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SECTION 1 Introduction
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This	Urban	Design	brief	has	been	prepared	in	support	of	
an	 application	 for	 a	 Zoning	 By-Law	 Amendment	 (ZBA)	
and	Official	Plan	Amendment	(OPA)	on	behalf	of	Albany	
Street	 Investments	 Limited,	 the	 registered	 owner	 of	 the	
lands	municipally	known	as	63	Albany	Street,	 in	 the	City	
of	Oshawa	(referred	to	as	“subject	site”).	The	Subject	Site	
is	approximately	0.64	hectares	 (1.58	acres)	with	 frontage	
on	Albert	Street,	Albany	Street,	and	Front	Street.	The	site	
is	currently	vacant	and	is	proposed	to	be	a	medium	to	high	
density	 residential	development	with	above	ground	and	
underground	parking	opportunities.	

The	proposed	development	consists	of	a	10	and	15-storey	
tower	set	upon	a	three	storey	podium,	as	well	as	18	back-to-
back	townhouse	units.	In	total,	the	proposed	development	
consists	of	304	residential	units.	Underground	and	above	
ground	parking	is	provided	on	site,	with	326	spaces	below	
ground	and	20	spaces	above	ground.	Seventy-six	of	these	
are	designated	as	visitor	parking.	There	are	also	248	bicycle	
parking	spaces	provided.

1.1 Purpose of the Urban Design Brief 1.2 Neighbourhood Context

The	subject	site	is	located	on	the	southern	edge	of	Central	
Oshawa	neighborhood.	It	is	less	than	5	minutes	from	the	
“Highway	 of	Heroes”	 section	 of	Highway	 401,	which	 can	
be	 accessed	 via	 Simcoe	 Street	 South.	 The	 predominant	
character	of	Central	Oshawa	 is	 residential,	with	both	old	
houses	and	newer	subdivisions	comprising	up	a	significant	
portion	of	the	area,	particularly	in	the	eastern	end.	

The	western	side	of	Central	Oshawa	is	bounded	by	Oshawa	
Creek,	 which	 runs	 through	 Storie	 Park	 and	 Rotary	 Park.	
There	 are	 many	 other	 parks,	 community	 centers,	 and	
places	of	worship	located	within	proximity	to	the	subject	
site	(see figure 1).	Trails	and	parks	are	easily	accessible	to	
residents	 through	Cowan	Park,	which	 is	approximately	a	
6-minute	walk	 away	 via	 the	Michael	 Star	 Trail,	 or	 Storie	
Park,	which	is	less	than	a	7-minute	walk	away.	

A	commercial	corridor	runs	along	Simcoe	Street,	one	block	
west	 of	 the	 subject	 site.	 There	 are	 scattered	 commercial	
uses	 throughout	 Simcoe	 Street	 moving	 north	 towards	
Downtown	 Oshawa,	 approximately	 1km	 north	 of	 the	
subject	 site	 (See Image 3).	 Simcoe	 Street	 is	 designated	
as	 a	 “Planned	 Commercial	 Strip”,	 as	 well	 as	 a	 “Planned	
Commercial	Centre”	in	the	City	of	Oshawa	Official	Plan.

Image 1 - Rotary Park

Image 2 - Storie Park Image 4 - Downtown Oshawa

Image 3 - Simcoe Street



Downtown Oshawa

Future GO Rail

Highway 401 - Highway of Heroes
Subject 

Site

Future GO 
Station

500m

1km

3Urban Design Brief: 63 Albany Street
April 2022

Figure 1 - Neighbourhood Context Map 

Directly	east	of	the	subject	site,	there	exists	a	large	vacant	
heritage	building,	formerly	occupied	by	Ontario	Malleable	
Iron	 Co.	 from	 1872	 to	 1977	 and	 Knob	 Hills	 Farms	 from	
1983	to	2000.	This	building	and	block	were	expropriated	
by	 Metrolinx	 in	 2014,	 with	 the	 goal	 of	 expanding	 the	
Lakeshore	East	rail	line.	The	Ritson	Road	GO	Station	will	be	
constructed	across	the	street	from	the	Subject	Site,	which	
will	connect	residents	to	rail	transit	and	bring	commuters	
to/from	the	Greater	Toronto	Area	without	the	need	of	a	car.		
The	Subject	Site	and	the	future	GO	station	are	both	well	
connected	 to	 beautiful	 nearby	 trails,	 which	 encourages	
active	transportation	for	residents	in	this	area.

Legend
Church
Community Centre
Schools
Park
Industrial
Commercial
Furture Go Rail
Trails

Image 5 - Vacant Heritage Building

Image 6 - Michael Starr Trail Entry from Front Street
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Figure 2 Durham Regional Transit Bus Routes

In	addition	to	the	Future	GO	Station,	there	are	many	public	
transit	opportunities	within	proximity	to	the	Subject	Site	
(See Figure 2).	 Durham	 Regional	 Transit	 Bus	 Route	 401	
is	 located	 less	 than	5	minutes	 from	 the	Subject	 Site	and	
connects	residents	to	the	east	of	the	City	as	well	as	north	
towards	 the	 Downtown.	 Approaching	 King	 Street	 East,	
there	is	a	hub	of	routes	that	offers	connectivity	to	the	larger	
City.	 The	DRT	PULSE	900	Route	 runs	 along	 this	 corridor,	
which	 was	 identified	 by	 Metrolinx	 and	 the	 Region	 of	
Durham	as	a	precursor	route	for	Future	Bus	Rapid	Transit.

 Route 407

 Route 922

 Route 401

Subject 

Site

 Route 410

 Route 407 Route 414

 Route 411

 Route 403

 Route 411

 Route 402

 Route 402

 PULSE 900



Site Description and Location: 
The	subject	site	is	0.64	hectares	(1.58	acres),	located	in	the	
Central	Oshawa	neighborhood.	 It	 is	 bordered	 by	Albany	
Street	 to	 the	north,	 Front	Street	 to	 the	West,	 and	Albert	
Street	to	the	East,	with	single-detached	residential	uses	to	
the	South.	

Existing Topography and Vegetation:
The	subject	site	is	currently	vacant.	The	surface	is	currently	
a	 mixture	 of	 old	 asphalt,	 concrete,	 as	 well	 as	 several	
large	topographic	depressions.	There	is	a	mixture	of	wild	
grasses	 and	 shrubby	 vegetation	 scattered	 throughout	
the	 site.	 A	 row	 of	 trees	 is	 present	 along	 the	 southeast	
potion	of	the	property.	There	is	currently	a	chain	link	fence	
that	 surrounds	 the	 subject	 site,	 portions	 of	which	 are	 in	
disrepair.	 Aside	 from	 portions	 of	 existing	 concrete	 curb,	
there	is	no	other	existing	structure	on	site.

1.3 Site Attributes

Figure 3 - Topographic Survey by ERTL Surveyers
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Image 7 and 8 - Existing Conditions
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SECTION 2 Municipal Policy Review
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The	Region	of	Durham	Official	Plan	(RDOP)	was	approved	
in	1993.	The	RDOP	is	the	long-range,	community	planning	
document	 used	 to	 guide	 the	 physical,	 economic,	 and	
social	development	of	Durham	Region.	

The	Official	Plan	contains	objectives,	polices	and	mapping	
that	 implement	 the	 Region’s	 approach	 to	 managing	
growth,	 growing	 the	 economy,	 protecting	 the	 natural	
environment,	 resources,	 and	 agricultural	 land,	 and	
providing	infrastructure.	Furthermore,	the	Region’s	Official	
Plan	represents	the	implementation	of	provincial	policies	
and	plans	on	a	regional	level.	

The	 subject	 lands	 are	 located	 within	 a	 Regional	 Centre	
within	 the	 Urban	 Boundary	 as	 defined	 on	 Schedule A 
in the RDOP and Figure 4	 below.	 Regional	 Centers	 will	
also	 be	 the	 focus	 of	 the	 Region’s	 long-term	 growth	 and	
development,	as	exemplified	by	excerpts	from	the	RDOP	
discussed	 below.	 Furthermore,	 the	 subject	 lands	 are	
within	 proximity	 to	 regional	 corridors	 which	 are	 to	 be	
the	focus	of	residential,	transportation,	and	employment	
intensification	and	redevelopment	within	the	Region	over	
the	long	term.	

2.1 Region of Durham Official Plan (RDOP)

The	directive	for	municipalities	to	promote	development	
in	Regional	Centres	is	exemplified	in	Section	4.2.5:

4.2.5 Regional	 Council	 shall,	 in	 consultation	with	 the	
area	 municipalities	 and	 the	 Provincial	 Government,	
undertake	a	comprehensive	study	examining	methods	
of	 achieving	 higher	 residential	 densities	 in	 Urban	
Areas,	 such	 as	 development	 standards,	 performance	
standards	and	intensification	opportunities,	with	such	
study	to	form	the	basis	for	more	detailed	policies	to	be	
incorporated	into	the	Plan	by	amendment.

By	requesting	the	undertaking	of	a	comprehensive	study	
into	the	achieving	of	higher	residential	densities	in	Urban	
Areas,	this	section	of	the	Plan	indicates	that	growth	is	to	be	
concentrated	in	these	areas	and	directs	municipalities	to	
adopt	policies	for	higher	density	development	in	Regional	
Centres.	

