
 Public Report 

To: Development Services Committee 

From: Paul D. Ralph, BES, RPP, MCIP, Commissioner,  
 Development Services Department 

Report Number: DS-18-139 

Date of Report: September 6, 2018 

Date of Meeting: September 10, 2018 

Subject: Revised Application to Amend Zoning By-law 60-94 - Phase 1, 
135 Bruce Street, Bruce Street Developments Limited 
(Medallion Corporation) 

File: Z-2016-03 

1.0 Purpose 

The purpose of this report is to provide a recommendation on a revised application 
submitted by Bruce Street Developments Limited (Medallion Corporation) to amend Zoning 
By-law 60-94 to permit a new apartment building, including a 22 storey tower and a 
10 storey tower connected by a 3 storey podium, with a total of 509 apartment units 
located at the northwest corner of 135 Bruce Street. 

The revised zoning by-law amendment represents Phase 1 of the development of 
135 Bruce Street which is known as the former Fittings Site.  The subject site is also the 
subject of a related application for approval of a draft plan of subdivision which has been 
submitted for the entirety of 135 Bruce Street and certain City-owned lands (File: S-O-
2016-03).  The applicant is currently advancing Phase 1 of the development which is 
located at the northwest corner of the site and it can be developed with direct access to 
Bruce Street thereby not requiring the approval of the draft plan of subdivision.  Approval 
of the draft plan of subdivision will be required to facilitate the proposed development on 
the balance of the applicant’s lands as the subdivision will create the roads and services 
necessary to serve the future phases. 

For the purposes of this report, the term “subject site” refers to only the Phase 1 
component of the overall development proposed at 135 Bruce Street. 

Attachment 1 is a map showing the location of the subject site, the lands subject to the 
related application for approval of a draft plan of subdivision (S-O-2016-03) which includes 
certain City owned lands and the existing zoning in the area. 

Attachment 2 is a copy of the proposed draft plan of subdivision S-O-2016-03 submitted by 
the applicant for the overall development site which was considered at the June 20, 2016 
public meeting. 
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Attachment 3 is a copy of the original concept plan for the proposed draft plan of 
subdivision S-O-2016-03 submitted by the applicant which was considered at the June 20, 
2016 public meeting. 

Attachment 4 is a copy of the revised concept plan for the proposed Phase 1 lands 
submitted by the applicant. 

A public meeting was held on June 20, 2016 concerning the original zoning by-law 
amendment and draft plan of subdivision applications for the entire 135 Bruce Street site 
that included 2,145 apartments, 96 townhouses, a park, commercial uses and the Eulalie 
extension and local roads.  At the conclusion of the meeting, the Development Services 
Committee adopted a recommendation to refer the applications back to staff for further 
review and the preparation of a subsequent report and recommendation.  The minutes of 
the public meeting form Attachment 5 to this report. 

The purpose of the public meeting was to discuss the zoning by-law amendment and draft 
plan of subdivision for the entire 135 Bruce Street site.  Therefore, the comments provided 
by area residents were related to the entire development proposal and not just the Phase 1 
portion of the plan that is being advanced at this time.  The development proposal for the 
balance of the 135 Bruce Street site will be reported on in the future. 

Since the June 20, 2016 public meeting, the applicant has revised the development 
proposal to advance Phase 1 of the development.  The key differences between the 
original design (Attachment 3) and the revised design (Attachment 4) are as follows: 

 The proposed zoning by-law amendment for Phase 1 only applies to the lands at the 
northwest corner of 135 Bruce Street (see Attachment 1). 

 The height of the tower portion of the Phase 1 building has been revised from 
20 storeys to 22 storeys (Building A, Attachment 4). 

 The number of proposed units in Phase 1 has been reduced from 520 to 509. 

 The proposed parking rate for Phase 1 has been increased from 1.1 parking spaces 
per unit (1.0 spaces per unit for residents and 0.1 spaces per unit for visitors) to 
1.33 spaces per unit (1.0 spaces per unit for residents and 0.33 spaces per unit for 
visitors).  The proposed parking rate now complies with the requirements of Zoning By-
law 60-94 for a rental apartment building. 

