
Jury Lands – Public Comments 
The following documents were received from the public regarding the 
planning of the Jury Lands property. 

If you require any of this information in an accessible format, please contact 
the Planning and Development Services Department at 905-623-3379 ext. 
2405. 
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July 31, 2018        Project No. 16238-7 
 
Municipality of Clarington 
Municipal Administrative Centre 
40 Temperance Street, 2nd Floor 
Bowmanville, ON L1C 3A6 
Attention: Faye Langmaid, Manager of Special Projects 
 
Dear: Ms. Langmaid 
 
Re:   Future Vision of the Jury Lands 
 
 
We are the planning consultants for Lamb Roads School Property Ltd. (herein 
referred to as “our client”), the owners of lands generally located north of 
Concession Street East on the east and west sides of Lambs Road in Bowmanville 
(the “subject site”).  
 
Our client has been monitoring the Municipality’s process associated with the 
planning for the lands east of Lambs Road and for the lands west of Lambs Road 
from Concession Street north to the CPR line, which the Municipality identified has 
a Special Policy Area. They have informally provided comments to the municipality 
on their community vision and Urban Design Plan. No formal application 
submissions have been made during this time. 
 
Our client’s intention is to present an application that seeks to harmonize heritage 
preservation with area appropriate intensification that is consistent with and 
conforms to Provincial policies and Plans.  Their proposal will be designed to be 
respectful of the adjacent heritage properties, while providing a higher density, 
multi-unit mix of residential built form types, including mid-rise building forms, to 
support the concept of a mixed use hub in the Secondary Plan that is centred 
around Lambs Road and the new east-west street.  
 
We have undertaken a review of the current vision for the Jury Lands, as presented 
to the public on June 13, 2018, in the context of our client’s proposal as well with 
respect to the broader context of Provincial policies and plans, the Region of 
Durham Official Plan and the Municipality’s Official Plan.  Based on our preliminary 
review of the vision, we have identified a number of concerns with the vision, which 
amongst other matters, generally include:  
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• the limited range of land uses, density and built form types included in the 
vision for the Jury lands, which amongst other matters could have a direct 
impact on affordability and accessibility;  

• lack of clarity on how the integration of the vision for the Jury Lands will 
work with the vision for the Secondary Plan area to the east, including the 
creation of a hub at the Lambs Road and the east-west street;  

• incomplete information on future process, and associated timing, to 
implement the vision including opportunities to participate prior to the 
preparation of statutory documents.  

 
Based on the foregoing, we recommend additional considerations be made as to 
the location of the proposed land uses and the diversity of building typologies that 
may be more appropriate and better suit the adaptive reuse of the lands, that is 
contextually sensitive and consistent with Provincial policies and conforms to the 
Growth Plan. 
 
Further, given that our client is the owner of the all of the lands to which the Special 
Policy Area and this vision for the Jury Lands applies and that we have concerns 
regarding the vision for the lands, we request that we, with our client, convene a 
meeting with Staff to discuss this matter in more detail before an Official Plan 
Amendment to implement the vision is drafted. 
 
We are continuing to review the available documentation and look forward to 
continuing to work with staff on this matter. If you have any questions, please do 
not hesitate to contact the undersigned at (416) 947-9744.  
 
Yours truly,  
 

 
 
Bousfields Inc.  
 
Emma West, MCIP RPP  
 
cc. Kaitlin Corporation   
 
 
 



From: S & A Coles
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Subject: RE: Jury Lands Report
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Faye et Al
 
From my prospective the Jury Lands Foundation is supportive of the Jury Lands report for number of
reasons providing the Jury Lands Foundation is a partner in the process to make possible this
development. The Jury Lands Foundation needs to have a voice to make sure that the residential
development complements the heritage parts of the site. First reason, this will create a destination
park that citizens of not just Bowmanville but beyond could travel to learn about the history of the
site along with the unique example of the Carolina forest.  Secondly the site would be linked into the
trail system. Thirdly, as proposed the access to the area means people can walk, ride bicycles or use
public transit along with a car to access the from Concession St, Lambs Rd or the trail.
 
It would be beneficial that the process to develop the public area and thereby giving the Jury Lands
Foundation  the opportunity to start the process of repurposing the heritage buildings happen as
quickly as possible.
 
Steve
 

From: Langmaid, Faye [mailto:flangmaid@clarington.net] 
Sent: Wednesday, August 01, 2018 8:06 AM
To: Marilyn Morawetz (mjm@teamevergreen.com); Steve Coles; Bill Humber
Subject: Jury Lands Report
 
Hi all
 
I am working on the report to Council about the Jury Lands Report and it would be
appropriate to include comments from the JLF.  A letter (or e-mail) would work fine. 
 
It should speak to the involvement of the group throughout the process and support
for the development sites (Areas 1, 3, 4) as outlined in the Report with a mix of
housing types and densities, with public access and vision lines to Soper Creek
valley.  For Area 2 support for the park concept and minor housing development
along Lamb’s Road in the areas of the former industrial arts building and south of the
triple dorm, provided they are in scale and proportion with the historical buildings. 
 
Also support for designating the area inside the ring road as public park and providing
historical interpretation of it, plus the retaining the roadway down to Concession
Street as a park lane.
 
Include that the sooner the development proceeds and the central campus lands

mailto:coles.coles@sympatico.ca
mailto:flangmaid@clarington.net
mailto:mjm@teamevergreen.com
mailto:Bill.Humber@senecacollege.ca
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become parkland the sooner JLF will be able to assist with their redevelopment and
repurposing of the buildings. 
 
Thanks
 
Faye Langmaid
Manager of Special Projects
Planning Services Department    
Municipality of Clarington                                                                          
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2407 | 1-800-563-1195         
www.clarington.net
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From: Dave
To: Pingle, Julia
Cc: Langmaid, Faye
Subject: Re: Proposed Amendment to the Clarington Official Plan - COPA2018-0003
Date: August 23, 2018 7:15:42 AM

Thanks so much for the information.
It is disappointing to see more residential area proposed here as well as the Farsight property.
The Sopercreek valley and adjacent lands are so important to biodiversity.
To get a better understanding of how important natural spaces are in Southern Ontario and
Canada PLEASE look at the following sites.
https://www.ontario.ca/page/conserving-biodiversity
 
https://www.ontario.ca/page/conserving-biodiversity
 
Thanks!!!
 
Dave Winkle
 
From: Pingle, Julia
Sent: Friday, August 17, 2018 2:18 PM
To: Langmaid, Faye
Subject: Proposed Amendment to the Clarington Official Plan - COPA2018-0003
 

Good Afternoon,
 
Attached is a revised copy of the Proposed Amendment to the Clarington Official
Plan. The only change in the document is the map.
 
Only this one final hard copy will follow in the mail.
 
Thank you,
 

Julia Pingle                  
Development Application Coordinator
Planning Services Department    
Municipality of Clarington                                                                          
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2405 | 1-800-563-1195         
www.clarington.net
 

From: Pingle, Julia 
Sent: August-17-18 11:05 AM
To: Langmaid, Faye <flangmaid@clarington.net>
Subject: Proposed Amendment to the Clarington Official Plan - COPA2018-0003
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Good Morning,
 
Please see the attached Proposed Amendment to the Clarington Official Plan. A hard
copy will follow in the mail.
 
Thank you,
 
 

Julia Pingle                  
Development Application Coordinator
Planning Services Department    
Municipality of Clarington                                                                          
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2405 | 1-800-563-1195         
www.clarington.net
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This letter is in response to the notification received regarding the proposed Official Plan 
amendment COPA 2018-0003 to be presented to Council at the P & D meeting of 
Monday, September 10, 2018. 

The Architectural Conservancy of Ontario Clarington Branch has closely followed the 
development of the Camp 30, Boys Training School community vision.  The community 
vision presented at the June 13th, 2018 public information session was attended by 
many of our members and is a vision we strongly support.   

The impetus to form the Clarington Branch of ACO was Camp 30, its conservation and 
interpretation. The ACO Clarington Branch has expanded to encompass public 
education about the heritage and history of Clarington through support for Doors Open, 
public presentations, work with Clarington Museums and writing/leading walking tours.  
In particular our group leads the tours of Camp 30 and is supportive of the role the Jury 
Lands Foundation has taken on with regard to adaptive re-use of the heritage buildings.    

The community vision calls for a mix of housing types and densities, with public access 
and views to Soper Creek valley. While development of the lands surrounding the 
central campus and its historic buildings is welcome, it also needs to be in character 
with the heritage buildings, it should be low-rise and nestled within the landscape like 
the existing buildings.  The heritage buildings should be predominant.  The 
recommendation that the area within the ring road be a public park with historical 
interpretation is most welcome.    

Respectfully, 

Bernice Norton, ACO Clarington Branch Secretary. 

August 23, 2018 
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Project No. 16238-7 
 
November 23, 2018 
 
Municipality of Clarington 
Municipal Administrative Centre 
40 Temperance Street, 2nd Floor 
Bowmanville, ON L1C 3A6 
 
Attention: Faye Langmaid, Manager of Special Projects 
 
Dear: Ms. Langmaid 
 
Re:    Future Vision of the Jury Lands 
 Lambs Road School Property Ltd.  
 
 
As you are aware, we are the planning consultants for Lambs Road School 
Property Ltd. (herein referred to as “our client”), the owners of lands generally 
located north of Concession Street East on the east and west sides of Lambs Road 
in Bowmanville (the “subject site”).  
 
Our client has been monitoring the Municipality’s process associated with the 
planning for the lands east of Lambs Road and for the lands west of Lambs Road 
from Concession Street north to the CPR line, which the Municipality identified has 
a Special Policy Area.  On behalf of our client, we submitted a letter dated July 31, 
2018 to the Municipality with respect to the June 13, 2018 version of the vision for 
the Jury Lands.   
 
Since we submitted that July 2018 letter, we have reviewed the proposed Official 
Plan Amendment (OPA) to Section 16.7 Special Policy Area F, the draft Urban 
Design Master Plan + Design Guidelines prepared by DTAH, dated July 20, 2018, 
and the Staff Report, dated September 10, 2018, which were prepared by the 
Municipality in support of the vision for the lands. These lands are also referred to 
as the Jury Lands. In addition, we attended a meeting with Clarington staff on 
August 20, 2018 to discuss the documents. Our client has also attended a pre-
consultation meeting with staff on October 11, 2018. 
 
Our review of the draft OPA materials was conducted in the context of our client’s 
intention to develop the lands in a manner that seeks to harmonize heritage 
preservation with area appropriate intensification that is consistent with and 
conforms to Provincial policies and Plans. Their proposal will be designed to be 
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respectful of the adjacent heritage properties, while providing a higher density, 
multi-unit mix of residential built form types, including mid-rise building forms, to 
support the concept of a mixed use hub in the Secondary Plan that is centred 
around Lambs Road and the new east-west street.  
 
As you are aware, our client has submitted an Official Plan Amendment, Zoning 
By-law Amendment and Draft Plan of Subdivision for the southern portion of the 
subject site (identified as Area 1 in the Municipality’s documents), which was 
deemed a complete application in December 2010. Our client is currently in the 
process of developing concepts for the remaining portions of the subject site.  
 
Comments on the Proposed Official Plan Amendment 
 
Based on our review of the proposed OPA, we provide the following comments 
and we respectfully request modifications to the proposed OPA be made, as set 
out below. These comments are generally consistent with the concerns we raised 
in our July 31, 2018 letter. 
 
