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1.0 INTRODUCTION
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) has been retained by Silwell
Developments Limited (the “Owner”) to assist with planning applications to redevelop the
property legally known as Block 15 and Part of Block 4, Plan 20M1032 located at Oak Park
Boulevard and Hays Boulevard in the Town of Oakville (the “Subject Lands”).
This report has been prepared in support of a proposed Zoning By-law Amendment application to
facilitate the redevelopment of the Subject Lands with a 12 storey, mixed use apartment building
containing 226 dwelling units, 1,089 square metres of retail space and 324 parking spaces.
This PJR provides the following:
●
●
●
●
●
●
●

A general description of the Subject Lands and surrounding uses as well as the current
physical conditions to provide an understanding of the locational context;
A description of the proposed development and its design elements;
A summary of the technical reports prepared to support the proposal;
A description of the proposed planning instruments to amend the Official Plan and
Zoning By-law to implement the redevelopment;
A review of the existing and evolving policy and regulatory framework and an assessment
of the proposed development’s consistency and conformity with Provincial, Regional and
City policies and regulations;
An assessment of the impacts of the redevelopment and how they are addressed as well
as how the proposal is compatible; and,
A summary of key conclusions and recommendations related to the proposed
development.

The project team met with City and Regional staff at a formal Pre-Consultation Meeting on
December 12, 2018 to gain feedback on the proposal and confirm submission requirements. The
Pre-Consultation Form is included as Appendix A.
The following reports and materials were identified as required for a ‘complete application’
through the pre-consultation process and are included as part of this application submission:

1.
2.
3.
4.
5.
6.
7.
8.
9.
1

Aerial Photograph;
Completed Application Form;
Planning Justification Report;
Minutes of Applicant Initiated “Public Information Meeting”;
Urban Design Brief;
Concept Plan;
Building Elevations and Renderings;
Shadow Impact Analysis;
Pedestrian Circulation Plan;

10.
11.
12.
13.
14.
15.
16.
17.

Waste Management Plan;
Functional Servicing Report;
Allocation Summary;
Phase 1 Environmental Site Assessment;
Noise Study;
Traffic Impact Analysis;
Landscape Plan and Details; and,
Survey/Legal Plan.

Together these reports provide for the comprehensive assessment and justification for the
proposed redevelopment of the Subject Lands.
The project team also hosted a Public Information Meeting in the neighbourhood on March 13,
2019 to answer questions and gain feedback from area residents. A summary of the Public
Information Meeting is included in Section 4.3 of this report.
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2.0 SITE DESCRIPTION AND
SURROUNDING LAND USES
The following sections of the report address the current site and surrounding physical context,
including proposed and recently approved redevelopments. A photo record documenting the onsite conditions and the surrounding neighbourhood is provided in Appendix B.

2.1 Site Description
The Subject Lands are located within the Uptown Core Growth Area of Oakville (Ward 7). The
Subject Lands are approximately 7,100 m2 in area, with approximately 118 m of frontage along Oak
Park Boulevard. (Figure 1).
The Subject Lands are currently vacant. Trafalgar Road is located 350 m to the east and Dundas
Street East is located 250 m to the north.

2.2 Surrounding Land Uses
Figure 2 illustrates the land uses surrounding the Subject Lands. The surrounding uses are also
described as follows:
NORTH:

Immediately north of the Subject Lands is Oak Walk Drive. Further north is a large
plot of land that abuts Dundas Street East and Oak Park Boulevard housing a small
sales centre for a future development project.

EAST:

East of the subject lands is Oak Park Boulevard, which abuts a large commercial
development. The built form consists of large box retailers and associated surface
parking areas.

SOUTH:

Immediately south of the Subject Lands is Hays Boulevard and Trafalgar Memorial
Park, which abuts the larger Oak Park. Further south is a residential community
consisting of a mix of mid-rise apartments, townhomes, semi-detached and single
detached dwellings.

WEST:

West of the Subject Lands is a large parcel of land that is currently vacant. Further
west is a residential area consisting of townhomes and single detached houses.

2.3 Neighbourhood Context
The Subject Lands are located on the outer periphery of a medium density residential
3

neighbourhood characterized by a mix of apartment buildings, townhomes, semi- and single
detached dwellings. The neighbourhood has recently been experiencing an influx of
development, and this parcel represents one of the remaining parcels to be developed.
A variety of commercial uses are located within walking distance at the abutting commercial
centre east of the site. The Subject Lands are located in close proximity to a number of community
facilities, parks and recreation facilities which are listed in Table 1.
Table 1: Proximity to Nearby Destinations

Destination

Travel
Distance
(km)

Trafalgar Memorial Park

Abutting

1min

N/A

N/A

Commercial Centre

Abutting

1min

N/A

N/A

Memorial Park Playground

0.29km

4min

1min

1min

Uptown Core Transit Terminal

0.45 km

6min

2min

2min

Halton Region Police Service

0.6km

7min

2min

2min

St. Andrew Catholic Elementary
School

0.8km

10min

2min

2min

Oak Park Neighbourhood Centre

0.8km

10min

2min

2min

Post’s Corners Public School

1.2km

13min

3min

3min

Oakleaf Christian Junior School

1.3m

15min

4min

2min

Holy Trinity Catholic Secondary
School

1.4km

16min

4min

3min

River Oaks Community Centre

1.8km

20min

5min

3min

Munn’s Public School

2.8km

30min

8min

5min

Rotherglen School

2.9km

34min

9min

6min

Sheridan College

2.9km

33min

9min

5min

Note: Distances and travel times are approximate.
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Travel Time
Walk

Cycle

Car

2.4 Transit & Transportation
Local Public Transit
The Subject Lands are within close proximity to seven different bus routes (Figure 3). A bus stop is
located directly to the east of the Subject Lands at Oak Park Boulevard and Oak Walk Drive. The
stop is serviced by the Route 20 Oakville GO bus with service every 30 minutes with connection to
the Oakville GO Station.
A bus stop is located on the east side of Oak Park Boulevard directly south of Dundas Street East.
This stop is serviced by additional bus service, Route 24 South Common Centre which travels east
along Dundas Street East until it reaches the terminus of South Common Mall. Service on this
route is provided every 30 minutes.
East of the site, on Oak Walk Drive, between Oak Park Boulevard and Taunton Road are two bus
stops opposite one another. The bus stop on the north side of Oak Walk Drive is serviced by the
aforementioned Route 24 South Common, Route 5 Dundas/407 Carpool via Dundas West and
Route 5A Dundas/407 Carpool via Sixteen Mile. Route 5 connects with GO Transit as well as the
Burlington Transit system. The stop on the south side of Oak Walk Drive is serviced by Route 5
Oakville GO via Dundas West and Route 5A Oakville GO via Sixteen Mile which both travel south
on Trafalgar ending at the Oakville GO Train Station. Situated within an eight minute walk of the
Subject Lands is the Uptown Core Transit Terminal which provides access to bus routes 1, 5, 19, 20,
24, 5A and 71.
The Town of Oakville developed a Transportation Master Plan (TMP) in 2013, entitled Switching
Gears, which guides transportation planning efforts. An update of this comprehensive study was
released in 2018 and identifies existing conditions related to transportation and transit service in
Oakville. The TMP outlines that Trafalgar Road is a Regional Transit Priority Corridor. A Transit
Priority Corridor have been identified as locations where, in the future, there are opportunity to
include measures to improve service through bus shelter provision, Transit Signal Priority (TSP),
BRT lanes and queue jump facilities.
Regional Public Transit
The Major Regional Public Transit hubs close to the site are the 407 Oakville GO Carpool Lot,
located at Dundas and the 407, and the Oakville GO Station. These stations have numerous bus
routes that span across the GTA. In closer proximity to the site, GO Bus Routes 20 and 45 can be
accessed at the intersection of Trafalgar Road and Dundas Street.
Road Network
Trafalgar Road and Dundas Street East have both been identified as a Major Arterial Roads, within
the Livable Oakville Official Plan Schedule C: Transportation Plan (Figure 10). They have been
identified as accommodating a daily volume of forty to sixty thousand cars. Oak Park Boulevard
and Hayes Boulevard are both identified as Major Collectors. The road width of Oak Park Boulevard
5

is roughly 19 m and accommodates four lanes of traffic. Hayes Boulevard is 12 m in width with two
lanes of traffic. Oak Walk Drive has a road width of approximately 20 m and accommodates two
lanes of traffic.
Cycling Infrastructure
Currently, the cycling infrastructure surrounding the Subject Lands includes multiuse trails situated
off-road/in boulevard and located along both Dundas Street East and Trafalgar Road. Within the
Active Transportation Master Plan: Recommended Cycling and Trails Network, Oak Park Boulevard
has been identified as a location for a proposed signed bike route.

2.5 Surrounding Development Applications
Within the Uptown Core and surrounding neighbourhood north of Dundas Street, there are a
number of new developments undergoing approvals and under construction (Table 2, Figure 4).
Table 2: Surrounding Development Applications

Development

Number of
Units

Height

Density
(units per
hectare)

Status

1.

