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2.   DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL 

NATURE THEREOF 
 
 
 
3. PUBLIC MEETING - THE PLANNING ACT 

 
3.1 NOTICE OF COMPLETE APPLICATION AND 

INTRODUCTORY PUBLIC MEETING FOR APPLICATION 
FOR PROPOSED AMENDMENT TO ZONING BY-LAW 
NUMBER 10245, AS AMENDED, 260 & 262 DUNDAS 
STREET EAST, CITY OF BELLEVILLE, COUNTY OF 
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  FILE NUMBER:    B-77-1086 
 APPLICANT/OWNER: JAMES MCMAHON DENTISTRY 
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 AGENT: TASKFORCE ENGINEERING INC.  
    
 Notice of Meeting and Map 1 
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      PLANNING ADVISORY COMMITTEE MEETING 
 
 
1. ATTENDANCE 
 

 Councillor Paul Carr  John Baltutis 
 Councillor Pat Culhane Kathryn Brown 
 Councillor Sean Kelly Paul Jennings 
 Councillor Bill Sandison David Joyce 
 Councillor Ryan Williams  
 
 
 
2.   DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL 

NATURE THEREOF 
 
 
 
3. CONFIRMATION OF MINUTES 
 
 3.1 Minutes of the City Council Planning Committee Meeting and 

Planning Advisory Committee Meeting held on July 2, 2019 
 
 
 
4. DEPUTATIONS 
 
 
 
5. CORRESPONDENCE 
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6. REFERRALS FROM PUBLIC MEETING 
 

6.1 NOTICE OF COMPLETE APPLICATION AND 
INTRODUCTORY PUBLIC MEETING FOR APPLICATION 
FOR PROPOSED AMENDMENT TO ZONING BY-LAW 
NUMBER 10245, AS AMENDED, 260 & 262 DUNDAS 
STREET EAST, CITY OF BELLEVILLE, COUNTY OF 
HASTINGS  

  FILE NUMBER:    B-77-1086 
 APPLICANT/OWNER: JAMES MCMAHON DENTISTRY 

PROFESSIONAL CORPORATION 
 AGENT: TASKFORCE ENGINEERING INC.  
    

  Principal Planner’s Report No. PP-2019-51  3 
    

  RESOLUTION 
 
   “THAT Report No. PP-2019-51 dated August 6, 2019 

regarding Notice of Complete Application and Introductory 
Public Meeting for Application for Proposed Amendment to 
Zoning By-law Number 10245, as amended - 260 and 262 
Dundas Street East, City of Belleville, County of Hastings be 
received as information; and 

 
  THAT Staff report back at such time as input from the public, 

commenting agencies, and municipal departments has been 
received, assessed, and addressed to the satisfaction of the 
Engineering and Development Services Department.” 

 
 
 
7. REPORTS 

 
7.1 RECOMMENDATION REPORT FOR A PROPOSED 

CONDOMINIUM CONVERSION, 217 BRIDGE STREET 
EAST, CITY OF BELLEVILLE 

  OWNER:  PARKWOOD APARTMENTS LIMITED C/O 
REALSTAR MANAGEMENT 

  FILE NO.: 12CD-19002 
 AGENT: MHBC PLANNING LIMITED  
    

  Manager of Approvals’ Report No. APS-2019-25  13 
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  RESOLUTION 
 
   “THAT the Planning Advisory Committee recommends the 

following to City Council:  
 

THAT the Council of The Corporation of the City of Belleville 
approve the request for approval of a Plan of Condominium 
(File: 12CD-19002) for the 68 unit apartment building located 
at 217 Bridge Street East, more specifically described as Part 
of Lot 26 W, Registered Plan 166, and Part of lots 51 and 52, 
Registered Plan 267 (Being Part 1, Plan 21R-23803) City of 
Belleville, County of Hastings, subject to the draft plan 
conditions outlined in Attachment #4 of the Manager of 
Approvals’ Report No. APS-2019-25.” 

 
 
7.2 RECOMMENDATION REPORT FOR A PROPOSED 

CONDOMINIUM CONVERSION, 230-232 MOIRA STREET 
EAST, CITY OF BELLEVILLE 

  OWNER:  MOIRA STREET APARTMENTS LIMITED C/O 
REALSTAR MANAGEMENT 

  FILE NO.: 12CD-19003 
 AGENT: MHBC PLANNING LIMITED  
    

  Manager of Approvals’ Report No. APS-2019-26  79 
   
  RESOLUTION 
 
   “THAT the Planning Advisory Committee recommends the 

following to City Council: 
 

THAT the Council of The Corporation of the City of Belleville 
approve the request for approval of a Plan of Condominium 
(File: 12CD-19003) for the two 12 unit apartment buildings 
located at 230-232 Moira Street East, more specifically 
described as part of Lots 1 and 2, East of James Street and 
Part of Lot A, West of Moira Street, Registered Plan 103 
(being Part 1, Plan 21R-502), City of Belleville, County of 
Hastings, subject to the draft plan conditions outlined in 
Attachment #4 of the Manager of Approvals’ Report No. APS-
2019-26.” 
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8. INFORMATION MATTERS 

 

 8.1  OFFICIAL PLAN AND ZONING BY-LAW AMENDMENT 
MONITORING REPORT  

 
   Report to August 6, 2019 125 
 
 
 
9. GENERAL BUSINESS AND INQUIRIES 
 
 
 
10. ADJOURNMENT 
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directly to the west of 262 Dundas Street East. 
 
The subject lands are identified on the attached Location Map (Attachment 
#1). Site Details for the subject lands: 
 

Site Review Description 
Site Location The subject lands are municipally known as 

260 & 262 Dundas Street East which are 
two adjacent lots located north of Dundas 
Street East, east of Dufferin Avenue, and 
west of MacDonald Avenue 

Site Size 260 Dundas Street East – 1548.88 m² 
262 Dundas Street East – 1011.71 m² 

Present Use 260 Dundas Street East – vacant 
262 Dundas Street East – medical office 

Proposed Use Medical office 
Belleville Official Plan Designation Commercial Land Use 
Present Zone Category 260 Dundas Street East – R2-3 

262 Dundas Street East – C3-1 
Proposed Zone Category Highway Commercial (C3-58) Zone with 

special provisions to reduce the front yard 
setback to 7.5 metres and also permit uses 
listed under the Non-Retail Commercial 
(C5) Zone 

Land uses to the north Single detached dwellings (backyards) 
Land uses to the east Medical clinic 
Land uses to the south Belleville General Hospital 
Land uses to the west Single detached dwelling 
 
No additional information, reports, or studies were provided with the 
rezoning application. A proposed site plan was provided to the City’s 
Approvals Section for site plan approval (Attachment #2). This document 
has been available for public review at the Planning Department. 
 
Proposal 
 
The Application proposes to rezone the subject lands from Residential 
Second Density (R2-3) Zone and Highway Commercial (C3-1) Zone to 
Highway Commercial (C3-58) Zone with special provisions to reduce the 
front yard setback to 7.5 metres and also permit uses listed under the Non-
Retail Commercial (C5) Zone. 
 
Provincial Policy Statement 
 
Municipalities are required to ensure all decisions related to land use 
planning matters shall be consistent with the Provincial Policy Statement. 
Planning Staff will consider the following policies in the PPS: 

1.1.1 Healthy, liveable and safe communities are sustained by: 
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a) promoting efficient development and land use patterns which 
sustain the financial well-being of the Province and municipalities over 
the long term; 

b) promoting cost-effective development patterns and standards to 
minimize land consumption and servicing costs; 

1.1.3.1 Settlement areas shall be the focus of growth and development, and 
their vitality and regeneration shall be promoted. 

1.1.3.2 Land use patterns within settlement areas shall be based on:  

a) densities and a mix of land uses which: 
 
1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure and 

public service facilities which are planned or available, and avoid 
the need for their unjustified and/or uneconomical expansion; 

3. minimize negative impacts to air quality and climate change, and 
promote energy efficiency; 

4. support active transportation; 
5. transit-supportive, where transit is planned, exists or may be 

developed; and 
6. are freight-supportive; and 

b) a range of uses and opportunities for intensification and 
redevelopment in accordance with the criteria in policy 1.1.3.3, 
where this can be accommodated. 

1.7.1 Long-term economic prosperity should be supported by: 

a) promoting opportunities for economic development and community 
investment-readiness; 

Official Plan 
 
The land is designated "Commercial" in the City’s Official Plan (Attachment 
#3 – Official Plan Designation Map). Planning Staff use the policies within 
the Official Plan to make recommendations.  
 
The subject lands specifically fall within the Bayview Mall/Dundas Street East 
Corridor, which is identified as lands along Dundas Street East east of the 
City Centre to Haig Road. Permitted uses in this corridor include  
motels/hotels, conference facilities, restaurants, retail stores, personal 
service uses, automotive service uses, business, professional and 
administrative offices, recreational uses, places of entertainment, private 
clubs, theatres, community facilities, and all types of commercial services 
and parking lots. 
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The Official Plan states that redevelopment of residential properties located 
on the north side of Dundas Street East and in the vicinity of Bleecker and 
Dufferin Streets should be geared to uses that have minimal impact upon 
adjacent residential areas. Uses such as medical and business offices should 
be encouraged, but should be allowed through the appropriate assembly of 
lands to protect the interests of adjacent residential property owners. 
 
Zoning By-law 
 
Currently, 260 Dundas Street East is zoned Residential Second Density (R2-
3) Zone and 262 Dundas Street East is zoned Highway Commercial (C3-1) 
Zone. The Application proposes to rezone both lots to Highway Commercial 
(C3-58) Zone with special provisions to reduce the front yard setback to 7.5 
metres and also permit uses listed under the Non-Retail Commercial (C5) 
Zone. This will allow the expansion of the existing building once the two lots 
have been merged. 
 
The front yard setback for the Highway Commercial (C3) Zone is 12 metres 
while the front yard setback for Non-Retail Commercial (C5) Zone is 7.5 
metres). 
 

Permitted Uses 
Highway Commercial (C3) Zone Non-Retail Commercial (C5) Zone 

• assembly hall; • bank and/or trust company; 
• bank and/or trust company; • bus terminal; 
• billiard parlour; • business, professional, administrative 

and/or government offices; 
• bowling alley; • medical clinic; 
• coin-operated laundry; • veterinary hospital; 
• dog kennel; • transition home; 
• drive-in restaurant; • public use. 
• dry-cleaning establishment; 
• eating establishment; 
• hotel; 
• motel; 
• motor vehicle body shop, only if wholly 

enclosed; 
• motor vehicle rental agency; 
• motor vehicle repair garage; 
• motor vehicle sales room and lot; 
• recreational vehicle sales and/or service 

outlet; 
• retail store; 
•  service shop; 
• tavern; 
• theatre; 
• business, professional, administrative 

and/or government offices; 
• public use. 
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Public Comments 
 
On July 12, 2019 a written notice and location map was mailed by first class 
mail to all registered owners of land within 120 metres of the subject 
property.  The notice provided information that a public meeting was 
scheduled for August 6, 2019. 
 
Similarly, a sign was placed on the subject lands notifying the general public 
that a public meeting was scheduled for August 6, 2019. 
 
At the time of writing this report, no correspondence from the public has 
been received by the City regarding this application. 
 
Staff and Agency Comments 
 
External Agency Circulation  
 
The subject application was circulated for comment to the Algonquin & 
Lakeshore Catholic School Board, the Hastings & Prince Edward District 
School Board, Hastings and Prince Edward Health Unit, Bell Canada, Canada 
Post, Ontario Power Generation, Union Gas, Elexicon Energy, Hydro One, 
TransCanada Pipeline, Enbridge Pipelines, Trans-Northern Pipelines, MPAC, 
Quinte Conservation and the Health Unit. 
 
Canadian Pacific Limited has also been notified of this application due to the 
lands’ proximity to their railway line.  
 
At the time of writing this report, no comments or concerns have been 
received regarding this application. 
 
Internal Department Circulation  
 
The subject application was circulated for comment to the Belleville Fire 
Department, Belleville Police Service, the General Manager of Transportation 
& Operations Department, General Manager of Environmental Services, the 
Director of Recreation, Culture and Community Services, the Manager of 
Parks & Open Spaces, the Chief Administrative Officer, the Manager of 
Economic & Strategic Initiatives, the City Clerk, and the Chief Building 
Official.  
 
The Approvals Section provided that they did not require a traffic impact 
study for this development as they determined traffic flow would not be 
adversely impacted. 
 
The Parks & Open Spaces Department have provided correspondence and 
they have no concerns. 
 
  
 
 

Page 7



PP-2019-51  6         August 6, 2019 
 
At the time of writing this report, no other comments have been received 
regarding this application. 
 
Considerations: 
 
Public 
 
Circulation to the public complies with the requirements of the Planning Act, 
R.S.O. 1990. 
 
