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INTRODUCTION
Wellings Planning Consultants Inc. was retained by FCHT Holdings (Ontario)
Corporation (“First Capital”) to provide planning advice and prepare the required
Planning Justification Report in support of applications to amend the Town of
Oakville Official Plan (“Livable Oakville”) and Town Comprehensive Zoning By-law
2014-014 (“Zoning By-law”).
The purpose of the applications is to facilitate the redevelopment of the westerly
portion of the property, known as Olde Oakville Market Place, located at 271
Cornwall Road and 485 Trafalgar Road (“subject lands”), for a mixed-use
development consisting of two (2) buildings proposed at 14 and 19 storeys
respectively. Specific details regarding the development proposal will follow in this
report.
PROPERTY DESCRIPTION AND SURROUNDING LAND USES
The subject lands are located at the northeast corner of Trafalgar Road and
Cornwall Road in the Midtown Oakville Urban Growth Centre/Mobility Hub. The
subject lands are bordered by Trafalgar Road to the west, an active railway line to
the north, additional commercial uses to the east and Cornwall Road to the south.
The subject lands are currently accessed from Cornwall Road with an existing
egress to Trafalgar Road which is proposed to remain. The location of the subject
lands is shown on Schedule 1 to this report.
The subject lands cover an area of approximately 0.60 hectares of a larger 5.0
hectare commercial plaza and presently consist of two (2) existing commercial
buildings which will be demolished to facilitate the redevelopment. These buildings
form part of the larger Olde Oakville Market Place property which consists of a
variety of commercial uses including Whole Foods, LCBO, Shopper’s Drug Mart
and Starbucks. These commercial uses will remain as part of the redevelopment.
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Surrounding land uses include a residential neighbourhood on the south side of
Cornwall Road with some commercial uses along the Cornwall Road frontage.
The south side of Cornwall Road consists of a larger, well landscaped boulevard
with a transit stop. On the west side of Trafalgar is a six (6) storey GO parking
structure and the GO Operations Centre (155 Cornwall Road). North of the railway
line are lands of a former car dealership now occupied by Gears Bike Shop. The
lands north of the railway also form part of the Midtown Oakville Urban Growth
Centre. To the east are additional commercial uses and open space/creek lands.
PROPOSAL
As noted above, the proposal is to redevelop the west portion of the subject lands
for two (2) mixed use buildings. A complete site plan package showing the existing
conditions, site plan layout and configuration of the proposed mixed use buildings,
floor plans and site and building sections is attached as Schedule 2 to this report.
The proposed redevelopment will involve the removal of the two (2) existing
commercial buildings on the west side of the subject lands. The combined size of
the two buildings is approximately 2,600 square metres. The removal will facilitate
the development of a fourteen (14) storey mixed use building oriented toward the
intersection of Cornwall Road and Trafalgar Road (Building D) and a nineteen (19)
storey mixed use building oriented toward the rear, northwest corner of the subject
lands adjacent to railway property (Building C). The mixed use building will also
include ground floor retail, and a second floor office and gym.
A breakdown of the proposed mixed use redevelopment is as follows:
•

•
•
•
•

292 residential units (Building C – 164 units and Building D – 128 units).
The size of units includes 97 units greater than 75 square metres and 195
units less than 75 square metres. The breakdown in the size of units
provides for a broad range of accommodation for individuals, couples and
families. Market conditions will ultimately dictate the size and bedroom
count of the individual apartment units.
989 square metres of retail (Building C – 310 square metres and Building D
– 679 square metres).
3,076 square metres of commercial (i.e. office and gym uses).
Three (3) levels of underground parking to accommodate 300 new parking
spaces.
102 long-term bicycle parking spaces.

As noted above, the subject lands are currently accessed from Cornwall Road with
an existing egress to Trafalgar Road. The intent is to retain the current access
arrangement with one exception. It is also proposed that the current restriction of
the left turn in from Cornwall Road be lifted with appropriate turn lane
improvements.
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PRE-CONSULTATION
A pre-consultation meeting with Town and Regional staff was initially held on
November 7, 2018 to discuss the proposed applications. The November 2018 preconsultation meeting was based on a mixed use development consisting of 10 and
16 storeys respectively. Based on a further review and assessment by First Capital
and its consulting team, the proposal was subsequently revised to 14 and 19 storey
mixed use buildings.
A further pre-consultation meeting was held on July 10, 2019 at the request of
Town staff. The July 2019 pre-consultation assessed the 14 and 19 storey mixed
use proposal. No further studies/materials were requested in addition to those
identified at the November 7, 2018 meeting.
The plans, reports and studies identified at the pre-consultation meetings have
been included as part of the application submission package.
PUBLIC INFORMATION MEETING (“PIM”)
A Public Information Meeting (“PIM”) regarding the proposal was held on May 14,
2019 in accordance with Town policies and procedures. The PIM was based on
the current 14 and 19 storey mixed use proposal. The meeting was held at Oakville
Town Hall in the Palermo Room and was attended by the public and First Capital
along with its entire consulting team. The PIM was an open house format with oneon-one discussions between the public and the First Capital team.
The PIM minutes are appended as Schedule 3 to this report. The public comments
received have been categorized under the headings of pedestrian connectivity;
traffic and transportation; urban design; landscape; planning; and servicing.
These concerns have been responded to through the various reports and studies
provided in support of the applications including this report.
PLANNING FRAMEWORK
Growth Plan for the Greater Golden Horseshoe (“Growth Plan”)
The May 2017 version of the Growth Plan for the Greater Golden Horseshoe
(“Growth Plan”) was recently amended and renamed. The amended Growth Plan
is titled “A Place to Grow: The Growth Plan for the Greater Golden Horseshoe”
which came into effect on May 16, 2019. The updated Growth Plan continues to
provide policies for the management of population and employment growth and to
guide municipal decisions on a variety of issues such as transportation,
infrastructure planning, land-use planning, urban form, housing, natural heritage
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and resource protection.
The Guiding Principles (Section 1.2.1) of the Growth Plan support the following
relevant principles:
•
•
•

Complete communities 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;
and,
Support a range and mix of housing options including second units and affordable housing to serve all sizes, incomes and ages of households.

These Guiding Principles have been implemented through specific policies
contained in Section 2 (Where and How to Grow). The Growth Plan emphasizes
building of compact and complete communities that are well-designed, offer
transportation choices and use of active transportation, accommodate people’s
needs throughout an entire lifetime and have an appropriate mix and range of
housing, jobs, local services and public service facilities.
Section 2.1 supports mixed-use intensification within built-up urban areas in
proximity to transit. Some of the key paragraphs within Section 2.1 of the Growth
Plan are outlined as follows:
“To support the achievement of complete communities that are
healthier, safer, and more equitable, choices about where and
how growth occurs in the GGH need to be made carefully.
Better use of land and infrastructure can be made by directing
growth to settlement areas and prioritizing intensification, with
a focus on strategic growth areas, including urban growth centres and major transit station areas, as well as brownfield sites
and greyfields. Concentrating new development in these areas
provides a focus for investments in transit as well as other
types of infrastructure and public service facilities to support
forecasted growth, while also supporting a more diverse range
and mix of housing options...”
“This Plan recognizes transit as a first priority for major
transportation investments. It sets out a regional vision for
transit, and seeks to align transit with growth by directing
growth to major transit station areas and other strategic growth
areas, including urban growth centres, and promoting transit
investments in these areas. To optimize provincial investments
in higher order transit, this Plan also identifies priority transit
corridors and the Province expects municipalities to complete
detailed planning for major transit station areas on these
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corridors to support planned service levels.”
“It is important that we maximize the benefits of land use planning as well as existing and future investments in infrastructure so that our communities are well-positioned to leverage
economic change...”
The policies of the Growth Plan consider Midtown Oakville, including the subject
lands, as a “Strategic Growth Area” which is defined as:
“Within settlement areas, nodes, corridors, and other
areas that have been identified by municipalities or
the Province to be the focus for accommodating
intensification and higher-density mixed uses in a
more compact built form. Strategic growth areas
include urban growth centres, major transit station
areas, and other major opportunities that may include
infill, redevelopment, brownfield sites, the expansion
or conversion of existing buildings, or greyfields.
Lands along major roads, arterials, or other areas with
existing or planned frequent transit service or higher
order transit corridors may also be identified as
strategic growth areas.” (underline added)
Other key policies of the Growth Plan pertinent to the First Capital applications are
summarized below and include:
•

2.2.1(2)(c) – within settlement areas, growth will be focused in delineated built-up areas; strategic growth areas; locations within existing or planned transit; and areas with existing or planned public
service facilities.

•

2.2.1(4) – support the achievement of complete communities that
feature a diverse mix of land uses and range of housing options to
accommodate people at all stages of life and the needs of all
household sizes and incomes.

•

2.2.3(1) – urban growth centres will be planned as focal areas of investment; to accommodate and support a transit network at a regional scale and to accommodate significant population and employment growth.