393 Dundas Street
West

Official Plan
Amendment/
Zoning Bylaw
Amendment

290

10 storey

290

In Circulation

2.

2136 Trafalgar Road

Zoning Bylaw
Amendment

59

4 storey

78

Approved

3.

407 Dundas Street
West

Official Plan
Amendment /
Zoning Bylaw
Amendment

264

10 storey

242

Approved

4.

1005 Dundas Street
East

Zoning Bylaw
Amendment

255

8 storey

253

Approved

5.

509 Dundas Street
West

Site Plan
Application

152

8 storey

35

Clearing
Conditions

6.

Huguenot Road and
Beaveridge Avenue

Site Plan
Application

474

2 - 6 storey

140

Approved

278 Dundas Street East

Site Plan

750

273

Clearing

7.

6

Current
Application

60 – 3
storey
16-20

Application
8.

7

Postridge Drive and
Wheat Boom Drive

Plan of
Condominium

storey
180

3 storey

Conditions
48

Council
Approved

3.0 HISTORY AND BACKGROUND
The Town of Oakville has continued to gain prosperity due to its strategic position in the Greater
Toronto Region. Uptown Oakville is located at Trafalgar Road and Dundas Street East and is an
identified Growth Area in the Town of Oakville. Development in this area has been contemplated
in policy since Official Plan Amendment Number 14, in 1987. This OPA outlined general policy
directives regarding land use within what was then called the Uptown Business Core. As time
progressed, additional policy documents were created that assisted in further shaping the built
form and feel of the neighbourhood. This area was contemplated as a community with a range of
building forms and densities which encourages a mix of uses. An urban design study of the
Uptown Core was completed in 1995 which differentiated various precincts within the
neighbourhood. Within the Urban Design study, the Subject Lands are located on the “Northern
Park Edge Residential Neighbourhood” and were intended to accommodate high-density
residential.
Although the Uptown Core has been undergoing the process of achieving the aforementioned
built form and density goals, large parcels of land remain vacant, prime for development. Most
recently, the Uptown Core Growth Area has been subject to a review by the Town of Oakville in
order to explore future development, growth area boundaries and the mix of land uses. Although
no additional material has been released since the most recent information session held on May
24th, 2018, the Town has indicated that this area shall continue to follow the approved urban
structure that outlines the mandate for intensification and the creation of a mixed use
environment.
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4.0 DESCRIPTION OF PROPOSAL
4.1 Proposal
The landowner proposes to develop a 12 storey mixed use building on the Subject Lands to align
with the policy directives from all three levels of government. The proposal will create residential
uses in the form of apartment dwellings in addition to six townhomes that are integrated into the
base of the building. In order to add to the mixed use nature of the developing neighbourhood,
the proposal includes a commercial component at-grade which will contribute to the walkability
and urban feel of the neighbourhood. The use of urban design elements, such as step backs and
massing, will create an attractive and inviting building façade.
The development consists of an 8 to 12 storey mixed use building containing 226 residential units,
1,158 square metres of indoor and outdoor amenity area and 1,089 square metres of at-grade
commercial area.
A breakdown on the distribution the number of units and their corresponding sizes can be found
in Table 3. The resulting density for the Subject Lands is approximately 322.9 units per hectare.
Parking will be accommodated by two levels of below ground parking equating to a total of 324
spaces.
Table 3: Unit Breakdown
Unit Size
Town House
1 Bedroom
1 Bedroom + Den
2 Bedroom
2 Bedroom + Den
3 Bedroom

Quantity
10
53
81
60
15
7

Vehicular access is provided by a private laneway located at the rear of the building which runs
perpendicular from Hays Boulevard and Oak Walk Drive. This laneway will provide vehicles,
utilizing either the retail component or the residential component, access to the underground
parking facilities. Pedestrian entrances to the residential component are to be located at the
private laneway at the rear of the building and from the main entrance at the front of the building
on Oak Park Boulevard.

4.2 Summary of Technical Reports
The following section provides a summary of relevant technical reports which form part of the
complete submission to facilitate the proposed Zoning By-law Amendment.
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Urban Design Brief
An Urban Design Brief for the proposed development has been prepared by MHBC demonstrating
how the proposal conforms to relevant urban design policies in the Town’s Livable Oakville Official
Plan and the Town of Oakville Livable by Design Manual. The design manual provides a detailed
explanation of the conditions currently existing in the Urban Core neighbourhood and
demonstrates how the policies have been weaved into the design of the proposed development.
Furthermore, it describes how the design principals were employed to ensure the proposed
development will be contextually compatible with the surrounding area and meet the Town of
Oakville’s development requirements.
The report demonstrates that the proposed development has been designed in consideration of
the guiding principles of the Livable by Design Manual and is appropriately designed on the Site.
The Urban Design Brief identifies key features of the proposed development and how they have
been employed to strengthen the objectives of the Livable Oakville Plan and the Livable by Design
Manual. The brief summarizes how the mixed use development provides an opportunity to
enhance the neighbourhood to promote active transportation, accommodate new residents and
new retail opportunities.
Functional Servicing Report
On behalf of the client, WSP Consultants provided a Functional Servicing Reliance Letter related to
the municipal servicing for the Subject Lands. The report explores the adequacy of the existing
municipal services. The report states that the Subject Lands are located within the Uptown Core
“West System” as approved by the Town in 1997. It identifies that on site storm water
management is not required as the existing sewers were designed to convey drainage to the
Central Park Drive SWM facility. In regard to wastewater sewers, the infrastructure currently present
is adequately sized to support the level of sanitary drainage the proposed development will
require. Furthermore, it indicates that a strong network of watermains exist around the Subject
Lands. The building elevation is such that the water pressures will be near the maximum of the
Zone 4 watermain system.
Phase 1 Environmental Site Assessment
A Phase 1 Environmental Site Assessment (ESA) was prepared by WSP and MMM Group in April
2017. Since this time, there have been no changes to the Subject Lands. The study that was
conducted included a review of background documentation, historical aerial photographs,
topographic maps, physiographic maps and geologic maps. Additionally, information from the
Ministry of Environment and Climate Change and information from EcoLog Environmental Risk
Information Services (ERIS) Ltd. were obtained. Furthermore, the team conducted a physical
investigation of the Subject Lands and surrounding parcels to determine the current conditions of
soil and groundwater.
The study determined that the Subject Lands had historically been utilized for agricultural
purposes; therefore, there may have been a risk of pesticide use. However, it is to be noted that
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this does not warrant environmental sampling. In 2007, an underground storage tank was
removed north of the Subject Lands and all contaminated soils were removed, therefore no
adverse environmental impacts are to be seen on the Subject Lands. Finally, there may be a
potential for salt related impacts due to activity by the Town of Oakville for de-icing the municipal
right-of-way although this does not result in an environmental concern on the Subject Lands. The
ESA concludes by demonstrating that no additional environmental investigations are
recommended for the Subject Lands and that they are suitable for the proposed residential and
commercial land use.
Noise Study
A Noise Impact Study was prepared by Aerocoustics to provide an analysis of the future and
existing noise environment in the surrounding area and to evaluate its potential impact on the
proposed development. The Noise Impact Study was produced utilizing the Site Plan drawings,
the peak-hour counts for Oak Park Boulevard provided by BA Group and volume counts and truckpercentages data for Dundas Street East provided by the Halton Region.
The report determined that dominant road traffic sources in the subject area include Dundas
Street East and Oak Park Boulevard and there are no impacts caused by aircraft traffic or abovegrade rail traffic. The report concludes that the noise impact is not significant therefore standard
construction, meeting the requirements of the Ontario Building Code, may be utilized and no
acoustic barriers are required based on the location of the proposed outdoor living spaces.
Furthermore, it is recommended that warning clauses are incorporated into purchase, rental and
lease agreements for all units in the proposed residential buildings.
Traffic Impact Study
BA Consulting Group Ltd. was retained by the client to prepare a Transportation Impact Study (TIS)
in support of the proposed Zoning By-law Amendment application. Specifically, the TIS has been
prepared for the applicant in support of a ZBA to permit the maximum height of 12-storeys that is
permitted under Livable Oakville and a reduction in parking requirements under Special Provision
38.
The TIS forecasts that the proposed development will generate a total of 80 and 120 two way auto
trips during the weekday morning and afternoon peak hours, respectively. Furthermore, 12 to 15
two-way transit trips are anticipated to be generated by the proposed site during the weekday
morning and afternoon peak hours, respectively.
The TIS includes a capacity analysis of the study area for the existing, future background and future
today traffic scenario under a 5 year planning horizon. The existing road network operates
acceptably under existing traffic volumes. The analysis finds that, under future background traffic
conditions, the road network operates acceptably, however, it will operate under busy conditions
at the intersections of Dundas Street East / Oak Park Boulevard and Hays Boulevard / Oak Park
Boulevard with the additional traffic generated by the Oak Park Community Masterplan in the
vicinity of the site and a general 1% per annum growth in traffic. Under future total conditions, the
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intersection of Dundas Street East / Oak Park Boulevard continues to operate under busy
conditions although site related impacts are in the order of less than 1%. The TIS finds that the unsignalized intersection of Hays Boulevard / Oak Park Boulevard also becomes more constrained
with the addition of site related traffic. A sensitivity analysis conducted on this intersection
demonstrates that signalization would improve operations.
Shadow Impact Analysis
The Shadow Impact Analysis was prepared by Kirkor Architects + Planning to demonstrate the
extent of shadowing that is proposed to occur with the development of the 12 storey mixed use
building. The study was conducted utilizing the Shadow Study Terms of Reference as provided by
the Town of Oakville. The consultants employed appropriate sun angles throughout the year to
the massing of the proposed building.
As requested on the Terms of Reference they assessed the shadowing that is anticipated to occur
every 1.5 hours, beginning 1.5 hours after sunrise and 1.5 hours after sunset on April 21, June 21,
September 21 and December 21. The study demonstrates that no negative impacts due to
shadowing are anticipated through the development of the proposed 12 storey mixed use
building. On April 21, June 21 and September 21, it has been determined that public sidewalks,
public plazas and public parks surrounding the Subject Lands will have 5 consecutive hours of
sunlight. Furthermore, the analysis demonstrates that shadow impacts d not exceed two
consecutive hours on buildings faces, roofs, or residential amenity space.

