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1 INTRODUCTION
This Planning Rationale and Urban Design Report (the “Report”) has been
prepared in support of applications to amend the Town of Oakville Zoning
By-law 2014-014 by Can-China Real Capital Inc (“owner”). The application
would permit a new mixed-use development, containing a 26-storey highrise tower and 12-storey mid-rise component (the “Proposed Development”)
sharing a common base located on the property municipally known as 157
Cross Avenue (the “Subject Site”).
The Subject Site is located in Midtown Oakville along the north side of
Cross Avenue, directly across the street from the Oakville GO Station. The
Subject Site is 3,820 square metres in size and of a narrow, rectangular
shape with approximately 33 metres of frontage along Cross Avenue and an
approximate lot depth of 128 metres. The Subject Site currently contains a
low density, single storey commercial building, surrounded by front and rear
yard surface parking areas.
The Midtown Oakville Urban Growth Centre, within which the Subject
Site is located, is planned to evolve into a dynamic mixed-use area with a
wide range of residential, commercial and employment uses. As such, the
Subject Site is significantly underutilized in its current form. The Proposed
Development provides an ideal opportunity to achieve important planning
objectives, meet a defined need and generate economic activity by providing
more residents and jobs in the area, while supporting high quality urban
design and built form.
The Proposed Development will provide a vibrant mix of residential uses,
amenity space, office uses, and retail at grade within a high-rise tower
of up to 26 storeys and 12-storey mid-rise component, connected by a
shared 4-storey podium. In total, the Proposed Development could provide
approximately 26,150 square metres of residential Gross Floor Area (“GFA”)
and 870 square metres of non-residential GFA, which will help animate the
evolving surrounding road and pedestrian network and Midtown Oakville
community. In terms of height, the high-rise tower (up to 26 storeys) will be
situated on the northernmost portion of the Subject Site, with the 12 storey
mid-rise portion transitioning towards the south. The podium is oriented
towards the street, and together with improvements to the public realm, will
represent a significant improvement to current pedestrian conditions with
activity, enhanced landscaping, attractive building design and transparent
building materials at-grade.

The Proposed Development has been designed with anticipation of and
with strong regard to the future road network that is planned for Midtown
Oakville, that incorporates several new planned streets that will create a
different urban character and help improve mobility in this area. Vehicular
access to the Subject Site will be from a new private lane utilizing an existing
shared access to the east of the building. This driveway will initially only
be accessible from Cross Avenue, as is the current condition. Eventually,
it will have a secondary access from the north as the new road network is
developed for Midtown Oakville. Parking will be located in an underground
parking garage containing 248 parking spaces. Waste removal will be from
the 2 loading spaces located at-grade. At the request of Town staff, a Draft
Plan of Subdivision has be prepared to illustrate the required road widening
and dedications, which will be conveyed to the Town at a later date.
Midtown Oakville is identified as Oakville’s “primary” growth area, and
only Urban Growth Centre, where the greatest and most intense growth
is intended to occur to support higher order transit. To accommodate this
planned growth, along with the anticipated need for future services, the
Official Plan contemplates “density bonusing” above what is permitted asof-right in exchange for future community benefits. The as-of-right maximum
height is 20 storeys, meaning that the density bonusing provision offered
in the Official Plan will be pursued for additional height above 20 and up
to 26 storeys. It is expected that further discussions will be held with staff
to determine the extent of appropriate community benefits in exchange for
such an increase.
A Zoning By-law Amendment (“ZBA”) is required to rezone the Subject Site
in order to implement the applicable policy framework under the Official
Plan and to establish appropriate zone standards to achieve a desirable
site layout and built form. At present, the Subject Site is zoned “Midtown
Transitional Commercial” (“MTC”), which is intended to be a transition zone,
until the adoption of an implementing Zoning By-law by the Town. As such,
the proposed Zoning Amendment is anticipated to occur.
Based on a review of similar rezoning applications in Midtown Oakville,
it is understood that the Town’s preferred approach is the continued use
of the MTC zone, but with site specific exceptions that recognize higher
density mixed use developments. This has allowed for staff to continue to
evaluate the merits of future development, particularly as it applies to the
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future road network and built form in Midtown Oakville, as well as on the
basis of conformity to the Official Plan. It is anticipated that the exception
zones would be carried forward into a new Zoning By-law which would
establish the Town’s desired built form for Midtown Oakville. The MTC zone
is appealed in its entirety, and as such an Amendment is required to Zoning
By-law 1984-63 as well.
To receive early staff input and perfect the design approach and built form
of the Proposed Development, prior to this submission an unusual number
of pre-consultation meetings and discussions have been held with planning
and urban design staff. This includes three pre-consultation meetings held
on December 15th, 2017, February 14, 2018, and September 12th, 2018.
Additional information was provided to the Town and the design evolved
and was revised based on the direction and comments received from these
initial pre-consultation meetings and as a result, is consistent with the Town’s
urban design guideline for Midtown Oakville.
In addition to this Report, the following Technical Studies were identified by
the Town staff as being required to form a complete application under the
Planning Act and in response have been proposed and submitted with the
ZBA application:
•

Traffic Impact Analysis;

•

Draft Plan of Subdivision;

•

Functional Servicing Report and Stormwater Management Report;

•

Urban Design Brief (including Shadow Impact Analysis); and,

•

Environmental Site Assessment.

A Waste Management Plan and Record of Site Condition were also identified
as required on the pre-consultation checklist. In subsequent correspondence,
staff have identified that both are not required at this time to form a complete
Zoning By-law Amendment application under the Planning Act, and may be
submitted at a later date as part of an application for Site Plan Approval.
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This Report concludes that the proposed redevelopment of the Subject
Site, to be implemented by the proposed ZBA, is consistent with the general
planning framework established in the Provincial Policy Statement and
conforms with the more specific planning and urban design frameworks
established in the Growth Plan for the Greater Golden Horseshoe, the
Halton Region Official Plan, and the Town of Oakville Official Plan.

Figure 1: The Subject Site

The Planning Partnership has prepared this report to evaluate the Proposed
Development and the submitted ZBA application in the context of all
applicable Provincial, Regional, and local planning policies and regulations.
The Report includes a brief that assesses the Proposed Development in the
context of urban design considerations and whether, overall, it is appropriate
and represents “good planning”.

2 SUBJECT SITE & SURROUNDING CONTEXT
2.1 REGIONAL AND LOCAL CONTEXT
The Subject Site is located in the Town of Oakville within the Regional
Municipality of Halton (“Halton Region”). Halton Region forms part of the
Greater Toronto and Hamilton Area (“GTHA”) and is bounded by the Region
of Peel to the east, Lake Ontario to the south, the City of Hamilton to the west,
and Wellington County to the north and northwest (Figure 2). Halton Region
comprises four lower-tier municipalities, including: the Town of Halton Hills,
the Town of Milton, the Town of Oakville, and the City of Burlington.
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The Region is experiencing population and employment growth particularly
emerging from intensification within designated growth centres and Major
Transit Station Areas, as well as other designated growth areas due to the
limited Greenfield available for development. The 2016 Census identified
a population increase of 9.3% in the Region from the 2011 population
of 501,674 to a 2016 population of 548,435. In 2017, Halton Region’s
Employment Survey identified an increase of 7,277 new jobs, nearly 70%
higher than the 2016 increase of 4,273. The majority of this growth has
occurred in the Region’s southernmost, and most urban, municipalities of
Oakville and Burlington.
The Town of Oakville is the highest populated municipality within Halton
Region and is bounded by the Town of Milton to the north, the City of
Mississauga to the east, Lake Ontario to the south, and the City of Burlington
to the west. According to the 2016 Census, Oakville’s 193,832 residents
and 86,000 jobs account for 35.3% and 37.1% of the Region’s population
and employment, respectively. Based on the related growth management
considerations established by the Province and implemented on a more
local level, intensification is playing a larger role in accommodating growth
in the Town and Region, with the importance of intensification continuing to
increase in the future.
Currently, the predominant built form in Oakville is single-detached dwellings,
accounting for almost 61% of the Town’s total housing stock as stated in
the 2016 Census. Perhaps more significantly, only about 12% of the Town’s
housing stock is accommodated by apartments greater than 5 storeys. Low
density housing, especially single detached dwellings are not conducive of
supporting a compact built form and, provided alone, will not support the
intensification direction of the Provincial Policy Statement and the Growth
Plan for the Greater Golden Horseshoe.

NIAGARA

Figure 2: Regional Context
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Furthermore, as Oakville’s land values and housing prices continue to climb,
detached, semi-detached, and townhouse forms that may once have been
affordable are become unaffordable for a significant portion of the population.
This leaves many families or individuals unable to afford home ownership
options in a Town they may have grown up in. As a result, the Halton Region
Official Plan requires at least 50% of new housing units produced annually
in Halton Region to be in the form of townhouses or multi-storey buildings
to help provide a range of housing options and choices to support different
ages, tenures, and income levels.
To accommodate the required growth, the Town of Oakville contains
one designated “Urban Growth Centre”, that being Midtown Oakville.
Additionally, the Town has six additional Growth Areas: Kerr Village, Uptown
Core, Palermo Village, Kerr Village, Bronte Village, and Downtown Oakville.
Midtown Oakville, in which the Subject Site is located, which has Provincial
significance in terms its requirements to be the focus of growth in the Town
and is more fully described in Section 2.2 of this Report.
In the immediate vicinity of Midtown Oakville are a number of “Key
Commercial Areas”, as designated in the Town’s Official Plan, which serve
as significant inter-regional retail/commercial hubs and are the focus of the
Town’s retail and commercial structure. The two most significant commercial
areas, being Dorval Crossing and Oakville Place, are conveniently located
within close proximity to Midtown Oakville. In addition, Sheridan College and
Glen Abbey Golf Club, as located on Figure 3, further illustrate the relatively
complete, and comprehensive, range of services and amenities, which are
focused near Midtown Oakville, adding to the area’s desirability as a place
to live, work and play.
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The Town of Oakville is well served by three major highways, being the
Queen Elizabeth Way (“QEW”), Highway 403, and Highway 407. The QEW
intersects Oakville and provides a convenient east-west connection across
the Region, traveling between the City of Toronto to Fort Erie. As such, the
QEW is a significant highway that facilitates the movement of people and
goods throughout the Region. Highway 407 is a toll highway located to
the north of the Town, which provides additional east-west transportation
accessibility and is linked to the QEW by Highway 403. Located parallel
to the QEW is the Lakeshore West GO Train line, a commuter rail line that
provides rapid and frequent transit service between Hamilton and Toronto.
The various transportation facilities that serve the Subject Site, specifically
the Oakville GO Station, are discussed in greater detail in Section 2.6 of this
Report.
Sixteen Mile Creek is a key natural feature that accommodates a series of
recreational trails and pathways, in addition to forming a natural western limit
to Midtown Oakville. Natural features are an important component of healthy,
resilient, and complete communities, and are necessary in enhancing human
health and social well-being.
In considering the above noted Regional and Local context, it is clear that
Midtown Oakville represents a significant growth area of both the Town
and the Region, particularly given its role as a “core” in the above noted
urban and regional structures (Figure 3). Midtown Oakville’s potential to
accommodate growth has long been recognized by Provincial, Regional,
and Local policies. In considering broader trends related to population and
employment growth, housing affordability, and transit oriented development,
it is evident that growth and intensification will continue to occur on a
Regional and Local level.
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Figure 3: Oakville Context
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2.2 MIDTOWN OAKVILLE
The Subject Site is located in the area which has been designated as
Midtown Oakville, adjacent to the Oakville GO Station. This large mixed-use
node is approximately 100 hectares in size and is generally bounded by the
QEW to the north, Chartwell Road to the east, Cornwall Road to the south,
and Sixteen Mile Creek to the west, and is the provincially identified Urban
Growth Centre for the Town. Figure 4 illustrates the boundaries of Midtown
Oakville.
Central to the land use structure of Midtown Oakville is the presence of the
Oakville GO Station, which is currently surrounded by large surface parking
areas that are under the ownership of Metrolinx. Much of Midtown Oakville
is within a 500 metre walking distance to the GO Station and as such is
considered to be a “Major Transit Station Area” as defined by the Growth
Plan. The Major Transit Station Area associated with the GO Station is also

outlined Figure 4. The parcels of land that are identified as being under the
ownership of Metrolinx are identified as part of the “Oakville GO Station
Area”.
Midtown Oakville is currently characterized by large surface parking lots;
major transportation infrastructure; low-rise, auto-oriented land uses such
as large-format retail, light industrial buildings, drive-through restaurants,
strip malls, and stand-alone commercial buildings; and, more recently, some
higher density residential and office development. This largely suburban
environment caters predominantly to automobiles. Movement to and through
Midtown Oakville by active transportation modes, such as cycling and
walking, is currently difficult. At present, there is an absence of meaningful
public realm amenities, with very few walkways to facilitate easy pedestrian
movement, instead dominated by large paved areas with little landscaping.
The current land uses present in Midtown Oakville are shown on Figure 7.

Major Transit Station Area

Midtown Oakville

Subject Site
Oakville GO Station Area

50

0m
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Figure 4: Midtown Oakville
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Trafalgar Road is a major arterial road in Oakville that bisects Midtown
Oakville. Areas to the west of Trafalgar Road are largely dominated by low
density commercial/retail oriented, with limited office and institutional uses.
To the east of Trafalgar Road, is an area of Midtown Oakville that is generally
characterized by low density employment uses, most of which are vacant
and reflective of a more industrial oriented past use. Some newer office
developments have emerged within this area. Located at 420 South Service
Road East is the remaining structure of the General Electric manufacturing
facility (Figure 5). The front facade, which remains today, was built in 1946
and is an excellent example of industrial architecture in the art moderne style
and, as a result, was designated by Town under Part IV of the Heritage Act
in 2011.

increasing importance as the Town’s “core”, the Town initiated several
additional studies, design guidelines and policy reviews, which have
reaffirmed and further encouraged Midtown Oakville’s transition towards a
higher density, mixed use built form. A comprehensive review of the current
policy framework of Midtown Oakville is undertaken in Section 5.2 of this
Report.
Overall, it is clear that Midtown Oakville is planned to become a high order,
complete community that provides a range of uses, housing options, and
employment opportunities to support a growing and diversifying population.
The Oakville GO Station is a central pillar in supporting this growth by
providing local and regional linkages, as it is both a regional and local public
transit node within the Town that renders it a desirable location for residents
and businesses.

Figure 5: Heritage designated facility at 420 South Service Road East

Midtown Oakville has transitioned away from this industrial past, and has
long been recognized as underutilized, due to its central location, presence
of major transit facilities and vacant properties. Indeed, in 1999, the Town
recognized this potential, resulting in amendments to the 2001 Official Plan
to permit higher density uses in Midtown Oakville. Midtown Oakville was
envisioned as the future “core” of Oakville, and expected to form part of a
new downtown area centered around the GO Station.
In 2006, Midtown Oakville was identified as one of the 25 Urban Growth
Centres in the Growth Plan for the Greater Golden Horseshoe intended
to be the highest order and most intense location for development in the
Province, as well as being subsequently identified as a Mobility Hub in 2011.
Since that time, the Growth Plan in 2017 updated intensification targets in
the area, while further promoting the integration of transit, infrastructure, and
residential and employment densities. In response to Midtown Oakville’s

Figure 6: The current high-density development in Midtown Oakville

To ensure that Oakville is an accessible, transit supportive, and sustainable
community for a diverse range of income types, age and lifestyles, it is
important that the Town continues to consider and promote a range of
housing and unit types in new developments. This is particularly true in
areas like Midtown Oakville, which is identified as the Town’s primary area
for growth and is both expected and planned to grow into a vibrant mixed
use, high density node that is built around local and regional transit and
services, commercial uses, and amenities.
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Figure 7: Midtown Oakville existing land use context
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2.3 SUBJECT SITE
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The Subject Site is located at 157 Cross Avenue, and is a single 3,820
square metre parcel located on the north side of Cross Avenue adjacent
from the Oakville GO Station within Midtown Oakville. The property is legally
known as PT LT 14, CON 3 TRAF SDS, PTS 7-9 Registered Plan 20R-5913,
Town of Oakville, Regional Municipality of Halton. The Subject Site has a
depth of approximately 128 metres and a width of approximately 33 metres.
Pedestrian and vehicle access to the Subject Site is currently provided from
Cross Avenue and shared with the neighbouring 165 Cross Avenue property
(Figure 8).
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A single storey commercial building set back approximately 22 metres from
the front property line and 70 metres from the rear property line currently
occupies a portion of the Subject Site. These significant setbacks result in
a parking area at the front of the building and a larger parking area to the
rear which is uninspiring and contributes little to the pedestrian realm at the
moment. Overall, the site has limited soft landscaping with the exception of
small landscape buffers at the west and south property lines.

Figure 8: Access to the Subject Site

The current form of the Subject Site exemplifies a significant underutilization
of land within Midtown Oakville. In relation to its key location within an
intensification area, the present built form is not conducive to generating
greater, engaging pedestrian activity, nor is it representative of transitoriented development, both of which are encouraged in the applicable
Provincial, Regional, and local policy frameworks. These policies are fully
discussed in Sections 4.0 and 5.0 of this Report.

GO Station

N

Figure 9: Subject Site, aerial view
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The Subject Site is subject to or benefits from the following easements and
right-of-ways:
•

A utility easement over lands designated as Part 9, on Plan 20R-5913,
as in Inst. No. 534539 & 589004. The west wall of the existing building
lies partially within the limit of the easement.