 Due to the phasing of the proposed development only part of the above grade parking 
structure serving Phase 1 will be constructed as part of the Phase 1 construction.  The 
remainder of the parking structure will be constructed during Phase 2.  In the interim, 
the applicant proposes to construct a temporary surface parking lot on a portion of the 
Phase 2 lands in order to provide some of the required parking for Phase 1 in 
accordance with the requirements of Zoning By-law 60-94.  The temporary parking lot 
is shown on Attachment 4 to this report. 
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 Access to the Phase 1 lands has been revised to include a direct access to the parking 
structure from Bruce Street in addition to a driveway to a service area and temporary 
parking lot on the west side of the subject site. 

 A storm sewer connection through the west side of the Phase 2 lands connecting the 
Phase 1 development to the Eulalie Street storm sewer has been added to the plan 
(see Attachment 4). 

Matters related to the proposed development on the balance of the site will be addressed 
through the further processing of the zoning by-law amendment and draft plan of 
subdivision applications for the balance of the development site and reported on in the 
future, as appropriate. 

2.0 Recommendation 

That the Development Services Committee recommend to City Council: 

1. That, pursuant to Report DS-18-139 dated September 6, 2018, the revised application 
submitted by Bruce Street Developments Limited (Medallion Corporation) to amend 
Zoning By-law 60-94 (File Z-2016-03) to permit an apartment building at the northwest 
corner of 135 Bruce Street be approved in accordance with the comments contained in 
the above noted Report and the necessary by-law be passed generally in accordance 
with the comments contained in the above noted report and in a form and content 
acceptable to the Commissioner of Development Services and Legal Services. 

2. That, in accordance with Section 34(17) of the Planning Act and notwithstanding that 
the rezoning proposed in the public meeting report and at the public meeting differs to 
some degree from that approved by City Council, such differences are not substantial 
enough to require further notice and another public meeting. 

3.0 Executive Summary 

This Department recommends the approval of the revised application to permit an 
apartment building with 509 apartment units at the northwest corner of 135 Bruce Street. 

The proposed apartment building is located within the Downtown Oshawa Urban Growth 
Centre with good access to nearby transit and amenities and can be designed to be 
compatible with adjacent uses.   

The proposed development conforms to the Provincial Growth Plan, is consistent with the 
Provincial Policy Statement, conforms to the Region of Durham Official Plan and Oshawa 
Official Plan and represents good planning. 

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 
revised subject application.  Certain technical issues and requirements related to the 
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proposed development have been identified and can be resolved during the site plan 
approval and building permit processes, if the revised application is approved. 

4.2 Public Comments 

The minutes of the June 20, 2016 public meeting regarding the subject application forms 
Attachment 5 to this report. 

Bruce Street Developments Limited (Medallion Corporation) also hosted an open house at 
Clara Hughes Public School during the evening of May 29, 2018 concerning the revised 
application.  Area residents located within 120 metres (400 ft.) of the entire former Fittings 
property and those who are on the notification list for matters related to this development 
were invited to this open house.  Approximately 16 residents attended the open house. 

Key concerns raised by the public at the Planning Act public meeting and through written 
correspondence are set out below together with a staff response. 

4.2.1 Impact of Construction on Neighbouring Community 

Comment: 

There were comments concerning the timing of construction and the impact that 
construction would have on the neighbourhood while the development is under 
construction. 

Staff Response: 

The applicant has indicated that if the subject rezoning application is approved it is their 
intention to commence construction on Phase 1 in 2019.  Construction of Phase 1 is 
expected to last for 2 to 3 years. 

The construction traffic access will be restricted to Bruce Street and/or Eulalie Avenue 
East, between John Street East and the subject site, through any site plan agreement.  

Sufficient land is available on the balance of the applicant’s lands to accommodate parking 
for construction workers and material/equipment staging during the development of 
Phase 1. 

Construction noise may be an inconvenience for neighbouring residents during the 
development of the site.  Through the site alteration process and the City’s Noise By-law, 
the City has controls for noise, dust, mud, site drainage and hours of construction. 

4.2.2 Traffic 

Comment: 

There were comments concerning the impact of the proposed development on traffic in the 
area. 

31



Report to Development Services Committee Item: DS-18-139 
Meeting Date: September 10, 2018 Page 5 

Staff Response: 

The proposed development of Phase 1 would include two driveways from Bruce Street to 
serve the proposed Phase 1 development.  One driveway would be located at the western 
edge of the site and would provide access to a service lane, loading area, the parking 
structure and the temporary surface parking lot.  The second driveway would be located 
mid-block and would provide a direct access into the parking structure. 