•

2.2.3(2) – requires Midtown Oakville to achieve a minimum density
target of 200 residents and jobs per hectare by 2031 or earlier.
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•

2.2.4(1) – prioritize planning for major transit station areas to
achieve the policies of the Growth Plan.

•

2.2.4(9) – major transit station areas will be supported where appropriate by planning for a diverse mix of uses to support existing
and planned transit service levels; providing alternative development standards such as reduced parking standards; and prohibiting
land uses and built form that would adversely affect the achievement of transit-supportive densities.

•

2.2.4(10) – lands adjacent or near to existing and planned frequent
transit should be planned to be transit supportive and supportive of
active transportation and a range and mix of uses and activities.

•

2.2.6 (1) – support housing choice through the achievement of the
minimum intensification targets and identifying a range and mix of
housing options and densities.

•

3.2.3(1) – public transit will be the first priority for transportation infrastructure planning and major transportation investment.

•

3.2.3(2) – all decisions on transit planning will be made prioritizing
areas with existing or planned higher residential and employment
densities to optimize return on investment and the efficiency and viability of existing and planned transit service levels and increase
the capacity of existing transit systems to support strategic growth
areas.

The subject lands are located within the Town’s Built Boundary and form part of a
designated growth area. Schedule 4 of the Growth Plan identifies Midtown Oakville
as an “Urban Growth Centre”. The subject lands are also within a Strategic Growth
Area as noted above and a Major Transit Station Area (i.e. within 500 to 800 metre
radius and approximate 10 minute walk of a transit station). Urban Growth
Centres/Strategic Growth Areas/Major Transit Station Areas are expected to be the
focus of higher intensity, transit supportive and compact development.
The policies of the Urban Growth Centre (Section 2.2.3) identify these centres as
focal areas for investment in public services and transit that are intended to
accommodate significant population and employment growth. The Growth Plan
has established a minimum density target of 200 residents and jobs combined per
hectare for Midtown Oakville.
The policies of the Growth Plan seek to optimize the use of land and infrastructure especially within Urban Growth Centres and Major Transit Station Areas.
This is achieved by the prioritization of intensification and higher densities to
make efficient use of land and infrastructure and support transit viability, and the
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development of compact, vibrant and complete communities. The proposed redevelopment will assist in achieving the policies of the Growth Plan/Urban Growth
Centre by contributing to a complete community with additional housing choices
and by providing a density of development that is transit supportive and representative of compact development.
In summary, it is my opinion that the proposed redevelopment of the west portion
of the subject lands for higher density, mixed use purposes conforms to the
principles and policies of the Growth Plan. The development is located within an
Urban Growth Centre (i.e. Midtown Oakville) where significant population and
employment growth is expected. Further, the subject lands are within a Strategic
Growth Area and Major Transit Station Area as per the policies and definitions of
the Growth Plan. The proposal will result in compact development and add to the
range of housing choices for Midtown Oakville in close proximity to existing
commercial, recreational, cultural and entertainment uses all of which make up a
complete community.
I have reviewed the Growth Plan in its entirety and in my opinion the proposal
conforms thereto.
Provincial Policy Statement 2014 (“PPS”)
The policies of the PPS address building strong healthy communities; the wise use
and management of resources; and protecting public health and safety.
The PPS states that healthy, liveable and safe communities are sustained by a
number of features including “efficient development and land use patterns” [Policy
1.1.1 a)] and “accommodating an appropriate range and mix of residential
(including second units, affordable housing and housing for older persons),” as
well as employment, institutional and open space to meet long term needs [Policy
1.1.1 b)]. Policy 1.1.1 e) promotes “cost-effective development patterns and
standards to minimize land consumption and servicing costs”. The proposed
redevelopment achieves the policy objectives of providing efficient development
and a range and mix of residential housing types.
Settlement areas shall be the focus of growth and development [Policy 1.1.3.1].
Policy 1.1.3.2 requires land use patterns and densities and a mix of land uses
which support efficient land use and infrastructure, minimize negative impacts to
air quality and climate change, and be supportive of active transportation and
public transit. Transit-supportive is where transit is planned, exists or may be developed. Additionally, a range of uses and opportunities for intensification and redevelopment shall be provided [Policy 1.1.3.2 a) and e)]. Planning authorities
shall identify appropriate locations (e.g. Mobility Hubs) where intensification and
redevelopment can be accommodated [Policy 1.1.3.3].
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Policy 1.1.3.4 requires the promotion of appropriate development standards
which facilitate intensification, redevelopment and compact form, while avoiding
or mitigating risk to public health and safety.
It is my opinion that the redevelopment represents a reasonable and appropriate
intensification of the subject lands in accordance with the Region and Town Official
Plans; an efficient development and land use pattern; a cost-effective development
pattern; and an efficient use of land and existing infrastructure.
The PPS also promotes development standards which facilitate intensification,
redevelopment and a compact form of development as well as the establishment
of minimum density targets within built-up areas. New development in designated
growth areas should occur adjacent to built-up areas and shall have a compact
form, mix of uses and densities that allow for efficient use of land and infrastructure
[Policy 1.1.3.6]. Planning authorities shall establish phasing policies to ensure
specified targets for intensification and redevelopment and the orderly progression
of development within designated growth areas [Policy 1.1.3.7]. The subject lands
are situated within a designated growth area (i.e. Midtown Oakville Urban Growth
Centre).
Other pertinent and applicable policies not noted above that support the
redevelopment include:
•

1.4.3 – provision for an appropriate range and mix of housing types
and densities to meet projected requirements of current and future residents.

•

1.6.3 a) – before consideration of new infrastructure and public service
facilities, the use of existing infrastructure and public service facilities
should be optimized.

•

1.6.7.4 – promote a land use pattern, density and mix of uses that minimize the length and number of vehicle trips and support current and
future use of transit and active transportation.

•

1.7.1 – long-term economic prosperity should be supported by optimizing the long-term availability and use of land, resources and infrastructure.

Based on my comprehensive review of the PPS, it is my opinion that the proposed
mixed-use redevelopment on the west portion of the subject lands is consistent
with the policy directives of the PPS. The redevelopment represents an
appropriate, reasonable and optimal intensification of the subject lands in a
designated growth area. The redevelopment will also take advantage of existing
infrastructure, is transit supportive, and will add to the range and mix of housing
types in Midtown Oakville thus contributing to a complete community.
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Halton Region Official Plan/Amendment No. 38 (“ROPA 38”)
Urban Area Policies
The subject lands are designated “Urban Area” on Map 1 – Regional Structure by
the Halton Region Official Plan as amended by Regional Official Plan Amendment
No. 38 (“ROPA 38”). Map 1 also identifies Midtown Oakville as a “Mobility Hub”.
Map 3 identifies the lands as being part of a Major Transit Station Area (i.e. areas
within 500 metres of the Major Transit Station). The subject lands are not
designated or identified as part of the Regional Natural Heritage System.
The Urban Area objectives and policies in ROPA 38 are generally contained within
Sections 72 through 77 inclusive. Policies within Part III, Land Stewardship Policies
(Urban Area and Housing policies) and Part IV, Healthy Communities Policies are
applicable to the proposed redevelopment.
Table 2 to ROPA 38 indicates that a minimum of 13,500 new housing units are to
be added to the Built-up Area of Oakville, between 2015 and 2031. The time period
for achieving these forecasts is broken down in Table 2A (Regional Phasing) of
ROPA 38 as follows:
•
•
•
•

2012-2016 – 4,235 units
2017-2021 – 5,068 units
2022-2026 – 4,323 units
2027-2031 – 4,189 units

It is noted that these are minimum intensification and density targets.
Section 72 of ROPA 38 sets out some of the key objectives of the Urban Area
designation. These objectives are paraphrased as follows:
•
•
•
•

Support a form of growth that is compact and transit supportive and reduces the dependence on the automobile;
Encourage complete communities which afford maximum choices for residence, work and leisure;
To ensure growth takes place commensurately both within and outside the
Built Boundary; and,
Identify an urban structure that supports development of Intensification Areas and promotes intensification and increased densities.