1. Uniqueness of the Site  
 
The future development of the Jury Lands is heavily influenced by the uniqueness 
of the site. The lands are defined generally by the integration of natural landscape 
with varied topography and a series of tributaries, the presence of the campus style 
layout of the six heritage buildings with view between the buildings and the clearly 
defined ring road.  There are very few urban contexts in the Greater Golden 
Horseshoe where there is the intersection of a significant amount open space in a 
natural setting with a cluster of cultural heritage buildings and where development 
is planned for the immediate surroundings.  Importantly, the lands are in fact, 
located within the urban boundary of the town, in an area intended for growth and 
urbanization.  As such, the plan for these lands needs to address this unique 
condition. The development of the subject lands presents an opportunity to 
urbanize the community while still protecting the defining features.   
 
This unique condition warrants a unique approach to implementation, particularly 
with respect policies related to the Special Policy Area. For example, the 
application of the Official Plan’s Local Corridor policies, as proposed in the draft 
Official Plan amendment would not apply to this unique site in the way that they 
would for other sites.  
 
For example, proposed policy 16.7.3 b) states that “Development shall:… 
Implement the Local Corridor policies with the highest density being located at the 
intersection of Lambs Road and Concession Street;” 
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Further, Official Plan Map J3, identifies the entire Lambs Road frontage within the 
Special Policy Area as a Local Corridor.  Moreover, Section 10.6.5 of the Official 
Plan states that “Corridors are approximately 100 metres deep as measured from 
the extent of the ultimate road allowance”.  Therefore, the Local Corridor policies 
indicate that the highest densities should be located along the entire Lambs Road 
frontage, at a depth of 100 metres from the right of way.  
 
In general, this policy direction is not consistent with proposed OPA Policy 16.7.3 
which provides that development will implement the Local Corridor policies with 
the highest density being located only at the intersection of Lambs Road and 
Concession Street; and for lands outside of the Local Corridor, implement 
development at densities that adhere to built form and densities appropriate for 
lands “Internal to the Neighbourhood” per Table 4.3 of the Official Plan.   
 
Finally, in our opinion that the Local Corridor policies are not appropriate to the 
subject site, as the Lambs Road frontage has a depth greater than 100 metres and 
extends towards the natural features.  The application of this corridor policy would 
not be appropriate given the structure of the subject site, in that there is a cluster 
of cultural heritage features intersected by natural heritage features central to the 
subject site.  These defining elements mean that the structure contemplated by the 
Local Corridor policies could not in fact be applied. Therefore,  it is our opinion, 
that the policy in the proposed OPA should be revised to reflect the unique context 
of the site. 
  
A balance can be struck in creating a new neighbourhood with a distinct character 
that is sensitive to the surrounding context including the relationship to heritage 
resources and the natural space system while including permissions that allow for 
increased densities surrounding the periphery. Furthermore, due to the significant 
amount of natural heritage and open space areas being dedicated, there should 
be increased density permissions along the edges, that not only support the 
achievement of growth forecasts and density targets that apply to the site, but also 
introduce appropriate amounts of density that support the future adaptive re-use 
of the heritage buildings for community spaces and to appropriately frame the 
heritage features.  
 
2. Maximum total number of units in the Special Policy Area 
 
Proposed OPA Policy 16.7.3(d) specifies a maximum of 650 units within the 
Special Policy Area. In our opinion applying a maximum number of units is not 
appropriate, as it effectively limits flexibility with respect to the development 
potential and restricts built form options of the Special Policy Area.  
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The maximum unit count is overly prohibitive to development as it limits the built 
form potential and distribution of units across the subject site. This overly restrictive 
approach does not offer a level of flexibility necessary to develop site that is 
responsive to the evolving context of the subject lands.  
 
Moreover, no rationale for the 650 units has been provided to date in any of the 
materials prepared by the Municipality and therefore it is difficult to determine what 
the number is based on.  From our review of the draft Urban Design Master Plan 
and Design Guidelines and public consultation materials, no total unit count is 
provided. Furthermore, the maximum number further contradicts policies relating 
to growth and intensification in the Official Plan and more importantly the Growth 
Plan. 
 
We recommend that the proposed OPA be modified to provide more flexibility with 
respect to future redevelopment by using minimum and maximum density and 
height permissions in place of a maximum unit count.  
 
3. Special Policy Areas Structure 
 
In our opinion, there is an opportunity to restructure the Official Plan Amendment 
to be presented in a similar form as other special policy sections in the Clarington 
Official Plan.  
 
In reviewing Special Policy Areas A through E, it is apparent that each special 
policy area provide clear intents of how future development should unfold in a 
manner that appropriately responds to the unique context of each site.  
 
A brief summary of each Special Policy Area is provided below:  
 

• Special Policy Area A: Port Granby Project and Nature Reserve recognizes 
the long-term waste management facility seeks to establish a nature 
reserve;  

• Special Policy Area B: Wilmot Creek Neighbourhood: recognizes the 
development of a seniors and retired residents’ community is constrained 
by the capacity of the available servicing and infrastructure, and therefore 
limits the total number of residential units;  

• Special Policy Area C - St. Mary’s Cement recognizes the licensed 
extraction area and the cement manufacturing facility while outlining the 
permitted uses and the requiring a rehabilitation plan;  

• Special Policy Area D - Auto Wrecking limits the redevelopment of the site 
until sewer and water services are available, and seeks to ensure that the 
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soil conditions and ground and surface water conditions on the site are 
suitable for proposed future uses; and  

• Special Policy Area E – Wellington Enterprise Area seeks to evolve as a 
special economic area with the potential for incubating new businesses 
following appropriate remediation.  

 
It is clear that from the short summaries of these other Special Policy Areas that 
each one is responding to the unique context of its site, often relating to serving 
and environmental constraints or protection.  In our opinion the Special Policy Area 
structure should be that of a road map for how future development should unfold. 
In the current draft of the OPA, whereas, the text in the first section focuses on the 
process that was undertaken rather than providing context, principles or policies.  
In this regard, the proposed OPA could be revised to focus on providing policy 
direction related to the future development, heritage and environmental protection 
and design parameters. This could include matters such as density, built form, 
relationship to open space, heritage, access and circulation. 
 
Conclusions  
 
Based on the foregoing, we recommend revisions be made to the proposed OPA 
that recognize the uniqueness of the subject site; incorporate permissions with 
respect to density and units counts that are contextually sensitive and consistent 
with Provincial policies and conforms to the Growth Plan; and reformat the 
amendment to provide a guide for future development. As such, it is our opinion 
that the proposed amendment should not be adopted in its current form. 
 
Moreover, we have concerns that the current version of the proposed OPA is not 
consistent with the Provincial Policy Statement (2014), nor does it conform to the 
Growth Plan (2017), in particular with respect to intensification policies whereby 
growth should be accommodated in the built boundary. In addition, it is our opinion 
that the proposed OPA is not consistent with the municipality’s Official Plan, 
particularly the Local Corridor designation which is intended to accommodate 
growth in a denser form.  
 
Further, Provincial policies and plans do not provide maximum unit cap, but rather 
provide minimum density targets.  In our opinion the proposed Official Plan 
policies, such as the introduction of a maximum number of units, effectively limit 
the development potential within the Special Policy Area, and within the built 
boundary which is intended for growth. We recognize there is a critical balance 
amongst the cultural heritage, natural environment and development, but want to 
ensure that the proposed OPA policies respects this balance while not precluding 
the integration of future development.  
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Finally, as the owner of the Jury Lands, our client should be an integral part of this 
process to achieve the common goals of all parties.  Our client is committed to 
ensuring that the proposed OPA achieves an appropriate balance between 
development and protecting this unique cultural and natural landscape.  We look 
forward to continued dialogue with Staff.  
 
We are continuing to review the available documentation and look forward to 
continuing to work with staff on this matter.  If you have any questions, please do 
not hesitate to ask the undersigned or Ashley Varajão of our office at (416) 947-
9744.  
 
Yours truly,  
 
Bousfields Inc. 

 
Emma West, MCIP RPP 
 
cc.  Kaitlin Corporation  
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MEMORANDUM 
 
 
To: Municipality of Clarington Project No.: 16238-7 
 
From: Emma West, Ashley Varajão (on behalf of the Kaitlin Corporation) 
 
Date: July 19, 2019 
 
Re: Jury Lands –Precedent Summary    
 
In response to the request by Clarington staff for examples of similar developments 
and the associated policies that permitted the development, the following provides 
relevant examples from across the region.  These precedents have been included 
because they have similar attributes to development blocks in the Jury Lands, 
particularly Area 4, including isolated parcels surrounded on two or three sides by 
open space areas, including natural features with limited points of access.  In 
particular, these examples include parcels with medium to high density residential 
development.  In some cases, the examples have been fully built-out and in others the 
development is currently underway.    

1. Edgemere Estate, Oakville 

 Overview  
• This is site is located in south Oakville, adjacent to Lake Ontario and is 

approximately 1.46 hectares in size. 
• Prior to development, the original parcel of land included the historic 

Edgemere Estate (Figure 1 – Edgemere Estate location map). 
• One point of  access into the development through Maple Grove Drive. 
• The development block is surrounded by Lake Ontario to the south and 

natural heritage lands to the north and west.  Lakeshore Road East borders 
to the site to the north but there is no direct access to the site. 

• The new development is comprised of 3 storey multi-unit dwellings with up 
to 32 units.   

• This development increased the density on site maintaining the heritage 
buildings while introducing a denser compact built form at the same time 
providing a high percentage of landscaped open space.  

• An OMB Settlement in 2011 resulted in a Site Specific Special Policy Area 
Exception  to permit the development through the designation of the site as 
Low-Density Residential. 
 

 
Policy Context  
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• Under the Livable Oakville Plan the lands are designated as Low Density 
Residential, Special Policy Area on Schedule G – South East Land Use  

• Policy 27.2.8 states “on the lands designated Low Density Residential at the 
southwest corner of Lakeshore Road East and Maple Grove Drive, and 
known as the historic Edgemere estate, a maximum of 32 dwelling units may 
be permitted, consisting of: 

1. Ten residential buildings, designed to look like detached 
dwellings, each containing a maximum of three dwelling units; 
and,  

2.  the heritage gate house and coach house, each containing 
one dwelling unit.” 

• Terms of the OMB settlement required a 2-phase development (Phase 2 has 
not yet commenced) Figure 2. The completion of various obligations of the 
developer under the minutes of settlement were tied to different stages of 
development. They required conveyances of a “Linear Waterfront Park”, a 
road widening, and conservation easements that were addressed before any 
development was permitted to occur. All obligations were secured through 
the site plan agreement.  
 

 
2. Elyse Court, Aurora  

 
Overview  

• Located in Aurora on the north side of Wellington Street East, generally 
between Bayview Avenue and Leslie Street. 

• The development area is approximately 5.5 hectares 
• The site is surrounded by open space/natural areas on the north, west and 

east and Wellington Street to the south. 
• There is only one point of access from Wellington Street at the east side of 

the development into a short, looped internal road network.  There is a 
second emergency access point at the west side of the development with a 
chain across an area of permeable pavers leading from the internal window 
street to Wellington Street.  

• The development is comprised entirely of 2-storey and 3-storey townhouse 
dwellings (see Figure 3 and 4).  