•

A right-of-way for vehicular and pedestrian access over the lands
designated as Part 7, on Plan 20R-5913, as in Inst. No. 589004 in
favour of 165 Cross Avenue.

•

A utility easement over the lands designated as Part 2, on Plan 20R5913, as in Inst. No. 589004.

•

A right-of-way for vehicular and pedestrian access over lands on 165
Cross Avenue designated as Parts 4, 5, and 6 on Plan 20R-5913, as in.
Inst. No. 589004 to the benefit of the Subject Site.

The existence of the above noted easements are determining factors in the
proposed location and orientation of the Proposed Development, which has
been carefully designed to maintain existing easement rights. As noted
above, Part 9 is an above grade utility easement, which will be maintained.
Additionally, Parts 4, 5, 6 and 7 form part of a shared mutual access with the
adjacent site (165 Cross Avenue) and will also be maintained.

Subject Site

Part 4

Part 7
Part 9

Part 5

Overall, the Subject Site represents an underutilized parcel in its current
form with significant development opportunity. Given its location within an
Urban Growth Centre and identified for intensification pursuant to Provincial
Plans and the local Official Plan, in addition to being largely comprised of
paved areas for parking and minimal vegetation, the Subject Site represents
an ideal opportunity for redevelopment.

165 Cross
Avenue

Part 6

Part 2

Figure 10: Easements of the Subject Site
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2.4 SURROUNDING USES

North:

The Subject Site is located within an area predominately characterized by
existing commercial, service commercial, transit and employment uses in
low to mid-rise buildings surrounded by surface parking, which are intended
as the starting point for the evolution of Midtown Oakville into a dense, mixeduse node. The specific context surrounding the Subject Site is as follows:

A hotel and commercial plaza are located to the north of the Subject Site
facing the QEW. The QEW is located beyond these areas and provides
direct east-west connections across the Greater Toronto and Hamilton Area
and beyond. On the northern side of the QEW is the Oakville Place Mall,
a 2-storey regional shopping centre featuring upwards of 50 retail outlets.
Approximately 2.5 kilometres north of the Subject Site is the Sheridan
College Oakville campus, drawing nearly 10,000 students to more than 40
programs.

South:
The Oakville GO Station and its associated surface parking areas are
located on the south side of Cross Avenue directly, across from the Subject
Site. The access roadway to the parking lot, and GO Station as a whole,
is at a lighted intersection adjacent to the Subject Site. The station itself
is located approximately 200 metres away to the southeast. GO Transit,
VIA Rail and CN Railway all operate on the rail corridor. Three older high
density residential towers are found on the south side of the railway and are
presently the tallest buildings in Midtown Oakville

Figure 13: Northern abutting property, looking south.

Figure 11: Oakville GO Station

Figure 14: Oakville Place mall

Figure 12 High density residential development south of the GO Station

Figure 15: Sheridan College
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East:
A 3-storey office/commercial building abuts the Subject Site. Additional office,
retail, and service commercial uses are located in low density plazas further
to the east of the Subject Site, including auto dealerships, office buildings,
and dining establishments. Trafalgar Road is also located to the east of the
Subject Site and provides a north-south connection through Halton Region.
Further east, though still within the boundaries of the Midtown Oakville area,
is the Olde Oakville Place Market, a newer plaza that feature outlets such as
Whole Foods, LCBO, Indigo, Shoppers Drug Mart and several restaurants.
Adjacent this plaza to the east is the Cornwall Road Park, a park featuring
two baseball diamonds.
Figure 18: A second commercial plaza along Cross Avenue
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Figure 16: Eastern abutting property

Figure 19: Olde Oakville Place Market

Figure 17: Commercial plaza along Cross Avenue

Figure 20: Cornwall Road Park

West:
Trafalgar Village Shopping Mall immediately abuts the Subject Site to the
west and provides a range of ground-oriented retail and service commercial
uses including a Service Canada and Service Ontario. Sixteen Mile Creek
is located further to the west and marks the western boundary of Midtown
Oakville. The Kerr Village neighbourhood is found on the opposite side of
the Creek and features a mix of existing low-rise residential development
with more recent higher density towers and mixed-use developments.

Figure 21: Trafalgar Village Shopping Mall

Figure 22: Trafalgar Village Shopping Mall

Figure 23: Western view along Cornwall Road to Kerr Village
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2.5 PLANNED CONTEXT
The Subject Site is located in Midtown Oakville where intensification is both
planned and encouraged. Section 6.9.2. of the Town of Oakville Official Plan
states that “building design and placement should be compatible with the
existing and planned surrounding context and undertaken in a creative and
innovative manner”. As such, examining the existing context of the area,
described as the already established built form, as well as the future planned
context, described as future changes to occur within the area, illustrates the
intended shift away from the current low-density, ground-oriented built form,
towards taller, more dense, and comprehensive mixed-use developments.
A review of the existing and planned context is undertaken in this Section,
using the boundaries of the Midtown Oakville Urban Growth Centre as the
“context area”.

A number of rezoning and site plan approval applications have been recently
approved or are proposed, as detailed below:
•

177 & 185 Cross Avenue and 580 Argus Road (Z.1614.70): On April
18, 2016, a Zoning By-law Amendment application was approved just
east of the Subject Site to permit three towers ranging between 12 and
20 storeys in height. In total, the three towers provide approximately
552 residential units and 3,045 square metres of commercial retail
space.

As highlighted by the uses surrounding the Subject Site, the existing context
of the area primarily includes lower and ground oriented buildings with a
mix of retail, employment, and service commercial uses. Buildings generally
occupy small portions of a site to provide large surface parking areas.
While there are a few mid to high rise buildings within the area, they are
primarily office buildings located east of Trafalgar Road, or limited residential
commercial development, south of the rail corridor. Overall, the existing
conditions create a car-oriented environment with few residential uses or
community services and facilities that help achieve a robust and complete
community, which uncharacteristically, is already serviced by a robust,
higher order transit facilities.
As discussed in more detail in the policy review undertaken in Section
5.0 of this Report, the Town of Oakville Official Plan envisions this area
as becoming “a vibrant, transit-supportive, mixed use urban community
and employment area”. The Town’s encouragement of intensification
within Midtown Oakville serves as a catalyst for these changes to ensure
the area develops in accordance with the provincial and regional growth
directives and objectives which are articulated within the Official Plan and
accompanying amendments. Again, the basis for this type of community has
been established with the existence of the highest order transit with a high
frequency of service.
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Figure 24: Rendering of 177, 185 Cross Avenue and 580 Argus Road

•

70 Old Mill Road (Z.1614.71): A Zoning By-law Amendment was
approved in 2013 to permit a 10 storey residential development with 29
units and 150 square metres of retail space at grade. An application for
Site Plan Approval was approved in 2015 and the project is currently
under construction, with anticipated occupancy in 2019.

•

599 Lyons Lane (Z.1614.68): Official Plan Amendment and Zoning
By-law Amendment applications were approved for this site to permit a
height of 26 storeys with density bonusing. The original redevelopment
proposal consisted of 2 high-rise buildings with heights of 20 and 26
storeys that would contain 420 residential condominium units and 630
automobile parking spaces provided in an above and below grade
parking structure.

Figure 26: Concept image of 599 Lyons Lane

Figure 25: Rendering of 70 Old Mill Road
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•

354 Davis Road: A Site Plan application to permit a 6 storey, 14,000
square metre office development. The office is now fully constructed
and occupied.

Overall, Midtown Oakville has been subject to an increasing amount of
development applications to implement the vision for the area. More recent
applications for residential mixed-use developments such as the under
construction 70 Old Mill Road, and more specifically the previously approved
599 Lyons Lane, and the 177 and 185 Cross Avenue re-zoning applications,
are representative of the shift towards appropriately intensifying the Midtown
Oakville area in accordance with the various and complementary policy
objectives of the Province, the Region, and the Town.
Based on these existing surrounding uses and the proposed developments
in proximity to the Subject Site that exhibit taller built forms and higher
densities, the development proposed for the Subject Site is consistent with
existing and planned/proposed built forms, is appropriate for an Urban
Growth Centre, and is well positioned to accommodate intensification.
The Subject Site is also in proximity to a number of diverse commercial
and service commercial uses that will ensure the needs of existing and
future residents are met. The introduction of new residents to the area will
simultaneously support surrounding businesses.

Figure 27: 345 Davis Road

•

20

610 Chartwell Road: On April 14, 2015, an application for Site Plan was
approved to permit a 4 storey, 9,100 square metre, office development.
The office is now fully constructed and occupied.

Figure 28: 610 Chartwell Road
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Figure 29: Developments in Midtown Oakville
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2.6 TRANSPORTATION NETWORK
ROAD NETWORK
Current Road Network
The Subject Site fronts onto Cross Avenue which is identified
as a “Minor Arterial” roadway in the Town of Oakville Official
Plan. Cross Avenue includes four travel lanes, with a dedicated
right-of-way width of 26 metres, and connects to the higher
order roadways of Trafalgar Road and Cornwall Road, which
are less than 400 metres to the east and approximately 700
metres to the southwest, respectively.
Currently, the road network for Midtown Oakville is made up of
one key north-south arterial – Trafalgar Road, a six lane “Major
Arterial” that provides regional connections to the north and
south, as well as access to the nearby QEW via the Trafalgar
interchange. A limited supporting network of arterial and local
roads, including Cross Avenue feed into Trafalgar Road.

Subject Site

The QEW is a Provincial 400 series highway that connects the
City of Toronto to the United States, through Halton Region,
Hamilton, and Niagara Region to the west. The Access to
the QEW is located approximately 500 metres from the
Subject Site, affording it excellent highway access to Toronto
and other points east and west. On a local scale, the QEW
passes through the centre of Oakville, providing a primary and
continuous east-west connection through the Town. Cornwall
Road, becoming Speers Road at the intersection of Cross
Avenue, is a “Multi-purpose Arterial” roadway, providing intramunicipal access to the east and west. Both roads include four
travel lanes with a dedicated right-of-way width of 35 metres.
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The current road network in Midtown Oakville is oriented
towards the automobile, with a number of wide arterial
roads, large block widths, and limited pedestrian and cycling
infrastructure. From an active transportation standpoint, the
road network is not conducive to a vibrant, walkable built form
that supports transit use. Furthermore, existing traffic flows
are fragmented, particularly adjacent to the Subject Site, with
no mid-block connections between Cross Avenue and South
Service Road.

Figure 30: Current road network

Future Road Network
In response to the above noted road network, and to move towards a
more walkable built form, the Town has developed a future road network
that has been envisioned through the Midtown Oakville Transportation
and Stormwater Municipal Class Environmental Assessment (2014), and
implemented through OPA 14. The future road network, as it relates to the
Subject Site, is as follows:
•

Local Roads: A future road network of local roads will provide
reduced block depths to accommodate future accesses, provide
spacing between collector and arterial roads and improve pedestrian
connections. A future 22 metre local road is proposed to the north, and
a 19 metre local road is proposed to the east of the Subject Site.

•

Cross Avenue: Will be realigned and extended from Argus Road to
Chartwell Road and serve as a Multi-purpose Arterial Roadway and
will be widened to 28 metre.

•

North-South Crossing: A future 32 metre north/south road across the
QEW is proposed, east of Trafalgar Road and may serve as a BRT
route for bus rapid transit towards Cross Avenue and the GO Station.

In addition to the above noted road network, significant improvements are
planned for Trafalgar Road, which have been informed by the Trafalgar Road
Corridor Study (2015). The Trafalgar Road Corridor Study evaluated the 4
kilometre stretch of Trafalgar Road between Uptown Oakville and Midtown
Oakville. One of the key recommendations of the Study is the introduction of
High Occupancy Vehicle (“HOV”) lanes along this corridor, with the intent of
accommodating BRT lanes in the future. Overall, the future road network will
provide substantial changes to Midtown Oakville and is intended to support
a more compact, connected, and walkable built form in the area.

Subject Site

Figure 31: Future Road Network (OPA 14)
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Route 14 - Lakeshore West, travels to downtown Oakville and to the
South Oakville Centre. Buses begin departing at 6:10 am and continue
every 15 minutes through both morning and afternoon rush hour times.
Outside of rush hour, the bus runs every half hour, until it reduces to
running once an hour for the final four departures beginning at 7:40 pm.
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•

Route 5 - Dundas, makes the same stops at the Sheridan College
Campus and the Uptown Core, but travels west to the Oakville Trafalgar
Memorial Hospital. Weekday service begins at 6:30 am, with buses
departing Oakville GO every half hour until 10:30 pm. The Saturday
schedule is identical to the weekday schedule, but begins a half hour
later, at 7:00 am. Sunday and holiday frequencies are reduced to once
an hour, from 8:30 am to 7:30 pm.
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Route 1 - Trafalgar, includes stops at the Sheridan College Campus,
the Uptown Core, and the 407 GO Carpool, with weekday service
running every hour, departing the Oakville GO Station from 6:03 am to
11:03 pm.
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Most local transit routes travel along Cross Avenue and as such, the road is
considered by the Town’s Official Plan to be the main spine through Midtown
Oakville. With a significant number of routes available, buses connect riders
with critical locations across the Town. Some of the key bus routes that travel
on Cross Avenue and adjacent to the Subject Site are as follows:
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Two bus terminals can be found immediately to the east of the GO Transit
pavilion: one for Oakville Transit, and the other for GO Buses operated by
Metrolinx. This not only provides the Subject Site with commuter rail service,
but also excellent commuter bus service.

Elm

The Subject Site is extremely well connected to the local transit network,
as it is located adjacent to the Oakville GO Station, which is the primary
transit hub within the Town. As the primary hub for local transit in Oakville, a
variety of routes are available at the Oakville Go Station and thus are also
conveniently available within a short walking distance of the Subject Site.
In total, 20 bus routes originate or stop at the Oakville GO Station, and are
provided by Oakville Transit, the local transit provider for the Town.

Blvd.

LOCAL TRANSIT NETWORK

Lake Ontario

In the future, public transit bus service levels in Oakville are expected to
continue to increase significantly, particularly due to recent investments
to increase local transit efficiency and reliability. In recognition of the
importance of transit accessibility to the GO Station, Trafalgar Road has
been identified as a rapid transit corridor in the 2041 Regional Transportation
Plan prepared by Metrolinx. As such, there are plans for a future Bus Rapid
Transit route along the roadway, providing a high frequency connection to
Milton in the north and the many services and facilities found in between.
Overall, these local improvements promote the integration of transit, land
use and planned densities for Midtown Oakville. It is expected that transit
oriented development in Midtown Oakville will optimize existing and local
transit improvements by providing increased densities to support recent and
ongoing investments in transit.

GO Train
The Lakeshore West GO train line operates east-west and follows Lake
Ontario. This route largely functions as a commuter rail line for those who
work in Toronto but live elsewhere within the GTHA as it provides a 10 minute
service frequency during peak rush hour times and a roughly 30 minute
service during off-peak times. Service operates on weekdays beginning at
just after 5:00 am. Several of these trips during peak times are express
trains, having the Oakville GO Station as the last stop before proceeding
directly into Toronto, reducing travel time to approximately half an hour. On
weekends, service is offered every half hour, beginning at about 7:00 am
and running until after 1:00 am. GO train service is expected to move to a
15 minute frequency upon completion of Metrolinx’s Regional Express Rail
network.

REGIONAL TRANSIT NETWORK
GO Bus
The Regional Transit Network here is extensive and impressive, served
by GO Train and Bus Service, and VIA Rail. The provincial transit agency,
Metrolinx, operates GO Transit and provides rail and bus service on both
a local and regional level. The GO Transit network is extensive, reaching
the municipalities of Barrie and Newmarket to the north, Hamilton in the
southwest and Oshawa to the east. VIA Rail, provides frequent, comfortable
inter-regional and inter-provincial rail service. Collectively, these significant
regional transit services provide a significant commuter and leisure service
for residents and employees traveling to and from Oakville at the highest of
orders. As a significant, and major commuter transit station, Oakville GO is
comprised of GO Train, GO Bus, and VIA Rail services.

Outside of the train service, three GO bus routes also utilize the Oakville GO
Station. The GO bus network provides additional transportation options for
commuters. The routes that serve Oakville GO Station are as follows:
•

Route 20 - connects the Oakville GO Station to Milton GO Station to
the north. This route offers weekday service, departing hourly from 7:24
am to 7:24 pm.

•

Route 46 - travels between the Oakville GO Station and York University,
stopping at locations such as Sheridan College on Trafalgar Road,
Erin Mills Transitway Station, Square One Mall in Mississauga, and
Bramalea GO Station. Service is offered on weekdays, with a bus
departing Oakville GO Station and York University every half hour. This
route utilizes the 407.

•

Route 18 - Lakeshore West, supplements the Lakeshore West train
line service as it provides interim bus service between the same stops
outside train operating times. The bus also provides more frequent
westward connections to Hamilton than the train.