Financial 
 
The fees of the application have been received by the City. 
 
Impact on and input from other Departments/Sources 
 
Circulation of this application to other departments/agencies has occurred. 
 
Strategic Plan Alignment 

The City of Belleville’s Strategic Plan identifies nine strategic themes 
including, Industrial and Commercial Development, and Community Health, 
Safety and Security. 

Strategic objectives of the Industrial and Commercial Development theme 
include: 

• Ensure suitable serviced employment lands are available to meet the 
needs of all potential industrial and commercial investments  

• Market the City‘s unique strengths to attract leading-edge industries 
that provide high paying job opportunities 

• Encourage remediation and redevelopment of underutilized lands 

• Support initiatives that create an available skilled labour force, 
including programs to retain youth in the community 

Strategic objectives of the Community Health, Safety and Security theme 
include: 

• Support and advocate for the establishment of responsive public 
health services and accessible medical care 

• Encourage development of a viable social safety net 
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Conclusion: 
 
Comments received at this public meeting, as well as subsequent written 
comments will be considered by the Engineering and Development Services 
Department in analysis of the application received to amend the City of 
Belleville Zoning By-law 10245. A recommendation report will be brought 
forward upon receipt of all agency and public comments. 
 
Respectfully submitted 

 
____________________________  
Thomas Deming, CPT 
Principal Planner, Policy Planning 
Engineering and Development Services Department 
 
Attachments 
 
Attachment #1 –   Location Map 
Attachment #2 –   Site Plan 
Attachment #3 –  Official Plan Designation 
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Attachment #1 – Location Map 
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Attachment #2 – Site Plan 
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Attachment #3 – Official Plan Designation 
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The Condominium Act allows an owner of an existing development to apply to Council 
for exemption from the formal Condominium Review process that would be undertaken 
in a new development situation.  The Owner applied for such an exemption from 
Council last fall, and the application was denied.  Thus, the Owner is now making 
formal application to the City for approval of a Draft Plan of Condominium for the 
property. 
 
In overview, this application is not about changing the use of the buildings or the 
property but rather about changing the type of tenure.  The buildings and property will 
still be used for apartment type dwelling units, the question being are these units 
rented, or could they at some point be owned by the occupants. 
 
In support of the application, the following was submitted: 
 

• Draft Plan of Condominium – 217 Bridge Street East by MHBC Planning Ltd, 
dated March 13, 2019 (Attachment #3) 

• Planning Justification Report – Application for Condominium Conversion, 
217 Bridge Street East by MHBC Planning Ltd, dated April 2019 
(Attachment #5) 

 
These documents have been available for public review at the Approvals Section of the 
Engineering & Development Services Department.   
 
Provincial Policy Statement: 
 
Municipalities are required to ensure all decisions related to land use planning matters 
shall be consistent with the Provincial Policy Statement. 
 
Planning Staff will consider the following policies in the PPS: 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential (including second 
units, affordable housing and housing for older persons) […] to meet long-term 
needs; 

c) avoiding development and land use patters which may cause environmental or 
public health and safety concerns; and  

e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs; 

 
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 

types and densities to meet projected requirements of current and future 
residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing 
which is affordable to low and moderate income households; 

b) permitting and facilitating: 
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1. all forms of housing required to meet the social, health and well-being 
requirements of current and future residents, including special needs 
requirements; and 

2. all forms of residential intensification 
 
Official Plan: 
 
The land is designated "Residential" in the City’s Official Plan. The City’s policies with 
regard to the conversion of existing rental dwellings to condominium or freehold tenure 
are set out in the Official Plan. 
 
Section 3.10.2 i) of the Plan states that:  
 

i) This Plan supports the development of all forms of housing in all forms of tenure, 
being freehold, rental, cooperative, and condominium.  

 
Conversion of existing rental dwellings to condominium or freehold is supported by this 
Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion; 
• site amenities and services; 
• existing vacancy rates in the community; 
• timing of the conversion; and 
• arrangements made for addressing the needs of or the impact upon existing 

residents of the building. 
 
Zoning By-law: 
 
The subject lands are currently zoned R7 – Residential Seventh Density, which permits 
one or more apartment dwellings.  There are no changes proposed to the zoning. 
 
Public Circulation: 
 
Notice of the subject application was mailed to all registered owners of land within 120 
metres (400 feet) of the subject property on June 12, 2019. Notice was also provided by 
advertisement in The Intelligencer newspaper on June 12, 2019, in accordance with the 
notice provisions set out in the Planning Act.  The notice provided information that a 
public meeting was scheduled for July 2, 2019. 
 
Both notices state that additional information is available by contacting the Approvals 
Section of the Engineering & Development Services Department in person, by 
telephone, or by e-mail.  
 
Four letters of support have been submitted from existing tenants, and one letter of 
support was received from a neighbouring property owner, these are included as 
Attachment #6.  One resident contacted the City to obtain additional information, and 
submitted correspondence in opposition to the application by e-mail on June 27, 2019 
that was provided to members of the Committee for the July 2, 2019 meeting, and is 
included as Attachment #7.   
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Public Meeting 
 
The public meeting was held on July 2, 2019.  The applicant was in attendance to 
speak to any questions, concerns or comments. 
 
Three parties signed the Notification Sheet - the applicant, one tenant opposed to the 
application, and one neighbouring property owner supporting the application. 
 
The following table provides a summary of concerns that were raised through the public 
process. These concerns include a response from the applicant where appropriate 
and/or a response from staff.  Concerns listed in the Table may or may not be classified 
as planning issues on which a planning decision should be made but they are included 
in the Table with explanation of whether planning policy applies to the nature of the 
concern.  It is noted that in the event of an appeal to the Local Planning Appeal 
Tribunal, only planning issues are considered. 
 
Comment Applicant Response (where 

appropriate) 
Staff Response 

Not in favour of 
reducing taxes, as it 
will result in an 
increase in taxes 
for other residential 
property owners 
across the City  

 The condominium conversion 
policies in the City’s Official Plan 
do not include changes to tax 
rates as criteria to be 
considered when reviewing the 
conversion of an existing rental 
property to a condominium. 
 

Building is not 
wheelchair 
accessible 

 The Ontario Building Code sets 
out requirements for 
accessibility in new construction.  
These requirements are not 
retroactive, and the use of the 
building is not proposed to be 
changed, only the form of 
tenure. 

No individual 
electrical or water 
metering, no 
laundry facilities in 
units 

 Should units be sold in the 
future, the condominium 
corporation would determine 
whether or not to establish suite 
metering, in-unit laundry 
facilities are not a requirement 
of the City. 

Vacancy rate is 
2.4% 

The applicant notes that the 
vacancy rate has increased 
from 2.2% to 2.4% over the 
last two CMHC Rental Market 
Reports, and that this is above 
the Ontario-wide average of 
1.8%.  Further, they suggest 

Staff notes that the Official Plan 
does not contain a numeric 
threshold vacancy rate at which 
to consider conversions. 
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that these reports actually 
underestimate the number of 
rental units by almost half 
when compared with numbers 
from the 2016 Census. 

Concern that 
tenants will be 
impacted as units 
could be sold once 
a tenant vacates, 
loss of security and 
unknown landlords 

The Owner has agreed to a 
condition of approval that 
would prevent any unit from 
being sold for a period of 10 
years from the date of 
conversion.  This would 
provide added security for 
tenants that the ownership 
mix in the building will not 
change for some time, if at 
all. 

 

Staff notes that even if units are 
sold beyond 10 years in the 
future, new owners would still be 
governed by the requirements of 
the condominium corporation, 
and existing tenants could not 
be displaced even if they did not 
wish to purchase their unit. 
 

Concern that 
Tenancies may be 
terminated under 
Sections 48 or 49 
of the Residential 
Tenancies Act (on 
the basis that the 
unit is needed for 
use by the landlord, 
or for renovation) 

 Section 51 of the Residential 
Tenancies Act, 2006 states that 
a landlord cannot terminate a 
tenancy under Sections 48 or 49 
if the tenant was the tenant of 
the unit at the time it became a 
condominium 

Concern that it will 
not create more 
affordable housing 

“Affordable Housing” may be 
defined as a unit for which 
the rent is at or below the 
average market rent of a 
unit in the regional market 
area.  It is noted that 
currently none of the units 
qualify as “affordable”.  
While all units would see a 
reduction in rent, the 
Applicant submits that 
following a $100/month rent 
reduction two of the units in 
the building would qualify 
under the threshold of 
Affordable Housing.  Should 
units be sold in future, 
anticipated selling prices 
would also fall into the 
category of affordable 
housing. 
 

 

Staff is satisfied with this 
clarification. 
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Concern that there 
is no tax credit for 
existing residents, 
and that existing 
residents can 
already afford the 
units 

When realty taxes are 
reduced by more than 
2.49%, the law entitles 
existing tenants to receive a 
rent reduction equal to the 
Owner’s per-suite property 
tax reduction, estimated at 
between $100 and $125 per 
month. 
 

 

Staff is satisfied with this 
clarification. 

Residents were not 
notified of the 
current application 

The Applicant committed to 
providing more information to 
existing tenants, and has since 
provided letters dated July 16, 
2019 with additional 
information to residents. 

Notice requirements under the 
Planning Act were complied 
with.  Residents were aware of 
the proposal and contacted the 
City for more information. 

Existing building 
does not meet 
minimum lot area, 
minimum parking 
spaces per unit, or 
maximum lot 
coverage under 
current zoning by-
law. 

 The existing building pre-dates 
the current zoning by-law, and 
as such is legal non-conforming.  
The use of the building is not 
proposed to change, only the 
form of tenure, as a result it 
would remain legal non-
conforming. 

 
Agency & Departmental Circulation:  

 
1) Internal Departments  
 

The subject application was circulated for comment to the Development 
Engineer, the Director of Fire and Emergency Services, the Director of 
Recreation, Culture and Community Services, the Manager of Policy Planning, 
the Chief of Police, the Manager of Parks & Open Spaces, the Manager of 
Transportation & Operations, and the Manager of Environmental Services on 
May 13, 2019.  
 
None of the internal departments contacted have indicated any concerns with 
this proposal. 
 
The Policy Planning Section advises that staff generally agrees with the 
conclusions of the Planning Justification Report prepared by MHBC in support of 
the proposed condominium conversion.  It is noted that the policies of the current 
Official Plan provide the framework for decisions to be made regarding Planning 
Applications in conjunction with the Provincial Policy Statement. 
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2) External Agencies  
 

The subject application was circulated for comment to the Algonquin & 
Lakeshore Catholic School Board, the Hastings & Prince Edward District School 
Board, Bell Canada, Canada Post, Cogeco, Union Gas (Enbridge), Veridian 
Connections (Elexicon), Hydro One Networks and CN Rail on May 13, 2019.  
 
Bell Canada and Union Gas (Enbridge) advised that they will require easements 
for their existing services to be included as a condition of approval.  Veridian 
Connections (Elexicon) has advised that suite metering may be available.  No 
concerns have been received from external agencies regarding this application. 

 
Considerations: 
 

• Public 
 

Public notice and circulation complies with the requirements of the Planning Act, 
R.S.O. 1990.  The statutory public meeting was held July 2, 2019. 

 
• Financial 

 
The fees payable for processing the application have been received by the City.  
Any planning, engineering, surveying and legal costs to facilitate the 
condominium conversion of the subject lands will be at the Owner’s expense. 

 
• Impact on and input from other Departments/Sources 

 
Comments from other departments/agencies have been received, and 
incorporated into the conditions of draft plan approval. 

 
• Strategic Plan Alignment 

 
The City of Belleville’s Strategic Plan identifies nine strategic themes including 
Residential Development. A key strategic objective of the Residential 
Development theme is to: 

o Provide for a variety of housing forms to reflect our changing 
demographics and need for affordability. 

 
Analysis: 
 
The City’s policies with regards to the conversion of existing rental dwellings to 
condominium or freehold tenure are set out in the Official Plan. 
 
Section 3.10.2 i) of the Plan states that:  

ii) This Plan supports the development of all forms of housing in all forms of 
tenure, being freehold, rental, cooperative, and condominium.  

 
Conversion of existing rental dwellings to condominium or freehold is supported by this 
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Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion; 
• site amenities and services; 
• existing vacancy rates in the community; 
• timing of the conversion; and 
• arrangements made for addressing the needs of or the impact upon existing 

residents of the building. 
In terms of the subject property and the apartment units located thereon, it is felt that it 
would be appropriate to consider the conversion of this property to a condominium.  
The 68 apartment units located on the subject property lend themselves to be 
converted to condominium ownership.   
 
The present site amenities and services would not hinder the conversion process.  
There are existing outdoor and underground parking areas that provide 70 parking 
spaces.  The site is also landscaped with grass, flower beds and trees.  Units are 
provided with their own individual balcony area.  The subject property is fully serviced 
with municipal services. 
 