Section 77(2.1) of ROPA 38 states that it is a policy of the Region to “direct, through
Table 2 and Table 2A, to the Built-Up Area a minimum of 40 per cent of new
residential development occurring annually within Halton in 2015 and every year
thereafter.” [Words in italics are defined in ROPA 38].
The subject lands are located within the Built-up Area of the Town of Oakville. The
proposed redevelopment will satisfy the intensification policies and contribute
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toward the minimum growth targets established by both the Region and the Town.
Intensification Areas is defined by ROPA 38 as follows:
“means lands identified by the Region or its Local Municipalities within the
Urban Area that are to be the focus for accommodating intensification.
Intensification Areas include Urban Growth Centres, Major Transit Station
Areas (including Metrolinx-designated Mobility Hubs), Intensification
Corridors, and Mixed Use Nodes”. (underline added)
The subject lands and proposed development are located within a designated
Urban Growth Centre, a Major Transit Station Area and a Mobility Hub as per the
applicable planning documents. As per the definition above, these lands are
situated within an Intensification Area.
The policies under Section 81 (Intensification Areas) of ROPA 38 direct
development with higher densities and mixed uses to Intensification Areas and
require local municipalities to prepare detailed Official Plan policies or an AreaSpecific Plan for Intensification Areas. Section 81(7.2) states as follows:
“Consider intensification and development of Intensification Areas as the
highest priority of urban development within the Region and implement programs and incentives, including Community Improvement Plans under the
Planning Act, to promote and support intensification.”
The policies under Section 81.1 address Urban Growth Centres which echo many
of the policies contained in the upper tier provincial planning documents. Urban
Growth Centres are intended to accommodate a significant share of population
and employment growth and support major transit infrastructure. Urban Growth
Centres are expected to achieve a minimum development density target of 200
residents and jobs combined by 2031.
Housing Policies
Housing policies are contained in Sections 84 through 86 inclusive of ROPA 38.
Both the Urban Area and Housing policy objectives in ROPA 38 include facilitating
and promoting intensification and increased densities. Section 86(6) in ROPA 38
partially states: “Adopt the following housing targets:
a) That at least 50 per cent of new housing units produced annually in Halton be in the form of townhouses or multi-storey buildings (underline
added); and,
Section 86(11) of ROPA 38 states:
“Permit intensification of land use for residential purposes such as infill,
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redevelopment, and conversion of existing structures provided that the
physical character of existing neighbourhoods can be maintained.”
Both the Urban Area and Housing objectives and policies set out in ROPA 38
include facilitating and promoting intensification.
Healthy Community Guidelines
I have also reviewed the Region’s Healthy Communities Guidelines. These
guidelines address: the built environment; mobility; the natural environment and
open space; human services; sustainable design; the economy and community
food supply.
The Healthy Community Guidelines state that a number of built environment
elements can contribute to a healthy community such as compact development.
The proposed redevelopment of the subject lands represents, in my opinion, a
compact form of development within an existing walkable, well-connected and
complete community. The proposal will also add to the current housing options
available for the Midtown Urban Growth Centre.
The proposed mixed-use development has been designed to be safe, efficient,
pedestrian oriented and attractive. In my opinion, the proposed development
satisfies the Healthy Community Guidelines.
In summary, I have reviewed the policies of the Regional Plan/ROPA 38 in their
entirety and in my opinion, the proposed redevelopment conforms to the Urban
Area and Housing policies. Policies throughout ROPA 38 include the facilitation
and promotion of intensification with a greater percentage of higher density units,
compact and transit supportive development, and development that contributes to
complete communities.
Town of Oakville Official Plan (“Livable Oakville”)
General
Schedule A1 (Urban Structure) to Livable Oakville identifies “Growth Areas”. One
of the Growth Areas identified is “Midtown Oakville” in which the subject lands are
located. The other Growth Areas include Downtown Oakville, Kerr Village, Bronte
Village, Palermo Village, and Uptown Core.
Schedule A2 identifies the Built Boundary and the “Midtown Oakville Urban Growth
Centre” which is situated within the Built Boundary. Livable Oakville states that the
majority of intensification and development within the Town is to occur within
designated Growth Areas. Section 4.1 of Livable Oakville indicates that Midtown
Oakville along with the Uptown Core and Palermo Village are the growth areas
expected to “...accommodate the highest level of intensification” and are
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“...intended to be developed as mixed use centres with transit-supportive
development focused around major transit station areas and along corridors”. Both
transit-supportive development and major transit station areas are defined terms
under Livable Oakville.
Schedule C (Transportation Plan) classifies Cornwall Road as a “Multi-Purpose
Arterial” which is under the jurisdiction of the Town of Oakville. Trafalgar Road is
classified as a “Major Arterial” and is under the jurisdiction of the Region of Halton.
Both roadways are expected to handle higher volumes of traffic with controlled
access and encourage transit-supportive land uses along the right-of-way. The
proposed redevelopment will rely on existing full access points along Cornwall
Road and Trafalgar Road (exit only).
Schedule D (Active Transportation Master Plan) identifies a multi-use trail along
Cornwall Road. On Trafalgar Road north of Cornwall Road is a proposed bike lane
and south of Cornwall Road is a proposed signed bike route. The existing grade
separated pedestrian crossing has been identified on Trafalgar Road at the railway
underpass.
Midtown Oakville
The specific policies for Midtown Oakville are contained in Section 20 of Livable
Oakville. Midtown Oakville is approximately 100 hectares in size and is bounded
by the QEW to the north, Chartwell Road to the east, Cornwall Road to the south,
and Sixteen Mile Creek to the west. The location and transportation advantages of
Midtown Oakville are noted in Livable Oakville as follows:
“The interchange of Trafalgar Road and the QEW and the Oakville GO
Station are major entry points to the Town and distinguish Midtown Oakville as a strategic location to accommodate both population and employment growth. The accessibility by major roads and local and inter-regional transit, combined with a large amount of vacant and underutilized
land, provide the infrastructure and development opportunity to create a
complete urban community comprised of a mix of high density residential
and employment uses.”
The transportation opportunities of Midtown Oakville are further described in
Livable Oakville as follows:
“The Oakville GO/VIA Station is the Town’s primary hub for current and
planned transit and is a major transit station. Rail and bus connections
currently service the area and major improvements to the local and inter-regional transit network are planned. In addition to improvements to
the local bus network, there will be express commuter rail service and
bus rapid transit corridors along Trafalgar Road and Highway 403. The
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bus rapid transit systems will originate in Midtown Oakville and connect
with the broader Greater Toronto and Hamilton Area transportation network.”
Goal and Objectives
The Goal of Midtown Oakville is to “...be a vibrant, transit-supportive, mixed use
urban community and employment area.” (Section 20.1). This specific goal is
further articulated by various objectives under Section 20.2. The objectives found
in Section 20.2 reads as follows:
20.2 As Midtown Oakville develops, the Town will, through public actions
and in the process of reviewing planning applications, use the following objectives to guide decisions. (underline added)
20.2.1 To create transit-supportive development by:
a) ensuring the entire area is developed as a pedestrian-oriented environment focused on access to, and from,
transit;
b) improving internal road circulation and connections to, and
through, Midtown Oakville for public transit, pedestrians, cyclists and vehicles; and,
c) promoting a compact urban form with higher density and
higher intensity land uses.
20.2.2 To create a vibrant and complete new community by:
a) providing a mix of residential, commercial, employment, civic,
institutional, cultural and recreational uses, complemented by
public open spaces and public art, to attract different users
throughout the day;
b) directing major office and appropriate large scale institutional
development to Midtown Oakville;
c) ensuring high quality urban design that complements and
contributes to the vitality of both Midtown Oakville and the
Town;
d) providing a transition between the concentration, mix and
massing of uses and buildings in Midtown Oakville and
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neighbouring areas and properties;
e) facilitating public investment in transit, infrastructure and civic
facilities to support future growth; and,
f)

promoting district energy facilities and sustainable building
practices.

20.2.3 To achieve required growth targets by:
a) promoting the evolution of Midtown Oakville as an urban
growth centre and the Town’s primary Growth Area;
b) ensuring a minimum gross density of 200 residents and jobs
combined per hectare – a combined total of approximately
20,000 residents and jobs – by 2031 in accordance with the
Growth Plan;
c) providing opportunities for increased building height through
bonusing; and,
d) ensuring that development occurs in a comprehensive and
progressive manner by monitoring key development indicators at regular intervals.
These objectives have been implemented through various polices in Livable
Oakville. These policies are reviewed below.
Cornwall District
Schedule L1 (Midtown Oakville Land Use) identifies the subject lands as being
within the “Cornwall District”. The Cornwall District is one of five development
districts that comprise Midtown. The Cornwall District is described in Livable
Oakville as follows:
“20.3.5 Cornwall District
The Cornwall District shall include a mix of uses that define the southern
edge of Midtown Oakville and are compatible with the residential neighbourhood south of Cornwall Road. Commercial areas and active parkland will
serve the needs of residents and workers in Midtown Oakville and the surrounding area. Taller residential and mixed use buildings shall be located in
the vicinity of Sixteen Mile Creek and Trafalgar Road.”
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The intent of the above-noted policy is to orient taller residential and mixed use
buildings toward Trafalgar Road and Sixteen Mile Creek. With respect to building
heights, Schedule L2 of Livable Oakville shows a range of building heights from 410 storeys.
Urban Centre Policies
With respect to specific land use designations on Schedule L1, the west portion of
the subject lands is designated “Urban Centre” while the east portion of the Olde
Oakville Market Place is designated “Community Commercial”.
The Urban Centre policies are contained within Section 12.4 of Livable Oakville.
The Urban Centre designation provides for a mix of commercial (i.e. retail and
service commercial), office and residential uses. Development within this
designation “...should be oriented to the street and shall contribute to a high quality
pedestrian-oriented and transit supportive environment”. Permitted uses within this
designation under Section 12.4.1 include a wide range of commercial, office and
residential uses as noted above. Retail and service commercial uses shall be
provided on the ground floor of mixed use buildings that directly front on a public
street. It is noted that the “...size and location of uses shall be determined through
the development process and regulated by the implementing zoning.”.
Section 12.4.2 of Livable Oakville addresses building heights. Building heights
shall be a minimum of six (6) storeys and a maximum of eight (8) storeys in height.
This particular policy appears to conflict with the building height range provided on
Schedule L2 of Livable Oakville (i.e. 4 - 10 storeys). Section 12.4.2 b) indicates
that additional building heights may be considered in accordance with the
applicable bonusing policies of Livable Oakville. It is noted that the lands south of
the railway line have not been identified as “Lands Eligible For Bonusing” on
Schedule L2. Provincial policy along with the policies of Livable Oakville do not
preclude the consideration of additional building height and density outside the
identified eligible bonusing area, however, such consideration would be subject to
an amendment to Livable Oakville.
Section 12. 4.3 encourages the provision of underground parking which is provided
for through this development proposal. Surface parking is not permitted in front or
between buildings although limited surface parking may be considered for visitor
or commercial parking. In this case, there is existing surface parking for the
commercial uses. It is anticipated that surface commercial and residential visitor
parking will be shared with the resident parking being situated underground.
Exception Policies
Section 20.6 of Livable Oakville contains exception policies for Midtown Oakville.
Section 20.6.3 provides the following exception policy for the Olde Oakville Market
Place and in particular the subject lands:
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“20.6.3 The lands designated Urban Centre and Community Commercial at the
northeast corner of Cornwall Road and Trafalgar Road are recognized
as permitting the existing commercial centre and are subject to the
following additional policies:
a) Redevelopment in this location may occur gradually in a
phased manner and should:
i)