The applicant submitted a Traffic Impact Study (T.I.S.) prepared by Lea Consulting Ltd., a 
professional transportation planning consulting company in support of the proposed 
development.   

The Region of Durham Works Department and the City’s Transportation Engineer have no 
objection to the key conclusions of the T.I.S. 

4.2.3 Loss of Natural Environment and Green Space 

Comment: 

There were comments concerning the loss of the natural environment and existing green 
space on the site as a result of the proposed development. 

Staff Response: 

The existing natural features on the site have not been identified as being of ecological 
significance as they do not connect to a larger natural system.  The existing vegetation is 
primarily wild vegetation that has grown on the site since the previous industrial buildings 
on the property were demolished some time ago. 

The existing vacant space on the property is privately owned and not intended for public 
use at this time.  A public park is intended to be developed on the east side of the broader 
development site through the future draft plan of subdivision.  

4.2.4 Building Heights 

Comment: 

There were comments concerning the appropriateness of the proposed building heights. 

Staff Response: 

The proposed maximum building height of 22 storeys (65 metres) and 10 storeys 
(32 metres) for the two residential towers with a connecting 3 storey podium in Phase 1 is 
appropriate for the subject site.  The subject site is located within the Downtown Oshawa 
Urban Growth Centre where high density uses and larger/taller buildings are encouraged 
in appropriate locations. 

The proposed building heights of the residential towers are comparable to other 
developments which have recently been approved within the Downtown Oshawa Urban 
Growth Centre, including 161 Athol Street East where approval has been granted for a 
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9 storey apartment building and 80 Bond Street East where approval has been granted for 
a 21 storey mixed use residential-commercial building. 

4.2.5 Schools 

Comment: 

There were comments concerning where children from the development would attend 
school given recent school closings in the area. 

Staff Response: 

The Durham District School Board and Durham Catholic District School Board have 
reviewed the proposed development and have advised that elementary students from the 
proposed development can be accommodated at Village Union Public School and St. 
Thomas Aquinas Catholic School. 

4.2.6 Parking 

Comment: 

There were comments regarding concerns about the proposed parking rate for the 
proposed development. 

Staff Response: 

The applicant has revised the development proposal for Phase 1 to provide parking in 
compliance with the requirements of Zoning By-law 60-94 for a rental apartment building 
(1.33 parking spaces per unit). 

Since the development of the entire site will be phased a portion of the required parking for 
Phase 1 will be incorporated in the future Phase 2 parking structure.  Until Phase 2 is 
constructed, the applicant intents to construct a temporary surface parking lot on a portion 
of the Phase 2 lands to provide the necessary parking for Phase 1 in accordance with the 
requirements of Zoning By-law 60-94. 

4.2.7 Soil Contamination 

Comment: 

There were concerns regarding the environmental status of the site and whether is it 
suitable for residential uses. 

Staff Response: 

Prior to the issuance of any building permit or site alteration permit for the proposed 
development, the applicant will need to obtain a Record of Site Condition (R.S.C.) from the 
Ministry of the Environment, Conservation and Parks (M.O.E.C.P.). 
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An “h” holding symbol is proposed for the zoning for Phase 1 requiring an R.S.C. in 
accordance with M.O.E.C.P. guidelines/criteria for the proposed residential use.  The “h” 
holding symbol will have to be removed by by-law prior to development occurring on 
Phase 1. 

4.2.8 Refuse Pick-Up 

Comment: 

There was a comment concerning how refuse pick-up will function for the proposed 
development. 

Staff Response: 

The conceptual floor plans submitted by the applicant for the proposed Phase 1 
development show an internal refuse storage area and loading room.  Details related to 
refuse pick-up for the proposed development will be reviewed through a future application 
for site plan approval if the subject application is approved. 

4.2.9 Rental Tenure versus Condominium Tenure 

Comment: 

There were comments concerning the applicant’s intention to operate the entire proposed 
development as rental units instead of including some condominium units in the 
development. 

Staff Response: 

There was confusion at the public meeting regarding whether the proposed tenure of the 
development was rental or condominium.  The draft plan of subdivision originally submitted 
by the applicant showed all of the development blocks as condominium whereas the 
applicant stated at the public meeting that all of the development blocks were intended to 
be rental units.  The applicant has confirmed that it is their intention for the development to 
be entirely comprised of rental units. 

