuration reflects the consolidation of the two abutting parcels, 
which occurred in April 2021. 

3.4 The Farm Holdings Inventory Report also states that there are five houses within the 
corporation’s land holdings, three of which are occupied by family tenants, and the 
remaining two are occupied by persons unrelated to the farm. The dwelling on the 
subject site is currently rented by a non-farm employee. The proposed retained 
parcel will continue to be farmed by the corporation. 

3.5 The Site Screening Questionnaire completed by GHD indicated that there are no 
significant environmental site contamination concerns on the subject site. 
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4. Provincial Plans and Policies

4.1 The subject site is located within the “Protected Countryside” designation of the 
Greenbelt Plan. A subject site also includes a “Natural Heritage System” overlay in 
this designation. The Provincial Policy Statement as well as the Greenbelt Plan may 
permit the severance of a residence surplus to a farming operation as a result of 
farm consultation. Severances of surplus farm dwellings are allowed provided the 
planning authority ensures that a residential dwelling is not permitted in the future on 
the proposed retained farm lot created by the severance. 

5. Durham Regional Official Plan (ROP) Context

5.1 The subject site is designated “Major Open Space Areas” in the ROP. There are 
also Key Natural Heritage/Key Hydrologic Features identified on the south portion of 
the subject site. Severance applications for agricultural uses within the Major Open 
Space Area designation may be considered in accordance with the relevant policies 
of Sub-Section 9A of the ROP. 

5.2 Policy 9A.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 farming operations;
c. For sites within the Protected Countryside of the Greenbelt Plan, 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.

5.3 Policy 14.8.5 of the ROP requires all proposed lots to have frontage upon, and 
access to, a public road which is maintained by the appropriate authority as open to 
traffic on a year-round basis and is of a standard construction adequate to provide 
for the additional traffic generated by the proposed development. 

6. Consultation

6.1 The ROP Amendment has been circulated to a variety of agencies, including 
Ministry of Municipal Affairs and Housing; the Municipality of Clarington; the 
Regional Health Department; Central Lake Ontario Conservation Authority; and the 
Durham Agricultural Advisory Committee. 
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7. Public Consultation

7.1 Anyone who attends the public meeting may present an oral submission and/or 
provide a written submission to the Planning and Economic Development 
Committee on the proposed amendment. Also, any person may make written 
submissions at any time before Regional Council makes a decision. 

7.2 If a person or public body does not make oral submissions at a public meeting or 
does not make written submissions before the proposed official plan amendment is 
adopted, the person or public body: 

a. is not entitled to appeal the decision of the Region of Durham to the
Ontario Land Tribunal (OLT) (formerly the Local Planning Appeal Tribunal); and

b. may not be added as a party to the hearing of an appeal before the OLT, as
appropriate, unless in the opinion of the Tribunal, there are reasonable grounds
to add the person or public body as a party.

7.3 Anyone who wants to be notified of Regional Council’s decision on the proposed 
ROP Amendment must submit a written request to: 

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

Planning and Economic Development Department 
Regional Municipality of Durham 
Durham Regional Headquarters 

605 Rossland Road East 
Whitby, ON, L1N 6A3 
planning@durham.ca 

8. Future Regional Council Decision

8.1 The Planning and Economic Development Committee will consider the proposed 
ROP Amendment at a future meeting and will make a recommendation to Regional 
Council. Council’s decision will be final unless appealed. 

8.2 All persons who make oral submissions, or have requested notification in writing, 
will be given notice of the future meeting of the Planning and Economic 
Development Committee and Regional Council at which the subject application will 
be considered. 
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9. Previous Reports and Decisions

9.1 There are no previous reports on this matter. 

10. Relationship to Strategic Plan

10.1 This report aligns with/addresses the following strategic goals and priorities in the 
Durham Region Strategic Plan: 

a. Economic Prosperity, Goal 3.5 provide a supportive environment for
agriculture and agri-food industries.

11. Attachments

Attachment #1: Location Sketch

Attachment #2: Proposed Severance Sketch

Attachment #3: Agricultural Land Holdings

Respectfully submitted, 

Original signed by 

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

Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2564 

The Regional Municipality of Durham 
Report 

To: 
From: 
Report: 
Date: 

Planning and Economic Development Committee 
Commissioner of Planning and Economic Development 
#2021-P-19 
September 7, 2021 

Subject: 

Public Meeting Report 

Application to Amend the Durham Regional Official Plan, submitted by Wichcoron 
Holding Limited, to permit the establishment of a golf course in the Town of Whitby, File: 
OPA 2021-006. 

Recommendation: 

That the Planning and Economic Development Committee recommends: 

A) That Commissioner’s Report #2021-P-19 be received for information; and

B) That all submissions received be referred to the Planning Division for consideration.

Report: 

1. Purpose

1.1 On June 2, 2021, The Biglieri Group, on behalf of Wichcoron Holdings Ltd. 
submitted an application to amend the Regional Official Plan (ROP) to permit the 
development of a golf course in the Town of Whitby. The application was deemed 
complete on July 2nd, 2021. 

1.2 A Notice of Complete Application” and “Notice of Public Meeting” regarding this 
application was advertised in the Whitby this Week newspaper. Notice of this 
meeting has also been mailed out to those who own land within 120 metres (400 
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Report #2021-P-19 Page 2 of 8 

feet) of the subject site and notice was posted on the Region’s website. The report 
was made available to the public prior to the meeting. 

2. Background

2.1 In 2016, Amendment No. 165 (ROPA 165) to the ROP was adopted by Regional 
Council to permit an 18-hole golf course (known as Devil’s Den), with a clubhouse 
and maintenance building on the adjacent property to the west of the subject lands. 
The Town of Whitby is currently processing a site plan application for Phase One of 
the proposed golf course. 

2.2 The proposed amendment represents Phase Two of the Devil’s Den Golf Course 
development and would allow seven additional golf holes. The amendment also 
proposes a partial reconfiguration of the golf course approved through ROPA 165 by 
expanding Holes 1 and 9 within the Phase One lands partially onto the Phase Two 
lands, and by adding two additional holes on the Phase One lands. If approved, the 
proposed amendment would permit the Phase One and Phase Two areas of the golf 
course to function together as a 27-hole golf course, with a shared clubhouse, pro-
shop, parking and maintenance facilities. 

3. Previous Reports and Decisions

3.1 On February 21, 2012 Planning Committee received Public Meeting Report 2012-P-
16 which proposed the 18-hole golf course in the Town of Whitby on the adjacent 
property. 

3.2 On September 14, 2016 Regional Council considered ROPA 165 through 
Commissioner’s Report 2016-COW-9. 

4. Site Description

4.1 The subject site is located on the south side of Winchester Road, east of Coronation 
Road. The parcel is municipally known as 605 Winchester Road West, Lot 30, 
Concession 5, in the Town of Whitby (refer to Attachment 1). 

4.2 The subject site is generally square in shape and is 19.5 ha (48.2 acres) in size. The 
site is currently under active agricultural use with a wooded area and a valleyland 
associated with Lynde Creek on the southern portion of the parcel. There is also a 
single-detached dwelling and several ancillary agricultural dwellings located on-site. 

4.3 Surrounding land uses located adjacent to the subject site include: 

36



Report #2021-P-19 Page 3 of 8 

a. North – Winchester Road West (Highway 7), rural residential uses,
agricultural lands, and Highway 407;

b. East – wooded valleylands, a tributary of Lynde Creek, agricultural lands, and
Highway 407;

c. South – Lynde Creek, wooded valleylands, and the Heber Down
Conservation Area; and

d. West – beach and volleyball centre, Lynde Creek, rural lands with golf course
permissions as approved by ROPA 165, Coronation Road, and Highway 412.

4.4 The subject site is designated Major Open Space Areas in the ROP but is identified 
as Prime Agricultural Area in the Province’s Agricultural System. 

5. Proposed Amendment

5.1 The proposed amendment to the ROP is seeking to permit a golf course on the 
subject site. A copy of the proposed site plan is included in Attachment 2. 

6. Reports submitted in Support of the Application

6.1 The applicant has submitted the following reports in support of the application: 

• Planning Rationale Report, prepared by The Biglieri Group (May 2021);
• Environmental Impact Study, prepared by GHD (March 2021);
• Phase One Environmental Site Assessment, prepared by Soil Engineers

Ltd. (December 2020);
• Hydrogeological Assessment, prepared by Soil Engineers Ltd. (January

2021);
• Tree Inventory and Preservation Plan, prepared by Kuntz Forestry Inc.

(December 2020);
• Stormwater Management Report, prepared by C.F. Crozier & Associates

(December 2020);
• Archaeological Assessment, prepared by Archaeoworks Inc. (December

2020); and
• Agricultural Impact Assessment, prepared by Colville Consulting Inc.

(February 2021).
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7. Provincial Plans and Policies

Provincial Policy Statement, 2020 

7.1 Policy 1.1.4.1 of the Provincial Policy Statement (PPS) states that healthy, 
integrated and viable rural areas should be supported by building upon rural 
character, and leveraging rural amenities and assets; promoting diversification of 
the economic base and employment opportunities through goods and services, 
including value-added products and the sustainable management or use of 
resources; and providing opportunities for sustainable and diversified tourism, 
including leveraging historical, cultural, and natural assets. 

7.2 Section 2 of the PPS speaks to Natural Heritage. As per Policy 2.1.5 of the PPS, 
development and site alteration are not permitted in significant woodlands, 
wetlands, valleylands, wildlife habitats, areas of natural and scientific interest and 
coastal wetlands. 

7.3 The PPS states that prime agricultural areas shall be protected for long-term 
agricultural uses. 

7.4 Policy 2.3.6.1 of the PPS enables some non-agricultural uses in prime agricultural 
areas. Such uses include the extraction of minerals, petroleum resources and 
mineral aggregate resources; or limited non-residential uses. Limited non-residential 
uses are permitted provided that the following are demonstrated: 

1. the land does not comprise a specialty crop area;
2. the proposed use complies with the minimum distance separation

formulae;
3. there is an identified need within the planning horizon provided for in policy

1.1.2 for additional land to accommodate the proposed use; and
4. alternative locations have been evaluated, and

i. there are no reasonable alternative locations which avoid prime
agricultural areas; and

ii. there are no reasonable alternative locations in prime agricultural areas
with lower priority agricultural lands.

A Place to Grow, Growth Plan for the Greater Golden Horseshoe, 2020 

7.5 In accordance with Policy 4.2.6.1 an agricultural system has been identified for the 
Greater Golden Horseshoe by the Province, and the subject site is within a Prime 
Agricultural Area. 

38



Report #2021-P-19 Page 5 of 8 

7.6 As per Policy 4.2.6.9, upper-tier municipalities may refine the provincial mapping of 
the agricultural system at the time it is implemented in the Official Plan, as per the 
Province’s Implementation Guidelines. 

The Greenbelt Plan, 2017 

7.7 The subject site is designated as Protected Countryside in the Greenbelt Plan and is 
a part of the Greenbelt Plan Natural Heritage System. 

7.8 As per Policy 3.1.3.2 of the Greenbelt Plan, lands shall not be redesignated in 
official plans for non-agricultural uses except for: 

a. Refinements to the prime agricultural area and rural lands designations,
subject to the policies of section 5.3 (municipal conformity amendments); or

b. Settlement area boundary expansions, subject to the policies of section 3.4.

7.9 Major Open Space Areas in the ROP are subject to the “rural lands” policies of the 
Greenbelt Plan. As per Policy 3.1.4.1, rural lands support and provide the primary 
locations for a range of recreational, tourism, institutional (including cemetery) and 
resource based commercial/industrial uses. They also contain many historic 
highway commercial, non-farm residential and other uses which, in more recent 
times, would be generally directed to settlement areas but which are recognized as 
existing uses by this Plan and allowed to continue and expand subject to the 
policies of section 4.5. 

Implementation Procedures for Ontario’s Agricultural System in Ontario’s Greater Golden 
Horseshoe (“Implementation Procedures”) 

7.10 The subject site is designated Major Open Space Areas in the ROP but is identified 
as Prime Agricultural Area in the Province’s Agricultural System. In accordance with 
Section 3.2 of the Implementation Procedures, within the Greenbelt Plan Area the 
Provincial mapping came into effect in February 2018. Land use planning decisions 
must conform to the provincial mapping. 

7.11 Refinements to the Provincial Agricultural System may be permitted. As per Section 
3.3.1 of the Implementation Procedures, refinements can be made in advance of, or 
during the municipal comprehensive review process. 
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Regional Official Plan 

7.12 As per Policy 10A.2.8 of the ROP, new and expanding major recreational uses, 
such as a golf course, may be permitted in Major Open Space Areas by 
amendment. 

7.13 In accordance with Policy 10A.2.4 of the ROP where non-agricultural uses are 
contemplated within Major Open Space Areas and/or the Greenbelt Natural 
Heritage System, applicants shall demonstrate that: 

a. At least 30 percent of the total developable area of the site will remain or be
returned to natural self-sustaining vegetation. This does not apply to new or
expanding Aggregate Resource Extraction Areas;

b. Connectivity along the system and between key natural heritage or hydrologic
features located within 240 metres of each other is maintained or enhanced,
or in the case of aggregate extraction, rehabilitated;

c. Buildings or structures do not occupy more than 25 percent of the total
developable area, and are planned to optimize the compatibility of the
development with the natural surroundings; and

d. With the exception of recreational uses, the use is small in scale and serves
the resources and agricultural sectors.

7.14 Prime Agricultural Areas consist of areas where prime agricultural lands 
predominate. They also include areas of better agricultural significance and 
additional areas where there is a local concentration of farms which exhibit 
characteristics of ongoing agriculture. 

7.15 As per policy 9A.2.2 within Prime Agricultural Areas, a full range of agriculture, 
agricultural-related and secondary uses shall be permitted. The establishment of 
non-agricultural uses in Prime Agricultural Areas shall be strictly limited to forest, 
fish and wildlife management, conservation, infrastructure, aggregate extraction and 
existing uses. 

8. Consultation

8.1 The ROP amendment has been circulated to a variety of agencies, including the 
Ministry of Municipal Affairs and Housing, the Town of Whitby, Central Lake Ontario 
Conservation Authority, the Regional Works Department, the Regional Health 
Department and the Durham Agricultural Advisory Committee. 
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8.2 At the time of writing this report, comments were received from Trans Canada 
Pipeline, Trans-Northern Pipelines Inc. and Enbridge Gas who advised they had no 
concerns. 

9. Public Consultation

9.1 Anyone who attends the public meeting may present an oral submission, and/or 
provide a written submission to the Planning and Economic Development 
Committee on the proposed amendment. Also, any person may make written 
submissions at any time before Regional Council makes a decision. 

9.2 If a person or public body does not make oral submissions at a public meeting, or 
does not make written submissions before the proposed official plan amendment is 
adopted, the person or public body: 

a. Is not entitled to appeal the decision of the Region of Durham to the Ontario
Land Tribunal (OLT); and

b. May not be added as a party to the hearing of an appeal before the OLT, as
appropriate, unless in the opinion of the Tribunal, there are reasonable
grounds to add the person or public body as a party.

9.3 Anyone who wants to be notified of Regional Council’s decision on the proposed 
ROP Amendment must submit a written request to: 

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

Planning and Economic Development Department 
Regional Municipality of Durham 
Durham Regional Headquarters 

605 Rossland Road East 
Whitby, ON  L1N 6A3 
planning@durham.ca 

10. Future Regional Council Decision

10.1 The Planning and Economic Development Committee will consider the proposed 
ROP Amendment at a future meeting and will make a recommendation to Regional 
Council. Council’s decision will be final unless appealed. 

10.2 All persons who make oral submissions, or have requested notification in writing, 
will be given notice of the future meeting of the Planning and Economic 
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Development Committee and Regional Council at which the subject application will 
be considered. 

11. Relationship to Strategic Plan

11.1 In the processing of ROP Amendment applications, the objective is to ensure 
responsive, effective and fiscally sustainable service delivery. 

12. Attachments

Attachment #1: Location Sketch

Attachment #2: Golf Course Site Plan

Respectfully submitted, 

Original signed by 

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

Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 

42



Attachment #1
Commissioner's Report: 2021-P-19 

File: OPA 2021-006
Municipality: Town of Whitby
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Attachment #2
Commissioner’s Report: 2021-P-19 

File: OPA 2021-006
Municipality: Town of Whitby
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The Regional Municipality of Durham 
Report 

To: 
From: 
Report: 
Date: 

Planning and Economic Development Committee 
Commissioner of Planning and Economic Development 
#2021-P-20
September 7, 2021 

Subject: 

Public Meeting Report 

Application to Amend the Durham Regional Official Plan, submitted by Bridgebrook Corp. 
to redesignate lands from Special Study Area #6 to Living Areas to facilitate the 
development of a 588-unit plan of subdivision, in the Township of Uxbridge, File OPA 
2021-005. 

Recommendation: 

That the Planning and Economic Development Committee recommends: 

A) That Commissioner’s Report #2021-P-20 be received for information; and

B) That all submissions received be referred to the Planning Division for consideration.

Report: 

1. Purpose

1.1 On April 9, 2021, Malone Given Parson, on behalf of Bridgebrook Corp. submitted 
an application to amend the Regional Official Plan (ROP) to redesignate lands from 
Special Study Area #6 to Living Areas in the Township of Uxbridge. The application 
was deemed a complete application on May 7, 2021. 

1.2 A “Notice of Complete Application” and “Notice of Public Meeting” regarding this 
application was advertised in the Uxbridge Times Journal newspaper. Notice of this 
meeting has also been mailed out to those who own land within 120 metres (400 
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feet) of the subject site and notice was posted on the Region’s website. The report 
was made available to the public prior to the meeting. 

2. Site Description

2.1 The subject site is located on the west side of Centre Road, east of the 6th 
Concession Road, south of Ball Road. The subject site is known municipally as 
7370 Centre Road, and legally described as Lot 33, Concession 6, Township of 
Uxbridge (refer to Attachment 1). 

2.2 The subject site is approximately 40 hectares (99 acres) in size and is generally 
rectangular in shape. The majority of the subject site is under agricultural 
production. There are key natural heritage features located on site, and the 
Uxbridge Brook traverses the eastern portion of the site. 

2.3 The subject site is also located within Special Study Area #6. Special Study Area #6 
occupies an area of 54 hectares (133.5 acres) in the northern limits of the Uxbridge 
Urban Area. 

2.4 Surrounding uses located adjacent to the subject site include: 

a. North – agricultural lands, tributary of Uxbridge Brook, Ball Road;
b. East – Centre Road, Uxbridge Brook, single-detached dwellings;
c. South – single-detached dwellings; and
d. West – 6th Concession Road, rural residential, agricultural lands.

3. Proposed Amendment

3.1 The proposed amendment to the ROP would redesignate the lands from Special 
Study Area #6 to Living Areas (refer to Attachment 2). This would facilitate the 
development of a 588-unit plan of subdivision (refer to Attachment 3). 

4. Reports Submitted in Support of the Application

4.1 The applicant has submitted the following reports in support of the application: 

• Planning Opinion Report, prepared by Malone Given Parsons (April
2021);

• Phase 1 Environmental Site Assessment, prepared by EXP Services
(October 2018);

• Environmental Impact Study, prepared by Beacon Environmental
(March 2021);
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• Geomorphic Assessment, prepared by Beacon Environmental (March
2021);

• Geotechnical Investigation, Soil Engineers Ltd. (February 2018);
• Preliminary Hydrogeological Investigation, prepared by Beacon

Environmental (March 2021);
• Functional Servicing and Stormwater Management Report, prepared by

SCS Consulting Group (March 2021);
• Transportation Impact Study, Nextrans Consulting Engineers (April

2021);
• Minimum Distance Separation Statement of Conformity, prepared by

Clark Consulting (November 2020); and
• Stages 1 – 3 Archaeological Assessment, prepared by Irvine Heritage

Inc. (September 2019).

5. Provincial Plans and Policies

Provincial Policy Statement, 2020 

5.1 Policy 11.3.1 of the Provincial Policy Statement (PPS) states that settlement areas 
shall be the focus of growth and development. Policy 1.1.3.6 of the PPS states that 
new development taking place in designated growth areas should occur adjacent to 
the existing built-up area and should have a compact form, mix of uses and 
densities that allow for the efficient use of land, infrastructure and public service 
facilities. 

