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1.0

Purpose

The purpose of this report is to provide a recommendation on the revised application
submitted by Midhaven Developments Ormond for approval of a draft plan of subdivision
(S-O-2015-01) to permit 41 single detached dwelling lots, an overland flow/servicing block
and a new local road on lands located west of Ormond Drive and south of Parkwood
Meadows Park.
Attachment 1 is a map showing the location of the subject site and the existing zoning in
the area.
Attachment 2 is a copy of the original draft plan of subdivision S-O-2015-01 submitted by
the applicant and considered at the September 14, 2015 public meeting.
Attachment 3 is a copy of the revised draft plan of subdivision S-O-2015-01 submitted by
the applicant to address certain technical comments.
On September 14, 2015 a public meeting was held in respect to the subject application. At
the conclusion of the public meeting, the Development Services Committee adopted a
recommendation to refer the application back to staff for further review and the preparation
of a subsequent report and recommendation. The minutes of the September 14, 2015
public meeting form Attachment 4 to this report.
Since the September 14, 2015 public meeting, the applicant has revised the development
proposal. The key difference between the proposal considered at the public meeting
(Attachment 2) and the revised proposal (Attachment 3) is that an overland flow/servicing
block (Block 42) has been added between Lots 31 and 32.
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Recommendation

That the Development Services Committee recommend to City Council:
That, pursuant to Report DS-16-51 dated March 31, 2016, the revised application
submitted by Midhaven Developments Ormond to implement a revised draft plan of
subdivision (File S-O-2015-01), which proposes single detached dwellings, an overland
flow/servicing block and a local road related to the lands on the west side of Ormond Drive
and south of Parkwood Meadows Park be approved subject to conditions as set out in
Attachment 5 in the above-noted Report.

3.0

Executive Summary

This Department recommends that the revised draft plan of subdivision S-O-2015-01
application submitted by Midhaven Developments Ormond be approved subject to the
conditions set out in Attachment 5.
The revised application will advance a new infill development consisting of a range of lot
sizes for single detached dwellings.
The proposed development is designed to be compatible with existing development in the
area.

4.0

Input From Other Sources

4.1

Other Departments and Agencies

No department or agency that provided comments has any objection to the approval of the
subject application. Certain technical issues and requirements related to the proposed
development have been identified and can be resolved during the subdivision approval or
building permit processes, if the revised application is approved.
4.2

Public Comments

Attachment 4 contains the minutes of the public meeting.
One area resident attended the public meeting in opposition to the proposed development.
The resident felt that from an environmental perspective the site should remain as
greenspace. Staff note that the subject site has been designated and zoned to permit
development for many years.

5.0

Analysis

5.1

Background

The subject site is located on the west side of Ormond Drive and south of the Parkwood
Meadows Park (see Attachment 1).
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The subject site was previously approved for the development of a separate elementary
school. The Durham District Catholic School Board advised that in 2010 it decided not to
acquire ownership of the site to develop an elementary school. As a result, the applicant
has now submitted a draft plan of subdivision for approval to develop single detached
dwellings.
The following is background information concerning the subject application:
Item

Existing

Requested

Oshawa Official Plan

Residential

No change

Samac Secondary Plan

Low Density Residential

No change

Zoning By-law 60-94

R1-E.C45 (Residential)

No change

Use

Vacant

Single detached dwellings and a
local road (cul-de-sac)

The following are adjacent land uses to the subject site:





North
South
East
West

Neighbourhood park – Parkwood Meadows Park
Single detached dwellings
Single detached dwellings across Ormond Drive
Hydro corridor

The following are the proposed development details for the subject site:
Site Statistic Items

Measurement

Gross Area of Draft Plan

2.42 ha (5.97 ac.)

Net Residential Area of Single Detached Dwelling Lots

1.89 ha (4.67 ac.)

Number of Proposed Single Detached Dwelling Lots

41

Net Residential Density of Single Detached Dwellings

21.7 u/ha (8.8 u/ac)

Minimum Lot Frontages of Proposed Single Detached
Dwelling Lots

9 m (29.5 ft.) – 3 lots
11 m (36 ft.) – 16 lots
12 m (39.4 ft.) – 22 lots

Area of Overland Flow/Servicing Block 42

0.042 ha (0.1 ac.)