provide an attractive gateway to Midtown Oakville and
a transition to the established residential neighbourhood to the south; and,

ii) be a collection of buildings, diverse in design and
character, and in harmony with each other.
b) The proposed road connecting Reynolds Street to Allan
Street, as shown on Schedule L3, shall only be required as
part of a comprehensive site redevelopment.
The above-noted policy anticipates the potential for redevelopment of the subject
lands in a phased manner with emphasis on providing an attractive gateway to
Midtown Oakville, transition to the established residential neighbourhood to the
south, and producing buildings that are diverse in design, character and harmony
with each other.
The focus of the redevelopment is on the west side of the subject lands. This area
is closer to and more oriented to the train station and furthest from and the least
impactful on the residential neighbourhood to the south. Careful consideration has
been given to the design of the buildings as an enhancement of the gateway to
Midtown Oakville and to ensure an appropriate transition with the existing
neighbourhood to the south.
Transportation Policies
As noted above, Cornwall Road is classified as a “Multi-Purpose Arterial” under
Town jurisdiction while Trafalgar Road is classified as a “Major Arterial” under
Regional jurisdiction. Both roads are presently important in the accommodation of
vehicular traffic, transit and pedestrians, and this importance will be magnified in
the future.
The specific transportation policies are contained within Sections 8 and 20.4.1 of
Livable Oakville. Section 8 provides more general policies regarding road
classification and right-of-way widths which were previously addressed. Section
20.4.1 provides transportation policies which are specific to the Midtown Growth
Area. The specific policies recognize that “...A variety of new transit services, roads
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and pedestrian and cycling facilities are required to achieve the development
objectives for Midtown Oakville.”
Schedule L3 of Livable Oakville identifies the existing road network along with
proposed roads and future extensions and grade separations. A proposed future
road in the form of a crescent is identified through the Olde Oakville Market Place
site with connections to Reynolds Street and Allan Street. Given the current retail
function of the site and that the applications only address the westerly portion of
the subject lands, consideration of the proposed road would be premature at this
stage. Schedule L3 also identifies a number of “Grade Separated
Pedestrian/Cycling Facility” points.
The transportation policies also provide preference for below grade parking or
above-grade parking structures and discourage surface parking. Additional lot
coverage for buildings may be considered if at least 75% of the required parking
is below grade. The proposed redevelopment achieves this percentage with the
majority of the required parking being located within three (3) levels of underground
parking.
Section 20.4.1 f) iv) indicates that individual driveway access to Trafalgar Road
shall not be permitted. As previously noted, there is an existing egress onto
Trafalgar Road which is under the jurisdiction of the Region. The egress has
functioned successfully for several years without incident and the intent through
this redevelopment is to maintain this egress. Based on feedback from our Traffic
Engineer, the Region is in support of maintaining this egress and it would seem
that the egress has and will continue to lessen the reliance on the Cornwall
Road/Trafalgar Road intersection.
A detailed Transportation Study has been prepared by Burnside dated July 2019
to address transportation related matters. A review of the Study along with the
recommendations will be addressed later in this report.
Urban Design/Bonusing Policies
Section 20.4 of Livable Oakville provides urban design policies which make
reference to the bonusing policies. The project architect (Giannone Petricone
Associates) has prepared an Urban Design Brief which has been included with
the application submission. A brief overview of the Urban Design Brief will be
provided later in this report.
As mentioned previously, Schedule L2 (Midtown Oakville Building Heights)
identifies lands eligible for bonusing. These lands are located north of the railway
line between Eighth Line and Sixteen Mile Creek and south of the Q.E.W. As per
the bonusing policies of Section 20.7.2, the Town may allow for increases in
building height within these eligible areas in exchange for public benefits without
an amendment to Livable Oakville. Despite the height limits identified on
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Schedule L2, it does not appear there is a restriction on building height within the
eligible bonusing areas by virtue of the bonusing policies (see Section 20.7.2 d)).
However, as the subject lands are located outside of the defined area eligible for
bonusing, an amendment to Livable Oakville is required.
Implementation
The implementation policies under Section 20.7 address transition and phasing.
The policies acknowledge that development will likely occur gradually over the
long-term and be coordinated with the provision of infrastructure which is
reasonable and appropriate. The policies also note that “...Initial phases of
development shall not preclude the achievement of a compact, pedestrianoriented and transit-supportive urban form, or the transportation network on
Schedule L3.”
The proposed redevelopment is restricted to the westerly limits of the subject
lands which presently includes two (2) existing retail/office buildings. All other
buildings situated to the east including Whole Foods will remain. The proposed
redevelopment of the west portion of the property will provide a compact, transitoriented urban form. Further, it is my opinion that the proposal would not
preclude future redevelopment opportunities on the remainder of the site
including the future public road identified on Schedule L3.
It is my opinion that the proposed redevelopment will further many of the goals,
objectives and policies of Livable Oakville and the Midtown Urban Growth
Centre. More details with respect to conformity with the key goals and policies
under Livable Oakville will be provided in the Planning Opinion section of this
report.
Town of Oakville Zoning By-law 2014-014 (“Zoning By-law”)
The subject lands are currently zoned Midtown Transitional Commercial (MTC)
Zone. The MTC Zone permits a range and mix of retail and service commercial
uses consistent with the existing development on the subject lands.
The current Zoning By-law does not at this time implement the residential
permissions presently contained in Livable Oakville for the subject lands. The
proposed rezoning will facilitate these residential permissions through a mixed use
redevelopment.
DRAFT OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS
We have prepared Draft Official Plan (“OPA”) and Zoning By-law (“ZBA”)
Amendments in support of the proposed applications.
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The Draft OPA is attached as Schedule 4 to this report. The Draft OPA proposes
to maintain the current “Urban Centre” designation with a site-specific permission
for the proposed increase in height consistent with the proposed size and scale of
development as contemplated through the OPA application.
The Draft ZBA appended as Schedule 5 to this report similarly proposes to
maintain the MTC Zone with site-specific permission for an “Apartment Dwelling”
use together with specific zone height restrictions that would implement the
rezoning application.
It is anticipated that further discussions with Town Planning staff and refinements
will be required on the draft documents prior to finalization.
TECHNICAL SUPPORT FOR APPLICATIONS
In support of the applications, a number of studies/reports have been prepared.
These studies/reports form part of, and are integral to my planning opinion on the
applications. A brief overview of the technical studies/reports is as follows.
Urban Design Brief
An Urban Design Brief (UDB) was prepared by Giannone Petricone Associates
dated August 23, 2019. The UDB provides an overview of the design principles
that will guide the proposed design and how the proposed development achieves
compatibility with the surrounding area. The UDB was prepared in accordance with
the Town’s Urban Design Brief Terms of Reference.
The UDB reviews the existing context and applicable policies affecting the subject
lands. The UDB relies on six (6) key design principles as outlined in Livable
Oakville by Design Urban Design Manual. The UDB addresses the massing and
the preference of “breaking through the wall” by lowering the podium height “...to
create a pedestrian scaled experience” with varying building designs marking the
south entrance to Midtown Oakville. The UDB shows that the current design
respects the 45 degree angular plane.
The UDB also addresses pedestrian and vehicular circulation and access, design
features and materiality, and shadow impacts. The UDB indicates that the
development proposal will add to a vibrant community and attract a number of
different users throughout the day. The development will result in an increased land
use intensity and its compact form will create a pedestrian friendly, transit
supportive development adjacent to the GO Station. The stepped massing of the
development provides an appropriate transition to the existing residential
neighbourhood to the south with minimal shadow impacts.
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The UDB concludes that the project will enhance the existing streetscape,
reinforce existing street edges and create a development that addresses the
northeast corner of Trafalgar and Cornwall Roads. The proposal addresses the
applicable policies and guidelines of the Town.
Land Use Compatibility, Air Quality and Noise Compatibility Assessment
Novus Environmental Inc. (“Novus”) prepared a Land Use Compatibility, Air Quality
and Noise Compatibility Assessment dated June 20, 2019. The Assessment
focuses on air quality and noise and addresses potential impacts from surrounding
industries. The surrounding industries included the adjacent Whole Foods (301
Cornwall Road) and Oaktown Collision (359 David Road).
With respect to potential air quality impacts from industrial sources, Oaktown
meets the Class I separation distance from the site. Whole Foods is not expected
to generate concerns of odorous emissions and the separation of the proposed
development from Whole Food is approximately 60 metres which is located outside
the minimum separation distance for a Class I facility (i.e. 20 metres).
In regard to potential air quality transportation impacts, Novus have reviewed the
surrounding road network, consisting of Trafalgar Road, Cornwall Road and
Reynolds Street, and the adjacent CN railway line/Lakeshore West GO Transit rail
corridor. Due to the presence of existing residences in similar proximity to the
roads and railway line, the low-level emissions associated with the road traffic, and
the low elevation and infrequency of occurrence of air contaminant emissions
associated with train operations, Novus has indicated that a detailed study
regarding air quality is not required for the proposed development.
The potential noise impacts were addressed through the Environmental Noise and
Vibration Study. Novus concludes that the adjacent roads and railway line are not
expected to cause a compatibility concern with respect to air quality.
Environmental Noise and Vibration Study
An Environmental Noise and Vibration Study was prepared by Novus dated June
18, 2019. Novus addressed transportation and railway noise impacts, railway
vibration impacts, and stationary noise impacts from commercial/industrial sources
surrounding the proposal development. Based on their review, Novus has provided
the following recommendations:
•
•