5.2 Policy 1.6.6.2 of the PPS states that municipal sewage services and municipal water 
services are the preferred form of servicing for settlement areas, to support 
protection of the environment and minimize potential risks to human health and 
safety. Policy 1.6.6.3 of the PPS states that where municipal sewage services and 
municipal water services are not available, planned or feasible, private communal 
sewage services and private communal water services are the preferred form of 
servicing for multi-unit/lot development, to support protection of the environment and 
minimize potential risks to human health and safety. 
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A Place to Grow, Growth Plan for the Greater Golden Horseshoe 

5.3 The subject site is identified as a designated greenfield area under the policies of A 
Place to Grow, Growth Plan for the Greater Golden Horseshoe (the Growth Plan). 
Policy 2.2.7.1 of the Growth Plan states new development taking place in 
designated greenfield areas will be planned, designated, zoned and designed in a 
manner that: 

a. supports the achievement of complete communities;
b. supports active transportation; and
c. encourages the integration and sustained viability of transit services.

5.4 Policy 3.2.6.2 of the Growth Plan states that municipal water and wastewater 
systems and private communal water and wastewater systems will be planned, 
designed, constructed, or expanded in accordance with the following: 

a. opportunities for optimization and improved efficiency within existing systems
will be prioritized and supported by strategies for energy and water
conservation and water demand management;

b. the system will serve growth in a manner that supports achievement of the
minimum intensification and density targets in this Plan;

c. a comprehensive water or wastewater master plan or equivalent, informed by
watershed planning or equivalent has been prepared to:

• demonstrate that the effluent discharges and water takings associated
with the system will not negatively impact the quality and quantity of
water;

• identify the preferred option for servicing growth and development,
subject to the hierarchy of services provided in policies 1.6.6.2, 1.6.6.3,
1.6.6.4 and 1.6.6.5 of the PPS, 2020, which must not exceed the
assimilative capacity of the effluent receivers and sustainable water
supply for servicing, ecological, and other needs; and

• identify the full life cycle costs of the system and develop options to pay
for these costs over the long-term.

d. in the case of large subsurface sewage disposal systems, the proponent has
demonstrated attenuation capacity; and

e. plans have been considered in the context of applicable inter-provincial,
national, bi-national, or state-provincial Great Lakes Basin agreements or
provincial legislation or strategies.
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Lake Simcoe Protection Plan 

5.5 Policy 4.8 DP of the Lake Simcoe Protection Plan (LSPP) states that an application 
for major development shall be accompanied by a stormwater management plan 
that, amongst other matters, includes a water budget and a phosphorus budget. 

6. Durham Regional Official Plan Context

6.1 The subject site is designated Special Study Area #6 in the ROP. Policy 12.1.3 of 
the ROP speaks to this Uxbridge Special Study Area and states that an amendment 
to the Plan is required to designate the lands for development. Any such 
amendment would be subject to consideration of the following: 

a. The amount and rate of development that has occurred in the area
designated “Living Area”; and

b. The availability of servicing capacity.

7. Consultation

7.1 The ROP Amendment application as been circulated to a variety of agencies, 
including the Ministry of Municipal Affairs and Housing; the Township of Uxbridge; 
the Lake Simcoe Region Conservation Authority (LSRCA); the Regional Works 
Department; and the school boards. 

7.2 At the time of writing this report, comments have been received from Canada Post, 
Bell Canada, Enbridge Gas, and Durham Region Transit who all advised that they 
have no objection to the proposed development subject to meeting certain 
conditions. 

7.3 Comments from the Regional Works Department advise that the Uxbridge Water 
Pollution Control Plant (WPCP) currently has a rated capacity of 5,221 m3/day, and 
the Region is permitting a service population of up to 15,000 people. The Works 
Department indicated that the proposed development would result in the population 
of Uxbridge exceeding the service population.  Additionally, Regional Works further 
advised that the existing rated capacity of the Region’s Water Supply System can 
currently provide water servicing up to the population of 15,000.

7.4 The Regional Works Department is currently working to address an operational 
restriction at one of the existing wells.  An increase to the rated capacity of the water 
supply system will be required to provide service to the Official Plan projection of 
16,480 population in 2031. Moreover, the subject site is located within Zone 2 of the 
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water supply system and will require upgrades to the existing Zone 2 pumping 
station.

7.5 The LSRCA also provided comments to the Region on the application from a natural 
environment, hydrogeology and engineering perspective. The LSRCA has identified 
questions regarding the meander belt mapping, stormwater management and the 
water balance analysis. The LSRCA recommended that a decision on the 
applications be deferred until their comments can be addressed by the applicant.

8. Public Consultation

8.1 Anyone who attends the public meeting may present an oral submission, and/or 
provide a written submission to the Planning and Economic Development 
Committee on the proposed amendment. Also, any person may make written 
submissions at any time before Regional Council makes a decision. 

8.2 If a person or public body does not make oral submissions at a public meeting, or 
does not make written submissions before the proposed official plan amendment is 
adopted, the person or public body: 

a. Is not entitled to appeal the decision of the Region of Durham to the Ontario
Land Tribunal (OLT); and

b. May not be added as a party to the hearing of an appeal before the OLT, as
appropriate, unless in the opinion of the Tribunal, there are reasonable
grounds to add the person or public body as a party.

8.3 Anyone who wants to be notified of Regional Council’s decision on the proposed 
ROP Amendment must submit a written request to: 

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

Planning and Economic Development Department 
Regional Municipality of Durham 
Durham Regional Headquarters 

605 Rossland Road East 
Whitby, ON L1N 6A3 
planning@durham.ca 
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9. Future Regional Council Decision

9.1 The Planning and Economic Development Committee will consider the proposed 
ROP Amendment at a future meeting and will make a recommendation to Regional 
Council. Council’s decision will be final unless appealed. 

9.2 All persons who make oral submissions, or have requested notification in writing, 
will be given notice of the future meeting of the Planning and Economic 
Development Committee and Regional Council at which the subject application will 
be considered. 

10. Previous Reports and Decisions

10.1 There are no previous reports on this matter. 

11. Relationship to Strategic Plan

11.1 In the processing of ROP Amendment applications, the objective is to ensure 
responsive, effective and fiscally sustainable service delivery. 

12. Attachments

Attachment #1: Location Sketch

Attachment #2: Proposed Amendment

Attachment #3: Proposed Subdivision Plan

Respectfully submitted, 

Original signed by 

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

Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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SCHEDULE 'A' - MAP 'A2'
REGIONAL STRUCTURE

OFFICIAL PLAN OF THE
REGIONAL MUNICIPALITY
OF DURHAM

1

2
3

4 5

INDEX

³

NOTES:
1) THIS MAP FORMS PART OF THE OFFICIAL PLAN OF THE REGIONAL MUNICIPALITY OF DURHAM AND MUST BE

READ IN CONJUNCTION WITH THE TEXT.

2) THE DESIGNATIONS FOR THE DEFERRED AREA REFLECT THE POSITION OF REGIONAL COUNCIL, PLEASE
REFER TO POLICY 15.13.

3) OFFICE CONSOLIDATION - MAY 26, 2020.

SOURCES:
1) OAK RIDGES MORAINE: BOUNDARY, MINISTRY OF MUNICIPAL AFFAIRS & HOUSING, 2002, 1:100,000.

2) GREENBELT PLAN: © QUEEN'S PRINTER FOR ONTARIO, 2005. REPRODUCED WITH PERMISSION.

3) DELINEATED BUILT BOUNDARY: © QUEEN'S PRINTER FOR ONTARIO, 2008. REPRODUCED WITH PERMISSION.

LEGEND

GREENLANDS SYSTEM

OPEN SPACE LINKAGE WATERFRONT LINKS

OAK RIDGES MORAINE 
BOUNDARY GREENBELT BOUNDARY

#
TOURIST ACTIVITY /
RECREATIONAL NODE

MAJOR OPEN 
SPACE AREAS

WATERFRONT AREAS

OAK RIDGES 
MORAINE AREAS

 WATERFRONT PLACE

%!
!(

RURAL SYSTEM

RURAL SETTLEMENTS :

HAMLET

SHORELINE RESIDENTIAL

RURAL EMPLOYMENT AREA
(SEE TABLE E3 FOR DESCRIPTION)

12 COUNTRY RESIDENTIAL SUBDIVISION
(SEE TABLE E2 FOR DESCRIPTION)

3

PRIME AGRICULTURAL AREAS

REGIONAL NODE     (SEE SECTION 9C FOR DESCRIPTION)#!a
AGGREGATE RESOURCE EXTRACTION
AREA (SEE TABLE E1 FOR DESCRIPTION)à12
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Tiffany Fraser 

To: Clerks; Brian Bridgeman 

Subject: RE: Plan amendment file no: OPA 2021-005 

From: Kathy Givelas <kathy.givelas@gmail.com> 
Sent: August 13, 2021 9:27 AM 
To: Clerks <Clerks@durham.ca> 
Subject: Plan amendment file no : OPA 2021-005 

Hello, 

I wish to register my opposition to this proposed plan amendment on the following grounds: 

1. Scale and scope - Uxbridge is a small historic town - 588 homes is too large to maintain small 
town community 

2. Lack of infrastructure - including limited road space - there are already numerous problems 
with traffic congestion through main arteries ( Toronto St, Brock St) 

- only one grocery store 
- one small market 

3. Limited downtown parking 

4. Rapid development of new townhomes on Elgin Park Dr, Reach street and Brock St, Cemetary 
road, Mill street which will significantly impact congestion and increase strain on limited infrastructure 

5. Water treatment and sewage capacity. - Town water is already of poor quality 

6. Noise pollution 

As a 30 year resident of Uxbridge, I have watched this town expand and green space disappear. 
While I appreciate that development must move forward, we have accommodated many new 
developments in the past several years and at present. It is important to consider the impact a 
development of this size will have on the quality of life of existing residents and the ability for the town 
to absorb the influx of demand on existing services. 

Sincerely, 

Kathy Givelas 
130 Collins St, 
Uxbridge, Ontario 
L9P 1G8 
905-809-7177 

1 
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From: c mc <ditchjump@gmail.com>  
Sent: Wednesday, August 18, 2021 7:25 AM 
To: delegations <delegations@durham.ca> 
Cc: Lori Riviere-Doersam <Lori.Riviere-Doersam@Durham.ca>; Clerks <Clerks@durham.ca> 
Subject: Re: File number OPA 2021-005 
 

 

 

 

 

One more question I would like to be a written submission is; 
I am lucky at 7 Bolton to back onto the area designated as a Natural Heritage area. 
However there are other residences on Bolton that under this proposal would have new homes 
directly behind them.  I feel I should ask for their benefit, if any consideration can be or was 
given to the possibility of elimiinating the 43 units that are proposed directly behind them, thus 
retaining some green space behind them as well. 

Regards, 
Cathy McArthur 
7 Bolton Dr, Uxbridge, ON L9P 1A4,  
905-852-5935 

On Tue, Aug 17, 2021, 8:40 PM c mc, <ditchjump@gmail.com> wrote: 
Thank you very much for your prompt,  thorough and informative response. 

Also, thank you to Lori Riviere-Doersam for sending me the information report and answering 
my other questions.  

I have a few more question/comments and would like this email to be included as a written 
submission.  I plan to join the live stream. 
 

 

 

I am pleased to see that the plan includes the Natural Heritage Blocks which are to remain as is 
and that the walking trail will be retained.  There are many beautiful trees that I am happy will 
not be lost. 

I see that the report indicates there are concerns with the projected population exceeding the 
capacity of the regions water pollution control plant and water supply.  Is it safe to assume this 
will be sufficiently adressed before approval is granted?  

I would also want the questions from the LSRCA to be sufficiently addressed by the applicant. 
 

 

This is a large increase in population.  Did the transortation study include study of the existing 
roads in town and are there any concern of excessive congestion on the streets in town? 

Regards,  
Cathy McArthur 
7 Bolton Dr, Uxbridge, ON, L9P 1A4,  
905-852-5935 
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From: c mc <ditchjump@gmail.com>  
Sent: August 16, 2021 9:48 PM 
To: Clerks <Clerks@durham.ca> 
Subject: Re: File number OPA 2021-005 

One more question I hope will be answered at the Sept 7 meeting is 

 

 
 

 

 

 

 

 

- will there be any parks and playgrounds in the proposed subdivision and if so, where?

Regards, Cathy McArthur
7 Bolton Dr, Uxbridge, ON L9P 1A4
905-852-5935

On Mon, Aug 16, 2021, 8:19 PM c mc, <ditchjump@gmail.com> wrote:

 Hello,  

I would like to electronically attend the meeting at 9:30 on Sept 9th. 
 
I have a few questions I hope you can help me with. 
 
I would like to receive an informational report with the details of the subject proposed 
amendment to the site at 7370 Centre Road in Uxbridge.      The letter I received stated I should 
contact the Durham Region Planning Division to get the report.   Is this how I make that contact 
and can the report be sent to my email address or do I need to call Planning and Economic 
Development at 905-668-7711 
or how do I make this request? 
 
I will include a few questions here and may send more.   I am sure others will have similar 
questions and hope these will be answered at the meeting.   I may have more or less questions 
if I receive the report. 
- What is the proposed make up of the subdivision?   That is will it be comprised of  single family 
homes, duplexes, town homes, condos, apartments an/or other?

- Will Any buildings more than 4 storeys high?  Is there a height restriction? 
- Does the plan include any commercial business allowance and if so, where?   Are any already 
in the proposal or in the works?. 
-  Similary, will there be any new schools/daycares in this subdivision? 
- Will green space be preserved?   In particular will the existing walking trail and creek and any 
of the trees that exist behind my property at 7 Bolton Drive be preserved or will homes or other 
development replace these? 
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Is the live stream interactive or does it just allow me to view the meeting?    Do I need a 
password or anything to view the live stream.   If more questions arise during the meeting, 
would I need to have submitted a request to delegation@durham.ca to pose such questions? 
 
As stated in the letter, I will write to the Commissioner of Planning and Economic Development 
to request that I be notified of subsequent meetings and of the decisions made by Council with 
regards to this proposed amendment.     
 
Could you clarify for me what a submission is and what it means to make the Oral or Written 
Submission needed to retain the right to appeal decisions or to added as a party to the hearing 
of an appeal? 
 
This is a lot of questions as I am new to all of this.   I hope you can help me or direct me on how 
to get answers. 
 
Kind Regards, 
Cathy McArthur 
7 Bolton Drive, 
Uxbridge, Ontario, 
L9P 1A4 
905-852-5935 

 Re file number OPA 2021-005
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To the Commissioner of Planning and Economic Development. 

Hello, I am a long-time resident of Uxbridge who has recently become aware of an attempt to amend 

zoning by-law 81-19, which would allow a 558-unit subdivision to be built in 7370 Centre Road. I wish to 

make it known that I oppose this for both personal and practical reasons. 

Firstly, relating to my personal reasons, the idea of more townhouses in Uxbridge is an idea I do not 

abide, as I find the vast majority of t hese kinds of construction projects to be either unpleasant to look 

at or incredibly invasive to other areas of the town. I don't enjoy the prospect of looking out my back 

window and seeing into someone else's bathroom, to put it bluntly. 

On the topic of practical reasons, I feel that the added stress to the towns sewer systems that would 

come from these new buildings would either result in a complete renovation of the existing sewer 

system (meaning more construction costs), or a sewage overflow that would result in the renovation 

anyway. Furthermore, given Uxbridge's status as the Trail Capital of Canada, it would stand to reason 

that people coming to walk these trails would expect a great deal of natural beauty, something 

jeopardised by a new set of resident ial properties. I feel this would negatively impact tourism for the 

town, which, in turn, would also cause issue for the numerous local restaurants and businesses within 

the town, many of which rely on tourism to meet their yearly financial goal. 

Overall, I feel t hat amending Zoning By-Law 81-19 for the sake of this construction project would cause 

long term damage to t he township of Uxbridge as a whole, and that it should remain as it is for the 

foreseeable future. 

Thank you for your time 

Cade Holter/BA South Balsam Street/ 

905-862-0168/Cade27.ch@gmail.com/ Region of Durham File No: OPA 2021-005 & S-U-2021-01 
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REGIONAL MUNCIPALITY OF DURHAM 
ALL MEMBERS OF REGIONAL COUNCIL 

RE: REGIONAL FILE NUMBER: OPA 2021-005 

September 7, 2021 

The following comments, questions and suggestions are respectfully submitted for the consideration 
of all Members of Regional Council for the Regional Municipality of Durham at the regional 
council meeting scheduled for September 7th, 2021, in relation to Regional File Number: OPA-005:  

 

 

 

Mailing Of Notification 

The sketched in subject site on the small map of the notice received by mail on May 25, 2021, was 
insufficient, and I believe the Draft Plan Of Subdivision survey, as per the attached link and 
scanned in the attached file, should have also been enclosed.  
https://www.uxbridge.ca/en/business-and-development/resources/Documents/Bridgebrook-7370-Centre-
Rd/Uxbridge-Final-Subdivision-Draft-Plan-36x24-dated-dated-
March_2021.pdf?fbclid=IwAR14YVoPE5u4zm6U9_RUNecs8Qc9kyb7D_Vtg8SXu5vzurq-
mfslv_e7Lmo 
I realize that legislation only requires mailing notification be sent to property owners within a short 
distance of the subject site, however with the magnitude of this proposed housing development, I 
believe that all property owners on Alsop Place, Galloway Crescent and on the north side of Bolton 
Drive from Concession 6 to Centre Road, should have been notified.   I have spoken to several 
residents on Galloway Crescent who did not receive a mail notification and were unaware of the 
proposed housing development.  

Number of Residential Units 

When I downloaded an  on-line copy of the draft plan of subdivision, I was frankly astounded at the 
number and congested placement of the 588 housing units consisting of Townhouses, Single 
Detached and Link Homes with property  frontages ranging from 10.4 to 11.5 meters. There is no 
doubt that most residents on Alsop Place, Galloway Crescent and Bolton Drive realized that at 
some point in the future the subject site would be developed for housing.  However through various 
media sources over recent years, it was often communicated that our sewage/ waste water facility is  
nearing capacity and any new development would be curtailed until this was addressed. It was also 
thought by many residents that the Mason Home Development extending west from Maple Brook 
Drive to Centre Road on the north side of the Maple Bridge Trail or the development situated south 
of Munro and Enzo Crescents would be the first housing developments approved when further 
sewage/waste water capacity was available.  In fact the proposed Bridgebrook Corporation 
development of the property at 7370 Centre Road was not a consideration at this time by most as 
this property is currently producing agricultural crops.    

The houses comprising Quaker Village is an idealistic family community, and I believe many 
residents believed that when the subject site was developed it would consist of upscale homes to 
enhance the pinnacle ridge that overlooks Uxbridge.   
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The developer is no doubt trying to compress the highest number possible of housing units into this 
subject site to generate the maximum revenue return on their investment.  However I believe that 
any new housing development on such a highly visual part of our town, should be consistent with 
the housing architecture and streetscape of Quaker Village, and not the stark contrast the draft 
plan would appear to depict with high density  housing.  

 

 

 

Draft Plan of Subdivision Survey  

The draft plan of subdivision survey appears to delineate a compressed symmetrical placement of 
housing units and streets that challenges the streetscape of a welcoming community.  Driving 
southbound on Concession 6 from Ball Road, currently affords a panoramic view of Uxbridge, and 
the construction of Town Houses along Concession 6 will most certainly impede this magnificent 
view.     

There appears to be two points of street access/egress onto Concession 6, and one onto Centre Road 
from the proposed housing development.  Uxbridge Township Public Works and Operations 
Department together with Durham Region Works Department will have to ensure the roadway 
infrastructure of Concession 6 and Centre Street is sufficient to permit the safe and orderly flow of 
significant additional vehicular traffic.  Concession 6 & Davis Drive is statistically a high collision 
intersection and Concession 6 and Highway 47 does not have a proper right hand turn lane, both of 
which in their current design will be a challenge for the orderly and safe movement of vehicle 
traffic.   

At a time when our Uxbridge municipal council is exploring initiatives to promote the safe and 
orderly traffic flow within our township, there should be some roundabouts proposed in the draft 
plan of subdivision which are common place in new housing developments in surrounding 
municipalities.   