5.2

Oshawa Official Plan and Samac Secondary Plan

The subject site is designated as Residential in the Oshawa Official Plan and as Low
Density Residential in the Samac Secondary Plan.
The Official Plan specifies, in part, that areas designated as Residential shall be
predominately used for residential dwellings.
The Low Density Residential designation generally includes uses such as single detached,
semi-detached and duplex dwellings at a density up to 30 units per hectare (12 u/ac.).
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Ormond Drive is designated as a Collector Road.
The subject application conforms to Oshawa Official Plan and the Samac Secondary Plan.
5.3

Zoning By-law 60-94

The subject site is zoned R1-E.C45 (Residential) which permits single detached dwellings
subject to compliance with the zoning regulations. The R1-E.C45 Zone requires a
minimum lot frontage of 9 metres (29.5 ft.) and a minimum lot area of 270 square metres
(2,906 sq. ft.) for a single detached lot.
The subject application complies with Zoning By-law 60-94.
5.4

Subdivision Design Considerations

The proposed draft plan of subdivision includes 41 lots for single detached dwellings, an
overland flow/servicing block and a local road in the form of a cul-de-sac (see Attachment
3).
Detailed design matters will be reviewed during the further processing of the revised
application to ensure compliance with the City's Landscaping Design Policies, engineering
standards and other policies if the subject application is approved.
This Department has no objection to the approval of the revised draft plan of subdivision
subject to certain conditions contained in Attachment 5. Section 5.5 of this report sets out
the rationale for this position.
5.5

Basis for Recommendation

This Department has no objection to the approval of the subject application for the
following reasons:
(a) The proposed development (range of single detached lot sizes) is consistent with the
Provincial Policy Statement and conforms with the Provincial Growth Plan;
(b) The proposed residential development conforms with the Oshawa Official Plan and
Samac Secondary Plan;
(c) The design of the subdivision is appropriate for the site and the proposed development
is compatible with the existing surrounding land uses; and
(d) The proposed development represents good planning.

6.0

Financial Implications

There are no financial implications associated with the Recommendation in this report
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Relationship to the Oshawa Strategic Plan

The Recommendation is intended to advance the strategic goal of Financial Stewardship
and Economic Prosperity in the Oshawa Strategic Plan.

Paul D. Ralph, BES, RPP, MCIP, Commissioner,
Development Services Department
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Hydro Corridor
Attachment 2: Draft Plan of Subdivision Discussed at the Public Meeting
Item:
DS-16-51
Subject: Revised Application for Approval of a Draft Plan of Subdivision
Address: West of Ormond Drive and south of Parkwood Meadows Park, Midhaven Developments Ormond
File:
S-O-2015-01
City of Oshawa
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Attachment 3: Revised Draft Plan of Subdivision
Item:
Subject:
Address:
File:

DS-16-51
Revised Application for Approval of a Draft Plan of Subdivision
West of Ormond Drive and south of Parkwood Meadows Park, Midhaven Developments Ormond
City of Oshawa
S-O-2015-01
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DS-16-51
Attachment 4
Excerpts from the Minutes of the Development Services Committee Meeting held on
September 14, 2015
Presentation
Fred Vierhout, D. G. Biddle and Associates and Peter Saturno, Midhaven Homes
presented an overview of the application for approval of a Draft Plan of Subdivision for
lands west of Ormond Drive, south of Parkwood Meadows Park by Midhaven
Developments Ormond stating that the school board has declined the option to purchase
the property so they are proposing to build 41 single-detached homes in a design
consistent with the surrounding neighbourhood.
The Committee questioned Fred Vierhout and Peter Saturno.
Delegations
Shelley Hutchinson addressed the Development Services Committee concerning the
proposed Draft Plan of Subdivision for the lands west or Ormond Drive and south of
Parkwood Meadows, stating that in her opinion, the land should remain as green space.
The delegate stated that the Province has placed an emphasis on sustainability and smart
urban growth, and that Oshawa should be progressive in its environmental policies, noting
there are consequences to doing business as usual.
No further public comments were received.
Correspondence
None.
Report
DS-15-169 Application for Approval of a Draft Plan of Subdivision (S-O-2015-01) West of
Ormond Drive, South of Parkwood Meadows Park by Midhaven Developments Ormond
Moved by Councillor Pidwerbecki,
“That pursuant to Report DS-15-169 dated September 9, 2015, the application submitted
by Midhaven Developments Ormond for approval of a draft plan of subdivision (File: S-O2015-01) to permit the development of 41 single-detached dwelling lots and a new local
road on certain lands west of Ormond Drive and south of Parkwood Meadows Park be
referred back to the Development Services Department for further review and the
preparation of a subsequent report and recommendation. This referral does not constitute
or imply any form or degree of approval.”
Carried