• Surrounded by protected natural areas and Wellington Street 
• The OPA that applies to the site provides provisions that support increases in 

density along corridors.  There is a density maximum of 99 units per hectare 
on block designated Medium-High Density Residential, the policy supports 
increases in density that respect urban design guidelines and do not exceed 
a maximum height (3.2.2(b)(A)(iii) 

 
Policy Context  

• Designated Medium-High Density Residential in the OP. Refer to Schedule 
‘B’ Secondary Plan Areas – OPA 30 – Medium-High Density Residential 
(Figure 5)  
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• OPA 30 applies to the site and Section 3.2.1 provides General Residential 
Policies including: 

o A) The residential community in Bayview Northeast shall be 
predominantly low intensity residential uses. The development and 
design of neighbourhoods shall have regard for the character of 
existing Aurora neighbourhoods and should provide a range and mix 
of primarily at-grade housing forms. Along Bayview Avenue and 
Wellington Street East, medium to high density housing, primarily in 
the form of townhouses or low-rise buildings, some of which may 
contain ground floor commercial uses, is intended to ensure that a full 
range of housing types is offered in the urban expansion area east of 
Bayview Avenue. 

o H) Consideration shall be made in the phasing of development to 
encourage a balanced mix of housing densities for each stage of 
development in the Bayview East urban expansion area. 

o I) It is the intention of this plan to generally concentrate relatively 
higher densities along certain parts of Bayview Avenue and 
Wellington Street East where commercial, recreational and transit 
facilities may be most accessible. 

• OPA 30 Policy 3.2.2 b) provides policies for Medium-High Density 
Residential, including: 

o A) Medium-High Density housing shall include a range of 
predominantly above grade housing forms such as stacked 
rowhouses, terrace houses, maisonettes, and garden apartments. In 
areas designated Medium-High Density Residential, a mix of housing 
types shall be provided, and may include street and/or block row 
houses in the Low-Medium Density designation 

o ii) It is the intention of this Plan to locate Medium-High Density 
Residential designations on lands adjacent to certain parts of Bayview 
Avenue, St Johns Sideroad near Bayview, and Wellington Street East 
where commercial, recreational, community services and transit 
facilities will be most accessible. The location and size of such areas 
are intended to allow for a wider range of housing choices in the 
Bayview East area, provide a strong built form presence along these 
major roads, and ensure an appropriate transition to the lower 
intensity housing comprising most of the community. In evaluating 
development plans, the Town shall seek appropriate vehicular 
circulation and parking arrangements in Medium-High Density 
Residential Designations. 

o iii)The maximum net residential density for any individual lot and/or 
block designated Medium-High Density Residential shall generally not 
exceed 99 units per hectare (40 units per acre). Buildings heights 
shall generally not exceed four storeys. At certain locations along 
Wellington Street East, building heights may increase provided such 
an increase is considered appropriate as articulated in the Urban 
Design Guidelines and does not exceed seven storeys in height as 
set out in the Official Plan. 
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• Policy 3.1.2 provides provisions regarding the Wellington Street East Corridor 
including: 

o A) The character of Wellington Street East is intended to be a broad 
avenue, quite formal for much of its length, showcasing high quality 
buildings which house a variety of urban activities including corporate 
business, shopping, residential, culture and recreation. A coherent 
streetscape will be achieved in large part by a landscaped median as 
well as by attention to landscape architectural elements within 
development areas. Maximum advantage should be taken of the 
undulating topography, such a distinctive feature of Aurora, to provide 
long views to the existing built area, to the countryside and 
opportunities for views of new landmark development within the 
corridor itself. 

o B) Wellington Street East will not be developed as a traditional 
commercial “strip”, which typically include: uncoordinated building 
design and placement; multiple driveways and access points; 
expansive, unscreened surface parking lots; numerous, large and 
unintegrated signage; little or no landscaping of public or private 
property; and little or no pedestrian amenity. 

o E) Wellington Street East will accommodate a mixture of land uses 
within an integrated overall concept for the Corridor. Residential, 
commercial, institutional and business park uses will be permitted in a 
manner that is compatible with the intended role of Wellington Street 
East and with adjacent development. 

o G) Medium-to-high residential densities and concentrated commercial 
and business park development, generally in low-to-mid rise built 
form, will contribute to a high quality streetscape, support the 
provision and use of transit, and complement the anticipated low rise 
development on adjacent land. 

o H) New development located in the vicinity of the Magna International 
Inc. Corporate Headquarters will complement its built form and 
prestige character. 

• Urban Design Guidelines for the Corridor, entitled the Wellington Street East 
Corridor (Area 2B) Urban Design Guidelines, prepared by Brook McIlroy Inc. 
prepared November 2002 apply to the site. 

• The secondary plan (OPA 30) does not include phasing policies related to access 
however there are general phasing policies related to servicing.  

3. Seaton, Pickering  

Overview 
• Seaton is located in north Pickering, north of the railway line and south of 

Highway 7, generally west of Brock Road. 
• The plans for Seaton include both a provincial plan (the Central Pickering 

Development Plan) and the implementing Official Plan policies, including 
Neighbourhood Plans, prepared by the City (Figure 6). 
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• Some of these Neighbourhoods are under construction, but none are fully 
built. 

• The plans for Seaton were structured to protect a vast area of natural 
heritage (over 50% of the area is NHS).  The protection of these natural 
areas means that there are isolated pockets of development of varying sizes 
throughout. Objectives of the plan include the provision of variations in the 
design of blocks and streets around natural elements such as woodlots, 
creeks and topography, to enhance views and achieve a distinctive 
neighbourhood character. 

• Development in Seaton includes a range of low, medium and high density 
clusters of development in enclaves surrounded by nature. 

• Of note are developable lands in Neighbourhood 17: Brock Taunton, where 
there is a small isolated High Density block and two small isolated Mixed Use 
Corridors blocks that have limited access to the arterial road network, are 
bordered by a railway line and are surrounded by natural heritage features 
(refer to Figure 7). 

• Similarly, there are two development blocks in Neighbourhood 20: 
Thompson’s Corners, at the southwest corner of Brock Road and Whitevale 
Road.  These two blocks are designated as Mixed Use Corridors that permit 
medium and high density development.  Both have limited access and are 
surrounded by natural heritage (see Figure 8).  

 
Policy Context 

• While there is an overall objective of the plan for a community of 70,000 
residents, there is no minimum or maximum population in a given area of the 
plan 

• The plan establishes the following net residential maximum and minimum 
densities, expressed in dwelling units per net hectare: 

a) Local Nodes: over 40 and up to and including 80; 
b) Community Nodes: over 80 and up to and including 140; 
c) Mixed Corridors: over 40 and up to and including 140; 
d) Low Density Area: over 25 and up to and including 40; 
e) Medium Density Area: over 40 and up to and including 80; and, 
f) High Density Area: over 140 and up to and including 250. 

 
The Neighbourhood Plans provided additional direction with respect to density and 
the location of uses. 
 

• Lamoreaux Neighbourhood (Figure 9) 
o OP Policy 12.18(b) restricts the Medium Density Area designation to 

permit single detached and semi-detached dwellings to comprise no 
more than 25 percent of all unit types within the designation 

o There are notable pockets of high density surrounded by NHS and 
indicated in Figure 8.  

o  
• Brock-Taunton Neighbourhood (Figure 10 and Figure 7) 
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o There a number of high density and mixed use pocket isolated from the 
wider neighbourhood and surrounded by NHS, an arterial road and 
railway   

o High Density Area designation permits over 140 and up to and including 
250 units per ha;  

o Mixed Corridors Type 2 with a minimum density of 60 units per net 
hectare and a maximum density of 180 units per net hectare provided 
the overall density of lands within the Mixed Corridors Type 2, within 
each draft plan of subdivision, is no more than 140 units per net hectare;  
 

• Mount Pleasant Neighbourhood (Figure 11) 
o  Policy 12.20(a)(ii) provides that Low Density Area Type 2 with: (A) a 

minimum density of 35 units per net hectare and a maximum density of 
up to and including 50 units per net hectare provided the overall density 
of lands within Low Density Area Type 1 and Type 2 designations 
combined, within each draft plan of subdivision, is no more than 40 units 
per net hectare; and  B) single detached and semi-detached dwellings 
comprising no more than 50  percent of all unit types within the 
subcategory designation; 

o Policy 12.20(b) provides that within Medium Density Area designation by 
permitting single detached and semi-detached dwellings to comprise no 
more than 25 percent of all unit types within the designation;  

 
• Wilson Meadows Neighbourhood (Figure 12) 

o Has similar policies to the above regarding limiting single detached and 
semi-detached dwellings to be no more than 25 percent of all unit types 
within the Medium Density Area (Policy 12.21(b) 

o  
• Thompson's Corner's Neighbourhood (Figure 13) 

o Has similar policies to the above regarding limiting single detached and 
semi-detached dwellings to be no more than 25 percent of all unit types 
within the Medium Density Area (Policy 12.22(b) 

o Also provides density ranges and directs the concentration of height to 
Gateway Sites and Mixed Use corridors which are intended for apartment 
buildings at the highest densities and heights 

o Has two pockets of high density development along Brock Road including 
a triangle shaped parcel, designated Mixed Use Corridor that is 
completely constrained with only one access and surrounded by NHS 

 
4. Tilling Rd, Pickering  

 
Overview 

• Development located in Pickering with two access points (Dersan Street and 
Zents Drive). Refer to Figure 14. 

• Area is approximately 19 hectares. 
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•  Surrounded by forested areas to the south, west and east as well as a rail 
corridor to the north, creating an isolated area of development. 

Policy Context 
• Designation Medium Density Areas (OP Schedule I) 

o  Medium Density Area over 30 and up to and including 80 
residential dwellings per net hectare 

• Site is within the Duffin Heights Neighbourhood Plan area:  
o projected 2016 population of 9,500 for all of Duffin Heights 
o requires a broad mix of housing by form, location, size, and 

affordability within the neighbourhood;  
o requires a fine-grain mix of housing types, forms and tenures on a 

variety of lot frontages to prevent concentrations of lots with small 
frontages and private driveways in order to create opportunities for 
improved streetscapes, massing and on-street visitor parking;  

• Duffin Heights Guidelines  
o direct built form to be detached, semi-detached, townhouses, 

apartment buildings 
o directs that no development shall occur on lands abutting existing 

naturalized open space features prior to the completion of an 
Edge Management Plan.  

• The lands on the east side of Tilling Road are identified as Tableland 
Forest/Natural Areas and the lands with frontage on Brock are identified as a 
Mixed Use Corridor. Policy 12.17(b)(ii) provides that developable limits would 
be identified though an environmental review.  
 

 
5. Leslie Street, Aurora 

 
Overview  

• Suburban development, 1 Access Route (William Graham Drive). (Figure 15) 
• Area is approximately 12.9 hectares. 
• Built form includes townhouses, stacked townhouses, and lowrise apartment 

buildings. (Figure 16) 
• Surrounded by natural areas to the north and south and to the north and 

west. 
• The land use plan and phasing plan (Figure 16 and 17) illustrate that there 

are higher densities internal to the block away from the arterials adjacent to 
the NHS  

• As illustrated with the photos and plans (Figure 17 and 18), Phase 1 and the 
subsequent phases back on to the NHS. The density increases away from 
the arterial corridor and extends internal to the site. 