Section	 8	 of	 the	 RDOP	 outlines	 goals	 and	 policies	 for	
development	of	urban	 centers	 (in	which	 the	 subject	 site	
is	 located).	 These	 goals	 provide	 summaries	 of	 overall	
Regional	 objectives	 in	 terms	 of	 where	 to	 develop,	 what	
type	 of	 developments	 will	 exist,	 and	 how	 they	will	 take	
shape.	Some	of	these	goals	include:

8.1.9 	 To	recognize	Urban	Growth	Centres	and		 	
	 Regional	Centres	in	Urban	Areas	as	focal	points	of		
	 urban	development	in	the	Region.	
8.1.10 	 To	create	people-oriented	places	that	are		 	
	 accessible	by	public	transit	and	an	extensive		 	
	 pedestrian	network,	including	civic	squares,	parks		
	 and	walkways.	
8.1.11		 To	develop	Urban	Growth	Centres,	Regional	and		
	 Local	Centres	that	are	characterized	by	distinctive		
	 forms	of	art	and	architecture.
8.1.14 	 To	link	Urban	Growth	Centres,	Regional	Centres		
	 and	Waterfront	Places	with	supportive	Corridors		
	 focused	on	active	transportation	and	transit		 	
	 routes.	
8.1.15 	 To	establish	suitable	areas	for	the	provision	of	a		
	 full	range	of	housing	which	will	be	developed	in	a		

FUTURE GO RAIL

FUTURE GO STATION

Figure 4 - Schedule A Map A4 Regional Structure
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	 cost-effective	and	efficient	manner.	
8.1.16		 To	create	and	maintain	an	attractive	living		 	
	 environment	that	is	safe,	energy	efficient		 	
	 and	in	harmony	with	nature.

Section 11.3.18 and 11.3.19	speaks	to	the	“planning,	design,	
and	 operation	 of	 an	 integrated	 and	 coordinated	 Transit	
Priority	 Network,	 as	 designated	 in	 Schedule	 ‘C’	 -	 Map	
‘C3’,	 Transit	 Priority	 Network”.	 The	 subject	 site	 is	 located	
within	 close	 proximity	 to	 a	 rapid	 transit	 spine,	 future	
transportation	hub,	and	future	commuter	rail	(see figure 
5).	 As	 such,	 the	 following	 11.3.19 policies	 apply	 to	 the	
Subject	Lands:

a) 	 complementary	higher	density	and	mixed	uses			
	 at	an	appropriate	scale	and	context	in		 	 	
	 accordance	with	Policy	8A.2.2	for	Transportation		
	 Hubs	and	Commuter	Stations	and	Policy		 	
	 8A.2.9,	where	transit	spines	are	within	Regional		
 Corridors; 
b) 	 buildings	oriented	towards	the	street,	to	reduce		
	 walking	distances	to	transit	facilities;	
c)	 facilities	which	support	non-auto	modes		 	
	 including	pedestrian	and	cycling	facilities;	and
d) limited	surface	parking	and	the	potential		 	
	 redevelopment	of	existing	surface	parking.

Subject Lands

FUTURE COMMUTER RAIL

RAPID TRANSIT SPINE

FUTURE TRANSPORTATION HUB

Figure 5 - Schedule C Map C3  Transit Priority Network
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2.2 The City of Oshawa Official Plan (OOP)

The	City	of	Oshawa	Official	Plan	(OOP)	was	approved	and	
officially	adopted	February	12,	1987,	and	directly	responds	
to	 the	 changing	 economic,	 social,	 and	 environmental	
needs	of	the	City	of	Oshawa.	

Within	the	Official	Plan,	the	subject	property	is	designated	
‘Residential’	 within	 the	 ‘Main Central Area’.	 The	 site	 is	
also	 	 located	 within	 the	 ‘Central Oshawa Transportation 
Hub’	 boundary,	 adjacent	 to	 a	 ‘Future Commuter Station’ 
as	 per	 Schedule	 B-1	 of	 the	 City	 of	 Oshawa	Official	 Plan.	
Additionally,	the	subject	site	is	located	within	‘Community 
Improvement Area “F”’.

2.2.1 Planning and Urban Design Policies for Development 
within the ‘Main Central Area’

Section	 2.1.1.3 (a1)(i) of	 the	 Official	 Plan	 outlines	 the	
planned	 function	 of	 the	 Downtown	 Main	 Central	 Area	
as	 emphasizing	 “major	 office,	 retail,	 business,	 personal	
and	 administrative	 services,	 residential,	 institutional,	
recreational,	 cultural	 and	 entertainment	 uses.	
Development	shall	be	planned	to	support	an	overall	long-
term	density	target	of	at	least	75	residential	units	per	gross	
hectare	(30.35	residential	units/gross	ac.)	and	a	Floor	Space	
Index	of	2.5.	

Section 2.1.2.2 of	the	Oshawa	Official	Plan	outlines	policies 
for urban design and infrastructure development in	 all	
‘Central Areas’,	 including	 the	 following	 that	 apply	 to	 the	
Subject	Site:		

a)		 The	needs	of	pedestrians,	cyclists	and	persons	of		
	 all	ages	and	abilities	as	a	primary	design		 	
	 consideration,	to	facilitate	safe,	attractive,		 	
	 convenient,	well-connected	and	accessible	active		
	 transportation	within	and	between	the	public		 	
	 and	private	realms;
b)		 Ensuring	that	transit	and	active	transportation		 	
	 are	facilitated	through	a	balanced	approach	to		 	
	 Level	of	Service	(LOS)	measures	pursuant	to	Policy		
	 3.1.1	for	all	transportation	modes	and	through	the		
	 appropriate	siting	and	massing	of	built	form	in			
	 relation	to	surrounding	land	uses	and	the	public		
	 realm;
c)		 Site	design	and	layout	schemes	which	include:		 	
	 shared	internal	vehicular	and	pedestrian		 	
	 circulation	routes	between	sites,	where			 	
	 appropriate;	integration	of	the	location			 	
	 and	design	of	structures	on	neighbouring		 	
	 sites,	where	appropriate,	to	facilitate	the	
	 coordination	of	pedestrian	and	vehicular		 	
	 movements	between	sites	and	the	public	realm;		
	 and,	the	integration	of	parking	areas	and	access		
	 points	with	those	of	adjacent	land	uses;
(d)		 Incorporating	landscaping	and,	where		 	 	

Subject Site

Figure 6 - Schedule A Land Use
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(i)		 Siting	buildings	to	frame	the	street	and		
	 create	a	continuous	street	wall;
(ii)		Providing	quality	facades	along	street-facing		
	 walls,	including	main	building	entrances;
(iii)	Using	a	high	proportion	of	glazing	along		
	 street-facing	facades,	with	transparent		 	
	 windows	at	ground	level;
(iv)		Incorporating	elements	for	weather		 	

	 appropriate,	low	impact	development		 	 	
	 stormwater	measures	pursuant	to	Policy	5.6.10	
	 of	this	Plan	as	an	integral	part	of	all	developments;
(e)		 Integrating	walkways,	parkland,	community		 	
	 gardens	and	open	space	along	with	the	
	 restoration,	enhancement	and	connectedness	of		
	 any	adjacent	Key	Natural	Heritage	Features	and		
	 Key	Hydrologic	Features	in	a	manner	that	
	 complements	these	elements	as	an	important		 	
	 component	of	the	public	and/or	private	realms;
(f)		 Discouraging	open	storage;
(g)		 Potential	public	transit	routes	and	a	sufficient		
	 balance	of	off-street	parking	in	accordance	with		
	 acceptable	design	principles	and	in	consideration		
	 of	the	proportion	of	people	anticipated	to	travel		
	 by	different	means	of	transportation;
(h)		 The	type	and	design	of	signs	related	to	activities		
	 in	all	areas	in	order	to	avoid	conflicts	with	traffic		
	 signals	and	signs,	and	related	to	the	aesthetics	of		
	 the	environment;
(i)		 Appropriate	forms	of,	and	locations	for,			 	
	 residential	intensification,	with	particular	regard
		 to	the	policies	in	Section	6.4	of	this	Plan;
(j)		 Ensuring	a	more	compact	urban	form	that	assists		
	 in	achieving	the	population	and	employment		 	
	 forecasts	in	Policy	1.9	of	this	Plan;
(k)		 Ensuring	that	development	is	transit-supportive		
	 and	emphasizes	the	importance	of	the	public		 	
	 realm	as	a	focus	for	safe,	inclusive,	high	quality,			
	 pedestrian-oriented,	human-scale	urban	
	 design,		generally	through	the	application	of		 	
	 design	practices	and/or	zoning	regulations	such		
	 as:

	 protection,	such	as	colonnades,	awnings		
	 and	canopies,	as	well	as	natural	and	built		
	 shade	structures;
(v)		 Implementing	minimum	and	maximum		
	 building	setbacks	for	substantial	portions		
	 of	buildings’	street-facing	facades	to	ensure	a		
	 consistent	street	wall;
(vi)		Implementing	minimum	built	frontage		
	 requirements	along	streets;
(vii)	Locating	parking,	driveway	aisles	and	service		
 areas outside of those areas between the  
	 street	and	portions	of	street-facing	building		
	 facades	subject	to	minimum	and	maximum		
	 setbacks;
(viii)	Providing	a	network	of	publicly	accessible		
	 open	spaces	(e.g.,	outdoor	gathering/
	 sitting	spaces)	at	a	range	of	scales,	that	are		
	 integrated	with	and	complement	the	public		
	 realm;
(ix)	Ensuring	that	the	middle	and	upper	storeys	of		
	 higher	buildings	are	set	back	from	lower		
	 storeys,	particular	along	street-facing	facades;
  and
(x)		 Ensuring	the	aesthetics	of	streetscapes	are		
	 cohesive	and	attractive,	and	that	in	addition		
	 to	creating	an	aesthetically	pleasing	
	 environment,	opportunities	for	active		 	
 transportation are further promoted through
		 the	provision	of	crosswalks,	lighting	and		
	 street	furniture	such	as	benches	and		 	
	 waste.