4.3 Public Consultation
On Wednesday, March 13th, 2019 from 6:30 pm to 8:30 pm, a Public Information Meeting (PIM) was
held at the River Oaks Community Centre in the Town of Oakville. Notices were sent out to 313 to
properties within 120 metres of the Subject Lands, three weeks prior to the meeting, in order to
notify surrounding residents and businesses about the meeting. An address list was provided by
the Town of Oakville to facilitate this process.
The meeting was held in an open house format with display boards surrounding the perimeter of
the room to visually display the proposed development. The project team was present at the PIM
to walk attendees through the display boards and answer questions. The majority of the boards
contained renderings and technical information regarding the project; however, the final board
asked the public to submit written comments through a forum in an anonymous manner to help
guide the project team moving forward. A total of three people attended the meeting to discuss
the proposal. No written comments were submitted.

4.4 Proposed Zoning By-law Amendment
The Subject Lands are zoned as Urban Core (MU4) within the Mixed Use Zone in the Town of
Oakville Zoning By-law 2014-014 with special provision 38. The maximum number of storey’s for
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the portion of the Subject Lands within 37.0 metres of Oak Park Boulevard is 8 storeys with a
maximum height of 29.0 metres.
The landowner is seeking a Zoning By-law Amendment (ZBA) in order to implement the bonusing
provisions of the Official Plan for the Uptown Core Growth Area.
As such, the proposed ZBA works within the existing framework of Special Provision 38, modifying
it to permit a height of 12 storeys (41.5 m) on the southern portion of the Subject Lands
(consistent with the OP mapping that identifies the area subject to bonusing). A number of
technical modifications are also proposed which are required to recognize the proposed building
design and includes the following:
1) Removal of maximum yard provisions when an abutting urban square is being proposed;
2) Removal of internal mechanical rooms and bike storage areas from the storey count when
determining compliance to maximum building height provisions;
3) Decrease in the set back of a rooftop mechanical penthouse from the edge of the roof from 4
metres to 2 metres;
4) Removal of the minimum storey height requirements for ancillary residential areas;
5) Decrease in parking requirements from 1.5 spaces per dwelling unit to 1.4 spaces per
dwelling unit;
6) Increase in maximum front yard from 2 metres to 3.6 metres and reduce the building height
to which the maximum front yard provision applies from “the first 12 metres” to “the first 7
metres”; and,
7) Modification to the special figure applicable to Special Provision to modified the area of the
hatched grey line to correspond to the boundaries of the current phase of this development.
A draft of the ZBA is included in Appendix C. It is intended that this draft ZBA will form the basis for
discussion with staff to further refine the by-law to ensure that it accurately captures the
characteristics of the development proposal.
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5.0 PLANNING ANALYSIS
The following section of the Planning Justification Report provides a review and assessment of the land
use policy and regulatory framework applicable to the Subject Lands in relation to the proposal for
redevelopment. Each subsection outlines the applicable policies and regulations and assesses how the
proposed development and alterations to the Zoning By-Law are consistent with, conform to and
implement Provincial, Regional and Municipal objectives.

5.1 Planning Act, R.S.O. 1990, c. P.13
The Planning Act establishes the legal framework for Ontario’s policy-led planning system. The
Planning Act grants legislative authority to the Province, its agencies and municipalities to prepare
various plans, policies and regulations, where appropriate. Section 2 of the Planning Act sets out
the “matters of provincial interest” which the Minister, the Council of a municipality, a local board, a
planning board and the Tribunal shall have regard to while carrying out their responsibilities under
the Act. The following matters of provincial interest are applicable to the proposal at this stage of
the planning process:
f)
h)
j)
l)
p)
q)
r)

s)

the adequate provision and efficient use of communication, transportation, sewage and
water services and waste management systems;
the orderly development of safe and healthy communities;
the adequate provision of a full range of housing, including affordable housing;
the protection of the financial and economic well-being of the Province and its
municipalities;
the appropriate location of growth and development;
the promotion of development that is designed to be sustainable, to support public
transit and to be oriented to pedestrians;
the promotion of built form that,
i. is well-designed,
ii. encourages a sense of place, and
iii. provides for public spaces that are of high quality, safe, accessible, attractive and
vibrant;
the mitigation of greenhouse gas emissions and adaptation to a changing climate

The proposed development is within the Growth Area of the Town of Oakville in a location where
growth has been contemplated at the provincial, regional and local level. The Subject Lands are
serviced by a number of regional and local transit options. The intensification of this parcel will
increase housing provision thereby providing transit supportive densities. Additionally, as the
proposal is situated within a designated growth area that is currently undergoing development,
the proposal will utilize the existing water, communication and sewage services, contributing to
their efficient utilization. The proposed development will not necessitate expansion of municipal
infrastructure, thus contributing to the economic well-being of the provincial and municipal
14

government.
The proposed development will be located within the Uptown Core mixed use community and
will contribute to its mixed use nature. Due to its close proximity to services and commercial uses
it has the potential to incentivize residents to prioritize active transportation, creating a healthy
community. Additionally, residents will have access to parkland which is situated south of the
Subject Lands which may motivate residents to be more active and contribute to healthier living.
The proposed development will be oriented in a means that prioritizes pedestrian traffic through
the construction of an urban square on the northern side of the property, in addition to the atgrade, walkable, shops at services anticipated to take residence on the first floor of this mixed use
development. The creation of higher density apartment units will provide more affordable housing
options and increase the housing stock within the Town of Oakville.
Based on the above analysis of the Planning Act, the development proposal advances the
areas of Provincial interest. In particular, the well-designed mixed use development will
promote a safe and healthy community, provide transit-supportive densities and
contribute to a diversified housing stock.

5.2 Provincial Policy Statement (2014)
The Provincial Policy Statement (2014) (the “PPS”) was issued under Section 3 of the Planning Act
and came into effect on April 30, 2014. The PPS establishes the policy foundation for regulating the
development and use of land in Ontario and provides policy direction on matters of provincial
interest related to land use planning and development. It provides a vision for land use planning in
Ontario that encourages an efficient use of land, resources and public investment in infrastructure.
The PPS strongly encourages development that will provide long term prosperity, environmental
health and social well-being. These directives depend on the efficient use of land and
development patterns that support strong, livable and healthy communities that protect the
environment and public health while facilitating economic growth. Land use planning decisions,
including those made regarding applications for Zoning By-law Amendments, must be consistent
with the PPS. In assessing the development proposal and the proposed Zoning Bylaw
Amendment for the Subject Lands, we have identified how the proposal advances and
implements the policies of the PPS.
Policy 1.1.1 sets out the components for sustaining a healthy, liveable and safe community:
a) promoting efficient development and land use patterns which sustain the financial wellbeing 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), employment (including industrial
and commercial), institutional (including places of worship, cemeteries and long-term
care homes), recreation, park and open space, and other uses to meet long-term needs;
15

e) promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs;
h) promoting development and land use patterns that conserve biodiversity and consider
the impacts of a changing climate.
The proposal to develop a mixed use building advances the directives of creating a healthy, livable
and safe community. Situated in the Uptown Core, the development contains elements that make
it pedestrian oriented which may motivate residents to rely on active transportation, thereby
reducing pollution and the inefficient use of resources. The development demonstrates efficient
use of land and servicing as it is located in a designated growth area and will utilize existing
services. Reducing the need for expanding servicing will contribute to the financial well-being of
the Province and its municipalities. As the proposal is mixed use in nature, it will add additional
commercial uses in the neighbourhood. Furthermore it is strategically located in close proximity to
a public park, institutional uses and other commercial uses which may also encourage residents to
reduce the use of their vehicles.
Policy 1.1.3 illustrates the vision for Settlement Areas within the Province of Ontario. Settlement
Areas have been defined within the PPS as urban and rural areas within municipalities where
development is concentrated as well as areas that have been designated for development over
the long-term planning horizon. The following describes how the proposed development
advances the policies outlined for settlement areas.
Policy 1.1.3.1 outlines that settlement areas shall be the focus of growth and development, and
their vitality and regeneration shall be promoted.
The Subject Lands are located within a settlement area and therefore are the ideal locale for
growth to occur. The proposed development will contribute to the vitality of the neighbourhood
and the settlement area as it will create a mix of residential and commercial uses.
Policy 1.1.3.2 states that 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;
4. support active transportation
5. are transit-supportive, where transit is planned, exists or may be development; and
The current proposal for the Subject Lands includes the creation of 226 residential units, 1,089
square metres of at-grade retail space and an urban square. This level of density and the mix of
uses illustrate the efficient use of space and infrastructure. As previously mentioned, the Subject
Lands are located within walking distance of a number of commercial uses and public facilities, as
well as a transit terminal, which encourages active transportation and supports public transit.
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Policy 1.1.3.6 outlines that new development taking place in designated growth areas should
occur adjacent to the existing built-up area and shall have a compact form, mix of uses and
densities that allow for the efficient use of land, infrastructure and public service facilities.
The Subject Lands are located in a designated growth area, adjacent to the existing built-up area
in the Town of Oakville. The development is intended to accommodate a density of 322.9 units
per hectare for this phase of the development. The development will be situated within a
compact built form which contains both residential and commercial uses. The Subject Lands are
also located in proximity to a number of recreational uses and public service facilities as outlined in
Table 1 and will utilize existing services.
Policy 1.4 of the PPS provides policies relating to housing within the Province of Ontario. The PPS
envisions the provision of housing to be inclusive and allow for a range of housing types and
tenures. The following demonstrates how the proposed development advances the directives of
the housing policies of the PPS.
Policy 1.4.3 states that 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:
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
c. directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;
d. promoting densities for new housing which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation and transit in
areas where it exists or is to be developed; and
The proposal will add 226 new residential units in a compact form which is within walking
distance of commercial land uses in addition to Regional and Local bus routes, parkland facilities
and community amenities. Given that many of these uses are within close proximity to the Subject
Lands, the proposal will also support the use of active transportation and public transit.
Policy 1.5 outlines the Provinces vision for Public Spaces, Recreation, Parks, Trails and Open Space.
Policy 1.5.1 states healthy, active communities should be promoted by:
a.
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planning public streets, spaces and facilities to be safe, meet the needs of pedestrians,
foster social interaction and facilitate active transportation and community
connectivity;

b.

planning and providing for a full range and equitable distribution of publiclyaccessible built and natural settings for recreation, including facilities, parklands,
public spaces, open space areas, trails and linkages, and, where practical, water-based
resources;

On the northern portion of the Subject Lands, the development concept incorporates an urban
square with ample lighting, seating and exposure to green space. Surrounding the perimeter of
the development, the concept proposes to create attractive and walkable streetscapes through
tree lined boulevards and at-grade commercial activity. It has been designed in this manner to
encourage pedestrian activity and provide linkages to the surrounding community.
Policy 1.6 speaks to the efficient use and equitable distribution of Infrastructure and Public Service
Facilities. The following outlines how the development aligns with the provincial directives
associated with these components.
Policy 1.6.3 outlines that before consideration is given to developing new infrastructure and
public service facilities:
a.

the use of existing infrastructure and public service facilities should be optimized;

The Subject Lands are within close proximity to existing public services facilities such as, schools,
and community centres. As facilities currently exist in this location, development should be
directed there to reduce inefficiencies.
Policy 1.6.6.2 states that municipal sewage services and municipal water services are the
preferred form of servicing for settlement areas. Intensification and redevelopment within
settlement areas on existing municipal sewage services and municipal water services should be
promoted, wherever feasible.
The proposed development will advance this directive of the PPS as it will be situated adjacent to
developed areas where municipal sewage and water services are already in existence.
Policy 1.6.7.4 states that a land use pattern, density and mix of uses should be promoted that
minimize the length and number of vehicle trips and support current and future use of transit and
active transportation.
The mixed use 12 storey proposed development will provide infrastructure such as attractive
streetscapes and ample bicycle parking to support current and future use of active transportation.
Furthermore, the development has the potential to provide transit supportive densities.
Policy 4.7 states that the Official Plan is the most important vehicle for the implementation of the
PPS. As discussed in Sections 5.4 and 5.5 of this report, the proposal conforms with the Regional of
Halton Official Plan and Town of Oakville Official Plan. Furthermore, the proposed ZBA implements
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the bonusing provisions of the Town of Oakville Official Plan.
Based on the aforementioned rationale, we are of the opinion that the proposed
development and amendments to the Zoning By-law are consistent with the Provincial
Policy Statement.

5.3 A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019)
The Growth Plan for the Greater Golden Horseshoe (hereinafter referred to as the “Growth Plan”)
came into effect on May 16, 2019 and is applicable to the Subject Lands. The Growth Plan provides
a framework for implementing the Provincial Government’s vision for building stronger
communities by managing growth in the Greater Golden Horseshoe. The newly released plan has
amended the previous version in order to manage growth to improve economic opportunities,
increasing the supply of housing and protecting employment while balancing the interests of
preserving the Greenbelt, protecting cultural and natural heritage and ensuring sufficient
agricultural supply of lands. The following is a summary of the policies applicable to the proposal
and how they have been addressed.
Policy 1.2.1 of the Growth Plan outlines the guiding principles which are to guide land use in the
Greater Golder Horseshoe. Through these principles, the plan wishes to:
•

•
•

Support the achievement of complete communities that are designed to support
healthy and active living and meet people’s needs for daily living throughout an entire
lifetime.
Prioritize intensification and higher densities in strategic growth areas to make
efficient use of land and infrastructure and support transit viability
Support a range and mix of housing options, including second units and affordable
housing, to serve all sizes, incomes, and ages of households.

The proposal supports the Growth Plan’s goal of creating complete communities as the proposed
development will be integrated into a thriving neighbourhood that possess a range of services in
close proximity. The Subject Lands are within a short distance to retails uses, schools and local and
regional transportation systems. The proposed development will add housing options in a high
density, compact built form to support these uses as well as the nearby public transit. The
proposed at-grade commercial units will contribute to creating an attractive and walkable
community. These commercial spaces will provide services to those who will inhabit the building
and surrounding neighbourhood therefore reducing reliance on automobile use. The compact
building form allows for a significant amount of units to be created and will provide a varied unit
type.
Policy 2.2.1 of the Growth Plan outlines policies which relate to managing growth and provides
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direction for how and where growth should occur.
Policy 2.2.1.2.c states that, within settlement areas, growth will be focused in:
i.
ii.
iii.
iv.

delineated built-up areas;
strategic growth areas;
locations with existing or planned transit, with a priority on higher order transit
where it exists or is planned; and
areas with existing or planned public service facilities;

The Subject Lands are located in a strategic growth area identified as the Uptown Core Growth
Area in the Town of Oakville OP. As noted in Sections 2.3 and 2.4 of this report, the Subject Lands
are also located within walking distance of a number of public service facilities, a transit terminal
and seven bus routes.
Policy 2.2.1.4 states that, applying the policies of this Plan will support the achievement of
complete communities that:
a) feature a diverse mix of land uses, including residential and employment uses, and
convenient access to local stores, services, and public service facilities;
c) provide a diverse range and mix of housing options, including second units and affordable
housing, to accommodate people at all stages of life, and to accommodate the needs of
all household sizes and incomes;
d) expand convenient access to:
i. a range of transportation options, including options for the safe, comfortable and
convenient use of active transportation;
ii. public service facilities, co-located and integrated in community hubs;
iii. an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and
other recreational facilities; and
e) provide for a more compact built form and a vibrant public realm, including public open
spaces;
The proposal will contribute the achievement of a complete community as it will accommodate a
range of uses such as commercial and residential. The unit mix within the proposed building will
provide a diverse range of housing options to the current housing stock. The Subject Lands close
proximity to a range of services ensures the convenient use of active transportation, public
services and open spaces. The compact built form of the building and the creation of a new urban
square on the Subject Lands will contribute to improving the public realm and the pedestrian
experience.
Policy 2.2.7 outlines policies for development occurring in Designated Greenfield Areas.
Specifically, it states that:
1. New development taking place in designated greenfield areas will be planned, designated,
zoned and designed in a manner that:
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f) supports the achievement of complete communities;
g) supports active transportation; and
h) encourages the integration and sustained viability of transit services.
The proposal works to advance these directives of the Growth Plan as the development of a mixed
use building contributes to creating complete communities for the reasons outlined below. Future
residents will have convenient access to commercial space at the ground level of their building,
and are able to walk to the park, public transit and other commercial establishments. The proposal
includes an urban square at the north of the Subject Lands further contributing to a complete
community. Placing a variety of uses within a close proximity to one another encourages the use
of active and public transportation. Furthermore, the proposed increased density for the
development will support existing transit services in the area.
Policy 2.2.7.2 states that the designated greenfield area of each upper- or single-tier municipality
will be planned to achieve within the horizon of this Plan a minimum density target that is not less
than 80 residents and jobs combined per hectare.
The proposal, with a density factor of 322.9 units per hectare, surpasses the growth targets for
residential density as per the Growth Plan. Additionally, the development has the potential to
provide employment, dependent on the uses occupied by the at-grade commercial space.
Based on the above, we are of the opinion that the provision of housing and commercial
establishments through the development of a 12 storey mixed use building within the
Town of Oakville conforms to, and advances the policies of, the Growth Plan.