 
Policy Context 

• The Secondary Plan (2C Secondary Plan) designates the site as Urban 
Residential 2 (Figure 16) 
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• Lands in the overall Secondary Plan Area are intended to accommodate 
approximately between 8,000 and 9,000 residents over the next 20 years. 

o Policy 2.2(c) of the Secondary Plan states a primary principle inherent 
in the design of the 2C Secondary Plan is the conservation of 
significant existing natural heritage features and cultural heritage 
landscapes. These features and landscapes are conserved and 
integrated within the overall design strategy. 

o In the Urban Residential 2 designation, a maximum 6 storeys (20 m) 
is permitted  

o Policy 3.3.2(c) provides that any individual Draft Plan of Subdivision 
within the Urban Residential 2 Designation, may include single and 
semi-detached dwellings up to a maximum of 20 percent of the total 
number of units within the Draft Plan.  

o Built form includes street, block, stacked and back-to-back townhouse 
dwellings, small plex-type (e.g. quattroplex) multiple unit buildings and 
small scale/low-rise apartments; 

o Density within the Urban Residential 2 Designation shall range from 
between 35 and 50 units per net residential hectare. Where proposed, 
small scale/low-rise apartment developments and/or stacked or back-
to-back townhouses shall have a maximum density of 125 units per 
net residential hectare 

o Policy 3.3.2(h) provides that All development within the Urban 
Residential 2 Designation shall be generally within 400 metres of an 
identified component of the Area 2C Greenlands System. 

 
6. Dayspring, Brampton  

 
Overview  

• Mixed-use development with one access point (Yorkland Boulevard) which is 
a pocket of higher density located away from an arterial road internal to the 
area (Figure 19). 

• Built form includes single-detached dwellings, townhouses, and low-rise and 
highrise apartment buildings. 

• Surrounded by a creek to the south, and natural areas to the south, east, and 
north.  

• 12.2-hectare community approved to have 727 apartment and townhouse 
dwelling units, a convenience commercial plaza, a place of worship, a 
conference centre, and a nursing home  

Policy Context 
• OP designations (Figure 20): 

o Schedule 1: City Concept – Communities 
o Schedule A: General Land Use Designations – Residential    

• Goreway Drive Corridor Secondary Plan  
o Schedule SP39(A) Goreway Drive Corridor Secondary Plan Land Use 

Designations – Medium-High & High Density Residential;  
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o have a total net residential density range of 62 to 123 units per 
hectare (25 to 50 units per acre); and consist of (3) separate phases 
within Special Policy Area Number 2, of which each individual phase 
shall have a density range between 62 to 123 units per hectare (25 to 
50 units per acre) of net residential area, and shall have a maximum 
of 240 dwelling units. 

• Secondary Plan – Medium-High Density Residential (Figure 20)  
o 3.1.1 The lands designated as Medium-High and High Density 

Residential on Schedule "SP39(A)", shall be used for residential 
purposes, provided that an appropriate phasing strategy and 
permanent support services are provided as specified in the policies 
of Section 3.7.2 of this Plan.  

o 3.1.2 Notwithstanding the general definitions in Part II of the Brampton 
Official Plan, the density range for the lands designated Medium-High 
and High Density Residential in the secondary plan shall: 

§ (i) have a total net residential density range of 62 to 123 units 
per hectare (25 to 50 units per acre); and,  

§ (ii) consist of (3) separate phases within Special Policy Area 
Number 2, of which each individual phase shall have a density 
range between 62 to 123 units per hectare (25 to 50 units per 
acre) of net residential area, and shall have a maximum of 240 
dwelling units. 

• 3.7.2 Special Policy Areas Number 1 and Number 2 as designated on 
Schedule "SP39(A)" applies to approximately 4.4 acres (1.8 hectares) and 30 
acres (12.1 hectares) abutting parcels of land fronting the east side of 
Goreway Drive, north of Highway Number 7. Schedule "SP39(A)" also 
designates these lands for Institutional, and Medium-High and High Density 
Residential uses subject to the policies of Sections 3.1 and 3.2 of this Plan. 
With respect to the Medium-High and High Density Residential dwelling types 
permitted within Special Policy Areas Number 1 and Number 2, the following 
development criteria shall apply:  

o (i) maximum number of bedrooms is 2;  
o (ii) maximum floor area for a one (1) bedroom dwelling unit is 102 

square metres (1,100 sq. ft.); and,  
o (iii) maximum floor area for a two (2) bedroom dwelling unit is 103 

square metres (1,400 sq. ft.). 
• 3.7.2.2 Prior to the granting of subdivision approval for the lands within 

Special Policy Area Number 2, the following development principles will have 
to be achieved to the satisfaction of the City:  

o (i) the submission of a conceptual site plan that demonstrates how the 
proposed residential component can be satisfactorily accommodated 
on the subject lands;  

o (ii) the establishment of building height, massing controls, set backs, 
berming and landscaping policies as required to achieve compatibility 
with surrounding land uses;  

o (iii) the submission of traffic and noise impact studies to identify 
potential adverse impacts and recommend appropriate attenuation 
measures;  
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o (iv) the establishment of satisfactory agreements/mechanisms to 
ensure that the residential uses will be provided with appropriate 
support services such as refuse pick-up, transit, schools and 
recreation centres. The provision of such support services on an on-
site basis or in conjunction with the adjacent institutional complex 
shall be a condition of development approval. In the event that 
residents from Special Policy Area Number 2 are to be serviced by 
the public and separate school system, appropriate private 
transportation shall be provided to a designated connection point that 
is deemed convenient to the Boards of Education;  

o (v) that development within Special Policy Area Number 2 shall only 
be permitted with the approval of the Ministry of Natural Resources 
and the Metro Toronto and Region Conservation Authority;  

o (vi) the submission of a conceptual site plan to illustrate the interface 
arrangements between the institutional and the residential blocks; 
and,  

o (vii) the determination of an appropriate maximum number of units to 
be developed on the subject lands.  

o viii) a private transit system serving the subject lands shall be 
developed in conjunction with the City of Brampton public transit 
system. 

• 3.7.2.3 For the lands designated Medium-High and High Density Residential 
within Special Policy Areas Number 1 and Number 2 as shown on Schedule 
"SP39(A)," the developer shall agree to provide a minimum of 25% of the 
total number of residential units as affordable in accordance with the Land 
Use Planning for Housing Policy Statement. 

• 3.7.2.4 The residential development concept permitted within Special Policy 
Area Number 2 on Schedule "SP39A", shall consist of three (3) phases, and 
development of lands beyond Phase I shall only be permitted by City Council 
upon consideration of the following factors:  

o (i) the traffic impact on the surrounding road network;  
o (ii) the development of a satisfactory transit system to serve the 

residents of the development with appropriate integration within the 
City's transit system;  

o (iii) the extent of the projected impact on community services and 
facilities such as schools, public open space, and health care; 

o (iv) the applicant preparing an occupancy characteristics study of 
Phase I to the satisfaction of the City, prior to the approval of any 
subsequent phases; and,  

o (v) other matters as deemed appropriate by City Council.  
• 3.7.2.5 Phases II and III of the residential lands within Special Policy Area 

Number 2 in the Secondary Plan, shall not be released for development until 
Phase I of the development becomes 'substantially developed' and adequate 
documentation is submitted to the City to justify the need for subsequent 
phases to be developed. The term 'substantially developed' shall mean that 
point in time when occupancy permits have been issued for approximately 75 
per cent of the residential units in that phase of the development.  
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• 3.7.2.6 In addition to section 3.7.2.4, the development of the lands identified 
as Special Policy Area Number 2 on Schedule "SP39(A)", shall be staged to 
the satisfaction of the City in accordance with Section 3.7.2.5 of this Plan. In 
this regard, among other matters, the development of these lands (in each 
phase) shall be subject to:  

o (i) the timely provision of essential services and facilities for the 
subject lands as deemed appropriate by the City; and,  

o (ii) a phasing agreement satisfactory to the City of Brampton. 

 
7. Friday Harbour, Innisfil   

 
Overview: 

• Mixed-use development with two points of access  (Figure 21) 
• Development area is approximately 52.2 hectares.  
• Built form generally includes townhouses, stacked townhouses, and lowrise 

apartment buildings. 
• Surrounded by natural areas to the west and north, Lake Simcoe and natural 

areas to east.  

Policy Context:  

• Multiple Planning instruments to approve the development (Figure 22): 
o Town OPA 17 Big Bay Point Resort Secondary Plan  
o Town OP land use redesignated from Agricultural and Shoreline to 

Resort Recreational 
o Regional OPA 5 amends Simcoe Regional Official Plan 
o Site Specific Zoning By-law 029-05 

• OMB Approval approved maximum of 2000 resort accommodation units (400 
hotel units and 1600 resort units). Case PL050290, Order dated December 
14, 2007. As well as 8,000 square metres of retail and commercial space, a 
theatre, civic square, emergency services. 

• In 2018, approval for OPA 1 to Secondary Plan to get an additional 1000 
units approved within the Marina, along with more commercial space, and an 
indoor and outdoor theatre among other things. 

• The Staff report for OPA 1 recommended adding a policy requiring a Traffic 
Impact Analysis after each subsequent phase to ensure and confirm that the 
resort is functioning as proposed. This was not included in the final 
amendment. 

• Section 8.1.3.2 Development Phasing  
o Phase One includes the golf course, marina basin, marina entrance, 

marina service building, public collector road, boardwalk, 
reforestation, open water wetland, other roads.  

§ Golf Course, Marina Basin, Reforestation, and Boardwalk 
must be done before the development of any resort residential 
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uses – will be secured through using holding provisions in the 
by-law. 

§ No Residential building permits shall be issued until the 
development of the Golf Course and Marina Basin has, in the 
opinion of the Town reached a sufficient level of completion, 
including the golf course. 

§ Golf Course, and Golf Course Clubhouse and Marina basin 
must be completed within five years of the approval of the 
required Class EA processes for the sewage and water 
services – if not than they forfeit their land use permissions. 

o Phase Two includes up to 800 resort residential units, a hotel with a 
minimum of 100 accommodation rooms, a minimum of 4,000 square 
metres of retail and service commercial floorspace, resort conference 
facilities with a minimum gross floor area of 3,000 square metres, civic 
uses, the majority of collector roads shown on schedule ‘P’, a 
continuous system of pedestrian trails and bicycle pathways. 

o Phase Three includes up to 400 resort residential units, a hotel or 
hotels having a minimum of 200 accommodation rooms and a spa, 
resort conference facilities having a minimum gross floor area of 
2,000 square metres which may be integrated with a hotel use, a 
minimum of 2,000 square metres of retail and service commercial 
floorspace, the internal road network, trails and bicycle pathways 
associated with phase 3 

o Phase Four includes the remainder of the resort residential units, 
subject to the restriction on total resort units in section 8.6.1(c), 
amended to add another thousand by OPA 1 to OPA 17. The 
remainder of the hotel accommodation units, a minimum of 400 hotel 
rooms, and subject to the restriction on total resort units, the 
remainder of retail and service commercial uses (minimum of 8,000 
square metres in total), resort theatre uses and internal road network, 
trails, and bicycle pathways associated with phase four. 

• Residential development in any phase after phase 2 will not be approved until 
a minimum of 75% of units in the preceding phase have been built and 
transferred to purchasers and there has been some monitoring. 

• Prior to building permits, servicing improvements shall be completed, 
servicing will be allocated. 

