INFO-23-221

Forum House at Brookfield Place
East Podium, 2™ Floor

181 Bay Street

Toronto, ON M5J 2T3

October 27,2023

Mary Medeiros

City Clerk, City Clerk Services

City of Oshawa 5" Floor, Rundle Tower, City Halll
50 Centre Street South

Oshawa, ON L1H 3Z7

Re: Urban Growth Centre Community Improvement Plan
Increased Assessment Grant Program for 161 Athol Street East, Oshawa, ON

ALMA Oshawa GP Inc. (“Forum”) is the owner of 161 Athol Street East (“Subject Property”). Forum
acquired the subject property from 161 Athol Street GP Ltd. (“Previous Owners”) on August 31, 2023.
Forum intends on investing meaningful capital to reposition the asset back to its originally intended
approved use, a student housing accommodation, by adding an additional eight (8) units within the
existing building, renovating key amenity areas, and common spaces including corridors and the
lobby. The Subject Property is in downtown Oshawa, across the street from Ontario Tech
University’s Charles Hall and in proximity to many downtown amenities while also benefiting from
existing efficient transit systems.

Subject Property Background

The Subject Property occupied in Spring of 2020 was originally approved and intended to be
marketed to students. Unfortunately, due to a lack of operating experience, the Previous Owners
pivoted to allow leases and tenants from both students and other demographics of renters.

With previous historical approvals supportive of student housing as a use in this location, Forum
completed an assessment of the property and its operations to determine the appropriate changes,
alterations and improvements needed to deliver a solely student housing accommodation. As one of
the largest owners and developers of student housing across the country, Forum quickly identified
the needed changes and potential efficiencies to ensure success for a positive student experience.
These alterations align with Forum’s ALMA brand, a student housing community focused on
delivering contemporary student accommodations located near post-secondary institutions,
amenities, and transit.

One of the identified immediate needs was to increase the number of units provided in areas of
underutilized space. Subsequently, Forum submitted and obtained the required planning approvals
to add 8 additional residential units in small, unneeded, and unsuccessful amenity space. In Oshawa,
as in many other municipalities, finds itself amid a housing crisis for all demographics. Adding
purpose-built student housing units across the country will address a “two birds with one stone”
approach. This approach provides much needed student specific housing, designed for students
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with amenities geared for their specific needs, while freeing up other inventory in apartment
buildings and low-rise communities currently utilized as a supplement for students that is gravely
needed by families and other demographics.

As noted, amenities specifically designed for students needs are an important feature in purpose-
built student accommodations. Further renovations and alterations will be completed in all corridors,
vestibules, the lobby, operational spaces as well as all indoor and outdoor amenity spaces to create,
not only operational efficiencies, but to ensure an interactive and sense of community living
environment.

Important to note, where existing non-student leases currently exist, Forum will follow the natural
evolution of the 12-month lease terms to facilitate the transition.

\ ls and Submissi

A Minor Variance application was submitted to permit the 8 additional units that went before the
Committee of Adjustment on September 13", 2023. The requested variances were approved, and a
formal decision letter was received on October 4", 2023, following the 20-day appeal period (refer
to Appendix A).

Forum has subsequently submitted a building permit application to the City on October 10", 2023, to
commence construction of the additional eight (8) units. Forum targets the completion of these units
prior to September 2024 to ensure they are available for occupancy prior to the start of a new
school year cycle.

The approved additional units result in a total of 1993 much needed units. As mentioned, additional
alterations will be completed in the building which include but are not limited to; additional stackable
laundry units, a new storage locker room, updated finishes in all common spaces including the lobby,
and fully furnished indoor and outdoor amenity spaces. It is also worth noting that all units, existing
and new, will have furniture, utilities, and all chattels included.

The Previous Owner submitted the application for the Increased Assessment Grant under the Urban
Growth Centre Community Improvement Plan (“UGC CIP”) in December 2017. The Development
Services Committee recommended to City Council that the application be approved as it:
e Conforms with the City’s UGC CIP;
¢ Implements intensification and development on underutilized lands within the City’s
Downtown Urban Growth Centre consistent with the Provincial Growth plan and Oshawa
Official Plan;
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¢ Advances the implementation of residential strategies contained within the Oshawa’s Plan
Twenty 20;

¢ Increases the provision of a broader range of accommodations in the Downtown,

o Encourages development that may not otherwise occur; and

e Facilitates construction jobs and material purchases.