(l)		 Maintaining	and	enhancing	historical		 	 	
	 streetscapes;
(m)	Ensuring	that	cultural	heritage	resources	are		 	
	 preserved	and	enhanced;
(n)		Ensuring	that	rooftops	are	designed	as		 	 	
	 architectural	elements	that	enhance	the		 	
	 appearance	and	presence	of	the	building;
(o)		Ensuring	that	new	development	generally	fronts		
	 or	flanks	onto	road	rights-of-way	rather	than		 	
	 creating	reverse	lot	frontages;
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(p)		Ensuring	that	light	pollution	abatement		 	
	 measures	are	implemented;	and
(q)		Ensuring	that	where	a	difference	in	scale	exists			
	 between	new	development	and	existing	stable	
	 neighborhoods,	particularly	low	rise	residential		
	 neighborhoods,	the	new	development	will		
	 utilize	transition	strategies	through	adequate		 	
	 spatial	relationships,	massing	and	built	form,		 	
	 to	achieve	a	compatible	relationship	between		 	
	 proposed	and	existing	development,	and/or		 	
	 adjacent	open	spaces.	The	transition	between		 	
	 low	rise	residential	development	and	new		 	
	 midrise	or	highrise	development	and/or		 	
	 between	Parks	and	Open	Space	Areas	and	new		 	
	 midrise	or	highrise	development,	should		 	
	 be	created	through	appropriate	setbacks,		 	
	 stepbacks	and	angular	plane	provisions.

Policies	 regarding	 residential intensification in ‘Central 
Areas’ are	summarized	in	Section 2.1.2.4 (b)

Within	the	Downtown	Main	Central	Area	outside	
of	the	Downtown	Oshawa	Urban	Growth	Centre:	
a wide variety of high-rise and midrise development, 
with some low-rise development	(e.g.,	ground	related	
multiple	attached	dwellings);	the latter, while ground-
related, shall generally be intensive and compact,	and	
located predominantly in transitional locations next to 
existing lower-density areas or where opportunities for 
intensification	are	present	within	established	lower	
density	areas.	Buildings	at	corner	locations	should	
generally	be	higher	than	buildings	in	mid-block	
locations.
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Section 2.1.8.4 addresses Urban Design Plans prepared for 
Transportation Hubs and areas adjacent to future Commuter 
Stations.	Urban	Design	Guidelines	shall	address	the	
following:

(a)		 The	promotion	of	a	higher	order	of	built	form	and		
	 intensity	in	accordance	with	Policy	2.1.7.1	of	this		
	 Plan,	in	recognition	of	these	areas’	critical	role	in		
	 supporting	existing	and	future	transit	services;
(b)		 The	identification	of	appropriate	residential		 	
	 types	and	densities	in	accordance	with	Policy		 	
	 2.1.7.1	of	this	Plan,	where	an	existing	underlying	
	 land	use	designation(s)	permits	residential		 	
	 development	or	where,	as	a	result	of	a	land		 	
	 use	and	urban	design	study,	a	new	underlying	
	 land	use	designation(s)	is	established	pursuant			
	 to	an	amendment	to	this	Plan	that	permits		 	
	 residential	development;
(c)		 The	identification	of	appropriate	non-residential		
 uses;
(d)		 The	establishment	of	detailed	urban	design		 	
	 criteria	dealing	with	the	following:

(i)		 The	provision	of	a	high	quality	streetscape		
	 that	is	pedestrian-oriented,	coordinated		
	 on	both	sides	of	the	street,	and	emphasizes		
	 the	importance	of	the	relationship	between		
	 the	public	and	private	realms,	to	facilitate		
	 an	urban	environment	where	the	design		
	 of	buildings,	spaces	and	connections	reflects		
 pedestrian priority;
(ii)		The	location	and	arrangement	of	general		
	 building	envelopes,	including	establishing		
	 guidelines	for	setbacks	and	built	frontage		
	 which	reinforce	the	street	edge	and	provide		
	 spatial	definition	to	the	public	realm;
(iii)		The	design	and	siting	of	parking,	loading		
	 and	service	areas	to	minimize	the	visual		
	 impact	of	such	areas	from	the	street		 	
	 and	break-up	large	expanses	of	asphalt	with		
	 landscaping;
(iv)		The	provision	of	high	quality	design	for	all		

The	planned	function	of  ‘Transportation Hubs’  Surrounding 
Future	 Commuter	 Stations	 focuses	 on	 seamlessly	
integrating	 different	 modes	 of	 active	 transportation	
around	 an	 “intensive	 concentration	 of	 working,	 living,	
shopping,	and/or	playing”.

Section 2.1.7.1 of	the	City	of	Oshawa	Official	Plan	outlines	
policies	regarding	the	development	of	lands surrounding 
existing and planned commuter stations.	In	accordance	
with	policy	3.3.3,	development	shall:

(a)		 Consist	of	a	mix	of	land	uses	at	higher	densities,		
	 in	a	compact,	intensive	urban	form,	to	facilitate			
	 the	provision	and	use	of	transit,	where		 	 	
	 the	existing	or	planned	Commuter	Station	is		 	
	 served	by	heavy	rail;	or
(b)		 Over	the	long	term,	consist	of	a	mix	of	land	uses		
	 at	higher	densities,	in	a	compact,	intensive	urban		
	 form,	to	facilitate	the	provision	and	use	of	transit,		
	 where	the	planned	Commuter	Station	is	not		 	
	 served	by	heavy	rail.

2.2.2 Planning and Urban Design Policies for Development within the ‘Transportation Hub’ and Adjacent to ‘Future 
Commuter Stations’

Figure 7 - Schedule B-1 Transit Priority Network
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	 buildings	and	landscaping	in	these	areas,		
	 to	promote	an	attractive,	safe,	comfortable		
	 and	engaging	walking	environment

(e)		 The	location	of	road	intersections,	the	location		 	
	 and	coordination	of	all	access	points;
(f)		 The	location	and	coordination	of	higher	order		 	
 transportation options;
(g)		 Road	operating	criteria;
(h)		 Opportunities	for	high-quality	parks	and	publicly		
	 accessible	open	spaces;
(i)		 Development	of	a	parking	management	strategy;		
 and
(j)		 Opportunities	for	the	preservation	of	buildings	of		
	 cultural	heritage	value	or	interest.	

Section 3.3.3 of	the	City	of	Oshawa	Official	Plan	outlines	
polices	that	facilitate	the	provision	and	use	of	public	
transit.	According	to	Section 3.3.3(c1),	development	
adjacent to a Commuter Station,	within a Tranportation 
Hub,	or	along	a	Transit	Spine	shall	provide	for	the	
following:

(i)		 A	broad	mix	of	uses	whose	nature	lends		 	
	 themselves	to	more	intensive,	compact	
	 development	at	higher	densities,	which	are		 	
	 complementary	in	terms	of	scale,	design	and		 	
	 context	to	the	support	of	transit	services,	and	
	 which	are	compatible	with	surrounding	stable,			
	 established	development,	where	the	
	 development	site	is	located	outside	of	the		 	
	 Windfields	Part	II	Plan	area;
(ii)		Over	the	long	term,	a	broad	mix	of	uses		 	
	 whose	nature	lends	themselves	to	more	
	 intensive,	compact	development	at	higher		 	
	 densities,	which	are	complementary	in	terms	of	
	 scale,	design	and	context	to	the	support	of	
	 transit	services,	and	which	are	compatible	with			
	 surrounding	stable,	established	development,	
	 where	the	development	site	is	located	within	
	 the	Windfields	Part	II	Plan	area;
(iii)		New	buildings	to	be	oriented	towards	the	street,		
	 including	frontal	quality	entrances	and/or	or		 	
	 direct	pedestrian	access	to	main	entrances,	to		 	
	 reduce	walking	distances	to	transit	facilities;
(iv)		Facilities	which	support	non-auto	modes	such	as		
	 drop	off	facilities,	bus	bays,	bus	loops,	bus	
	 shelters,	bike	parking	shelters	and	bike	racks,		 	
	 walkways,	trails	and	other	walking	and	cycling	
	 facilities,	as	well	as	road	widenings,	where		 	
	 appropriate,	to	facilitate	the	provision	of	active		 	
	 transportation	facilities	such	as	bike	lanes	and	
	 multi-use	paths	within	road	rights-of-way;	and
(v)		 Limited	surface	parking,	to	be	regulated	through		
	 the	Zoning	Bylaw,	and	opportunities	for	the	
	 potential	redevelopment	of	surface	parking.