• Monitoring requirements in 8.13.8, before approving future phases and other 
such things: 

o Monitoring: wells, monitoring water quality from golf course and resort 
marina, water and sewage consumption, servicing capacities, 
occupancy of the residential accommodation to make sure it remains 
non-permanent parking supply, health of trees, vegetations, etc. 
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Figure 1: Edgemere Estate Location Map  
 
 

 
Figure 2: Edgemere Estate Phasing Plan   
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Figure 3. Elyse Court, Aurora 

 
Figure 4: Elyse Court Concept Plan  
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Figure 5: Aurora Land Use Schedule (OPA 30 Land Use Schedule)  
 
 
 
 
 
 



   

16 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6: Seaton Plan (Central Pickering Development Plan) 
 
 

 
 
 
Figure 7: Plan of Subdivision – Brock Taunton Development 
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Figure 8: Plan of Subdivision – Thompson’s Corners Development 
 
 

 
Figure 9: Lamoreaux Neighbourhood Plan - Seaton 
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Figure 10: Brock-Taunton Neighbourhood Plan - Seaton 

 
Figure: 11: Mount Pleasant Neighbourhood Plan - Seaton 
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Figure 12: Wilson Meadows Neighbourhood Plan - Seaton  
 

 
Figure 13: Part of Thompson's Corner's Neighbourhood Plan - Seaton 
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Figure 14: Tilling Road Pickering Location Map  
 
 
 
 

 
Figure 15:  Leslie Street, Aurora Location Map 
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Figure 16:  Leslie Street Aurora:  Applicable Secondary Plan Land Use 
Schedule  
 
 
 

 
Figure 17: Leslie Street Aurora:  Phasing Plan  
 

 
Figure 18: Street View of medium and high density development at Leslie 
Street Aurora block 
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Figure 19:  Dayspring Brampton Location Map  
 
 

 
Figure 20: Dayspring Brampton Secondary Plan Schedule  
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Figure 21: Location Map 
 

  
Figure 22: OPA 17 Land Use Schedule  
 
 
 



1

Devon Daniell

From: Emma West <ewest@bousfields.ca>
Sent: August 19, 2019 1:50 PM
To: Langmaid, Faye; Enzo Bertucci; Devon Daniell; paulb@cblminc.com; 

'ddellelce@fandorhomes.com'; AAllison@clarington.net; Lino.Trombino@Durham.ca; 
Ashley Varajão

Subject: Re: Draft of Special Policy Area F Official Plan amendment - Camp 30

Faye, 
  
Thank you very much for your email.  We have appreciated the opportunity to meet with you over the past 
several months with respect to this matter and therefore think the Municipality’s position, as outlined in your 
message is unfortunate. 
  
While I will go through a detailed response to all of the matters addressed in your email and that we have 
been discussing with you, in general terms, I would like to respond in general to say that we were do not 
support the approach.   We recognize the unique physical context and the need to protect and integrate the 
natural and cultural heritage features with the proposed development, however, there are other provincial 
and regional policy directions regarding, amongst other matters, intensification within the built boundary and 
along corridors, and the efficient use of land, the Municipality’s proposed direction for the development does 
not address.  
  
With vast areas proposed for protection, density that would have resulted from development across the 
entire property will not be achieved.  Applicable policies direct that decisions regarding development need to 
address the efficient use of resources and land, in part, resulting from intensification and more dense 
development.   In this regard, the strict adherence to the boundaries of the Local Corridor as well as 
limitations with respect to height and density in the developable areas, particularly in Areas 1 and 4,  mean 
that the overall density in the property as whole is further limited. The heights being proposed by Clarington 
along Lambs Road are not consistent with and do not conform to Provincial and Regional policies. 
  
Further,  the municipality’s position on built form types and height in proximity to natural and open space 
areas is confounding.  We have provided you with a number of precedents of similar types of development 
including the associated policies that permitted the development.  The precedents share similar attributes to 
development blocks in the Jury Lands, particularly Area 4, as they included isolated parcels surrounded on two 
or three sides by open space areas, including natural features with limited points of access. In particular, these 
examples include parcels with medium to high density residential development and building heights up to 12-
storeys. We feel that these examples, demonstrate that similar opportunities exist for the Jury Lands and for 
staff to be able to draw parallels from the policy examples. 
  
Finally, staff’s position make it difficult to achieve other planning and Provincial objectives, including 
affordability and accessibility.  
  
Overall, we are disappointed with the direction that this process is now taking, as we have been attempting to 
work with the Municipality to address your objectives while providing a development scheme that is 
contextually sensitive and introduces area appropriate intensification that is consistent with and conforms to 
Provincial and regional policies. 
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Regards, 
Emma 
  
 
 
Emma West 
BOUSFIELDS Inc.  
3 Church Street, Suite #200 
Toronto, Ontario M5E 1M2 
 
Tel:  416-947-9744 x 266 
Fax: 416-947-0781 
 
e-mail: ewest@bousfields.ca 
website: www.bousfields.ca  
 
Please consider the environment before printing this e-mail. 
 
The information contained in this transmission is confidential and may be 
privileged. It is intended for the use of the individual to whom or entity 
to which it is addressed. If you have received this transmission in error, 
please notify us immediately, and delete it from your system. Thank you for 
your co-operation. 
 

From: "Langmaid, Faye" <flangmaid@clarington.net> 
Date: Friday, August 9, 2019 at 2:25 PM 
To: Enzo Bertucci <ebertucci@kaitlincorp.com>, "Devon Daniell (DDaniell@kaitlincorp.com)" 
<DDaniell@kaitlincorp.com>, Emma West <ewest@bousfields.ca>, "'ddellelce@fandorhomes.com'" 
<ddellelce@fandorhomes.com> 
Subject: Draft of Special Policy Area F Official Plan amendment 
 
Hello all 
  
Here is the latest draft of the Official Plan amendment.  I will be circulating this to the commenting 
agencies at the end of next week.   
  
For our meeting on the 21st we can discuss what will be included.  Any comments you have on the 
draft can go as part of the report or as correspondence under the communications section to 
Council.  I will be including discussion within the report on the higher density you would prefer. 
  
Hoping you are enjoying the summer.  
  
Faye Langmaid 
Acting Director 
Planning Services Department      
Municipality of Clarington                                                                           
40 Temperance Street, Bowmanville ON L1C 3A6  
905-623-3379 ext. 2407 | 1-800-563-1195           
www.clarington.net 
  



From: Langmaid, Faye
To: Robert Schickedanz
Subject: RE: Proposed Official Plan Amendment 121, Jury Lands, Bowmanville
Date: August 30, 2019 1:34:00 PM
Attachments: image001.jpg

Hello Bob
Thanks for the update and keeping me in the loop. Unfortunately the timing of the
report back to Council was determined by Council in the resolution they passed on
June 10, 2019 #PD-033-19. We have delayed a number of times at the request of
Kaitlin with the hope of resolution, I believe this is why Council was so specific.
You will be receiving notice next week, the Block Master Plan has been changed and
we have included wording in the OP amendment to allow for a different road pattern
in the northern area. Hoping you are able to make some progress.
Thanks for the well wishes on the vacation.
Faye Langmaid
Acting Director
Planning Services Department
Municipality of Clarington 
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2407 | 1-800-563-1195
www.clarington.net
From: Robert Schickedanz [mailto:bob@farsight.ca] 
Sent: August 30, 2019 1:08 PM
To: Langmaid, Faye <flangmaid@clarington.net>
Subject: Proposed Official Plan Amendment 121, Jury Lands, Bowmanville
Good afternoon Faye. Just a quick follow up to our meeting of August 22 regarding proposed Official
Plan Amendment for the Jury Lands in Bowmanville. As we discussed there is a difference of opinion
between Clarington and Kaitlin Corporation predominately around the proposed densities for the
residential development areas. I have attempted to meet with Kaitlin over the past week to
determine whether there is a reasonable solution or compromise to the density issue.
Unfortunately, I have been unsuccessful to meet and discuss possible solutions, however, once
everything is back to “normal” next week I’m confident to be able to address this matter with them.
While it may be premature to consider at this time, perhaps it may be in order to postpone
consideration of the OPA by Committee and Council to provide the opportunity to see if any
disagreements can be resolved. I will certainly keep you posted on any progress or lack thereof.
Finally, enjoy your planned vacation and I look forward to seeing you upon your return. Have a great
one. Best regards. Bob.
Regards,
Bob Schickedanz

117 Ringwood Drive, Unit 18
Stouffville, Ontario, L4A 8C1
Bus. 905-642-8383 ext. 26
Fax. 905-642-6535
bobs@farsight.ca

mailto:flangmaid@clarington.net
mailto:bob@farsight.ca
http://www.clarington.net/
mailto:bobs@farsight.ca
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Emma West redlines 17’09’2019 
Amendment Number 121  

to the Clarington Official Plan 

Purpose The purpose of this amendment is to update Section 
16.7 Special Policy Area F – Camp 30 with the 
completion of the Urban Design Master Plan 

Location: Special Policy Area F – Camp 30 includes the land 
area bounded on the west by Soper Creek, north by 
the CPR rail line, east by Lambs Road and south by 
Concession Street East. 

Basis: The Amendment is based upon the development of 
the Jury Lands, Bowmanville, Special Policy Area F: 
Urban Design Master Plan + Design Guidelines dated 
2019-04-12 by dtah.  This amendment conforms to 
the Durham Regional Official Plan and the Growth 
Plan for the Greater Golder Horseshoe and is 
consistent with the Provincial Policy Statement. 

Actual Amendment:  

The Clarington Official Plan is hereby amended as follows: 

(1)  Existing Sections 16.7.2. through 16.7.5. are deleted and replaced with 
the following: 

“16.7  Special Policy Area F - Camp 30  

16.7.2 The Municipality has consulted and will continue to work with the land 
owners of Special Policy Area F, the Jury Lands Foundation, other 
levels of government and interested parties to: 

a) Implement “The Jury Lands, Bowmanville, Special Policy Area F: 
Urban Design Master Plan + Design Guidelines”, dated 2019-04-
12 by dtah (Master Plan), which sets out the principles of the 
community vision, for the long term use of the subject lands while 
respecting the nationally designated cultural heritage landscape; 

b) Implement this community vision, and build upon the designation 
of the National Historic site under Part IV (individual) of the Ontario 
Heritage Act by establishing different mechanisms; and  

c) Implement the architectural control guidelines contained within the 
Master Plan.  



16.7.3 The residential portions of Special Policy Area F shall be developed 
as a historically-themed respectful residential neighbourhood focused 
around a public park in accordance with the community vision.  