This application was approved by the City Council on January 29", 2018.

In May 2022, the Previous Owners requested a minor amendment to clause 3.1(d), on page 2 of the
Agreement, to allow for the transfer of the benefit to subsequent owners of the property (refer to
Appendix B). The request was administrative in nature and preemptive as it was anticipated that a
transition of ownership structure may be required given the length of the Agreement. This original
request was not requested by Forum and exclusively represented the preferences of the Previous
Owners.

In July 2023, the Previous Owners submitted the same request to the Clerk to help ensure and/or
facilitate the success of the project. At this time, Forum was in discussions with the Previous Owners
regarding the acquisition of the Subject Property.

Forum is submitting this letter, as the current owner of the property, to formally request the City’s
consent to transfer the grant from the Previous Owners as outlined in the details below referencing
the Urban Growth Centre Community Improvement Plan and Part C - Appendix 1Increased
Assessment Grant Program Procedures.

Item 1.3 Eligibility for Grant

“The applicants for an Increased Assessment Grant must be the registered owner(s) of the
property and must undertake improvements to their buildings and/or property, which shall be
of sufficient size and cost to result in a re-assessment of the property.”

As the recent registered owners of the Subject Property, Forum is retrofitting and repositioning the
asset back to its originally approved intent by undertaking the following improvements;
e add 8 additional purpose-built student housing units,
e conduct a comprehensive renovation and operational plan and execute immediately on
those required renovations all common areas and corridors, and
e create a fully amenitized and thoughtfully programmed student accommodation.

Although the development is relatively new construction, it requires a significant investment,
operationally and construction, to properly transition it back to a working order student housing
accommodation including the addition of 8, much needed, student housing units as well as the
common amenity spaces. The total value of work to be completed is estimated at over $4 million.
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Item 1.4 General Terms of Grant Program

“The Increased Assessment Grant applies to the construction/creation of residential, non-
residential and mixed-use buildings that result in an increase in assessed value.”

Same comment as above.

“If the ownership of rental property changes, in whole or in part, before the grant period lapses,
the subsequent owner is not entitled to future grant payments without the City’s consent to
transfer the grant payments to the new property owner.”

Forum is aware that on 2 occasions, requests were submitted by the Previous Owners’ partner,
EDEV Inc., for the approval of a minor amendment to clause 3.1(d) on page 2 in the Increased
Assessment Grant Agreement, to allow for the transfer of the benefit to subsequent owners of the
property. City Council considered this matter on June 20™, 2022, where a potential transfer to an
unknown owner and the sale was not imminent and therefore, was not approved. This request was
made over a year prior to the purchase of the asset by Forum.

A subsequent request was made again by the Previous Owner on July 71, 2023, to revisit the
transfer of the grant to a new owner restating the importance. The Clerk advised that since Council
already took a position on the request the year prior with the Previous Owner, it was not forwarded
to Council but appeared on the INFO Package.

Alignment with UGC CIP’s Goals and Objectives

The renovation program and repositioning strategy of the Subject Property back to a student
housing asset are in alignment with the UGC CIP objective of achieving a combined density of 166
persons/jobs per hectare by 2026, and 200 persons/jobs per hectare by 2031 in several ways:

- Maximizes L and Use Potential: Forum’s retrofit/renovation program and repositioning
strategy identifies and repurposes currently underutilized spaces, such as amenity areas on
floors 2 to 8, into functional and livable units. This approach not only addresses the demands
of a supply constrained housing market but also optimizes the property’s capacity to
accommodate a greater student population in Oshawa'’s Urban Growth Centre.

- Increases Economic Activity: The student population contributes significantly to the local
economy by creating employment opportunities in service sectors, including retail, food
services, and entertainment. An increased student population will lead to growth of
businesses and services located within downtown Oshawa.

- Enhances Existing Knowledge Clusters: Oshawa is already home to several academic
institutions, such as Durham College, Ontario Tech University, and Trent University Durham.
The addition of student housing complements these institutions and enhances the
innovation, research, and technology hubs. The presence of these hubs further attracts
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businesses and professionals, all of which contribute to an increase in job opportunities and
residents within Oshawa.

Forum, with its fulsome retrofit/renovation and repositioning program of adding 8 new residential
units in a highly supply constrained student housing market, a market that has significantly changed
since the approval of the grant with greater risk following the effects caused by the pandemic,
formally request Council to approve the transfer of the remaining grant payments.