Figure 33: VIA Rail and GO Transit buildings
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VIA Rail
As mentioned, a VIA Rail Station is located adjacent to the Oakville GO
Station and provides inter-provincial travel opportunities to locations such
as Montreal and Windsor. Oakville VIA is located on the Windsor-Quebec
City Corridor, and recent funding increases have allowed for more trips to
be added to this corridor, further enabling inter-regional, and inter-provincial
travel.
Metrolinx owns a significant amount of land in the areas surrounding the
Oakville GO and VIA Rail station, most of which is used for surface parking.
In recognizing the juncture of several local and regional transit services,
along with these significant amounts of publicly owned land, Metrolinx
completed the Midtown Oakville Mobility Hub Study in October 2012.
This Study developed a long-term vision for the Oakville GO Station and
surrounding lands, building on the substantial amount of land use planning
and infrastructure planning work the Town of Oakville had already completed.
The identification of Midtown Oakville as a Mobility Hub is significant, and
will result in several improvements to the GO Station areas, including
an extension of the GO Train platform above Trafalgar Road, and the
redevelopment of surface parking areas. The recommended concepts in the
mobility hub dedicate large amounts of land along Cross Avenue and partially
on the current GO Station surface parking lots to higher density, mixed use
developments. These proposed changes to the GO Station are largely yet
to be implemented, with the exception of the parking structure which added
1,381 parking spaces to help ease the traffic and parking pressures at the
GO Station.

Figure 34: GO Station parkade
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Figure 35: GO Station bus terminal and rail platform

Overall, the Subject Site is extremely well connected to both local and regional
transit networks through the proximity of the bus terminal and Oakville GO
Station. The Proposed Development is appropriate for the Subject Site as it
optimizes the use of land adjacent to a major transit station and provides a
transit-supportive density.

3 PROPOSED DEVELOPMENT
3.1 DESCRIPTION OF PROPOSED DEVELOPMENT
The Proposed Development will provide for the intensification of an
underutilized site in an appropriate way from a built form and urban design
perspective, responding to the current and future context of Midtown Oakville
and leveraging the excellent connectivity to regional and local transportation
networks. As noted, the Subject Site is within the Midtown Oakville Urban
Growth Centre and within a Major Transit Station Area. The proposed height
is consistent with the current Official Plan designations for the site.
In this context, the Subject Site provides an excellent opportunity to
accommodate mixed-use intensification that provides for a more urban
built form along Cross Avenue. Given that the Subject Site has remained
underdeveloped for a long period of time, and given the enhanced policy
directions for increases in surrounding growth, particularly growth around
transit, a more intense urban form is appropriate.
The Proposed Development is a mixed use building featuring a high-rise
tower and mid-rise component with a connecting podium building. The highrise tower is 26 storeys, the mid-rise portion is 12-storeys, inclusive of the
podium, while the podium itself is 4-storeys. The design of the Proposed
Development further assists in reducing the visual impact and perceptible
height of the building at-grade. The base includes a mix of uses, such as:
commercial at-grade, dedicated office uses on the second floor, two floors
of residential uses, and a fifth level amenity space. Together, the overall
massing forms a pedestrian scaled and articulated building wall along the
street edge which contributes to an animated/activated public realm along
Cross Avenue.
The site statistics for the Proposed Development are set out in Figure 37.
Figure 36: Render of the Proposed Development
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Figure 37: Statistics of the Proposed Development

The Proposed Development contains 252 dwelling units, consisting of 87
one-bedroom units, and 165 two-bedroom units located in the third and
fourth floors of the podium, sixth to top floor of the mid-rise component, and
sixth to top floor of the high-rise tower portion of the building. The floorplates
for these units vary from 48 to 66 square metres in GFA for the 1 bedroom
units and 59 to 74 square metres in GFA for the 2 bedroom units, providing
for a variety of units to suit a wide range of residential needs and further
diversifying housing options in Oakville. The preliminary floor plans are
found on Figures 39 to 41 on the following pages.

The inclusion of this amenity space will support the needs of existing residents
and contribute to opportunities for social interaction. This outdoor amenity
space surrounding the interior area establishes/results from the stepping
back of the high-rise tower, significantly minimizing the perceived height and
massing of the building from the street. Further, the connection between the
tower and mid-rise portions of the building at the fifth level provides for some
protection for the outdoor area on this floor during the shoulder seasons to
extend its functionality with solar warmth.

The ground floor of the Proposed Development includes 289 square metres
(3,111 square feet) of commercial space, contributing to the activation of the
streetscape and creating conditions for passive observation of the street. The
space occupies the entirety of the Cross Avenue frontage. The commercial
uses will provide an animated frontage and will be fully accessible, in addition
to being of a pedestrian scale with a greater prominence, given that the
ground floor is 4.6 metres in height. The ground floor facades of the building
will be glass, affording prominent views into and from the retail/commercial
space. The main lobby entrance for residents is located along the interior
access road, east of the retail uses.
The second floor of the Proposed Development includes 579 square metres
(6,232 square feet) of office space. This meaningful quantity of employment
will assist in the development of a vibrant, more diverse community, compelling
workers to linger and enjoy the adjoining retail uses. The proximity of the
extensive transit network will also reduce the car dependency of employees
and visitors to the Subject Site, adding further to the vitality of Midtown
Oakville. Above the office level, modest height and incremental stepback
of the podium is appropriate to frame lower volume roads, providing a built
form that is desirable and easily integrates into the future road network.
The roof of the podium creates an opportunity for an extensive outdoor
amenity area for the enjoyment of the residents and their guests. This will
have hard and soft landscape elements and, while there are no residential
uses adjacent to the Subject Site, be designed to minimize overlook onto
neighbouring properties. The podium amenity space provides a large indoor
area of nearly 1,018 square metres (10,959 square feet) and an expansive
outdoor amenity area of over 973 square metres (10,472 square feet).
Combined, this amounts to almost 8 square metres of amenity space per
unit, which is a substantial amount and generous in comparison to standards
in other municipalities. Private amenity spaces in form of balconies will be
determined at Site Plan Approval.

Figure 38: Land Uses and Built Form of the Proposed Development
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Figure 40: Second to fourth floor plans
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Figure 41: Fifth to 26th floor plans
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BASE

MID-RISE

The base of the Proposed Development is four storeys in height, providing
an appropriate transition to the current neighbouring properties featuring
four and two storey built forms, although the entirety of the area has the
opportunity to transition to similar building/tower forms. The ground floor
of the podium features retail uses, with office uses on the second floor,
and residential units on floors three and four. The fifth floor is dedicated to
amenity space, providing both indoor and outdoor options.

The mid-rise portion of the Proposed Development is situated atop the
podium, providing an appropriately scaled edge to Cross Avenue at the
southern end of the Subject Site. Including the podium, the height of this
component of the Proposed Development is 12 storeys, resulting in seven
further storeys of residential uses atop the podium. The height and massing
reflect the desired built form along Cross Avenue and supports the future
development intentions of Midtown Oakville.

The podium has a continuous building face along Cross Avenue, establishing
a strong built form edge, while maintaining a dynamic pedestrian-scaled
base. The ground floor is setback approximately 4 metres from the Cross
Avenue sidewalk. This setback strikes a balance of providing enough space
for pedestrians to feel comfortable next to the busy road, while being near
enough to the retail uses to feel connected. On the upper levels of the podium
above, a procedural recess in the base results in a design that does not
overwhelm the pedestrian realm. A road widening of 4 metres along Cross
Avenue and 13 metres at the rear of the Subject Site have been allocated,
providing a means to implement the objective of fostering an engaging and
enhanced pedestrian environment, viable retail, and a strong urban street
edge.

Balconies will be incorporated for all units, projecting out from the facade,
providing further visual variety in the simple rectilinear building design.
These elements are common to the high-rise tower component.

Along the access roadway, on the eastern side of the Subject Site, the
podium features a “bump-in” at the primary residential access, continuing
upwards to the second storey. This bump-in reduces the visual impact of the
podium and effectively breaks the podium visually into two parts.
The orientation of the Proposed Development optimizes its location on a
narrow lot by establishing a strong frontage. This orientation provides a
consistent built form edge that enables the effective inclusion of commercial
uses at-grade, as well as glazing, which will enhance the adjacent
streetscapes and weave into the future commercial and mixed-use fabric
of Cross Avenue. Future landscaping at grade will help to further animate
the public realm around the proposed development, particularly on Cross
Avenue. Detailed landscaping treatments will be confirmed at Site Plan
Approval.

HIGH RISE TOWER
The high-rise tower provides 21 floors of residential uses atop the podium,
resulting in a total height of 26 storeys. Located at the north end of the site,
the tower is logically placed and set back from all edges to minimize shadow
and visual impacts. With the smaller component being positioned towards
Cross Avenue, the impact of the height of the high-rise tower is mitigated,
as its view is obstructed by the former and is set back considerably from the
roadway.
The high-rise tower has been designed with regard to surrounding future
intensification projects and does not preclude future development. With
Midtown Oakville being the Urban Growth Centre for the Town, it can be
expected that more high density developments will be built in close proximity
to the Subject Site. As stated by the Town, tall buildings must maintain a
separation distance from other tall buildings. The towers featured in the
Proposed Development are setback sufficiently to create an appropriate and
livable built condition and so as to not preclude or prejudice the development
of adjacent properties.

Overall, the Proposed Development would greatly improve the pedestrian
condition along Cross Avenue, and introduces an activated frontage that
provides a natural extension outwards to the central spine of Midtown
Oakville.
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ACCESS, PARKING, AND LOADING
Initial access to the Subject Site will be from the existing access on Cross
Avenue, which will form a private lane/driveway providing mutual access to
the Subject Site and the adjacent property at 165 Cross Avenue. This layout
allows for the achievement of two important objectives. First, it maintains
Cross Avenue for active, pedestrian oriented uses, and maximizes the front
yard surface area to be dedicated to open space, landscaping and amenity.
Secondly, it maintains existing access easement rights with the adjacent site
which minimizes the number new access points needed onto Cross Avenue.
In the future, a potential additional access may also occur to the proposed
local road situated to the north of the site. There are no timelines for the
implementation of this new local road network, however, the individual
proposed arrangements for the Subject Site are proven to be functional from
a circulation and traffic perspective until a secondary access to the north is
implemented.
The Proposed Development includes 248 parking spaces distributed through
5 levels of parking, entirely below grade. Of the 248 spaces, 228 are allocated
for residential use, while the remaining 20 are allocated for non-residential
uses on site. This allocation removes both the visual and physical impacts
associated with surface and above grade parking arrangements, and is
accordance with the policies and guidelines set by the Town. The building’s
orientation ensures that any potential pedestrian and vehicular conflicts are
minimized as there is a direct, barrier free, predictable, and safe connection
from the building to Cross Avenue. At no point does a pedestrian sidewalk
intersect a roadway, save for the underground access at the northernmost
end of the Subject Site, away from all entrances. Figure 42 illustrates the
underground parking plan.
Included in the Proposed Development are 10 barrier free (5 Type A and 5
Type B spaces) parking spaces optimally located in proximity to entrances
and elevators. Barrier free parking is designed in accordance with the Town
of Oakville Universal Design Standards. The access to the below parking
area is provided at the northern end of the Proposed Development, away
from most pedestrian traffic. A passenger drop-off area is provided in the
middle of the podium, which will accommodate short-term parking needs for
residents being dropped off/picked up or for small deliveries.
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Short-term visitor bicycle parking will be provided at-grade adjacent to
Cross Avenue while long-term bicycle parking is provided in each level of
underground garage. A total of 10 short-term spaces and 250 long-term
spaces are provided. The inclusion of bicycle parking within the Proposed
Development will promote active transportation travel choices for future
residents, and accommodate future customers of the at-grade commercial
uses. This is well above the Town’s minimum requirements for bicycle
parking in the Zoning By-law.
Two loading spaces are provided at-grade. The first is located at the
southern end of the site, dedicated to the commercial uses, while the other
is at the rear. These spaces are located away from Cross Avenue, and
partially enclosed within the building mitigate visual and physical impacts.
Access to loading and parking areas are provided at optimal locations along
the internal roadway to the Subject Site. The majority of pedestrian activity
will occur along Cross Avenue, where the greatest animation of the street
is expected to occur. This site orientation mitigates pedestrian vehicular
conflicts and maintains an activated street edge.
This discussion of the Proposed Development presents the concepts for the
Subject Site, and exemplifies the massing statistics necessary for the ZBA
application. The more detailed elements of the Proposed Development will
be established through a future Site Plan Approval process.
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3.2 REQUIRED APPROVALS
An Amendment is required under the Town’s Zoning By-law 2014-014 to
implement the Proposed Development. The Subject Site is currently zoned
MTC, which remains entirely under appeal. As such, an Amendment to the
in-force Zoning By-law 1984-63 is also required.
The proposed ZBA will amend the zoning of the Subject Site under By-law
2014-014 and 1984-63 to implement the current Official Plan designation
and reflected permissions. Currently, the Zoning for the site does not conform
to the Official Plan which envisions high density, mixed-use development
in Midtown Oakville. A site specific MTC zone exception is proposed to
accommodate several site specific zone provisions would that implement
the zone standards that were considered by the Town as part of the Midtown
Oakville Strategy. This includes Amendments to permit the proposed height,
setbacks, parking requirements and a number of form based zone standards
to permit the desired built form.
The ZBA application is supported by a multidisciplinary project team that has
evaluated the proposal from a number of different technical areas. Based
on the pre-consultation meeting dated September 12, 2018, the following
technical studies have been submitted in support of these applications:
•

Traffic Impact Analysis;

•

Draft Plan of Subdivision;

•

Functional Servicing Report and Stormwater Management Report;

•

Urban Design Brief (including Shadow Impact Analysis); and,

•

Environmental Site Assessment.

Further to the pre-consultation checklist dated September 12, 2018, this
Report, the completed application form, and the additional supporting
materials identified by the Town through the pre-consultation process
constitute a complete application under the Planning Act. The conclusions
for the supporting technical studies are further discussed in Section 6.0 of
this Report.
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4 PROVINCIAL POLICY FRAMEWORK
4.1 PROVINCIAL POLICY STATEMENT
The current Provincial Policy Statement (“PPS”) came into effect on April
30, 2014 and applies to all planning decisions made in the Province after
that date. The PPS provides policy direction for matters of provincial interest
across Ontario and for achieving appropriate land use and development
patterns. All land use planning authorities and their decisions are to be
consistent with the relevant policies set forth by the PPS.
Section 1.0 of the PPS establishes policies associated with efficient land use
and development patterns that support healthy, livable and safe communities,
protect the environment, promotes public health and safety, and facilitate
economic development. Section 1.1 of the PPS outlines the means through
which these communities are achieved, including:

optimize the use land and resources wisely, promote efficient development
patterns, ensure effective use of infrastructure and public service facilities,
and minimize unnecessary public expenditures.
Section 1.1.3 of the PPS identifies Settlement Areas as the focus of growth
and development, and requires land use patterns in Settlement Areas to be
based on densities and a mix of land uses which:
•

Efficiently use land resources;

•

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;

•

Promoting efficient development and land use patterns;

•

•

Promoting cost-effective development standards to minimize land
consumption and servicing costs; and,

Minimize negative impacts to air quality and climate change, and
promote energy efficiency;

•

Support active transportation; and,

•

Are transit-supportive, where transit is planned, exists or may be
developed.

•

Ensuring that necessary infrastructure and public service facilities are,
or will be, available to meet current and projected needs.

An overarching theme of the PPS is the promotion of sustainable, complete
communities and the careful coordination and management of land uses to
accommodate appropriate development to meet the full range of current and
future needs, while achieving effective development patterns.
More specifically, Policy 1.1.2 requires sufficient land be made available
to accommodate an appropriate range and mix of uses to meet projected
needs up to a 20-year time horizon. Within Settlement Areas, such land shall
be made available through intensification and redevelopment, and must
support transit use and active forms of transportation to promote sustainable
communities and human health.
The Proposed Development optimizes the use of an underutilized site in an
efficient and cost-effective form of development within the Midtown Oakville
Urban Growth Centre where revitalization and intensification is promoted.
The Proposed Development will support the range of housing types available
in the Town and the Midtown Oakville area, with higher order transit access
located at the Oakville GO Station. It is in the interest of all communities to

Planning authorities are also required to identify appropriate locations, and
promote opportunities, for intensification, while encouraging appropriate
development standards that facilitate a compact built form. The Proposed
Development represents the intensification of the Subject Site, which is
served by a wide range of existing and planned services, infrastructure and
amenities. This intensification will allow for the more efficient use of these
resources and the Subject Site itself, in addition to supporting transit usage
through the creation of additional density along Cross Avenue. The location
of the Proposed Development will also benefit and support the adjacent
commercial uses and businesses, which include a wide range of offices,
services, retail stores, and restaurants within a short walking distance.
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In this regard, Policy 1.1.3.6 specifically outlines that new development
taking place in “designated growth areas”, inclusive of Midtown Oakville,
should have a compact form, land use mix and densities that allow for the
efficient use of land, infrastructure and public service facilities. Therefore,
the intensification of the Subject Site to accommodate a greater density of
diverse uses is highly promoted by the PPS.
Section 1.3 of the PPS discusses employment uses and further encourages
the provision of an appropriate mix and range of employment uses to meet
long term needs. More specifically, Policy 1.3.1.c) promotes “encouraging
compact, mixed-use development that incorporates compatible employment
uses to support livable and resilient communities”. The Proposed
Development includes an appropriate mix of office and retail uses in the
podium, which will help promote local high quality jobs and economic growth
in Midtown Oakville, as it transitions to a vibrant mixed use centre.
Section 1.4 of the PPS requires planning authorities to provide an appropriate
range and mix of housing types and densities to meet the projected population
growth. This is done by maintaining the ability to accommodate residential
growth for a minimum ten year period through residential intensification and
redevelopment, and designated and available lands where necessary. This
includes:
•

Establishing and implementing targets for affordable housing for low
and moderate income housing;

•

Permitting and facilitating all forms of housing required to meet the
requirements of current and future residents, and all forms for residential
intensification;

•

Directing new housing to locate where appropriate levels of infrastructure
and public service facilities exist or will be available to support current
and projected needs; and,

•

Promoting new housing densities that effectively use land, resources,
infrastructure and public service facilities, and support active
transportation and transit.