The 68 apartment units in the building on the subject lands are composed of 13 1-
bedroom units, 36 2-bedroom units, and 19 3-bedroom units. 
 
Further to the applicant’s planning justification report, MHBC has provided a letter 
summarizing the conversation at the July 2nd meeting, and providing additional 
information on the points raised.  This letter is included as Attachment #8.  The letter 
discusses the increase in affordable rental units brought about by this proposal, as well 
as the longer term potential as affordable condominium housing units. 
 
The letter further discusses vacancy rates in terms of the Official Plan, an increase in 
the local vacancy rate in the most recent two CMHC Rental Market Reports, and the 
fact that the vacancy rate in the Belleville CMA is above the Ontario-wide average.  The 
tenant mix in the building is discussed in the letter, and confirmation is included that 
tenants have been notified and received additional information regarding the proposed 
conversion – a copy of the letter sent out to tenants is included as Attachment #10. 
 
Staff notes that a 2009 application for condominium conversion elsewhere in the City 
was denied on the basis of a financial impact to the City in terms of tax revenue.  The 
decision of Council was overturned by the Ontario Municipal Board, as it was agreed 
that the condominium conversion policies in the City’s Official Plan do not include such 
financial impact as criteria to be considered when reviewing the conversion of an 
existing rental property to a condominium. 
 
It is also noted that the Owner has agreed to a 10-year moratorium on the sale of any 
units that are converted for added peace of mind to existing tenants, despite the fact 
that Section 51 of the Residential Tenancies Act specifically provides security of tenure 
for all existing residents at the time of conversion. 
 
Consequently, if approval is given to convert an existing apartment unit on the subject 
property into a condominium unit, a tenant residing in that apartment unit cannot be 

  
 
 

Page 20



APS-2019-25  9 August 6, 2019 
 
displaced unless they decide to move out.  Similarly, if the tenant wishes to change 
from renting his/her apartment to purchasing it, they have the right to purchase their 
own unit prior to the unit being sold to a third party.   If the unit is later sold to another 
party, they must continue to rent to the existing tenant.  Therefore the proposed 
conversion of the existing dwellings to a condominium should have minimal or no 
impact on the existing tenants even after the 10-year moratorium on unit sales if the 
owner decides at that time to sell any of the units. 
 
 
 
Conclusion: 
 
It is felt that the request to convert the property at 217 Bridge Street East to a 
condominium meets the requirements set out in the City’s Official Plan.    As a result 
the Approvals Section of the Engineering and Development Services Department 
recommends to the Belleville Planning Advisory Committee that Belleville City Council 
be requested to formally issue draft plan of condominium approval for the property at 
217 Bridge Street East subject to the conditions outlined in Attachment #4 to this 
report.  
 
 
Respectfully submitted.    
 
 
 
____________________________  
Greg Pinchin 
 
Attachments 
Attachment #1 – Report No. PP-2019-23 
Attachment #2 –  Location Map 
Attachment #3 –  Draft Plan of Condominium – 217 Bridge Street East by MHBC, 

dated March 13, 2019 
Attachment #4 –  Conditions of Draft Plan of Condominium Approval 
Attachment #5 –   Planning Justification Report – Application for Condominium 

Conversion, 217 Bridge Street East by MHBC Planning Ltd, dated 
April 2019 

Attachment #6 –  Letters of Support 
Attachment #7 –  Letter of Opposition 
Attachment #8 –  Response from Applicant to Public Comments and Discussion at 

the July 2, 2019 Planning Advisory Committee meeting, letter dated 
July 23, 2019 

Attachment #9 –  Letter from Realstar Management to Residents of The Parkwood 
dated July 16, 2019 
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CITY OF BELLEVILLE 
Greg Pinchin 

Manager of Approvals 
Engineering & Development Services Department 

Report No. APS-2019-22 
July 2, 2019 

To: Belleville Planning Advisory Committee 

Subject: Notice of Application and Introductory Public Meeting for a Proposed 
Condominium Conversion 
217 Bridge Street East, City of Belleville 
OWNER: Parkwood Apartments Limited c/o Realstar Management 
Agent: MHBC Planning Limited 

File:  12CD-19002 

Recommendation: 

“That Report No. PP-2019-22 dated July 2, 2019 regarding Notice of Application 
and Introductory Public Meeting for a Proposed Condominium Conversion, 217 
Bridge Street East, City of Belleville be received as information; AND  

That Staff report back at such time as input from the public, commenting 
agencies, and municipal departments has been received, assessed, and 
addressed to the satisfaction of the Engineering and Development Services 
Department.”  

Background: 

The initial public meeting is held in accordance with the requirements of the Planning 
Act. The purpose of this meeting is for Committee Members to formally hear and 
receive public comments. The intent of this statutory public planning meeting is to 
receive public feedback and incorporate it into a recommendation report from staff. 

As shown in Attachment #1, currently situated at 217 Bridge Street East is a 7-storey 
68-unit apartment building.  This apartment building was constructed in 1971/72.  The
68 apartment units are currently rented out by one owner.

The Owner proposes to convert the apartment building to condominium ownership.  

The Condominium Act allows an owner of an existing development to apply to Council 
for exemption from the formal Condominium Review process that would be undertaken 
in a new development situation.  The Owner applied for such an exemption from 
Council last fall, and the application was denied.  Thus, the Owner is now making 
formal application to the City for approval of a Draft Plan of Condominium for the 
property. 

APPROVAL BLOCK 

DE&DS_________ 
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In overview, this application is not about changing the use of the building or the property 
but rather about changing the type of tenure.  The building and property will still be used 
for apartment type dwelling units, the question being are these units rented, or could 
they at some point be owned by the occupants. 
 
In support of the application, the following was submitted: 
 

• Draft Plan of Condominium – 217 Bridge Street East by MHBC Planning Ltd, 
dated March 13, 2019 (Attachment #2) 

• Planning Justification Report – Application for Condominium Conversion, 
217 Bridge Street East by MHBC Planning Ltd, dated April 2019 
(Attachment #3) 

 
These documents have been available for public review at the Approvals Section of the 
Engineering & Development Services Department.   
 
Provincial Policy Statement: 
 
Municipalities are required to ensure all decisions related to land use planning matters 
shall be consistent with the Provincial Policy Statement. 
 
Planning Staff will consider the following policies in the PPS: 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential (including second 
units, affordable housing and housing for older persons) […] to meet long-term 
needs; 

c) avoiding development and land use patters which may cause environmental or 
public health and safety concerns; and  

e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs; 

 
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 

types and densities to meet projected requirements of current and future 
residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing 
which is affordable to low and moderate income households; 

b) permitting and facilitating: 
1. all forms of housing required to meet the social, health and well-being 

requirements of current and future residents, including special needs 
requirements; and 

2. all forms of residential intensification 
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Official Plan: 
 
Planning Staff will use the policies within the Official Plan to make a recommendation. 
The land is designated "Residential" in the City’s Official Plan. The City’s policies with 
regard to the conversion of existing rental dwellings to condominium or freehold tenure 
are set out in the Official Plan. 
 
Section 3.10.2 i) of the Plan states that:  
 

i) This Plan supports the development of all forms of housing in all forms of 
tenure, being freehold, rental, cooperative, and condominium.  

 
Conversion of existing rental dwellings to condominium or freehold is supported by this 
Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion; 
• site amenities and services; 
• existing vacancy rates in the community; 
• timing of the conversion; and 
• arrangements made for addressing the needs of or the impact upon existing 

residents of the building. 
 
Zoning By-law: 
 
The subject lands are currently zoned R7 – Residential Seventh Density, which permits 
one or more apartment dwellings. The existing building was constructed before the 
adoption of the current zoning by-law.  There are no changes proposed to the zoning. 
 
Public Circulation: 
 
Notice of the subject application was mailed to all registered owners of land within 120 
metres (400 feet) of the subject property on June 12, 2019. Notice was also provided by 
advertisement in The Intelligencer newspaper on June 12, 2019, in accordance with the 
notice provisions set out in the Planning Act. 
 
To date, one resident has contacted City Staff to obtain additional information that was 
submitted with the application.  
 
Agency & Departmental Circulation:  

 
1) Internal Departments  
 

The subject application was circulated for comment to the Development 
Engineer, the Director of Fire and Emergency Services, the Director of 
Recreation, Culture and Community Services, the Manager of Policy Planning, 
the Chief of Police, the Manager of Parks & Open Spaces, the Manager of 
Transportation & Operations, and the Manager of Environmental Services on 
May 13, 2019.  
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None of the internal departments contacted have indicated any concerns with 
this proposal.   

 
2) External Agencies  
 

The subject application was circulated for comment to the Algonquin & 
Lakeshore Catholic School Board, the Hastings & Prince Edward District School 
Board, Bell Canada, Canada Post, Cogeco, Union Gas (Enbridge), Veridian 
Connections (Elexicon), and Hydro One Networks on May 13, 2019.  
 
To date, Bell Canada and Union Gas (Enbridge) have advised that they will 
require easements for their existing services to be included as a condition of 
approval.  No concerns have been received from external agencies regarding 
this application. 

 
Considerations: 
 

• Public 
 

Public notice and circulation complies with the requirements of the Planning Act, 
R.S.O. 1990. 

 
• Financial 

 
The fees payable for processing the application have been received by the City.  
Any planning, engineering, surveying and legal costs to facilitate the 
condominium conversion of the subject lands would be at the Owner’s expense. 

 
• Impact on and input from other Departments/Sources 

 
Circulation of this application to other departments/agencies has occurred. 

 
• Strategic Plan Alignment 

 
The City of Belleville’s Strategic Plan identifies nine strategic themes including 
Residential Development. A key strategic objective of the Residential 
Development theme is to: 

o Provide for a variety of housing forms to reflect our changing 
demographics and need for affordability. 

 
Conclusion: 
 
Comments received at this public meeting, as well as subsequent written comments will 
be considered by the Engineering and Development Services Department in analysis of 
this application for approval of a Draft Plan of Condominium to convert the existing 
apartment building to condominium ownership.  A recommendation report will be 
brought forward upon receipt of all agency and public comments. 
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Respectfully submitted.    
 
 
 
____________________________  
Greg Pinchin 
 
Attachments 
Attachment #1 –  Location Map 
Attachment #2 –  Draft Plan of Condominium – 217 Bridge Street East by MHBC 

Planning Ltd, dated March 13, 2019 
Attachment #3 –   Planning Justification Report – Application for Condominium 

Conversion, 217 Bridge Street East by MHBC Planning Ltd, dated 
April 2019 
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Location of Subject Property 
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Draft Plan of Condominium 
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Conditions of Draft Plan of Condominium Approval 
 
THAT draft plan of condominium approval be granted for the lands identified as Part of 
Lot 26 W, Registered Plan 166, and Part of Lots 51 and 52, Registered Plan 267 (Being 
Part 1, Plan 21R-23803, City of Belleville, County of Hastings, municipally known as 
217 Bridge Street East in the City of Belleville, County of Hastings (File No.: 12CD-
19002), subject to the draft plan conditions outlined below. 
 
The City of Belleville’s conditions and amendments to final plan approval for registration 
of this Condominium are as follows: 
 
No. Conditions 
 
1. That the surveyor(s) for the Owner shall provide the City’s Manager of Approvals 

copies of all plans to be registered by the Owner in order to achieve registration 
of the plan of condominium.  
 

2. That the final plan of condominium be consistent with the Draft Plan of 
Condominium prepared by MHBC, dated March 13, 2019. 
 

3. That satisfactory arrangements be made with the City of Belleville for the 
payment of any outstanding municipal property taxes, utility accounts, and/or 
other outstanding charges levied against the subject property. 
 

4. That prior to final approval the Owner shall indicate in the Agreement, in words 
satisfactory to Bell Canada, that it will grant to Bell Canada any easements that 
may be required, which may include a blanket easement, for 
communication/telecommunication infrastructure.  In the event of any conflict 
with existing Bell Canada facilities or easements, the Owner shall be responsible 
for the relocation of such facilities or easements. 
 

5. That prior to the final approval of the plan, Bell Canada, Union Gas, Cogeco 
Cable and Veridian shall confirm that satisfactory arrangements, financial and 
otherwise, have been made for any communications and utility facilities servicing 
this plan of condominium. 
 

6. That prior to final approval, the Owner shall submit a report, to the satisfaction of 
the City’s Chief Building Official, from an architect or professional engineer that 
addresses matters such as structural safety, the general condition of the 
buildings and servicing, and correct any deficiencies identified in the report 
and/or identified by the City.  Said report to include: 

  
• detailed list of exterior improvements that will be completed (i.e., windows, 

doors, privacy areas, etc.); 
• detailed list of interior improvements that will be completed (i.e., flooring, 

handrails, moisture repairs, leak repairs, electrical repairs, etc). 
• breakdown of work to be performed, including but not limited to plumbing, 

electrical, heating and ventilation, insulation (weatherproofing and 
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windows), internal structural deficiencies (walls, ceilings and floors) and 
any other deficiency deemed to impact on the safe habitation of each unit. 