Nex Trans Consulting Engineers – Traffic Impact Study 

In this traffic impact study report, excerpt states on page ii in this report:   

“Walking/Cycling – Two sidewalk/cycling connections provided between Bolton Drive and proposed 
development to connect with the existing sidewalk on the south side of Bolton Drive and sidewalks on 
Quaker Village Drive” 

The Draft Plan of Subdivision Survey shows “Block 539 Walkway 0.0078ha” to access “Open 
Space/Drainage” that is a woodlot zoned park on the west side of Galloway Crescent opposite #90, 
92 & 94 Bolton Drive, and “Block 540 Walkway 0.0078ha” to access “Open Space/Drainage” which 
is  woodlot zoned park on the east side Galloway Crescent opposite #52, 54 & 56. I assume these are 
the proposed “two sidewalk/cycling connections” being referred to.   

These two municipal woodlots are zoned Park, and create green buffer woodlots providing a 
natural habitat and home to many small animals and songbirds.  Any removal of trees on either of 
these zoned park woodlots would be of great consternation and strongly opposed.   

The following are my questions /suggestions that I respectfully request regional council members to 
answer/consider: 
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Questions: 

Underground Water Sources -  Waste Water/Sewage Management 

A water pumping and reservoir station is operated by Durham Region on the east side of 
Concession 6, just south Bolton Drive, and north of the Uxbridge Historical Centre at #7239, and 
appears to be a main water supply for Uxbridge.  Although one of the highest elevations of land in 
our municipally also known as Quaker Hill, it appears to be a main underground water source 
drawn from the natural underground water wells and springs in this high level land area. 

▪ Have hydrologic tests performed to date been comprehensive enough to ensure the 
quantity and quality of natural underground water sources are present to support the 
additional proposed households in the draft plan of subdivision?   and further,  
 

 

 

 

▪ Do geologic tests confirm that natural underground aquifers will not be disturbed or 
compromised with excavations normally associated with housing development construction?  

The Uxbridge Brook Water Pollution Control Plant operated by Durham Region situated on 
Concession 7 (Durham Regional Road #1), just south of #129, appears to be the only wastewater / 
sewage processing facility in Uxbridge.  Our municipal and regional governments have long since 
communicated this facility is operating at near maximum capacity with minimal expansion 
capabilities.  

▪ What mechanical enhancements or expansion has occurred at this water pollution 
control plant that would allow for an additional hookup of 588 household units without 
jeopardizing the efficiency and integrity of  the current  waste water/sewage processing 
facility?   

Number of Homes - Disproportionate 

If this proposed Plan of Subdivision proceeds unchanged, this will be the largest housing 
development that Uxbridge has experienced in its history.  I realize that high density housing 
usually translates into more affordable housing.  

▪ Is it reasonable to allow such a high number of housing units to be compressed into an 
disproportionately small parcel of land which to me is the historical outlook over Uxbridge? 

Suggestions: 

Create An Open Natural Green Buffer Zone 

As per the Draft Plan of Subdivision Survey, extend the open green space of Block 535 where it 
stops at Lot #189 on Street E, extending it in a westerly direction with the same width of 
approximately one building lot continuously up to Lot 431 on Street E at Concession 6. 

This will create an open natural green buffer zone between the rear yards of the current homes on 
Alsop Place, Galloway Crescent and Bolton Drive where it abuts the proposed housing 
development, that will support and respect the mantra of Uxbridge being The Trail Capital of 
Canada. 
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Relocate Townhouse Structures – Reduce Aesthetic Obliteration 

The western ridge of Concession 6 extending north from Brock Street to Ball Road, was named 
Quaker Hill by the first pioneers that settled in the Uxbridge area in the early 1800’s.  To me this 
area is the crowning pinnacle of our town as it affords a magnificent eastern  panoramic view over 
Uxbridge and the vistas beyond.  Please consider relocating the continuous structures of the 
Townhouses proposed to abut Concession 6 downgrade to Centre Road to reduce aesthetic 
obliteration of this elegant elevated area.  

 

 

Relocate One of the Two Sidewalk/Cycling Connections 

The open lot on the north side of Bolton Drive at the intersection of Quaker Village Drive is 
visually, and was thought by most to be a road allowance to connect with any future housing 
development to the north, however it is delineated on the draft survey as “Drainage”.  Please 
consider eliminating Block 540 Walkway from the Open Space/Drainage through the zoned park 
woodlot on the east side of Galloway, and re-locate it to Block 535 NHS between Lots  #113& 189, 
to create an alternate sidewalk/cycling connection onto the intersection of Bolton Drive & Quaker 
Village Drive, that leads directly south to two elementary schools. 

Region of Durham / Township of Uxbridge - Principal Planner Review 

I have had the opportunity to serve terms on the City of Kawartha Lakes – Committee of 
Adjustment (Single Tier also hears Consent Applications), the Township of Uxbridge – Committee 
of Adjustment and Region of Durham – Land Division Committee. In my opinion Ms. Elizabeth 
Howson, Macaulay, Shiomi & Howson Ltd., has been exemplary in consulting as the Principal 
Planner to the Township of Uxbridge.  I have always been impressed with Ms. Howson’s 
thoroughness and comprehensive reports received as a member when serving for the Township of 
Uxbridge and the Durham Region committees.   

It is my sincere hope that Ms. Lori Riviere-Doersam, Principal Planner, Region of Durham and Ms. 
Elizabeth Howson, consulting as the Principal Planner, Township of Uxbridge, will work 
collaboratively and cohesively to collectively determine - 

 ▪  Does the proposed Bridgebrook Corporation Draft Plan of Subdivision, fulfill the criteria of   
“Good Planning” and does it complement the Quaint Idyllic Culture of Uxbridge,  and further  

▪ That regional council will truly consider their recommendations in this important matter.       

Thank You the opportunity to comment, ask questions and make suggestions,  

 

 

George T. Kydd 
36 Galloway Crescent 
Uxbridge, ON 
gtkydd@gmail.com  
905-862-3684
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From: Andrew Creary <andrewcreary@gmail.com>  
Sent: August 29, 2021 2:43 PM 
To: Clerks <Clerks@durham.ca> 
Subject: Regional File # OPA 2021-005 Bridgebrook Corp Subdivision draft plan 
 
Hi there. I just wanted to voice some concerns and displeasures regarding the Bridgebrook 
subdivision plan. I live at 8 Galloway Crescent and moved here in 2012.  In 2012 I had contacted the 
town regarding the green space directly behind my home and inquired about any potential trails. They 
told me nothing will ever be going there but there was a proposed trail to be created at some point 
behind the houses on the east end of Galloway Crescent. We purchased this home because of the 
green space/privacy after learning this. 
 
We knew at some point that a subdivision would be developed north of us and we had no issue then 
and now regarding this as long as things are done correctly. There is now currently a walkway proposed 
to go in behind our house, Block 539. This is also a very narrow section of green space and also on a 
steep hill. Trees would be removed and privacy would be lost with people looking into our properties. 
Security would now also be an issue. This would affect 19 homes with the creation of the block 539 
walkway. The block 540 walkway has always been proposed and would only affect 6 homes and is a 
wider section of green space. There is no objection with this trail as we all have known about this for a 
long time. This has been laid out in the Town Of Uxbridge Active Transportation Plan dated January 
2014. 
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Nextrans transportation study has failed to recommend a better walkway than the ones proposed. 
There should be a trail installed between lots 189 and 113 and then goes through the drainage section 
to Bolton Dr. All residents assumed this would be a road but nothing has been proposed. It's ridiculous 
this space is not being used for a walkway. A trail should come through here and cross onto the east side 
of Quaker Village Dr. This would mean only one road crossing at this three way stop and a 
continuous walk with no more road crossing on the way to the two public elementary schools. 
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I realize this is only the planning stage but common sense needs to be used here. To have the block 539 
walkway put in so close to the block 540 walkway and the sidewalks to be installed along 6th concession 
to connect Bolton Dr is a waste. This greenspace has never been proposed for a walkway and needs to 
be removed from this development plan.  
Thanks for your time. 
 
Andrew Creary 
8 Galloway Crescent 
Uxbridge, On 
L9P 1W8 
416-899-3456 
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From: Melinda Rowland <melinda_rowland@hotmail.com>  
Sent: August 31, 2021 3:55 PM 
To: Lori Riviere-Doersam <Lori.Riviere-Doersam@Durham.ca>; Clerks <Clerks@durham.ca> 
Subject: REGIONAL FILE NUMBER: OPA 2021-005  
 

August 30, 2021  
Melinda Winter  
14 Galloway Cres., Uxbridge  
905-809-2232  
Melinda_rowland@hotmail.com  
  
Attn: Commissioner of Planning and Economic Development  
605 Rossland Road East, Box 623  
Whitby, ON  
L1N 6A3  
  

REGIONAL FILE NUMBER: OPA 2021-005  
  

Good morning,  
  
I am a resident of Uxbridge at 14 Galloway Cres. and I am writing to file my 
objection to the subject proposed zoning amendments on the following bases:  

• Environmental - we are adjacent to farm land on the west side of 6th 
Concession and Bolton and provide natural drainage to the farm 
acreage across the road. As a result, the water table is quite high, 6-inch 
holes will tap the water table on our property, which would be the same 
as any excavation in the adjacent property, causing harm and deviation 
of our water supply impacting the well systems of many residents 
adjacent to this land.   

o Prior reports done by the developer have even stated that the 
current waste water facility cannot accommodate this 
development.  

• Density - the proposed rezoning of the subject lands outlines a plan for 588 
second and multiple density dwellings which will translate to at least 588 
family units, 1176+ cars (x2), over 2300+ new residents utilizing sewage 
facilities and roads that would literally clog our roadways and our water 
treatment plant. This will be on top of the other developments already in 
progress in Uxbridge.  

• Community Services overload – Uxbridge is currently expanding with more 
than four different communities being built as we speak. With an addition 
of 588 more houses, is the region willing to step up and support a new 
elementary and high school to support the families? Is the region willing to 
increase the police presence to support the increase in crime that will 
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come with a population increase? And is the region going to step up and 
support the increase demands placed on the cottage hospital?  

• Proposed Pathways – proposed pathways also have a direct impact on 
the homes in Quaker Village, particularly between Alsop and Galloway. 
This designated greenspace is a swale with vegetation that handles the 
rainwater to prevent erosion and mudslides between the two streets. 
Pathways in these areas would hinder the very reason they were created, 
potentially having devastating effects on all properties involved.  

  
North Durham is not immune to the urban sprawl that is turning small Durham 
towns into gridlocked, high-density metropolises. Growth does help the 
economy but is the region going to step up to spend the many hundreds of 
millions it will take to help Durham North, specifically Uxbridge, with the sewage, 
environmental, health care, crime and education, etc., issues that comes at the 
expense of this growth. I trust the Region and Township to address these 
concerns prior to the consideration of the proposed rezoning.   
  
Respectfully, 
  
Melinda Winter 
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From: Javier Moreno <javier_a_moreno@hotmail.com>  
Sent: Tuesday, August 31, 2021 4:27 PM 
To: Clerks <Clerks@durham.ca>; delegations <delegations@durham.ca> 
Subject: Fwd: Objection to Durham OPA 2031-005 & S-U-2021-01 and UXBRIDGE OPA 2021-66, ZBA 
2021-03 & 2021-01 
 
Hello my questions remain as noted in my prior mail. Will these be addressed or do I need to make a 
delegation to repeat these? Please advise.  

Regards ... Javier  
iPhone 905-904-1659 
Javier_a_moreno@hotmail.com 
 
Begin forwarded message: 

From: Javier Moreno <javier_a_moreno@hotmail.com> 
Date: June 4, 2021 at 9:12:36 AM EDT 
To: lori.riviere-doersam@durham.ca, jmerrick@uxbridge.ca, dleroux@uxbridge.ca 
Subject: Objection to Durham OPA 2031-005 & S-U-2021-01 and UXBRIDGE OPA 2021-66, ZBA 2021-03 
& 2021-01 

Good morning 
 
I am a resident of Uxbridge at 42 Galloway Cres (L9P1W8) and my contact info is noted below. 
 
I am writing to file my objection to the subject proposed zoning amendments on the following bases: 
 
1. Environmental - we are adjacent to farm land on the west side of 6th concession and Bolton and 
provide natural drainage to the farm  acreage across the road. As a result the water table is quite high, 6 
inch holes will tap the water table on our property, which would be the same as any excavation in the 
adjacent property, causing harm and deviation of our water supply impacting the well systems of many 
residents adjacent to this land.  
 
2. Density - the proposed rezoning of the subject lands outlines a plan for 588 second and multiple 
density dwellings which will translate to at least 588 family units, 1176+ cars (x2), over 2300+ new 
residents utilizing sewage facilities and roads that would literally clog our roadways and our water 
treatment plant.  
 
This is not a simple case of an individual selling farm property to profit from a developer’s desire to build 
a new community to expand the tax base, as there are significant prerequisites that would need to be 
addressed on the environmental and density impacts to our community before this should be 
considered.  
 
I trust the Region and Township to address these concerns prior to the consideration the proposed 
rezoning.  
 
Respectfully, 
 
Javier Moreno 
iPhone 905-904-1659 
Javier_a_moreno@hotmail.com 
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From: Ashley Fedrigo <ashley.fedrigo@gmail.com>  
Sent: August 31, 2021 6:17 PM 
To: Lori Riviere-Doersam <Lori.Riviere-Doersam@Durham.ca>; Clerks <Clerks@durham.ca> 
Subject: REGIONAL FILE NUMBER: OPA 2021-005 
 
Ashley Fedrigo 
10 Galloway Cres., Uxbridge  
647-296-5403 
ashley.fedrigo@gmail.com 
  
Attn: Commissioner of Planning and Economic Development  
605 Rossland Road East, Box 623  
Whitby, ON  
L1N 6A3  
  

REGIONAL FILE NUMBER: OPA 2021-005  
  

Good afternoon,  
  
I am a resident of Uxbridge at 10 Galloway Cres. and I am writing to file my 
objection to the subject proposed zoning amendments on the following bases:  

• Environmental - we are adjacent to farm land on the west side of 6th 
Concession and Bolton and provide natural drainage to the farm 
acreage across the road.  

o Prior reports done by the developer have even stated that the 
current waste water facility cannot accommodate this 
development.  

• Density - the proposed rezoning of the subject lands outlines a plan for 588 
second and multiple density dwellings which will translate to at least 588 
family units, 1176+ cars (x2), over 2300+ new residents utilizing sewage 
facilities and roads that would literally clog our roadways and our water 
treatment plant. This will be on top of the other developments already in 
progress in Uxbridge.  

• Community Services overload – Uxbridge is currently expanding with more 
than four different communities being built as we speak. With an 
addition of 588 more houses, is the region willing to step up and support 
a new elementary and high school to support the families? Is the region 
willing to increase the police presence to support the increase in crime 
that will come with a population increase? And is the region going to 
step up and support the increase demands placed on the cottage 
hospital?  

• Proposed Pathways – proposed pathways also have a direct impact on 
the homes in Quaker Village, particularly between Alsop and Galloway. 
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This designated greenspace is a swale with vegetation that handles the 
rainwater to prevent erosion and mudslides between the two streets. 
Pathways in these areas would hinder the very reason they were 
created, potentially having devastating effects on all properties 
involved.  

  
North Durham is not immune to the urban sprawl that is turning small Durham 
towns into gridlocked, high-density metropolises. Growth does help the 
economy but is the region going to step up to spend the many hundreds of 
millions it will take to help Durham North, specifically Uxbridge, with the sewage, 
environmental, health care, crime and education, etc., issues that come at the 
expense of this growth. I trust the Region and Township to address these 
concerns prior to the consideration of the proposed rezoning.   
 
Can you please send me all of the information regarding this development and 
keep me on the list for future updates? 
  
Respectfully,   
Ashley Fedrigo 
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From: Jack Ballinger <johnhballinger@gmail.com>  
Sent: August 31, 2021 9:27 PM 
To: Clerks <Clerks@durham.ca> 
Cc: Dave Barton <dbarton@uxbridge.ca> 
Subject: Plan Amendment file OPA 2021-005 
 
A: The subject site is rural.  This site is farmland, the land grows crops every year.  Our farmland is 
disappearing! 
Where is the sewage going from 588 units?   
Three years ago the town sewage allocation was at 600 units.  200 units were reserved for 
downtown.  The other 400 were to be used for phase 1 developments and infill.  As of right now houses 
are being built at Winding Trails development, south Cemetery Road, Montgomery Meadows, and two 
developments at Countryside Park on the east side of town.  No more effluent can go into the Uxbridge 
Brook (Lake Simcoe Protection).  Are we looking at the Big Pipe coming to Uxbridge?  Is this 
development on Centre Road an MZO decision? 
 
B: Infrastructure (Roads) 
Centre Road is already busy with traffic for Quaker Village, Mason Homes, Glen Acres, and the 
Ognibene homes from many years ago.  The Arena is on the corner of Brock Street and Centre Road; try 
making a left turn from Centre Road to Brock Street!  Ball Road and most of Centre Road have no 
shoulders.  That leaves most of the traffic going onto the 6th Concession. 
 
C:  If this development goes, the floodgates are open! 
Uxbridge is surrounded by the Green Belt and the Oak Ridges Moraine, and sits in a valley.  It is the Trail 
Capital of Canada.  The signs at the entrances to Uxbridge say 'Welcome to Uxbridge -- a Green Belt 
Community. 
 
People move out of cities to come to Uxbridge, they pay high taxes for a quality of life.  We are farm 
country, agriculture is the largest business in Durham Region. 
 
Are we looking to become a Stouffville or Newmarket??  This is not how you grow communities, this is 
how you ruin them. 
 
When David Crombie heard of the new MZO, he resigned as Chair of the Ontario Green Belt Council.  At 
a time we should be protecting the environment, we keep building - building in places that in my opinion 
we shouldn't be. 
 
There are thirty six Conservation Authorities in Ontario; it appears that maybe the name Authority 
should be replaced by the word Consultant.  As you can see I am not in favour of this development; I 
foresee that If this goes ahead on the west side of Centre Road, it will then go on the east side, and then 
north of Ball Road on both sides.  So much for your Green Belt community, and so much for protecting 
the Green Belt, so much for supplying food, e.g.Farm to Table. 
 
Jack Ballinger 
former Chair of Planning, Uxbridge Township, 2006-2010 
retired Regional Councillor 2010-2018 
Address: 15 Centre Road, Uxbridge, ON L9P 1A8 
Email: johnhballinger@gmail.com 
Phone: 905-852-8368 
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From: Lee <lee_m_cooper@hotmail.com>  
Sent: September 1, 2021 8:03 AM 
To: Clerks <Clerks@durham.ca> 
Subject: Regional File Number: OPA Public Meeting  
 
Good morning 
I have for questions for the public meeting on Wednesday September 7 2021 regarding 
Regional File Number:  OPA 2021-005 
 
The Subject site 7370 Centre Road, Uxbridge is within Special study area number 6 
which is mapped as Prime Agricultural Area in the rural system, Special Study Area in 
special areas and    within the Urban area boundary in the urban system according to 
schedule A in the Region of Durham’s official plan. The subject area is also located 
within the Greenbelt Belt.  
 
As per the Durham Region official Plan. (Feel free to skip these excerpts if you have 
memorized them. My questions are to follow.) 
 
The plans goals, to name a few are: 
 
8B.1.2 Living Areas shall be developed in a compact form through higher densities and 
by intensifying and redeveloping existing areas, particularly along arterial roads 
 
9.1.3 To protect and maintain agricultural land for future generations 
 
9A.1.5 The intrusion of urban type land uses into Prime Agricultural Areas shall not be 
permitted 
 
10.1.1 To establish a continuous Greenlands System of open spaces (on and off the Oak 
Ridges Moraine, including waterfront areas) that weave through and between the 
Urban and Rural Systems to ensure ecological health and renewal, and to assist in 
creating distinct Urban Areas. 
 
10.2.2 The intrusion of urban type land uses into the Greenlands System shall not be 
permitted outside of Urban Areas. 
 
10A.2.1 The predominant use of lands in the Major Open Space Areas shall be 
conservation, and a full range of agricultural, agricultural-related and secondary uses. In 
addition, the establishment of non-agricultural uses, including agri-business, major 
recreational uses, commercial kennels and landscape industry uses may be considered 
subject to the policies of this Plan, and the Greenbelt Plan. Area municipal official plans 
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may further distinguish between non-agricultural uses which are compatible with the 
character of the Major Open Space Areas in urban and rural areas 
 
Section 12 Special Study Areas 
 
12.1.1 Special Study Areas designated on Schedule 'A' require further study, after which 
appropriate designations shall be adopted by amendment to this Plan. 
 