5.4 Halton Regional Official Plan
The Region of Halton Regional Official Plan (the “ROP”) serves as the guiding document for land
use planning with the Region of Halton and is intended to manage growth across the Region’s
four municipalities. Regional Official Plan Amendment 38 (ROPA 38) was adopted by Regional
Council on December 16, 2009 and ROPA 38 was approved by the Province with modifications.
While ROPA 38 was appealed to the Ontario Municipal Board (OMB) those appeals have been
resolved and the current consolidated ROP represents the in effect Official Plan.
The ROP lays out a broad set of land use designations as part of the Regional Urban Structure,
which are intended to guide growth and development while allowing lower-tier municipalities
flexibility to further define specific land uses within the broader designation. The ROP also provides
general guidance for redevelopment, creation of complete communities and intensification. The
Planning Act requires that the Official Plans and Zoning By-laws of local municipalities conform to
the ROP.
Map 1: Regional Structure within the ROP has identified the Subject Lands as being within the
Urban Area and being outside of the Built Boundary (Figure 6).
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The Regional Structure is accompanied by a growth strategy for Halton based on Provincial
population and employment forecasts to the year 2031. Overall, the Region is expected to grow by
324,000 and reach a population of 780,000 by 2031 based on current forecasts. Of the regional
total, it is believed that the Town of Oakville will grow by 83,000 and reach a population of 255,000
by 2031 (Halton ROP, Table 1).
Policy 31 of the ROP states that in its vision of planning for Halton's future, Halton believes in
building “healthy communities”. A healthy community is one:
(1) that fosters among the residents a state of physical, mental, social and economic well-being;
(3) that is physically so designed to minimize the stress of daily living and meet the life-long
needs of its residents;
(4) where a full range of housing, employment, social, health, educational, recreational and
cultural opportunities are accessible for all segments of the community;
(5) where mobility is provided primarily through an affordable, convenient, safe and efficient
public transportation system and non-motorized travel modes; and
The proposal to develop a mixed use building will contribute to Halton’s objective of achieving
“healthy communities” as it will provide a housing typology that contributes to the full range of
housing options. The development may foster physical well-being as its proximity to necessities
may encourage residents to utilize active transportation, or to engage with nature at the adjacent
park. Additionally, the density which will be provided will be transit supportive, which may
encourage transit ridership.
Policy 51.1 states that the Urban Area is where urban services are provided to accommodate
existing and future development.
The proposed development is within the Urban Area where services such as roads, public transit
and community services are provided. This location is where growth is intended to occur in order
to maximize the efficient use of investment into servicing.
Policy 57 states that development is directed to environmentally suitable areas with the
appropriate land use designation in accordance with the goals, objectives and policies of this Plan.
The proposal advances the objectives of this section of the Regional Official Plan as the
development is to occur within an environmentally suitable area that is designated as an Urban
Area, where growth is targeted.
Policy 72 outlines that the objectives of the Urban Area are:
(1) To accommodate growth in accordance with the Region's desire to improve and maintain
regional unity, retain local community identity, create healthy communities, promote
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economic prosperity, maintain a high quality, sustainable natural environment, and preserve
certain landscapes permanently.
(2) To support a form of growth that is compact and supportive of transit usage and nonmotorized modes of travel, reduces the dependence on the automobile, makes efficient use
of space and services, promotes live-work relationships and fosters a strong and competitive
economy.
(9) To facilitate and promote intensification and increased densities.
The proposed development works towards achieving the initiatives and goals of the Urban Area.
The mixed use building will help promote economic prosperity as the commercial spaces will
provide spaces for businesses to be situated. As the development will be created in an existing
neighbourhood with a range of services and recreational opportunities, in addition to providing
additional services at the proposed at-grade retail spaces, those inhabiting the development may
be motivated to utilize active transportation and rely less on their private vehicles. Additionally, the
proximity of the mixed use development to transit options may encourage residents to utilize
public transit. Furthermore, the development will promote increased densities which will help to
support the viability of public transit.
Policy 77 (2.4) requires development occurring in Designated Greenfield Areas to:
i)

contribute towards achieving the development density target of Table 2 and the
Regional phasing of Table 2a;

j)

contribute to creating healthy communities;

k) create street configurations, densities, and an urban form that support walking,
cycling and the early integration and sustained viability of transit services;
l)

provide a diverse mix of land uses, including residential and employment uses to
support vibrant neighbourhoods; and
m) create high quality parks and open spaces with site design standards and urban
design guidelines that support opportunities for transit and active transportation.
The Subject Lands consist of a vacant parcel of land outside of the Built-up Area, therefore located
within the Designated Greenfield Area. The development will have the impact of advancing the
objectives of Policy 77(2.4) as the density proposed will contribute to the population targets
outlined in Table 2 within the ROP. It will contribute to creating healthy communities through its
design to be pedestrian friendly in addition to being in close proximity to a range of services which
may create incentives for residents to be more active and spend more time outdoors. Additionally,
it provides both residential and commercial spaces, creating locations for the population to live,
work and shop. The proposal includes an urban square at the northern section of the Subject
Lands, contributing to a healthy community and provides a space where residents may spend
additional time outdoors. All of these factors converge to create a proposal which aligns with the
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directives of the Region of Halton.
Policy 84 describes how the goal for housing is to supply the people of Halton with an adequate
mix and variety of housing to satisfy differing physical, social and economic needs.
The proposal wishes to provide 226 units to the housing stock in the Region of Halton. The
provision of these units contributes to creating a varied housing stock within Halton Region. The
proposal has included outdoor and indoor amenity spaces, in addition to a privately owned public
space, which will provide spaces for social interactions to occur.
Policy 86. (6) states that the Region has set the following housing targets:
n) that at least 50 per cent of new housing units produced annually in Halton be in
the form of townhouses or multi-storey buildings;
The proposal contributes to Halton Region’s goal that at least 50% of new housing units annually
are to be in the form of townhomes or multi-unit buildings as the proposed development
incorporates both townhomes and a multi-storey building.
The proposed development is located within the Urban Area where growth has been
directed within the Halton Region and advances the goals of providing health
communities. The development will contribute to the efficient use of services and will
contribute to a varied housing stock within the Region. Based on the aforementioned
policies, we are of the opinion that the proposal advances the policy directives of the
Halton Region Official Plan.