The applicant is only advancing the zoning by-law amendment for Phase 1 of the 
development at this time.  Phase 1 is intended to include 509 rental apartment units. 

From a land use and zoning perspective there is no difference between a rental apartment 
building and a condominium apartment building.  The land use is considered an apartment 
building and the same regulations (i.e. yard depths, density, building height) apply whether 
the apartment building is rental or condominium tenure.  The only difference in zoning 
regulations is the parking requirement.  Zoning By-law 60-94 requires a minimum 
1.33 parking space per unit for a rental apartment building and 1.45 spaces per unit for a 
condominium apartment building. 

Parking for Phase 1 is being provided at a rate of 1.33 spaces per unit to comply with the 
rental apartment building parking rate. 

34



Report to Development Services Committee Item: DS-18-139 
Meeting Date: September 10, 2018 Page 8 

4.2.10 Transit Access 

Comment: 

There was a comment concerning transit access for the proposed development. 

Staff Response: 

The proposed development has good access to existing public transit given the site’s 
proximity to Durham Region Transit bus stops on Athol Street East and Ritson Road South 
and a GO bus service on King Street East and Bond Street East. 

The proposed development will also have convenient access to the future Central Oshawa 
GO station which will be located approximately 800 metres (2,625 ft.) south of the subject 
site.  The Michael Starr Trail, located west of the subject site, will provide a direct active 
transportation link from the proposed development to the future Central Oshawa GO 
station. 

5.0 Analysis 

5.1 Background 

The subject site is located at the northwest corner of 135 Bruce Street (see Attachment 1). 

A large part of the applicant’s lands is commonly referred to as the former Fittings Site 
since it was formerly used for industrial purposes by Fittings Limited.  In 1987, Fittings 
Limited ceased operations and the site subsequently became available for redevelopment. 

In 2012, the site was acquired by Bruce Street Developments Limited (Medallion 
Corporation). 

In 2016, Bruce Street Developments Limited (Medallion Corporation) submitted 
applications to amend Zoning By-law 60-94 and for approval of draft plan of subdivision S-
O-2016-03 to permit 2 blocks for 96 townhouses, a block for 210 apartment units, 4 mixed 
use blocks for 1,935 apartment units and limited office and convenience commercial uses, 
a neighbourhood park block, a future development block, new local roads and a new 
arterial road (John Street East/Eulalie Avenue connection) (see Attachments 2 and 3).  

Bruce Street Developments Limited (Medallion Corporation) has decided to only advance 
Phase 1 of the proposal at this time.  Phase 1 is located at the northwest corner of the 
former Fittings Site on the south side of Bruce Street.  Phase 1 consists of 509 apartment 
units located in one apartment building with a 22 storey residential tower and a 10 storey 
residential tower. 
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The following is background information concerning the subject revised application: 

Item Existing Requested/Proposed 
Oshawa 
Official Plan 
Designation 

Downtown Oshawa Urban 
Growth Centre within the 
Downtown Main Central Area 

No change 

Zoning 
By-law 60-94 

R6-D(1)”h-21” (Residential) 
and UR (Urban Reserve) 

Appropriate R6-D (Residential) Zone 
with a site specific condition to 
implement the proposed density and 
building/site design  

Use Vacant An apartment building with one 
22 storey tower and a 10 storey tower 
connected by a 3 storey podium 
containing 509 apartment units. 

The following are adjacent land uses to the subject site (Phase 1): 

 North The Tribute Communities Centre, UOIT in the former Algers Press Building 
at 61 Charles Street, single detached dwellings, two unit residential buildings 
and a commercial use 

 South Vacant lands owned by the applicant and single detached dwellings and two 
unit residential buildings located beyond the applicant’s lands. 

 East Vacant lands owned by the applicant and single detached dwellings, two unit 
residential dwellings and Huron Crescent Park located beyond the 
applicant’s lands. 

 West Vacant land, single detached dwellings, two unit residential buildings and 
commercial/industrial uses and a hydro transformer station. 