12.1.2 Until such time as appropriate amendments have been adopted for a Special 
Study Area, the existing zoning by-laws that apply to the Special Study Area may remain 
in force, or may be amended, provided that such by-laws allow only uses, such as 
agricultural and/or temporary uses, in accordance with the provisions of the Planning 
Act and this Plan, and provided that such uses, if developed, will not prejudice the 
conclusions and recommendations of the intended studies. 
 
12.1.3 Special Study Areas 5 and 6 apply to lands located within the Uxbridge Urban 
Area. An amendment to this Plan to designate these lands for development shall be 
subject to the consideration of the following: 
a) the amount and rate of development that has occurred in the area designated "Living 
Area"; and 
b) the availability of servicing capacity. 
 
 
My Questions: 
 

1. The afore cited excerpts of the Durham Region’s official plan seem like a lot to be 
amended based on the third party documents submitted by the developer.  

 
According to Beacon’s Evironmental Impact Study section 4.2.1 Headwater Drainage 
Feature Assessment, Head Water Drainage Feature Number 1 is classified as followed: 
 
Hydrology Classification- Valued  
Riparian Classification- Important 
Fish & Fish Habitat Classification- Contributing  
Terrestrial Habitat Classification- Contributing  
Management Recommendation- 
Conservation  
 
Yet, HDF 1 is left off of Table 5. Summary of Key Functions and Attributes, but the table 
includes features that were assessed as  
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Riparian Classification- Limited  
Terrestrial Habitat Classification- Limited  
Management Recommendation- 
Mitigation  
 
Why was HDF1 left off table 5?  
 
2. 
How can the natural heritage features present on the property be retained, protected 
and enhanced, with the exception of: 
• The tributary HDF1 and associated wetland and treed areas at the southern limit of 
the property, which provides ephemeral drainage, is partially tiled, and drains to an 
existing catchbasin at the southern extent of the property. This drainage feature was 
assessed with a management recommendation of Conservation and is proposed for 
removal with replication of function? What’s the point of recommending it be 
conserved just to propose it be removed?  
 
3. 
According to the regions official plan.  
 
Section 4 Housing 
 
4.2.4 Regional Council shall require at least 25% of all new residential units produced 
within each area municipality, to be affordable to low and moderate income 
households. 
 What is the market price per unit that meets this criteria?  
 
4. 
From section 12.1.3 of The Regional Plan.  
 
An amendment to this Plan to designate these lands for development shall be subject to 
the consideration of the following: 
 
a) the amount and rate of development that has occurred in the area designated "Living 
Area"; and 
b) the availability of servicing capacity. 
 
Developments are already underway in Uxbridge on Brock St. East, Cemetery Rd., Reach 
St. and Elgin Park Dr. Given the rate of development already occurring in the designated 
“Living Area” does it not seem inappropriate to amend Special Study area 6 at this time? 
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I would like to possibly present more questions at the meeting of September 7. 
 
Thanks 
Lee Cooper 
49 Bolton Dr. 
Uxbridge 
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2564 

The Regional Municipality of Durham 
Report 

To: 
From: 
Report: 
Date: 

Planning and Economic Development Committee 
Commissioner of Planning and Economic Development 
#2021-P-21 
September 7, 2021 

Subject: 

Public Meeting Report 

Envision Durham: Proposed Regional Official Plan Amendment – Policies and 
Delineations for Protected Major Transit Station Areas, File: OPA 2021-003. 

Recommendation: 

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

A) That Commissioner’s Report #2021-P-21 be received for information; and

B) That all submissions received be referred to the Planning Division for consideration.

Report: 

1. Purpose

1.1 Envision Durham is Durham’s municipal comprehensive review of the Regional 
Official Plan, addressing a variety of strategic land use planning and development 
matters. Envision Durham also represents the Region’s provincially mandated 
exercise to ensure that the ROP conforms with Provincial Plans or does not conflict 
with them; has regard to matters of Provincial interest; and is consistent with the 
Provincial Policy Statement. 

1.2 This report provides information on a proposed amendment to the Durham Regional 
Official Plan (ROP) to introduce a policy framework and delineations for Protected 
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Report #2021-P-21 Page 2 of 7 

Major Transit Station Areas (PMTSAs) to support transit-oriented development. The 
proposed PMTSAs that are the subject of the proposed amendment are currently 
limited to locations in the vicinity of certain Commuter Stations and Transportation 
Hubs along the Lakeshore East GO Rail Line, and the proposed GO East 
Extension. 

1.3 A “Notice of Public Open House” and “Notice of Public Meeting” regarding the 
application was advertised in the “Ajax-Pickering News Advertiser”, the “Whitby This 
Week”, the “Oshawa This Week” and the “Clarington This Week” newspapers on 
July 29, 2021.

1.4 A summary of the submissions received through the Major Transit Station Areas 
Proposed Policy Directions consultation, and staff response, are provided as 
Attachment #1. 

2. Previous Reports and Decisions

2.1 The following previous reports relate to planning for PMTSAs in Durham: 

a. Envision Durham – Growth Management – Urban System Discussion Paper,
File D12-01, Report #2019-P-31;

b. Advancing Rapid Transit Implementation and Transit Oriented Development
in Durham Region, Report #2019-COW-26; and

c. Major Transit Station Areas – Proposed Policy Directions, Report #2020-P-
27.

3. Proposed Amendment and PMTSA Delineations

3.1 Major Transit Station Areas are defined in the Provincial Growth Plan as “The area 
including and around any existing or planned higher order transit station or stop 
within a settlement area; or the area including and around a major bus depot in an 
urban core.  Major transit station areas generally are defined as the area within an 
approximate 500 to 800 metre radius of a transit station, representing about a 10 
minute walk.”  “Protected” Major Transit Station Areas are MTSAs that have been 
delineated by a municipality and subsequently approved by the Minister of Municipal 
Affairs and Housing, as “protected”.  There is no legislative requirement for 
municipalities to identify PMTSAs.  However, if a municipality wants to implement 
inclusionary zoning within an MTSA area, then it must “protect” them through 
Ministerial approval.  Once the amendment is approved by the Minister, it is not 
appealable. 
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3.2 Attachment #2 provides the proposed amendment to the Durham Regional Official 
Plan to implement the policy framework and delineations for Protected Major Transit 
Station Areas. For convenience, Attachment #3 is an annotated consolidation of the 
proposed amendment. 

3.3 The proposed amendment is being undertaken to satisfy the requirements of the 
Growth Plan for the Greater Golden Horseshoe, and in accordance with subsection 
16(16) of the Planning Act.  The amendment is subject to Ministerial approval by the 
Minister of Municipal Affairs and Housing.  Additional policies related to PMTSAs 
may be incorporated through the overall Envision Durham municipal comprehensive 
review through the new Regional Official Plan, in order to integrate PMTSAs into the 
new Regional Official Plan. 

3.4 The proposed policies for PMTSAs would: 

a. Establish a vision, goals and objectives for areas so designated;
b. Implement provincial policy as appropriate;
c. Delineate their geographic extent;
d. Identify housing types and built form that support intensification and Transit

Oriented Development;
e. Recognize best practices for Transit-Oriented Development (TOD);
f. Enable a variety of transit-oriented land uses;
g. Prioritize active transportation;
h. Encourage optimization of parking;
i. Promote an inviting and pedestrian oriented public realm, to enhance

connectivity, generate employment and guide residential growth; and
j. Provide clear policy guidance to local area municipalities for inclusion within

their respective official plan updates.

3.5 The proposed amendment includes delineations for PMTSAs at the following 
locations (Attachment #4): 

a. Pickering;
b. Ajax;
c. Whitby;
d. Thornton’s Corners;
e. Central Oshawa;
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f. Courtice1; and
g. Bowmanville.

3.6 Detailed land use designations will be prescribed by the respective area 
municipalities through their planning documents. 

3.7 Previously, the existing Oshawa GO Station has been proposed as a Major Transit 
Station Area.  Due to the industrial nature of the lands surrounding the existing 
Oshawa station, and the limited ability for intensification at this time, this area is not 
being put forward as a PMTSA through the proposed amendment. 

4. Consultation

4.1 Over the course of 2019, area municipal staff were engaged in workshops to 
delineate the PMTSA boundaries that were presented in the Urban System: Growth 
Management Discussion Paper for Envision Durham. 

4.2 In 2020/2021, area municipal staff were involved in the review of the intensification 
analysis undertaken by Urban Strategies that demonstrated the potential densities 
for each of the PMTSAs.  Once released, the Housing Intensification Technical 
Report will be available on the Envision Durham project website. 

4.3 In December 2020, the Region released the Proposed Policy Directions for Major 
Transit Station Areas with a 90-day review period.  Agency and public submissions 
received, and a requisite response are provided in Attachment #1 to this report, as 
referenced earlier. 

4.4 In June 2021, the Province was provided with the proposed amendment for 
PMTSAs for their review in advance of the statutory public open house and public 
meeting.  As of the early release of this report, comments have yet to be received, 
but are anticipated well in advance of the finalization of the amendment. 

4.5 The ROP Amendment has been circulated to a variety of agencies, including the 
Ministry of Municipal Affairs and Housing, Metrolinx, the area municipalities, 
conservation authorities, school boards and utility companies. 

1 The Municipality of Clarington has requested that the Courtice Protected Major Transit Station Area 
boundary include an area outside the urban area boundary east of Courtice Road.  The broader Land 
Needs Assessment for the Growth Management Study being undertaken through Envision Durham will 
determine the need and location for any urban boundary expansions. 
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5. Public Consultation

5.1 Anyone who attends the public meeting may present an oral submission and/or 
provide a written submission to the Planning and Economic Development 
Committee on the proposed amendment. Also, any person may make written 
submissions at any time before Regional Council makes a decision on whether to 
adopt the proposed amendment. 

5.2 If a person or public body does not make oral submissions at a public meeting or 
does not make written submissions before the proposed official plan amendment is 
adopted, the person or public body: 

a. Is not entitled to appeal the decision of the Region of Durham to the Ontario
Land Tribunal (formerly the Local Planning Appeal Tribunal , and formerly the
Ontario Municipal Board); and

b. May not be added as a party to the hearing of an appeal before the LPAT, as
appropriate, unless in the opinion of the Tribunal, there are reasonable
grounds to add the person or public body as a party.

5.3 Following Council's consideration and adoption of the Regional Official Plan 
Amendment, it will be submitted to the Ministry of Municipal Affairs and Housing for 
approval under Section 16(16) of the Planning Act. 

5.4 Anyone who wants to be notified of Regional Council’s decision on the proposed 
ROP Amendment must submit a written request to: 

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

Planning and Economic Development Department 
Regional Municipality of Durham 
Durham Regional Headquarters 

600 Rossland Road East 
Whitby, ON, L1N 6A3 
planning@durham.ca 

6. Future Regional Council Decision

6.1 The Planning and Economic Development Committee will consider the proposed 
Regional Official Plan Amendment at a future meeting and will make a 
recommendation to Regional Council. 
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6.2 All persons who make oral submissions, or have requested notification in writing, 
will be given notice of the future meeting of the Planning and Economic 
Development Committee and Regional Council at which the proposed amendment 
will be considered. 

7. Relationship to Strategic Plan

7.1 This report aligns with/addresses the following strategic goals and priorities in the 
Durham Region Strategic Plan: 

a. Under the goal of Community Vitality, 2.1, Revitalize existing neighbourhoods
and build complete communities that are walkable, well-connected, and have
a mix of attainable housing; and

b. Under the goal of Economic Prosperity, 3.3, Enhance communication and
transportation networks to better connect people and move goods more
effectively.

8. Attachments

Attachment #1: MTSA Proposed Policy Directions Submissions 

Attachment #2: Proposed Regional Official Plan Amendment (Technical 
Amendment) 

Attachment #3: Proposed Regional Official Plan Amendment (Annotated 
Consolidation) 

Attachment #4: Protected Major Transit Station Area Delineations (7 individual 
maps) 

Respectfully submitted, 

Original signed by 

Brian Bridgeman, MCIP, RPP 
Commissioner of Planning and 
Economic Development 
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Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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Attachment #2 

Proposed Amendment 
Regional Official Plan Amendment 2021-003 

Amendment #___ to the Durham Regional Official Plan 

Purpose and Effect: 

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

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

Location: 

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

Basis: 

Planning Act R.S.O 1990 
The Planning Act sets out Provincial interests and directions on many issues, including:  
the adequate provision and efficient use of transportation, the appropriate location of  
growth and development, and the promotion of development that is designed to support  
public transit and be oriented to pedestrians.  

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

• protect and delineate the boundaries of existing and planned higher order transit  
• stations or stops 
• Set the minimum number of people and jobs per hectare for the planning areas 
• Require the official plan of the applicable lower tier municipalities to include  
• policies that authorize the use of land for building and structures that support  
• minimum densities  

This Amendment for Protected Major Transit Station Areas meets the requirements of 
Section 16(16) of the Planning Act to ensure certainty with respect to municipal 
objectives around leveraging transit investment by enabling transit supportive uses and 
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densities. 

Section 17(36.1.4) of The Act outlines the Major Transit Station Area policies which are  
sheltered from appeal 

• The identification of Major Transit Station Areas through Section 16(16) and any  
• changes to those polices. 
• The Region or lower-tier municipality’s Official Plan policies pertaining to 

Protected Major Transit Station Areas. 
Policies that identify the maximum densities and minimum or maximum heights 
of buildings or structures in Major Transit Station Areas. 

Through the Region establishing Protected Major Transit Station Areas through Section 
16(16), area municipalities will complete secondary planning exercises to establish 
policies pertaining to Major Transit Station Areas and policies which identify maximum 
densities and minimum or maximum heights of buildings or structures in Major Transit 
Station Areas. 
A Place to Grow, 2019: Growth Plan for the Greater Golden Horseshoe and  
Amendment #1 2020 
 The Growth Plan 2019, Section 2.2.4 
- Transit Corridors and Station Areas provides the  
 Provincial policy framework for Protected Major Transit Station Areas on priority transit 
corridors and outlines criteria to be met to delineate the boundaries of Major Transit 
Station Areas and establish minimum or alternative density targets. This amendment is 
also being undertaken as part of the Region’s municipal comprehensive review under 
section 26 of the Planning Act. 

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

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

Through Envision Durham and the associated Growth Management Study, the Region 
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undertook work in consultation with the City of Pickering, Town of Ajax, Town of Whitby, 
City of Oshawa and Municipality of Clarington to delineate the PMTSA boundaries, and 
set a minimum density of 150 people and jobs per hectare to support local planning  
contexts and Provincial policy requirements.  

This Amendment conforms to the Durham Regional Official Plan, the Growth Plan for 
the Greater Golden Horseshoe and is consistent with the Provincial Policy Statement. 

Amendment: 

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

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

2) Introduction of Schedule ‘C5” to the Durham Regional Official Plan, as 
illustrated on Exhibits 1 and 2. 
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Table 1: 

Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

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

2.  Sub-heading 
(after policy 
8.1.8) 

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

The sub-heading  will therefore read as follows: 

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

3.  8.1.9 8.1.10 • Add a comma after the phrase “Urban 
Growth Centres” 

• Delete the word “and” between “Urban 
Growth Centres” and “Regional Centres” 

• Add the phrase “and Protected Major 
Transit Station Areas” after “Regional 
Centres” 

• Add the phrase “and intensification” after 
the phrase “urban development” 

The policy will therefore read as follows: 

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

4.  8.1.10 8.1.11 
5.  8.1.11 8.1.12 • Add the word “Centres” and a comma after 

the word “Regional” 
• Delete the word “and” between “Regional” 

and “Local Centres” 
• Add the phrase “and Protected Major 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

Transit Station Areas” after “Local Centres” 

The policy will therefore read as follows: 

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

6.  8.1.12 8.1.13 
7.  8.1.13 8.1.14 
8.  8.1.14 8.1.15 • Add a comma after the phrase “Regional 

Centres” 
• Add the phrase “Protected Major Transit 

Station Areas” after “Regional Centres” 

The policy will therefore read as follows: 

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

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

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

10.  8.1.15 8.1.17 
11.  8.1.16 8.1.18 
12.  8.1.17 8.1.19 
13.  8.1.18 8.1.20 
14.  8.1.19 8.1.21 
15.  8.2.1 b) • Add a comma after “Centres” 

• Delete the word “and” between “Centres” 
and “Corridors” 

• Add the phrase “and Protected Major 
Transit Station Areas” after “Corridors” 

The subsection will therefore read as follows: 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

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

Transit Station Areas” after “Corridors” 

The policy will therefore read as follows: 

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

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

The subsection will therefore read as follows: 

“policies to promote transit-oriented development”  
18.  8.3.10 e) • Add a new subsection to read as follows: 

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

19.  Sub-Section 
Header 8A 

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

Areas” after “Corridors”   

The header will therefore read as follows: 

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

20.  Sub-
heading 
(after 
8A.1.3) 

• Add a new sub-heading to read as follows: 

“PROTECTED MAJOR TRANSIT STATION 
AREAS” 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

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

22.  8A.1.4 8A.1.5 
23.  8A.1.5 8A.1.6 

24.  Sub-
heading 
(after 
8A.2.7) 

• Add sub-heading to read as follows:  

“PROTECTED MAJOR TRANSIT STATION 
AREAS” 

25.  8A.2.8 
• Add new policy to read as follows and 

renumber subsequent sections accordingly:  

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

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

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

“Protected Major Transit Station Areas will be 
planned as focal points within their respective 
communities, providing active places and 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

streetscapes, with a wide range and mix of high-
density transit-oriented uses, based on pedestrian 
oriented built form.” 

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

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

a) Higher density residential uses including 
mid-rise and high-rise apartments, stacked 
townhouses, and live-work units; 

b) Offices and major office; 
c) Hotels and convention centres; 
d) Compatible employment uses, institutional 

uses, educational facilities and post-
secondary institutions; 

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

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

g) Cultural, arts and entertainment uses; 
h) Recreational uses, amenities, and public 

art; 
i) Mixed use buildings that integrate 

community and commercial uses with 
upper-storey apartment and/or office uses 
to ensure amenities are provided in close 
proximity population and employment 
growth within MTSAs; 

j) Home occupations; 
k) Public uses including infrastructure, 

libraries, recreation/community centres, 
parks, urban squares, trails and 
conservation uses.” 

28.  8A.2.11 • Add new policy to read as follows: 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

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

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

29.  8A.2.12 • Add new policy to read as follows: 

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

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

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

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

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

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

“Local road and private access spacing and 
access permissions to Regional arterial roads 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

within Protected Major Transit Station Areas will 
be addressed on a case-by-case basis to the 
satisfaction of the Region.” 

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

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

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

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

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

“Area municipal official plans shall include detailed 
policies, for each Protected Major Transit Station 
Area, which will: 

a) Delineate Protected Major Transit Station 
Area boundaries and provide detailed land 
use designations within the boundary; 

b) Establish minimum density, population, 
employment and housing targets; 

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

d) Enable alternative development standards 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

to support transit-oriented development, 
including but not limited parking 
requirements which support the use of 
transit; 

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

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

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

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

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

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

ii. Direct that all development will be 
designed to be compact in form and 
pedestrian-oriented; 

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

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

v. Support the use of rear lanes to 
serve development loading, 
servicing and vehicular parking 
access requirements rather than 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

strictly along local public streets, 
where appropriate; 

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

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

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

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

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

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

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

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

v. Encourage sustainable 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

k) Include sustainable transportation policies 
that: 

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

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

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

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

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

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

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

“The Region and area municipalities may require 
cost-sharing agreements, front-ending 
agreements or other measures as appropriate to 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

ensure the timely delivery of infrastructure and the 
equitable distribution of development and 
infrastructure costs.” 