5.5 Livable Oakville Plan (2009)
The Town of Oakville’s Official Plan (“Livable Oakville Plan”) outlines how growth should be
managed and how lands shall be utilized within the Town of Oakville. The plan establishes a
planning framework to guide decision makers when determining directions related to land use
and development and assists with the coordination of infrastructure planning for growth.
The Livable Oakville Official Plan was adopted by Oakville’s Council on June 22, 2009. The Regional
Municipality of Halton adopted the Town of Oakville’s endorsed Official Plan on November 30,
2009. The Region’s approval of the Official Plan was appealed to the Ontario Municipal board by a
number of parties. Upon resolution of the majority of appeals against the Official Plan, it was
approved by the Ontario Municipal Board on May 10, 2011.
The Livable Oakville Plan identifies the lands as being situated within the Uptown Core, which has
been defined as a Growth Area (Figure 7 – Schedule A1). The Town of Oakville has designated the
subject land as part of the “Urban Area” where growth is intended to occur, although lands to be
developed are vacant and lay outside of the Built Boundary (Figure 8 – Schedule A2). Oak Park
Boulevard has been identified as Major Collector with a Proposed Signed Bike Route (Figure 9 –
Schedule C / Figure 10 – Schedule D). The Subject Lands are in close proximity to Trafalgar Road
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and Dundas Street, both designated as Major Arterials and a Busway Corridor. The Subject Lands
have been further designated under the Uptown Core Growth Area policies as being within the
Main Street District and on the cusp on the Urban Neighbourhood District in the Uptown Core
(Figure 12 – Schedule M1). The Subject Lands are permitted to achieve heights up to 8 storeys,
with bonusing provisions on the southern portion of the site (Figure 13 – Schedule M2)
Growth Management and Greenfield Areas
Policy 4 of the Official Plan outlines how growth shall be managed within the Town of Oakville.
This policy outlines the growth targets forecasted to the year 2031 and which areas of the Town
growth is intended to take place. Of specific importance to the proposed development, the
Official Plan states that growth is to be accommodated within greenfield areas as the Subject
Lands are within a greenfield area.
Policy 4.1 identifies the Uptown Core as a primary Growth Area where the highest levels of
intensification is intended to occur. The Uptown Core is intended to be developed as a mixed use
centre with transit-supportive development focused along corridors. As the Subject Lands are
located within the Uptown Core, they advance the objective of focusing growth in this area in a
form that is mixed use and transit supportive, which are two pillars of this proposal.
Policy 4.5 identifies that greenfield areas are to be developed in a manner that achieves a
minimum density target of 50 residents and jobs per gross hectare, measured over the entire
greenfield area throughout the Region. Furthermore, it states that the development of greenfield
areas should result in the creation of complete communities with a mix of land uses that provide
opportunities for residents to access transit, open space and active transportation options.
Development of the Subject Lands will contribute to the density target of 50 residents and jobs
within the greenfield areas across the Region, as outlined by the upper-tier municipality. The
proposal will create commercial spaces where employment functions may inhabit in addition to
creating a dense built form to accommodate 226 units. The proposal advances the objectives of a
complete community as the development is in close proximity to transit options, recreational
options, provides retail spaces at-grade and includes an urban square which adds to the mix of
land uses. These factors may motivate residents reduce private vehicles use and increase the use
of active transportation.
Urban Design
The proposal has considered and applied relevant Urban Design policies outlined in the Livable
Oakville Official Plan. These are referred to in greater detail through the Urban Design Brief,
however, the following provides a high level overview of policies that guided the development.
Policy 6.4.2 states that new development should contribute to the creation of a cohesive
streetscape by:
a) placing the principal building entrances towards the street and where applicable, towards
corner intersections;
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b) framing the street and creating a sense of enclosure;
c) providing variation in façade articulation and details;
d) connecting active uses to the public realm to enhance the liveliness and vibrancy of the
street, where applicable;
e) incorporating sustainable design elements, such as trees, plantings, furnishings, lighting,
etc.;
f) coordinating improvements in building setback areas to create transitions from the public
to private realms; and,
g) improving the visibility and prominence of and access to unique natural, heritage, and
built features.
The building design has incorporated the above policies in order to ensure a cohesive streetscape.
This can be seen through the principal building entrances orientation, the variation of façade
articulation, the connections provided through the development, sustainable design elements
such as green roofs and landscaping as well as the setbacks incorporated to achieve a human
scale.
Policy 6.7.1 speaks to urban squares. It states that urban squares, as extensions of the public
realm, should be safe, publicly accessible and barrier-free places that:
a)
b)
c)
d)

integrate local history, culture and natural features;
maximize user comfort and enjoyment;
adapt to changing needs of users; and
promote formal and informal social interactions.

Furthermore, Policy 6.7.3 states that large development projects are encouraged to include a
single, large urban square or a series of smaller urban squares.
This phase of the development block will include an urban square at the northern extent of the
property. Subsequent phasing of the block intends on incorporating additional at-grade urban
squares. Through public art, it may integrate local history and culture and highlights natural
features by incorporating landscaped areas. This square will be shaded for part of the day thereby
maximizing comfort and will be easily adaptable. Furthermore, it is will be the stage for formal and
informal social interactions.
Section 6.9 of the Livable Oakville Official Plan explores policies related to built form. The proposal
for the Subject Lands present a built form that creates a sense of identity and provides commercial
uses as well locates the main entrance oriented to the street to provide interest and access for
pedestrians at ground level (Policy 6.9.1, Policy 6.9.4. Policy 6.9.5, Policy 6.9.6). The proposed
building provides a unique architecture with articulated facades, presents variations in massing
and building heights while ensuring compatibility with surrounding developments presently
located in the surrounding neighbourhood as well as future development (Policy 6.9.3, Policy
6.9.7, Policy 6.9.8). Additional justification and a detailed explanation of the proposed urban
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design features can be found in the Urban Design Brief accompanied with this submission.
Transportation
The following section outlines how the proposed development on the Subject Lands advance the
transportation policies outlined in the Town of Oakville Official Plan.
Policy 8.1.2 outlines that
a) the Town’s transportation system shall support and maximize the efficient use of land
through urban development plans and provide mobility alternatives.
The proposal for this compact building that is situated along major bus routes which will assist in
the Town’s objective to maximize efficient use of land around transportation systems.
Policy 8.9.2 states that the Town will encourage transit-supportive development within major
transit station areas and around transit terminal facilities.
The Uptown Core Transit Station is located approximately half a kilometer from the proposed
development. The compact built form envisioned for the Subject Lands will advance the Town’s
policy to encourage transit-supportive development surrounding public transit infrastructure.
Policy 8.9.6 identifies that the Town may require development to provide for and support
pedestrian and cycling facilities and provide access to public transit services and public transit
stations within a walking distance of generally no more than 400 metres.
The proposal works to achieve this objective through the creation of an attractive streetscape
lining the buildings edge to provide pedestrian facilities to easily access public transit services.
Policy 8.12 outlines policies related to integrating land use and transportation. In particular,
section 8.12.2 denotes that:
Development plans shall be designed with specific regard to the safe, convenient and efficient
provision of public transit as well as pedestrian and cycling facilities. In particular, to facilitate
the development of a transit-supportive urban structure, the following measures will be
reflected in all development proposals:
a) densities supportive of transit, which are commensurate with the type and
frequency of transit service planned for the area and/or corridor, particularly near
transit stops and stations;
b) a road pattern and related pedestrian and cycling facilities network that provide for
direct pedestrian and cycling access to transit routes and stops;
The development proposal advances the policy directives of integrating land use and
transportation as the proposal has the potential to provide transit supportive densities through the
creation of 226 new residential units in addition to the proposed at-grade commercial space. In
addition, the proposed road network surrounding the development will provide short walkable
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blocks, an inviting public realm and will allow for those utilizing the Subject Lands with easily
accessible transit options.
Parking
Policy 8.15 of the Official Plan outlines parking policies within the Town of Oakville. The initial
phase of the development intends on providing 324 parking spaces for residential and
commercial uses. The following provides justification regarding how the proposed development
upholds the intent of the parking policies of the Official Plan.
Policy 8.15.2 states that on-street parking will be permitted wherever possible to increase activity
along the street, reduce vehicle speeds and serve as a protective buffer between pedestrians and
moving vehicles. To encourage the provision of such parking, appropriate engineering design
standards for roadways, including lay-bys and accommodation for safe cycling, shall be developed.
Reduced off-street parking requirements will be established for specific areas where appropriate,
particularly in major transit station areas and within the Growth Areas.
The development will increase activity along the street and contribute to the goal of reducing
vehicle speeds, while creating a protective buffer between pedestrians and moving vehicles by
including on-street lay-by parking options.
Policy 8.15.3 states reduced surface parking may be considered as part of a TDM plan.
The mixed use development includes a minimal amount of surface parking spaces and two levels
of underground parking which contributes to TDM initiatives.
Sustainability
Policy 10 of the Livable Oakville Plan discusses the role of sustainability in the Town’s
development outlining policies related to such items such as Energy Conservation.
Policy 10.4.1 states that the Town shall promote and encourage development which minimizes
energy consumption when evaluating planning applications by:
a) seeking a compact urban form;
b) encouraging mixed use development where appropriate to minimize motor vehicle trips.
The proposed development consists of a 12 storey, mixed use building which represents a
compact built form. The high density nature of the building and its close proximity to a variety of
land uses and community facilities encourages the use of active transportation to complete day to
day tasks.
Mixed Use Policies
Policy 12 describes policies which relate to the lands designated at Mixed Use are to be focused
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on the lands within the Growth Areas. General policies of this section state:
Policy 12.1.1 The intent of the Mixed Use designations is to allow for a
diversity of residential, commercial and office uses which are integrated in
buildings to provide for the efficient use of municipal services and
infrastructure
Policy 12.1.3 The Mixed Use designations are intended to create animated
streets by providing retail and service commercial uses on the ground floor of
mixed use buildings, fronting onto the street and other pedestrian
environments. The location and size of any use on upper and/or lower floors
within mixed use buildings will be determined through the development
process and regulated by the implementing zoning.
The proposal upholds the intent of the Mixed Use Designation as is aims to develop a mixed use
building with residential and commercial uses. The at-grade commercial spaces will enhance the
walkability and animation of the neighbourhood and the streets which they face. Additionally, the
proposed urban square will assist with the animation pedestrian environment.
Policy 12.5 further delineates the Mixed Use designation to describe various land use typologies
that may occur within a mixed use environment. The Subject Lands are within the land use
designation of Urban Core in the Mixed Use area. The following policies outline the permitted
uses, permitted building heights and parking provisions for these areas:
Policy 12.5.1 Permitted Uses
a) A wide range of retail and service commercial uses, including restaurants,
commercial schools, offices and residential uses may be permitted in the
Urban Core designation. Retail and service commercial uses shall be
provided on the ground floor of mixed use buildings that directly front a
public street. These uses may also extend to other floors. Entertainment
facilities and hotels may also be permitted. Office uses and ancillary
residential uses may be provided on the ground floor and above the
ground floor.
Policy 12.5.2 Building Heights
a) Buildings within the Urban Core designation shall be a minimum of 8
storeys in height and a maximum of 12 storeys in height.
b) Additional building height may be considered in accordance with the
applicable bonusing policies in this Plan.
Policy 12.5.3 Parking
a) Underground and/or structured parking shall be encouraged
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The proposal for a mixed use building on the Subject Lands advances the objectives of the Official
Plan as it is planned to include residential uses above the at-grade commercial uses. The Subject
Lands are designated as Urban Core allow for 8-12 storeys, however, the Subject Lands have been
outlined on Schedule M2 as being permitted for 6-8 storeys. As such, the permission of additional
density will require the Town and the applicant to reach an agreement in relation to bonusing. The
proposal includes all of the provided parking, advancing the Town’s goal of reducing the at-grade
parking within these areas.
Uptown Core
Policy 21 describes the policies related to the Growth Area referred to as the Uptown Core. The
Subject Lands are located in the Uptown Core and are designated as being within the Main Street
District with a portion of the lands being within the Urban Neighbourhood District. The Uptown
Core is a community bounded by Dundas Street to the north, Sixth Line to the west, Glenashton
Drive to the south and Trafalgar Road to the east. The goal of this area is to create a mixed use
neighbourhood medium to high density built form that is pedestrian friendly and well serviced by
public transportation.
Policy 21.2.1 outlines that a key objective of the Town is to establish the Uptown Core as a vibrant
community in which to live and work by:
b) ensuring the opportunity for a full range and mix of medium and high density housing
types, including affordable housing;
c) providing a transition between the concentration, mix and massing of buildings within the
Uptown Core and the lower density residential neighbourhoods adjacent to the area;
b) requiring development to be compatible with and complementary to adjacent and/or
nearby development; and,
c) promoting a socially, economically and environmentally sustainable community within
the Uptown Core.
The proposal advances the directives of the Official Plan as it provides medium density housing
types. It will add to the mix and massing of building types within the Uptown Core, while
respecting the need for transitions between buildings. The proposed mixed use development will
be compatible with current and future residential and commercial land uses surrounding the site.
Finally, the proposed development will provide the opportunity to promote a socially,
economically and environmentally sustainable environment within the community as it will be
surrounded by a mix of uses, with access to transit and active transportation options.
Policy 21.2.3 outlines that the Uptown Core is intended to provide for transit-supportive,
accessible and sustainable development by:
a) promoting high density forms of residential development and by co-ordinating land use,
transportation infrastructure and urban design;
The proposal for a mixed use building advances the goal of accessible, transit-supportive and
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sustainable development. The development will be situated in close proximity to a range of transit
options, commercial development and recreational spaces accessible to the community.
Policy 21.3.2 identifies the objective of the Urban Neighbourhood District as follows:
The Urban Neighbourhood District shall be primarily a residential area permitting tall mixed
use buildings. It is expected that retail and service commercial uses, with limited office uses,
will be permitted on the ground floor of mixed use buildings.
A portion of the initial phase of development will be located within the Urban Neighbourhood
District. The proposed development aligns with the goals of the Urban Neighbourhood District as
development is intended to take the form of a mixed use residential building with at-grade retail
and service commercial uses.
Policy 21.3.4 outlines the main intent of the Main Street District as follows:
The Main Street District shall become the focal point of pedestrian and
community activity in the Uptown Core. It is the intention of this Plan that in
the long-term the Main Street District will be redeveloped with a mix of retail
and service commercial uses on the ground floor of buildings with residential
and/or office uses above. Office uses on the ground floor and retail and
service commercial uses on the second floor shall be limited. The
development in this District will be mid-rise in scale with an emphasis on a
high quality public realm that is pedestrian-oriented. There shall be variation
in the range of heights within this District.
The proposal aligns with the objectives of the Main Street District vision as it intends on creating
an animated and inviting pedestrian experience through the implementation of commercial uses
at-grade along the building façade. The proposed step backs contribute to creating a human scale
from the sidewalk level and create spaces that are comfortable for those travelling along the
buildings edge. The proposal also includes the creation of an urban square at the north end of the
property.
Policy 21.4.1 provides greater detail relating to the functional policies of Transportation in the
Uptown Core. The following policies identify how the Subject Lands uphold these policies of the
Official Plan.
d) Parking
i)