2.2.3 City of Oshawa Public Transit Policies
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2.2.4 City of Oshawa Community Improvement Area Policies

The	City	of	Oshawa	Official	Plan	has	targeted	several	
sections	of	the	City	to	be	designated	as	“Community	
Improvement	Areas”	based	on	the	following	criteria	under	
Section 4.2.1:

(a)	 Residential	areas	which	require	improvements	to		
	 upgrade	housing	units,	deficient	neighbourhood		
	 parks	and	recreational	facilities,	deficient	streets		
	 and	sidewalks,	deficient	sewer	and	water	services,
	 and	to	alleviate	land	use	conflicts;
(b)	 Commercial	areas	which	require	improvements		
	 to	upgrade	deteriorated	buildings,	aesthetic		 	
	 amenities,	deficient	streets	and	sidewalks,		 	
	 parking	deficiencies,	and	deficient	sewer	and		 	
	 water	services.	Such	areas	may	exhibit	a	large		 	
	 number	of	vacant	buildings	or	other	indicators	of		
	 economic	decline,	and	land	use	conflicts;	and
(c)	 Industrial	areas,	including	Regeneration	Areas,			
	 which	require	improvements	to	upgrade		 	
	 deteriorated	buildings,	deficient	streets	and
	 sidewalks,	deficient	sewer	and	water	services,		 	
	 inadequate	parking,	access	and	loading	facilities,		
	 landscaping	and	buffering,	or	to	alleviate
	 environmental	problems	such	as	noxious	uses	or		
	 pollution,	vacant	or	obsolete	industrial	buildings		
	 and	land	use	conflicts.

The	Subject	Site	is	identified	in	Schedule	C	as	“Sub-area	
F”	(See Figure  8),	for	which	the	following	policy	applies	
under Section 4.3.1:

This	area	is	generally	located	south	of	the	Downtown	
Oshawa	Urban	Growth	Centre	between	Simcoe	Street	
and	Ritson	Road.	Although	substantial	improvements	
have	been	made	in	the	area,	improvements are 
required to alleviate land use conflicts among residential, 
commercial and industrial areas, and to upgrade buildings 
requiring rehabilitation,	road	deficiencies,	a	lack	of	
off-street	parking	in	the	Simcoe	Street	commercial	
area,	economic decline in the commercial area,	and	to	
rehabilitate or remove obsolete or vacant industrial 
buildings.

Figure 8 - Schedule C  Community Improvement Areas
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SECTION 3 Site Context
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Intensification	around	important	transportation	corridors
is	 strongly	 encouraged	 by	 both	 Official	 Plan	 policy	 and	
urban	design	principles.	The	link	between	intensification	
and	 transit-oriented	 development	 is	 recognized	 as	 a	
guiding	 principle	 in	 the	 Growth	 Plan	 for	 the	 Greater	
Golden	Horseshoe,	which	states	that	intensification	will	be	
prioritized	to	“make	efficient	use	of	land	and	infrastructure	
and	 support	 transit	 viability”.	 Intensification	 to	 support	
mixed-use,	 transit-oriented	 development	 is	 emphasized	
as	a	goal	in	the	following	policy	documents:

 • A	Place	to	Grow:	Growth	Plan	for	the	Greater		 	
	 Golden	Horseshoe,	2019

 • Durham	Regional	Official	Plan
 • City	of	Oshawa	Official	Plan

The	 Region	 of	 Durham	 predicts	 that	 in	 10	 years,	 there	
will	 be	 a	 population	 increase	 of	 approximately	 150,000	
people	and	40,000	jobs	(see population forecast chart).	
As	 such,	 Metrolinx	 has	 	 invested	 $550	 million	 into	 the	
expansion	 of	 the	 Lakeshore	 East	 rail	 line,	 connecting	
Oshawa	 residents	 east	 to	 Bowmanville	 and	 west	 to	 the	
rest	of	the	GTA.	The	extension	of	the	GO	transit	line	could	
become	an	important	asset	for	Durham	Region	to	support	
a	 competitive	business	environment	and	attract	broader	
community	investment.	

Figure 9,	created	by	Metrolinx	in	their	2019	presentation	
to	 the	 City,	 shows	 the	 existing	 and	 future	 development	
potential	 within	 the	 area	 surrounding	 the	 proposed	
Ritson	 GO	 Station,	 adjacent	 to	 the	 Subject	 Site.	 The	
Downtown	Oshawa	Urban	Growth	Center,	located	within	
a	10-minute	walking	distance	to	the	station,	 is	projected	
to	grow	by	approximately	5,900	people	and	8,100	jobs	in	
10	years.	The	Areas	marked	from	A	to	D	in	Figure 9 show 
the	major	development	applications	that	are	currently	in	
progress:	135	Bruce	Street	(2,241	units),	446	Simcoe	Street	
S.	(50	units),	63	Albany	Street	(Subject	Development),	and	
Dean	Avenue	 (92	units).	Metrolinx	also	points	 to	 52,800	
sqm	of	office,	retail,	and	commercial	uses	within	vicinity	
of	the	station,	which	demonstrates	this	area’s	potential	to	
generate	significant	employment	and	activity.

3.1 Regional Transportation Network

The	Region	of	Durham	Official	 Plan	 and	City	 of	Oshawa	
Official	 Plan	 both	 include	 policy	 that	 strongly	 support	
development	 around	 this	 new	 transportation	 hub	 and	
commuter	 station,	 which	 will	 bring	 a	 projected	 10,700	
daily	 customers	 along	 the	 Lakeshore	 East	 GO	 Rail	
Extension	(Metrolinx,	2019).

Transit	 and	 activity	 are	 naturally	 linked	 because	 they	
each	 serve	 to	 reinforce	 the	other	–	major	 transportation	
corridors	 facilitate	 a	 connection	 between	 people	 and	
destinations,	 and	 destinations	 require	 both	 people	 and	
activity	 to	 thrive.	 Thus,	 the	 commuter	 flows	 that	will	 be	
coming	through	this	area	is	anticipated	to	bring	significant	
revitalization	to	this	area.

Downtown 
Oshawa UGCCA

Figure 9 - Downtown Oshawa - Metrolinx Presentation

Region of Durham Population Forecast
2011 2016 2021 2026 2031
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Figure 10 - Lakeshore East Extension - Metrolinx 2018 Public Meeting

Subject Site
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3.2 Site Context

The	subject	site	is	located	at	the	nexus	of	several	important	
urban	structures	and	transportation	corridors,	as	shown	in	
figure 11.	As	previously	mentioned,	It	is	located	adjacent	
to	 the	 future	 Ritson	 GO	 Station,	 connecting	 residents	
to	 and	 from	 Bowmanville	 and	 the	 rest	 of	 the	 Greater	
Toronto	Area.	Highway	401	and	Simcoe	Street	are	also	two	
important	 regional	 and	 local	 corridors	 that	 are	 located	
close	to	the	subject	site.	Regional	commuter	flows	combine	
with	 locally	 significant	 arterial	 corridors,	 introducing	
opportunities	 for	major	growth	and	development	within	
this	area.

In	 addition	 to	 its	 proximity	 to	 important	 corridors,	 the	
revitalization	 potential	 within	 this	 community	 can	 be	
seen	 within	 the	 site’s	 proximity	 to	 commercial	 nodes	
and	 “regeneration”	 zones.	 Furthermore,	 the	 proposed	
development	 is	 located	 10	minutes	 south	 of	 Downtown	
Oshawa.	Increasing	the	density	of	people	in	proximity	to	
hubs	of	activity	creates	opportunity	for	people	to	live,	work	

and	play	 in	 the	 same	area.	 This	 in	 turn	drives	 economic	
activity	 and	 supports	 the	 abundant	 public	 transit	
opportunities	in	the	surrounding	context.	

There	are	two	large	undertulized	sites	abutting	the	subject	
development,	 identified	 by	 the	 City	 of	 Oshawa	 Official	
Plan	 as	 a	 “Regeneration”	 area.	According	 to	Official	 Plan	
policy	(Section	2.4.1.3),	the	City	envisions	the	subject	land	
as	“an	area	in	transition,	with	lands	and/or	buildings	that	
are	underutilized,	derelict,	vacant,	in	need	of	revitalization	
or	which	would	be	more	appropriately	and	efficiently	used	
for	non-industrial	land	uses.”	The	new	Ritson	GO	Station,	
combined	with	the	residential	intensification	introduced	
by	 the	 proposed	 development,	 creates	 significant	 re-
development	 potential	 for	 these	 existing	 underutilized	
lots.	As	a	result,	these	existing	lots	become	attractive	for	
private	 investment,	 creating	 a	 positive	 self-reinforcing	
cycle	of	investment	and	revitalization.

Figure 11- Site Context Map
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SECTION 4 Site Design
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4.1 Design Proposal Summary 

The	 proposed	 development	 is	 comprised	 of	 a	 10	 and	
15-storey	tower	set	upon	a	three	storey	podium,	as	well	as	18	
back-to-back	townhouse	units	located	between	the	tower	
and	 the	 existing	 residential	 neighbourhood.	 The	 built	
form	of	the	proposed	development	can	be	summarized	as	
a	tower-podium	typology	that	transitions	to	the	scale	of	the	
surrounding	neighbourhood.	The	proposed	development	
has	frontage	along	3	streets:	Albert	Street,	Albany	Street,	
and	 Front	 Street.	 The	 three-storey	 podium	 is	 consistent	
along	each	street	frontage.