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

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

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

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

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

38.  8A.2.8 8A.2.21 
39.  8A.2.9 8A.2.22 • Add a comma after “Regional Centres”  

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

The policy will therefore read as follows:  

“Regional Corridors shall be planned and 
developed in accordance with Policy 8A.1.5 and 
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

40.  8A.2.10 8A.2.23 
41.  8A.2.11 8A.2.24 
42.  8A.2.12 8A.2.25 
43.  8A.2.13 8A.2.26 
44.  8A.2.14 8A.2.27 
45.  8A.2.14 f) 8A.2.27 f) • Delete subsection “f) transit nodes” and 

renumber subsequent sections accordingly 
46.  8A.2.14 g) 8A.2.27 f) • Add a comma after “Local Corridors”  

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

The policy will therefore read as follows: 

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

47.  8A.2.14 h) 8A.2.14 g) 
48.  8A.2.14 i) 8A.2.14 h) • Add a comma after “Corridors”  

• Add the phrase “Protected Major Transit 
Station Areas,” after “Local Corridors”  
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

The policy will therefore read as follows: 

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

49.  8A.2.14 j) 8A.2.14 i) 
50.  8A.2.15 8A.2.28 
51.  8A.2.16 8A.2.29 • Add a comma after “Regional Centres” 

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

• Add a comma after “Regional Corridors” 

The policy will therefore read as follows:  

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

52.  11.3.19  • Delete the phrase “Policy 8A.2.2” 
• Add the phrase “Policies 8A.2.8 through 

8A.2.20” after the phrase “context in 
accordance with” 

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

• Delete the second paragraph in its 
entirety 

The policy will therefore read as follows:  

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

New 
Section 
Number 

Details of Policy Amendment 

shall provide for: 

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

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

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

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

53.  14.10.4 • Add a new policy as follows and renumber 
subsequent section accordingly:  

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

a) the amount, type and pace of 
development;  

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

c) the re-use and demolition of existing 
buildings, including heritage 
buildings;  
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Item Old Section 
Number 

New 
Section 
Number 

Details of Policy Amendment 

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

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

transit improvements and active 
transportation infrastructure.” 

54.  14.10.4 14.10.5 
55.  15 A 

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

Definition reads as follows:  

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

Schedules: 

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

• Exhibit 2: Map ‘C5b’ – Protected Major Transit Station Area delineations 

Implementation: 

The provisions set forth in the Durham Regional Official Plan regarding the 
implementation of the Plan shall apply in regard to this Amendment. 
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Attachment #3 

Annotated Consolidation of ROPA 2021-003 

Protected Major Transit Station Areas  
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Section 8 

Urban System 

8.1 Goals 

8.1.1 To establish an Urban System of distinct Urban Areas that are adaptable and 
able to evolve into healthy and complete sustainable communities that 
balance growth in population, with growth in employment. 

8.1.2 To create distinct Urban Areas that relate to each other within the Region. 

8.1.3 To provide diverse Urban Areas to meet the various needs of present and 
future residents of the Region. 

8.1.4 To develop people-oriented Urban Areas that create a sense of community, 
promote social interaction and are aesthetically pleasing. 

8.1.5 To provide compact, efficient and accessible Urban Areas comprised of 
mixed uses. 

8.1.6 To protect key natural heritage or hydrologic features and functions located 
within or outside of Urban Areas from the impacts of urbanization. 

8.1.7 To integrate nature into the urban fabric of the Region. 

8.1.8 To provide convenient access to fresh locally grown produce and other 
healthy food from sources such as farm markets, community gardens and 
grocery stores. 

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

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

8.1.9 
8.1.10 To recognize Urban Growth Centres, and Regional Centres and Protected 

Major Transit Station Areas in Urban Areas as focal points of urban 
development and intensification in the Region. 

8.1.10 
8.1.11 To create people-oriented places that are accessible by public transit and an 

extensive pedestrian network, including civic squares, parks and walkways. 
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8.1.11 
8.1.12 To develop Urban Growth Centres, Regional Centres, and Local Centres and 

Protected Major Transit Station Areas that are characterized by distinctive 
forms of art and architecture. 

8.1.12 
8.1.13 To develop Waterfront Places as focal points along the Lake Ontario 

waterfront. 

8.1.13 
8.1.14 To restore the historic integration of the shopping function with the other 

traditional functions, such as housing, employment, recreation, social 
activities and cultural facilities. 

8.1.14 
8.1.15 To link Urban Growth Centres, Regional Centres, Protected Major Transit 

Station Areas and Waterfront Places with supportive Corridors focused on 
active transportation and transit routes. 

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

LIVING AREAS 

8.1.15 
8.1.17 To establish suitable areas for the provision of a full range of housing which 

will be developed in a cost-effective and efficient manner. 

8.1.16 
8.1.18 To create and maintain an attractive living environment that is safe, energy 

efficient and in harmony with nature. 

EMPLOYMENT AREAS 

8.1.17 
8.1.19 To establish Employment Areas that provide for the development of industries 

and businesses that require separation from sensitive land uses, and to 
efficiently guide their development to obtain the greatest benefit for the 
Region. 

8.1.18 
8.1.20 To increase industrial and high skilled job opportunities for the residents of 

the Region. 
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8.1.19 
8.1.21 To attract industries and businesses that will maximize and diversify the 

economic and employment opportunities in the Region. 

8.2 General Policies 

8.2.1 Urban Areas shall be planned and developed with regard for the principles of 
adaptability over time, sustainable development, harmony with nature and 
diversity and integration of structures and functions. In addition, the planning 
and development of Urban Areas shall be based on the following principles: 

a) a more compact urban form which promotes transit-supportive Urban 
Areas and accommodates the population and employment forecasts in 
Policy 7.3.3; 

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

c) intensification, with particular regard to Policies 4.3.2, 7.3.9 and 8B.2.4 d); 

d) good urban design principles; 

e) increased public transit usage; 

f) linkages for pedestrians and cyclists which link communities internally 
and externally and to the public transit system; 

g) a grid system of arterial roads, and collector roads, where necessary, 
to provide for a transit-supportive road pattern while recognizing 
environmental constraints; and 

h) a Greenlands System that complements and enhances the Urban 
System. 

8.2.2 Urban Areas shall be developed on the basis of full municipal services unless 
otherwise specified in this Plan. 

8.3 Policies 

8.3.1 Urban Area boundaries are designated on Schedule 'A'. Components of the 
Urban System are designated on Schedule 'A' and primarily consist of Urban 
Growth Centres and Regional Centres and Corridors, Living Areas and 
Employment Areas which shall be integrated and supportive of each other. 
The boundaries of the Urban Areas and the components of the Urban System 
shall be determined in accordance with Section 15. 
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8.3.2 The development of the Seaton community and the preservation of the 
Duffins Rouge Agricultural Preserve shall be in conformity with the provisions 
of the Central Pickering Development Plan as identified in Policy 13.2.1, 
Specific Policy Area A (Pickering). 

8.3.3 Regional Council shall initiate a streetscape improvement program in Urban 
Areas along Regional roads. 

8.3.4 Notwithstanding Policy 8.2.2, Schedule 'A' designates areas within Urban 
Areas to be developed on: 

a) private drilled wells and private sewage disposal systems; 

b) private drilled wells and municipal sanitary sewerage facilities; and 

c) municipal water systems and private sewage disposal systems. 

If deemed desirable by Regional Council and the Council of the respective 
area municipality, such Areas may be developed in accordance with the intent 
of this Plan on full municipal services and the provisions of Policy 6.3.4. 
Development on private services shall be subject to the relevant provisions of 
Policies 9B.2.10, 9B.2.11 and 9B.2.12. 

Prior to any development on partial or full private services, Regional Council 
shall investigate the feasibility of providing full municipal services through: 

i) additional capacity resulting from water supply or sanitary sewage 
plant expansions; or 

ii) servicing alternatives, such as communal systems. 

8.3.5 Where urban development is designated in areas presently characterized by 
agricultural activities, Regional Council and the Council of the area 
municipality shall secure an orderly withdrawal of agricultural activities. In 
addition, an area municipal Council may place such areas in an agricultural or 
holding zone in the respective area municipal zoning by-laws. 

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

8.3.7 Existing shopping centres shall be encouraged to redevelop with a full array 
of compatible uses, particularly residential uses, in accordance with any other 
relevant provisions of this Plan. 

8.3.8 For the purposes of this Plan, Regional Interest in commercial planning shall 
be based upon the following: 
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a) Any commercial proposal of 56,000 m² or larger, on an individual or 
cumulative basis; or 

b) Any commercial proposal that would have the potential to negatively 
impact the planned function of a Regional Centre. 

8.3.9 Regional Council shall require the preparation of a retail impact study for any 
retail commercial development proposal that is of Regional interest, in 
accordance with Policy 8.3.8. 

AREA MUNICIPAL OFFICIAL PLANS 

8.3.10 In the preparation of area municipal official plans, Councils of the area 
municipalities shall ensure the inclusion of: 

a) policies and designations to implement the intent of this Plan and the 
provisions of this Section, and particularly Policy 8.2.1; 

b) a variety of mixed uses and intensification; 

c) urban design guidelines and solutions; and 

d) policies to promote transit-oriented development forms and patterns; 

e) policies, designations and delineations for Protected Major 
Transit Station Areas. 
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Sub-Section 8A 

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

8A.1 General Policies 

CENTRES 

8A.1.1 Centres shall be developed as the main concentration of commercial, 
residential, cultural and government functions in a well designed and 
intensive land use form, within Urban Areas. 

8A.1.2 Centres shall be developed in accordance with the principles contained in 
Policy 8.2.1 and the following: 

a) as the focal point of culture, art, entertainment and assembly through 
the provision of public squares, in addition to cultural facilities, parks 
and other public facilities; 

b) on the basis of mixed uses and a grid system of roads and walkways; 

c) urban design that favours pedestrian traffic and public transit with 
direct street pedestrian access to buildings, provision of potential 
transit, and parking areas sited at the rear or within buildings, wherever 
possible; 

d) with prime consideration for the spatial distribution of structures, 
architectural treatment, and the preservation and enhancement of 
cultural heritage resources; and 

e) with a balance of employment and residential growth and a variety of 
compact, higher density housing types to service all housing needs, 
including affordable housing and assisted housing. 

8A.1.3 Generally the size of each Centre is based upon its function as described in 
Policy 8A.2.2, the population of the area it serves, and the accessibility to 
Centres of equal or larger scale. The expansion of any Centre shall not be 
permitted if it is likely to cause an undue economic decline in another centre. 
No single Centre shall include a concentration of the retail functions of a size 
that would preclude the development of another designated Centre of equal 
scale. 

PROTECTED MAJOR TRANSIT STATION AREAS 

8A.1.4  Protected Major Transit Station Areas shall be developed as transit-
oriented communities that support and foster innovation and 
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entrepreneurship, and integrate mixed-use development throughout, 
anchored by a Commuter Station or Transportation Hub. 

CORRIDORS 

8A.1.4 
8A.1.5 Corridors form the key connections between Centres and are considered the 

main arteries of the Region's urban structure. They provide for the movement 
of people and goods between the Centres to support their vitality. 

8A.1.5 
8A.1.6 Corridors shall be developed in accordance with the principles contained in 

Policy 8.2.1 and the following: 

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

b) sensitive urban design that orients development to the corridor, 
complemented by the consolidation of access points; 

c) maintaining and enhancing historical main streets by integrating new 
forms of development with existing development; and 

d) preserving and enhancing cultural heritage resources. 

8A.2 Policies 

CENTRES 

8A.2.1 Urban Growth Centres and Regional Centres are designated on Schedule 'A'. 
The detailed boundaries of Urban Growth Centres and the Regional Centres 
shall be designated in area municipal official plans. Local centres, consisting 
of Urban Centres, Community Centres and Neighbourhood Centres, may be 
designated in area municipal official plans, within the Living Areas in 
accordance with the provisions of this Plan. 

8A.2.2 Centres shall be classified in a hierarchy of form and function as follows: 

a) Urban Growth Centres: 

i) downtown Oshawa and downtown Pickering are recognized as 
Urban Growth Centres in accordance with the Growth Plan for 
the Greater Golden Horseshoe, and shall function as the 
dominant Centres within the Region; 

ii) shall be planned as focal areas for institutional, region-wide 
public services, major office, commercial (which may include 
major retail), recreational, cultural, entertainment and residential 
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uses, serving as major employment centres supporting higher 
order transit services; 

iii) shall be planned to accommodate a minimum density target of 
200 persons and jobs combined per gross hectare and a floor 
space index of 3.0. The built form for the Urban Growth Centres 
should be a mix of predominantly high-rise development, with 
some mid-rise, as determined by area municipalities. 

b) Regional Centres: 

i) shall be planned and developed in accordance with Policy 
8A.1.2 as the main concentrations of urban activities, but 
generally at a smaller scale than Urban Growth Centres, 
providing a fully integrated array of institutional, commercial, 
major retail, residential, recreational, cultural, entertainment and 
major office uses. Generally, Regional Centres shall function as 
places of symbolic and physical interest for the residents, and 
shall provide identity to the area municipalities within which they 
are located; 

ii) shall support an overall, long-term density target of at least 75 
residential units per gross hectare and a floor space index of 
2.5, within the Lake Ontario Shoreline Urban Areas. The built 
form should be an appropriate mix of high-rise and mid-rise 
development, as determined by area municipalities; and 

iii) shall support an overall, long-term density target of at least 15 
residential units per gross hectare in Beaverton, Cannington, 
Sunderland, Uxbridge and Port Perry. 

c) Local Centres designated in area municipal official plans shall be 
planned and developed in accordance with the following: 

i) Urban Centres shall be planned and developed similar to, but 
generally smaller in scale than, the Regional Centres in order to 
serve large segments of Urban Areas through the provision of 
uses which complement those offered within the Regional 
Centres. Urban Centres shall support an overall, long-term 
density target of at least 30 residential units per gross hectare 
and a floor space index of 2.0. The built form should be a wide 
variety, generally mid-rise in height, with some lower and higher 
buildings, as determined by area municipalities; 

ii) Community Centres shall be planned and developed similar to, but 
generally smaller in scale than, the Urban Centres and shall serve 
small segments of Urban Areas through the provision of uses 
which complement those offered within the Urban Centres; and 
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iii) Neighbourhood Centres shall be planned and developed similar 
to, but generally smaller in scale than, the Community Centres 
and shall serve the day-to-day needs of the residents of the 
surrounding neighbourhood. 

8A.2.3 Urban Growth Centres and Regional Centres shall be the primary and priority 
locations for public investment, including public buildings and community 
facilities and services. 

8A.2.4 Area municipal official plans shall include detailed policies, or a Secondary 
Plan, for the development of any new Regional Centre, addressing: 

a) guidelines for the integration of local transit services with the road 
network; 

b) urban design guidelines to promote transit supportive land uses; 

c) design standards to promote pedestrian-oriented development and 
transit friendly facilities; and 

d) intensification and mixed-use objectives of this Plan. 

8A.2.5 Prior to the consideration of an amendment to this Plan for the purpose of 
designating a new Regional Centre, Regional Council shall select and retain, 
at the expense of the proponent, a qualified consultant to prepare a retail 
impact study to ensure that the proposal does not unduly affect the planned 
function and viability of any designated Regional Centre on Schedule 'A', or 
any Local Centre designated within area municipal official plans. 

8A.2.6 Prior to the consideration of the expansion of an existing Regional Centre, as 
detailed in an area municipal official plan, it shall be determined if there is a 
Regional Interest in accordance with Policy 8.3.8. Where there is a Regional 
Interest, a retail impact study shall be required to justify such expansion, and 
ensure that the proposal does not unduly affect the planned function and 
viability of any other Centre. 

8A.2.7 Prior to the designation of a new Local Centre in an area municipal official 
plan or the expansion of an existing Local Centre, the Council of the area 
municipality shall determine if there is a Regional Interest in accordance with 
Policy 8.3.9. Where there is a Regional Interest, a retail impact study shall be 
required to justify such designation or expansion and ensure that the proposal 
does not unduly affect the planned function and viability of any other Centre. 

PROTECTED MAJOR TRANSIT STATION AREAS 

8A.2.8 Schedule ‘A’ identifies existing and future GO Stations along the 
Lakeshore East GO Rail line and the GO East Extension. Schedule ‘C5’ 
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designates and delineates Protected Major Transit Station Areas at the 
following GO Station locations: 

a) Pickering; 

b) Ajax; 

c) Whitby; 

d) Thornton’s Corners; 

e) Central Oshawa; 

f) Courtice; and 

g) Bowmanville. 

8A.2.9 Protected Major Transit Station Areas will be planned as focal points 
within their respective communities, providing active places and 
streetscapes, with a wide range and mix of high-density transit-oriented 
uses, based on pedestrian oriented built form.  

8A.2.10 Notwithstanding the land use designations in the vicinity of existing and 
future GO Stations identified on Schedule ‘A’, the following land uses 
will be permitted within the delineated Protected Major Transit Station 
Areas: 

a) Higher density residential uses including mid-rise and high-rise 
apartments, stacked townhouses, and live-work units; 

b) Offices and major office; 

c) Hotels and convention centres; 

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

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

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

g) Cultural, arts and entertainment uses; 

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

j) Home occupations; 

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

8A.2.11 The following land uses will be prohibited in Protected Major Transit 
Station Areas: 

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

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

8A.2.12 Development within Protected Major Transit Station Areas will offer 
convenient, direct, sheltered pedestrian access from high-density 
development sites to  neighbouring Commuter Stations or 
Transportation Hubs, recognizing matters of accessibility for persons 
with disabilities, pedestrians, cyclists, and connections to a variety of 
transportation modes. 

8A.2.13 Protected Major Transit Station Areas shall be planned to accommodate 
a minimum density target of 150 people and jobs per gross hectare in 
accordance with the Growth Plan for the Greater Golden Horseshoe. In 
cases where a Protected Major Transit Station Area and an Urban 
Growth Centre or Regional Centre overlap, the higher density 
requirements shall apply. 

8A.2.14 The Region, in consultation with the area municipalities and Metrolinx 
may designate additional Protected Major Transit Station Areas 
coincident with planning for existing and future rapid transit facilities or 
stations. 

8A.2.15 Local road and private access spacing and access permissions to 
Regional arterial roads within Protected Major Transit Station Areas will 
be addressed on a case-by-case basis to the satisfaction of the Region. 

8A.2.16 The Province of Ontario has authorized the use of Inclusionary Zoning 
within Protected Major Transit Station Areas, to require the provision of 
affordable housing units within new developments. To support the 
application of Inclusionary Zoning: 
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a) A Regional Assessment Report shall be completed which includes 
an analysis of demographics, income, housing supply, housing need 
and demand, current average market prices and rents and an 
analysis of potential impacts on the housing market; and 

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

8A.2.17 Area municipal official plans shall include detailed policies, for each 
Protected Major Transit Station Area, which will: 

a) Delineate Protected Major Transit Station Area boundaries and 
provide detailed land use designations within the boundary; 

b) Establish minimum density, population, employment and housing 
targets; 

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

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

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

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

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

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

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

i. Provide appropriate transitions in building heights to 
surrounding areas and public spaces; 
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ii. Direct that all development will be designed to be compact in 
form and pedestrian-oriented; 

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

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

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

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

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

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

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

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

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

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

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

v. Encourage sustainable technologies, permeable pavers, low 
impact development techniques, and designs which support 

178



15 

the use of renewable energy in the design of new 
development, the public realm and streetscapes. 

k) Include sustainable transportation policies that: 

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

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

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

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

8A.2.18 The Region and the respective area municipality may require the 
coordination of development applications through measures such as 
Master Development Agreements or other similar approaches, to 
ensure an orderly, coordinated and phased approach to the provision 
of transportation, servicing and other infrastructure requirements are 
provided prior to or coincident with development. 

8A.2.19 The Region and area municipalities may require cost-sharing 
agreements, front-ending agreements or other measures as appropriate 
to ensure the timely delivery of infrastructure and the equitable 
distribution of development and infrastructure costs. 

8A.2.20 In the event that development within a Protected Major Transit Station 
Area is proposed above a rail corridor, all appropriate technical studies 
must be undertaken to the satisfaction of the applicable railway 
authority, to ensure the following: 

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

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

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

CORRIDORS 

8A.2.8 
8A.2.21 Regional Corridors are designated as an overlay of the underlying land-use 

designation on Schedule 'A', Regional Structure. Local Corridors may be 
designated in area municipal official plans, in accordance with the provisions 
of this Plan. 

8A.2.9 
8A.2.22 Regional Corridors shall be planned and developed in accordance with Policy 

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

8A.2.10 
8A.2.23 Local Corridors shall be planned and developed in accordance with Policy 

8A.1.5 as mixed-use areas, with appropriate densities to support frequent 
transit service. The Local Corridors shall provide efficient transportation links 
to the Urban Growth Centres and Regional Centres and/or Local Centres 
within Urban Areas. Portions of Local Corridors with an underlying Living Area 
designation, which are identified as appropriate for mixed-use development 
shall support an overall, long-term density target of at least 30 residential 
units per gross hectare and a floor space index of 2.0. The built form should 
be a wide variety of building forms with mid-rise predominating, as detailed in 
area municipal official plans. 