The following are the proposed development details for the subject site: 

Site Statistics Item Measurement 
Lot Frontage Bruce Street – 83.92 m (275.33 ft.) 
Net Area of Phase 1 1.09 ha (2.69 ac.) 
Number of Proposed Apartment Units in Phase 1 509 
Net Residential Density of Phase 1 467 u/ha (189 u/ac.) 
Number of Storeys Proposed (Phase 1) 1 – 22 storey residential tower 

1 – 10 storey residential tower 
Parking Spaces Required (Phase 1) 677 spaces (1.0 space per unit for 

residential and 0.33 spaces per unit 
for visitors) 
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Site Statistics Item Measurement 
Parking Spaces Proposed (Phase 1) 494 parking spaces in the parking 

structure 
183 parking spaces in a temporary 
surface parking lot until Phase 2 is 
constructed 
Total: 677 spaces (1.33 spaces per 
unit) 

5.2 Oshawa Official Plan 

The subject site is designated as Downtown Oshawa Urban Growth Centre within the 
Downtown Main Central Area in the Oshawa Official Plan. 

The subject site is located within the Downtown Oshawa Urban Growth Centre as 
identified in the Provincial Growth Plan.  Under the Growth Plan, the Downtown Oshawa 
Urban Growth Centre is a primary focus area for intensification within the City to be 
developed for a mix of uses in order to achieve a minimum density target of 200 persons 
and jobs combined per hectare.  

To assist in achieving the densities outlined for the Downtown Oshawa Urban Growth 
Centre, the built form of new development and redevelopment shall generally be a mix of 
predominantly high-rise development as well as some mid-rise buildings, with compact, 
intensive low-rise buildings constituting the smallest proportion of development and mainly 
limited to peripheral locations.  Buildings at corner locations should generally be higher 
than buildings in mid-block locations.  

The Oshawa Official Plan specifies, in part, that the Downtown Oshawa Urban Growth 
Centre shall be planned and developed as the primary concentration of retail, major office, 
service, cultural, recreational, entertainment and institutional uses, supporting active 
transportation and higher order transit services in the Downtown Main Central Area and in 
the City.  In addition, subject to appropriate provisions in the zoning by-law, medium and 
high density residential and mixed-use developments shall be permitted in the area 
designated as Downtown Oshawa Urban Growth Centre. 

The Oshawa Official Plan contains policies which establish various density types and 
provide general locational criteria for such densities.  The locational criteria for High 
Density II Residential development has been used to analyze the proposal. 

Table 2 in the Oshawa Official Plan is a guideline that indicates that uses in the High 
Density II Residential category which generally permits 150 to 550 units per hectare (60 to 
223 u/ac.) are to be located as follows:  

(a) Generally located within or at the periphery of the Downtown Oshawa Urban Growth 
Centre, or in proximity to arterial roads within the Main Central Area, Sub-Central Area 
and Community Central Areas or Regional Corridors.  

(b) Generally located in such a manner that the scale, form and impacts of this type of 
housing are generally compatible with adjacent land uses.  
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The proposed Phase 1 residential development at the northwest corner of 135 Bruce 
Street would have a net residential density of 467 units per hectare (189 u/ac.) which is 
within the High Density II Residential classification in the Oshawa Official Plan.  The 
proposed density is permitted under the Downtown Oshawa Urban Growth Centre within 
the Downtown Main Central Area designation. 

Bruce Street is shown as a local road.  

Section 2.2.10.13 of the Oshawa Official Plan is a site specific policy for the subject site 
that reads as follows: 

“2.2.10.13 Notwithstanding any policy of this Plan to the contrary, development of the 
former Fittings site at 135 Bruce Street situated north of the Eulalie 
Avenue/John Street connection and east of Court Street shall be subject to 
the following: 

(a) The subject lands shall be cleaned-up in accordance with Provincial 
guidelines as required by the Ministry of Environment, Conservation and 
Parks; 

(b) The development of the subject lands shall proceed by plan of 
subdivision; and 

(c) Prior to registration of any plan of subdivision or portions thereof, a 
qualified person shall undertake a verification sampling program and shall 
certify to the satisfaction of the Ministry of Environment, Conservation and 
Parks that the site has been made suitable for the proposed use.” 

The above noted policy was included in the Official Plan due to the need for new roads 
and services to be extended through the former Fittings site.  While it is necessary for the 
broader property to be developed through a draft plan of subdivision due to the creation of 
new roads, services and a park, the applicant has demonstrated to the City’s satisfaction 
that Phase 1 can proceed ahead of the draft plan of subdivision.  Access to Phase 1 can 
be provided from Bruce Street along with water and sanitary services.  A storm sewer 
connection is available from the Eulalie Avenue extension which currently terminates at the 
western edge of the property. 