 
   
6. That the Owner submit a draft Condominium Declaration for approval by the 

City’s Manager of Approvals containing but not limited to the following provisions: 
 

1) That the parking and storage of derelict vehicles and recreation vehicles on 
the subject lands is prohibited. 

 
2) That public and private sidewalks, driveways and parking areas be 

maintained in a snow free condition and void of any obstructions 12 months 
of the year.  Snow shall not be piled on City lands and City lands shall not 
be impacted from runoff from the snow removal. 

 
3) The following warning clause: 

 
“All owners and tenants/future purchasers acknowledge and agree that 
snow removal and the ownership and maintenance of the private land and 
driveways shall remain the sole responsibility of the Condominium 
Corporation under the provisions of the Condominium Act and the City of 
Belleville will have no jurisdiction and further liabilities within the private 
land and driveways.”   

 
7. That prior to final approval, the surveyor(s) for the Owner shall advise the City’s 

Manager of Approvals, in writing, that the required description and other plans to 
be registered by the Owner in order to achieve registration of the condominium 
have been unconditionally approved as to form and content by the Land Registry 
Office. 

 
8. That prior to final approval, the solicitor(s) for the Owner shall advise the City’s 

Manager of Approvals, in writing, that the proposed condominium declaration has 
been unconditionally approved as to form and content by the Registry Office. 

 
9. That prior to final approval, the solicitor(s) for the Owner advise the City’s Manager 

of Approvals that the declaration has been executed on behalf of the Owner and 
that all of the schedules to the proposed condominium declaration have been 
signed by the requisite signatories including the Owner, the project surveyor, the 
project solicitor and the project engineer and/or architect and all mortgagees. 

 
10. That the Owner agrees in wording acceptable to the City that no unit shall be sold 

for a minimum of 10 years following the conversion from rental to condominium. 
 
      
NOTES TO DRAFT APPROVAL 
 
1. Measurement 
 

All measurements in the final condominium plans must be presented in metric 
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units. 
 
2. Clearing Conditions 

 
It is the Owner’s responsibility to satisfy all conditions of draft approval in an 
expeditious manner.  The conditions of draft approval may be reviewed 
periodically and may be amended by the City of Belleville at any time prior to final 
approval.   
 
To expedite the approval for registration, the Owner shall submit to the City’s 
Manager of Approvals a detailed written submission documenting how all 
conditions imposed by this approval that require completion prior to the registration 
of the plan, have been satisfied. 

 
3. Registry Act 
 

The final plans for Registration must be in conformity with Ontario Regulation 
43/96, as amended, under the Registry Act.  The condominium plan for 
registration must be in conformity with Ontario Regulation 43/96 as amended, 
under the Registry Act. 

 
4. Final Plans – Condominium 

 
When the survey has been completed and the final plan prepared to satisfy the 
requirements of the Registry Act, they should be forwarded to the City of 
Belleville.  If the plans comply with the terms of approval, and we have received 
assurance from the applicable clearance agencies that the necessary 
arrangements have been made, the signature of the Manager of Approvals will 
be endorsed on the plan and it will be forwarded to the Registry Office for 
registration. 
 
The following is required for registration under the Registry Act and for our use: 
 
• One (1) original mylar copy of plan 
• Six (6) mylar copies of plan 
• Six (6) white paper prints of plan 
• One (1) white paper print of plan with AOLS submission form 
• One (1) Registry Office pre-approval print of plan 
• Two (2) copies of Condominium Declaration 
• One (1)  electronic copy of the approved Condominium Plan 

  
5. Further revisions to the draft plan may be required to incorporate changes 

required through the review and approval of studies and plans yet to be finalized 
and approved by the City of Belleville. 

 
6. Lapsing 
 

This draft plan approval expires on August 12, 2022 if all the conditions 
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contained herein are not satisfied by that date.  The Owner shall apply for any 
extension at least 60 days prior to the lapsing date and such request for an 
extension shall not be unreasonably withheld. 
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217 Bridge Street East
PART OF LOT 26 W, REGISTERED PLAN 166, AND PART OF LOTS 51 AND 52,
REGISTERED PLAN 267 (BEING PART 1, PLAN 21R-23803), CITY OF BELLEVILLE

Legal Description

Key Plan

Subject Site

Scale: NTS

DRAFT PLAN OF CONDOMINIUM

K:\10139Z- 217 Bridge St\DP\Draft Plan Condo March 13 2019.dwg

File Name

Project

Approval Stamp

File No.
10139Z

Checked By
D.A.

Other

See Plan

Drawn By
GC

Date March 13, 2019

no
rth

Plan Scale

Scale Bar

Revision No. ByDate Issued / Revision
1.     G.C.March 13, 2019 For client review;

Source: Land Information Ontario

NOTES:
1. All dimensions are in metres unless otherwise shown.
2. Existing residential parcel fabric approximate
3. Survey Base prepared by J.D. Barnes Limited, 2019

Area Schedule

north

217 Bridge Street
East

Additional Information Required Under Section 51(17) of the Planning Act
R.S.O. 1990, c.P.13 as Amended
A. As Shown                                    B. As Shown                                              C. As Shown

D. Residential, Parking E. Residential, Park Lands F. As Shown

G. As Shown H. Municipal Water Supply I. Miscellaneous

J. As Shown K. All Services As Required L. As Shown

Total Units
Total Site Area
Total Building Area
Total Asphalt Area
Total Landscape Area

68
4,233 m²
1,081 m²

754 m²
2,398 m²

Surveyor's Certificate

DATE:

I CERTIFY THAT THE BOUNDARIES OF THE LAND TO BE SUBDIVIDED ON THIS PLAN AND
THEIR RELATIONSHIP TO THE ADJACENT LANDS ARE ACCURATELY AND CORRECTLY SHOWN.

 - OLS,

Owner's Certificate

DATE:

I CERTIFY AUTHORIZE MACNAUGHTON HERMSEN BRITTON CLARKSON PLANNING LIMITED TO
SUBMIT THIS PLAN FOR APPROVAL.

March 13, 2019
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200-540 BINGEMANS CENTRE DR. KITCHENER, ON, N2B 3X9
P: 519.576.3650  F: 519.576.0121 | WWW.MHBCPLAN.COM

PLANNING
URBAN DESIGN
& LANDSCAPE
ARCHITECTUREMHBC

K:\10139Z- 217 BRIDGE ST\RPT\OP_SCHEDB_URBANLANDUSE.DWG

DRAWN:    GC

DATE:   December 10, 2018

SCALE:   NTS

FILE:      10139Z

Figure:
City of Belleville
Official Plan
Schedule 'B'- Land
Use Plan- Urban
Serviced Area

Subject Lands

217 Bridge St East
Pt Lt 26w Pl 166 Thurlow; Pt Lt 51-52 Pl 267 Thurlow,
Pt 1 21r23803; Belleville ; County Of Hastings
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City of Belleville Planning Committee 

Tuesday, July 2, 2019 

217 Bridge Street East 

Application for Conversion from Apartments to Condominiums 

File No. 12CD-19002 

Good evening to all Committee members, Council members and Belleville 
staff. 

My name is Bev Spence and my husband Bill and I have been tenants in 
the Parkwood Since July 2014.  We sold our home as part of our estate 
planning to become tenants instead of home owners, adjusting our 
situation financially just as this application is trying to do for their financial 
benefit.  The difference being, we weren’t asking or expecting changes to 
other people’s lives for our benefit, such as an increase in property taxes. 

Firstly, as you all are aware City council recently bumped up residential tax 
increase to 3.2 per cent from 2.6 percent, partly as the City Treasurer is 
quoted as saying in a May 15th newspaper article: “tax increase issue 
stemmed from two factors, the first was lower than expected assessment 
from several multi-residential properties, the second provincial regulation.  
This obviously raises the question:  “why are we considering tonight, yet 
another application for a residential apartment to be converted to a 
condominium; when converting an apartment building over 50 years old 
and continually rented to capacity, with a long waiting list, when the 
applicant gives the reason for doing so, “is for administrative and 
management purposes and the benefits for the conversion is towards Real 
star for the following reasons: 

- Results in realty tax savings.  As stated above, this appears that the
City are now subsidizing Corporations and the loss is then put on the
backs of taxpayers.

- Conversions increases the property’s market value;
- The increase provides the Corporation the opportunity to leverage

additional funds through financial institutions.
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If City taxpayers weren’t happy with the tax assessment on their property, 
they would attempt to have it lowered through the proper channels; not by 
requesting City Hall to make the changes as this application states the 
Corporation is trying to do. 

The May 15th newspaper articles also says: “under Provincial legislation, if 
the multi-residential tax ratio is higher than 2.0, multi-residential taxes 
cannot be increased at a higher percentage than other property taxes, 
Belleville is one of 44 municipalities still working to get the multi-residential 
tax ratio to 2.0.”  So, my question to Committee members, council and staff, 
why not just follow the procedure already in place and let the Corporation 
wait until the City works to get the tax ratio adjusted?  In the same article: a 
councilor is quoted as saying: “People are saying they can’t afford more tax 
increases, NO MATTER WHAT THE REASON, passing this on to the 
taxpayer is not something I want to do.  My preference is not to touch the 
rate.  It’s just not fair, said the Councilor. 

So why even consider making this conversion for the benefit of some 
greedy corporation, Council’s very own discussion and tax increases as 
stated above, flies in the face of the City’s own decisions regarding the tax 
increases. 

Now I will address the Application and my concerns in regards to the 
comments presented: 

- The Parkwood is advertised and is, in fact, home to residents over 55
years of age and is perfect for mature adults.  The average age is
about 70 plus years and some older than 90 years of age.

- In the Belleville Official Plan 3.2.2 it stated:
“Population Growth increased to 25% up to 2016 in the 55-74 age
group; 75+ age increased to 10% in 2016; and

City of Belleville has a higher share of older adults and seniors (55+).  
Therefore, the ageing of the City’s population is anticipated to drive the 
need for seniors housing (i.e. affordable housing such as adult/lifestyle 
living).  This is exactly what the Parkwood offers to all of the residents. 

In considering Conversion of existing rental dwellings to condominiums, 
Council should first give consideration to: 
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- The appropriateness of the building for such conversion.  The
building is not wheelchair accessible, in the common area or the units
themselves.

- Site amenities and services; there is not one unit that has its own
meter in regards to heating or water usage; there are no laundry
facilities in the units.

- The existing vacancy rate in the City of Belleville as of October 2018
is 2.4%;

The application remarks numerous times “existing tenants will not be 
impacted”.  The tenants most certainly will be impacted. I interpret this 
comment to mean that once a tenant vacates, if the building is then a 
Condo, those units will be “For Sale” to anyone.  With this condition 
hanging over our heads, who knows who our Landlord will be, who will 
reside here in this building……our fear is that quickly we will lose the 
security we had when we first signed our lease. 

Further, The Ontario Social Justice Tribunals, Landlord and Tenant Board, 
Interpretation Guideline 12 states: “A landlord may apply to terminate a 
tenancy on the basis the rental unit is needed for use by the landlord, 
spouse, a child, or parent, etc.”  “A landlord may also apply to terminate a 
tenancy if the landlord needs vacant possession to do extensive repairs or 
renovations. 

The Tribunal also states regarding Termination Notices:  The termination 
date in the landlord’s notice of termination must be at least 60 days after 
the notice is given and must be the last day of a fixed term tenancy, or if 
there is no fixed term, on the last day of a rental period. 

It goes on regarding Corporate Landlords and shareholders of a 
corporation:  On September 2017, the RTA was amended to provide that 
section 48 only applies to rental units owned by landlords who are 
individuals.  A corporate landlord cannot serve a notice under section 48 or 
obtain an eviction order.  My concern here is if the building is converted to 
condos, and the units are sold to outside individuals, the current tenants 
would have no security.  This would be an unsettling way to have to live. 

Most everyone in this building are presently on a month to basis rental 
arrangement.  This arrangement is offered once you have fulfilled your 
original tenancy agreement of a one-year lease.  Again, this is an 
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arrangement that most seniors feel comfortable with because we do not 
what the future holds, such as a sudden death of a tenant, the apartment 
could be vacated in 60 days.  Another example, if one of the tenants moved 
to a Nursing Home, the remaining spouse would have 60 days to make a 
decision to remain or make other arrangements for themselves.  I hope you 
see what I am trying to impress upon you. The IMPACT of conversion will 
be very insecure for all of us.  Certainly not the way seniors should have to 
live the last chapter in their lives.  Someday, perhaps some of you will be, 
or already have, aging relatives in a similar situation:  Would you want this 
kind of uncertainty hanging over their heads? 