WATERFRONT PLACES 

8A.2.11 
8A.2.24 Schedule 'A' designates Waterfront Places along the Lake Ontario waterfront 

at the following locations: 

a) Frenchman's Bay; 

b) Whitby Harbour; 
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c) Oshawa Harbour; 

d) Port Darlington; and 

e) Port of Newcastle. 

8A.2.12 
8A.2.25 Waterfront Places shall be developed as focal points along the Lake Ontario 

waterfront having a mix of uses, integrated with the Greenlands System. Uses 
may include residential, commercial, marina, recreational, tourist, and cultural 
and community facilities. The scale of development shall be based on and 
reflect the characteristics of each Waterfront Place. Where appropriate 
Waterfront Places shall be planned to support an overall, long-term density 
target of at least 60 residential units per gross hectare and a floor space index 
of 2.0. The built form should vary, and be developed in a manner that is 
sensitive to the interface with the natural environment, as detailed in area 
municipal official plans. 

8A.2.13 
8A.2.26 The area municipalities, in consultation with the Region and other agencies 

having jurisdiction shall prepare plans to detail the boundaries and land uses 
of Waterfront Places in their respective official plans. These plans should: 

a) consider environmental constraints and opportunities; 

b) maximize access to Waterfront Places by a variety of transportation 
modes, such as roads, public transit, water, and trails; 

c) emphasize the unique landscape features and heritage resources of 
each Waterfront Place to strengthen community identity; 

d) consider opportunities to develop east-west natural corridors to link 
Waterfront Places and natural areas along the waterfront, and to 
develop north-south corridors along creek valley systems; 

e) consider opportunities to increase public access to lands because of 
their ecological, cultural or recreational value through acquisition or 
other means; and 

f) assess how new growth will affect the natural environment and where 
possible enhance the function of Coastal Wetlands and other natural 
heritage features. 

AREA MUNICIPAL OFFICIAL PLANS 

8A.2.14 
8A.2.27 In the preparation of area municipal official plans, the area municipalities shall 

include the following: 
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a) policies and designations to implement the intent of this Plan and 
provisions of this Section, particularly Policies 7.3.9, 8A.1.2, 8A.1.5 
and 8A.2.12, 8A.2.16, 8A.2.17, 8A.2.18; 

b) boundaries, as well as land use designations, of all Centres, Protected 
Major Transit Station Areas, and Waterfront Places; 

c) a network of walkways, civic squares and parks; 

d) requirements for the preparation of traffic access studies; 

e) policies to ensure the development of higher densities; 

f) transit nodes; 

g) 
f) policies to ensure and guide higher density development in Urban 

Growth Centres, Regional and Local Centres, Regional and Local 
Corridors, Protected Major Transit Station Areas, and Waterfront 
Places, while protecting the integrity of historic downtowns, where 
applicable; 

h) 
g) policies to ensure that generally, new development along Corridors 

shall either front or flank the roadway. Reverse lotting along Corridors 
should only be permitted where other design solutions are not feasible. 
The approach for designating the extent or detailed delineation of 
corridors shall be determined by the area municipality; 

i) 
h) policies for the phasing of development in Centres, Corridors, 

Protected Major Transit Station Areas, and Waterfront Places, to 
ensure the implementation of the higher density form and function 
targets of this Plan; and 

j) 
i) policies to encourage higher density uses permitted in accordance with 

Section 8C, along Regional Corridors with an underlying Employment 
Areas designation. 

8A.2.15 
8A.2.28 Notwithstanding any provisions of this Plan to the contrary, area 

municipalities may recognize special purpose commercial areas and may 
include specific provisions in area municipal official plans and zoning by-laws 
to distinguish the function of these areas. 

AREA MUNICIPAL ZONING BY-LAWS 
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8A.2.16 
8A.2.29 In the preparation of area municipal zoning by-laws, Councils of the area 

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

11.1 Goals 

11.1.1 To provide a Transportation System that is integrated, safe, efficient and 
reliable for all users and modes. 

11.1.2 To offer a variety of mobility choices for all Durham residents. 

11.1.3 To develop a Transportation System that supports the retention of existing 
businesses and attraction of new investment and economic activity. 

11.1.4 To support sustainable transportation initiatives that respect natural, social 
and cultural environments. 

11.2 General Policies 

11.2.1 Regional Council supports the planning, design and operation of a fully 
integrated Regional Transportation System, composed of Road, Transit 
Priority and Strategic Goods Movement networks. 

11.2.2 The development of the Region shall be based on the historic grid system of 
roads to support the desirable urban form, to facilitate the movement of goods 
and people, and the development of an effective system of public transit. 

11.2.3 Freeway, highway and arterial road corridors shall be protected from uses 
which may jeopardize the implementation of such corridors. 

11.2.4 Priority shall be given to the optimization of existing transportation 
infrastructure before adding new infrastructure. 

11.2.5 New technologies and practices are supported that improve urban travel 
conditions and help protect the environment, such as Intelligent 
Transportation Systems, Transportation Demand Management and Employee 
Trip Reduction programs. 

11.2.6 A Transportation Master Plan (TMP) which identifies policies, programs and 
infrastructure improvements required to address Durham's transportation 
needs, shall be adopted and maintained. 
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11.3 Policies 

ROAD NETWORK AND DESIGN 

11.3.1 This Plan provides for the protection and development of an integrated 
hierarchy of roads comprised of freeways, arterial, collector and local roads. 
Schedule 'C' – Maps 'C1' and 'C2', Road Network, designate freeways, Type 
A, Type B and Type C arterial roads within the Region, without regard to 
present or future jurisdiction. Area municipal official plans shall designate the 
grid network of collector roads. This Plan does not imply that Regional 
Council will assume the authority of roads shown on Schedule 'C' – Maps 'C1' 
and 'C2' which are not under the jurisdiction of the Region. 

11.3.2 The alignments of freeways and arterial roads designated on Schedule 'C' – 
Maps 'C1' and 'C2', Road Network are approximate. The design and 
construction of these roads shall take place after more detailed planning and 
engineering studies have been carried out. These studies shall identify 
community and environmental impacts, and shall identify measures to be 
undertaken to mitigate any such impacts. Any change to the alignment of the 
designated freeways and arterial roads that is in keeping with the goals and 
intent of this Plan shall not require an amendment to this Plan. 

11.3.3 Subject to site-specific conditions and accepted planning, urban design and 
traffic engineering principles, Type A, Type B and Type C arterial roads shall 
be designed in accordance with Schedule 'E' – Table 'E7', Arterial Road 
Criteria. 

11.3.4 In the consideration of development applications abutting arterial roads 
identified on Schedule 'C' – Maps 'C1' and 'C2', Road Network, Regional 
Council shall require that lands be dedicated for road widenings. The 
dedication of land shall take into account the following: 

a) the extent of the right-of-way that may be required in accordance with 
Policy 11.3.3; 

b) road widenings being taken equally on either side of the centre line of 
existing roads. However, unequal widenings may be required where 
factors, such as topography, grade separation, channelization or 
existing development, make the taking of equal widenings impractical; 

c) the need to provide acceleration and deceleration lanes, left-turn 
storage lanes, medians, traffic signals or other traffic control devices, 
roundabouts, sight triangles at intersections, including intersections of 
an arterial road and a railway line, railway grade separations and 
freeway interchanges. The extent of the widening shall be based on 
the specific characteristics of the intersection and shall be determined 
in accordance with accepted traffic engineering design criteria; and 

d) the need to provide bicycle lanes and/or bus lanes. 
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11.3.5 The design of arterial roads shall consider adequate channelization at 
intersections to facilitate transit and commercial vehicle turning movements, 
the provision of bus bays and lanes, and other transit-oriented improvements. 

11.3.6 Regional Council shall prepare an implementation plan for all components of 
the Transportation System, which shall be reviewed annually, to define 
priorities and assess financial implications. 

11.3.7 The Region recognizes the importance of the Provincial freeway system, 
including Highways 401, 404, 407, 412, 418 and 115, in fostering continued 
economic development and reducing the Transportation System capacity 
deficiencies at the western limit of the Region. To improve the Provincial 
freeway and highway network, Regional Council supports the accelerated 
implementation of: 

a) the extension of Highway 407 to Highway 35/115, including the 
Highway 418 freeway connection to Highway 401 and planned 
transitway on Highways 407, 412 and 418; 

b) the expansion of Highway 401, including the construction of new or 
improved interchanges; 

c) the extension of Highway 404 and the related widening of Highways 12 
and 48; and 

d) improvements to Highways 7, 7A, 7/12, 35 and 35/115; and 

e) modifications to the alignment of the Highway 7/12 intersection at 
Thickson Road, subject to further study by the Town of Whitby and 
Ministry of Transportation, that may be updated without amendment to 
this plan. 

Although, Provincial Highways are shown on Schedule 'C' – Maps 'C1' and 
'C2', Road Network, these highways are under the jurisdiction of the Ministry 
of Transportation, which has sole responsibility for such matters as standards, 
design criteria and widening requirements. 

11.3.8 The Region of Durham encourages the Ministry of Transportation to construct 
the Highway 407 interchanges at Westney Road, Salem Road and Thornton 
Road, Highway 412 interchange at Rossland Road, and complete the 
Highway 401/Lake Ridge Road interchange, which were approved in the 
Highway 407 East Environmental Assessment study but deferred from initial 
construction. 

11.3.9 The Region of Durham shall formally request and encourage the 
implementation of environmental design standards for Highways 407, 412 
and 418, including the provision of treed and landscaped buffer strips within 
the right-of-way along each side of the highway and within the interchanges. 
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11.3.10 Regional Council recognizes the importance of providing a north/south arterial 
road connection between Highway 401 and Highway 407 in the City of 
Toronto and the City of Markham to supplement the grid network of freeways 
throughout the Greater Toronto and Hamilton Area. Furthermore, Council 
shall oppose any decision, development proposal or other action which 
seriously compromises the ability to protect and implement such a facility. 

11.3.11 Regional Council encourages the Provincial Government to take a leadership 
role in facilitating inter-regional transportation improvements, such as the 
Markham By-pass – Morningside Avenue Extension and the widening of 
Steeles Avenue, and partner in their implementation. 

11.3.12 Regional Council, encourages the Ministry of Transportation, to investigate 
the ultimate role of Highway 35/115 between Highway 401 and Highway 407, 
including its possible development as a Provincial freeway facility. 

11.3.13 Regional Council recognizes the need to improve east-west transportation 
linkages at the west Durham boundary and will continue to explore 
opportunities with the affected jurisdictions to enhance inter-Regional 
connections between the Region and the municipalities to the west. Although 
policies regarding the Rouge National Urban Park preclude additional inter-
Regional arterial road connections south of Steeles Avenue. Regional Council 
will protect for the existing connections. Additionally, Regional Council will 
protect for the realigned Whitevale Road in Pickering to 14th Avenue in the 
Region of York and shall work with the affected municipalities to ensure that 
the proposed road connection is implemented. 

11.3.14 To protect the integrity of hamlets and historic downtowns from excessive 
through traffic, a by-pass may provide a feasible solution. Prior to designating 
new by-passes of arterial roads within this Plan, a By-pass Study will be 
undertaken in consultation with affected stakeholders to examine: 

a) the need for the by-pass; 

b) alternatives to the by-pass; 

c) the transportation, land use, environmental, socio-economic and 
cultural heritage impacts associated with each alternative, including 
the status quo; 

d) a vision, and design considerations for the preferred alternative; 

e) a detailed cost-benefit analysis for the preferred alternative; and 

f) an implementation plan. 

11.3.15 The Region recognizes the need to improve east-west transportation linkages 
south of Highway 401.  The Region also recognizes the importance of 
Waterfront Areas as “people places”, and providing public access to the 
waterfront and open spaces.  As such, the potential for an east-west 
connection between South Blair Street and Thickson Road, south of Victoria 
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Street in the Town of Whitby, will be considered in conjunction with any 
proposal to redevelop the existing uses in the Employment Area north of 
Ronald C. Deeth Park. 

TRANSPORTATION DEMAND MANAGEMENT 

11.3.16 This Plan supports the development of a comprehensive Transportation 
Demand Management (TDM) program as part of an effort to reduce single 
occupant vehicle dependency, by promoting alternative modes of 
transportation such as transit, carpooling, cycling and walking, and alternative 
work arrangements such as staggered work hours and telecommuting to 
reduce peak period travel. 

11.3.17 Employers are encouraged to promote programs to reduce automobile usage 
as a means of addressing energy consumption and air pollution. Such trip 
reduction programs may include: 

a) the provision of transit passes; 

b) ridesharing and van pooling programs to increase vehicle 
occupancies; 

c) the provision of incentives in parking lots and supporting parking 
management strategies to encourage the use of high occupancy 
vehicles, such as designated carpool spaces; 

d) consideration for alternative work hours and telecommuting; and 

e) the provision of facilities to encourage the use of bicycles. 

TRANSIT PRIORITY NETWORK 

11.3.18 This Plan supports the planning, design and operation of an integrated and 
coordinated Transit Priority Network, as designated on Schedule 'C' – Map 
'C3', Transit Priority Network. The Transit Priority Network, which provides 
inter-regional and inter-municipal service, is comprised of the following 
elements: 

a) "Rapid Transit Spine" that is planned to provide dedicated transit lanes 
in most arterial road sections, and intersect with local transit services; 

b) "High Frequency Transit Network" that consists of buses in planned 
High Occupancy Vehicle (HOV) lanes, or buses or in mixed traffic, with 
transit signal priority at major intersections and other measures to 
ensure fast and reliable transit service.  Planned HOV lanes may be 
converted to dedicated bus lanes as growth in ridership warrants; 

c) "Other Transit Connection" that facilitate longer-distance trips, 
providing direct links to Transportation Hubs and Commuter Stations 
from smaller urban and rural areas; 
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d) "Commuter Rail" service that carries passengers at high rates of speed 
over longer distances and link to Transportation Hubs and Commuter 
Stations, providing transfer points to other transit services and 
transportation modes; 

e) "Protect for Future Commuter Rail" corridors that identify future 
connections on existing rail corridors beyond 2031; 

f) "Transportation Hubs" that are major travel destinations and facilitate 
transfers between different modes of travel or between transit services; 
and 

g) "Freeway Transit" services that facilitate long-distance inter-regional 
and inter-municipal transit trips within the Highway 407, 412 and 418 
right-of-way. The designation of Freeway Transit supports the 
implementation of frequent bus service, with dedicated commuter 
parking lots and transit terminals at interchanges, which is planned to 
evolve to a dedicated transitway facility beside the freeway in the long-
term. 

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

a) complementary higher density and mixed uses at an appropriate scale 
and context in accordance with Policy 8A.2.2 Policies 8A.2.8 through 
8A.2.20 for Transportation Hubs and Commuter Stations that are also 
identified as Protected Major Transit Station Areas, and Policy 
8A.2.9, where a Rapid Transit Spine or the High Frequency Transit 
Network is within Regional Corridors; 

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

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

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

For the purposes of this Policy, development adjacent to a Transportation 
Hub or Commuter Station generally means an area within an approximate 
500 metre radius of the station, representing about a 10-minute walk. The 
extent and delineation of the boundaries and land-use designations to 
implement the intent of this policy shall be detailed in area municipal official 
plans. 

11.3.20 Centres and Corridors that correspond to a Rapid Transit Spine, as 
designated on Schedule ‘C’ – Map ‘C3’, Transit Priority Network, should be 
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developed to their fullest potential in accordance with Sub-Section 8A of this 
Plan. 

11.3.21 Where technically and financially feasible, suitable transit services are 
encouraged to be provided to newly developing areas as early as possible. 

11.3.22 Regional Council supports the extension of GO rail service to Bowmanville, 
Uxbridge and the Seaton community within the Pickering Urban Area as 
indicated on Schedule 'C' – Map 'C3', Transit Priority Network. Regional 
Council supports the investigation of improved transit connections from GO 
Rail services to the Region's northern municipalities. In addition, Regional 
Council supports the investigation of further extensions of rail passenger 
service along existing rail corridors, including the C.P.R. Havelock Line and 
the C.N.R. Uxbridge Line. 

REGIONAL CYCLING PLAN 

11.3.23 The Region in cooperation with the area municipalities, will implement a 
Regional Cycling Plan, which will: 

a) recognize that cycling facilities form part of a balanced transportation 
system; 

b) establish a network of on and off road cycling facilities across the 
Region; 

c) provide policies and programs to address matters of encouragement, 
enforcement, education, engineering and funding; and 

d) recommend actions for the implementation of the Plan's policies, 
programs, and cycling network. 

11.3.24 The Regional cycling network will be established over time, and as budget 
considerations permit, in association with Regional and area municipal 
projects and activities. 

11.3.25 This Plan supports an urban environment and infrastructure that encourages 
and supports active transportation throughout the Region through policies and 
practices that ensure safe, direct, comfortable, attractive and convenient 
connections. 

GOODS MOVEMENT 

11.3.26 Schedule 'C' – Map 'C4', Strategic Goods Movement Network, identifies 
preferred haul routes that are planned to accommodate commercial vehicles 
on a year round basis, and which link major generators of traffic. 
Infrastructure to support this network will be considered as part of the capital 
works program and will be subject to budgetary considerations. 

11.3.27 In the consideration of development applications adjacent to railways, a 
landscape buffer shall be required of a size to be determined by the Provincial 
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Government and/or the Council of the respective area municipality, in 
consultation with the appropriate railway authority. 

11.3.28 Prior to the development of the future airport in the City of Pickering, an 
investigation to establish the required Transportation System improvements 
shall be undertaken. 

11.3.29 The Region recognizes the 1997 Agreement between the City of Oshawa and 
Federal Government that guarantees the operation of the Oshawa Executive 
Airport for fifty years unless a new airport at Pickering opens, in which case 
Oshawa has committed to continue operating the Executive Airport until at 
least 2033. Should the Oshawa Executive Airport cease operation, the 
policies of Section 8, as well as the extension of Stevenson Road and 
Beatrice Street shown on Schedule ‘C’, Map ‘C2’, Road Network, shall apply 
to this area without amendment to this Plan. 

11.3.30 Councils of the area municipalities may recognize, at their sole discretion, 
licensed aircraft landing strips in the respective zoning by-laws, provided that 
such are compatible with the intent of this Plan. 

11.3.31 The Oshawa Harbour shall be maintained as a commercial port facility in the 
Region until such time as studies have been completed for both Oshawa 
Harbour and St. Marys Cement dock facility in the Municipality of Clarington, 
after which the role of the Oshawa Harbour may be reconsidered. 

11.3.32 Regional Council supports investigations by the Federal and Provincial 
Governments to examine measures to improve the level of safety associated 
with the transportation of dangerous goods. 

11.3.33 Regional Council supports the development of coordinated, consistent and 
comprehensive emergency response plans to address incidents related to the 
transportation of dangerous goods. 

MITIGATING COMMUNITY AND ENVIRONMENTAL IMPACTS 

11.3.34 In the consideration of development applications abutting or adjacent to 
arterial roads, Regional Council and Councils of the area municipalities shall 
have regard to the Region's guidelines and other area municipal guidelines 
where applicable. 

11.3.35 In the consideration of development applications abutting arterial roads where 
access opportunities are limited, development patterns that promote 
pedestrian connectivity and permeability to the arterial road will be supported 
by: 

a) minimizing the amount of reverse lot frontage along the arterial road; 

b) promoting alternatives to reverse lot frontage such as window streets 
and cul-de-sacs adjacent to the arterial road; 
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c) providing noise attenuation walls or fencing, where applicable, along 
the sideyard of lots adjacent to the arterial road; and 

d) establishing direct visual and pedestrian connections from proposed 
land uses and/or local streets and to the arterial road. 

11.3.36 The Region in conjunction with area municipalities may assess the need for 
and develop corridor plans in conjunction with Municipal Class Environmental 
Assessments for major road works, or significant development applications or 
plans. Such corridor plans will provide a vision for the development of 
Regional Road corridors over time and shall address: 

a) the transportation environment, including present and future mobility 
and access requirements; 

b) adjacent land uses and the future built environment; and 

c) streetscaping and the public realm. 

These corridor plans will be used to guide the development of key arterial 
corridors and will provide implementation measures and financial 
commitments for activities such as planning, design, maintenance, planting, 
construction or reconstruction. 

11.3.37 Where a development application or site plan is contingent upon road 
improvements that are subject to a Municipal Class Environmental 
Assessment or a corridor plan, as determined by the Region in conjunction 
with the area municipality, the development application or site plan shall not 
be approved until the Municipal Class Environmental Assessment or corridor 
plan are completed to the extent required to assess the development 
application or site plan. 