The request is aligned with the UGC CIP goals; which include:
- Encouraging both residential and non-residential development in the UGC, and
- Recognizing the relationship between the Provincial Growth Plan, the Durham Regional
Official Plan and the Oshawa Official Plan.

We continue to undertake improvements at ALMA Oshawa. Forum notes that the grant rebate was
already in the budget following the approval of the original application by City Council on January
29" 2018. The alignment between improvements Forum is undertaking and the original application
submitted by the Previous Owners is evident. Acknowledging the current economic market
conditions and housing crisis, we are seeking a cooperative solution with the City’s financial support
to achieve a shared objective towards economic prosperity and financial stewardship in the City of
Oshawa.

We trust the enclosed letter and supporting documents and correspondences supports your review
of our request for the City’s consent to transfer the grant agreement from the Previous Owners to
Forum. Should you have any questions, please do not hesitate to contact the undersigned at (416)

587-7283 or daynag@forumam.com.

Yours truly,

/ b @ B -
4/52/7/{?’(7{—5@'[771

Dayna Gilbert

Managing Director, Real Estate Development

Forum Asset Management
M: 416-587-7283
daynag@forumam.com
LinkedIn | Website


mailto:daynag@forumam.com
tel:416-587-7283
mailto:daynag@forumam.com
https://www.linkedin.com/company/forumassetmanagement/
https://forumam.com/
mailto:daynag@forumam.com
mailto:daynag@forumam.com
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Appendix A - Committee of Adjustments Approval for Minor Variance Application

}‘:(Oshawa“

Committee of Adjustment
File: A-2023-101
Ward: 4

MINUTES UNDER THE PLANNING ACT
Committee of Adjustment Application for 161 Athol Street East

An application has been submitted by Alma Oshawa GP Inc. on behalf of 161 Athol Street
GP Ltd. for variances from the City's Zoning By-law 60-94.

The application relates to 161 Athol Street East (PL 335 SHEET 17 PT LTS C31 TO C33 RP
40R30010 PTS 2 TO 4 6), Oshawa, Ontario.

The purpose and effect of the application is to permit an apartment building with the variances in
Column 1 below, instead of the requirements in Column 2 below, as required by Zoning By-law
60-94 for an apartment building in a R6-D(3) (Residential) Zone.

Zoning ltem Column 1 Column 2

Maximum Density — Dwelling Units per Hectare 893 857

Maximum Number of Dwelling Units in an 193 185

Apartment Building

Minimum Number of Resident Parking Spaces 34 34

for Rental Apartment Building (0.178 spaces per (0.185 spaces per
unit) unit)

Minimum Number of Visitor Parking Spaces for 9 9

Rental Apartment Building (0.049 spaces per (0.05 spaces per
unit) unit)

A meeting of the Oshawa Committee of Adjustment was held on September 13, 2023 at
6:00 p.m. in the “C" Wing Committee Meeting Room, City Hall, Oshawa, Ontario.

Present: A. Johnson, R. Adams, D. Thomson
E. Kohek, D. Sappleton

Absent: F. Eismont, D. Lindsay

Also Present: ~ S. Zhang, GHD, 65 Sunray St, Whitby, ON
S. Edwards, GHD, 65 Sunray St, Whitby, ON

A report received from the Economic and Development Services Department stated no
objection to the approval of this application.

S. Zhang provided an overview of the application. The proposed units will be located within the
existing building by converting unused common spaces into new units.

Moved by A. Johnson, seconded by D. Thomson,

“THAT the application by Alma Oshawa GP Inc. on behalf of 161 Athol Street GP Ltd. for
161 Athol Street East, Oshawa, Ontario, be approved.”

Affirmative — A. Johnson, R. Adams, D. Thomson

Negative — None

CARRIED.

The Chair declared that the application BE APPROVED.

The APPROVAL of the application granted herein is based upon the following reasons:

1. The Committee is of the opinion that the variances granted are minor in nature.

The Corporation of the City of Oshawa, 50 Centre Street South, Oshawa, Ontario L1H 327
Phone 905-436-3853 1-:800:667-4292 Fax 905-436-5699 www.oshawa.ca/cofa
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Feasibility plan submitted with Minor Variance application.
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Look and feel of the furnishings and fixtures for the renovation plan.
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Appendix B - Previous Owner’s Request for an Amendment to the CIP Agreement
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