Transportation Noise – requirement for upgraded glazing/windows;
provision for central air-conditioning; and appropriate warning clauses.
Transportation Vibration – no vibration mitigation measures are
recommended.
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Stationary Noise – the sound levels from all stationary sources are
predicted to be at or below the acceptable sound level limits (i.e. NPC-300)
at all facades of the proposed development.

•

Novus concludes that the impacts of the environment on the proposed
development can be adequately controlled through mitigation measures, façade
designs and warning clauses, and that the impacts are anticipated to be negligible.
Additional review by an Acoustical Consultant is required at the site plan approval
stage.
Functional Servicing and Stormwater Management Report
A Functional Servicing and Stormwater Management Report was prepared by R.
J. Burnside & Associates Limited (“Burnside”) dated July 2019. The report confirms
the availability of existing water supply and hydrants and sanitary and storm sewer
services. Based on their review of the existing servicing system, Burnside
concludes as follows:
Water Servicing
•

The service connection for the proposed buildings will consist of a 200
mm diameter fire service connection and a 100 mm diameter domestic
supply connection from the existing 300 mm watermain along Trafalgar
Road.

•

Based on the information obtained from the hydrant flow test, the existing municipal water supply network can adequately service the site.

Sanitary Servicing
•

The existing municipal sanitary sewer system can adequately service
the site.

•

The proposed buildings will be serviced by a 150 mm diameter sanitary
connection at 2% to the existing 300 mm diameter sanitary sewer along
Trafalgar Road.

Storm Servicing and Stormwater Management
•

A 229 mm diameter orifice plate is proposed to control the flows in the
stormwater vault to the 100-year release rate of 171 L/s to meet the
target flows and achieve the water quantity criteria outlined in the Midtown Oakville EA Stormwater Management Report.

•

Water balance requirements will be achieved using a water reuse
sump located within the proposed stormwater vault, complete details
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of water balance will be provided at the Site Plan Application stage.
•

Level 1 (Enhanced) stormwater quality control will be provided using
an OGS unit to treat the hardscape on the proposed site.

•

The proposed buildings will be serviced by a 375 mm diameter storm
sewer at 2% to the existing 1050 mm diameter storm sewer along Trafalgar Road.

•

An overland flow route is provided via a drive aisle out to Trafalgar
Road consistent with existing conditions.

Transportation Study
Burnside prepared a Transportation Study dated July 2019. The study analyzed
parking, Transportation Demand Management (TDM) measures, and traffic
operations including a review of two (2) potential access scenarios. A brief
summary of the Burnside findings is outlined below.
Parking
The existing site has 653 parking spaces. The proposed development will result in
the removal of 91 surface parking spaces leaving 562 surface parking spaces for
existing commercial uses. The proposed development will add 300 underground
parking spaces for the proposed 292 residential apartment units and commercial
uses.
In their analysis of parking, Burnside reviewed the Zoning By-law and Midtown
Oakville Parking Strategy Rates, and conducted a parking demand survey. The
Zoning By-law’s rates identified a deficit for visitor parking while the Midtown
Parking Strategy identified a parking surplus based on the entire development (i.e.
proposed development and remaining existing commercial). The parking demand
survey identified a significant surplus for commercial parking at peak demand
which would be more than sufficient to accommodate residential visitor demand
for the proposed development. It is proposed that the residential and commercial
visitors share surface parking.
The accessible parking, bicycle and loading space requirements will meet the
requirements of the Zoning By-law.
Traffic Operations
As noted above, Burnside assessed two access scenarios. Access Scenario 1
included an assessment of existing conditions where the eastbound left turn lane
for the most westerly access from Cornwall Road is prohibited. Access Scenario 2
22 | P a g e

included the addition of an eastbound left turn lane for the westerly Cornwall Road
access. Burnside recommends Access Scenario 2 based on future traffic
operations and queue analysis. Scenario 2 provides for an exclusive eastbound
left turn lane at the west driveway and will provide a better balance and distribution
of on-site traffic flow.
Burnside also reviewed signal timing and noted that the existing signal timing plan
will not accommodate the projected background traffic volumes. Burnside
recommends that the existing signal timing plan be optimized while maintaining a
cycle length consistent with the corridor. The signal timing adjustments will ensure
that all intersections will operate with excess capacity. Burnside further
recommends restriping of the Cornwall Road/Reynolds Street/West Driveway
intersection to facilitate a longer northbound left-turn lane.
TDM Measures
Burnside finds that the proposed development incorporates pedestrian and cyclist
friendly design elements to discourage dependency on the automobile. Internal
sidewalks have been provided to facilitate multiple connections to existing
sidewalks along Trafalgar and Cornwall Roads. Short-term and long-term bicycle
parking will be provided.
In addition, Burnside indicates that the site and surrounding area has excellent
transit service with various bus and train routes offered by Oakville Transit and the
existing GO Train/VIA services. These services are within a short walk of the
subject lands.
Conclusions
Burnside concludes that the proposed development will contribute a nominal
amount of traffic to the road network and the recommended improvements noted
are not required as a result of development related traffic. The recommended
improvements are required due to background traffic.
Phase 1 Environmental Site Assessment
A Phase One Environmental Site Assessment (ESA) was prepared by Trinity
Consultants Ontario Limited (“Trinity”) dated May 23, 2019. Reliance letters have
been provided to the Town and Region and a related Environmental Site Screening
Questionnaire has been prepared and submitted.
The findings of the Phase One ESA are as follows:
•

The subject 5.22 ha property is developed with five 1-storey and one 2storey commercial retail buildings of the Olde Oakville Market Place
plaza.
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•

Previously, the subject property was developed with part of a lumber
yard and a larger industrial facility from the early 1900s until the 1990s,
at which point a series of subsurface investigations were conducted,
along with soil and groundwater remediation activities, over a period of
approximately 10 years, with a Record of Site Condition (RSC) filing
with the Ministry of the Environment, Conservation and Parks (MECP)
prior to commercial redevelopment.

•

The property was partly used as a lumberyard and building supply retailer in the 1990s and early 2000s, and was fully redeveloped with
commercial use with the existing retail plaza starting in 2003.

•

Based on the site visit, no on-site concerns associated with the subject
property were identified. An on-site drycleaning tenant, Dove Cleaners
has operated only as a drop-off depot since the plaza was constructed,
with no on-site storage or use of drycleaning solvents.

•

No existing on-site or off-site drycleaning facilities, gasoline service
stations, or industrial land uses were noted in the study area.