16.7.4 A detailed Block Master Plan has been prepared for the Special Policy 
Area F lands to establish a framework for future development. In 
accordance with the Block Master Plan, as displayed on Figure 1, 
development shall: 

a)  The road network and stormwater management facilty 
locations, illustrated on Figure 1, Block Master Plan, are 
approximate and will be determined through future planning 
approvals. 

b) Implement Park Drive along the valley and campus ring road. 
Park Drive will have a right of way of 15 metres and be 
predominately located on the existing driveway.  The 
appropriate right of way width of Park Drive will be determined 
through future planning applications.Residential development 
shall not back onto Park Drive, or be dependent upon Park 
Drive for vehicular access. 

b) Implement the Local Corridor policies of the Official Plan, with 
the greatest density and building height being located at the 
intersection of along Lambs Road and Concession Street 
East. Notwithstanding any other policy in the Official Plan to 
the contrary, development beyond 250 metres from the 
intersection of Lambs Road and Concession Street, and 
Development identified as Mid-Rise Residential on the Block 
Master Plan, shall be a maximum of 4-6 storeys in order to 
distribute built forms along the Local Corridor in accordance 
with Table 4-3 and Policy 10.6.5.  The Mid-Rise Residential 
density shall be a minimum of 40 units per net residential 
hectare;  

c) In accordance with the Block Master Plan lands identified as 
ground-related residential shall adhere to building height and 
density appropriate for lands “Internal to the Neighbourhood” 
as per Table 4-3 of the Official Plan. The density of ground-
related development shall be a minimum of 13 and up to a 
maximum of 30 units per net hectare.  

e) New development adjacent to heritage resources will be 
designed to conserve cultural heritage values, attributes and 
character of the heritage buildings and to mitigate any adverse 
impacts. 



df)   Be contemporary interpretations of Prairie-style architecture 
with a prevalence of horizontal lines, flat or hipped roofs, 
overhanging eaves, windows grouped in horizontal bands with 
simplicity of style and integration into the landscape. This 
policy shall apply to all development within Special Policy Area 
F. 

g) Implement low impact development practices for stormwater 
management such as bio-swales, permeable pavers, rain 
barrels and green roofs;  

h) Ensure and enhance views, public access and connections to 
the heritage resources from surrounding neighbourhoods and 
the Soper Creek trail system; 

i) Be designed to create view corridors to the valleylands and 
heritage resources from Lambs Road and the internal 
neighbourhood roads, in keeping with the original viewplanes 
of the National Historic Site, where appropriate; 

j) Minimize the visual impact of vehicular access through 
building and site design;  

k) With the exception of the alignment of Park Drive, the roads 
provided in the Master Block plan are conceptual. The design 
and layout of public and/or private roads shall consider the 
objectives of Official Plan and conform with policy 9.4.5 and 
shall be detailed in future applications for draft plan of 
subdivision and site plan approval.  

l) Nothwithstanding Policies 16.7.4(b) to (k), the following shall 
appliy to the hatched area identified on Figure 1, Master Block 
Plan:Ensure alternate emergency access is provided to 
development parcels where more than 200 housing units are 
planned. 

i. Any alternate emergency access shall be 
determined through a detailed engineering review; 

ii. Both Ground Related Resdiential with heights up 
to 4-storeys and Mid-Rise Residential with heights 
up to 6-storeys are permitted. 

  

16.7.5  To facilitate the adaptive reuse of the National Historic Site 
designated area, the portion of the subject lands designated Green 
Space is identified as a Municipal Wide Park on Map A3. The 



Municipality will work with the land owners, the Jury Lands 
Foundation, other levels of government and interested parties to:  

a) Facilitate the transfer of the Municipal Wide parkland and 
heritage buildings to the Jury Lands Foundation and/or the 
Municipality; 

b) Develop and construct the Municipal Wide Park at the earliest 
opportunity; 

c) Promote the adaptive reuse of the heritage buildings with a 
range of public and private uses appropriate to the park 
setting, further detailed in the Master Plan; 

d)    Encourage other levels of government to support the 
conservation of the heritage resources; and  

e)  Promote public awareness and appreciation of the heritage 
resources.  

16.7.6  As part of the first development application, the applicants must 
provide a phasing plan together with a transportation and servicing 
plan for the whole Block Master Plan that implements the 
Clarington Official Plan;  

 
16.7.7 Development applications within the Block Master Plan area must 

address the criteria established through Clarington’s Green 
Development Program, and are encouraged to plan for more 
resilient infrastructure and to move towards a net zero community. 

16.7.8 In order to support the implementation of this Special Policy, the 
Municipality of Clarington will consider the development of a 
Community Improvement Plan.” 

(2)  Insert Figure 1, Block Master Plan following Section 16.7.8 as follows. 



SEE EMMA’s REVISED MASTER BLOCK PLAN 

(3)  Map A3 – Land Use Bowmanville Urban Area is amended as shown on 
Exhibit “A” to this Amendment. 

(4)  Appendix B – Unit Targets by Neighbourhood is amended as follows: 

Urban Area 
Neigbourhoods 

Low Medium High  Total 

Juryvale* 400650 300450 - 7001,100 

*Units for these Neighbourhood Areas do not include Future Secondary Plan 
Units as they will be added through the development of a Secondary Plan 
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Project No. 16238-7 
 
September 27, 2019 
 
Municipality of Clarington 
Municipal Administrative Centre 
40 Temperance Street, 2nd Floor 
Bowmanville, ON L1C 3A6 
 
Attention: Faye Langmaid, Manager of Special Projects 
 
Dear: Ms. Langmaid 
 
Re:    Official Plan Amendment for Special Policy Area F, Future Vision of 

the Jury Lands (PSD-041-19) 
   
 
We are the planning consultants for Lambs Road School Property Ltd., the owners 
of the lands generally located north of Concession Street East on the east and 
west sides of Lambs Road in Bowmanville (the “subject site”).  
 
On behalf of our client we have been monitoring the Municipality’s process 
associated with the planning for the lands east of Lambs Road and for the lands 
west of Lambs Road from Concession Street north to the CPR line, identified as 
Special Policy Area F.  We submitted a number of letters and attended meetings 
with Clarington staff on this matter over the past year. We have reviewed the most 
recent version of the proposed Official Plan Amendment (“OPA”) No. 121 and the 
staff report prepared for the September 30, 2019 (PSD-041-19) Planning and 
Development Committee meeting. While we acknowledge that staff have 
addressed some of the issues that we commented on in earlier drafts of the OPA, 
we continue to have concerns with the OPA, as described below.  Our proposed 
modifications to address these outstanding matters are included in the attached 
mark-up of the OPA 121.  
 
• Increase the Range and Maximum Number of Units  
 

Staff’s Proposed Official Plan Amendment (No. 121) 
 
In staff’s draft OPA, the total unit count for the plan area is proposed to have a 
maximum number of units of 700, including a combination of low and medium 
residential. 
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Our Proposed Revision 
 

We are proposing that the target be modified to provide a range  as the 
maximum target and that the range be 700 to 1,100 units within the Juryvale 
neighbourhood, based on up to 650 low and 450 medium density units, as 
provided in the attached modified OPA 121. 

 
• Increase Height Throughout the Plan Area  
  

Staff’s Proposed Official Plan Amendment (No. 121) 
 
The OPA limits buildings with a maximum height of 6-storeys generally to the 
intersection of Lambs Road and Concession Street.  
 
Our Proposed Revision 
 
In our opinion, heights of  up to 6-storeys should be permitted in other parts of 
the plan area. This includes the developable areas adjacent to Lambs Road to 
the north of the Municipal Wide Park.  In support of this modification, we 
propose that draft OPA Figure 1 (included in Figure A below) be revised to 
indicate that areas abutting Lambs Road to the north of the Municipal Wide 
Park would permit mid-rise buildings of up to 6 storeys, as shown as the 
hatched areas on Figure B below.  
 

 

 
Figure A. Clarington’s Figure 1 in proposed OPA 121  
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Figure B. Proposed Modifications to the Draft OPA 121, Figure 1:  

 
Further, it is our opinion that the proposed OPA should be modified to permit 
the integration of a limited number of 6 storey buildings in the in the northern 
area of the plan, as illustrated by the hatched area in Figure C below.  This 
would be limited to 6-storey mid-rise buildings on only 30 percent of the net 
developable area, as provided in the proposed modification to section 16.7.4(k) 
of the draft OPA.  

 

 
Figure C. Proposed Modifications to the Draft OPA 121, Figure 1: 

 
• Access to the northern development block  
 

Staff’s Proposed Official Plan Amendment (No. 121) 
 

Proposed Policy 16.7.4(I) places a limit of 200 units in the north portion of the 
plan area, unless an alternate emergency access is provided.   
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Our Proposed Revision 

 
We propose that the draft OPA be revised to provide that the trigger for the 
need for a secondary emergency point of access be determined through a 
formal review by engineering staff at the Municipality and based on the plan at 
the time of a planning application. 

 
 
Conclusions  
 
Based on the foregoing, we recommend that the revisions outline above be made 
to the proposed OPA, specifically to increase the maximum number of units, to 
permit a broader distribution of height across the plan area, to revise the trigger for 
to for secondary emergency access to the northern block, and to update the draft 
Figure as shown.  
 
 
 
Yours truly,  
 
Bousfields Inc. 
 

 
 
Emma West, MCIP RPP 
 
cc.  Kaitlin Corporation  
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October 22, 2019       Project No. 16238-7 
 
Municipality of Clarington 
Municipal Administrative Centre 
40 Temperance Street, 2nd Floor 
Bowmanville, ON L1C 3A6 
 
Attention: Faye Langmaid, Manager of Special Projects 
 
Dear: Ms. Langmaid 
 
Re:    Official Plan Amendment for Special Policy Area F, Future Vision of 

the Jury Lands (PSD-041-19)   
 
We are the planning consultants for Lambs Road School Property Ltd., the owners 
of the lands generally located north of Concession Street East on the east and 
west sides of Lambs Road in Bowmanville (the “subject site”).  
 
On behalf of our client we have been monitoring the Municipality’s process 
associated with the planning for the lands east of Lambs Road and for the lands 
west of Lambs Road from Concession Street north to the CPR line, identified as 
Special Policy Area F.  We submitted a number of letters and attended meetings 
with Clarington staff on this matter over the past year. We have reviewed the draft 
of the proposed Official Plan Amendment (“OPA”) No. 121 and the staff report 
prepared for the September 30, 2019 (PSD-041-19) Planning and Development 
Committee meeting which was deferred at the meeting. We have also reviewed 
the OPA and the staff report prepared for the October 22, 2019 (PSD-041-19) 
Planning and Development Committee meeting. We note that no changes have 
been made to the draft materials since the September 30, 2019 meeting. As such, 
we continue to have concerns with the draft OPA in its current form.  These 
concerns with the draft OPA are described below.  
  
The maximum total unit target of 700 units does not provide the flexibility to 
accommodate future growth in the plan area.  We continue to request that this 
target be modified to provide a range and that the range be 700 to 1,100 units 
within the Juryvale neighbourhood based on up to 650 low and 450 medium 
density units.   
 
Furthermore, the OPA permits building heights to a maximum of 6-storeys only 
around the intersection of Lambs Road and Concession Street.  In our opinion, 
heights of up to 6-storeys should be permitted in other parts of the plan area, 
including the developable areas adjacent to Lambs Road directly the north of the 
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Municipal Wide Park. In support of this request, we have previously provided 
examples of new development in proximity to heritage features.  Further, it is our 
opinion that the proposed OPA should be modified to permit the integration of 6 
storey buildings in appropriate areas of the plan.   
 
As stated in previous communications, we recognize the unique physical context 
and the need to protect and integrate the natural and cultural heritage features with 
the proposed development, however, there are other provincial and regional policy 
directions regarding, amongst other matters, intensification within the built 
boundary and along corridors, and the efficient use of land that the Municipality’s 
proposed direction for the development does not address.  
 