While the Phase 1 lands are proposed to proceed ahead of the draft plan of subdivision, 
the balance of the site is intended to be developed through a draft plan of subdivision.  
Since adequate services are being provided for Phase 1 and the balance of the site is 
intended to be developed through a draft plan of subdivision the proposal conforms with 
the intent of the above policy. 

The subject rezoning as revised conforms to the Oshawa Official Plan. 

5.3 Zoning By-law 60-94 

The subject site is currently zoned R6-D(1) “h-21” (Residential) and UR (Urban Reserve). 
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The R6-D(1) Zone permits apartment buildings, home for the aged, nursing homes and 
retirement homes subject to special regulations related to yard depths, building height, 
density and minimum parking requirements for a condominium apartment building. 

The UR Zone permits the following uses: 

(a) Agricultural uses, but not including new farm dwellings; 

(b) existing uses, located in existing buildings or structures, provided such uses continue in 
the same manner and for the same purpose for which they were used on the day this 
By-law was passed, and new one storey accessory buildings; and 

(c) Outdoor recreational uses without any buildings or structures. 

The “h-21” holding symbol requires site plan approval to be obtained from the City. 

The applicant proposes to amend Zoning By-law 60-94 to implement the proposed concept 
plan for the Phase 1 development.  The proposed zoning amendment as revised would 
rezone the proposed Phase 1 lands to an appropriate R6-D (Residential) Zone to permit 
the proposed development and would include a special condition with site specific 
regulations that implement the proposed building/site design. 

This Department has no objection to rezoning the subject site to an appropriate R6-D Zone 
subject to regulations which: 

 Would implement the proposed building/site design as revised (e.g. maximum 
22 storey building height, building setbacks, etc.); and, 

 Includes an appropriate “h” holding symbol which would restrict development until such 
time as: 

(a) Site plan approval is obtained from the City that addresses such matters as 
landscaping, fencing and lighting levels; 

(b) Appropriate arrangements are made for municipal servicing, including 
sanitary/water and stormwater management matters to the satisfaction of the City 
and the Region; and 

(c) A new Record of Site Condition acknowledged by the Ministry of the Environment, 
Conservation and Parks, is provided to the satisfaction of the City, indicating that 
the site is suitable for residential development in accordance with the appropriate 
Provincial guidelines/criteria.    

This Department has no objection to the revised rezoning which would implement the 
proposed development plan for Phase 1.  Section 5.5 of this report sets out the rationale 
for this position. 
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5.4 Site Design/Land Use Considerations 

The applicant proposes to construct one apartment building with two residential towers in 
Phase 1 of the proposed development at 135 Bruce Street. 

The proposed building includes a 3 storey base which includes an internal above grade 
parking structure and residential units along the exterior sides of the structure.  Above the 
base are two tower structures, Buildings A and B.  Building A ranges in height from 
4 storeys to 22 storeys and is located at the northwest corner of the subject site.  Building 
B ranges in height from 6 storeys to 10 storeys and is located at the southeast corner of 
the subject site.  Two driveways are proposed to Bruce Street to service the Phase 1 
development with one driveway accessing a private service lane on the west side of the 
proposed building which provides access to the loading area, above grade parking 
structure and temporary surface parking and one driveway providing direct access from 
Bruce Street to the above grade parking structure.  The roof of the parking structure is 
intended to be developed as an amenity area for residents of the proposed building. 

A temporary surface parking lot is proposed on the south side of the building to satisfy the 
parking requirements for the Phase 1 development until Phase 2 is constructed in the 
future.  The temporary parking lot is required to provide sufficient parking for Phase 1 in 
accordance with the zoning by-law since the full parking structure will not be completed 
until Phase 2 is constructed in the future. 

Detailed design matters will be reviewed during the further processing of a future site plan 
application to ensure compliance with the City’s Landscaping Design policies, engineering 
standards and other policies if the subject rezoning application is approved. 

Some of the specific matters this Department will be reviewing during the processing of a 
future site plan application if the subject application is approved include: 

(a) Site/building design matters including driveway access, parking, loading, building 
architecture, landscaping and fencing; 

(b) Servicing and stormwater management matters; and 

(c) Noise impacts. 