POLICY FRAMEWORK in Application: 

Section 51(24) – in my opinion, the application DOES NOT meet the 
criteria under the Planning Act, and most definitely is not in the Public 
Interest: 

- It will not create any more affordable housing than presently exists
and all of the tenants, sold their family homes, and have decided to
rent, not own.

- There is no “tax credit” for existing tenants, the units are already
affordable and we can obviously afford the rent.

- The form of housing provided by Real star already meets the social,
health and well-being of current and future residents;

Please be advised the tenants WERE NOT given any notification in regards 
to this current Application.  Real star did provide a brief summary of the 
situation last fall, but other than that, we had no notification. 

Section (23) CONSULTATION:  All of the tenants certainly have a huge 
interest in this matter and should have been made aware of this meeting.  I 
was advised, since I did not own the property it was not necessary to notify 
us, other than to put a notice in the local newspaper.   Interestingly, 
homeowners on Lingham and Bleecker received notices and they don’t 
even have an interest in this meeting, NOR, for that matter, this possible 
Condo Conversion will NO IMPACT on them, unlike the tenants at the 
Parkwood.  This is 2019 and most people don’t get the newspaper or don’t 
even read it.   I even requested a copy of the newspaper ad be posted in 
and around the building, I was told that wasn’t the procedure.   If Real star 
really was doing all this in the best interest of the tenants, surely, they 
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should have had the courtesy of putting a notice on the board, on a 
window, in the elevator and put a notice on each of our hallway doors; like 
they did the last time.  Is there any wonder we have the impression that this 
is being fast tracked and seniors are being kept in the dark about what the 
future of their living arrangements will be? 

As you all know, affordable rental housing is a problem in this area.  This 
application is considering this condo arrangement to be affordable at a 
selling price in the area of $300,000.00.  Really? I emphasize again, none 
of us want to OWN a Condo, no matter what the price. 

(24) CRITERIA:  Regard should be had with health, safety, convenience,
accessibility and welfare of present an inhabitant and to:

(d.1) if any affordable housing units are being proposed, the suitability of 
the proposed units for affordable house. 

Section 1.4.3 of the PPS 

The Parkwood is affordable for all of us who reside here.  The Parkwood is 
a unique place for seniors to live and meets all the social health and well-
being requirements of current and future residents just the way it is.  One 
owner, looking after the building and the wellbeing of all tenants.  This 
particular type of apartment living will certainly be lost if you approve this 
Condo Conversion.   

The offer and commitment to a minimum 10-year moratorium in which no 
units will be sold makes no sense.  If that is what the Corporation is 
planning on doing, then why do the conversion?  To save property tax at 
the expense of all other City taxpayers?  Based on my earlier comments in 
regards to the 2019 Budget discussions, converting yet another residential 
building to a Condominium would have further property tax increases for 
the entire city. 

Zoning By-law:  in regards to Minimum lot area, 72.3 square meters are 
required for R7 Zone, existing is now 60 square meters, therefore 
application is not in compliance with the City’s Zoning By-law No. 10245 
Residential 7th Density.  Further, existing minimum parking spaces is 1.25 
spaces per unit, existing is approximately 70 spaces according to the 
Physical Condition assessment prepared in February 2012, (102 spaces 
are required).  Therefore, application not in compliance with the City’s 
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Zoning By-law No. 10245.  Maximum Lot coverage existing is 26%, 
required in R7 Zone 20%, therefore not in compliance. 

In the Summary & Conclusions of the application:  the 5 reasons for the 
proposal have all been addressed in the above comments. #4 particularly, 
this building is affordable for all the tenants that reside here, perhaps not 
affordable to everyone, but obviously that has not and is not a problem at 
the Parkwood.   That is exactly why it is always rented at full capacity and 
has a waiting list for units to become available.   

For your information, in preparing my submission, I came across a 
publication from McGill University in regards to municipalities that are 
considering converting residential apartment buildings to be aware that 
Canada is losing long term rentals to Air BNB’s and these are shifting from 
the larger cities to small communities such as Belleville.  The larger cities 
have already addressed the problem and have put in place By-Laws in this 
regard.   In fact, this past week, Prince Edward County Council are 
preparing By-laws to do the same thing.  Converting our multi-residential 
apartments to Condos and losing much needed cash flow and increasing 
city taxes would not be in the best interest of anyone. 

I would like to remind all of you that two earlier applications in regards to 
this matter were Denied in 2008 and 2007.  So, what could possibly be 
offered this time that would change the outcome of this application. 

Therefore, I respectfully request that this Application BE DENIED. 

Respectfully submitted this 27th day of June, 2019. 

Bill & Bev Spence 

217 Bridge Street East, Apt. 608 

Belleville, Ontario 

K8N 5E4 
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BURLINGTON 

July 23, 2019 

Greg Pinchin, B.E.S., MCIP, RPP 

Manager of Approvals 

Engineering & Development Services Department 

City of Belleville, City Hall 

169 Front Street 

Belleville, Ontario K8N 2Y8 

Dear Mr. Pinchin, 

RE: Proposed Condominium Conversions / Parkwood Apartments Limited C/O Realstar 

Management, 217 Bridge Street East (File No. 12CD-19002) and Moira Street Apartments 

Limited C/O Realstar Management, 230-232 Moira Street East (File No. 12CD-19003)/   

OUR FILES 10139Z and 10139AA 

I’m writing as a follow up to the recent Planning Advisory Committee Meeting held on July 2, 2019 as it 

relates to the above noted applications.  The purpose of this letter is to respond to various questions and 

comments received during the meeting. We respectfully request that you consider the attached 

information and that it become part of the formal record as it relates to these applications.    We further 

request that copies of this correspondence be provided to members of the Planning Advisory 

Committee meeting.   

Increase in Affordable Housing as a Result of Conversions 

As of December 2018, all 68 of the units at The Parkwood were occupied. Based on the rents as of 

December 2018 and the affordable rent thresholds based on the 2018 CMHC Rental Market Report, none 

of the units have rents that meet the definition of affordable rents – all 68 units are above the 

affordability thresholds and deemed to have ‘mid-range’ rents. 

As of December 2018, all but one of the 24 units in the Moira buildings was occupied. Of the 23 occupied 

units, eight (8) have rents that meet the definition of affordable rents – the other 15 occupied 

units are above the affordability thresholds and deemed to have ‘mid-range’ rents. We have assumed 

that the vacant unit would have mid-range rents once re-occupied. 

If the conversions are approved and the units at the two properties are maintained as rental tenure (as 

proposed), there can be expected to be an increase in the number of affordable units on the sites 

combined: 

• If the rents are reduced by $50 per unit, then 21 additional units meet the definition of 

affordable, or an increase of 13 units.  
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• If the rents are reduced by $100 per unit, then 25 additional units would meet the definition of 

affordable, or an increase of 23 units. 

While the intent is to maintain the units as rental units, we have also estimated the number of units that 

would be affordable, once converted, by reviewing the City’s definition of ownership housing. 

The units on the subject sites, should they be sold (only once vacated by the existing tenant at the time 

of conversion) are expected to have a selling price below the affordable ownership threshold. Therefore, 

the conversion from rental to condominium tenure would result in all units meeting the definition of 

affordable ownership, generating a substantial increase in the number of affordable units on the site. In 

total, the conversion to ownership would see the number of affordable units on the sites increase from 8 

units to 92 units, an increase of 84 units. 

Planning Act Considerations 

During the July 2nd Planning Advisory Committee Council referenced Section 2 (Provincial Interest) of the 

Planning Act, and specifically Section 2(j) and Section 2(l) and asked that staff consider these sections of 

the Planning Act in preparing their recommendations.    

In response to Section 2(j) “the adequate provision of a full range of housing, including affordable housing;” 
we confirm: 

• that the proposed applications contribute to the full range of housing in that all forms of 

housing are required to meet the social, health and well-being requirements of current and 

future residents; 

• there are no policies in the PPS related to tenancy of housing or requiring municipalities to enact 

minimum affordable housing targets. 

• that while it is not the intent of Realstar to sell the units, the proposed conversions will result in 

the creation of affordable home ownership opportunities as all the units will have a post-

conversion value lower than the affordability threshold for Belleville;  

• that currently a small number of existing units are considered to be affordable rental and that 

additional affordable rental units will be created through the condominium conversion process. 

• that no units will be lost as a result of the conversion; and 

• that the Planning Act does not distinguish between affordable rental and affordable ownership 

housing. 

In response to Section 2(l) “the protection of the financial and economic well-being of the Province and its 
municipalities: 

• We confirm that the conversion is at no cost to the City of Belleville; 

• In our opinion, the intent of Section 2 (l) of the Planning Act is to ensure a planning application 

does not result in a financial impact associated with municipal expenditures beyond budgeted 

considerations.  For example, an application that would require the municipality to finance 

services beyond those planned in a master plan or 10-year capital budget, such as an unplanned 

expansion/upgrade to a wastewater treatment facility to accommodate a development 

proposal. 
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• We confirm that condominium conversions are both permitted and “supported” within the 

policies of the City of Belleville Official Plan.   

Vacancy Rate 

 Council raised concerns to staff in regard to the 2.4% vacancy rate and the related housing crisis.  A lack 

of rental units was noted as part of the crisis.   In response we confirm: 

• Official Plan policy 3.10.2 i) confirms that Conversion of existing rental dwellings to condominium 

or freehold is supported by the Plan, provided that prior to granting approval, Council considers 

(among other matters) existing vacancy rates in the community; 

• The Official Plan does not provide a specific vacancy rate in which conversions are either 

acceptable or not acceptable; 

• As of 2018, the vacancy rate in the Belleville CMA is 2.4%, up from 2.2% in 2017. The current 

vacancy rate in the Belleville CMA is above the Ontario-wide vacancy rate of 1.8%. The average 

vacancy rate in the CMA over the past four years is 3.1%. 

• The CMHC Rental Market Report provides estimates of the number of purpose-built private 

rental apartment units. In total, there are 4,114 private rental apartment units in the City as of 

2018. The 2016 Census reported a total of 8,225 renter households. Therefore, there are roughly 

4,100 additional rental housing units in the City that are not in private apartment units. These 

units could be in rented single/semi-detached units, townhouses, public rental apartment units, 

secondary suites, basement apartments, student housing, etc. Therefore, the use of the City’s 

vacancy rate as an indicator of the ‘health’ of the rental market should be used with some 

caution, as there is another half of the rental housing market that the CMHC vacancy rate 

measure does not capture. 

• Section 51 of the Residential Tenancies Act provides security for existing tenants. Under Section 

51, existing tenants are granted security of tenure and the first right of refusal on the purchase of 

the unit.  Consequently, the proposed conversion of should have minimal or no impact on the 

existing tenants.  Realstar’s business model is rental housing, and none of the conversions 

completed by Realstar have resulted in the sale of a unit.   Realstar has agreed to a 10 year 

moratorium on the sale of any units to provide tenants and the City with additional assurances.  

Moira Street Tenant Mix 

During the July 2nd meeting Council asked if Realstar could confirm the general tenant demographics at 

Moira Street.   We confirm as noted at the meeting that the Moira Street buildings have a mix of tenants 

including seniors, families and young professionals.   There are less seniors when compared to Parkwood, 

in large part because the Moira Street buildings do not have elevators.    

Notification of Applications to Existing Tenants 

We understand that the City of Belleville circulated notice of the two applications as required by the 

Planning Act.   Notwithstanding, Realstar has provided additional information to current tenants in 

advance of a decision being made as it relates to these applications.    I have attached copies of letters 

which were prepared by Realstar and distributed to existing tenants of the Bridge Street and Moira Street 

properties on July 17, 2019.       

APS-2019-25 ATTACHMENT #8 August 6, 2019

Page 75



4 

Public Comments 

We acknowledge that we have reviewed all public comments both in support and in opposition of these 

applications.  We would be happy to respond to any further questions that the Committee may have 

during the August 6 Planning Advisory Committee Meeting.  

Yours truly, 

MHBC 

Andrea Sinclair, MUDS, BES, MCIP, RPP 

Cc Jonathan Masse (Realstar)  

 Dave Aston (MHBC Planning) 
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July 16, 2019 

Residents of The Parkwood 
217 Bridge Street East 
Belleville, ON K8N 5E4 

Dear Resident(s): 

We wanted to update residents as to the progress of our condominium conversion 
initiative at The Parkwood. For any new residents at the property we had met with 
Belleville City Council November 5th, 2018 to discuss our condominium 
conversion initiative. Unfortunately our application to expedite the process 
through an exemption application was declined. City Council explained that the 
exemption process did not enable them to conduct a thorough enough analysis of 
the proposed conversion. City Planning staff were in support of the conversion at 
the time. While our other condominium conversion applications for neighbouring 
properties in Belleville, Prince William Apartments in 2016 and Bay Terrace 
Apartments in 2017, were approved through the exemption process, we have been 
asked to submit the application for The Parkwood through  a formal Draft Plan of 
Condominium process.  This allows the City to impose conditions on the approval 
of the condominium conversion.  