The Clarington Official Plan provides that Priority Intensification Areas have been 
identified as the primary locations to accommodate growth and the greatest mix of 
uses, heights and densities. Clarington Official Plan Local Corridor policies indicate 
that the highest densities should be located along the entire Lambs Road frontage. 
Corridors are approximately 100 metres deep as measured from the extent of the 
ultimate road allowance (Policy 10.6.5). Given that the width of the Local Corridor 
is approximate, and that most of that 100 metres depth along the road is a part of 
the Natural Heritage System or the cultural features, there should be an 
opportunity to capture this density in northern most development area. 
 
Further, the limitations with respect to height and density in the developable areas, 
particularly in the northern most development area, means that the overall density 
in the property as whole is further limited. The density limitations proposed by the 
municipality along Lambs Road are not consistent with the Regional Official Plan 
policies, in particular with respect to Local Corridors that are to be planned and 
developed with appropriate densities to support frequent transit services, and 
should be a wide variety of building forms with mid-rise predominating (Policy 
8A.2.10). The draft OPA limits higher densities in the plan to only mid-rise 
development only at the intersection of Lambs Road and Concession Street 
whereas the Region and Clarington Official Plan policies would permit higher 
densities to be located along the entire Lambs Road frontage, per the Local 
Corridor policies.   
 
With vast areas proposed for protection, density that would have resulted from 
development across the entire property will not be achieved.  Applicable policies 
direct that decisions regarding development need to address the efficient use of 
resources and land, in part, resulting from intensification and more dense 
development.   In this regard, the strict adherence to the boundaries of the Local 
Corridor as well as limitations with respect to height and density in the developable 
areas, mean that the overall density in the property as whole is further limited. This 
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is of particular importance to the developable area in the north end of the plan, 
because this area is identified as “internal to a neighbourhood”, however, the 
portion in the local corridor is entirely identified as natural areas.  
 
Conclusions  
 
We request that revisions be made to the proposed OPA which recognize the 
uniqueness of the subject site; integrate the permissions with respect to density 
and units counts that are contextually sensitive and in particular increase the height 
permissions in the developable lands at the north end of the plan area. 
 
As written the OPA is not consistent with the Provincial Policy Statement and does 
not conform to the Growth Plan. As such, it is our opinion that the proposed 
amendment should not be adopted in its current form. 
 
Yours truly,  
 
Bousfields Inc. 
 

 
 
Emma West, MCIP RPP 
 
cc.  Kaitlin Corporation  
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June 10, 2020 
  
Mayor’s Office 
40 Temperance Street 
Bowmanville, ON L1C 3A6 
 
RE:  Report PSD-041-19 (2020 Lambs Road / Camp 30) and Amendment No 121 to 
Clarington Official Plan - The Kaitlin Corp. Commitment to Clarington and Seniors 
 
 
Dear Mayor Foster and Members of Council 
 
Kaitlin Corporation have made a major commitment to the Municipality of Clarington - as an 
investor, and a community builder.  In particular, Kaitlin is working to be a provider of much-
needed housing focused on the needs of the community’s seniors and their desire to continue 
living in their community. 
 
Municipal Change in Direction a Surprise 
 
In that context, the action taken at the May 25 Council Meeting to abruptly seek to impose a 
Municipally initiated Official Plan Amendment on our 2020 Lambs Road property - which 
would block our vision of delivering needed seniors housing on that site - came as both a 
surprise and a disappointment.   
 
That the Municipal OPA is to come to Council as early as June 15th, is particularly troubling - 
especially as we only learned of this action on Friday June 5. 
 
Kaitlin Corp. has Worked in Good Faith to Build Consensus for a High Quality 
Development, Protecting Heritage Features, and Delivering Needed Housing, Including for 
Seniors 
 
Having worked with Municipal staff since 2009 regarding the 2020 Lambs Road property, we 
have, throughout, sought to work together, in good faith, towards a development proposal that 
accommodates the numerous public interests and the owner’s interest in the site.  More recently, 
our efforts have focused on a development proposal that preserves the essential heritage elements 
of the site while also including a significant priority component of housing for seniors. We are 
having trouble understanding why our application is not being given proper consideration. 
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CHRONOLOGY OF RECENT EVENTS 
 
October 11, 2018 – Preconsultation meeting with Municipal staff, Durham Region, CLOCA 
 
April 30, 2019 to October 18, 2019 – NINE (9) formal meetings between Kaitlin/Fandor and 
Clarington Planning Staff to discuss this site, plus numerous informal discussions. 
 
October 28, 2019 – PSD-041-19 and staff initiated OPA on these lands, which ran contrary to 
the number of iterations of our plan is introduced to Council,  despite our efforts to build 
consensus. 
 
November 2019 to May 2020 – Kaitlin/Fandor engage consultants to update and complete 
numerous reports, including a Heritage Impact Assessment, which were identified as required by 
staff at October 11, 2018 Preconsultation meeting. 
 
January 29 to May 11, 2020 – Numerous meetings held between Kaitlin and the Jury Lands 
Foundation to review concerns and plans for the site, speak directly and provide input to 
professionals preparing reports, etc. 
 
May 21, 2020 – Kaitlin/Fandor submit formal application for OPA, Rezoning, Draft Plan of 
Subdivision.  
 
May 25, 2020 – Motion introduced without prior notice at Council to bring Municipality 
initiated OPA for consideration on June 15, 2020 at the request of Acting Director of Planning. 
 
June 1, 2020 – Planning Staff send email indicating that they cannot deem application complete 
because “the OPA filed by Kaitlin was submitted without the required preconsultation 
meeting….” 
 
Consideration of Municipally Initiated OPA Without Consideration of Owner’s 
Application is an Unfair Process - Asks Council to Decide Without Information 
 
The action of moving to bring the municipally initiated OPA forward only days after we 
formalized our proposal through an application raises real questions of fairness.  Council is being 
put in the very difficult position of being asked to effectively reject that application, without it 
ever being in front of you for reasoned consideration. 
 
It is, frankly, disrespectful to the amount of time, effort, and money spent by ourselves, our 
partners, countless professionals and the Jury Lands Foundation. This treatment is unfair and 
should not be how any Municipality conducts business. 
 
The attempt by Staff to declare that the application is not complete is based on the suggestion 
that the preconsultation meeting in October 2018 somehow related only to the zoning and 
subdivision aspects of the proposal, and not the Official Plan Amendment.  This is unbelievable 
to our very experienced planner and lawyer. Of course, by definition, preconsultation meetings 
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take place before ANY application has been made, and the focus is on the general proposal being 
sought.  This action by staff to declare the application “not complete” based on this unusually 
theoretical argument has the appearance of an unnecessary and completely transparent 
obstruction tactic on their part. 
 
Council Will Want to Make Good Decisions, In the Public Interest 
 
We believe that the Council of the Municipality of Clarington wants to make good decisions in 
the public interest.  To do so, we believe that Council will want to base such decisions on a 
considered review of the proposals and alternatives that are available to them regarding this site. 
 
To make such a decision, Council needs to have the benefit of learning about both the 
Municipally initiated study, AND the proposal by the landowners.  Both should be evaluated and 
considered.  Preventing Council from hearing critical information regarding the owner’s 
applications and supporting studies and rationale does not constitute a proper or fair process, and 
amounts to asking Council to decide the case after hearing only one side of the story. 
 
Significantly, it prevents any discussion of our proposal for much needed high quality housing 
for seniors. 
 
The Kaitlin Commitment to Clarington and to Delivering Quality Homes for Seniors 
 

 
 
You might not be aware as our applications and ideas are not making their way in front of you, 
but we have some visionary plans we’ve been trying to bring forward for you and the residents 
of Clarington to review and provide input on … and then quickly get shovels in the ground!  
 
Our Lambs Road proposal includes one of our three planned Seniors Housing campuses for 
Clarington. These sites are within the urban boundary and could get underway within a year if 
given proper attention. I hope the above summary might spark some interest, especially in the 
face of growing economic uncertainty and an undeniable need for seniors and affordable 
housing. 

Steven's Road
Bowmanville 
Lakebreeze Lamb's Road Total

Assisted Care Units 220 130 100 450
Rental Units 100 100 95 295
Condos Units 200 110 130 440
TOTAL UNITS 520 340 325 1,185

# of Affordable Units 228 160 171 559
Project Value $245M $162M $175M $582M
Total number of construction jobs created (as equivalent workers 
employed full-time for an entire year on project) 693 453 433 1,580
Total number of new full time jobs created after construction 250 125 125 500
Ongoing annual property tax revenues 2,080,000 1,360,000 1,300,000 4,740,000
Development charges paid to Region and Municipality 13,000,000 8,500,000 8,125,000 29,625,000

Kaitlin Corporation
Clarington Seniors Housing Plan
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Council is Being Asked to Block the Possibility of Seniors Housing Without Seeing the 
Applications  
 
Instead of meeting on June 15th to share this plan with you, we are being put in the position of 
defending against an OPA that will make development on this site impossible and lock up the 
land for many more years.  It is unfair to Council that you are being asked to make a decision 
without even considering that there’s a completely viable other option. 
 
Council Should Defer a Decision Until All the Facts, and Both Proposals, are Before You  
 
I would respectfully ask Council to defer consideration of the Staff initiated OPA until at least 
such time where we can present on our application and receive crucial input from all relevant 
agencies and the public, as outlined in the Planning Act. 
 
I would also ask that you direct Planning Staff to bring forward our application as soon as 
possible and also come forward with a plan on how to expedite these other parts of our Seniors 
Housing Plan for your review.  
 
 
 
 
 
 
 
 
 
 
Thank you, 
 

Devon Daniell 
 
Devon Daniell 
Kaitlin Corporation 
 
CC: Municipal Clerk 













































June 18th, 2020 

Clarington Council, 

RE: Proposed OP Amendment and Heritage Designated 2020 Lambs Road 

Your Clarington Heritage Committee supports the current proposed Official Plan 
Amendment that will have a positive effect on the heritage designated property, 
2020 Lambs Road, going forward. 

Much time, research and energy by our local heritage organizations following the 
legal course of due diligence has resulted in not only a National Heritage 
recognization but more importantly our own local recognization through Bylaw 
2018-001 of the heritage significance of this built resource. (Part iv of the Ontario 
Heritage Act.) 

As stated in the 2018 bylaw under the Statement of Cultural Heritage Value, "the 
site resides in its collection of distinct structures laid out in a campus-like plan 
with ring road, grassy fields, vegetation and mature trees.  It is designated 
because of its historical/associative, aesthetic/design and contextual values.” 

Going Forward,  

the CHC recognizes the need for development and growth as well as the 
identification and protection of our precious local heritage resources. The current 
proposed OP Amendments   at 2020 Lambs Road, falls in line with the rest of the 
Official Plan bringing it to a positive lock step motion with Bylaw 2018-001 so as 
not to hinder or oppose it. 

the CHC also recognizes, encourages and appreciates the efforts of all of our 
citizens and property owners to be stewards for the protection and maintenance 
of our local heritage for our future generations. For without their efforts, time and 
treasures, we would have little or no built heritage. We will be pleased to be of 
further assistance in achieving these heritage goals for our community. 

The Clarington Heritage Committee 







From: Dave
To: Lizotte, Nicole
Cc: Langmaid, Faye; Taylor Scott, Anne
Subject: Re: Update on Jury Lands (Camp 30) and Draft Amendment No. 121 to the Clarington Official Plan
Date: November 15, 2020 6:48:23 PM

EXTERNAL

Please have the following read into the record at the meeting on Monday:

In Past meetings I have heard Kaitlin Corporation state unless they were allowed to build a
certain amount of units the site was not feasible.