16

Item: DS-16-51
Attachment 5
City of Oshawa Conditions of Approval for
Draft Plan of Subdivision S-O-2015-01 (last date of revision March 2016)
by Midhaven Developments Ormond
A. General
1.

That the final 40M plan for registration shall show all single detached dwelling lots
with a minimum frontage of 9 metres measured at the street line. This may be
varied by the Director of Planning Services as appropriate.

2.

That the subdivider enter into a subdivision agreement with the City to ensure the
fulfillment of the City's requirements, financially or otherwise.

3.

That the subdivider acknowledges that the current City funding practices may
change prior to plan registration or development and that the timing of the
registration shall be at the City’s discretion based on the City’s financial ability to
fund projects.

4.

That any approvals which are required from the Region of Durham, Ministry of the
Environment and Climate Change, Central Lake Ontario Conservation Authority,
Oshawa Public Utilities Commission, Hydro One Networks Inc., Canada Post and
any other regulatory authority for the development of this plan be obtained by the
subdivider and written confirmation be provided to Planning Services.

5.

That, prior to the sale of any lots, a draft of the final 40M plan for registration be
submitted to Planning Services for review and comment by all agencies and
departments.

6.

That a draft of the 40R Plans related to engineering matters shall be submitted to
Engineering Services with the engineering submission for review and comment.
B. Engineering Plans/Drawings Required

7.

That engineering drawings, including a Traffic Management Plan, be prepared in
accordance with City policies and requirements. Prior to the preparation of the
subdivision agreement, the plans and drawings are to be submitted to and approved
by Engineering Services. The engineering drawings shall include a Utility
Coordination Plan which illustrates and establishes the final design and location of
all above-ground and below-ground utility plant and structures that service the plan.
Further that the engineering drawings shall be coordinated with the
streetscape/architectural control guidelines and that the engineering plans shall coordinate the driveways, street utility hardware and street trees in order to ensure
that conflicts do not exist, asphalt is minimized and street trees are accommodated.

8.

In the event that the subdivision agreement is not executed within one (1) calendar
year form the date of approval of the engineering drawings, they shall be
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resubmitted to Engineering Services for approval again prior to execution of the
subdivision agreement.
C. Servicing
9.

That the subdivider acknowledge that the authority to provide any subdivision preservicing approval, prior to execution of a subdivision agreement, is delegated to
the Director of Engineering Services. Pre-servicing, in accordance with the
Engineering Design Criteria of the City, will only be considered where it is not
possible to execute and register the subdivision agreement in the time frame
required to commence servicing for approved engineered services that has
otherwise found to be acceptable with confirmation from all agencies and authorities
involved in the conditions set out in the conditions of draft plan approval.

10.

That the subdivider arrange for, and pay the cost of all services required to service
the plan, in accordance with City policies and requirements.

11.

That satisfactory arrangements be made for financing the City's share of servicing
before the final plan is released for registration.

12.

That the cost of any relocation, extension, alteration, damage rehabilitation or
extraordinary maintenance of existing services necessitated by this development
shall be the responsibility of the subdivider.

13.

That the cost of any City services outside of the plan necessitated by this
development to be installed, extended, relocated or altered to provide services
across or through adjacent privately owned City lands or the existing public highway
known as Ormond Drive to service this plan shall be the responsibility of the
subdivider. Furthermore it is the sole responsibility of the subdivider to negotiate
with the City and secure appropriate easement(s) and/or permits for temporary
occupancy of the lands or road allowance together with restoration of the same to
satisfaction of the Director of Engineering Services or appropriate designate.
D. Stormwater

14.