The	vehicular	access	to	the	internal	drop-off,	turnaround,	
and	parking	area	is	located	along	Albert	Street.	Pedestrian	
access	 to	 the	 tower	 exists	 along	 all	 frontages.	 The	
townhouse	 units	 are	 also	 accessible	 through	 patios	 and	
walk-outs	 that	 are	 connected	 to	 the	 public	 realm	 with	
direct	access	to	either	Front	Street	or	an	internal	walkway.

Site Plan - Graziani & Corazza Architects Inc.
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Figure 12 - Pedestrian and Vehicular Circulation

4.2 Circulation

4.2.1 Pedestrian Circulation

Pedestrian	 circulation	 on	 site	 is	 connected	 through	 an	
efficient	 and	 intuitive	 network	 of	 pathways.	 The	 public	
and	 private	 realms	 are	 seamlessly	 connected	 through	
the	grade-related	connections	between	the	building	and	
the	public	 sidewalk.	 The	 lobby	 of	 the	high-rise	 building	
has	 two	 entances	 -	 one	 along	 Albany	 Street	 and	 the	
other	 through	 the	 internal	 loop.	 The	walkouts	 from	 the	
townhouse	blocks	also	create	an	active	streetscape	along	
Front	 Street,	 providing	 visual	 interest	 and	 “eyes	 on	 the	
street”	as	per	CPTED	principles.

4.2.2 Vehicular Circulation

Vehicular	site	circulation	 is	contained	 internal	to	the	site	
and	 mostly	 hidden	 from	 the	 streetscape.	 Two	 levels	 of	
underground	parking	are	provided	for	use	by	residents.	As	
shown in figure 12,	the	drive	aisle	loop	and	surface	parking	
can	 be	 accessed	 from	 Albert	 Street.	 The	 underground	
parking	 ramp	 is	 also	 accessible	 through	 this	 loop,	 along	
with	 loading	 and	 servicing.	 Barrier	 free	 parking	 spaces	
are	located	near	the	lobby	entrance	and	on-street	parking	
spaces	are	provided	along	Front	Street	and	Albany	Street.

Albert Street

Front Street
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4.3 Architectural Design

The	 proposed	 building	 is	 designed	 in	 an	 elegant	 and	
contemporary	style	with	that	picks	up	on	neighbourhood	
aesthetics.	It	is	visually	articulated	with	red	brick,	creating	
emphasis	 at	 the	 3-storey	 podium.	 The	 podium	 facade	
consists	 of	 significant	 glazing	 and	 transparency.	 The	
lighter	tones	of	the	tower	facades	creates	the	visual	illusion	
of	 lighter	massing.	The	finishing	materials	are	extended	
to	all	sides	of	the	buildings,	including	building	projections	
and	mechanical	penthouses.

The	mid-rise	podium	of	the	building	is	3	storeys,	creating	
a	continuous	streetwall	facade	along	Albert	Street,	Albany	
Street,	 and	 Front	 Street.	 The	 facades	 of	 the	 townhouse	
blocks	 match	 the	 aesthetic	 of	 the	 tower	 and	 podium,	
creating	 an	 attractive	 and	 cohesive	 streetscape.	 The	
townhouse	 blocks	 have	 patios	 and	walkouts	 along	 front	
street,	 with	 attactive	 planter	 boxes	 and	 ornamental	
planting	along	the	streetscape.	There	is	ample	glazing	to	
provide	clear	views	into	and	out	from	ground	floor,	which	
promotes	safety	at	the	streetscape	level.

Rendered View - Graziani & Corazza Architects Inc.

Rendered View - Graziani & Corazza Architects Inc.

Section View - Graziani & Corazza Architects Inc.
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4.4 Landscape Design

The	 landscape	design	 of	 this	 site	 introduces	 a	 variety	 of	
ornamental	and	coniferous	shrubs,	with	attractive	textures	
and	wintertime	interest.	There	are	public	and	private	street	
trees	proposed	at	all	street	frontages,	as	well	as	textured	
surface	 accents	 with	 street	 furniture.	 The	 streetscape	
planting	along	the	residential	balconies	delineates	private	
space	 from	 shared	 space	while	maintaining	 visibility,	 as	
encouraged	by	the	principles	of	CPTED.	

Low	 impact	 development	 features	 are	 also	 proposed	 on	
the	 site,	 including	 permeable	 pavers	 and	 bioswales	 at	
the	 parking	 lot	 and	 building	 frontage.	 Bioswales	 are	 an	
important	storm	water	management	tool	that	minimizes	
surface	 runoff,	 improves	 water	 quality,	 increases	
biodiversity,	 and	 improves	 the	 beauty	 of	 the	 space	 (see 
Image 9).

Streetscape Rendering at Townhouses - Graziani & 
Corazza Architects Inc.

Image 9 - Example Bioswale

Landscape Plan - Whitehouse Urban Design Inc.
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SECTION 5 Architectural Control / 
Streetscape Guidelines
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The	 City	 of	 Oshawa	 Official	 Plan	 encourages	 new	
development	to	provide	intensification	in	strategic	areas,	
which	facilitates	the	creation	of	a	vibrant	public	realm.	The	
proposed	development	presents	 the	perfect	opportunity	
to	envision	how	the	streetscape	will	evolve	alongside	the		
future	revitalization	opportunities	that	will	arise	from	the	
combination	of	targeted	intensification	and	investment	in	
public	transit.

Streets	 have	 a	 significant	 place	 in	 a	 community’s	 open	
space	 system.	 As	 the	 primary	 connector	 for	 pedestrian	
travel,	 streetscapes	 provide	 the	 opportunity	 to	 build	
community	identity	and	sense	of	place.	Streetscapes	also	
create	the	opportunity	to	enhance	the	beauty	and	comfort	
of	the	pedestrian	experience	and	create	harmony	with	the	
buildings	that	frame	these	spaces.

5.1.1 Goals of Streetscape Design Guidelines

Section	 2.1.8.4(d)	 of	 the	 Oshawa	Official	 Plan	 forms	 the	
basis	for	the	goals	and	objectives	of	the	Streetscape	Design	
Guidelines.	These	goals	include:

 • Creating	 relationship	 between	 public	 and	 private	
realm	 that	 is	 coordinated	on	both	 sides	 and	 reflects	
pedestrian priority

 • Creating	 a	 built	 frontage	 that	 reinforces	 the	 street	
edge	 and	 provides	 spatial	 definition	 to	 the	 public	
realm

 • Minimizing	the	visual	impact	of	parking,	loading,	and	
servicing	areas

 • Providing	 high	 quality	 design	 for	 all	 buildings	 and	
landscapes

 • Identifying	and	designing	‘Gateway	Sites’	with	special	
emphasis

 • Incorporating	public	art	in	public	and	private	realms
 • Encouraging	 active	 transportation	 by	 coordinating	
walking,	cycling,	and	transit	linkages

 • Consider	linkages	to	and	from	adjacent	developments
 • Incorporate	 principles	 of	 Crime	 Prevention	 Through	
Environmental	 Design	 (CPTED)	 in	 the	 design	 of	 the	
streetscape	and	abutting	lands.

5.1 Introduction

5.1.2 Streetscape Character Zones

The	 following	 streetscape	 guidelines	 will	 focus	 on	 the	
three	streets	abutting	the	proposed	development.	These	
streets	 will	 follow	 the	 following	 character	 typolgies	 (as	
shown in Figure 13):
1.	Residential	(Albert	Street)
2.	Enhanced	(Albany	Street)
3.	Future	Regeneration	(Front	Street)
4.	Gateway	Intersection	(Front	Street	and	Albany	Street)

These	 character	 typologies	 were	 determined	 through	 a	
study	of	 the	existing	conditions	as	well	as	a	study	of	 the	
emerging	opportunities	as	future	investment	is	attracted	
to	 the	area.	The	Front	Street	and	Albany	Street	corridors		
will	 become	 especially	 important	 after	 the	 arrival	 of	
the	 Ritson	 GO,	 creating	 opportunities	 to	 develop	 a	
gateway	 	 intersection	along	with	the	revitalization	of	the	
streetscape.

1

2 4

3

Ritson 
GO

Legend

Low Density

Medium Density

Medium-High Density

High Density

Enhanced Corridors

Commercial Corridors

Gateway Zone

Figure 13 - Streetscape Character Zones
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5.2 General Guidelines

5.2.1 Pedestrian Zones

Streetscape	 right-of-ways	 are	 generally	 formed	 by	 a	
combination	 of	 pedestrian	 zones,	 which	 each	 serve	
different	 functions	 and	 can	 be	 adjusted	 or	 overlapped	
according	 to	 the	 individual	 requirements	 of	 the	 street.	
Figure 14 shows	the	typical	configurations	that	are	suitable	
for	a	variety	of	streetscapes,	including	Albert	Street,	Albany	
Street,	and	Front	Street.

Buffer Zone (0.5m min): The	function	of	the	buffer	zone	
is	 to	 provide	 a	 buffer	 between	 pedestrian	 and	 vehicular	
traffic.	It	is	located	adjacent	to	the	roadway.	A	wider	buffer	
can	be	used	for	snow	clearance	if	space	permits.

Furniture Zone (1.85m min recommended): The	function	
of	the	furniture	zone	is	to	allow	for	the	provision	of	trees	
and	 street	 furniture	 such	 as	 transit	 shelters,	 benches,	
plantings,	fixed	objects,	etc.	This	zone	should	be	set	back	
from	 intersections	 and	 walkways	 by	 approximately	 2	
meters.	This	zone	can	potentially	be	overlapped	with	the	
frontage	zone.