The Proposed Development includes a range of one and two bedroom
units. Collectively, this mix of unit types and forms will accommodate varying
household incomes, sizes, and needs, particularly in considering the
predominant lower density forms of housing that exist in Oakville today. As
such, the Proposed Development optimizes the use of land and will support
a mix of unit types available in the area, and within the Town as a whole.
Furthermore, the Proposed Development introduces transit supportive
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densities in proximity to a higher order transit system. Given the location
of the Subject Site in relation to employment, transit, commercial uses,
and other amenities, the Proposed Development will also support active
transportation and the use of transit.
Policy 1.6.6.1 states that planning for sewage and water services shall be
optimized to accommodate existing municipal sewage and water services.
The Proposed Development will be connected to existing and planned
municipal and water services, and represents an efficient use of existing and
planned infrastructure. The PPS also requires that servicing is provided in a
manner that can be sustained by water resources, is feasible and financially
viable, and protects human health and natural environments.
Currently, existing services surrounding the Subject Site have sufficient
stormwater capacity for the Proposed Development, although further
upgrades to sanitary sewers on Cross Avenue are required to accommodate
further development. These sanitary sewer upgrades are planned by the
Region and slated for a 2022 - 2026 timeline, and are sized to accommodate
future development in Midtown Oakville, inclusive of the Subject Site.
Required sanitary sewer upgrades, including options for financing, are
further discussed in the submitted Functional Servicing Report.
The Proposed Development will improve the stormwater management of the
site which is currently almost entirely impervious, in accordance with Policy
1.6.6.7 of the PPS. Improvements to the site will be made through providing
required stormwater detention storage, and further measures, including the
use of Low Impact Development (“LIDs”), which with appropriate sizing that
will be determined during detailed design.
Policy 1.6.7.4 promotes land use patterns, densities and a mix of uses
that minimize vehicle trips and support transit and active transportation. As
mentioned previously, the Proposed Development is within close proximity to
an extensive transit system, where higher densities and reduced automobile
dependence are expected to help encourage and further support the use of
transit. Additionally, a number of existing and planned active transportation
opportunities are within short proximity of the Subject Site, as discussed in
Section 2.5 of this Report.
Based on a detailed review and analysis of all relevant policies, it is our
opinion that the Proposed Development and the implementing Zoning Bylaw Amendment are consistent with the Provincial Policy Statement.

4.2 GROWTH PLAN FOR THE GREATER GOLDEN
HORSESHOE
The Growth Plan for the Greater Golden Horseshoe 2005 was prepared
and approved under the Places to Grow Act, 2005, and took effect on
December 16, 2004. The Growth Plan for the Greater Golden Horseshoe
2017 (the “Growth Plan”) replaces the former 2005 Growth Plan as part of
the 10-year review of the Plan. The Growth Plan establishes an updated
and comprehensive growth management strategy to the year 2041 for
municipalities within the Greater Golden Horseshoe (“GGH”) Area, inclusive
of the Town of Oakville.
On January 15th, 2019, the Province of Ontario proposed several changes
to the 2017 Growth Plan (Amendment 1) with an overarching goal to provide
additional flexibility in housing development to meet growth forecasts, and
includes the contemplation of a streamlined approach for development in
Major Transit Station Areas. The proposed changes to the Growth Plan
are in a draft form within a commenting period and have not yet had a first
reading in the Ontario Legislature.
The 2017 Growth Plan provides direction and guidance on a wide range of
issues including transportation, infrastructure planning, land use planning,
and housing, all of which contribute to promoting economic prosperity
throughout the GGH. This framework is established through policies and
growth projections that dictate where, how, and how much growth can and
should occur, as articulated in Section 2.2 of the Growth Plan.
Schedule 3 establishes population and employment forecasts for all upperand single-tier municipalities in the GGH including Halton Region. The
Growth Plan forecasts that the Region will grow to a 2041 population of
1,000,000 persons, and a 2041 employment level of 470,000 jobs. Halton
Region’s Official Plan provides more specific growth and employment
forecasts for each of its lower-tier municipalities, including the Town of
Oakville, as reviewed in Section 5.0 of this Report.
The Subject Site is located within Oakville’s Built Up-Area, as shown on
Figure 43, with the Midtown Oakville further identified as the Midtown
Oakville Urban Growth Centre.
An underlying theme and major policy focus of the Growth Plan is the
creation of “complete communities”, which are defined as:

Figure 43: Urban Growth Centres, highlighting Midtown Oakville

“Mixed-use neighbourhoods or other areas within cities, towns, and
settlement areas that offer and support opportunities for people of all ages
and abilities to conveniently access most of the necessities for daily living,
including an appropriate mix of jobs, local stores, and services, a full range
of housing, transportation options and public service facilities. Complete
communities are age-friendly and may take different shapes and forms
appropriate to their contexts”.
In accordance with Policy 2.2.1.4, the policies of the Growth Plan are
intended to be applied in order to support the achievement of complete
communities that:
•

Feature a diverse mix of uses and convenient access to services and
amenities;

•

Improve social equity and overall quality of life;

•

Ensure the development of high quality compact built forms and an
attractive and vibrant public realm, including public open spaces,
through site design and urban design standards; and,

•

Integration “green infrastructure” and “low impact development” in new
developments and communities.
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As reviewed in Section 2.0 of this Report, many areas of Oakville already
possess the characteristics of complete communities, particularly higher
density, mixed-use nodes and identified Growth Areas. At present, Midtown
Oakville has some of the characteristics of a complete community, including
the presence of high order regional transit. However, the density, land use
mix, and built form of this area lag behind and are not yet supportive of the
concept of a complete community. Midtown Oakville is envisioned to be a
vibrant, transit-supportive, mixed-use urban community, as identified in the
Town of Oakville Official Plan.
The Proposed Development is highly supportive of the concept of a “complete
community” and its related characteristics by providing for the efficient use
of an existing underutilized site that will provide a mix of commercial, office
and residential uses. The Proposed Development will serve to function, and
enhance, these and other complete community characteristics within its
surrounding area by:
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Intensification is highlighted within the Growth Plan as the preferred
approach to accommodating growth: “this Plan’s emphasis on optimizing
the use of the existing urban land supply represents an intensification first
approach to development and city-building, one which focuses on making
better use of our existing infrastructure and public service facilities, and
less on continuously expanding the urban area”. The Growth Plan focuses
the majority of its intensification in strategic growth areas, including Urban
Growth Centres and Major Transit Station Areas. Midtown Oakville is
identified as an Urban Growth Centre, and also considered to be a Major
Transit Station Area due to the proximity of the GO Station.
Policy 2.2.3.1 of the Growth Plan further states that Urban Growth Centres
will be planned:
•

As focal areas for investment in regional public service facilities, as well
as commercial, recreational, cultural, and entertainment uses;

•

Providing for the intensification of the significantly underutilized Subject
Site with an appropriately compact form of development;

•

To accommodate and support the transit network at the regional scale
and provide connection points for inter- and intra-regional transit;

•

Providing for a mix of uses, including commercial uses at grade, which
will further broaden the overall mix of uses in the area and enhance the
pedestrian environment;

•

To serve as high-density major employment centres that will attract
provincially, nationally, or internationally significant employment uses;
and,

•

Provide for opportunities through the mixed-use nature of the Proposed
Development for a modest number of employment opportunities in the
immediate area, which will enable some residents to work in the area;

•

To accommodate significant population and employment growth.

•

Providing for a mix of dwelling units that will diversify the housing mix in
the area and adjacent communities, which are currently predominated
by ground-oriented housing;

•

Supporting existing and planned rapid public transit services by
providing for new residential growth in their proximity; and,

•

Providing for appropriate stormwater management through the use of
low impact development techniques, as proposed by the Functional
Servicing and Stormwater Management Report.

The Growth Plan directs that population and employment growth will be
accommodated by directing the majority of growth to Settlement Areas, which
have delineated built boundaries, existing or planned municipal water and
wastewater systems, and are able to support the achievement of complete
communities. Policy 2.2.2.1 requires that by 2031, and each year thereafter,
a minimum of 60% of the annual residential growth within the Built-Up Area
will occur through intensification.

As mentioned, the Subject Site is within the built boundary of a Primary
Settlement Area, and is more specifically within an Urban Growth Centre.
Given that the Subject Site is currently underutilized with limited development
constraints, it is our opinion that it represents a major opportunity for
intensification and the optimization of land in the form of infilling, as
represented through the proposed mixed-use development, especially given
the higher status of Oakville GO Station.
As implemented by the Regional and Local Official Plans, Midtown Oakville
is planned to accommodate significant mixed use growth to support
existing transit infrastructure. The Proposed Development helps support
the objectives of the Growth Plan as it relates to Midtown Oakville. As
Midtown Oakville transitions to a mixed use, transit oriented environment,
it is expected that high density mixed use developments, inclusive of the
Subject Site, will help contribute to the emergence of a complete community
that supports the above noted objectives of the Growth Plan.
Policy 2.2.4.5.b) identifies that the Midtown Oakville Urban Growth Centre
has a minimum density target of 200 residents and jobs per hectare. The
Proposed Development and associated ZBA implement the density provisions

afforded to the Subject Site, making the most efficient use of urban land
through intensification and redevelopment. The Proposed Development will
accommodate additional residents in Midtown Oakville to support existing
businesses and provide an opportunity for people to live and work within
walking distance or a short transit trip away.

also support the achievement of complete communities. The Proposed
Development will assist the Town in addressing the Growth Plan’s housing
strategy requirements by providing for residential intensification, and a mix
of unit types that will diversify the Town’s and community’s housing stock,
moving towards a more complete community.

Additionally, of significant note, as the Subject Site is within 500 metres of
an existing GO Station, it is further identified as being within a Major Transit
Station Area, as defined by the Growth Plan. As such, planning is prioritized
for Major Transit Station Areas on priority transit corridors, including zoning
in a manner that implements the policies of this Plan. Policy 2.2.4.3.b) states
that Major Transit Station Areas served by regional rail transit will be planned
for a minimum density target of 150 residents and jobs per hectare. This
further supports making optimal use of the Subject Site to achieve these
types of uses and densities.

Policies related to infrastructure and transportation are provided in Section
3 of the Growth Plan. Generally, these policies direct the Province and
municipalities to undertake an integrated and coordinated approach to land
use planning, infrastructure investments and environmental objectives to
achieve the outcomes of the Growth Plan. Specifically, Policy 3.2.6.2 states
that municipal water and wastewater systems will be planned, or expanded,
to serve growth in a manner that supports the minimum intensification and
density targets of the Growth Plan.

Policy 2.2.4.9 states that within all Major Transit Station Areas, development
will be supported by planning for a diverse mix of uses to support existing and
planned transit service levels, along with providing alternative development
standards, such as reduced parking requirements and prohibiting land
uses and built forms that would adversely affect the achievement of transitsupportive densities. A mixed use residential tower, with office and retail
uses located in the podium, is highly supportive of the objectives of Major
Transit Station Areas. Additionally, the Proposed Development provides for
lower parking standards to reflect its location in proximity to higher order
transit, overall providing a development that is highly encouraged by policies
of the Growth Plan for Major Transit Station Areas.
Policy 2.2.5.3 of the Growth Plan directs retail and offices uses to locations
that support active transportation and have existing or planned transit.
Further, in planning for employment, surface parking will be minimized and
the development of active transportation networks and transit-supportive
built form will be facilitated. The Proposed Development supports these
objectives by including a significant amount of space for retail and offices
uses in the podium, which will provide high quality jobs to support the
surrounding community, in addition to providing reduced parking standards.
Often, mixed-use buildings only provide for retail and service commercial
uses and would not anticipate dedicated office space as is proposed here.
Section 2.2.6 of the Growth Plan provides policies for housing, requiring
upper- and single-tier municipalities to develop a housing strategy that
supports achieving the minimum intensification requirements of the Growth
Plan, along with other considerations. Supplementary to the housing policies
from the PPS (see Section 4.1 of this Report), housing strategies must

However, Policy 3.2.1.2 of the Growth Plan speaks more specifically in
regards to “integrated planning”, and more directly states that planning
for new or expanded infrastructure projects should involve leveraging
infrastructure to direct growth to meet intensification targets, provide
sufficient capacity in strategic growth areas, and developing options to
pay for these infrastructure projects over the long term. Additionally, Policy
3.2.1.3 notes that “infrastructure investment and other implementation
tools and mechanisms will be used to facilitate intensification and higher
density development in strategic growth areas”. Given that Midtown Oakville
has limited sanitary servicing capacity, there is an opportunity to explore
alternative funding options to help introduce new growth in accordance
with intensification requirements of the Growth Plan. Alternative funding
requirements are encouraged by the Growth Plan to help accomplish
broader objectives.
The infrastructure policies promote moving away from lower density
development to a more compact built form. They place further emphasis on
transit provision as the first priority for transit planning or development, as
this will support and facilitate improved linkages between strategic growth
areas and other areas planned for a mix of uses and transit-supportive
densities. The Proposed Development would therefore assist the Town in
achieving the intent of the Growth Plan’s infrastructure and transportation
policies by providing for a more compact built form that is within close
proximity to amenities, services and public transit, thereby optimizing the
use of the Subject Site.
Based on a detailed review of all relevant policies, it is our opinion that the
Proposed Development and Zoning By-law Amendment conforms to the
2017 Growth Plan for the Greater Golden Horseshoe.
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5 REGIONAL & LOCAL PLANNING AND
REGULATORY FRAMEWORK
5.1 HALTON REGION OFFICIAL PLAN
The Halton Region Official Plan (“HROP”) is the in-force and in effect
land use plan for Halton Region, containing several Regional Official Plan
Amendment (“ROPA”) modifications. ROPA 38 is the most recent amendment
that outlines the Region’s framework for managing planning and growth,
consistent and in conformity with the PPS and Amendment 2 to the Growth
Plan. Following the approval of ROPA 38 on November 24, 2011, it was
appealed in its entirety to the OMB, but has since been partially approved,
with some sections still under appeal. The HROP is consolidated to June
19, 2018.
Overall, the purpose of the HROP is to outline the long-term vision for Halton
Region’s physical form and community character. The Official Plans of the
Region’s lower-tier municipalities, the Town of Halton Hills, the Town of
Milton, the City of Burlington, and the Town of Oakville, must conform to the
HROP.
HALTON REGIONAL STRUCTURE
Part II, Basic Position, Halton’s Regional Planning Vision, provides policies
for building cities and complete communities. The concept of “sustainable
development” is supported by the HROP, with urbanization being the
expected form of development to 2031. Consistent with the PPS, the HROP
supports building healthy communities, as it “recognizes the importance of
a sustainable and prosperous economy and the need for its businesses and
employments to compete in a world economy”. The Proposed Development
reinforces this vision by providing a full range of housing and employment
opportunities while promoting a walkable, transit supportive built form, that
is in close proximity to transit.
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The HROP is based on a growth strategy for Halton Region that includes
the distribution of population and employment within a planning horizon to
2031. These HROP forecasts have not yet been updated to conform to the
2017 Growth Plan, but the projected population and employment growth for
Halton Region between 2006 and 2031 is nevertheless significant:
Table 1: Halton Region Growth Forecasts

Halton Region

2006

2031

Population Forecast

456,000

780,000

Employment Forecast

218,000

390,000

Table 2 and 2A of the HROP illustrates the Region’s intensification targets for
development within the Built-Up Area, and the Regional Phasing Strategy to
2031. Based on Table 2, the Town of Oakville is expected to accommodate a
minimum of 13,500 housing units between 2015 and 2031, and phased over
5 year increments as illustrated on Table 2A. Based on Table 2 and 2A, the
Region directs a minimum of 40% of new residential development occurring
annually within Halton Region in 2015 and every year thereafter.
These forecasts reflect the updated Regional population forecasts as
provided in Amendment 2 to the 2006 Growth Plan. Since this update, the
2017 Growth Plan places an even greater emphasis on intensification, which
may result in greater forecasts for the Town of Oakville moving forward, as
it is the Region’s largest lower-tier municipality, with several Urban Growth
Centres, where intensification is an even greater priority. The Town of
Oakville is currently undertaking a review of its Growth Areas, inclusive of
Midtown Oakville Urban Growth Centre, to conform to the Growth Plan.
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The Subject Site is located within the built boundary of the Town
of Oakville and is designated an “Urban Area”, in accordance with
Map 1 - Regional Structure of the HROP (Figure 44). Within the
Urban Area designation, Urban Growth Centres are identified
on Map 1 as an overlay. The Urban Area represents areas were
urban services are provided to accommodate concentrations of
existing and future development.
Section 72(1) to 72(11) of the HROP present the objectives
for Urban Areas. Generally, it is the intent of the Region that
growth within Urban Areas supports compact, transit supportive
development to facilitate the creation of complete communities of
various sizes, types and character, and to afford maximum choices
for residence, work and leisure. Broadly speaking, the objectives
of the HROP support a more compact and mixed-use built form
that makes efficient use of space and services, promotes live-work
relationships and fosters a strong and competitive economy. More
specifically, Sections 72(6) and 72(7) support the development
of Intensification Areas, which are intended to accommodate the
majority of growth in Halton Region.
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The HROP establishes a broad set of land use designations as
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development while providing individual municipalities flexibility to
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The HROP sets forth an intensification strategy that local
municipalities are required to comply with and implement. This
strategy is primarily based on the identification of “Intensification
Areas”, which include Urban Growth Centres, Major Transit
Station Areas, Intensification Corridors and Mixed-use Nodes.
Urban Growth Centres, inclusive of Midtown Oakville, are
considered to be the primary areas for intensification and expected
to accommodate the most significant growth based upon the
Region’s hierarchy.