That this development comply with City policies and by-laws with respect to
stormwater management.

15.

That a final storm drainage scheme for the lands within and abutting this plan be
submitted to Engineering Services for approval prior to preparation of the
engineering drawings for this subdivision.

16.

That the overland flow/servicing block (Block 42) be designed, developed and
conveyed at no cost to the City. In this regard, the subdivider acknowledges and is
prepared to reduce the number of residential building lots or reconfigure the lots
included in the draft plan if the final engineering determines that the overland
flow/servicing block must be increased in area or reconfigured in shape to
accommodate overland flow or services.

17.

That the land within the draft plan not be unreasonably graded, filled or stripped
except in compliance with the City’s Site Alteration By-law 85-2006 or in advance of
18

building activity, so as to cause dust and increased stormwater runoff from the lands
resulting in erosion and silting of roads, services, valley lands, creeks and privately
owned property. As part of the engineering drawing submission, the subdivider
shall submit an erosion and siltation control plan to be implemented and maintained
with the grading and construction activity of the lands. The plan shall indicate the
means, whereby, stormwater runoff and sedimentation from the site will be
controlled and shall be implemented and maintained by the subdivider during the
construction of services and the house building program. In the event building
activity is not commenced following completion of underground services, the
subdivider will undertake to re-vegetate any area that has been graded, filled or
stripped. Any cost incurred by the City for cleaning, repairing or reconstructing
damaged services as a result of stormwater runoff shall be the responsibility of the
subdivider.
E. Road Design & Details
18.

That all streets, including dedicated corner sight triangles and pavement elbows, be
designed to City standards.

19.

That the final plan for registration be revised to incorporate the City’s minimum road
geometric design criteria. The subdivider shall reconfigure some of the lot structure
as determined necessary to meet the geometric design criteria.

20.

That the subdivider acknowledge that current City policy provides consideration of a
reduced road allowance width of 18 metres provided the road in question services
less than 100 units and that the Commissioner of Development Services, shall
require the standard 20 metre road allowance width or larger if it is determined that
the construction and/or maintenance of the public services within the road
allowance is not financially or otherwise feasible.

21.

That the street be named to the satisfaction of Planning Services.
F. Studies/Reports/Guidelines Required
Stormwater Management Report

22.

That the subdivider submit a detailed stormwater management report to
Engineering Services, prepared by a qualified professional water resource engineer,
that must address, but is not limited to, the following issues:
(a)

Water quality control;

(b)

Major and minor flow routes including cross-sectional details of roads;

(c)

Erosion and sediment controls;

(d)

Outfall pipe sizing requirements and erosion protection works at the outlet;

(e)

Foundation drain discharge points and flow rates;

(f)

Infiltration potential of the lands using Low Impact Development (LID)
Technologies;

(g)

Water ponding depth within the roadway; and,
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(h)

Maintenance/operating manual for any LIDs.

Furthermore, the subdivider is required to implement and bear the cost of all the
necessary stormwater features/works recommended in the said report.
Hydrogeological
23.

That the subdivider shall submit a Hydrogeological Assessment report prepared by
a qualified professional engineer as determined as necessary by Engineering
Services, that may be included in a Geotechnical Report that addresses, but not be
limited to, the following issues:
(a)

The sizing of the Foundation Drain Collector System (FDC);

(b)

Any potential for formation of calcium carbonate buildup in the foundation
drains and service connections within this draft plan and provide appropriate
remedial measures; and

(c)

The ability to minimize the extent of building footing drains below the
seasonal high groundwater table by means of changing the overall design of
this development.

Soils
24.

That the subdivider prepare a soils/geotechnical report for implementation, as
appropriate, within the subdivision agreement to ensure the recommendations of
the soils/geotechnical report related to municipal services and road structure,
including any requirement that development on engineered fill be certified by a
licensed geotechnical engineer, are implemented. This report shall be submitted to
Engineering Services in conjunction with the first engineering submission, together
with soils profiles plotted on a set of the engineered construction drawings. The
report must also include an orientation map illustrating the lots affected by any
proposed engineered fill recommendations.
Record of Site Condition

25.