I purpose that Kaitlin turn the entire property over to CLOCA  and a conservation area be
formed with their name attached to it.

This would be quite a lasting legacy for them!!!

This could be a gift or gift and money raised by the business community and individuals as
well.I am sure local developers would be more than happy

to contribute to this as well as local businesses such as Home Hardware.

There is a lot of community support for more much needed conservation area in Clarington.

Dave Winkle

On 11/9/2020 2:45 PM, Lizotte, Nicole wrote:

mailto:stockbullz@sympatico.ca
mailto:nlizotte@clarington.net
mailto:flangmaid@clarington.net
mailto:ATaylorScott@clarington.net


From: Dave
To: Lizotte, Nicole
Cc: Langmaid, Faye; Taylor Scott, Anne
Subject: Re: Update on Jury Lands (Camp 30) and Draft Amendment No. 121 to the Clarington Official Plan
Date: November 15, 2020 5:03:49 PM

EXTERNAL

Seems all so rushed!!!!I doubt if very many were able to access and go over the information
by the Friday deadline.

If it is supposed to be a public meeting and council wants input,why not do like the Courtice
South Information session.It was on zoom and everyone got to ask questions live and the
moderator also asked question and took an instant poll?
On 11/9/2020 2:45 PM, Lizotte, Nicole wrote:

mailto:stockbullz@sympatico.ca
mailto:nlizotte@clarington.net
mailto:flangmaid@clarington.net
mailto:ATaylorScott@clarington.net






From: Windle, Ryan
To: Langmaid, Faye; Backus, Lisa; Taylor Scott, Anne
Subject: FW: Lambs Drawings and Draft Comments - From Devon Daniel
Date: August 30, 2021 10:46:03 AM
Attachments: Areas 1-4 - LTD - Aug 25, 2021.pdf

Draft Policy - LTD comments.pdf
Importance: High

Hi Team:
 
I did not want to send this until I at least had a chance to scan what Devon had
provided. Please review in light of our most recent discussions. On quick review looks
like Area 1 and 3 seem to still jive but Area 2 parcels are a little different and Area 4
still has no singles/semis. Lets chat once you have had a chance to review and
consider … we have our meeting set for Thursday but please let me know if you wish
to discuss earlier given report timeline.
 
Thanks as always.
 
Ryan
 
Ryan Windle, MCIP, RPP, AICP
Director - Planning and Development Services
Municipality of Clarington                                                                           
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2402 | 1-800-563-1195         
www.clarington.net
 
From: Devon Daniell <DDaniell@kaitlincorp.com> 
Sent: Thursday, August 26, 2021 4:58 PM
To: Windle, Ryan <RWindle@clarington.net>
Subject: Fwd: Lambs Drawings and Draft Comments
 

EXTERNAL

Hi Ryan,
 
Please see attached concept and policy comments.
 
This is just quick internal comments right now, I'm still on vacation and so are planning consultants,
etc.
 
We believe this concept reflects the vast majority of your priorities/concerns while giving us a
chance at making this economical.
 
There's some clarification needed about density calculations, and whether they apply to block by
block or spread across similar ones, etc.
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Also we'll need to take a closer look at parking and landscape coverage requirements in certain
places.
 
For area 2... These are the sized parcel required to make anything work at 4 storeys. If you would
prefer no development there, that's certainly something we can talk about too.
 
I hope you can appreciate how serious we are about trying to work with you to find a solution here.
We can certainly envision an easy path forward that sees zoning in place, and parkland/buildings
transferred to Clarington by the end of the year... And hopefully take this lingering controversy off all
of ours desks for good.
 
Bill and I would like to request a call with you to discuss, perhaps early next week after you've had a
chance to digest?
 
Thanks,
Devon
 
 
 
Sent from my mobile device.
 

 







































From: Windle, Ryan
To: Langmaid, Faye; Backus, Lisa; Taylor Scott, Anne
Subject: FW: Camp 30 - OPA 121 Meeting - Farsight
Date: August 31, 2021 8:47:00 PM
Attachments: image001.jpg

image002.jpg
image007.jpg
20210831200901.pdf
20210831200849.pdf

For consideration.
 
Ryan Windle, MCIP, RPP, AICP
Director - Planning and Development Services
Municipality of Clarington                                                                           
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2402 | 1-800-563-1195         
www.clarington.net
 
From: Robert Schickedanz <bob@farsight.ca> 
Sent: Tuesday, August 31, 2021 8:18 PM
To: Windle, Ryan <RWindle@clarington.net>
Subject: RE: Camp 30 - OPA 121 Meeting
 

EXTERNAL

Hi Ryan.  Yes, I’ve had a conversation with Devon regarding Area 4 and I assume the new
configuration that he has shared with you is the one I also received which is attached.  We can
certainly revise our proposal to suit to provide a comprehensive concept plan for Area 4. In essence,
what we would propose and alter from our original plan (please see attached) is to move the
municipal ROW and cul-de-sac to the south east corner of our site.  This change would
accommodate the configuration  being proposed by Kaitlin.  As a result I would anticipate the loss of
approximately 6 townhouse units in that vicinity.  In addition, this concept would need some
refinement to provide proper driveway access and appropriate geometry to make vehicle
movements work safely.  This change would eliminate the initial cul-de-sac location providing the
opportunity for approximately 3 additional townhouse units resulting in a net loss of 3 units or
approximately 104 units for our project.  This certainly is subject to any additional adjustments and
refinements, however, I think that would be relatively close.  That being the case our overall density
would be in the order of 34.4 UPH.  This is in contrast to the 62.2 UPH that Kaitlin is proposing for
their adjacent site. 
 
If we went to a municipal ROW (even reduced from 20m) and lotted our site with 10m singles the
yield would  be in the order of only 30 units.  The geometry of area 4 is difficult and the size does not
allow for any efficiencies when going to single family units.  This is compounded by the expense of
providing a creek crossing, looping water services and cost of deep sanitary sewers to service the
site.  While I understand the goal of providing a mix of housing types and forms Area 4 is not suited
to achieve this goal. 
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This is a good approximation of what our final proposal would be, however, if you want a more
refined version I would more than pleased to coordinate with Devon to provide a more detailed
plan.  Just let me know.  If you wish to discuss beforehand please reach out at your convenience. 
Many thanks & have a great evening.  Best regards.  Bob.
 
Regards,
 
Bob Schickedanz
 

117 Ringwood Drive, Unit 18
Stouffville, Ontario, L4A 8C1
Bus. 905-642-8383 ext. 26
Fax. 905-642-6535
Cell. 416 989 9040
bobs@farsight.ca
www.farsight.ca
 

From: Windle, Ryan <RWindle@clarington.net> 
Sent: August 30, 2021 3:50 PM
To: Robert Schickedanz <bob@farsight.ca>
Subject: RE: Camp 30 - OPA 121 Meeting
 
Hi Bob:
 
Just checking status … FYI Devon has provided an additional concept recently ….
Hoping you can connect with him as we are hoping to receive concepts that cover the
whole of original Area 4.
 
Thanks as always.
 
Ryan
 
Ryan Windle, MCIP, RPP, AICP
Director - Planning and Development Services
Municipality of Clarington                                                                           
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2402 | 1-800-563-1195         
www.clarington.net
 
From: Robert Schickedanz <bob@farsight.ca> 
Sent: Tuesday, August 24, 2021 3:52 PM
To: Windle, Ryan <RWindle@clarington.net>; Devon Daniell <ddaniell@kaitlincorp.com>; Marco
Bortoletto <mbortoletto@fandorhomes.com>; ddellelce@fandorhomes.com
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Cc: Langmaid, Faye <flangmaid@clarington.net>; Taylor Scott, Anne <ATaylorScott@clarington.net>;
Backus, Lisa <lbackus@clarington.net>
Subject: RE: Camp 30 - OPA 121 Meeting
 

EXTERNAL

Good afternoon Ryan.  Thank you for your message and the opportunity to meet with you and your
team regarding the draft OPA 121  for the Camp 30 neighbourhood.  I will connect with our
neighbours, Kaitlin and Fandor in an effort  to provide additional clarity on the potential
development of area 4 on the Plan.  I understand that time is short and of the essence, however, it
will be difficult to have a response before the conclusion of this week.  We will try our best.  Many
thanks. & have a great day.  Best regards.  Bob.
 
Regards,
 
Bob Schickedanz
 

117 Ringwood Drive, Unit 18
Stouffville, Ontario, L4A 8C1
Bus. 905-642-8383 ext. 26
Fax. 905-642-6535
bobs@farsight.ca
www.farsight.ca
 

From: Windle, Ryan <RWindle@clarington.net> 
Sent: August 23, 2021 9:04 AM
To: Devon Daniell <ddaniell@kaitlincorp.com>; Marco Bortoletto
<mbortoletto@fandorhomes.com>; ddellelce@fandorhomes.com; Robert Schickedanz
<bob@farsight.ca>
Cc: Langmaid, Faye <flangmaid@clarington.net>; Taylor Scott, Anne <ATaylorScott@clarington.net>;
Backus, Lisa <lbackus@clarington.net>
Subject: Camp 30 - OPA 121 Meeting
Importance: High
 
Devon, Marco, Dominic, Bob
 
We want to thank you again for meeting with Staff last week on OPA 121 … your
input was very helpful. We are hopeful for a resolution on the policy framework for the
Camp 30/Jury lands and subsequent transfer of the campus lands. I meant to send
this out at the end of last week so I apologize for the delay.
 
As a follow up, we took notes from our meeting but wish to offer you some time to
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further review and get back to us on any additional comments you have on this policy.
We are considering some changes but want to ensure we have all your comments
and it is always best to receive comments of this nature in writing. If you could
endeavour to get these to us by mid-week this week that would be great given our
compressed timeframe.
 
Also – relating to Area 4. This seems to be the area that is a bit of sticking point but
we believe there is potentially a way to meet both objectives – i.e. building out
efficiently with the number of constraints and costs of extending public roads and
services, while building a complete community as we stressed yesterday. If there is
any concept or sketch that Kaitlin and Schickedanz can mutually derive that can
justify our relook at the 70-30 split while maintaining our objectives (i.e. max height of
4 storeys, mix of unit types and built forms/heights, a mix of tenure (street-fronting
and free hold, common element, standard etc.), we would appreciate seeing your
ideas. We must also consider reluctance regarding development on private lane
networks – can you introduce larger lanes that won’t compromise public waste
pickup, provision of parking? And keeping the size of the condo blocks to
approximately 50 units which is also a policy of Section 9.4.5 of the Official Plan. The
provision of accessible units is also a planning objective and we offer this comment
when we see an abundance of townhouse units given the number of steps.
 
As expressed by both parties there is a desire to formulate a concept plan for the
entirety of Area 4. This would be helpful for us to visualize possible developments as
we contemplate good design principles as mentioned above and the options of
reducing or removing the 70/30 split requirement. We would hope that the landowners
together could commit to provide a concept for Area 4 by end of this week for us to
consider.
 
Thanks again and we look forward to hearing from you.
 
Ryan
 
Ryan Windle, MCIP, RPP, AICP
Director - Planning and Development Services
Municipality of Clarington                                                                           
40 Temperance Street, Bowmanville ON L1C 3A6 
905-623-3379 ext. 2402 | 1-800-563-1195         
www.clarington.net
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