Municipal Boundary

Figure 44: Halton Region Official Plan Map 1 - Regional Structure

June 19, 2018

Sections 78 (1-11) of the HROP outlines broad objectives for
all Intensification Areas, which broadly promote a cost-efficient
and innovative urban design, a diverse mix of uses, and vibrant
pedestrian and transit oriented densities, as well as higher
densities and appropriate transitions of built form, among others.
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Considering these objectives, the Proposed Development, as a mixed-use
and intensified form of development adjacent to existing transit infrastructure
that promotes active transportation, is an excellent example to demonstrate
and implement the type of development encouraged by the Region’s
intensification strategy.
Within the Urban Area, Urban Growth Centres are identified on Map 1,
where specific policies apply. Urban Growth Centres are considered to
be “Intensification Areas” in the HROP, where the highest densities and
growth are to be directed. Section 81 (7.2) considers the development
and intensification of Intensification Areas as “the highest priority of urban
development” in the Region and supports programs and incentives under
the Planning Act to promote and support growth in these areas. Urban
Growth Centres are required to achieve a minimum development density of
200 residents and jobs combined per hectare.

The Proposed Development will include a mix of one and two bedroom
apartment units, all of which are inherently more affordable than the
traditional or typical lower density housing forms such as single detached
or townhouse dwellings. As Oakville’s and Halton Region’s land values
and housing prices continue to climb, single detached, semi-detached
and townhouse forms that may once have been affordable are becoming
increasingly unaffordable. Purchasers have to increasingly look to more
intense forms of development for affordability in order to enter and remain
in the local housing market.
The surrounding community outside of Midtown Oakville, is dominated by
ground-oriented housing forms. The proposed apartment units are likely to
be more affordable in relative terms, and will allow residents to live within a
stable, established community.
SERVICING

The Subject Site is therefore located in a designation that is expected to
accommodate the highest densities and support the Region’s intensification
targets. The mix of uses within the Proposed Development will provide
additional services within proximity to rapid-transit stations to support the
commercial function of the Midtown Oakville.
HOUSING
The HROP outlines housing policies in Sections 84-86, with the overall
goal of supplying an adequate mix and variety of housing to satisfy differing
physical, social and economic needs. Recognizing the historic imbalance
of the Region’s housing stock, towards more expansive, land intensive,
single detached forms, Section 85(5) promotes more efficient use of
existing developed lands, housing stock and available services to increase
the supply of housing, while maintaining the physical character of existing
neighbourhoods. The HROP also promotes an increase in residential
intensification through the redevelopment of greyfield sites, such as the
Subject Site.
Section 86 of the HROP requires at least 50% of new housing units in Halton
Region to be in the form of townhouse or multi-storey buildings. Additionally,
at least 30% of new housing units produced annually is to be “Affordable or
Assisted Housing”. The Region monitors its housing supply and affordability
in its annual State of Housing Report, which in 2017, identified that 51.4%
of new sales in Oakville were above the affordable threshold of 30% of
household income.
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Section 81 (7.3.a) of the HROP states that the Region will ensure that
Intensification Areas are development-ready by making available at the
earliest opportunity water, waste water and transportation service capacities
to support the prescribed development densities. Moreover, Section 89 (8)
states that development is limited in the Urban Area due to the ability and
financial capability of the Region to provide urban services in accordance
with its approved financing plan. According to the submitted Functional
Servicing Report, there are some downstream water capacity constraints
that will impact the timing of future development in Midtown Oakville.
However, the Functional Servicing Report provides a number of strategies
to help address current sanitary sewer constraints through options such as
front end contribution towards anticipated sanitary sewer construction costs.
It is expected that the contemplated options would be discussed with the
Region.
The Sustainable Halton Water and Wastewater Master Plan identifies
wastewater main upgrades are required along Trafalgar Road, and on
Cross Avenue, which are identified for a 2022-2026 timeframe. These
future upgrades have been scaled and sized to accommodate high density
development, which will equate to 12,000 residents and 8,000 jobs by
2031. The Proposed Development will be accommodated by these future
watermain and sanitary infrastructure, which will ensure that Midtown
Oakville is investment ready to accommodate the required growth dictated
by the Growth Plan. The Proposed Development represents the efficient
and orderly use of future infrastructure, and, together with other approved
projects in Midtown Oakville, will be phased upon receipt of servicing
allocation, ensuring that future growth is sustainable.

STORMWATER MANAGEMENT
Section 10.10 of the HROP states that stormwater management techniques
shall be used in the design of new developments to control both the quantity
and quality of stormwater runoff. Stormwater Management, as it specifically
relates to the Subject Site, is dealt with in the Town of Oakville’s Midtown
Oakville Class EA (2014). As noted in the enclosed Stormwater Management
Report, the Proposed Development will be compliant with the required water
balance and a number of LID measures will be considered throughout the
site plan approval process.
TRANSPORTATION
Section 172 of the HROP provides policies for servicing, with many
transportation-related policies building upon the transit and activetransportation supportive focus of the HROP. Specifically, these policies
encourage transit by:
•

Supporting the early introduction of public transit service in new
development and redevelopment areas, as well as in Intensification
Areas;

•

Ensuring development is designed to support active transportation and
public transit;

•

Promoting land patterns and densities that foster strong live-work
relationships and can be easily and effectively served by public transit
and active transportation; and,

•

Supporting the provision of public transit service, within reasonable
walking distance and at reasonable cost, to all sectors of the public,
including persons with a physical disability.

Better coordination of land use planning, transportation planning and urban
design is an important focus of contemporary best planning practices. The goal
of such practices is to coordinate intensification and urban design practices
that are conducive to creating more pedestrian friendly environments and
acknowledging public transit usage in proximity to public transit services and
active transportation services. By doing so, new residents and employees
will provide for the enhanced support and more efficient use of existing
services and planned enhancements.

an efficient land use pattern that supports live-work relationships and easy
access to transit and active transportation, as well. Increased densities
along existing transit routes along Cross Avenue, the primary bus transit
route to GO Station, will also improve ridership and help build upon a greater
transportation network.
As reviewed in Section 2.6 of this Report, the Subject Site is well connected
by existing regional and local transportation networks, specifically through
the Oakville GO Station, GO Transit, and 20 different bus routes, which
together form an extensive regional and local transit network. The Subject
Site is also well connected to the regional road network, which includes
Trafalgar Road and an on-ramp to the QEW.
The Proposed Development promotes walkable, transit oriented built forms,
and improves pedestrian connectivity throughout the Oakville Urban Growth
Centre. The Proposed Development will provide linkages to a greater planned
pedestrian network in this area and will support these areas by including a
variety of active uses at grade, such as retail uses that encourage pedestrian
activity. Although not fully built out, an emerging active transportation
network comprised of bike lanes and walkways within Midtown Oakville is
envisioned and will be supported by compact developments, such as the
Proposed Development.
Table 3 of the HROP identifies the function of each type of “transportation
facility”, which includes major roads, higher ordered transit corridors, major
transit stations, and rail lines, all which are directly adjacent or within close
proximity to the Subject Site. Cross Avenue is identified as a Minor Arterial
Road on Map 3 of the HROP, with Oakville GO Station being identified as a
Mobility Hub.
The HROP also includes policies to promote transit supportive road networks
to accommodate future growth. Part IV, Section 173 (5) identifies that the
Region will secure required right of way widths as shown on Map 4, but will
consider site specific circumstances that may warrant securing more lands
from one side of the road than the other. Cross Avenue is under the Region’s
jurisdiction, and is planned for a right of way width of 35 metres, which has
been considered and dedicated as part of the Proposed Development.

The Proposed Development represents an increase in density from the
surrounding context dominated by parking lots and private vehicle usage
The Proposed Development supports the Region’s objectives by promoting
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Section 173 (21) a) of the HROP requires local municipalities to ensure that
collector roads in the Urban Area are provided approximately mid-block
between arterial roads to maximize the accessibility of transit service to local
residents. The Town of Oakville has recently completed an Environmental
Assessment to update the Transportation Network within Midtown Oakville,
with an Official Plan Amendment implementing a comprehensive road
network. The Proposed Development has been carefully designed to
consider and be well integrated within the proposed road network to ensure
that Midtown Oakville will continue to evolve as a comprehensive mixed use
centre and dynamic mobility hub that will serve the entire Region.
Based on a detailed review of all applicable policies as summarized above,
it is our opinion that the Proposed Development conforms with the Halton
Region Official Plan, including those policies related to growth management,
housing, intensification, complete communities, and transit-supportive
design.

5.2 OAKVILLE OFFICIAL PLAN
The Town of Oakville’s 2009 Official Plan (consolidated to April 3, 2017),
“Livable Oakville” (“OP”), is intended to “enhance the Town’s natural,
cultural, social, and economic environments by ensuring that environmental
sustainability, cultural vibrancy, economic prosperity, and social well-being
are incorporated into growth and development decisions” by creating livable
communities. Following Regional approval on November 22, 2009, the
OP was appealed to the Ontario Municipal Board (OMB). There are two
outstanding appeals to the OP that remain, neither of which relate to the
Subject Site.
In 2016, the Town of Oakville initiated a comprehensive review of the 2009
Official Plan (“OPR”), which is now underway. The OPR is structured into
different phases, with each phase evaluating separate components of the
current Official Plan.
Section 2.2 of the OP is based on a number of guiding principles for
achieving the long-term vision of the Town. The principles that are relevant
to the Proposed Development include:
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•

Preserving, enhancing and protecting the distinct character,
cultural heritage, living environment, and sense of community of
neighbourhoods;

•

Directing the majority of growth to identified locations where higher
density, transit and pedestrian oriented development can be
accommodated;

•

Achieving long term economic security within an environment that
offers a diverse range of employment opportunities for residents;

•

Enabling the availability and accessibility of a wide range of housing,
jobs and community resources to meet the diverse needs of the
community through all stages of life;

•

Providing choices for mobility by linking people and places with a
sustainable transportation network consisting of roads, transit, walking
and cycling trails; and,

•

Fostering the Town’s sense of place through excellence in building and
community design.

These principles were considered in determining the use, massing, design,
siting, and evaluation of the Proposed Development. As reviewed individually
in the following subsections, the Proposed Development will help the Town
achieve these guiding principles by providing a compatible mixed-use
development within close proximity to higher order transit and roads, and will
contribute to the establishment of a complete community. More specifically,
the Proposed Development supports these principles as follows:
•

•

The Subject Site is located in the Midtown Oakville Urban Growth
Centre, which is characterized as a dynamic, and emerging high density,
mixed use node centered on the Oakville GO Station. The immediate
area is mostly comprised of single storey big-box retailers and other
commercial uses, which are transitioning towards a more mixed
use form in accordance with the underlying provincial and regional
policy framework. The Subject Site represents an ideal opportunity
to accommodate appropriate intensification that is compatible with its
surrounding context.
At 12 storeys along Cross Avenue, and 26 storeys towards the QEW, the
Proposed Development is appropriate, and permitted by the underlying
OP policies, especially when considering its proximity to transit and
a Provincial highway. The Proposed Development is compatible
and supportive of its commercial surroundings, and provides for the
intensification of an underutilized site. As reviewed in Section 2.5 of this
Report, the proposed height is similar to existing and proposed heights
within and beyond Midtown Oakville. This includes higher density
residential and office uses proposed along Cross Avenue.

•

The Proposed Development will contribute to the diversity of land uses
within Midtown Oakville by providing for non-residential uses along
Cross Avenue and additional residential uses above that will contribute
to the economic development and commercial vitality of area. Providing
for additional retail, office, and residential uses will increase the level of
pedestrian activity in the area to support local businesses and transit
use of the nearby GO Station.

•

The Subject Site is within 500 metres of the Oakville GO Station,
which provides almost immediate access to high order, rapid transit.
Cross Avenue is also the main bus transit corridor, which provides
linkages to the GO Station and to the rest of the Town. Furthermore,
future bus and cycling improvements to this node will further improve
active transportation options and accessibility around the area and
provide for a regional hub that will be supported by vibrant mixed
use developments, including the Proposed Development. Mixed use,
transit oriented development of this nature is supported and promoted
by the OP.

•

The design of the Proposed Development strongly considers urban
design standards, and will contribute to fostering a sense of place
within the neighbourhood. The Proposed Development is designed
with high-quality and varied materials, with an emphasis on creating an
attractive design. A detailed Urban Design Brief is included in Appendix
A of this Report.

MANAGING GROWTH AND CHANGE
Section 4 provides policies relating to the management of growth and change
in order to implement the mission statement and guiding principles of the
OP. These policies are in keeping with Provincial and upper-tier municipal
policies and plans, which all place a greater emphasis on achieving a more
compact urban form and greater levels of intensification within the built-up
area. The OP provides a land use planning framework to direct and manage
growth to 2031 based on the following population and employment forecasts:
Table 2: Town of Oakville Growth Forecasts

Town of Oakville

2006

2031

Population Forecast

165,000

255,000

Employment Forecast

82,000

127,000

The Town utilizes a hierarchy to distribute where density is to be allocated.
The majority of the Town’s growth is to be accommodated through
intensification, primarily within identified Growth Areas and Urban Growth
Centres. In addition to being a Growth Area, Midtown Oakville is an Urban
Growth Centre identified by the Growth Plan and is intended to be the
“primary intensification area with employment, commercial and residential
uses concentrated within the major transit station area”. Midtown Oakville
is planned to achieve a minimum gross density of 200 jobs and residents
combined per hectare by 2031, in accordance with the Growth Plan.
Moreover, Section 4.2 of the OP notes that “reductions in minimum heights
or densities within Midtown Oakville will not be permitted”.
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Section 4.4 of the OP outlines the Town’s intensification targets for
residential development within the built boundary, which includes
creating 14,390 additional residential units between 2015 and 2031.
As previously noted, these targets have since increased with the 2017
Growth Plan. Oakville is comprised of several mature and established
neighbourhoods, which further emphasizes the need and importance
for redevelopment opportunities within the built boundary. With the
considerable growth targeted in the built boundary, especially in Growth
Areas, the Proposed Development makes a desirable, and necessary,
contribution to the Midtown Oakville Urban Growth Centre. Figure 45
illustrates the urban structure of Oakville, including the locations of a
variety growth areas.
URBAN DESIGN
Section 6 of the OP provides policies to guide good urban design and
provide for a definable sense of identity. Section 6.1.1 states that the
general objectives for high quality urban design are to provide for:
a) diversity, comfort, safety and compatibility with the existing
community;
b) attractive, barrier-free, and safe public spaces, such as
streetscapes, gateways, vistas and open spaces;
c) innovative and diverse urban form and excellence in architectural
design; and,

Subject Site

d) the creation of distinctive places and locales, including Midtown
Oakville, the other Growth Areas and high profile locations such
as gateways to the Town.
The overarching goal in the development of the Subject Site is
to help Midtown Oakville evolve and transform into a vibrant and
diverse mixed use neighbourhood that is transit supportive through
thoughtful design and architectural distinction. Overall, policies in the
OP state the importance of “massing, form, placement, orientation,
scale architectural features, landscaping and signage” in promoting
good urban form. With regards to intensification, the OP addresses
the integration, compatibility and relationship of new development to
existing buildings and to the surrounding neighbourhood character
and context based on the principles of good urban design practice.
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Figure 45: Official Plan Schedule A - Urban Structure

A detailed Urban Design Brief that evaluates/analyses the Proposed
Development in relation to these policies, in regards to the Town of
Oakville’s Livable by Design Manual and Midtown Oakville Urban Design
Guidelines is found in Appendix A of this Report. In keeping with design
brief, the Proposed Development provides an opportunity to create a new
highly identifiable landmark in Midtown Oakville’s emerging skyline, while
exemplifying urban design of the highest quality.

Table 4 of the OP provides additional details regarding the function and
criteria of the Town’s road network. Cross Avenue is identified as a Minor
Arterial/Transit Corridor on Schedule C of the OP. Minor Arterial Roads/
Transit Corridors are identified to accommodate intermediate volumes of
inter-community and inter-neighbourhood traffic and distribute traffic from all
other classes of roads, except provincial highways. Transit-supportive land
uses are encouraged along the right-of-way.

TRANSPORTATION

Figure 46 illustrates the current road network for Midtown Oakville, which
has since been updated by OPA 14.