The subdivider agrees to retain a qualified person under the Environmental
Protection Act and related regulations to verify, to the satisfaction of the City and the
Region of Durham that the site is suitable for the proposed use. A Record of Site
Condition acknowledged by the Ministry of Environment and Climate Change shall
only be required to be submitted to Planning Services prior to any site disturbance
and/or registration if required by the Region’s Site Contamination Protocol.
Streetscape/Architectural Control Guidelines

26.

That prior to preparation of the subdivision agreement, the subdivider shall engage
a control architect, satisfactory to Planning Services. This control architect will
prepare and submit to Planning Services streetscape/architectural control
guidelines which are satisfactory to Planning Services, approve all models offered
for sale and certify that all building permits plans comply with the City approved
guidelines.
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G. Phasing
27.

That this subdivision is be developed with one registration.
H. Utility Easements & Blocks

28.

That the City Solicitor be granted authority to discharge the easement in favour of
the City over the lands now designated as Part 9 of Plan 40R-23308 at such time
following registration of the Plan and at a schedule which allows for the new storm
sewer relocation as part of the servicing for the plan.

29.

That the City grant any easements required for utilities, storm water management
and servicing on City owned lands necessitated by the development of the plan and
relinquish any redundant easements provided the subdivider has met all the
requirements of the City, financially or otherwise.

30.

That the subdivider grant free of charge any easements or blocks required for
servicing. Easements shall be in a location and of a width as determined by
Engineering Services and/or the Region of Durham and be granted upon request at
any time after the draft approval of the plan.

31.

That the final plan for registration include and accommodate Block(s) and
easement(s) required to facilitate the installation of any municipal/utility services
which cannot be accommodated in the City’s right-of-way to the satisfaction of
Engineering Services.
I. Driveways

32.

That Engineering Services approve the location of driveway(s) on all lots/blocks in
the subdivision agreement or the utility coordination plan.

33.

That the location of all driveways maintain a minimum one (1) metre clearance from
all above ground utility structures or other like apparatus.

34.

That any driveway leading to a private garage on any lot fronting on a road
allowance of less than 20 metres that does not have a City sidewalk planned for
that side of the public highway shall have a minimum length of seven metres (7.0 m)
from the street line to the garage. This may be varied by the Director of
Engineering Services as appropriate.

35.

That a plan showing the proposed siting of the buildings on lots which indicate the
length of the driveway leading to a private garage, which is to be fitted with roll-up
type door, and which has a minimum length of 7 metres from the street line to the
garage, be submitted to the satisfaction of Engineering Services.

36.

That the subdivider provide roll-up type garage doors where the front yard setback
to the garage is 7.0 metres or less.
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J. Landscaping
37.

That this development comply with the City’s Landscaping Design Policies and
requirements. Without limiting the generality of the foregoing, the subdivider shall
prepare and coordinate the landscape plans with the engineering drawings to the
satisfaction of Planning Services and Engineering Services. The following shall be
submitted to Planning Services:
(a)

The Landscape Submission shall include, but is not limited to:
(i)
(ii)
(iii)
(iv)
(v)

(b)
38.

39.

Landscaping for overland flow/servicing block;
Landscaping for the boulevard at the end of the cul-de-sac including a
walkway connection to the park;
Preservation/protection of existing site features and vegetation;
Street tree planting; and
Fencing.

A statement from a Landscape Architect shall certify that measures
employed are appropriate to promote preservation of existing site features.

That the subdivider undertake to the satisfaction of Planning Services and
Engineering Services and at no cost to the City:
(a)

The installation of landscaping, fencing, walkways and drainage facilities;
and

(b)

The installation of street trees, in accordance with the City standards and
requirements.

That the subdivider deposit with the City a public lands damage deposit and
monetary security in amounts to be specified in the subdivision agreement as
determined by Planning Services. This shall ensure that the public lands are not
damaged and that certain site improvements, landscaping, fencing and vegetation
preservation, in accordance with the approved conditions and plans, are carried out.
K. Zoning

40.

That the final 40M Plan comply with the Zoning By-law.
L. Oshawa Executive Airport

41.

That the subdivision agreement include a warning clause to all potential residents in
the plan, through the agreement of purchase, sale or lease, that the dwelling unit is
located in proximity to the Oshawa Executive Airport and its corresponding aircraft
traffic.
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