Walkway Zone (1.3-1.5m min recommended): The	
function	of	the	walkway	zone	is	to	provide	an	unobstructed	
clearway	for	pedestrian	movement.	The	surface	should	be	
hard	paved	and	there	should	be	no	overlap	with	any	other	
zones.	 Providing	 this	 zone	 is	 the	 highest	 priority	 when	
space	is	limited.

Frontage Zone (0.5m min recommended): The	function	
of	 the	 frontage	 zone	 is	 to	provide	 a	buffer	 and	 interface	
between	 the	 building	 edge	 and	 the	 public	 right-of-way.	
There	is	opportunity	for	some	placement	of	street	tree	and	
street	 furniture	 in	 this	 zone,	 to	 be	 coordinated	with	 the	
building	frontage.	This	zone	can	potentially	be	overlapped	
with	the	Furniture	Zone.

Figure 14 - Pedestrian Zones
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5.2.2 Street Furniture Guidelines

In	 2018,	 the	 City	 of	 Oshawa	 implemented	 the	 Oshawa	
Downtown	Streetscape	Design	Vision	(ODSDV)	to	replace	
the	 existing	 1996	 Guidelines.	 To	 develop	 a	 sense	 of	
identity	 and	 unity,	 the	 following	 streetscape	 guidelines	
coordinate	with	many	elements	of	the	ODSDV,	including	
recommended	street	furniture	selections	(see images 14-
17, 20-21).	Site	specific	modifications	have	also	been	made	
to	 the	 framework	 of	 the	 ODSDV	 to	 coordinate	 with	 the	
context	of	the	surrounding	community.

Streetscape Surfacing

In	 coordination	 with	 Section	 6.1.2.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Standard	 streetscape	 surfacing	 within	 the	 Walkway	
Zone	should	use	cast	 in	place	concrete	with	a	broom	
finish	and	repeating	scored	pattern.	Walkway	to	align	
with	 Accessibility	 for	 Ontarians	 with	 Disabilities	 Act	
(AODA)	standards.

 • Stamped	concrete	surfacing	has	been	proposed	along	
Front	 Street	 and	 Albany	 Street	 within	 the	 Furniture	
Zone,	Frontage	Zone,	Buffer	Zone,	as	well	as	Gateway	
Area.	The	stamped	concrete	will	define	the	character	
of	the	area	while	maintaining	durability.

 • Stamped	 concrete	 surfacing	 to	 coordinate	 with	 the	
character	of	the	future	Ritson	GO	Station.

Street Trees and Urban Landscape Planting

In	coordination	with	Section	7	of	the	ODSDV,	the	following	
guidelines	apply	to	the	subject	site:

 • Street	 Trees	 are	 to	 be	 planted	with	 a	minimum	of	 6	
cubic	metres	of	soil	per	tree.

 • To	promote	tree	health	and	align	with	the	residential	
character	 of	 the	 surrounding	 context,	 trees	 shall	 be	
planted	 in	 continuous	 landscape	 strips	 within	 the	
Frontage	 Zone	 or	 Furniture	 Zone.	 Planting	 strips	
should	be	a	minimum	of	900mm	wide.

Images 10-13 - Examples of Streetscape Surfacing



28Urban Design Brief: 63 Albany Street
April 2022

 • Street	 tree	 locations	 should	 respond	 to	 street	
conditions	 such	 as	 setbacks	 form	 corners,	 utilities,	
driveways,	 bus	 stops,	 and	 building	 entrances.	 To	
the	 greatest	 extent	 feasible,	 trees	 should	be	 aligned	
to	 minimize	 interference	 with	 building	 entries,	
driveways,	lighting	and	utilities	and	path	of	pedestrian	
travel.

 • When	 adding	 trees	 to	 an	 existing	 landscape,	 the	
planting	 locations	 should	 respond	 to	 the	 location	 of	
existing	 lighting.	 Movable	 site	 furnishings	 should	
also	be	relocated	to	allow	for	street	tree	planting	with	
appropriate	spacing.

 • Trees	with	columnar	form	are	appropriate	for	narrower	
planting	locations.

 • Medium-sized	 trees	 with	 light	 to	 medium	 density	
foliage	are	appropriate	on	neighbourhood	residential	
and	commercial	streets.

 • Street	trees	should	be	spaced	7-12m	apart,	depending	
on	the	mature	canopy	size	of	the	tree	species.

 • Understory	 landscaping	 should	 use	 drought	 and	
salt	 tolerant	 species.	 Deep	 rooted	 native	 or	 drought	
tolerant	 species	 have	 many	 benefits	 including	
tolerance	 to	 flooding	 and	 drought,	 with	 low	 or	 no	
irrigation	needs	once	established.

Streetscape Benches

In	 coordination	 with	 Section	 8.1.2.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Refer to Images 14-15 for	sample	styles	to	coordinate	
with Downtown Oshawa Urban Growth Center 
as	 well	 as	 the	 classic	 aesthetic	 of	 the	 surrounding	
neighbourhood.	

 • Seating	 should	 coordinate	with	 the	geometry	 of	 the	
space	(facades,	routes,	trees,	etc.)	as	well	as	pedestrian	
movement	patterns.

 • Orient	benches	towards	the	walkway	zone.	In	bus	stop	
areas,	benches	should	be	oriented	towards	the	road.	

 • Consider	sun,	shade,	and	wind	microclimate	factors	in	
bench	placement.

 • Ensure	 that	 benches	 are	 located	 in	 areas	 of	 high	
visibility	 for	 natural	 surveillance,	 as	 per	 CPTED	
principles.

 • Permanently	 installed	 seating	 should	 consider	 areas	
of	 potential	 conflict,	 such	 as	 building	 entrances	 and	
loading	zones

 • Provide	an	adjacent	space	of	1.1m	x	1.2m	for	potential	
scooters,	wheelchairs,	or	guide	dog	usage.

 • To	prevent	 ‘over-nighting’	on	a	public	bench,	 an	arm	
placed	at	2/3rds	along	the	seat	can	be	included.

 • The	 following	 setbacks	 are	 recommended	 for	
streetscape	placement:

1.	 Min	0.3m	from	building	edge
2.	 Between	0.45m	to	0.6m	from	the	walkway	edge.	
3.	 Min	 0.45m	 clearance	 from	 surrounding	 street	

furniture	and	other	objects
4.	 Min	1.5m	from	tree	trunks	and	fire	hydrants
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Waste and Recycling Receptacles

In	 coordination	 with	 Section	 8.2.2.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Refer to Images 16-17 for	sample	styles	to	coordinate	
with Downtown Oshawa Urban Growth Center 
as	 well	 as	 the	 classic	 aesthetic	 of	 the	 surrounding	
neighbourhood.	

 • Waste	 and	 recycling	 receptacles	 to	 be	 placed	 with	
clear	access	to	the	street	for	efficient	access	to	disposal	
and	maintenance

 • Place	 receptacles	 near	 public	 entrances,	 bus	 stops,	
intersections,	and	other	areas	of	higher	activity

 • Do	 not	 place	 litter	 receptacles	 directly	 in	 front	 of	
building	entrances	or	exits	or	windows

 • Consider	ease	of	access	for	emptying.	Ensure	the	door	
of	the	receptacle	is	unobstructed.

 • Receptacle	 mechanisms	 must	 align	 with	 current	
configurations	of	municipal	waste	and	recycling	pick-
up.

 • The	 following	 setbacks	 are	 recommended	 for	
streetscape	placement:

1.	 Min	0.5m	from	edge	of	curb
2.	 Min	0.45m	from	the	walkway	edge
1.	 Min	0.3m	from	building	edge
2.	 Min	 0.45m	 clearance	 from	 surrounding	 street	

furniture	and	other	objects
3.	 Min	1.5m	clear	space	in	front	of	litter	receptacle	for	

use	and	maintenance
4.	 Min	1.5m	from	tree	trunks	and	fire	hydrants

Images 14-17 - Street Furniture - Scarborough Series by 
Landscape Forms



30Urban Design Brief: 63 Albany Street
April 2022

On-Street and Pedestrian Lighting

In	 coordination	 with	 Section	 8.4.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Light	standard	should	visually	coordinate	with	street	
furniture.

 • Establish	 a	 uniform	 layout	 of	 lighting	 fixtures	 to	
maximize	legibility	and	safety.	

 • Avoid	creating	harsh	shadows	and	contrasts	between	
lit	 areas	 and	 unlit	 areas.	 Lamp	 intensity	 must	 be	
carefully	 selected	 to	 optimize	 light	 distribution	 and	
minimize	glare.

 • Hierarchy	 and	 scale	 in	 lighting	 design	 can	 create	
distinctions	 between	major	 and	minor	 roads,	 paths,	
and	 use	 areas.	 This	 can	 be	 created	 by	 varying	 the	
height,	spacing,	and	colour	of	lamps.	

 • Scale	and	design	of	light	poles	and	fixtures	should		be	
consistent	 along	 a	 stretch	 of	 streetscape,	 changing	
only	when	 required	and	only	at	 logical	break	points,	
such	 as	 when	 entering	 a	 seperate	 neighbourhood.	
Consistency	 should	 also	 be	 created	 on	 both	 sides	 of	
the	street.