AREA MUNICIPAL OFFICIAL PLANS 

11.3.38 In the preparation of area municipal official plans, Councils of the area 
municipalities shall ensure the inclusion of policies and designations to implement the 
intention of this Plan and the provisions of this Section, particularly Policies 11.3.1, 
11.3.3, 11.3.17, 11.3.18, 11.3.25, 11.3.34 and 11.3.35. 
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Section 14 

Implementation 

14.1 Goal 

14.1.1 To offer guidance for the actions and decisions of all governments, 
individuals, corporations, authorities, boards and agencies. 

14.2 General Policies 

14.2.1 It is the intention of the Region to implement this Plan by utilizing the powers 
conferred upon it by the Planning Act, the Municipal Act, and such other 
statutes as may be applicable. 

14.2.2 The Plan recognizes that the implementation of any policy herein requires 
that the Region have the legal jurisdiction to do so. Specifically, this Plan is 
not intended to, in any way, infringe, nor is it to be interpreted as in any way 
infringing, on the statutory rights, powers or prerogatives of any other legal 
jurisdiction, except as the Region has the legal authority to do so. 

14.2.3 The Durham Regional Official Plan establishes a framework to guide the 
Region's growth and development. It is the intent of the Region that the 
Regional Official Plan provide general guidelines for the preparation of 
detailed planning documents by the area municipalities. The level of detail in 
the Regional Official Plan is intended to sufficiently ensure the achievement of 
the Regional goals outlined in the Plan. 

14.2.4 The provisions of this Plan require that certain types of development 
proposals, such as aggregate resource extraction areas and aggregate-
related industrial uses be permitted only by an application to amend this Plan. 
This will allow a comprehensive, consistent and thorough review of the 
appropriateness of such proposals throughout the Region. 

14.2.5 Technical changes to the base information on Schedules 'A', 'B', and 'C' shall 
be made without amendment to this Plan. 

14.2.6 Changes and refinements to Schedule 'B' – Map 'B1', Key Natural Heritage 
and Hydrologic Features, based on updated information from the Province or 
as a result of a natural heritage evaluation and/or hydrological evaluation will 
be incorporated into this Plan through a comprehensive review. 

14.2.7 Changes as a result of new information shall be made to Schedule 'D' without 
amendment to this Plan. 

14.2.8 At such time as the Provincial Government issues a policy statement under 
the Planning Act, this Plan will be amended forthwith. 

14.2.9 All agricultural and non-agricultural developments outside of Urban Areas 
shall comply with the Provincial Minimum Distance Separation formulae. 
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14.3 Area Municipal Official Plans 

14.3.1 Area municipalities are required to prepare and adopt a new area municipal 
official plan or appropriate amendment to existing official plans in conformity 
with this Plan. 

14.3.2 It is recognized, however, that some time may elapse before the existing area 
municipal official plans can be amended to conform with this Plan. In the 
interim, only those provisions of the existing area municipal official plan which 
are in conformity with this Plan shall remain in force and effect. For greater 
certainty, and notwithstanding any other provisions of this Plan, it is not the 
intent of this Plan to repeal any amendments to existing area municipal official 
plans which have been adopted by Council and are not yet in force. 

14.3.3 Area municipalities are encouraged to prepare official plans for part of or for 
their entire municipality. In the preparation of these plans, priority shall be 
given to Urban Areas and hamlets. For municipalities not having complete 
official plan coverage, the policies of this Plan shall be used to guide 
development and assess development applications. 

14.4 Community Improvement Plans 

REGIONAL COMMUNITY IMPROVEMENT PLANS 

14.4.1 For the purposes of promoting complete communities, consistent with the 
objectives of this Plan pertaining to the principles for the development of 
Urban Areas, in particular, intensification, the Region may support community 
improvement from time to time by designating by by-law, Community 
Improvement Project Areas for the purposes of adopting Regional Community 
Improvement Plans. These Plans, adopted by Regional Council in 
accordance with the provisions of Section 28 of the Planning Act, may contain 
provisions for grants or loans, or providing other assistance consistent with 
the objectives described in the Community Improvement Plan. 

Regional Community Improvement Plans may address the following: 

a) affordable housing; 

b) infrastructure that is within the Region’s jurisdiction; 

c) land and buildings within and adjacent to existing or planned transit 
corridors that have the potential to provide for higher density mixed 
use development and redevelopment; or 

d) other matters as the Province may prescribe in accordance with the 
Planning Act. 

AREA MUNICIPAL COMMUNITY IMPROVEMENT PLANS 

14.4.2 The Region of Durham recognizes that the area municipalities may adopt 
Community Improvement Plans in accordance with the Planning Act, to 
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stimulate the re-use, revitalization, redevelopment and rehabilitation of Urban 
Areas, based on local needs and priorities. 

14.4.3 To assist in the implementation of area municipal Community Improvement 
Plans, the Region may adopt a Revitalization Program that will guide how the 
Region may participate financially, or otherwise, in area municipal Community 
Improvement Plans. 

14.4.4 The Region’s participation in an area municipal Community Improvement 
Plan will be subject to both the Region’s Revitalization Program and the 
Region’s annual Business Plan and Budget process. 

14.4.5 The Region’s participation in the implementation of an area municipal 
Community Improvement Plan is intended for projects that contribute to 
achieving the goals of the Regional Official Plan for the development of Urban 
Areas. 

14.5 Zoning By-laws 

14.5.1 Where this Plan or any part thereof takes effect, every zoning by-law then in 
effect in the Region, affected thereby, shall be amended forthwith by the area 
municipalities to conform with this Plan, pursuant to the Planning Act. 

14.5.2 In accordance with the provisions of the Planning Act and the appropriate 
provisions of this Plan, the Council of an area municipality is encouraged to 
prezone land using the holding symbol "H" or "h", in conjunction with any use 
category, and indicate the use to which lands, buildings or structures may be 
put at such time in the future as the holding symbol is removed by 
amendment to the by-law. 

14.5.3 Prior to passing a by-law to remove the holding symbol, the Council of the 
area municipality shall ensure that: 

a) the development is consistent with the orderly and phased 
development of the municipality; 

b) the owner has satisfied all of the requirements of the area municipality 
and entered into any necessary agreements in this regard; and 

c) the owner has satisfied all the requirements of the Regional 
Municipality of Durham with respect to the provision of sewer and 
water services, Regional roads, and entered into any necessary 
agreements in this regard. 

14.5.4 Notwithstanding Policy 14.5.1, this Plan is not intended necessarily to prevent 
the continuation, expansion, or enlargement of uses which do not conform to 
the designations and provisions of this Plan. At their sole discretion, the 
Councils of the area municipalities may zone to permit the continuation, 
expansion or enlargement of legally existing uses, or the variations to similar 
uses, provided that such uses: 

195



32 

a) have no adverse effect on the present uses of the surrounding lands or 
the implementation of the provisions of this Plan; 

b) comply with Provincial Minimum Distance Separation formulae, as 
amended from time to time, if applicable; 

c) are accessible by a public road which is maintained by the appropriate 
authority as open to traffic on a year-round basis and is of a standard 
of construction adequate to provide for the additional traffic generated 
by the proposed use; 

d) are subject to any conditions that may be contained in an area 
municipal official plan; 

e) where located on the Oak Ridges Moraine; were lawfully existing as of 
November 15, 2001; and where any expansion or enlargement thereto 
or variation to a similar use is implemented in conformity with Parts III 
and IV of the Oak Ridges Moraine Conservation Plan, which contains 
policies intended to maintain, improve or restore the ecological and 
hydrological integrity of the Moraine; and 

f) where located in the Protected Countryside of the Greenbelt Plan 
Area; were lawfully existing as of December 15, 2004; and where any 
expansion or enlargement thereto or variation to a similar use is 
implemented in conformity with the Greenbelt Plan. 

Each case will be considered on its own merits by the Council of the 
respective area municipality and may be subject to site plan control. Lot 
creation associated with such uses shall not be granted. 

14.5.5 Regional Council may enact by-laws to regulate the use of land lying within a 
distance of 45 metres from any limit of a Regional road, as provided for by the 
Municipal Act. 

14.6 Site Plan Control 

14.6.1 Regional Council shall encourage the use of the site plan control provisions of 
the Planning Act to implement the policies and provisions of this Plan and the 
area municipal official plans, and to coordinate and enhance the physical 
development of the area municipality. 

14.6.2 Provisions for site plan control shall be detailed in the area municipal official 
plans. To enable the use of site plan control in area municipalities not having 
appropriate, approved site plan control provisions in their respective official 
plans, each such municipality is hereby declared to be a proposed site plan 
control area. The following uses, however, shall be exempted: 

i) residential development of one or two dwelling units per lot; 

ii) agricultural and farm-related buildings or structures that are utilized in 
farming operations; and 
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iii) aggregate resource extraction activities. 

In addition, drawings showing plans and elevations of each building to be 
erected within designated site plan control areas may be required for 
apartments and other multiple-family type dwellings of less than 25 units, with 
the exception of those dwellings exempted herein. 

The provisions of this Section shall not apply to area municipalities with 
appropriate, approved site plan control provisions in the respective official 
plans. 

14.6.3 The Council of an area municipality may, by by-law, designate the whole or 
part of the proposed site plan control area within its jurisdiction as a site plan 
control area. 

14.6.4 Where development subject to site plan control abuts a road, under the 
jurisdiction of the Region, the area municipality, upon application for site plan 
approval, shall advise the Region to enable the implementation of the 
Planning Act. 

14.6.5 The Council of the area municipality and/or Regional Council may require the 
owners of land proposed for development under site plan control to enter into 
one or more agreements under the Planning Act to address all matters 
contained therein. 

14.7 Subdivision and Condominium Approvals and Agreements 

14.7.1 Regional Council shall approve only those plans of subdivision which: 

a) comply with the provisions of this Plan and the applicable area 
municipal official plans; and 

b) can be supplied with adequate Regional services to the satisfaction of 
Regional Council. 

14.7.2 Under conditions of approval attached to plans of subdivision pursuant to the 
Planning Act: 

a) Regional Council shall require that the applicants enter into 
appropriate agreements, which may be registered against the title of 
the subject lands, and which may include such matters as Regional 
services, financial requirements, Regional road facilities, dedication of 
land for public uses, exclusive of parks and other requirements, to 
implement the provisions of this Plan; 

b) the Council of the respective area municipality may require that the 
applicants enter into appropriate agreements, which may be registered 
against the title of the subject lands, and may include such matters as, 
but not limited to, financial requirements, local roads, drainage, grading 
and landscaping, sidewalks and dedication of land for public uses and 
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other requirements to implement the provisions of this Plan and the 
applicable area municipal official plans; 

c) if approval of a draft plan of subdivision lapses, the growth 
management objectives of Policy 7.3.9 and Sub-Section 8A shall be 
considered as a key component of the development review process for 
any new draft plan of subdivision; 

d) if a plan of subdivision or part thereof has been registered for eight 
years or more, and does not meet the growth management objectives 
of Policy 7.3.9 and does not conform to the Policies of this Plan, 
Regional Council or the Council of the respective area municipality 
may use its authority under Section 50(4) of the Planning Act to deem 
it not be a registered plan of subdivision; and 

e) Regional Council or the Council of the respective area municipality 
may require that approvals of draft plans of subdivisions include a 
lapsing date in accordance with Section 51(32) of the Planning Act. 

14.8 Severances 

14.8.1 Severances shall only be granted in conformity with the intent of this Plan and 
this Plan's designations, uses and policies, the zoning by-laws of the 
respective area municipality and in accordance with the Planning Act. In 
addition, under no circumstances shall severances be granted that are 
contrary to this Plan and/or any area municipal official plan. 

14.8.2 In determining whether a plan of subdivision under the Planning Act is 
necessary, three additional lots may be considered as the maximum number 
of division by severance. 

14.8.3 The division of lands by severance shall be in compliance with the provisions 
of any site plan, subdivision or any other development agreements registered 
against the title of the subject lands. 

14.8.4 The division of land by severance in Employment Areas shall be discouraged 
unless there exists an agreement between the owner and the Council of the 
respective area municipality and, where applicable, Regional Council, 
registered on title of the subject lands, indicating among other things, the 
subdivision design and the provision of services for the lands affected. The 
application of this provision, at the discretion of the Council of the respective 
area municipality, need not apply to infilling within established Employment 
Areas. 

14.8.5 All proposed lots shall have frontage upon, and access to, a public road which 
is maintained by the appropriate authority as open to traffic on a year-round 
basis and is of a standard of construction adequate to provide for the 
additional traffic generated by the proposed development. 

14.8.6 Notwithstanding Policy 14.8.5, a land-locked parcel related to a land 
assembly for a future subdivision proposal may be created, provided that 
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there is an overall plan, indicating the approximate extent of the land 
assembly and provisions for future access. 

14.8.7 All parcels of land shall be of an adequate size for the use proposed, having 
regard to the topography of the land, the siting of proposed buildings and 
points of access. Where municipal services do not exist and are not to be 
provided for the development, regard shall be had to the suitability of the soil 
conditions to provide for an adequate potable private water supply, and for 
the installation of a satisfactory private sewage disposal system which 
complies with the standards of the Ministry of the Environment, Conservation 
and Parks and the Region. 

14.8.8 The creation of a lot in an area susceptible to flooding, erosion or any other 
physical or environmental constraint will be discouraged, unless it can be 
clearly established that the proposed use does not adversely impact such 
constraints, in accordance with Policy 2.2.7. 

14.8.9 Where applicable, the Provincial Minimum Distance Separation formulae and 
the Environmental Protection Act and regulations made thereunder shall 
apply to the division of land by severance. 

14.8.10 Where applicable, the approval of any application for severance for multiple 
residential, commercial or industrial uses shall be subject to the provisions of 
a site plan control agreement under the Planning Act, which has been entered 
into with the Council of the respective area municipality, and to the provisions 
of a servicing agreement, which has been entered into with the Region, and 
such agreements shall be registered on the title of the subject property. 

14.8.11 On the granting of a severance, conditions may be imposed on both the 
severed and retained parcels, but not to be limited to, the following: 

a) the fulfillment of financial requirements of the Region and/or area 
municipality; 

b) the dedication of lands to the area municipality for park purposes or, as 
an alternative, the payment of cash-in-lieu of such dedication may be 
accepted by the area municipality; 

c) where applicable, the dedication of appropriate road widenings or one-
foot reserves across the frontages of all proposed lots; 

d) the limitation of time for the fulfillment of conditions of approval prior to 
the lapsing of the severance; 

e) the submission of a registered reference plan; and 

f) in the case of surplus farm dwellings, that the retained farm parcel be 
zoned to prohibit any further severances and the establishment of any 
residential dwelling, in perpetuity. 
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14.8.12 In Prime Agricultural Areas and Major Open Space Areas, any severance 
applications for agricultural and agricultural-related uses shall be considered 
in accordance with Sub-Section 9A and Policy 10A.2.3. Where applicable, 
such severance applications will conform with the Oak Ridges Moraine 
Conservation Plan, which contains restrictive lot creation policies that are 
intended to maintain, improve or restore the ecological and hydrological 
integrity of the Moraine; and the Greenbelt Plan, which contains restrictive lot 
creation policies that are intended to support long-term agricultural production 
and economic activity and long-term sustainability of the Natural Heritage 
System within the Protected Countryside. 

14.8.13 The Region shall annually monitor severance activity within the Region. 

14.8.14 Acquisition of land in appropriate locations by municipalities or conservation 
authorities for natural heritage conservation purposes is supported. A 
severance to secure valued greenspace for natural heritage conservation 
purposes may be permitted to adjust a property boundary or create a new lot 
provided that the severed parcel is zoned to permit only natural heritage 
conservation uses. However, consistent with other policies of this Plan, no 
new lot may be created for a residential dwelling in Prime Agricultural Areas 
or where development would negatively impact a key natural heritage and/or 
hydrologic feature. 

14.8.15 In the Oak Ridges Moraine and Greenbelt Protected Countryside, no new lots 
may be created, except those specified in this Plan, within or partially within a 
minimum vegetation protection zone of a key natural heritage feature and/or a 
hydrologically sensitive feature. 

14.9 Land Acquisition 

14.9.1 Regional Council and the Council of an area municipality may acquire land to 
implement any feature of this Plan in accordance with the provisions of the 
Municipal Act and the Planning Act or any other statute. 

14.9.2 Acquisition of land by municipalities, public agencies and utility providers for 
infrastructure to implement any feature of this Plan may be considered, in 
accordance with the policies of this Plan, applicable statutes, the Oak Ridges 
Moraine Conservation Plan and the Greenbelt Plan, where applicable. 

14.10 Review And Monitoring 

14.10.1 A comprehensive review of this Plan may be undertaken as required, at any 
time to incorporate new objectives, policies and specific designations. This 
Plan will be reviewed, in whole, or in part, not less frequently than every five 
years to ensure that it continues to embody the policies of Regional Council 
and to ensure that it has regard for matters of provincial interest, conforms to 
Provincial Plans, and is consistent with the Provincial Policy Statements. 

14.10.2 A comprehensive review of all of this Plan shall be initiated at the appropriate 
time to inform the Region's participation in Provincial Plan Reviews, including 
the Oak Ridges Moraine Conservation Plan, the Greenbelt Plan and the 
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Growth Plan for the Greater Golden Horseshoe. In particular, such review will 
be initiated to assess the implementation of settlement area expansions in the 
Townships of Brock, Scugog and Uxbridge at the 10 year review of the 
Greenbelt Plan. 

14.10.3 The Region, in consultation with the area municipalities will monitor the 
following key growth management objectives on a regular basis: 

a) population and employment forecasts, coincident with the release of 
relevant Census of Canada information, and updates to the Growth 
Plan for the Greater Golden Horseshoe; 

b) intensification rates for each area municipality in relation to Schedule 
'E' – Table 'E9' and the Region-wide target of 40% intensification within 
the built-up area, including the following key growth areas: 

i) Centres; 

ii) Corridors; and 

iii) Waterfront Places; 

c) the Region-wide density of population and jobs in relation to the 50 
people and jobs combined per gross hectare target in greenfield areas 
and more specifically, the achievement of minimum greenfield area 
targets for Living Areas and Employment Areas; 

d) the density of population and jobs in the Urban Growth Centres of 
Oshawa and Pickering, in relation to the combined density target of 
200 residents and jobs per gross hectare; and 

e) the mix, range, and affordability of housing units. 

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

a) the amount, type and pace of development;  

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

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

d) the amount and type of employment; 

e) the overall population; 

f) the unit count and mix of housing types; 

g) the population to job ratio; and 
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h) parking spaces, loading facilities, transit improvements and 
active transportation infrastructure. 

14.10.4 
14.10.5 The Region will not initiate a comprehensive review under s.26 of the 

Planning Act that would propose an expansion to the Urban Area boundary of 
the City of Pickering related to the lands referenced in Policy 7.3.11 p) of this 
Plan, in the absence of an amendment to the Growth Plan for the Greater 
Golden Horseshoe that provides increased forecasts in Schedule 3. 
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Section 15 

Interpretation 

15.1 Unless otherwise specified in this Plan, deviation from the provisions of the 
text and Schedules 'A', 'B' and 'C' of this Plan will require an amendment to 
this Plan. 

15.2 In order to provide for flexibility in the interpretation of the numerical figures 
and quantities in the text, it is intended that such figures and quantities be 
considered to be approximate, and that for the purposes of preparing area 
municipal official plans, zoning by-laws, subdivision approvals, site plan 
approvals, severances or building permits, minor deviations may be 
permitted, without amendment to this Plan, provided that such deviations do 
not alter the intent of this Plan. Further, changes to the policy numbering 
and/or cross-referencing may be undertaken without amendment to this Plan, 
as well as editorial, lettering and map changes which do not alter the intent of 
the Plan. 

15.3 The examples of permitted uses are included in this Plan to illustrate the 
range of activities permitted in each designation. Specific uses shall be 
defined at such time as the area municipal official plans and/or zoning by-
laws come into effect. 

15.4 Schedule 'A' shows the extent of the urban areas and the distribution of their 
components. Where the external boundaries of Urban Areas abut or are 
located immediately adjacent to roads, rights-of-way, railways, transmission 
lines, lot lines, concession lines and watercourses, it is intended that these 
boundaries shall coincide with such features. Deviations therefrom shall 
require an amendment to this Plan. The internal boundaries and alignments 
of the components of these urban areas are approximate only, and are not 
intended to mark the exact location or extent of the designation of such 
components, except where such designation coincides with arterial roads, 
railways, valleys, transmission lines or other clearly recognizable physical 
features. The exact internal boundaries shall be defined at such time as the 
area municipal official plans and zoning by-laws come into effect. 