Based on these findings, Trinity has concluded that the environmental risk appears
to be low and further investigation (i.e. Phase II ESA) is not warranted or
recommended at the present time.
Solid Waste Management Plan
At the request of the Region, a Solid Waste Management Plan was prepared by
Burnside dated July 2019. The Plan reviewed and considered issues and solutions
related to solid waste management for the mixed use development.
Based on their review of the site plan materials, Burnside concludes that the design
will be able to provide flexibility in the current and future solid waste management
systems at the site for both the residential and commercial/retail uses.
PLANNING OPINION
Based on my review of the pertinent planning documents and the aforementioned
technical studies, it is my opinion that the proposed amendments to Livable
Oakville and the implementing Zoning By-law to facilitate the redevelopment of the
subject lands for a mixed use development consisting of 14 and 19 storey buildings
respectively is appropriate, compatible and represents good planning.
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Provincial and Regional Policy Direction
With respect to Provincial and Regional policies, there is clear direction to promote
and prioritize intensification, especially within the Midtown Oakville Urban Growth
Centre/Mobility Hub (i.e. minimum density target of 200 residents and jobs per
hectare), provide a mix and diversity of housing types, encourage compact and
transit-supportive development and achieve a specified level of growth within the
Built-Up Area (i.e. 50%). The proposed development is consistent with the PPS
(2014),
and conforms to the Growth Plan (2019) and the Halton Region Official Plan as
amended by ROPA 38.
Given the recent amendments to the Growth Plan in 2017 and 2019, the policies
of the current Region and Livable Oakville Official Plans are not presently in
conformity with the Growth Plan. Such a conformity exercise once completed will,
in my opinion, continue to rely heavily on the Midtown Urban Growth Centre to
achieve intensification and contribute significantly to the Town and Region growth
targets. There is an opportunity to do so on the subject lands given that the density
target of 200 residents and jobs per hectare is a minimum target. In order to
achieve conformity with the upper tier planning documents, it is my opinion that the
Town must continue to implement its growth designations including Midtown
Oakville and optimize development where practical and appropriate.
Livable Oakville
The goals, objectives and policies of the Livable Oakville anticipate higher
densities and mixed use development in the Midtown Oakville Urban Growth
Centre/Mobility Hub. The applications to facilitate the proposed redevelopment
satisfy a number of policy objectives and directives of Livable Oakville as
previously reviewed.
A summary of the key applicable and relevant policies of Livable Oakville that
support the proposed redevelopment is as follows:
•
•
•
•
•

Midtown Oakville is a Primary Growth Area intended to accommodate the
highest level of intensification;
Midtown Oakville will be a vibrant, transit-supportive mixed use community;
Ensuring a minimum of 200 residents and jobs combined per hectare by
2031;
Promote a compact urban form of development with higher density and
higher intensity of land uses;
Taller residential and mixed use buildings shall be located in the vicinity of
Trafalgar Road;
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•
•
•

Providing an attractive gateway to Midtown Oakville and a transition of
development to the established neighbourhood to the south;
Development should be oriented to the street and shall contribute to a high
quality pedestrian-oriented and transit-supportive environment; and,
Underground parking shall be encouraged and surface parking discouraged.

Why 14 and 19 storeys at this location?
The subject lands are located within a designated Urban Growth Centre/Mobility
Hub where higher intensity development is both planned for and expected.
Strategically, the subject lands are situated at a key gateway location for Midtown
Oakville adjacent to key transportation and transit corridors (i.e. Trafalgar and
Cornwall Roads and railway line). Further, redevelopment of the west portion of
the subject lands has minimal impact on the established neighbourhood to the
south.
Providing taller buildings at higher densities along major transportation/transit
corridors in proximity to Major Transit Station Areas and within Strategic Growth
Areas/Mobility Hubs is in conformity to and consistent with Provincial and Regional
policy. The proposed redevelopment will prioritize intensification and transit
opportunities while optimizing the development potential of the west portion of the
subject lands as required by Provincial policy. In doing so, the proposed
redevelopment will achieve compatibility with the neighbourhood to the south and
satisfy several goals, objectives and policies of Livable Oakville and the Midtown
Urban Growth Centre. Further comments regarding compatibility will follow.
In my opinion, consideration of a built form consisting of mixed use buildings at 14
and 19 storeys respectively with a total of 292 units at this location represents a
reasonable and appropriate level of intensification of the subject lands at the key
entry point to the Midtown Oakville Urban Growth Centre along major
transportation corridors. The proposed development would, in my opinion, capture
the development potential of the subject lands and take advantage of key
locational attributes such as proximity to transit opportunities including the GO
Station, a short walk to key amenities and being a reasonably close distance to
Downtown Oakville. The proposed development represents a compact, transit
supportive and vibrant mixed use development at a very important intersection.
The proposed office/retail/gym will help offset the loss of commercial space
through the removal of the two (2) existing buildings.
Compatibility
Compatible is defined in Livable Oakville as follows:
“means the development or redevelopment of uses which may not
necessarily be the same as, or similar to, the existing development, but can
coexist with the surrounding area without unacceptable adverse impact.”
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As noted above, the location of the proposed redevelopment on the west portion
of the subject lands has minimal impact on the established neighbourhood to the
south. The interface between the subject lands and the neighbourhood to the south
consists of a separation of six (6) lanes of traffic, a large centre median, and a well
landscaped boulevard on the south side of Cornwall Road. Further, the residential
and commercial buildings south of Cornwall Road are well setback from the road
allowance. The size and scale of the proposed development has been determined
through an assessment of the potential impact on the neighbourhood to the south,
the advantages of the close proximity of the transit hub to the northwest, and the
policy objectives for Midtown Oakville. In my opinion, the proposed redevelopment
strikes an appropriate balance in this regard.
Based on the technical studies undertaken, there is no demonstrated or resulting
adverse land use, traffic, noise, vibration, health and safety and/or environmental
impact arising from the proposal. The Shadow Impact Study included in the
aforementioned Urban Design Brief illustrates minimal shadow impacts on
residential amenity spaces. There is no impact during the day in April, June,
September and December. There is minimal impact in the later evenings (i.e. after
7:00 PM) in June. The shadow impacts of the proposed development will not result
in an unacceptable impact.
In conclusion, based on the technical work undertaken and having regard to the
above definition of “compatible”, it is my opinion that the proposed redevelopment
can coexist with the surrounding area without causing unacceptable adverse
impact.
Impact of Proposed Development on Midtown Oakville
Town staff has requested that we assess the implications of the proposed
development on the Midtown Oakville Urban Growth Centre to ensure that the
goals, objectives and policies of Midtown Oakville can continue to be achieved in
the context of the overall property. As previously indicated, there is no intention at
this time to redevelop the remaining commercial lands immediately east. Attached
as Schedule 6 to this report is a future site plan concept plan showing how the
remainder of subject property could be redeveloped in the future in accordance
with the existing permissions under Livable Oakville should the proposed
amendments to the Official Plan and Zoning By-law be approved.
It is my opinion that the approval of these applications will not prejudice the
redevelopment potential of the remaining commercial lands in the future. A public
road connection looping Reynold Street and Allan Street remains achievable in
combination with mid-rise development presently allowed under the policies of
Livable Oakville.
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Integrated Growth Management Strategy
In June 2019, Halton Region staff reported to Regional Council regarding the
Regional Official Plan Review. Staff Report LPS41-19 put forth recommendations
with respect to Preliminary Growth Scenarios. In consideration of Report LPS4119, at its meeting of June 19, 2019, Regional Council adopted the following
resolution:
“THAT Regional Council defer Report No. LPS41-19 until the Local
Municipal Councils can recommend to Regional Council for each local
municipality, in concert with Report No. LPS45-19/PW-18-19 Item No. 2,
what evaluation criteria and weighting of the evaluation criteria best suit
the planning needs of each Local Municipality.”
In response to the Regional Council resolution, Town Planning staff prepared a
report with “discussion paper” dated July 15, 2019. This report was presented to
the Planning and Development Committee on August 6, 2019 and received.
The discussion paper contains a number of key observations/findings that in my
opinion support the consideration of the applications. Town Planning staff is of the
opinion that Halton can no longer afford to sprawl and that growth is needed in
Oakville’s planned nodes and corridors to achieve higher-order transit and
alternative means of transportation other than a car. Some of the key messages
outlined in the staff discussion paper are quoted as follows:
“Building complete communities where people choose to live without a car
is one of the most impactful and structurally sustainable ways to reduce
carbon emissions and combat climate change.”
“In general, living in an apartment unit will consume less energy than living
in a townhouse which will consume less energy than living in a singledetached house.”
“As Oakville shifts its growth management strategy to accommodate future
population growth in a network of higher-density, transit-oriented nodes
and corridors, we will be able to affect a significant reduction on Oakville’s
carbon emissions in a structurally sustainable way.”
“Only by building communities where people choose NOT to use a car
(including owning, driving, or hiring a car) do we have any hope of
significantly combatting the inevitable traffic congestion that comes with
population growth.”
“The Lakeshore West GO line is already being improved to provide higherfrequency 15-minute two-way transit service. This provides the basis for a
series of transit-oriented developments at each and every station. From
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this base, north-south higher-order transit corridors – such as Trafalgar
Road, and Bronte Road in the longer term – can build on this to start
creating north-south connections. From there, other east-west higherorder transit corridors – such as Dundas Street – can be created. This will
only be possible if future development at these nodes and corridors is built
to create places to live, work, and play without the need for a car.”
“The 2041 Regional Transportation Plan indicates that electrification of the
Lakeshore West Line in order to provide 15-minute, all-day service is one
of initial priority actions of the plan to be completed prior to 2025.
Therefore, it makes sense to accommodate as much growth in the region
close to the Lakeshore West line, or in nodes and corridors connected to
that line, in order to leverage that public investment in higher-order transit.”
“Vertical forms of housing – such as apartment housing – is a vital
ingredient to building complete communities that will enable a large
number of people to choose to live without a car.”
“Embracing the shift to apartment housing built in compact, walkable
nodes and corridors oriented towards higher-order transit is the best way
to address the identified deficiency in the existing transportation network to
accommodate future growth.”
“Selecting a scenario that embraces apartment-style housing built in
compact, walkable nodes and corridors oriented towards higher-order
transit presumably would result in more people choosing transit as their
primary method of transport than selecting a scenario that expands
greenfield area to build more of the same ground-oriented housing that
currently characterizes the existing greenfield areas.”
“A transit-oriented scenario will likely result in a shift in modal split with
more people preferring to take transit and thereby potentially reducing the
need to expand the road network as much as in other scenarios.”
“It is easier to provide housing that is affordable in apartment form than it
is in single-detached form. One simple indicator of this is that an
apartment unit is less expensive to purchase than a single-detached unit.”
“By building communities where people choose to live without a car
creates places that are inherently more affordable to live in.”
“By building communities where people choose to live without a car
creates places that are inherently more affordable to live in.”
“However, building transit nodes close to employment areas – or mixed
with employment, such as the Bronte GO MTSA or Midtown Oakville UGC
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– as compact, complete communities where people choose to live without
a car will also attract a certain amount of office development in addition to
the population-related employment.”
“Allowing residential uses to be mixed into currently designated
employment areas close to GO stations will not likely result in a loss of
employment jobs and will likely result in more jobs than would otherwise
be realized.”
“However, building compact, complete communities with a mixture of land
uses and services along Oakville’s growth nodes and corridors supported
by vibrant public transit and active transportation networks create
communities where older individuals can choose to live without sacrificing
the ability to access goods and services even if they can no longer drive.”
“Living in a community where a person does not need a car generally
means that that person is walking, rolling, biking or taking transit on a daily
basis instead of sitting in a car. An active lifestyle leads to generally better
health of residents.”
In review of the discussion paper, the applications positively address many of the
“key messages” put forth by Town Planning staff. The subject lands are situated
in proximity to a higher-order transit corridor (i.e. Trafalgar Road) and within
walking distance of the Oakville Go Station. The proximity to transit and adjacent
commercial together with a higher density built-form is supportive of a compact
and complete community where residents can opt for different residential choices
and alternative modes of transportation to potentially offset car ownership/use.
Technical Considerations
From a technical perspective, the various technical reports and studies prepared
in support of the proposed development do not raise any technical concerns or
identify any adverse impacts on the neighbourhood to the south or the broader
community. These studies/reports have been provided based on the
aforementioned pre-consultation meetings held with Town and Region staff and to
allow the various public agencies to make an informed decision on these
applications.
CONCLUSIONS
In conclusion, it is my opinion that the applications to amend Livable Oakville and
Zoning By-law 2014-014 in order to facilitate the redevelopment of the west portion
of the subject lands for a mixed use development consisting of 14 and 19 storey
buildings respectively represents good planning and should be approved for the
following reasons:
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1. The proposed applications and contemplated redevelopment are consistent with the 2014 PPS and conform to the Provincial Growth Plan
(2019). The proposal achieves a number of key Provincial policy directives,
including prioritization and optimization of intensification and compact/transit-supportive development within an Urban Growth Centre/Strategic Growth Area, utilization of existing and available infrastructure, and
providing a diversity and range of housing types. Approval of the applications will contribute to the development of a complete community.
2. The current in-force Regional and Livable Oakville Official Plans and implementing Zoning By-law have not yet been updated to conform to the
2017 and 2019 Growth Plans. Therefore, the consideration of site-specific
applications for the subject lands to amend Livable Oakville and Zoning Bylaw 2014-014 is reasonable and appropriate.
3. The proposed applications and contemplated redevelopment conform to
the Region of Halton Official Plan as amended by ROPA 38 and fulfills various goals, objectives and policies related to intensification within the Builtup Area and development within a Mobility Hub.
4. The proposed redevelopment satisfies several of the goals, objectives and
policy directions of the current Livable Oakville planning regime including
development within the Midtown Oakville Urban Growth Centre, intensification, built form, and compatibility of development.
5. The proposed redevelopment for a high-density mixed use proposal at a
prominent and key gateway location to Midtown Oakville is desirable, appropriate, and compatible with the existing and future character of the area,
and the mix of existing and proposed land uses.
6. The various supporting technical reports and studies undertaken conclude
that the proposed redevelopment is appropriate and there are no technical
or policy issues or unacceptable adverse impacts.
7. The proposed redevelopment will complement the Midtown Oakville Urban
Growth Centre by providing a high-quality, higher-density buildings while
maintaining ground related retail and service commercial uses all of which
is consistent with the vision for Midtown Oakville.
8. The attached Draft OPA and ZBA documents, included as Appendices 4
and 5 to this report, prepared in support of and to facilitate the proposed
redevelopment are appropriate and represent good planning.
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Schedule 3
Public Information Meeting Minutes – Olde Oakville
Tuesday May 14th 2019 (7:00 – 9:00 PM)
Oakville Town Hall - Palmero Room
Our File No.: 2017/10