As mentioned in an earlier communication 100% of tax savings as a result of the 
conversion go to the residents and not the property owner.  This is the law and 
will make all your suites more affordable. Along with the rent reduction, residents 
will maintain their legal right to remain in their apartment unit for as long as they 
choose, subject to the terms of their lease and Ontario’s Residential Tenancies Act. 

As an example,  residents at Prince William now receive an average ongoing rent 
reduction of $84/month and Bay Terrace residents now receive an average 
ongoing rent reduction of $76/month. We anticipate that if our application for 
condominium conversion is successful at your property this conversion would 
result in an average ongoing rent reduction within a similar range.   

As we mentioned in our previous communication Realstar is in the long term 
rental business and has no intention of selling. In fact, Realstar’s application 
includes a 10-year moratorium on unit sales. Even after the 10-year moratorium 
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expires, residents continue to have the right of first refusal to buy their unit should 
it ever be offered for sale. If they choose not to buy, they retain their legal lifetime 
right to stay in the unit as per Ontario’s Residential Tenancies Act. Realstar has 
completed approximately 10 condominium conversions across Ontario and in all 
cases the buildings continue to operate as rental properties. 

Realstar has been working with the City through the Draft Plan of Condominium 
process for condominium conversion. Applications are required to meet Provincial 
and local policies and regulations associated with the Planning Act. A Public 
Meeting to receive the applications was held at City Hall on July 2nd. This meeting 
was for information purposes only and no decisions were made. City staff are now 
reviewing all circulation comments and will be bringing a recommendation report 
forward  to Planning Committee on August 6th.  

Our experience has been that the rent reductions have not only been a benefit to 
the residents, but also to the broader community that our residents are part of 
through them supporting local businesses and other community interests. 
Finally I wanted to thank all the residents that wrote to us in support of the 
application and allowed us to share those kind words and support with the City. 
The more support we can show for the application the stronger the application 
becomes. 

If you have any questions or if you would also like to show your support for the 
application please email me at jonathan.masse@realstar.ca 

Yours truly, 

Jonathan Masse 
Senior Director, Asset Management 
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The Condominium Act allows an owner of an existing development to apply to Council 
for exemption from the formal Condominium Review process that would be undertaken 
in a new development situation.  The Owner applied for such an exemption from 
Council last fall, and the application was denied.  Thus, the Owner is now making 
formal application to the City for approval of a Draft Plan of Condominium for the 
property. 
 
In overview, this application is not about changing the use of the buildings or the 
property but rather about changing the type of tenure.  The buildings and property will 
still be used for apartment type dwelling units, the question being are these units 
rented, or could they at some point be owned by the occupants. 
 
In support of the application, the following was submitted: 
 

• Draft Plan of Condominium – 230 Moira Street East by MHBC Planning Ltd, 
dated March 19, 2019 (Attachment #3) 

• Planning Justification Report – Application for Condominium Conversion, 
230-232 Moira Street East by MHBC Planning Ltd, dated April 2019 
(Attachment #5) 

 
These documents have been available for public review at the Approvals Section of the 
Engineering & Development Services Department.   
 
Provincial Policy Statement: 
 
Municipalities are required to ensure all decisions related to land use planning matters 
shall be consistent with the Provincial Policy Statement. 
 
Planning Staff considered the following policies in the PPS: 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential (including second 
units, affordable housing and housing for older persons) […] to meet long-term 
needs; 

c) avoiding development and land use patters which may cause environmental or 
public health and safety concerns; and  

e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs; 

 
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 

types and densities to meet projected requirements of current and future 
residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing 
which is affordable to low and moderate income households; 

b) permitting and facilitating: 
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1. all forms of housing required to meet the social, health and well-being 
requirements of current and future residents, including special needs 
requirements; and 

2. all forms of residential intensification 
 
Official Plan: 
 
The land is designated "Residential" in the City’s Official Plan. The City’s policies with 
regard to the conversion of existing rental dwellings to condominium or freehold tenure 
are set out in the Official Plan. 
 
Section 3.10.2 i) of the Plan states that:  
 

i) This Plan supports the development of all forms of housing in all forms of tenure, 
being freehold, rental, cooperative, and condominium.  

 
Conversion of existing rental dwellings to condominium or freehold is supported by this 
Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion; 
• site amenities and services; 
• existing vacancy rates in the community; 
• timing of the conversion; and 
• arrangements made for addressing the needs of or the impact upon existing 

residents of the building. 
 
Zoning By-law: 
 
The subject lands are currently zoned R6 – Residential Sixth Density, which permits 
one or more apartment dwellings.  There are no changes proposed to the zoning. 
 
Public Circulation: 
 
Notice of the subject application was mailed to all registered owners of land within 120 
metres (400 feet) of the subject property on June 12, 2019. Notice was also provided by 
advertisement in The Intelligencer newspaper on June 12, 2019, in accordance with the 
notice provisions set out in the Planning Act.  The notice provided information that a 
public meeting was scheduled for July 2, 2019. 
 
Both notices state that additional information is available by contacting the Approvals 
Section of the Engineering & Development Services Department in person, by 
telephone, or by e-mail.  
 
There has been no correspondence received from members of the public. 
 
Public Meeting 
 
The public meeting was held on July 2, 2019.  The applicant was in attendance to 
speak to any questions, concerns or comments. 
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No members of the public meeting signed the Notification Sheet, and no comments or 
concerns have been received regarding this application.  
 
Agency & Departmental Circulation:  

 
1) Internal Departments  
 

The subject application was circulated for comment to the Development 
Engineer, the Director of Fire and Emergency Services, the Director of 
Recreation, Culture and Community Services, the Manager of Policy Planning, 
the Chief of Police, the Manager of Parks & Open Spaces, the Manager of 
Transportation & Operations, and the Manager of Environmental Services on 
May 13, 2019.  
 
None of the internal departments contacted have indicated any concerns with 
this proposal. 
 
The Policy Planning Section advises that staff generally agrees with the 
conclusions of the Planning Justification Report prepared by MHBC in support of 
the proposed condominium conversion.  It is noted that the policies of the current 
Official Plan provide the framework for decisions to be made regarding Planning 
Applications in conjunction with the Provincial Policy Statement. 

 
2) External Agencies  
 

The subject application was circulated for comment to the Algonquin & 
Lakeshore Catholic School Board, the Hastings & Prince Edward District School 
Board, Bell Canada, Canada Post, Cogeco, Union Gas (Enbridge), Veridian 
Connections (Elexicon), Hydro One Networks and CN Rail on May 13, 2019.  
 
Bell Canada and Union Gas (Enbridge) advised that they will require easements 
for their existing services to be included as a condition of approval.  Veridian 
Connections (Elexicon) has advised that suite metering may be available.  No 
concerns have been received from external agencies regarding this application. 

 
Considerations: 
 

• Public 
 

Public notice and circulation complies with the requirements of the Planning Act, 
R.S.O. 1990.  The statutory public meeting was held July 2, 2019. 

 
• Financial 

 
The fees payable for processing the application have been received by the City.  
Any planning, engineering, surveying and legal costs to facilitate the 
condominium conversion of the subject lands will be at the Owner’s expense. 
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• Impact on and input from other Departments/Sources 
 

Comments from other departments/agencies have been received, and 
incorporated into the conditions of draft plan approval. 

 
• Strategic Plan Alignment 

The City of Belleville’s Strategic Plan identifies nine strategic themes including 
Residential Development. A key strategic objective of the Residential 
Development theme is to: 

o Provide for a variety of housing forms to reflect our changing 
demographics and need for affordability. 

 
Analysis: 
 
The City’s policies with regards to the conversion of existing rental dwellings to 
condominium or freehold tenure are set out in the Official Plan. 
 
Section 3.10.2 i) of the Plan states that:  

ii) This Plan supports the development of all forms of housing in all forms of tenure, 
being freehold, rental, cooperative, and condominium.  

 
Conversion of existing rental dwellings to condominium or freehold is supported by this 
Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion; 
• site amenities and services; 
• existing vacancy rates in the community; 
• timing of the conversion; and 
• arrangements made for addressing the needs of or the impact upon existing 

residents of the building. 
 
In terms of the subject property and the apartment units located thereon, it is felt that it 
would be appropriate to consider the conversion of this property to a condominium.  
The 24 apartment units located on the subject property lend themselves to be 
converted to condominium ownership.   
 
The present site amenities and services would not hinder the conversion process.  
There is an existing parking area between the two buildings that provides 27 parking 
spaces.  There is an existing treed lawn surrounding the buildings, and each building 
provides the upper 8 units with their own individual balcony area, and two of the four 
ground floor units with walk-out patios.  The subject property is fully serviced with 
municipal services. 
 
The 24 apartment units in the buildings on the subject lands are composed of 10 1-
bedroom units and 14 2-bedroom units. 
 
Further to the applicant’s planning justification report, MHBC has provided a letter 
summarizing the conversation at the July 2nd meeting, and providing additional 
information on the points raised.  This letter is included as Attachment #6.  The letter 
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discusses the increase in affordable rental units brought about by this proposal, as well 
as the longer term potential as affordable condominium housing units. 

The letter further discusses vacancy rates in terms of the Official Plan, an increase in 
the local vacancy rate in the most recent two CMHC Rental Market Reports, and the 
fact that the vacancy rate in the Belleville CMA is above the Ontario-wide average.  The 
tenant mix in the building is discussed in the letter, and confirmation is included that 
tenants have been notified and received additional information regarding the proposed 
conversion – a copy of the letter sent out to tenants is included as Attachment #7. 

Staff notes that a 2009 application for condominium conversion elsewhere in the City 
was denied on the basis of a financial impact to the City in terms of tax revenue.  The 
decision of Council was overturned by the Ontario Municipal Board, as it was agreed 
that the condominium conversion policies in the City’s Official Plan do not include such 
financial impact as criteria to be considered when reviewing the conversion of an 
existing rental property to a condominium. 

It is also noted that the Owner has agreed to a 10 year moratorium on the sale of any 
units that are converted for added peace of mind to existing tenants, despite the fact 
that Section 51 of the Residential Tenancies Act specifically provides security of tenure 
for all existing residents at the time of conversion. 

Consequently, if approval is given to convert an existing apartment unit on the subject 
property into a condominium unit, a tenant residing in that apartment unit cannot be 
displaced unless they decide to move out.  Similarly, if the tenant wishes to change 
from renting his/her apartment to purchasing it, they have the right to purchase their 
own unit prior to the unit being sold to a third party.   If the unit is later sold to another 
party, they must continue to rent to the existing tenant.  Therefore the proposed 
conversion of the existing dwellings to a condominium should have minimal or no 
impact on the existing tenants even after the 10-year moratorium on unit sales if the 
owner decides at that time to sell any of the units. 

Conclusion: 

It is felt that the request to convert the property at 230-232 Moira Street East to a 
condominium meets the requirements set out in the City’s Official Plan.    As a result 
the Approvals Section of the Engineering and Development Services Department 
recommends to the Belleville Planning Advisory Committee that Belleville City Council 
be requested to formally issue draft plan of condominium approval for the property at 
230-232 Moira Street East subject to the conditions outlined in ATTACHMENT #4 to
this report.

Respectfully submitted.    

____________________________ 
Greg Pinchin 
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Attachments 
Attachment #1 – Report No. PP-2019-23 
Attachment #2 –  Location Map 
Attachment #3 –  Draft Plan of Condominium – 230 Moira Street East by MHBC, 

dated March 19, 2019 
Attachment #4 –  Conditions of Draft Plan of Condominium Approval 
Attachment #5 –   Planning Justification Report – Application for Condominium 

Conversion, 230-232 Moira Street East by MHBC Planning Ltd, 
dated April 2019 

Attachment #6 –  Response from Applicant to Comments and Discussion at the 
July 2, 2019 Planning Advisory Committee meeting, letter dated 
July 23, 2019 

Attachment #7 –  Letter from Realstar Management to Residents of Moira 
Apartments dated July 16, 2019 
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CITY OF BELLEVILLE 
Greg Pinchin 

Manager of Approvals 
Engineering & Development Services Department 

Report No. APS-2019-23 
July 2, 2019 

To: Belleville Planning Advisory Committee 

Subject: Notice of Application and Introductory Public Meeting for a Proposed 
Condominium Conversion 
230-232 Moira Street East, City of Belleville
OWNER: Moira Street Apartments Limited c/o Realstar Management
Agent: MHBC Planning Limited

File:  12CD-19003 

Recommendation: 

“That Report No. PP-2019-23 dated July 2, 2019 regarding Notice of Application 
and Introductory Public Meeting for a Proposed Condominium Conversion, 230-
232 Moira Street East, City of Belleville be received as information; AND  

That Staff report back at such time as input from the public, commenting 
agencies, and municipal departments has been received, assessed, and 
addressed to the satisfaction of the Engineering and Development Services 
Department.”  