With regards to Transportation, Section 8 of the OP highlights the important
role of the transportation network in shaping the character and growth of
the Town as this both influences, and is influenced by, land use. As set out
in the guiding principles of the OP, it is essential that the Town grow in an
efficient manner, and that land use and transportation policies be mutually
supportive. Section 8.1.1 of the OP states that the general objectives for
transportation are:
•

to provide a safe, efficient and accessible transportation system with
choices in mobility;

•

to foster the use and development of a sustainable transportation
network;

•

to provide a public transit network that can offer a real alternative to
private automobile use; and,

•

to provide a network of on- and off-road pedestrian and cycling facilities
that allow the use of active transportation modes as an alternative to
the automobile.

A recurring theme throughout the OP is to plan for transit oriented
development, especially within the Midtown Oakville Urban Growth Centre.
This includes creating a transportation network and land use pattern that
supports an effective public transit system. As detailed in Section 2.6 of this
Report, the Subject Site is located on one of the Town’s primary bus corridors
found on Cross Avenue, and is within walking distance to the Oakville GO
Station, which means that the system is already effective in its own right.
Notwithstanding, services at both the GO and VIA stations are planned
to increase as Metrolinx expands their Regional Network and as funding
is introduced to increase service operations. As such, the Subject Site is
well positioned to promote the development of a sustainable transportation
network in the Town and the establishment of a vibrant, mixed use area.

Policy 8.7.1 states that the Town may protect for new alignments and
additional right-of-way requirements identified within the Growth Areas as
shown on Schedule C. An Environmental Assessment was prepared by
the Town to evaluate future road and transportation conditions in Midtown
Oakville and recommended a preferred right of way and road network within
this area. The Proposed Development was designed with strong regard for
the future road network and proposed alignment of Cross Avenue to ensure
that this network is preserved for the future. Lands that are required for the
road widening along Cross Avenue, as well as the future local road network,
have been identified by the submitted Draft Plan of Subdivision, which is
the Town’s preferred mechanism for the dedication/ conveyance of these
lands. Additionally, the Proposed Development supports the objectives of
this network, that is, to support an emerging healthy, mixed use community
that serves as the Town’s central transit node.
Policy 8.12.2 of the OP supports densities that are supportive of transit and
commensurate with the type and frequency of transit service planned for
the area and/or corridor, particularly near transit stops and stations. The
Proposed Development provides a more intense use that is transit supportive
and appropriate for this location, and supports the transportation objectives
of the OP. More specifically, Section 8.12 of the OP speaks to the integration
of land use and transportation. The following measures are reflected in the
development proposal:
•

The Proposed Development implements densities that are highly
supportive of transit and is located within an existing high frequency
bus network on Cross Avenue, and across the street from a GO Station,
both of which are planned to provide increased transit frequencies to
serve the growing area;
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•

The Proposed Development is supportive of the planned
road network in Midtown Oakville, particularly those
planned as part of OPA 14, and future pedestrian and active
transportation network opportunities that will encourage
alternatives to driving;

•

The Proposed Development locates parking below grade
and is proposed at a lower rate to minimize vast paved
surface areas and allows for a more compact built form
that is consistent with the OP’s overall vision for Midtown
Oakville; and,

•

The Proposed Development has been designed, and
oriented, with strong regard to the nearby transit stations
on Cross Avenue, locating the majority of active retail and
office uses towards these uses to encourage the utilization
of these facilities.

Subject Site

Building upon the above noted strategies, Section 8.14 of the
OP identifies that Transportation Demand Management (“TDM”)
measures will be encouraged to reduce single occupancy motor
vehicle use, especially during peak travel periods. Furthermore,
Policy 8.15.3 states that lower surface parking may be considered
as part of a TDM Plan. As noted in the Transportation Impact
Study, the Proposed Development incorporates a number of
TDM measures, which include:
•

Improvements to roadways and transit facilities, which
are expected to increase transit usage and have better
accessibility to active transportation within Midtown
Oakville.

•

Providing bicycle parking spaces (i.e. bicycle racks) to
encourage travel alternatives to the automobile.

•

Providing pedestrian connections to a future walkway
network throughout Midtown Oakville to encourage
pedestrian activity, particularly along Cross Avenue.

Overall, the recommended measures include the encouragement
of occupants to use active and public transportation, as well
as parking reduction measures, such as providing appropriate
active transportation and transit opportunities.
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Figure 46: Official Plan Schedule C - Transportation Plan (in force)

LAND USE
Part C of the Town’s OP includes general policies to guide land-use in
the Town. To create and preserve livable communities, nine land-use
designations are included within the OP as follows: Residential, Mixed-Use,
Commercial, Employment, Institutional, Natural Area, Open Space, Utility,
Parkway Belt West, and Special Policy Areas.

such, they permit a wide range of retail and service commercial uses,
including “restaurants, commercial schools, offices and residential uses”.
Office uses and ancillary residential uses may be provided on the ground
floor and above the ground floor. The OP relies on the implementing zoning
by-law to regulate the size and location of these uses.

As indicated on Figure 47, the Subject Site is within the boundaries of the
Growth Area on Schedule G, and designated “Urban Core”, and “Urban
Centre” on Schedule L1. Both designations are considered to be Mixed-Use
designations in the OP, where residential, commercial and office uses are
to be integrated in a compact urban form at higher development intensities.
Mixed Use areas are to be pedestrian-oriented and transit-supportive and
are the Town’s primary designations for “mixed use, higher density, and
development”.

The applicable Urban Centre and Urban Core designations are applied
broadly throughout the Growth Areas in the Town, with more specific heights
and land uses being provided through Part E of the OP. The Subject Site
is therefore located in a designation that is expected to accommodate
the highest densities in the Town and support the Region’s intensification
targets. The Proposed Development is compatible with, and supportive of
the policies of the Urban Core and Urban Centre designations. In considering
the Subject Site’s location, current, and planned context, it should be noted
that the proposed height is not out of character for the area and is in fact
similar to existing and planned heights along Cross Avenue and in the Urban
Growth Centre at large.

The intent of the designations is 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. As

Subject Site

Figure 47: Town of Oakville Official Plan Schedule L1 - Midtown Oakville Land Use
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MIDTOWN OAKVILLE
Section 20 of the OP provides the specific policy framework to guide growth
and change in Midtown Oakville. Midtown Oakville receives direction through
several key objectives to create transit-supportive development, a vibrant
and complete new community, and achieve its required growth targets. The
“primary growth areas” of Midtown Oakville, Uptown Core and Palermo
Village, and certain adjacent lands identified through the Urban Structure
Review, are now being studied as a conformity update to reflect the 2017
Growth Plan.
Midtown Oakville is approximately 100 hectares in size, and is planned to
provide a minimum planned density of 200 residents and jobs combined
per hectare, in accordance with the Growth Plan. This translates to
approximately 12,000 residents and 8,000 jobs overall, being an estimated
20,000 residents and jobs combined. Midtown Oakville is the only Urban
Growth Centre in Oakville, and as such is the primary growth area, expected
and required to accommodate the highest densities of growth. Midtown
Oakville has long been recognized for its redevelopment potential due to
its central location in the Town, accessibility, employment opportunities,
availability of transportation and transit facilities, and the number of vacant
or underutilized properties, inclusive of the Subject Site.
Midtown Oakville is divided into five “Development Districts”, each of which
are intended to have a distinct character in terms of land use, built form, and
scale of growth. Schedules L1 and L2 of the OP illustrate the boundaries
of the above noted Districts and assigns different land uses and maximum
permitted heights to each. The Subject Site is identified as being within the
Lyons District which permits the greatest heights of all 5 Districts, and is
expected to accommodate a more significant proportion of the forecasted
density and growth in Midtown Oakville. Other districts such as the Trafalgar,
Chartwell and Cornwall Districts are expected to transition to a lower density
residential and employment uses. As such, greater height and densities are
envisioned and make practical sense in the Lyons District adjacent to the
GO Station to accommodate the forecasted growth.
Section 29.2 of the OP notes that where a parcel of land contains more than
one land use designation, the policies of each designation shall apply only to
the portion of the property so designated. The Proposed Development and
specifically the built form and heights has been designed to accommodate
the different scales of development that are planned to occur in the Lyons
District.
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Figure 48: Town of Oakville Official Plan Schedule L2 - Midtown Oakville Building
Heights

As part of the Midtown Strategy in 2014, the Town considered an Amendment
to the OP to implement a new parking strategy, road network and design
guidelines to the support the envisioned growth in Midtown Oakville. In
addition to this, the Town also considered an Amendment to remove the
height distinction between areas immediately north and south along Cross
Avenue, adjacent to the GO Station within the Lyons District, by applying
the same land use and height designations across the Lyons District. Figure
48 depicts a comparison of the draft OPA and current L2 Schedule. Council
did not adopt the Amendment, though Cross Avenue is nevertheless seen
as a critical main arterial that will be framed by new development that will
support a new, animated complete street. From a land use and built form
perspective, the Proposed Development is consistent with the current vision
for Midtown Oakville and Lyons District.
Policy 20.3.2.b) of the OP speaks to the higher function of Cross Avenue,
which is to be supported by at-grade retail space intended to serve the needs
of residents, workers and visitors to Midtown Oakville, as well as contribute
to the creation of an active street life.
Section 20.3.3 of the OP states that the Lyons District shall evolve from its
current focus on strip malls and large format retail uses, particularly along
Cross Avenue, into a compact mixed use neighbourhood. Taller residential
buildings are promoted within the “vicinity of Sixteen Mile Creek and the
railway”.
These policies and objectives were thoroughly considered during the
formulation of the preliminary concepts and served as the basis for the
proposed plans for the Subject Site. The Proposed Development has been
ultimately designed to reflect and implement these general policies, and has
managed to bring the balance that the Official Plan seeks to achieve. More
specifically:
•

The differing heights featured by the Proposed Development respects
the height policies of the Lyons District. The mid-rise component
is situated on the southern portion while the high-rise component is
situated on the northern portion that allows for greater heights;

•

The Proposed Development satisfies the intent of the Lyons District by
providing a range of office, commercial, and residential uses that will
revitalize an underutilized site, while creating new jobs and homes that
make a far more engaging pedestrian environment and streetscape;
and,

•

The Proposed Development provides at grade retail along Cross
Avenue and supports the intended function of this street by further
providing a pedestrian oriented environment.

Transportation policies related to Midtown Oakville are discussed in
Section 20.4.1, though the OP relies on detailed transportation studies and
environmental assessments to determine the “exact requirements, location,
configuration and place within the transportation network hierarchy”. A
revised local road network was designed to support and align with the
broader Midtown Oakville transportation network (major roads) in the
approved Midtown Oakville EA. In 2017, Council adopted Midtown Oakville
and Transportation Network Updates (OPA 14), which implemented the
preferred road hierarchy though portions of OPA 14 are still under appeal.
The conceptual road network is illustrated on Figure 47, which conceptually
identifies the realignment and extension of Cross Avenue, as well as the
range of additional improvements including a dedicated transit vehicle
corridor from Oakville GO Station, across the QEW to Trafalgar Road.
Collectively, these transportation and road improvements are intended to
help facilitate a transit oriented built form.
Section 20.7 of the OP outlines the implementation policies, as they relate
to Midtown Oakville. In particular, the OP notes that “development will likely
occur gradually over the long-term and be coordinated with the provision of
infrastructure”. Section 20.7.1.b) states that initial phases of development
shall not preclude the achievement of a compact, pedestrian-oriented and
transit-supportive urban form, or the transportation network.
The Proposed Development supports the phasing approach for Midtown
Oakville and does not preclude the development of the future envisioned
road network for Midtown Oakville. The alignment for the road network was
used to inform the design of the Proposed Development, which is planned
to accommodate future widening and expropriations. Due to its frontage
along Cross Avenue, the Proposed Development is well positioned to
accommodate planned upgrades to sanitary services, which will be enlarged
beneath Cross Avenue.
The OP permits a maximum height of 20 storeys in the Lyons District, but
does not specify a maximum density for this area. Section 20.7.2 of the
OP outlines the contemplated height bonusing policies for Midtown Oakville.
Public benefits considered appropriate for the application of increased
building height in Midtown Oakville include, but are not limited to:
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•

grade separated pedestrian and cycling facilities across the QEW,
railway tracks or Trafalgar Road;

5.3 TOWN OF OAKVILLE ZONING BY-LAW

•

community facilities such as: a creative centre, including studio, office,
exhibition, performance and retail space; and, a library;

ZONING BY-LAW 2014-014

•

improved local transit facilities and transit user amenities;

•

parkland improvements beyond the minimum standards for public
squares and plazas; and,

•

public art.

As mentioned, the heights featured by the Proposed Development are 12
and 26 storeys, whereas the permitted range is 12 and 20 storeys. The
height of the latter tower is proposed to be achieved through the height
bonusing policies of the OP.
The Proposed Development heights and densities are appropriate at this
location. Density bonusing provides a mechanism to further support the above
noted broader objectives of Midtown Oakville. The Proposed Development,
along with other approved developments in the area, will require new
services and amenities to accommodate, and support the planned 12,000
residents and 8,000 jobs in Midtown Oakville. It is expected that bonusing
will be discussed with the Town during the planning approval process to
determine the specific nature of the public benefits and community amenities
to be provided in exchange for the proposed additional height. Due to the
size and mixed-use nature of the Proposed Development, it is anticipated
that a number of these potential public benefits could be achieved either
within or through the Proposed Development.
Based on a detailed review of all applicable policies as summarized above,
it is our opinion that the Proposed Development conforms with the Town of
Oakville Official Plan.
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The Town of Oakville Zoning By-law 2014-014 (“By-law 2014-014”) was
approved by Council on February 25, 2014, and brought partially into force
by the OMB on February 23, 2015. The By-law is consolidated to September
10, 2018, though certain sections of the By-law have not yet been approved.
Where appeals remain outstanding, the relevant provisions of former Zoning
By-law 1984-63 (“By-law 1984-63”) continue to apply.
The Subject Site is zoned Midtown Transitional Commercial (MTC) as
indicated on Figure 49.
The MTC zone is intended as a place-holder zone, and is intended to
freeze building envelops (legally existing as of February 25, 2014) until
the completion of the Midtown Oakville Strategy, and area specific zoning
provisions are completed and approved by Council. Until the approval of an
implementing Zoning By-law, new developments are instead required to go
before Council for review and to establish conformity with the Official Plan,
specifically the acquisition of future roads that are required and planned
for in Midtown Oakville. At present, the Zoning By-law does not reflect the
efficient use and optimization of the Subject Site as being an excellent site
for intensification, and does not conform the Official Plan.

Subject Site

Figure 49: Subject Site Zoning under By-law 2014-014

Subject Site

Figure 50: Zoning By-law 2014-14 in Midtown Oakville. The blue shading represents lands under appeal.

Based on a review of similar rezoning applications in Midtown Oakville, it is
understood that the Town’s preferred approach is the continued use of the
MTC zone, but with site specific exceptions that recognize the permitted
higher density mixed use development. This has allowed for staff to continue
to evaluate the merits of future development, particularly as it applies to the
future road network and built form in Midtown Oakville. It is anticipated that
any new exception zones would be carried forward into a new Zoning By-law
which would establish the Town’s desired built form for Midtown Oakville.
As mentioned throughout this Report, the Town’s most recent review of
Midtown Oakville occurred in 2014, as part of the Midtown Oakville Strategy.
The Midtown Oakville Strategy comprehensively evaluated urban design,
parking, servicing, among other matters and resulted in an implementing
Draft Zoning By-law Amendment, which proposed to zone the Subject Site as

Midtown Oakville Urban Centre (MUC2), however, the implementing Zoning
By-law Amendment (dated May 7, 2014) was never approved by Council,
though several other components as part of the Midtown Strategy including
the Midtown Oakville Urban Design Guidelines, and Parking Strategy were
adopted.
Since the MTC zone is a transition zone, there is no applicable zone in the
present Town’s Zoning By-law that has been established and is intended
to recognize the scale of high density development that is planned for in
the Town’s only Urban Growth Centre. Therefore, it is proposed that the
ZBA continue to be zoned MTC, however, with site specific zone provisions
that would implement the zone standards considered by the Town as part
of the Midtown Oakville Strategy. Though not approved by the Council,
it nonetheless represents a possible approach to implement the most
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contemporary vision from the Town for Midtown Oakville. Perhaps more
importantly, the MUC2 zone is reflective of, and was intended to implement
the Design Midtown Oakville urban design guidelines, which were adopted
as part of the Midtown Oakville Strategy, and are presently the Council
approved document that guides built form and design in Midtown Oakville
today.
ZONING BY-LAW 1984-63
The MTC zone is appealed in its entirety and is not yet in force, therefore the
relevant provisions of the former By-law 1984-63 apply for the Subject Site.
As such, compliance with the relevant provisions of both By-law 1984-63
and Zoning By-law 2014-014 will be required until the related appeals are
addressed by the Local Planning Appeals Tribunal.
The Subject Site is zoned Arterial Commercial (C3A) by By-law 1984-63 as
indicated on Figure 51.
By-law 1984-63 predates the PPS, Growth Plan, and current Official Plan,
and therefore does not recognize the Subject Site’s status as an Urban
Growth Centre and intended location for significant mixed-use growth. While
the By-law 1984-63 is not reflective of the contemporary planning regime, an
Amendment is nevertheless required due to the outstanding appeal of the
entire MTC zone under the current By-law 2014-014.