5.5 Basis for Recommendation 

This Department has no objection to the subject application for the following reasons: 

(a) Developing an underutilized brownfield property to a more intense use in the Downtown 
Oshawa Urban Growth Centre conforms to the Provincial Growth Plan and is 
consistent with the Provincial Policy Statement; 

(b) The proposed development conforms with the Durham Region Official Plan; 

(c) The proposed development conforms with the Oshawa Official Plan; 
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(d) The proposed development advances the implementation of the action items in Plan
20Twenty for the downtown;

(e) The proposed development is an appropriate use, form and scale of development given
its location in the Downtown Oshawa Urban Growth Centre;

(f) The proposed development is transit supportive given its proximity to Durham Region
Transit and GO Transit bus stops and proximity to the future Central Oshawa GO
Station.

(g) The proposed development promotes active transportation opportunities given the
site’s proximity to a variety of amenities in and around downtown Oshawa (i.e. the
Tribute Communities Centre, easy access to the Michael Starr trail, the existing and
future Athol Street cycle facilities and the future GO station).

(h) The proposed development will make efficient use of existing municipal services such
as water and sanitary services; and

(i) The proposed development represents good planning.

6.0 Financial Implications 

There are no financial implications associated with the recommendation in this report. 

7.0 Relationship to the Oshawa Strategic Plan 

The Recommendation advances the Economic Prosperity and Financial Stewardship goal 
of the Oshawa Strategic Plan. 

Warren Munro, HBA, Director, 
Planning Services 

Paul D. Ralph, BES, RPP, MCIP, Commissioner, 
Development Services Department 
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 DS-18-139 
Title: Proposed Draft Plan of Subdivision S-O-2016-03 Attachment 2
Subject: Revised Application to Amend Zoning By-law 60-94 - Phase 1, 
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Title: Proposed Conceptual Master Plan for Draft Plan of Subdivision S-O-2016-03 Attachment 3
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Item: DS-18-139 
Attachment 5 

Excerpts from the Minutes of the Development Services Committee Meeting held on 
June 20, 2016 

Planning Act Public Meetings 

The Chair outlined the purpose and format of the public meeting. 

Mayor Henry entered the meeting during the opening remarks. 

Declarations of Pecuniary Interest 

None. 

Application 1: DS-16-118 

Presentation 

Emma West, BOUSFIELDS Inc. presented an overview of the applications submitted by 
Bruce Street Developments Limited (Medallion Corporation) to amend Zoning By-law 
60-94 and for approval of Draft Plan of Subdivision for 135 Bruce Street and certain 
City-owned lands. 

The Committee questioned Emma West. 

Delegations 

Barry James addressed the Development Services Committee regarding the applications 
submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft Plan of 
Subdivision for 135 Bruce Street and certain City-owned lands questioning the timeline of 
the project and how the development will affect homes in the area.   

Ann Dulhanty addressed the Development Services Committee in opposition to the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that she has 
also submitted correspondence that details her concerns noting that the proposal does not 
address an increase to employment density, only residential density.  Ann Dulhanty further 
noted that she is concerned for the natural environment that will be lost and the increased 
traffic in the area and need for services.  Ann Dulhanty also questioned the quality of life 
expected by residents during construction.  

Carl Schobenau addressed the Development Services Committee regarding the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands, questioning if there 
are restrictions on the height of buildings in the development and asked where students in 
the area will attend school due to the number of local school closures. 

Rick Covert addressed the Development Services Committee in opposition to the 
applications submitted by Medallion Corporation to amend Zoning By-la 60-94 and Draft 
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Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that he is 
concerned about parking, traffic and house values in the area.  Rick Covert also suggested 
that the soil may be contaminated due to previous land uses and will have to be removed 
prior to development. 

Jane Hurst addressed the Development Services Committee regarding the applications 
submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft Plan of 
Subdivision for 135 Bruce Street and certain City-owned lands stating that while she is 
supportive of the plan in general, a 20-storey building may be overwhelming for the rest of 
the community.  Jane Hurst also questioned where students will be expected to attend 
school and the intended size of the apartment units. 

David Conway addressed the Development Services Committee in support of the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that he is 
pleased to see this kind of development near the downtown, however expressed concern 
regarding the environmental clean-up that may be required. 

Michael Dempsey addressed the Development Services Committee regarding the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that if the 
development is instituted properly property values in the area should increase.  Michael 
Dempsey also suggested that the development should consider walkable communities and 
renewable sources of energy. 