Background: 

The initial public meeting is held in accordance with the requirements of the Planning 
Act. The purpose of this meeting is for Committee Members to formally hear and 
receive public comments. The intent of this statutory public planning meeting is to 
receive public feedback and incorporate it into a recommendation report from staff. 

As shown in Attachment #1, currently situated at 230-232 Moira Street East are two 3-
storey apartment buildings, each containing 12 units.  This buildings were constructed 
in 1983.  The 24 apartment units are currently rented out by one owner. 

The Owner proposes to convert the apartment buildings to condominium ownership.  

The Condominium Act allows an owner of an existing development to apply to Council 
for exemption from the formal Condominium Review process that would be undertaken 
in a new development situation.  The Owner applied for such an exemption from 
Council last fall, and the application was denied.  Thus, the Owner is now making 
formal application to the City for approval of a Draft Plan of Condominium for the 
property. 

APPROVAL BLOCK 

DE&DS_________ 
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In overview, this application is not about changing the use of the buildings or the 
property but rather about changing the type of tenure.  The buildings and property will 
still be used for apartment type dwelling units, the question being are these units 
rented, or could they at some point be owned by the occupants. 

In support of the application, the following was submitted: 

• Draft Plan of Condominium – 230 Moira Street East by MHBC Planning Ltd,
dated March 19, 2019 (Attachment #2)

• Planning Justification Report – Application for Condominium Conversion,
230-232 Moira Street East by MHBC Planning Ltd, dated April 2019
(Attachment #3)

These documents have been available for public review at the Approvals Section of the 
Engineering & Development Services Department.   

Provincial Policy Statement: 

Municipalities are required to ensure all decisions related to land use planning matters 
shall be consistent with the Provincial Policy Statement. 

Planning Staff will consider the following policies in the PPS: 

1.1.1 Healthy, liveable and safe communities are sustained by: 
a) promoting efficient development and land use patterns which sustain the

financial well-being of the Province and municipalities over the long term;
b) accommodating an appropriate range and mix of residential (including second

units, affordable housing and housing for older persons) […] to meet long-term
needs;

c) avoiding development and land use patters which may cause environmental or
public health and safety concerns; and

e) promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs;

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 
types and densities to meet projected requirements of current and future 
residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing
which is affordable to low and moderate income households;

b) permitting and facilitating:
1. all forms of housing required to meet the social, health and well-being

requirements of current and future residents, including special needs
requirements; and

2. all forms of residential intensification
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Official Plan: 

Planning Staff will use the policies within the Official Plan to make a recommendation. 
The land is designated "Residential" in the City’s Official Plan. The City’s policies with 
regard to the conversion of existing rental dwellings to condominium or freehold tenure 
are set out in the Official Plan. 

Section 3.10.2 i) of the Plan states that: 

i) This Plan supports the development of all forms of housing in all forms of
tenure, being freehold, rental, cooperative, and condominium.

Conversion of existing rental dwellings to condominium or freehold is supported by this 
Plan, provided that prior to granting approval, Council considers: 

• the appropriateness of the building for such conversion;
• site amenities and services;
• existing vacancy rates in the community;
• timing of the conversion; and
• arrangements made for addressing the needs of or the impact upon existing

residents of the building.

Zoning By-law: 

The subject lands are currently zoned R6 – Residential Sixth Density, which permits 
one or more apartment dwellings.  There are no changes proposed to the zoning. 

Public Circulation: 

Notice of the subject application was mailed to all registered owners of land within 120 
metres (400 feet) of the subject property on June 12, 2019. Notice was also provided by 
advertisement in The Intelligencer newspaper on June 12, 2019, in accordance with the 
notice provisions set out in the Planning Act. 

No comments or concerns have been received regarding this application to date. 

Agency & Departmental Circulation: 

1) Internal Departments

The subject application was circulated for comment to the Development
Engineer, the Director of Fire and Emergency Services, the Director of
Recreation, Culture and Community Services, the Manager of Policy Planning,
the Chief of Police, the Manager of Parks & Open Spaces, the Manager of
Transportation & Operations, and the Manager of Environmental Services on
May 13, 2019.

None of the internal departments contacted have indicated any concerns with
this proposal.
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2) External Agencies

The subject application was circulated for comment to the Algonquin &
Lakeshore Catholic School Board, the Hastings & Prince Edward District School
Board, Bell Canada, Canada Post, Cogeco, Union Gas (Enbridge), Veridian
Connections (Elexicon), Hydro One Networks and CN Rail on May 13, 2019.

To date, Bell Canada and Union Gas (Enbridge) have advised that they will
require easements for their existing services to be included as a condition of
approval.  Veridian Connections (Elexicon) advises that suite metering may be
available.  No concerns have been received from external agencies regarding
this application.

Considerations: 

• Public

Public notice and circulation complies with the requirements of the Planning Act,
R.S.O. 1990.

• Financial

The fees payable for processing the application have been received by the City.
Any planning, engineering, surveying and legal costs to facilitate the
condominium conversion of the subject lands would be at the Owner’s expense.

• Impact on and input from other Departments/Sources

Circulation of this application to other departments/agencies has occurred.

• Strategic Plan Alignment

The City of Belleville’s Strategic Plan identifies nine strategic themes including
Residential Development. A key strategic objective of the Residential
Development theme is to:

o Provide for a variety of housing forms to reflect our changing
demographics and need for affordability.

Conclusion: 

Comments received at this public meeting, as well as subsequent written comments will 
be considered by the Engineering and Development Services Department in analysis of 
this application for approval of a Draft Plan of Condominium to convert the existing 
apartment buildings to condominium ownership.  A recommendation report will be 
brought forward upon receipt of all agency and public comments. 
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Respectfully submitted.    

____________________________ 
Greg Pinchin 

Attachments 
Attachment #1 –  Location Map 
Attachment #2 –  Draft Plan of Condominium – 230 Moira Street East by MHBC 

Planning Ltd, dated March 19, 2019 
Attachment #3 –   Planning Justification Report – Application for Condominium 

Conversion, 230-232 Moira Street East by MHBC Planning Ltd, 
dated April 2019 
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Location of Subject Property 
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Draft Plan of Condominium 
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Conditions of Draft Plan of Condominium Approval 
 
THAT draft plan of condominium approval be granted for the lands identified as Part of 
Lots 1 and 2, East of James Street and Part of Lot A, West of Moira Street, Registered 
Plan 103 (Being Part 1, Plan 21R-502), City of Belleville, municipally known as 230-232 
Moira Street East in the City of Belleville, County of Hastings (File No.: 12CD-19003), 
subject to the draft plan conditions outlined below. 
 
The City of Belleville’s conditions and amendments to final plan approval for registration 
of this Condominium are as follows: 
 
No. Conditions 
 
1. That the surveyor(s) for the Owner shall provide the City’s Manager of Approvals 

copies of all plans to be registered by the Owner in order to achieve registration 
of the plan of condominium.  
 

2. That the final plan of condominium be consistent with the Draft Plan of 
Condominium prepared by MHBC, dated March 19, 2019. 
 

3. That satisfactory arrangements be made with the City of Belleville for the 
payment of any outstanding municipal property taxes, utility accounts, and/or 
other outstanding charges levied against the subject property. 
 

4. That prior to final approval the Owner shall indicate in the Agreement, in words 
satisfactory to Bell Canada, that it will grant to Bell Canada any easements that 
may be required, which may include a blanket easement, for 
communication/telecommunication infrastructure.  In the event of any conflict 
with existing Bell Canada facilities or easements, the Owner shall be responsible 
for the relocation of such facilities or easements. 
 

5. That prior to the final approval of the plan, Bell Canada, Union Gas, Cogeco 
Cable and Veridian shall confirm that satisfactory arrangements, financial and 
otherwise, have been made for any communications and utility facilities servicing 
this plan of condominium. 
 

6. That prior to final approval, the Owner shall submit a report, to the satisfaction of 
the City’s Chief Building Official, from an architect or professional engineer that 
addresses matters such as structural safety, the general condition of the 
buildings and servicing, and correct any deficiencies identified in the report 
and/or identified by the City.  Said report to include: 

  
• detailed list of exterior improvements that will be completed (i.e., windows, 

doors, privacy areas, etc.); 
• detailed list of interior improvements that will be completed (i.e., flooring, 

handrails, moisture repairs, leak repairs, electrical repairs, etc). 
• breakdown of work to be performed, including but not limited to plumbing, 

electrical, heating and ventilation, insulation (weatherproofing and 

  
 
 

Page 93



APS-2019-26  ATTACHMENT #4 August 6, 2019 
 

windows), internal structural deficiencies (walls, ceilings and floors) and 
any other deficiency deemed to impact on the safe habitation of each unit. 

 
   
6. That the Owner submit a draft Condominium Declaration for approval by the 

City’s Manager of Approvals containing but not limited to the following provisions: 
 

1) That the parking and storage of derelict vehicles and recreation vehicles on 
the subject lands is prohibited. 

 
2) That public and private sidewalks, driveways and parking areas be 

maintained in a snow free condition and void of any obstructions 12 months 
of the year.  Snow shall not be piled on City lands and City lands shall not 
be impacted from runoff from the snow removal. 

 
3) The following warning clause: 

 
“All owners and tenants/future purchasers acknowledge and agree that 
snow removal and the ownership and maintenance of the private land and 
driveways shall remain the sole responsibility of the Condominium 
Corporation under the provisions of the Condominium Act and the City of 
Belleville will have no jurisdiction and further liabilities within the private 
land and driveways.”   

 
7. That prior to final approval, the surveyor(s) for the Owner shall advise the City’s 

Manager of Approvals, in writing, that the required description and other plans to 
be registered by the Owner in order to achieve registration of the condominium 
have been unconditionally approved as to form and content by the Land Registry 
Office. 

 
8. That prior to final approval, the solicitor(s) for the Owner shall advise the City’s 

Manager of Approvals, in writing, that the proposed condominium declaration has 
been unconditionally approved as to form and content by the Registry Office. 

 
9. That prior to final approval, the solicitor(s) for the Owner advise the City’s Manager 

of Approvals that the declaration has been executed on behalf of the Owner and 
that all of the schedules to the proposed condominium declaration have been 
signed by the requisite signatories including the Owner, the project surveyor, the 
project solicitor and the project engineer and/or architect and all mortgagees. 

 
10. That the Owner agrees in wording acceptable to the City that no unit shall be sold 

for a minimum of 10 years following the conversion from rental to condominium. 
      
NOTES TO DRAFT APPROVAL 
 
1. Measurement 
 

All measurements in the final condominium plans must be presented in metric 
units. 
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2. Clearing Conditions 

 
It is the Owner’s responsibility to satisfy all conditions of draft approval in an 
expeditious manner.  The conditions of draft approval may be reviewed 
periodically and may be amended by the City of Belleville at any time prior to final 
approval.   
 
To expedite the approval for registration, the Owner shall submit to the City’s 
Manager of Approvals a detailed written submission documenting how all 
conditions imposed by this approval that require completion prior to the registration 
of the plan, have been satisfied. 

 
3. Registry Act 
 

The final plans for Registration must be in conformity with Ontario Regulation 
43/96, as amended, under the Registry Act.  The condominium plan for 
registration must be in conformity with Ontario Regulation 43/96 as amended, 
under the Registry Act. 

 
4. Final Plans – Condominium 

 
When the survey has been completed and the final plan prepared to satisfy the 
requirements of the Registry Act, they should be forwarded to the City of 
Belleville.  If the plans comply with the terms of approval, and we have received 
assurance from the applicable clearance agencies that the necessary 
arrangements have been made, the signature of the Manager of Approvals will 
be endorsed on the plan and it will be forwarded to the Registry Office for 
registration. 
 
The following is required for registration under the Registry Act and for our use: 
 
• One (1) original mylar copy of plan 
• Six (6) mylar copies of plan 
• Six (6) white paper prints of plan 
• One (1) white paper print of plan with AOLS submission form 
• One (1) Registry Office pre-approval print of plan 
• Two (2) copies of Condominium Declaration 
• One (1)  electronic copy of the approved Condominium Plan 

  
5. Further revisions to the draft plan may be required to incorporate changes 

required through the review and approval of studies and plans yet to be finalized 
and approved by the City of Belleville. 