15.5 The detailed boundaries of the Urban Areas of Beaverton, Cannington, 
Sunderland, Uxbridge, Port Perry and Orono shall be determined in 
accordance with the limits of municipal service areas. 

15.6 Those lands designated as "Living Areas" and being located on the south 
side of Dundas Street and west of a tributary of the Lynde Creek, Part of Lots 
31 and 32, Concession 1, Town of Whitby, represent only those lands within 
Registered Plan 40M-1484. 

15.7 The symbols used on Schedule 'A' are intended to be considered as the 
general location of certain activities. The exact boundaries shall be defined in 
area municipal official plans and zoning by-laws. 

203



40 

15.8 In determining the boundaries of the Prime Agricultural Areas, Shoreline 
Residential Areas, Major Open Space Areas and Waterfront designations for 
purposes of preparing zoning by-laws, regard shall be had to the various uses 
permitted in the respective designations, existing and future roads, other 
man-made features, property lines, rights-of-way, soil capability, topography, 
wooded areas, hazard lands and key natural heritage and hydrologic 
features, in accordance with Section 2, and Schedule 'A', which serves as a 
general indication of the boundary lines. 

15.9 Where clarification is required for the interpretation of any policy in the Plan, 
reference shall be made to the general policies and, if necessary, the goals of 
the Plan. 

15.10 This Plan has been prepared in accordance with relevant Provincial policies 
and/or plans. Specific terms appearing in italics in this Plan, are defined in 
Sub-Section 15A, and where noted, are consistent with the definitions 
provided in the Provincial Policy Statement (PPS), Oak Ridges Moraine 
Conservation Plan (ORMCP), Central Pickering Development Plan (CPDP), 
Greenbelt Plan (GBP) and Growth Plan for the Greater Golden Horseshoe 
(GP). For specific applicability to any respective Provincial Policy or Plan 
regard should be given to that document. The boundaries of the Oak Ridges 
Moraine and Greenbelt Plan Area are shown on Schedules 'A', 'B' and 'D'. 
The Greenbelt Protected Countryside refers to those lands located within the 
Greenbelt Plan Area. In accordance with the Greenbelt Plan, the Protected 
Countryside lands are intended to enhance the spatial extent of agriculturally 
and environmentally protected lands currently protected by the Oak Ridges 
Moraine Conservation Plan while at the same time improving linkages 
between this area and the surrounding major lake systems and watersheds. 

15.11 This Plan shall be referred to in area municipal official plans as the Durham 
Regional Official Plan. 

15.12 The Region, and Regional Council, in this Plan shall mean The Regional 
Municipality of Durham. 

15.13 This Plan contains provisions for which approvals have not been granted by 
the Ministry of Municipal Affairs and Housing (Deferrals). Such areas do not 
form part of the approved Plan, until or unless they receive approval from the 
Ministry of Municipal Affairs and Housing through further approved 
amendments to this Plan initiated by Regional Council, but do identify the 
position of Regional Council. 
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Section 15 A 

Definitions 

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

Map 'A1' – Brock 
Map 'A2' – Uxbridge 
Map 'A3' – Scugog 
Map 'A4' – Pickering, Ajax, Whitby, Oshawa 
Map 'A5' – Clarington 

Schedule B Greenlands System Maps 

Map 'B1' – Greenbelt Natural Heritage System & Key Natural 
Heritage and Hydrologic Features 

Map 'B2' – High Aquifer Vulnerability and Wellhead 
Protection Areas 

Map 'B3' – Oak Ridges Moraine Land Use 
Map 'B4' – Oak Ridges Moraine Landform Conservation 

Schedule C Transportation System Maps 

Map 'C1' – Road Network 
Map 'C2' – Road Network, Pickering, Ajax, Whitby, 

Oshawa, Courtice Urban Areas 
Map 'C3' – Transit Priority Network 
Map 'C4' – Strategic Goods Movement Network 
Map 'C5' – Protected Major Transit Station Areas 

Schedule D High Potential Aggregate Resource Areas Map 

Schedule E Tables 

Table 'E1' – Aggregate Resource Extraction Areas 
Table 'E2' – Country Residential Subdivisions 
Table 'E3' – Rural Employment Areas 
Table 'E4' – Aggregate-Related Industrial Use Exceptions 
Table 'E5' – Land Use Groups by Risk to Groundwater 
Table 'E6' – Wellhead Protection Areas – Land Use 

Restrictions 
Table 'E7' – Arterial Road Criteria 
Table 'E8' – Complete Application Requirements 
Table 'E9' – Minimum Intensification Allocations, 2015-2031 
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20 Maud Street, Suite 305 
Toronto, ON  M5V 2M5 

Tel: 416-622-6064  Fax: 416-622-3463 
Email: zp@zpplan.com Website: www.zpplan.com 

 

VIA EMAIL 

 
August 31, 2021 
 
Clerks Department 
Regional Municipality of Durham  
605 Rossland Road East, PO Box 623 
Whitby, ON   
L1N 6A3 
  
Attention: Mr. Ralph Watson – Region of Durham Clerk 
 
Re: Envision Durham – Proposed ROPA 2021-003 

Policy & Delineations for Protected MTSAs (File: OPA 2021-003) 
September 7, 2021  
Comments on Behalf of CP REIT Ontario Properties Limited 

Our File: CHO/BOW/21-01
 

We are the planning consultants for CP REIT Ontario Properties Limited (“CP REIT”) for 
Envision Durham, the Region of Durham Official Plan Review and the associated 
Municipal Comprehensive Review (MCR). CP REIT are the owners of lands throughout 
the Region of Durham, including the approximately 2.43 ha (6.02 ac) lands known 
municipally as 2375 Highway 2 in Clarington, ON (the “Bowmanville Lands”) and the 
approximately 4.86 ha (12.02 ac) lands known municipally as 1792 Liverpool Road in 
Pickering, ON (the “Pickering Lands”), which are both developed with a Loblaws 
supermarket and associated parking. 
CP REIT have been participating in the Envision Durham process. On behalf of CP REIT 
we provided comments dated February 25, 2021 for the Major Transit Station Areas – 
Proposed Policy Directions and discussed our comments with Staff on April 19, 2021. It is 
our understanding from the Region of Durham Staff Report 2021-P-** dated September 
7, 2021 that as part of the Region’s Official Plan Review and MCR, the Draft ROPA with 
proposed policies and delineations for protected MTSAs was released for public comment. 
We note that as part of Staff Report 2021-P-**, Regional Staff responded to our comments 
dated February 25, 2021. Based upon our review of the Draft ROPA 2021-003, on behalf 
of CP REIT we have preliminary comments as outlined below and will continue to review 
the Draft ROPA 2021-003 in more detail and may provide further comments as required.  
At this time, our preliminary comments for the Draft ROPA 2021-003 are as follows: 

• Policy 8A2.10 states “Notwithstanding the land use designations in the vicinity of 
existing and future GO Stations identified on Schedule ‘A’, the following land uses 
will be permitted within the delineated Protected Major Transit Station Areas: … f) 
Commercial uses including retail, both convenience retail and small-scale retail 
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uses, restaurants, personal and professional service shops, and day care uses; … 
h) Recreational uses, amenities, and public art;”. In our letter dated February 25, 
2021 for the associated Land Use Policy Direction 8.3.1, we commented that 
“Retail uses that are not small-scale or convenience retail provide retail anchors 
that support a complete community. In our submission, clarity should be provided 
to ensure that retail uses including the supermarket, which is not a convenience 
retail or small-scale retail use, continue to be permitted” and the Staff Response 
was “Comment noted”. The policies proposed through the amendment are not 
intended to preclude existing uses from continuing.” Under the existing Regional 
Official Plan, Major Retail Use “means large-scale, retail operations and 
commercial facilities, having a gross leasable area of 2,000 m2 or greater”. In our 
submission for Policy 8A2.10, where commercial uses including  
“retail, both convenience retail and small-scale retail uses” are permitted, clarity 
should be provided that the supermarkets, which would be considered Major Retail 
Uses due to their gross leasable area continue to be permitted. Accordingly, Major 
Retail Uses should be explicitly permitted by changing “Commercial uses including 
retail, both convenience retail and small-scale retail uses” to “Commercial uses 
including Major Retail Uses and retail, both convenience retail and small-scale 
retail uses”. In addition, we request clarification as to whether “public art” is 
intended as a land use; 

• Policy 8A2.12 states “Development within Protected Major Transit Station Areas 
will offer convenient, direct, sheltered pedestrian access from high-density 
development sites to neighbouring Commuter Stations or Transportation Hubs, 
recognizing matters of accessibility for persons with disabilities, pedestrians, 
cyclists, and connections to a variety of transportation modes.” In our submission 
we suggest that “Where appropriate,” should be added prior to “Development 
within” in order to account for site specific context and operational needs; 

• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … b) Establish minimum 
density, population, employment and housing targets; c) Establish minimum job 
requirements for Protected Major Transit Station Areas;” In our letter dated 
February 25, 2021 for the associated Land Use Policy Direction 8.3.4, we 
commented that “We request clarification as to what is intended by “minimum job 
requirements” that are encouraged to be established” and the Staff Response was 
“The area municipalities will be required, through subsequent work, to identify a 
minimum jobs target for their respective Protected Major Transit Station Area to 
ensure a balance of jobs and population.” In our submission, the “minimum job 
requirements” should be changed to “minimum job targets” in order to reflect the 
policy intent by Staff;  

• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … h) support the efficient 
use of land, including requirements for structured parking as part of new 
development.” In order to accommodate new additions to existing buildings or new 
interim infill development prior to comprehensive redevelopment, in our 
submission “where appropriate,” should be added before “requirements for 
structured parking” to provide clarity that structured parking is not required in such 
circumstances;  
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• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … i) Incorporate Urban 
Design Guidelines to guide the desired density, built form, building placement, 
access requirements and approaches for a pedestrian-oriented public realm, that: 
…. iii. Require buildings to frame streets, with frequent pedestrian entrances;”. In 
our letter dated February 25, 2021 for the associated Land Use Policy Direction 
8.3.2.3, we commented that “in our submission “generally” should be added after 
“Buildings will” and “where appropriate” should be added after “pedestrian 
entrances” in order to incorporate flexibility to accommodate site specific context 
and operational needs” and the Staff Response was “Comment noted.” In our 
submission, “Generally” should be added before “require buildings” and “where 
appropriate” should be added after “pedestrian entrances” in order to incorporate 
flexibility to accommodate site specific context and operational needs and to reflect 
that the policy relates to Urban Design Guidelines [emphasis added];  

• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … i) Incorporate Urban 
Design Guidelines to guide the desired density, built form, building placement, 
access requirements and approaches for a pedestrian-oriented public realm, that: 
…. iv. Restrict vehicular access to private property from adjacent local roadways;” 
In our submission, “Where appropriate,” should be added before “Restrict” in order 
to provide flexibility to account for site specific circumstances, operational needs 
and existing accesses;  

• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … i) Incorporate Urban 
Design Guidelines to guide the desired density, built form, building placement, 
access requirements and approaches for a pedestrian-oriented public realm, that: 
… vi. Require vehicular parking to be located below grade or located in a manner 
to minimize the visual impact on streets, parks, open spaces, pedestrian walkways 
and other land uses. With the exception of bus parking, surface parking will be 
minimized;”. In our letter dated February 25, 2021 for the associated Land Use 
Policy Direction 8.3.2.6, we commented that “we suggest that “new” be added 
before “surface parking” in order to provide clarity for accommodating existing uses 
prior to redevelopment” and the Staff Response was “Comment noted. The policies 
proposed through the amendment are not intended to preclude existing uses (such 
as existing surface parking lots) from continuing.” In our submission, “new” should 
be added before “surface parking” in order to accommodate existing uses and 
additions to existing buildings or new interim infill development prior to 
comprehensive redevelopment;  

• Policy 8A.2.17 states “Area municipal official plans shall include detailed policies, 
for each Protected Major Transit Station Area, which will: … k) Include sustainable 
transportation policies that: … ii. Support active transportation through safe, well-
designed and direct connections between and amongst component uses and 
transit stations”. We request clarification as to what is intended by “well-designed 
and direct connections between and amongst component uses and transit 
stations”; and 

• Policy 8A.2.18 states “The Region and the respective area municipality may 
require the coordination of development applications through measures such as 
Master Development Agreements or other similar approaches, to ensure an 
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orderly, coordinated and phased approach to the provision of transportation, 
servicing and other infrastructure requirements are provided prior to or coincident 
with development.” We request confirmation that flexibility is provided under the 
“may require” language in order ensure that development applications for additions 
to existing buildings or new interim infill development prior to comprehensive 
redevelopment do not trigger the need for the coordination of development 
applications.  

We would welcome the opportunity to meet with Staff to discuss our comments further.   
Please kindly ensure that the undersigned is notified of any further meetings with respect 
to this matter as well as notice of the adoption of the Official Plan Amendment. 
Should you have any questions, or require further information, please do not hesitate to 
call.  
Sincerely, 
ZELINKA PRIAMO LTD. 

 
Jonathan Rodger, MScPl, MCIP, RPP 
Senior Associate 
 
cc. CP REIT (Via Email) 
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_____________________________________________________________________________________ 

P-3272 

September 1, 2021 (via e-mail) 

Durham Region 
605 Rossland Road East 
4th Floor 
Whitby, ON 
L1N 6A3 

ATTENTION: Durham Regional Clerk 

RE: Public Meeting Report – Policies and Delineations for Protected Major Transit Station Areas 
(File OPA 2021-003) 
As It Relates to 1218 Trulls Road, Clarington 

Regional Clerk, 

We have recently been retained by ‘1044971 Ontario Limited’ (“Client”), owner of the lands known 
municipally as 1218 Trulls Road of the Municipality of Clarington (“Clarington” or “Municipality”) in the 
Region of Durham (“Durham” or “Region”) and commonly referred to as the ‘Worden Development 
Lands’ (“Subject Lands”). Their lands are located on the west side of Trulls Road, directly across from the 
proposed MTSA in Courtice (see attached Map for Context). 

Our Client’s interest is primarily linked to the Employment Lands Conversion request for the Subject Lands, 
having Conversion Request ID CNR-38. For context, the Municipality of Clarington prepared a staff report 
on Employment Land Conversion Requests within Courtice dated February 1st, 2021 (report number PDS-
009-21) to which Clarington Council adopted the position to support and advance the various land 
conversion requests in the Courtice, including our client’s lands as they complement the plans for the GO 
Train Station Area. 

The purpose of this letter is to express our client’s interest in the interconnected land use framework of 
the MTSA and the employment land conversion request of their lands immediately adjacent. We are of 
the opinion that there are land use compatibility considerations that have to be taken into account as 
sensitive land uses are being considered within the MTSA adjacent to lands with a range of employment 
use permissions. 

We believe that the employment conversion of our client’s lands adjacent to the MTSA is appropriate in 
this regard to provide an appropriate range of non-industrial/employment uses to avoid land use 
compatibility issues. We look forward to hearing from the Region on how this matter has been taken into 
consideration. 

Page 1 of 2 
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We intend to make a deputation on behalf of our client on this matter at the September 7th Public Meeting 
and look forward to working with Staff to address our client’s request and concerns. 

If you have any questions or concerns, do not hesitate to contact the undersigned. 

Yours truly, 

KLM PLANNING PARTNERS INC. 

Billy Tung, MCIP, RPP 
PARTNER 

CC: envisiondurham@durham.ca 
Collen Goodchild, Manager of Policy Planning and Special Studies 
George Smith, Titlers Professional Corporation 
Megan Beck, Titlers Professional Corporation 

Page 2 of 2 
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Subject Lands
1218 Trulls Road 
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If this information is required in an accessible format, please contact 1-800-372-1102 ext. 2564 

The Regional Municipality of Durham 
Report 

To: Planning and Economic Development Committee 
From: Commissioner of Planning and Economic Development 
Report: #2021-P-22 
Date: September 7, 2021 

Subject: 

Durham Environmental Advisory Committee (DEAC) Post-Secondary Student 
Membership Appointment, File: A01-37-02 

Recommendation: 

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

That Anish Panday be appointed as a Post-Secondary Student member to the Durham 
Environmental Advisory Committee. 

Report: 

1. Purpose 

1.1 In May 2021, Post-Secondary Student member Jocelyn Whalen resigned from her 
role on the Durham Environmental Advisory Committee (DEAC), after moving 
outside of Durham. 

1.2 In accordance with the DEAC Terms of Reference (ToR), the Planning and 
Economic Development Committee must recommend a “Post-Secondary Student 
member” to fill the existing vacancy. All members of DEAC are required to reside in 
Durham Region. 
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Report #2021-P-22 Page 2 of 2 

1.3 The applications received the last time the Post-Secondary Student position was 
advertised in November 2020 were retained in the event of future vacancies, as per 
the Committee’s ToR. The applications on file were reviewed, and it is 
recommended that Anish Panday be appointed as the Post-Secondary Student 
member to the Durham Environmental Advisory Committee. Mr. Panday is a student 
at Ryerson University, and is majoring in Urban and Regional Planning. He has a 
keen interest in sustainable communities that mitigate the impacts of a changing 
climate, and a deep understanding of the role that municipal planning plays on 
restoring the natural environment. Mr. Panday resides in Durham Region. 

2. Previous Reports and Decisions 

2.1 2021-P-3 DEAC 2020 Annual Report and 2021 Workplan 

3. Relationship to Strategic Plan 

3.1 This report aligns with/addresses the following strategic goals and priorities in the 
Durham Region Strategic Plan: 

a. Goal 1: Environmental Sustainability’s objective: To protect the environment 
for the future by demonstrating leadership in sustainability and addressing 
climate change. 

Respectfully submitted, 

Original signed by 

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

Recommended for Presentation to Committee 

Original signed by 

Elaine C. Baxter-Trahair 
Chief Administrative Officer 
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Resolutions from Advisory Committees 

Durham Environmental Advisory Committee 

1. Appointment of DEAC Representative on the Friends of Second Marsh Board of
Directors

That we recommend to the Planning & Economic Development Committee for 
approval and subsequent recommendation to Regional Council: 

That Susan Clearwater be appointed as the Durham Environmental Advisory 
Committee representative on the Friends of Second Marsh Board of Directors. 

(See attached letter from Peter Taylor, Chair, Friends of Second Marsh Board of 
Directors dated June 2, 2021, re: Request for a DEAC Representative on the 
Friends of Second Marsh Board of Directors)
Page **
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June 2, 2021 
 
Aneesha Luqman, Project Planner 
Planning & Economic Development Department. 
The Regional Municipality of Durham 
605 Rossland Road East 
Whitby, ON  
L1N 6A3 
 
Good afternoon, Aneesha, 
 
The Board of Directors of the Friends of Second Marsh are 
interested in having a member of the Durham Environmental 
Advisory Committee join our Board. 
 
We believe that such participation would help the Committee in 
fulfilling its mandate to ‘provide advice on the state of 
environmental resources such as water resources and natural 
heritage features such as wetlands, forests, and wildlife within 
Durham Region in co-operation with other organizations where 
appropriate’. 
 
Our Board meets monthly from 3:00 pm to 5:00 pm on the fourth 
Wednesday of each month except for July, August and December. 
During Covid, these meetings are held online. 
 
Please contact me for further information about this important 
request. 
 
Yours sincerely, 
 
Peter Taylor 
Chair  
 
905-449-6037 
 
 
 
 
 
 
 
 
 

 
206 King Street East 

PO Box 26066  
RPO King Street 
Oshawa, Ontario 

L1H 8R4 
 

Tel: 905.723.5047 
friends@secondmarsh.ca 

 www.secondmarsh.ca 
Twitter & Facebook 

@secondmarsh 
 
 

Hon. Board of Directors 
 

Dr. Margaret Bain 
 

on. Ed Broadbent, P.C., C.C
 

Hon. David Crombie, P.C. 
 

Regional Chair John Henry 
 

Mr. Michael Grimaldi 
 

Mr. Noel Hutchinson 
 

Mr. Glen Loates 
 

Mr. Gord Miller 
 

 Mr. Mike Shields 
 
 

Charitable Number 
89793 2091 RR0001 

H . 
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