Below grade parking and above-grade parking structures are preferred. Additional lot
coverage for buildings may be considered if at least 75 percent of the required parking
is provided below-grade or in an above-grade structure.

e) Pedestrian Connections
A well-defined pedestrian walkway system shall be required linking lots and blocks within
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the Uptown Core. The system will provide linkages between buildings, adjacent sites,
surrounding areas, public streets, particularly those with transit routes, and the general
pedestrian system in surrounding communities.
In relation to parking, the current proposal puts forth a parking plan which provides parking below
ground and through lay-bys, thereby providing parking for both residential and service
commercial uses. The proposal outlines the provision324 parking spaces.
The proposal identifies clear pedestrian connections by creating entrances to the residential
component of the building on the east and west side of the development. Commercial spaces
may be accessed from the street level along the buildings edge. This will create ease of movement
for those utilizing public transit options or accessing the commercial uses on the east side of the
site, or for those wishing to travel to future adjacent buildings, or to access commercial uses atgrade.
Policy 21.4.3 relates to the Urban Design of developments occurring with the Uptown Core
Growth Area. It states that:
b) Building heights shall be permitted in accordance with Schedule M2. Both a minimum and
maximum number of storeys have been established.
c) Additional building height beyond the permitted maximum may be considered in
accordance with the applicable bonusing policies in this Plan.
When referring to Schedule M2, the permitted heights range from six to eight storeys. As noted in
Policy 21.7.2.a), height increases of up to 4 storeys are permitted without amendment to the OP in
exchange for community benefits. The southern portion of the proposed building to which these
policies apply is 12 storeys in height. The applicant will work with Town staff through the
development review process to identify the appropriate community benefits.
Policy 21.4.4 provides growth targets that anticipate that the Uptown Core will evolve and, at full
build out, accommodate approximately 16,600 residents and 3,000 jobs. This target includes the
existing population and employment, and the addition of approximately 4,960 residential units.
The addition of a twelve storey mixed use building on the Subject Lands will assist in objective of
the Livable Oakville Plan to accommodate 16,600 residents and 3,000 jobs. Although office space
has not been planned for the Subject Lands, the at-grade commercial uses have the potential to
contribute to the employment targets.
Policy 21.7 outlines the implementation policies which apply specifically to the Uptown Core
Growth Area.
Policy 21.7.1 speaks to the phasing and transition of development related to the vision of a high
density Uptown Core. The Official Plan states that:
d) The Uptown Core shall evolve from its current focus and be redeveloped to accommodate
the form and density set out in the mixed use designations. Development applications
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relating to the build out of the Uptown Core shall not preclude or undermine the longterm vision for higher density mixed use development and shall incorporate the urban
design policy requirements as set out in Part C, as applicable. Reduced parking
requirements may be considered through minimum and maximum standards in the
Zoning By-law to facilitate the location of buildings in accordance with the urban design
policies.
The proposed development upholds the vision of the Uptown Core Growth Area through the
provision of a 12-storey mixed use building. Utilizing the urban design policies set out in Part C, it
provides an inviting pedestrian realm, with walkable street lengths that will uphold the long-term
vision for the area.
Policy 21.7.2 outlines policies related to bonusing in the Uptown Core Growth Area. It states:
d) The Town may allow increases of up to four storeys beyond the maximum permitted
building height in the areas of the Uptown Core delineated on Schedule M2, without
amendment to this Plan. The additional height may be allowed in exchange for the
provision of public benefits as listed in Policy 28.6.2, and with priority given to those public
benefits noted in Policy 21.7.2 c).
e) Bonusing shall only be permitted within the Uptown Core if supported by a transportation
impact analysis which identifies cumulative impacts and confirms that the additional
development will not adversely impact the transportation network or, where cumulative
impacts are identified, that such impacts are accommodated through transportation
improvements which are to be provided through agreement by the applicant.
f)

Public benefits considered appropriate for the application of increased height and density
in the Uptown Core may include, but are not limited to:
i. a pedestrian boardwalk along the west edge of the pond in Memorial Park, south of
Wellspring;
ii. a trail system around the ponds in Memorial Park including a pedestrian bridge
crossing;
iii. the completion of the Trafalgar Memorial space;
iv. affordable housing;
v. underground public parking;
vi. grade separated pedestrian/cycling facilities over Dundas Street and/or Trafalgar Road;
and,
vii. transit (conventional and rapid transit).