 
6. Lapsing 
 

This draft plan approval expires on August 12, 2022 if all the conditions 
contained herein are not satisfied by that date.  The Owner shall apply for any 
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extension at least 60 days prior to the lapsing date and such request for an 
extension shall not be unreasonably withheld. 
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230 Moira Street East

PART OF LOTS 1 AND 2, EAST OF JAMES STREET AND PART OF LOT A, WEST OF MOIRA
STREET, REGISTERED PLAN 103 (BEING PART 1, PLAN 21R-502), CITY OF BELLEVILLE

Legal Description

Key Plan

Subject Site

Scale: NTS

DRAFT PLAN OF CONDOMINIUM

K:\10139AA- 230 MOIRA ST\DP\Draft Plan Condo March 19 2019.dwg

File Name

Project

Approval Stamp

File No.

10139AA

Checked By

D.A.

Other

See Plan

Drawn By

GC

Date

March 19, 2019

n
o
r
t
h

Plan Scale

Scale Bar

Revision No. ByDate Issued / Revision

1.     G.C.Mar 19, 2019
For client review;

Source: Land Information Ontario

NOTES:

1. All dimensions are in metres unless otherwise shown.

2. Existing residential parcel fabric approximate

3. Survey Base prepared by J.D. Barnes Limited, 2019

Area Schedule

n
o
r
t
h

230 Moira Street

East

Additional Information Required Under Section 51(17) of the Planning Act

R.S.O. 1990, c.P.13 as Amended

A. As Shown                                    B. As Shown                                              C. As Shown

D. Residential, Parking E. As Shown F. As Shown

G. As Shown H. Municipal Water Supply I. Miscellaneous

J. As Shown K. All Services As Required L. As Shown

Total Units

Total Site Area

Total Building Area

Total Asphalt Area

Total Landscape Area

24

4,045.2 mĮ

650.0 mĮ

782.9 mĮ

2,612.3 mĮ

Surveyor's Certificate

DATE:

I CERTIFY THAT THE BOUNDARIES OF THE LAND TO BE SUBDIVIDED ON THIS PLAN AND

THEIR RELATIONSHIP TO THE ADJACENT LANDS ARE ACCURATELY AND CORRECTLY SHOWN.

 - OLS,

Owner's Certificate

DATE:

I CERTIFY AUTHORIZE MACNAUGHTON HERMSEN BRITTON CLARKSON PLANNING LIMITED TO

SUBMIT THIS PLAN FOR APPROVAL.

Parking Provided 27

March 19, 2019
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200-540 BINGEMANS CENTRE DRIVE / KITCHENER / ONTARIO / N2B 3X9 / T 519 576 3650 / F 519 576 0121 / WWW.MHBCPLAN.COM 

KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

July 23, 2019 

 

Greg Pinchin, B.E.S., MCIP, RPP 

Manager of Approvals 

Engineering & Development Services Department 

City of Belleville, City Hall 

169 Front Street 

Belleville, Ontario K8N 2Y8 

 

Dear Mr. Pinchin, 

 

RE:  Proposed Condominium Conversions / Parkwood Apartments Limited C/O Realstar 

Management, 217 Bridge Street East (File No. 12CD-19002) and Moira Street Apartments 

Limited C/O Realstar Management, 230-232 Moira Street East (File No. 12CD-19003)/   

 OUR FILES 10139Z and 10139AA 

 

I’m writing as a follow up to the recent Planning Advisory Committee Meeting held on July 2, 2019 as it 

relates to the above noted applications.  The purpose of this letter is to respond to various questions and 

comments received during the meeting. We respectfully request that you consider the attached 

information and that it become part of the formal record as it relates to these applications.    We further 

request that copies of this correspondence be provided to members of the Planning Advisory 

Committee meeting.   

 

Increase in Affordable Housing as a Result of Conversions 

 

As of December 2018, all 68 of the units at The Parkwood were occupied. Based on the rents as of 

December 2018 and the affordable rent thresholds based on the 2018 CMHC Rental Market Report, none 

of the units have rents that meet the definition of affordable rents – all 68 units are above the 

affordability thresholds and deemed to have ‘mid-range’ rents. 

 

As of December 2018, all but one of the 24 units in the Moira buildings was occupied. Of the 23 occupied 

units, eight (8) have rents that meet the definition of affordable rents – the other 15 occupied 

units are above the affordability thresholds and deemed to have ‘mid-range’ rents. We have assumed 

that the vacant unit would have mid-range rents once re-occupied. 

 

If the conversions are approved and the units at the two properties are maintained as rental tenure (as 

proposed), there can be expected to be an increase in the number of affordable units on the sites 

combined: 

 

• If the rents are reduced by $50 per unit, then 21 additional units meet the definition of 

affordable, or an increase of 13 units.  
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• If the rents are reduced by $100 per unit, then 25 additional units would meet the definition of 

affordable, or an increase of 23 units. 

 

While the intent is to maintain the units as rental units, we have also estimated the number of units that 

would be affordable, once converted, by reviewing the City’s definition of ownership housing. 

 

The units on the subject sites, should they be sold (only once vacated by the existing tenant at the time 

of conversion) are expected to have a selling price below the affordable ownership threshold. Therefore, 

the conversion from rental to condominium tenure would result in all units meeting the definition of 

affordable ownership, generating a substantial increase in the number of affordable units on the site. In 

total, the conversion to ownership would see the number of affordable units on the sites increase from 8 

units to 92 units, an increase of 84 units. 

 

 

Planning Act Considerations 

 

During the July 2nd Planning Advisory Committee Council referenced Section 2 (Provincial Interest) of the 

Planning Act, and specifically Section 2(j) and Section 2(l) and asked that staff consider these sections of 

the Planning Act in preparing their recommendations.    

 

In response to Section 2(j) “the adequate provision of a full range of housing, including affordable housing;” 
we confirm: 

 

• that the proposed applications contribute to the full range of housing in that all forms of 

housing are required to meet the social, health and well-being requirements of current and 

future residents; 

• there are no policies in the PPS related to tenancy of housing or requiring municipalities to enact 

minimum affordable housing targets. 

• that while it is not the intent of Realstar to sell the units, the proposed conversions will result in 

the creation of affordable home ownership opportunities as all the units will have a post-

conversion value lower than the affordability threshold for Belleville;  

• that currently a small number of existing units are considered to be affordable rental and that 

additional affordable rental units will be created through the condominium conversion process. 

• that no units will be lost as a result of the conversion; and 

• that the Planning Act does not distinguish between affordable rental and affordable ownership 

housing. 

 

In response to Section 2(l) “the protection of the financial and economic well-being of the Province and its 
municipalities: 

 

• We confirm that the conversion is at no cost to the City of Belleville;  

• In our opinion, the intent of Section 2 (l) of the Planning Act is to ensure a planning application 

does not result in a financial impact associated with municipal expenditures beyond budgeted 

considerations.  For example, an application that would require the municipality to finance 

services beyond those planned in a master plan or 10-year capital budget, such as an unplanned 

expansion/upgrade to a wastewater treatment facility to accommodate a development 

proposal. 
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• We confirm that condominium conversions are both permitted and “supported” within the 

policies of the City of Belleville Official Plan.   

 

Vacancy Rate 

 

 Council raised concerns to staff in regard to the 2.4% vacancy rate and the related housing crisis.  A lack 

of rental units was noted as part of the crisis.   In response we confirm: 

 

• Official Plan policy 3.10.2 i) confirms that Conversion of existing rental dwellings to condominium 

or freehold is supported by the Plan, provided that prior to granting approval, Council considers 

(among other matters) existing vacancy rates in the community; 

• The Official Plan does not provide a specific vacancy rate in which conversions are either 

acceptable or not acceptable;  

• As of 2018, the vacancy rate in the Belleville CMA is 2.4%, up from 2.2% in 2017. The current 

vacancy rate in the Belleville CMA is above the Ontario-wide vacancy rate of 1.8%. The average 

vacancy rate in the CMA over the past four years is 3.1%. 

• The CMHC Rental Market Report provides estimates of the number of purpose-built private 

rental apartment units. In total, there are 4,114 private rental apartment units in the City as of 

2018. The 2016 Census reported a total of 8,225 renter households. Therefore, there are roughly 

4,100 additional rental housing units in the City that are not in private apartment units. These 

units could be in rented single/semi-detached units, townhouses, public rental apartment units, 

secondary suites, basement apartments, student housing, etc. Therefore, the use of the City’s 

vacancy rate as an indicator of the ‘health’ of the rental market should be used with some 

caution, as there is another half of the rental housing market that the CMHC vacancy rate 

measure does not capture. 

• Section 51 of the Residential Tenancies Act provides security for existing tenants. Under Section 

51, existing tenants are granted security of tenure and the first right of refusal on the purchase of 

the unit.  Consequently, the proposed conversion of should have minimal or no impact on the 

existing tenants.  Realstar’s business model is rental housing, and none of the conversions 

completed by Realstar have resulted in the sale of a unit.   Realstar has agreed to a 10 year 

moratorium on the sale of any units to provide tenants and the City with additional assurances.  

 

Moira Street Tenant Mix 

 

During the July 2nd meeting Council asked if Realstar could confirm the general tenant demographics at 

Moira Street.   We confirm as noted at the meeting that the Moira Street buildings have a mix of tenants 

including seniors, families and young professionals.   There are less seniors when compared to Parkwood, 

in large part because the Moira Street buildings do not have elevators.    

 

Notification of Applications to Existing Tenants 

 

We understand that the City of Belleville circulated notice of the two applications as required by the 

Planning Act.   Notwithstanding, Realstar has provided additional information to current tenants in 

advance of a decision being made as it relates to these applications.    I have attached copies of letters 

which were prepared by Realstar and distributed to existing tenants of the Bridge Street and Moira Street 

properties on July 17, 2019.       
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Public Comments 

 

We acknowledge that we have reviewed all public comments both in support and in opposition of these 

applications.  We would be happy to respond to any further questions that the Committee may have 

during the August 6 Planning Advisory Committee Meeting.  

 

   

Yours truly, 

MHBC 

 
 

Andrea Sinclair, MUDS, BES, MCIP, RPP 

 

Cc Jonathan Masse (Realstar)  

 Dave Aston (MHBC Planning) 
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July 16, 2019 

Residents of Moira Apartments 
232 Moira Street East 
Belleville, ON K8P 2T1 

Dear Resident(s): 

We wanted to update residents as to the progress of our condominium conversion 
initiative at Moira Apartments. For any new residents at the property we had met 
with Belleville City Council November 5th, 2018 to discuss our condominium 
conversion initiative. Unfortunately our application to expedite the process 
through an exemption application was declined. City Council explained that the 
exemption process did not enable them to conduct a thorough enough analysis of 
the proposed conversion. City Planning staff were in support of the conversion at 
the time. While our other condominium conversion applications for neighbouring 
properties in Belleville, Prince William Apartments in 2016 and Bay Terrace 
Apartments in 2017, were approved through the exemption process, we have been 
asked to submit the application for The Parkwood through  a formal Draft Plan of 
Condominium process.  This allows the City to impose conditions on the approval 
of the condominium conversion.  

As mentioned in an earlier communication 100% of tax savings as a result of the 
conversion go to the residents and not the property owner.  This is the law and 
will make all your suites more affordable. Along with the rent reduction, residents 
will maintain their legal right to remain in their apartment unit for as long as they 
choose, subject to the terms of their lease and Ontario’s Residential Tenancies Act. 

As an example,  residents at Prince William now receive an average ongoing rent 
reduction of $84/month and Bay Terrace residents now receive an average 
ongoing rent reduction of $76/month. We anticipate that if our application for 
condominium conversion is successful at your property this conversion would 
result in an average ongoing rent reduction within a similar range.   

As we mentioned in our previous communication Realstar is in the long term 
rental business and has no intention of selling. In fact, Realstar’s application 
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includes a 10-year moratorium on unit sales. Even after the 10-year moratorium 
expires, residents continue to have the right of first refusal to buy their unit should 
it ever be offered for sale. If they choose not to buy, they retain their legal lifetime 
right to stay in the unit as per Ontario’s Residential Tenancies Act. Realstar has 
completed approximately 10 condominium conversions across Ontario and in all 
cases the buildings continue to operate as rental properties. 
 
Realstar has been working with the City through the Draft Plan of Condominium 
process for condominium conversion. Applications are required to meet Provincial 
and local policies and regulations associated with the Planning Act. A Public 
Meeting to receive the applications was held at City Hall on July 2nd. This meeting 
was for information purposes only and no decisions were made. City staff are now 
reviewing all circulation comments and will be bringing a recommendation report 
forward  to Planning Committee on August 6th.  
 
Our experience has been that the rent reductions have not only been a benefit to 
the residents, but also to the broader community that our residents are part of 
through them supporting local businesses and other community interests. 
Finally I wanted to thank all the residents that wrote to us in support of the 
application and allowed us to share those kind words and support with the City. 
The more support we can show for the application the stronger the application 
becomes. 
 
If you have any questions or if you would also like to show your support for the 
application please email me at jonathan.masse@realstar.ca 

 
Yours truly, 
 
 
 
 
Jonathan Masse 
Senior Director, Asset Management 
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