Bicycle Acommodation

In	 coordination	 with	 Section	 9.1.2.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Bike	Rack	–	To	be	“Ring	Bike	Rack”	by	Landscape	Forms	
or	equivalent	(see	Image 20).

 • Accommodation	to	be	given	for	Bicycle	Share	Programs	
where	 appropriate	 and	 where	 locations	 have	 been	
considered	then	mapped.

 • A	 minimum	 0.5m	 buffer	 is	 recommended	 between	
the	bike	lane	and	the	edge	of	the	road.

 • Coordinate	 bike	 rack	 locations	 with	 bicycle	 lanes	 as	
per	 the	 Active	 Transportation	 Master	 Plan	 and	 the	
Integrated	Transportation	Master	Plan.

 • Orient	 bike	 racks	 such	 that	 parked	 bicycles	 do	 not	
project	onto	walkway.

 • Do	 not	 place	 bike	 racks	 directly	 in	 front	 of	 building	
entrances,	exits,	or	windows.

 • Secure	 the	 bike	 rack	 onto	 a	 flat,	 firm,	 and	 stable	
surface.

 • The	 following	 setbacks	 are	 recommended	 for	
streetscape	placement:

1.	 Min	0.5m	from	edge	of	curb
2.	 Min	0.45m	from	the	walkway	edge
1.	 Min	0.45m	from	building	edge
2.	 Min	 1.5m	 clearance	 from	 surrounding	 street	

furniture	and	other	objects
3.	 Min	1.5m	from	tree	trunks	and	fire	hydrants

Image 20 Image 21

Images 18-19 - Examples of Residential Lighting
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Public Art

In	 coordination	 with	 Section	 12.1.2.	 of	 the	 ODSDV,	 the	
following	guidelines	apply	to	the	subject	site:

 • Public	artworks	and	their	selection	should	follow	the	
Public	Art	Policy,	involve	the	Public	Art	Task	Force	and	
address	the	upcoming	Public	Art	Masterplan.

 • Public	 art	 shall	 be	 located	 in	 Gateway	 locations	 to	
create	a	sense	of	place	for	the	community.

 • Public	art	located	near	intersections	shall	not	construct	
the	visibility	of	turning	drivers	(based	on	a	1.05m	driver	
eye	height).

Images 22-24 - Examples of Public Art
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Limitations and Opportunities

Albert	 Street	 is	 a	 two-lane	 local	 road	 that	 runs	 along	
the	western	boundary	of	 the	Subject	 Site,	 connecting	 to	
Bloor	Street	East	to	the	south,	and	downtown	Oshawa	to	
the	north.	Albert	Street	 is	also	a	residential	street	with	a	
combination	of	single	and	multi-unit	dwellings	that	front	
onto	the	streetscape.

The	 property	 lines	 along	 Albert	 Street	 leave	 limited	
space	 within	 the	 public	 right-of	 way	 for	 streetscape	
treatment.	The	public	right-of-way	widens	at	the	subject	
site,	 providing	 an	 opportunity	 to	 provide	 street	 trees	
and	 attractive	 landscape	 treatment	 along	 the	 building	
frontage.

5.3 Albert Street

Section Line 
(See figure x)

Bioswale

Proposed Streetscape

The	 proposed	 streetscape	 treatment	 at	 Albert	 street	
creates	 a	 classic	 residential	 frontage	 with	 street	 trees,	
wide	 continuous	 landscape	 strips,	 concrete	 pedestrian	
clearways,	and	more	intensive	landscape	treatment	along	
the	building	facade.	This	creates	an	attractive	streetscape	
and	 comfortable	 pedestrian	 experience.	 The	 wide	
landscape	 strip	 creates	 a	 healthy	 environment	 for	 street	
trees	with	ample	soil	volume	and	infiltration	for	each	tree.	
The	 proposed	 bioswale	 is	 a	 ‘Low	 Impact	 Development’	
feature	that	encourages	the	infiltration	and	treatment	of	
stormwater	on	site,	as	recommended	in	Section	2.1.2.2	(d)	
and	5.6.10	of	the	City	of	Oshawa	Official	Plan.

Figure 15 - Albert Street Proposed Streetscape

Image 25 - Albert Street Existing Streetscape
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The	proposed	building	facade	at	the	Albert	Street	right-of-
way	 is	a	10	storey	tower	set	upon	a	3	storey	podium	that	
wraps	from	Albert	Street	to	Albany	Street	(see	key	map).	
This	 creates	 a	 mid-rise	 street	 wall	 that	 aligns	 with	 the	
height	and	setback	of	surrounding	residential	dwellings.	
The	 appearance	 of	massing	 is	 reduced	 because	 focus	 is	
drawn	to	the	midrise	streetwall	while	towers	are	set	back	
from	 sensitive	 uses.	 Siting	 buildings	 to	 frame	 the	 street	
and	providing	a	 continuous	 street	wall	 is	 encouraged	by	
urban	design	principles	as	well	as	Official	Plan	policies.

The	tower	portion	 is	 located	at	the	 intersection	of	Albert	
Street	and	Albany	Street	(see	key	map	and	section	below).		
Locating	higher	towers	at	corner	locations	is	also	supported	
by	Official	Plan	policies.

There	is	a	slight	enroachment	into	the	45	degree	angular	
plane	 at	 the	 Albert	 and	 Albany	 Street	 intersection.	 The	
proposed	 development;	 however,	 meets	 the	 intent	 of	
angular	plane	recommendations	by	providing	for	over	five	
hours	of	sunlight	on	surrounding	properties	between	the	
Spring	and	Fall	equinox.

Figure 16 - Albert Street Section

Key Map
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5.4 Albany Street

Section Line 
(See figure x)

Proposed Streetscape

The	 proposed	 streetscape	 treatment	 at	 Albany	 street	
continues	the	classic	residential	frontage	with	street	trees,	
wide	 continuous	 landscape	 strips,	 concrete	 pedestrian	
clearways,	 and	 landscape	 foundation	planting	along	 the	
building	 facade.	 Albany	 Street	 is	 proposed	 within	 the	
“enhanced”	 character	 zone	 due	 to	 the	 importance	 of	 its	
location	near	the	future	Ritson	GO	Station	and	providing	
a	view	corridor	to	the	Simcoe	Street	commercial	area.	The	
Albany	 streetscape	 has	 been	 enhanced	 with	 stamped	
concrete	(with	red	brick	aesthetic)	to	reflect	the	heritage	
character	 of	 the	 future	 Ritson	GO	 Station	 and	 bring	 the	
visual	 accent	 into	 the	 view	 corridor.	 Street	 furniture	 has	
also	been	provided	as	places	for	pedestrians	to	rest.	

Limitations and Opportunities

Albany	Street	is	a	two-lane	local	road	that	runs	along	the	
northern	boundary	of	the	Subject	Site,	terminating	at	the	
future	Ritson	GO	Station	to	the	east	and	the	Simcoe	Street	
commercial	 corridor	 to	 the	west.	Albany	Street	 is	 largely	
residential	 in	 character,	 running	 through	 a	 collection	 of	
single-family	dwellings.	

There	 is	 opportunity	 along	 the	 Albert	 Street	 right-of-
way	 for	 streetscape	 treatment,	 including	 planting	 street	
trees	 on	 both	 sides	 within	 the	 landscape	 strip.	 There	 is	
decorative	 planting	 provided	 along	 the	 frontage	 of	 the	
proposed	 building.	 Opportunities	 for	 street	 parking	 is	
provided	 for	 neighbourhood	 residents	 along	 the	 front	
entrance	of	the	building.	

Figure 17 - Albany Street Proposed Streetscape

Image 26 - Albany Street Existing Streetscape
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Along	Albany	Street,	the	built	form	of	the	10	storey	tower	
and	 3	 storey	 podium	 continues	 from	 the	 Albert/Albany	
intersection	into	the	full	length	of	the	Albany	Street	facade	
(see	key	map).	The	continuation	of	the	podium	draws	focus	
to	the	street	wall	and	reduces	the	appearance	of	massing.	

The	medium-high	density	built	form	along	Albany	Street	
reflects	the	importance	of	this	street	as	the	primary	view	
corridor	 from	 Ritson	 GO	 Station	 to	 the	 Simcoe	 Street	
commercial	 area.	 Intensification	 within	 ‘Main	 Central	
Areas’	 and	 ‘Transportation	 Hubs’	 are	 encouraged	 by	 the	
City	of	Oshawa	Official	Plan	and	highlights	 the	 intent	of	
how	 the	 City	 wants	 this	 area	 to	 develop.	 The	 proposed	
development	 will	 frame	 the	 street	 with	 a	 continuous	
street	wall,	as	recommended	by	Official	Plan	policies.	

There	is	a	slight	enroachment	into	the	45	degree	angular	
plane	 as	 shown	 in	 the	 section	 below.	 As	 per	 the	 RBA	
shadow	study,	over	five	hours	of	sunlight	will	be	provided	
on	 surrounding	 properties	 between	 the	 Spring	 and	 Fall	
equinox.
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Figure 18 - Albany Street Section

Key Map
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5.5 Front Street

Section Line 
(See figure x)

Oshawa	Official	Plan	as	potential	regeneration	areas.	The	
combination	of	new	development,	a	major	commuter	hub,	
and	supportive	policies	will	attract	future	investment	and	
revitalization	to	the	area.	Thus,	Front	Street	is	identified	as	
a	‘Future	Revitalization	Zone’.	