Summary of Public Comments:
Pedestrian Connectivity
•
•
•
•
•
•

A signalized crosswalk should be provided across the right turning lanes at the
intersection of Cornwall Road & Trafalgar Road – current signage informs pedestrians to
‘wait for gap’ giving cars the right of way.
Additional pavement markings/signal beacons be provided on the westbound exit lane of
Cornwall warning of the pedestrian link that should exist at the intersection of
Cornwall/Trafalgar.
GO station platform extension east across Trafalgar to the site should be considered in
the planning of the development. A direct pedestrian link from the site to the station
could be advantageous and alleviate the pedestrian concerns at the intersection.
Can an over or underpass be included to connect north of the tracks?
Currently unsafe to cross Trafalgar/Cornwall intersection.
What can be done to improve the intersection of Trafalgar and Cornwall? What about a
pedestrian grade separation?

Traffic and Transportation
•
•
•
•
•

•

•
•

What is MTO’s and Halton Region’s involvement on improving traffic on Trafalgar?
The 200+ residential units mean 200+ more cars going into and out of the property and
through the intersection.
Traffic is already a concern so adding more units means more cars, more trips, and more
traffic.
Cars turning right onto Trafalgar Road North from Cornwall Road have the right of way
with limited visibility – right turning lane should be eliminated.
The advanced lights for the intersection of Trafalgar Road and Cornwall Road are not long
enough. A short advanced green light is causing cars to block the intersection or speed up
to make the light which causes back-ups and traffic hazards.
Left turn into the site will be problematic due to the extreme congestion at the
intersection of Cornwall/Trafalgar - cars turning from southbound Trafalgar to eastbound
Cornwall.
How will resident’s cars get in and out of the buildings and plaza?
What can be done to the Trafalgar and Cornwall intersection?

•
•
•
•
•
•
•

How many parking spaces are being provided for the commercial and retail?
Will the retail create more traffic?
There is a push for future commuters to use transportation (buses and GO train) Monday
to Friday, but what about car traffic for after work hours and weekends?
Almost everyone these days have 1 or 2 cars which means the need for more parking
which creates more traffic
Why can’t the Town fix the traffic problem in the area before approving more
development?
Will the construction of the development cause more traffic impact?
Developing in different phases and road ways will still cause traffic.

Urban Design
•
•
•
•
•
•
•
•
•
•
•
•
•

Shadows cast onto the parking lots will be helpful.
Not opposed to the height – the 19 storeys is placed to the north where it is appropriate.
Not many tall buildings in Town – does this building fit in with height.
Liked the fact that it is a mixed-use project – encourages pedestrian and cyclists.
The proposed architecture conflicts with the existing architectural character of ‘Olde
Oakville’.
The materials used in the building do not match the character of the area.
Would like the buildings to be more sympathetic to the existing context.
The look of the commercial and retail floors fits in with the character of the
neighbourhood.
The use of different materials like brick would fit in more with the surrounding brick
buildings of the plaza.
It is a gateway to the area but it does not fit in with the neighbourhood in regards to
design and height.
The architectural treatment of the existing corner building on site is preferred.
Tall glass appearance does not belong on the corner and gateway to the area.
The contemporary balconies make it look off balanced - appear to be balconies but are
not actual balconies.