Subject Site

Figure 51: Zoning By-law1984-63
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It is proposed that the Subject Site be rezoned from Arterial Commercial
(C3A) to the Central Business District – Residential (C3R), which is intended
to accommodate the highest density mixed use development in this Zoning
By-law. The C3R zone permits a wide range of residential and main street
retail and commercial uses.
As with the proposed Amendment to By-law 2014-014, a Zoning By-law
Amendment is required to permit the Proposed Development to address
provisions related to maximum height, minimum setbacks, and to establish
performance standards related to high density development. A Draft Zoning
By-law Amendment to By-law 1984-63 has been prepared as part of this
application. The proposed Amendment would use the similar zone standards
as the proposed Amendment to the By-law 2014-014.
The Amendment will maintain the C3R zone as the parent zone, but
introduce site-specific provisions to reflect the direction of the Official Plan
and Proposed Development. In our opinion, these proposed site-specific
provisions are appropriate for the development of the Subject Site and
maintain the intent of the Zoning By-law, as reviewed throughout this Report.
PROPOSED AMENDMENTS
The Town’s proposed MUC2 zone introduced a number of form based zone
provisions, which were intended to implement the Midtown Strategy Urban
Design Guidelines. These zone provisions informed the built form strategy
for the Proposed Development, and as a result, the proposed ZBA for both
By-law 2014-014 and 1984-63 is consistent with these standards.
Table 3 outlines the required standards and provisions for the MUC2 zone
and the proposed standards and provisions to implement the Proposed
Development. Also included in this table is the Urban Core (MU4) zone,
which is currently the highest density zone category in Oakville for
comparative purposes. The MU4 zone is intended to implement the Urban
Core designation for Growth Areas in Oakville (excluding the Midtown
Urban Growth Centre), and is comparable in that it also envisions higher
density mixed use built forms. To further illustrate the appropriateness of the
proposed built form in relation to existing Zoning By-law standards, the MU4
standards have been included in Table 3.
The Zone standards and provisions which are bolded are requested
Amendments that deviate from the zone standards under the MUC2 and
MU4 zones.

Table 3: Zoning By-law Requirements

Zone Provision

MUC2 Zone*

MU4 Zone

Proposed
Development

Proposed ZBA

Minimum first storey
height

4.5 m

4.5 m

4.6 m

4.5m

Minimum front yard

2.0 m

1.0 m

4.6 m

2.0 m

Minimum interior side
yard

0.0 m

0.0 m

4.57 m

4.5 m

Minimum flankage
yard

2.0 m

1.0 m

2.97 m

2.0 m

Minimum rear yard

0.0 m

0.0 m

0.0 m

0.0 m

Maximum height
(high-rise)

20 storeys (66.5 m)

12 storeys (43.0 m)

26 storeys (82.2 m)

26 storeys (90.0 m)

Minimum height (midrise)

12 storeys (25.5 m)

8 storeys (19.5 m)

12 storeys (40.2 m)

12 storeys (42.0 m)

Maximum width of a
40.0 m
tower in any direction*

N/A

42.84 m

43.0 m

Maximum main wall
width*

55.0 m

N/A

110.0 m

110.0 m, with a
required break at
55.0 m

Minimum main wall
height nearest the
front of flankage lot
line*

12.0 m

N/A

8.2 m (2nd storey)
14.2 m (4th storey)

14.2 m (including a
step back at the 2nd
storey)

Maximum NFA per
premises at first
storey

1,400.0 sq. m

1,400.0 sq. m

289.0 sq. m (total)

1,400.0 sq. m

*denotes form based zone standards contemplated by the Town’s Draft Zoning By-law Amendment for Midtown Oakville
(May 7, 2014)
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The proposed ZBA would create a mixed use zone that permits a wide
variety of commercial, residential and institutional uses, which includes a
retail store, apartment building and office. The non-residential uses that
are permitted in the C3R and MUC2 zone represent appropriate uses for
the ground floor and mezzanine of a mixed use building, particularly along
Cross Avenue which is intended to accommodate an active ground floor and
pedestrian oriented environment. In an abundance of caution, a site specific
zone provision to require commercial uses at grade along Cross Avenue,
and office uses located in the upper levels of the podium has been provided.
The Proposed Development is generally compliant with the Zoning Bylaw requirements of the Draft MUC2 zone, but also the MU4 zone, which
similarly envisions a high density built form. The Proposed Development
will provide for a taller first storey (approximately 4.5 metres) that includes
for commercial uses along Cross Avenue, and slightly larger than average
floor-to-ceiling heights. The taller first storey is especially desirable as it
increases the prominence of the ground floor commercial uses, thereby
further enhancing and activating the pedestrian environment. Additionally,
the Proposed Development provides a retail GFA of 289 square metres at
grade that is oriented towards Cross Avenue. This is within the maximum
allowable GFA of 1,400 square metres that was contemplated by the MUC2
zone.
Overall, the proposed Amendments would implement the directions
established by the Midtown Strategy, as well as the current Official Plan
policies for Midtown Oakville. Notwithstanding the general compliance, the
ZBA is required to implement these standards on a site specific basis, given
that the MTC zone is a transition zone. As such, the following subsections
review the proposed site specific amendments related to the maximum
heights, above and below grade setbacks, as well as the form based built
form standards that were proposed as part of the MUC2 zone. An evaluation
of the proposed site specific zone standards is as follows:
HEIGHT
As set out in previous sections, the proposed mixed-use development is
permitted and encouraged by Provincial, Regional and Local planning
policies. The Subject Site itself represents an appropriate and ideal location
to accommodate residential and employment growth through intensification,
being within an Urban Growth Centre and Major Transit Station Area, and
being an under-utilized site in proximity to higher order public transit services.
Based on the presence of existing and planned services, amenities, and
transit, the Proposed Development represents the optimization of the Subject
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Site, and is an appropriate and desirable use of land. It is both planned, and
expected that Midtown Oakville will become the primary node of Oakville,
and will accommodate the highest densities. Furthermore, the Proposed
Development is in keeping with this Provincial direction and assists the Town
in achieving the required growth target of 20,000 persons and 12,000 jobs
in Midtown Oakville.
In evaluating the proposed height in terms of the current and future context,
the proposed height is consistent with the numerous approved heights for
new developments in Midtown Oakville, as discussed in Section 2.5 of
this report. This includes numerous heights, which have been approved
above 20 storeys along Cross Avenue, which is envisioned and planned to
accommodate the tallest buildings.
The Proposed Development reaches a maximum height of 26 storeys
(approximately 83 metres), of which 6 storeys are proposed to be achieved
through the applicable density bonusing provisions of the Official Plan. The
proposed height allows for the achievement of numerous objectives of the
OP, including provision of a greater supply and variety of housing types,
providing for transit supportive densities, and is consistent with the intended
urban structure for the Lyons and Trafalgar districts in Midtown Oakville. The
provision of density bonusing also allows for the achievement of broader
public benefits that will help with the creation of a complete community.
The proposed height is desirable in its current location on Cross Avenue,
directly across from the Oakville GO Station. Furthermore, it provides a built
form that supports the emergence of Cross Avenue as the Town’s primary
bus transit corridor to the GO Station. The proposed height provides for
transit oriented development, and allows for the necessary densities to
support broader objectives related to transit use.
The Proposed Development does not preclude or prejudice the future
development of adjacent or surrounding parcels, and strongly adheres to the
Midtown Oakville Urban Design guidelines as it relates to mid-rise and tall
buildings. A detailed review of these guidelines, among others, is undertaken
in Appendix A of this Report.
The Proposed Development is highly desirable from a built form perspective
as it provides housing opportunities for residents in the area, while providing
transit supportive densities, all of which are supported by new provincial
policy.

SETBACKS
The Midtown Strategy recommends a 2.0 to 4.0 metre setback from Cross
Avenue to ensure that future development promotes a transit oriented built
form to support the Oakville GO Station, as well as future enhancements to
Cross Avenue bus service. The Amendment proposes a minimum 2.0 metre
front yard setback, and also a 2.97 metre flankage yard setback, which is
consistent with the draft MUC2 zone. An interior side yard setback of 4.6
metres is proposed to accommodate the existing utilities easement located
within the area of the lot. The proposed setbacks, along with the generous
first floor height and proposed retail uses will contribute early to the vibrant
evolution of Cross Avenue as a mixed use corridor. The proposed setback
also accommodates the required road widening at Cross Avenue and does
not preclude the future road network envisioned for Midtown Oakville.
Additionally, this allows for the provision of a 3 metre landscape buffer
around the site in accordance with the Zoning By-law.
In order to provide all parking underground, the underground parking extends
slightly closer to the rear property line (~0.5 metres) than the above-grade
building itself. This is a common circumstance with mixed-use developments
with underground parking. The underground parking will be completely
below-grade and will have no impact on adjacent properties, future
widenings or intended setbacks. As such, the proposed ZBA would specify
that the minimum yard requirements only apply to portions of buildings that
are located above-grade.

•

Maximum Main Wall Width: The MUC2 zone required that the main
wall of the podium have a significant break in massing after a length
of greater than 55 metres. The podium of the Proposed Development
measures approximately 103 metres along the entirety of its length,
however, the design incorporates a significant visual mid-block break
which is created by the pedestrian entrance to the lobby. This entrance
will introduce a variety of architectural elements including a recessed
overhang, canopy and diverse materials, among others, to ensure that
the break is perceptible, increases visual interest along this façade, and
allows for the podium to appear as two distinct parts. Visual interest of
the base podium will be achieved through the use of a wide range of
materials, which will be determined at the site plan approval stage of the
Proposed Development.

•

Maximum Width of a Tower: The 26 storey component provides a tower
width of 43 metres, which represents a slight deviation from the proposed
requirement for tower widths of 40 metres for buildings above 36 metres.
In comparison, the portion of the mid-rise building does not exceed 40
metres in width. The subject site is narrow, and as such, the width of the
tower face parallel to Cross Avenue is only 15 metres, which provides some
challenges in providing an efficient tower floorplate within an area of 643
square metres. By allowing for a slightly wider tower width of 43 versus 40
metres would allow for the achievement of broader objectives related to
livability and in turn allow for the development of larger residential units,
inclusive of 2-bedroom units to help accommodate a range of housing
types and an efficient floor plate that provides more livable space.

FORM BASED ZONE STANDARDS
In addition to the above noted zone standards, the Draft MUC2 zone
prescribed a number of zone standards which relate to podium (main wall)
height, podium (main wall) length and width, tower widths, and podium (main
wall) transparency. These built form standards are consistent with and were
intended to implement the Midtown Urban Design Guidelines. As noted,
these form based standards were never adopted, but in many instances
have been included as part of similar draft ZBAs for other high density mixed
use development approvals, both in Midtown Oakville, but also throughout
the Town.
As such, it is proposed to carry forward these zone standards as part of a site
specific exception to ensure that the Proposed Development is consistent
with the Town’s built form approach for Midtown Oakville. The Proposed
Development is generally consistent with the proposed form based zone
provisions in the MUC2 zone, though minor modifications are required due
to the unique conditions reflected on the subject site. Site specific zone
standards are proposed to be introduced to recognize the following:

The intent of maintaining a maximum 40 metre tower width is to ensure
that future tall buildings maintain a more slender built form to ensure
that individual buildings do not overwhelm the skyline, or cast larger
shadows that would negatively impact the public realm and surrounding
uses. In considering the narrow site, the required tower separation to
adjacent sites, and the internal floor plate, a design with slightly longer
and narrow tower design is appropriate in this context. Notwithstanding
the above, the Proposed Development is still a relatively slender tower
that will contribute to the visual variety of Midtown Oakville, and when
considering the above site conditions, is appropriate and fulfills the intent
of the Guideline. While the tower will have a slightly wider profile, it is our
opinion that it will not add significant, incremental massing to the skyline.
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•

Minimum Height of a Main Wall: The Draft MUC2 zone required main
wall (podium) heights to be a minimum of 12.0 metres nearest the front
or flankage lot lines. In total, the Proposed Development has a 4 storey
podium with a height of 14.2 metres. The Zoning By-law considers
everything above 15 metres to be a “tower” and does not distinguish
between mid-rise and tall building form. The Proposed Development
provides 8.2 metres within the first 2 storeys, but provides for a step
back to help transition to the 12 storey mid-rise built form. A more
significant step back of 7.5 metres is provided along Cross Avenue to
ensure that a more gradual transition in height occurs at this important
frontage. The step back creates a sense of focus on the podium, and
further encourages a pedestrian oriented built form and mitigates any
adverse undue pedestrian conditions at-grade.

In addition to the above form based standards, site specific amendments
are being provided to ensure that the mid-rise and high-rise towers are
appropriately set back approximately 4.0 metres from the northwest face
of the podium, 6.0 metres from the northeast face, and 7.5 metres from the
southeast face, providing a sense of separation from the podium to both
towers above. This varying condition provides for a significant separation
between the base and tower portions of the Proposed Development.
Notwithstanding this, a proposed 6.0 metre step back is provided from the
high-rise tower along the private road, which exceeds this guideline, and
provides a desirable built form condition adjacent to the area of the greatest
level of public and pedestrian activity on the site. A more significant step
back of 7.5 metres is provided along the Cross Avenue frontage to ensure
that a more gradual transition in height occurs at this important location. The
step back encourages one to focus on the podium rather than the tower,
and further encourages a pedestrian oriented built form and mitigates any
adverse undue pedestrian conditions at-grade.
To accommodate this step back, and to achieve an acceptable tower
separation elsewhere on the site, a 0.5 metre step back of the tower above
the podium is proposed on the west side of the property which represents
a solution in response to this narrow lot frontage. While this condition is not
ideal, it represents an appropriate solution to the narrow lot fabric that exists
on the subject site, but also in other lots in Midtown Oakville.
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PARKING
The proposed development is subject to the parking and general provisions
of By-law 2014-014, which are in full force and effect. As part of the Midtown
Oakville Strategy, the Town also identified specific parking and loading
requirements for Midtown Oakville in recognition of the presence of the
Oakville GO Station and significant bus transit service. The overall intent has
been to reduce the parking requirements to allow for a more transit oriented
development as noted in the pre-amble in the Zoning By-law.
The Proposed Development includes a total of 228 residential parking
spaces, 10 of which are barrier-free as noted on Table 4. In addition, 2
loading spaces have been provided at grade.
Table 4: Zoning By-law 2014-014 Parking Provisions

Proposed Use

Required
Parking Rate

Proposed
Parking Rate

Parking
Provided

Apartment
Dwelling

1.0 space/unit

0.90 space/unit

228

(<75 sq. m)
Retail Store

Office

Bicycle Parking

252 including 63 227 spaces
visitor spaces

(including 57
visitor spaces)

1.0 space / 18
sq. m NFA

1.0 space / 45
sq. m NFA

Combined
20 for nonresidential uses

16 spaces

7 spaces

1.0 space / 35
sq. m NFA

1.0 space / 45
sq. m NFA

17 spaces

13 spaces

2 (short-term)
Greater of 2
spaces or 1 per
28 (long-term)
1,000 sq. m of
NFA, plus one
per dwelling unit
(up to 30)

Combined
20 for nonresidential uses
10 (short-term)
250 (long-term)

As noted above, an Amendment to the current Zoning By-law is required to
lower the required parking for residential, retail, and office uses. The MTC
Zoning By-law requires 1 parking space for each dwelling unit with 0.25
spaces per unit reserved for visitors. The resulting total is 252 parking spaces
dedicated to residential uses, for which the Proposed Development provides
228 spaces. A total of 16 spaces are required for the retail uses, with an
additional 17 for the office uses. In this regard the Proposed Development
offers a combined 20 spaces.
It is important to note that the Town of Oakville is cognizant of the relationship
between parking requirements and the success of transit oriented design, as
reflected in the parking recommendations in the Midtown Oakville Parking
Strategy. These recommendations call for municipal policy to reflect the
shift to providing less parking. Generally, reduced parking requirements are
encouraged to help provide a more transit oriented built form, as well as
reduce the price of housing.
Provincial, Regional and Local policy requires that the Midtown Oakville
Urban Growth Centre be a compact, transit supportive area to reduce reliance
on the automobile. As demonstrated in this section, the development context
of the Midtown Oakville Urban Growth Centre has yet to reflect the vision
set out in these documents. A modest reduction in required parking for the
Proposed Development assists in enabling the goals of Midtown Oakville.
Further to the residential parking requirements, Table 5.2.2 of the 2014-014
Zoning By-law outlines the parking requirements for non-residential uses
within the growth areas of Oakville. For some areas, such as Downtown
Oakville, no minimum is required for this parking standard. Midtown Oakville
is absent from this list, since appropriate parking standards have not been
implemented for Midtown Oakville, which is to accommodate the most
growth and is the provincially designated Urban Growth Centre for the Town.
Due to this absence, it is our opinion that the modest reduction in parking
requirements from 33 spaces down to 20 spaces is appropriate.
A Traffic Impact Assessment (“TIA”) Report has been prepared to assess
that the proposed traffic requirements are sufficient to service the Proposed
Development. Functionally, the Report demonstrates that the proposed
shared supply of parking would adequately accommodate the demand and
provides measures to further reduce parking demand and encourage transit
use, such as providing pre-loaded Presto Cards to residents.