Proposed Streetscape

The	 streetscape	 along	 Front	 Street	 has	 significant	
redevelopment	potential	due	to	the	width	of	the	right-of-
way;	25m	near	the	Albany	Intersection,	widening	to	32m	
moving	westward.	The	streetscape	that	abuts	the	subject	
site	 is	 residential	 in	 character,	 with	 stamped	 concrete	
accents	that	reflects	the	aesthetic	of	the	heritage	building.	
The	proposed	street	trees	and	street	furniture	will	provide	
pedestrians	 with	 opportunities	 for	 shade	 and	 rest.	 On-
street	parking	is	provided	for	use	by	residents,	visitors,	and	
members	of	the	neighbourhood.

Limitations and Opportunities

Front	 Street	 is	 a	 two-lane	 local	 road	 that	 runs	 along	 the	
eastern	boundary	of	the	Subject	Site,	abutting	the	future	
Ritson	 GO	 Station.	 There	 is	 a	 mix	 of	 residential	 and	
industrial	uses	along	this	street.	There	are	two	large	blocks	
that	abut	Front	Street	to	the	east	(see figure 19).	The	north	
block	is	designated	as	“Planned	Commercial	Centre”	in	the	
City	of	Oshawa	Official	Plan	and	is	currently	occupied	by	a	
vacant	heritage	building.	The	south	block	is	designated	as	
a	“Industrial/Regeneration	Area”,	and	is	currently	occupied	
by	a	Industrial/Commerial	Plaza	Complex.

There	 is	 significant	 opportunity	 for	 streetscape	
development	 along	 Front	 Street	 abutting	 the	 future	
Ritson	 GO	 Station.	 The	 intersection	 of	 Front	 Street	 and	
Albany	Street	will	become	an	important	gateway	into	the	
Oshawa	urban	growth	center	and	Main	Central	Area	due	
to	thousands	of	daily	commuters	that	use	the	Lakeshore	
East	 GO	 Rail	 line.	 Furthermore,	 large	 parcels	 of	 land	
along	 this	 street	 are	underutilized	 and	 identified	by	 the	

Figure 20 - Front Street Proposed Streetscape

Image 27 - Front Street Existing Streetscape Figure 19 - Industrial Blocks
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Along	 the	 streetscape	 abutting	 the	 future	 Ritson	 GO	
Station,	 the	 width	 of	 the	 right-of-way	 allows	 for	 a	 bike	
lane	and	walkway,	double	row	of	street	trees	within	wide	
vegetated	 landscape	strips,	and	opportunities	 for	a	wide	
frontage	zone.	Within	this	frontage	zone,	furniture	can	be	
configured	in	multiple	ways	to	create	amenity	areas	within	
the	 public	 realm	 (see figures 20 and 21).	 The	 proposed	
surfacing	 is	 textured	 with	 stamped	 concrete,	 creating	 a	
unique	sense	of	place.	Bike	parking	facilities	are	proposed	
near	 the	 bike	 lane	 and	 future	 GO	 station,	 providing	
opportunities	 for	 multi-modal	 travel.	 It	 is	 important	 to	
note	that	future	development	of	the	frontage	zone	should	
designed	 with	 careful	 consideration	 of	 the	 building	
frontage	and	the	interface	between	the	public	and	private	
realms.	

The	 proposed	 built	 form	 along	 Front	 Street	 transitions	
from	 3	 storey	 townhouses	 to	 a	 15	 storey	 tower	 atop	 a	 3	
storey	 podium	 located	 at	 the	 Front	 Street	 and	 Albany	
Street	intersection.	Locating	higher	densities	at	important	
intersections	 is	 supported	 by	 urban	 design	 principles	 to	
frame	 and	 anchor	 a	 gateway	 location.	 This	 tower	 also	
does	 not	 impede	 the	 five	 hours	 of	 sunlight	 available	 to	
surrounding	 properties,	 in	 keeping	 with	 the	 intent	 of	
angular	plane	guidelines.
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Figure 21 - Front Street Section
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Gateway Intersection

The	Front	Street	and	Albany	Street	Intersection	is	identified	
as	a	‘Gateway	Intersection’	Zone	due	to	the	importance	of	
this	 intersection	 as	 a	 potential	 future	 Gateway	 into	 the	
community.	This	intersection	is	framed	and	textured	with	
stamped	concrete	and	stamped	asphalt.	This	corner	is	the	
perfect	location	for	public	art,	upgraded	landscaping,	and	
a	small	plaza	to	welcome	visitors	to	the	community.

Potential location 
for Public Art

Gateway Plaza

11-storey 
development 
application

Image 25

Figure 22 - Front Street and Albany Street Proposed Intersection

Image 28 - Example Gateway Intersection
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SECTION 6 Analysis and Conclusion
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6.1 Analysis of Proposal: Policy Reference and Design Response

Main Central Area Policies (OOP Section 2.1.2)

The	‘Main	Central	Area’	within	the	City	of	Oshawa	is	planned	
for	a	mix	of	major	office,	retail,	institutional	and	residential	
uses.	Intensification		in	particular	is	encouraged	by	Official	
Plan	Policy,	as	 is	Transit	Oriented	Development.	 	Section	
2.1.2.4	states	that	a	wide	variety	of	high-rise	and	midrise	
buildings	are	envisioned	for	the	area.	Additionally,	some	
intensive,	 compact	 low-rise	development	 can	be	 located	
in	transitional	locations	next	to	existing	low	density	areas.	

Urban	design	policies	 for	 development	within	 the	 ‘Main	
Central	 Area’	 encourage	 multi-modal	 connections,	
continuous	street	walls,	high	quality	facades,	landscaping,	
storm	water	management,	and	historic	preservation.

The	 proposed	 development	meets	 the	 policy	 objectives	
of	 the	 ‘Main	 Central	 Area’	 by	 providing	 residential	
intensification	in	a	zone	that	 is	planned	for	major	mixed	
use.	 The	 proposed	 development	 provides	 a	 continuous	
street	 wall	 and	 beautiful	 streetscape	 that	 reflects	 the	
character	 of	 the	 community.	 The	 built	 form	 provides	
both	 intensification	 and	 transitional	 densities	 to	 the	
surrounding	neighbourhood.

Transportation Hub and Commuter Station Policies 
(OOP Section 2.1.7.1, 2.1.8.4, and 3.3.3)

The	 planned	 function	 of	 the	 ‘Transportation	 Hub’	 and	
‘Future	 Commuter	 Station’	 focuses	 on	 locating	 different	
modes	 of	 active	 transportation	 around	 an	 intensive	
concentration	of	working,	living,	shopping,	and/or	playing.	
Policies	within	this	area	encourage	creating	a	mix	of	uses	
at	higher	densities	within	compact,	intensive	urban	forms	
to	facilitate	the	provision	of	rail	transit.	

The	proposed	development	meets	the	policy	objectives	of	
the	‘Transportation	Hub’	and	‘Future	Commuter	Station’	by	
locating	 intensive	residential	uses	adjacent	 to	 the	 future	
rail	 station,	 regeneration	 areas,	 and	 commercial	 streets.	
This	 facilitates	 the	 development	 of	 transportation	 hubs	
and	commuter	stations	into	intensive,	mixed	use	zones.	

Community Improvement Area Policies (OOP Section 
4.2.1 and 4.3.1)

The	proposed	development	is	located	within	a	‘Community	
Improvement	Area’,	which	has	been	identified	by	the	City	
of	Oshawa	as	areas	that	are	in	need	of	revitalization.	The	
Official	 Plan	 specifically	 points	 to	 the	 need	 within	 the	
subject	lands	to	make	improvements	on	land	use	conflicts,	
upgrade	 buildings	 requiring	 rehabilitation,	 and	 address	
economic	decline.	

The	 proposed	 development	meets	 the	 policy	 objectives	
of	 the	 ‘Community	 Improvement	 Area’	 by	 providing	
residential	 intensification	 to	 an	 area	 in	 need	 of	
revitalization.	 Economic	 activity	 in	 the	 commercial	 area	
is	linked	to	the	density	of	people	who	live,	work,	and	play	
in	 the	 area.	 Investment	 attracts	 investment,	 creating	 a	
positive	feedback	loop	of	activity	and	revitalization	within	
the	community.
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6.2 Conclusion

From	 an	 urban	 design	 perspective,	 the	 proposed	
development	 complies	 with	 the	 policies	 of	 the	 City	
of	 Oshawa	 Official	 Plan.	 The	 development	 provides	
intensification	near	a	future	transit	hub	in	an	area	in	need	
of	revitalization.	The	development	also	creates	a	beautiful	
streetscape	 and	 continuous	 streetwall,	 while	 providing	
transitional	 densities	 to	 the	 neighbourhood.	 Principles	
applied	here	and	guidelines	provided	are	transferable	to	
other	frontages	in	the	area.

Through	 the	 full	 Site	 Plan	 Review	 process,	 the	 details	
of	 the	 project	 design	will	 be	 finalized,	 ensuring	 the	 full	
implementation	of	 the	urban	design	policies	 in	 the	City	
of	Oshawa	Official	Plan.	Please	also	refer	to	the	Planning	
Justification	Report	prepared	by	Urban	Solutions	Planning	
and	Land	Development	Consultants.