The southern portion of the proposed building is eligible for consideration to permit height
increases through bonusing without an amendment to this plan. As such, the height for this
portion of the building is 12 storeys. This height and density increase is supported through the
accompanying technical documentation submitted with this application, including a
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Transportation Impact Study. The applicant will work with Town staff through the development
review process to identify the appropriate community benefits.
Based on the above review, we are of the opinion that the proposed amendment conforms
with the policies of the Livable Oakville Plan.

5.6 Town of Oakville Zoning Bylaw 2014-014
The Subject Lands fall within a Mixed Use Zone and are zoned Urban Core (MU4) with special
provision 38 (See figure 14). The current zoning permits a variety of uses including apartments,
townhouses, commercial uses and mixed use buildings. The current maximum permitted building
height is 8 storeys. As described in Section 4.4 of this report, the proposed ZBA works within
Special Provision 38 by amending existing provisions as well as introducing new ones as they
relate specifically to the development proposal currently being advanced. Table 4 lists all of the
proposed by-law modifications and the corresponding justification for each.

Table 4: Justification for Parent Zone Modifications
Modification

Justification

Increase in height
provisions from 8 storeys
to 12 storeys for the
southern portion of the
development area.

The proposed amendment to the Zoning By-law
Amendment implements the bonusing policies of the
Official Plan and optimizes the development of the Subject
Lands, consistent with the other policies of the Official Plan.
The accompanying Urban Design Brief demonstrates that
the proposed building (with the proposed increase in
height) meets the City’s urban design objectives and
policies. Furthermore, the accompanying shadow study
demonstrates that the proposed building form will not
cause negative shadowing impacts to adjacent properties or
public spaces.

Removal of maximum
yard provisions when an
abutting urban square is
being proposed

This provision carries forward an existing provision
applicable to Mixed Use zones in Section 8.3 of the Zoning
By-law.
A publicly accessible urban square is proposed at the north
end of the site at the corner of Oak Walk Drive and Oak Park
Boulevard. Since this property is not intended to be severed
and dedicated to the City, a provision is required to remove
the maximum yard requirement. The amendment is
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technical in nature and allows for the creation of a desirable
public space.
Decrease in the set back
of a rooftop mechanical
penthouse from the edge
of the roof from 4 metres
to 2 metres.

The building contains multiple levels of stepbacks and
building recessions to break up the building mass and create
visual interest. The Mechanical penthouse is intended to
visually function as part of the overall building design vision.
A parapet will also be provided along the roof edge.

Removal of the minimum
storey height
requirements for ancillary
residential areas;

These modifications collectively recognize the unique
design of the building which contains apartment units,
townhouse units and commercial units. As such, the
modifications are required to effectively incorporate these
uses into one building along with their ancillary floor areas
while maintaining overall functionality and building
aesthetics.

Increase in maximum
front yard from 2 metres
to 3.6 metres and reduce
the building height to
which the maximum front
yard provision applies
from “the first 12 metres”
to “the first 7 metres”.
Decrease in the minimum
parking rate for residential
parking from 1.5 to 1.4
spaces per dwelling unit
(inclusive of visitor
parking).

These modifications also facilitate the creation of the urban
square by allowing a reduced height for the abutting
portion of the building to mitigating shadowing impacts.

The Subject Lands are located a 6 minute from the Uptown
Core Transit Terminal which provides access to multiple local
transit routes, including the Oakville GO Station (Section 2.4).
The surrounding neighbourhood is also developing to be
highly walkable and possesses a range of uses and services
in close proximity to the site (see Section 2.3).
Up to 256 secure bike parking spaces will also be provided
which exceeds the City’s maximum required 30 spaces.
These factors will encourage residents to utilize active
transportation and rely less on private vehicles use and
thereby advance provincial, regional and municipal policies
related to active transportation, complete communities and
transit-supportive development.
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6.0 SUMMARY AND CONCLUSIONS
As outlined in this report, together with the supporting technical reports, the proposed
development and associated Zoning By-law Amendment, this proposal represents the appropriate
intensification of the Subject Lands.
Based on the existing physical context and surrounding neighbourhood, the technical assessment of
the proposal and our analysis of the proposal within the current and proposed policy and regulatory
context:
1. The proposed Zoning By-law Amendment is consist with and conforms with the PPS, the
Growth Plan and the Reginal Official Plan;
2. The proposed development conforms with the in-force Town of Oakville Official Plan, and
implements the bonusing policies specifically identified for the Subject Lands;
3. The proposal can be adequately serviced and does not create any impacts to municipal
servicing;
4. The proposal is well-served by existing community infrastructure including public transit,
parks and schools;
5. The proposal enhances the pedestrian environment along the exterior street frontages and
provides an urban square; and,
6. The proposal is compatible with the existing neighbourhood and does not create adverse
impacts.
The proposed development is appropriate for the Subject Lands, represents good planning and is in
the public interest. Based on these conclusions, it is recommended that the proposed Zoning By-law
Amendments be approved.
Respectfully submitted,

MHBC

Oz Kemal, BES, MCIP, RPP
Partner
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Gerry Tchisler, MPL, MCIP, RPP
Associate
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Appendix A

Appendix B

Looking north at Hays Boulevard and Oak Park Boulevard at the Subject lands

Looking north east towards the Subject Lands at Hays Boulevard.

Looking north towards the commercial developments and transportation infrastructure located at
the intersection of Oak Walk Drive and Oak Park Boulevard.

Looking south from Oak Walk Drive towards the vacant subject lands.

Looking east along Oak Walk Drive at the northern extent of the Subject Lands

Development located south of the subject lands.
t

Development

Trafalgar Memorial is green space that is situated directly south of the Subject Lands.

Additional green space is located south west of the subject lands.

Appendix C

Revised June 26, 2018

THE CORPORATION OF THE TOWN OF OAKVILLE
DRAFT
BY-LAW NUMBER 2019-XX
“Being a By-law to amend Zoning By-law 2014-014”, as amended, to introduce new zoning for
lands within the Town of Oakville
WHEREAS the Corporation of the Town of Oakville has received an application to amend Zoning
By-law 2014-014, as amended; and,
WHEREAS authority is provided pursuant to Section 34 of the Planning Act, R.S.O 1990, C.P.13 to
pass this by-law; and
NOW THEREFORE the Council of the Corporation of the Town of Oakville hereby enacts that
Zoning By-law 2014-014, as amended, be further amended as follows:
1. Part 15, Special Provisions, of By-law 2014-014 as amended, is further amended by revising
Special Provision No. 38 as follows:
a. Adding the following new provisions to Section 15.38.2:
i.

ii.

iii.
iv.
v.

Requirements for the maximum yard abutting any public road do not
apply for a yard when an urban square measuring no less than 300.0
square metres in area and having a minimum length of 10.0 metres is
provided in that yard for lands shown within the hatched grey line on
Figure 15.38.1.
Mechanical rooms and ancillary residential uses located on the second
storey shall not count as a storey for the purposes of calculating total
building height for lands shown within the hatched grey line on Figure
15.38.1.
Maximum number of storeys for lands shown both
12
within the hatched grey line and the shaded red area
on Figure 15.38.1.
Maximum height for lands shown both within the
41.5 m
hatched grey line and the shaded red area on Figure
15.38.1.
Minimum setback for rooftop mechanical equipment 2 m and shall be
and a mechanical penthouse, for a building located
screened by an
within the hatched grey line that abuts Hays
architectural
Boulevard and Oak Park Drive, that is greater than 2.0 treatment
metres in height and not screened by an extension of
the building façade from all edges of the roof.

Revised June 26, 2018

b. Removing Provision f) in Section 15.38.2 and replacing it with the following
provision:
i.

Minimum number of storeys for any part of a building
containing only ancillary residential uses and
recreational space for lands shown within the black
boundary (greater than or equal to 37.0 metres of Oak
Park Boulevard) on Figure 15.38.1

2 storeys

c. Adding the following new provision to Section 15.38.3:
i. Minimum number of parking spaces for residential
uses for lands shown within the hatched grey line
(within 37.0 metres of Oak Park Boulevard) on Figure
15.38.1

1.4 per dwelling,
inclusive of visitor
parking

d. Removing the current version of Figure 15.38.1 in Section 15.38.4 and replacing it
with the following version:

Revised June 26, 2018

This By-law shall come into force and effect in accordance with the provisions of the Planning Act,
R.S.O 1990, C.P.13.
This By-law read a FIRST, SECOND, and a THIRD time and finally PASSED on the _____ day of
_______________, 2019.

______________________________
Mayor

______________________________
Clerk