Landscape
•
•
•
•

Inclusion of a parkette with benches since the building is a gateway to the area.
Provide through pathways for pedestrians coming and going.
Consider planting mature trees to make the new development ‘feel’ like Olde Oakville.
Consider paving treatments that evoke ‘Olde Oakville’ – heritage colours, textures – don’t
make it feel cold/sterile.
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Planning
•
•
•
•
•
•
•
•
•
•
•
•

Concern with proposed height of towers – why are they not per The Town’s Official Plan?
The Town’s Official Plan allows for 4-10 storeys in this neighbourhood, why are you doing
14 and 19 storeys?
What is the Zoning By-Law for this area, and what is allowed?
Make sure everything goes through proper process.
Why are the future plans for the plaza not shown?
How many years will this development take?
How long will the phasing take?
Will you remove all current retail for residential mixed-use?
Reducing current retail for more residential does not seem to make sense.
Why are we expanding this area and not North Oakville?
The parking lots north of the GO rail should be developed first to add more life to the
area.
Where does the Town stand on this?

Servicing
•

Are there sewer capacities in the area given the development plans to the north?

Minutes Prepared May 21st, 2019
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Schedule 4
THE CORPORATION OF THE TOWN OF OAKVILLE
DRAFT
BY-LAW NUMBER 2019-XX
Official Plan Amendment No. ___
A by-law to adopt an amendment to the Livable Oakville
Plan, Official Plan Amendment Number ___
WHEREAS the Livable Oakville Plan (2009 Town of Oakville Official Plan), which
applies to the lands, was adopted by Council on June 22, 2009, and approved with
modifications by the Ontario Municipal Board on May 10, 2011; and,
WHEREAS subsection 21(1) of the Planning Act, R.S.O. 1990, c. P.13, as amended,
states that a council of a municipality that is within a planning area may initiate an
amendment to any official plan that applies to the municipality, and section 17 applies to
any such amendment; and,
WHEREAS it is deemed necessary to pass an amendment to the Livable Oakville Plan
to permit an increase in building height to support the planned growth in Midtown
Oakville to the year 2031 and beyond,
COUNCIL ENACTS AS FOLLOWS:
1. The attached Amendment Number ___ to the Livable Oakville Plan is hereby
adopted.
2. Pursuant to subsection 17(27) of the Planning Act, R.S.O. 1990, c. P.13, as
amended, this Official Plan Amendment comes into effect upon the day after the
last day for filing a notice of appeal, if no appeal is filed pursuant to subsections
17(24) and (25). Where one or more appeals have been filed under subsection
17(24) and (25) of the said Act, as amended, this Official Plan Amendment
comes into effect when all such appeals have been withdrawn or finally disposed
of in accordance with the direction of the Local Planning Appeal Tribunal.
3. In the event that the Regional Municipality of Halton, being the Approval
Authority, declares this Official Plan Amendment to be not exempt, the Clerk is
hereby authorized and directed to make application to the Approval Authority for
approval of the aforementioned Amendment Number ___ to the Livable Oakville
Plan.

PASSED this ____ day of ____________, 2019

______________________________

____________________________

MAYOR

CLERK

Official Plan Amendment Number ___
to the Town of Oakville’s Livable Oakville Plan
Constitutional Statement
The details of the Amendment, as contained in Part 2 of this text, constitute Amendment
Number ___ to the Livable Oakville Plan.
Part 1 – Preamble
A. Purpose
The primary purpose of the proposed official plan amendment is to modify the text
and schedules of the Livable Oakville plan to implement an increase in the maximum
building height within the Urban Centre land use designation of Midtown Oakville.
B. Background
• Midtown Oakville – the area around the Oakville GO Station – has been
recognized for its redevelopment potential due to its close proximity to
transit, and the number of underutilized properties.
• The Growth Plan for the Greater Golden Horseshoe, 2019 (“A Place to
Grow”) identifies Midtown Oakville as an “Urban Growth Centre” and
requires that the area be planned to accommodate a minimum density of
200 residents and jobs (combined) per hectare by 2031 or earlier.
• Midtown Oakville is also defined as a “Mobility Hub” by Metrolinx’s “Big
Move Plan” as it serves several transit functions through GO Transit, VIA
Rail and the Town’s transit station. Metrolinx completed a Mobility Hub
Study specific to Midtown Oakville in 2012.
• The Town’s Livable Oakville Plan, was adopted by Council in 2009,
approved by the Ontario Municipal Board in 2011, and last updated in
2018. The Official Plan introduced Midtown Oakville as an “Urban Growth
Centre”, and defined it as one of the Town’s Primary Growth Areas
planned to accommodate significant intensification.
• The land use designations and policies that apply to Midtown Oakville
enable development to support a minimum of approximately 12,000
residents and 8,000 jobs to meet the Province’s growth requirement.
C. Basis
The basis of permitting residential uses in combination with commercial and retail
uses located on lands designated Urban Centre is as follows:

•

•

•

•

•

•

The proposal is consistent with the Provincial Policy Statement 2014 (PPS)
and conforms to the Growth Plan for the Greater Golden Horseshoe (2019).
The PPS and Growth Plan promote intensification for a range and mix of new
housing and efficient use of land.
Directing intensification to areas in proximity to transit and mixed use centres
by providing policies that identify the appropriate type and scale of
development and optimize development to assist the Town in
achieving/exceeding its minimum intensification targets and conform to the
Growth Plan and the Region of Halton Official Plan.
The subject lands are located within the boundary of the Midtown Oakville
Growth Area. The Midtown Oakville Growth Area policies within the Livable
Oakville Plan are found in Part E, Subsection 20. Minimum and maximum
building heights shall be permitted in accordance with Schedule L2. Additional
building height may be considered in accordance with the applicable policies
in this Plan. The proposed higher density development will contribute to
reaching/exceeding the minimum density target required for the Midtown
Oakville Growth Area.
Permitting a higher density and taller building form on the subject lands
supports the Town’s policies to provide an attractive gateway to Midtown and
provide an appropriate transition to the existing residential neighbourhood to
the south.
The subject development will build upon the established context of design
excellence in the Midtown area to maintain and enhance Midtown’s image as
an enjoyable, safe and pedestrian-oriented place designed to complement
pedestrian activity and surrounding context.
The submitted technical studies and reports support the development.

Part 2 – The Amendment
A. Text Changes
Item No.
Section
1.
12.4.2
URBAN CENTRE
Building Heights

2.

20.6.3
MIDTOWN OAKVILLE
Midtown Oakville Exceptions

Description of Change
Amend by revising the following
policy:
a) Buildings within the Urban
Centre shall be a minimum of
six storeys and a maximum of
eight fourteen and nineteen
storeys in height.
Amend by adding the following the
policy:
c) The mixed use development
shall consist of a maximum
height of 14 and 19 storeys
respectively.

B. Schedule Changes
Item No.
3.

Schedule
Schedule L2
Building Heights

Description of Change
Amend Schedule L2 as shown in
Appendix 1 to:
• Replace the “4-10 storeys”
with “14-19 storeys” in the
legend

APPENDIX 1
Changes to Schedule
to the Livable Oakville Plan

APPENDIX 1

SUBJECT LANDS (OPA No. X)

SUBJECT LANDS

OPA No. X

Schedule 5
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 Midtown Oakville Growth Area
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 Bylaw 2014-014, as amended, be further amended as follows:
1. That Schedule “19(8b)” to By-law 2014-014, as amended, is hereby further amended by rezoning
lands legally described as Part of Lots 1-3 inclusive and Part of Lot 121, Registered Plans 127 and
131, Town of Oakville, Regional Municipality of Halton from the “Midtown Transitional
Commercial” (MTC) Zone to the “Midtown Transitional Commercial Special” (MTC-XX) Zone as
identified on Schedule “19 (8b)”. Schedule “19(8b)” is attached hereto and forms part of this Bylaw.
2. Part 15, Special Provisions, of By-law 2014-014 as amended, is further amended to include a new
special provision as follows:
XX
Map 19 (8b)

271 Cornwall Road and 485 Trafalgar Road (Part of Lots 1-3
inclusive, Registered Plans 131 and Part of 121, Registered Plan
127)

Parent Zone:
MTC

15.xxx.1 Additional Permitted Uses
Permitted uses of the MTC Zone shall apply save and except the following additional permitted uses:
i)
Apartment dwelling
15.xxx.2 Zone Provisions
a)
Notwithstanding the definition of “Lot” and any future severance,
the lands Zoned MTC-XX shall be considered one lot for the
purposes of the Zoning By-law.
b)
Provisions of the MTC Zone shall apply save and except the
following:
i)
Maximum number of storeys
14 and 19
respectively
ii)
Maximum height
70 m

In all other respects the provisions of By-law 2014-014 shall apply.
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

Schedule 6

Future Site Plan Concept
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