Tony Botelho addressed the Development Services Committee regarding the applications 
submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft Plan of 
Subdivision for 135 Bruce Street and certain City-owned lands stating that he is supportive 
of parts of the plan, however noted that in his opinion, some areas are over intensified.   
Tony Botelho questioned how garbage pick-up will be done and how it will affect the 
neighbours outside of the development, and expressed concern with the rental situation, 
suggesting that there will be a lot of residents moving in and out of the area. 

Robert Bell addressed the Development Services Committee in support of the applications 
submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft Plan of 
Subdivision for 135 Bruce Street and certain City-owned lands stating that intensification is 
necessary and suggested that internal streets could be named based on the historical 
connections in the area.  Robert Bell also suggested that some owner/occupier units 
should be included. 

Michel Lanteigne addressed the Development Services Committee regarding the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that he is 
concerned with the removal of the green space he currently backs onto and requested an 
additional public forum that will provide more detail regarding the proposed units.  Michel 
Lanteigne also expressed concern with the number of possible low income units and 
suggested that the townhouses should be owned and not rental units. 

Al Copps addressed the Development Services Committee regarding the applications 
submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft Plan of 
Subdivision for 135 Bruce Street and certain City-owned lands expressing concern with the 
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air quality, connections to transit, storm water retention, traffic and green space.  Al Copps 
stated that the site will have a positive impact on the area but questioned if there would be 
employment to support the new residents.   

Christina Dusome addressed the Development Services Committee in opposition to the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that the 
presentation did not provide enough information regarding the proposal, and suggested 
that there should be a movement towards a sustainable community that includes green 
roofs and gardens.  Christina Dusome stated that low income housing is not a sustainable 
community and that a balance should be provided between commercial units and owned 
units. 

Steve Farron addressed the Development Services Committee in opposition to the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that the 
development will bring down property values in the area and will drastically affect the 
current quiet atmosphere of the neighbourhood.  Steve Farron also questioned the impact 
of this construction on the neighbouring houses. 

Howiel Weir addressed the Development Services Committee in support of the 
applications submitted by Medallion Corporation to amend Zoning By-law 60-94 and Draft 
Plan of Subdivision for 135 Bruce Street and certain City-owned lands stating that change 
has to be made in order to move forward, and the development may help to change 
downtown Oshawa’s image.  Howiel Weir suggested that the development should have a 
mix of both rental units as well as owned units. 

Correspondence 

Moved by Councillor Chapman, 
“That Correspondence DS-16-138 from Ann Dulhanty dated June 17, 2016 and DS-16-141 
from Laszlo Kedvessy dated June 20, 2016 submitting comments in opposition to Report 
DS 16-118 be added to the Development Services Committee agenda for June 20, 2016.”  
Carried on a 2/3 vote of members present 

DS-16-138 Ann Dulhanty Submitting Comments in Opposition to Report DS-16-118 
regarding Applications to Amend Zoning By-law 60-94 and for Approval of 
Draft Plan of Subdivision for 135 Bruce Street submitted by Bruce Street 
Developments  

DS-16-141 Laszlo Kedvessy Submitting Comments in Opposition to Report DS-16-118 
regarding Applications to Amend Zoning By-law 60-94 and for Approval of 
Draft Plan of Subdivision for 135 Bruce Street submitted by Bruce Street 
Developments  

Moved by Councillor Chapman, 
“That Correspondence DS-16-138 from Ann Dulhanty dated June 17, 2016 and DS-16-141 
from Laszlo Kedvessy dated June 20, 2016 submitting comments in opposition to Report 
DS 16-118 be referred to the report.”  Carried 
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Report 

DS-16-118 Applications to Amend Zoning By-law 60-94 and for Approval of a Draft Plan 
of Subdivision (S-O-2016-03), 135 Bruce Street and certain City-owned 
lands, Bruce Street Developments Limited (Medallion Corporation) 

Moved by Councillor Chapman, 
“That pursuant to Report DS-16-118 dated June 16, 2016, the applications submitted by 
Bruce Street Developments Limited (Medallion Corporation) to amend Zoning By-law 
60-94 (File Z-2016-03) and for approval of a draft plan of subdivision (File S-O-2016-03) to 
permit the development of townhouses, apartments, limited office and convenience 
commercial uses, a neighbourhood park, a future development block, new local roads and 
a new arterial road (John Street East/Eulalie Avenue connection) 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 
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