Bicycle parking is provided in accordance with the Town’s By-law 2014-014,
which requires a blended rate of “greater of 2 or 1 per 1,000 sq. m of NFA,
plus 1 per dwelling unit” to an upwards limit of 30 spaces. To promote active
transportation, the Proposed Development provides 260 spaces, including
10 visitor bicycle parking spaces at grade in excess of the requirements of
Zoning By-law 2014-014.
Given that waste collection is proposed to occur by a private hauler, the
Traffic Study notes that deliveries and waste collection can be scheduled
at separate, non-peak times, and thus concludes that one loading space
is sufficient. However, the Proposed Development provides for 2 loading
spaces, both of which exceed the Zoning By-law requirement of 3.5 x 12
metre spaces. The two loading spaces are located appropriately adjacent to
the retail uses, as well as at the rear of the development. The Traffic Study
also demonstrates that waste collection and delivery vehicles can circulate
through the Site and use the loading spaces without difficulty or conflict.
In summary, the Subject Site is in an area zoned for significantly increased
heights and is located at a primary street intersection, close to rapid transit. As
reviewed in the Urban Design Brief, the height of the Proposed Development
will allow for the appropriate intensification of the Site with a compact built
form that has been designed to optimize the Subject Site’s location within the
downtown and proximity to higher order transit. This design is appropriate
for the area as it will not preclude the future development of neighbouring
sites.
Accordingly, with consideration for the analysis provided previously in this
Report, it is our opinion that the proposed ZBA would be consistent with
the policy direction and provisions of the Provincial Policy Statement, and
conforms with the Growth Plan for the Greater Golden Horseshoe, Region
of Halton’s Official Plan and Town of Oakville Official Plan. At present, the
Zoning By-law for the Subject Site is not consistent and/or does not conform
to the above noted Provincial, Regional or Local policies. The proposed
rezoning is generally consistent with the Midtown Strategy and implements
the relevant urban design guidelines for Midtown Oakville.
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6 TECHNICAL STUDIES
Functional Servicing Report and Stormwater
Management Report
The Functional Servicing Report and Stormwater Management (“FSR” and
“SWM”) was carried out by AM Candaras Associates Inc. in order to identify
how the Proposed Development will function with the existing servicing
infrastructure. The FSR outlines:
Stormwater Management.
An existing 1050 mm storm sewer is located along the frontage of the
Subject Site on Cross Avenue. It is proposed that this storm sewer will be
the connection for the Proposed Development. The Oakville Part III Midtown
EA, Town of Oakville – Stormwater Management (SWM) Report, June 2014,
establishes the future development target flow rates to match and minimum
unit storages to be provided.
The minimum storage to be provided is 280.9m3/ha in order to comply with
the Lower Morrison Creek SWM requirements identified in the Oakville
Stormwater Management Report. Based on the site area, the minimum
storage to be provided is determined to be 107.3m3. The target release rates
for the site will be achieved through the implementation of features such as
rainwater harvesting, green roofs, and infiltration trenches, among others.
It is required that the Proposed Development achieve Enhanced Level 1
protection. This will be provided by means of an oil grit separator (OGS)
sized accordingly for the development. Regarding water balance, it is
required that the development provide retention of 5mm over the entire area
of development. The FSR and SWM Report determines that the minimum
storage requirement is 19.1m3. Further details will be provided during the
detailed design. According to the Oakville SWM Report, the are no specific
erosion requirements for this area.
Sanitary Servicing
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At present, there is an existing 300mm PVC sanitary sewer fronting the
subject site under Cross Avenue. As per the Halton Region Water and
Wastewater Master Plan, and further discussions with the Region, there

are sanitary sewer upgrades that are recommended downstream of the
subject site. This includes a 525mm wastewater main on Cross Avenue,
and a 675mm wastewater main on Trafalgar Road, both of which are
planned to begin between 2022 and 2026. An alternative to waiting for these
projects to begin is to front-end the infrastructure construction costs. The
developer could expedite the process by paying the upgrade cost, receiving
development charges credits in return. Further discussions with the Region
are required prior to consideration of this option. Although this servicing
upgrade will impact construction on the Subject Site, the upgrades are
planned and should not affect the planning approvals process.
Water Supply and Demand
An existing 300mm watermain is located under Cross Avenue along the
frontage of the Subject Site. There is a planned upgrade for a 900mm
watermain, though this project will not interfere with the Proposed
Development. Nevertheless, flow tests show that the requirements set by
Halton Region are met through the existing infrastructure.

Phase 1 Environmental Site Assessment
A Phase 1 Environmental Site Assessment was prepared by Andre Breberina
P. Geo to assess if Potentially Contaminating Activities (“PCA”) or Areas of
Potential Environmental Concern (“APEC”) are found on the Subject Site
or the immediate area. An area of 250 metres was established around the
Subject Site as the assessment area.
Road salt transported by vehicles onto the parking lot of the Phase One
Property on the adjacent property and is considered a PCA – Not Specified.
This PCA is considered to represent an APEC to the Phase One Property on
the parking area and laneways. Road salt picked up by vehicles on municipal
roads may been transported onto the parking lot of the Phase One Property
where it may have leaked onto the parking pavement and leached into the
soil below resulting in sodium adsorption ratio impacts.
Therefore, a Phase II Environmental Site Assessment is required before a
Record of Site Condition can be submitted.

Traffic Impact Study
The Traffic Impact and Site Circulation review was prepared by Trans-Plan
Transportation Engineering, evaluating the Proposed Development in the
areas of Traffic Impact, Transportation Demand, Parking Review, and Site
Circulation.

•

Transit is easily accessible with the Oakville GO Station, Oakville VIA
Rail Station and Oakville Transit bus terminal located approximately
200m south of the subject site.

•

Midtown Oakville has been identified as an Urban Growth Centre and
to support the area there are major transit and active transportation
network improvements planned in the future. The improvements are
expected to provide better accessibility to transit and it would provide
an incentive to use transit as an alternative to using a personal vehicle
as a means of travel.

•

To promote alternative modes of transportation, Transportation Demand
Management Plan (TDM) has been prepared.

Traffic Impact and Demand
The traffic generated by the Proposed Development is reflected on the table
below:
Table 5: Proposed Development Traffic Generation

Weekday AM Peak
Hour

Weekday PM Peak
Hour

In

Out

Total

In

Out

Total

Total Pass-by
Trips

2

2

4

7

7

14

Total New Site
Trips

31

68

99

83

94

175

The analysis of the traffic generation includes two scenarios of site access,
both of which had the access operate acceptably with minimal issues in the
future. The study area intersections along Cross Avenue in all traffic analysis
scenarios are expected to operate similarly as the existing conditions in the
future. The intersections along Trafalgar Road are expected to operate with
some increase in delays due to background traffic growth in the future.
For both possible locations of the site access, the Proposed Development
could be accommodated on the surrounding road network. The future
roadway and transit improvements within Midtown Oakville would improve
the overall traffic operations of the area and likely reduce auto usage.
Parking Review
A parking review was conducted to determine if the proposed parking
supply of the mixed-use building is sufficient based on the Town of Oakville
Zoning By-law 2014-014. Based on the Town’s Zoning By-law, the parking
requirement for the site is 285 spaces, whereas the proposed parking supply
is 248 spaces and is deficient by 37 spaces (approximately deficient by 15
percent of the parking requirement). However, according to the parking
review, the proposed supply is appropriate for the following reasons:

Transportation Demand Management
As part of the Traffic Impact Study, a TDM plan was prepared to provide
alternative transportation and commuting options as follows:
•

To introduce residents and employees of the site to travel by transit,
residents should be provided with preloaded Presto cards and an
information package containing Oakville Transit and GO Transit route
maps, schedules and other useful information.

•

To promote bicycle usage, bicycle parking spaces are suggested to be
provided within the site.

•

New residents and employees should be provided with the Trails and
Cycleways map of the Town of Oakville. The bicycle racks should be
provided on site at a convenient location, near the building entrance.

•

A brochure for bicycle rack use / best practices for securing bicycles
should be provided to residences and employees.

•

Walkways within the site is proposed to be connected directly to the
roadway sidewalks to provide connectivity to nearby amenities such as
the GO Station.

Site Circulation
A site circulation review has been completed using AutoTurn vehicle turning
template software, demonstrating that waste collection and loading vehicles
are able to access the loading area with minimal issues. The design vehicles
are able to stay within the easement when entering and exiting the loading
area.
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7 PUBLIC CONSULTATION PLAN
In accordance with O.Reg. 178/6 s.8 (2), and O.Reg. 179/16 s.8, which
came into effect on July 1, 2016, the following consultation strategy has
been prepared in support of the Zoning By-law Amendment application.
Section 34 of the Planning Act seeks to ensure a fair, open and accessible
planning process by encouraging participation by all segments of the
population, promoting awareness of planning issues and decisions and
providing adequate opportunities by those who many be affected by planning
decisions. Subsequent to this submission for Zoning By-Law Amendment,
we propose that the following opportunities be used for public consultation:
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•

Agency and stakeholder pre-consultation and engagement has
already occurred for the property prior to any applications being made
to discuss the evolving development concepts and to approaches to
dealing with various matters on site (access, servicing, stormwater,
setbacks, etc.). Three meetings were conducted with Town staff in
order to address additional information requirements reported by staff,
including addressing effects on the development potential of adjacent
sites;

•

The community and necessary department/ agencies will be notified of
the complete development application (once deemed complete by the
Town) through various methods including the on-site application notice
sign. The sign will identify how to view materials and who to contact at
the Town for information;

•

Residents and stakeholders can review the submission materials,
including drawings and reports at the Town municipal offices;

•

Residents and stakeholders may direct comments and questions about
the application to the assigned Town planner on file throughout the
review process; and,

•

A statutory public meeting will be held.

As noted, residents and stakeholders will be able to review the submission
at the Town municipal offices. It is proposed that Town staff will serve as
the main contact with respect to the Zoning By-law Amendment application
and council will serve as a resource for residents and local stakeholders.
Throughout the process, the applicant will reach out to the necessary
stakeholders and will be available to attend public meetings.

8 CONCLUSIONS
Based upon the comprehensive review and analysis undertaken in the
formulation of this Planning Rationale Report, it is our professional opinion
that:
1) The Subject Site is strategically located within Midtown Oakville,
the Urban Growth Centre for the Town of Oakville. The Proposed
Development will optimize the use of land within Midtown Oakville and
further enhance the completeness of the community.
2) The Subject Site is also located within a Major Transit Station Area as
it is located less than 500 metres away from the Oakville GO and VIA
Rail Station. Provincial and regional policies intend for Major Transit
Station Areas to accommodate higher levels of density and provide a
broad range of uses. The Proposed Development has been designed
to assist in achieving higher densities and provide a mix of uses, while
maintaining the permissible height under the current and in-force
Official Plan. Further, it supports active transportation options, which
are also encouraged within these areas.
3) Based on the existing transportation and planned improvements to
infrastructure, in addition to the future vision of the Halton Region to
increase and enhance both service and accessibility of these systems,
the Subject Site is well located to leverage and benefit from these
services and infrastructure through intensification. The Proposed
Development will introduce new residents to the area that will support,
and be supported by, these transportation systems, representing an
appropriate type of development based on density requirements
for areas adjacent to higher-order transit systems. Lands that are
required for the road widening along Cross Avenue, as well as the
future local road network, have been identified by the submitted Draft
Plan of Subdivision, which is the Town’s preferred mechanism for the
dedication/ conveyance of these lands.

4) In terms of current Provincial policy as set out in the Provincial Policy
Statement, it is our opinion that the Proposed Development, and
implementing ZBA are consistent with all applicable policies, including
those related to managing growth, developing complete communities,
achieving efficient development patterns, and promoting a diversity of
housing and transportation options. At present, the Zoning By-law does
not reflect the efficient use and optimization of the Subject Site as an
excellent site for intensification, and is not consistent with the Provincial
policy framework, and does not conform with the Regional and Local
Official Plan.
5) In terms of current Provincial policy and the growth management
framework set out in the Growth Plan for the Greater Golden Horseshoe,
it is our opinion that the Proposed Development and the implementing
ZBA conform with the Growth Plan, including policies related to managing
growth, intensification within Urban Growth Centres and Major Transit
Station Areas, complete communities and housing. The Proposed
Development is located within both the Midtown Oakville Urban Growth
Centre and a Major Transit Station Area, which are identified areas
for accommodating the greatest levels of intensification. The Proposed
Development will assist in achieving the Town’s minimum population
growth forecasts and intensification requirements, and will provide for
the appropriate mixed-use intensification of the Subject Site.
6) In terms of Regional planning policy and the growth management
framework established in the Halton Region Official Plan, it is our opinion
that the Proposed Development and its implementing ZBA conform to
and are permitted by the Regional Official Plan, with the Subject Site
being located in the built-up area and in proximity to Regional and local
transit services. The Proposed Development will assist the Town in
achieving its population growth forecasts and minimum intensification
requirement as set out in the Official Plan.
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7) In terms of local planning policies as set out in Town of Oakville Official
Plan, it is our opinion that the Proposed Development and implementing
ZBA conform to the policy directions for Midtown Oakville to develop as
a vibrant, mixed-use, and attractive area for residential and employment
growth. The Subject Site is specifically designated as both Urban
Centre and Urban Core, the land use policies of which intend to support
this vision for Midtown Oakville. The Proposed Development is also
compliant with the future road network for Midtown Oakville and will
provide a desirable built form to support this network and encourage
pedestrian activity. Given the inclusion of residential, office, and
commercial uses at appropriate densities, the Proposed Development
conforms with the overall intent of the Official Plan as well as specific
policies that apply to the Urban Centre and Urban Core designations.
8) In terms of the Town’s urban design policies and guidelines, it is
our opinion that the Proposed Development has been designed to
respond to its surrounding context and be generally consistent with all
applicable policies and guidelines, including those related to built form,
transition and the pedestrian environment. In this case, the Proposed
Development has been designed to provide for a strong, urban
street edge along Cross Avenue, with active uses at-grade that will
significantly enhance and activate the pedestrian environment. Overall,
the Proposed Development represents good site and built form design,
providing for a compatible and appropriate relationship to adjacent and
surrounding properties, while recognizing and optimizing existing site
conditions.
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9) It is our opinion that the Proposed Development provides for reasonable
and appropriate built forms, height, massing and transitions for this
underutilized site at a key location within an Urban Growth Centre
and Major Transit Station Area. The Proposed Development exhibits
strong urban design and architectural elements and will enhance the
streetscape and pedestrian amenity given its placement and prominent
ground floor uses. The development of this site will contribute to the
building of a complete community. It is our professional opinion that
the Proposed Development, and its implementing ZBA, are appropriate
and desirable, and that their approval would be in the public interest
and represent good planning.
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A URBAN DESIGN BRIEF
1.0 INTRODUCTION

2.0 CONTEXT ANALYSIS

The following Urban Design Brief (the “Brief”) provides an overview of the
overall design strategy and principles for the Proposed Development. The
Brief outlines the existing and policy context which informed the project’s
design. It should be used by Town staff in its evaluation of the design concept
in terms of the site’s physical context and the proposal conforming to policy
context and urban design direction.

The subject site is situated within 200 metres of the Oakville GO/VIA rail
station, 280 metres of Trafalgar Road, and 300 metres from the Queen
Elizabeth Way. It and the surrounding context are currently commercial in
use, characterized by low-scale buildings surrounded by surface parking. To
the west lies Sixteen Mile Creek within a naturalized valley setting. Directly
across the street is the GO/VIA parking lot with direct access to the rail
station and adjacent bus terminal.
The property measures approximately 128 metres long and 33 metres
wide, fronting onto Cross Avenue. Located at a curve in the street, while
generally rectangular in configuration, the property is narrower at its north
end, measuring approximately 28.6 metres.
The subject site is currently occupied by a 1- to 2-storey retail structure
set back from the street. A shared driveway between it and its 3-storey
commercial neighbour to the east provides access to parking at both the
front and rear of the building. The property is largely comprised of an asphalt
paved surfaces except along its western flankage, where a row of deciduous
trees separate the subject site from the adjacent commercial plaza.
Access to the site is from Cross Avenue which provides direct connections
to both Cornwall Road and Trafalgar Road and indirect access to the Queen
Elizabeth Way. An environmental assessment for Midtown Oakville has
identified the layout and right-of-way width for a future street that will run
parallel to Cross Avenue and provide access to the rear of the property.

Figure 1: Subject Site

The nearby property at 177-185 Cross Avenue/580 Argus Road has zoning
approval for a mixed use development comprised of three, 3-storey podiums
each with a residential tower above of 12, 12 and 20 storeys respectfully.
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Context

Figure 2: Subject Site Context
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3.0

OPPORTUNITIES AND CHALLENGES

As this is only the second, high density development to be considered within
the Lyons District, this proposal will serve to establish the character of the
future area. Located within a 5-minute walk of a Major Transit Station, the
development is well poised to make a significant early contribution to the
transition of Midtown Oakville as an ‘Urban Growth Centre’. Together with
177-185 Cross Avenue, the two developments can serve as catalysts for
nearby development opportunities and lead the Town’s efforts in creating ‘a
vibrant, transit-supportive, mixed use community’.
However, the subject site’s uniquely narrow and deep configuration provide
for certain challenges in achieving some of Midtown Oakville’s urban design
guidelines while also supporting its vision. As such, the proposal seeks to
modestly modify or vary the following guidelines while still honouring their
intent:
•

Building setback from property line;

•

Tower step back from base podium;

•

Maximum tower floor plate area; and,

•

Tower separation distance (with respect to neighbouring properties).

4.0

DEVELOPMENT PLAN

The proposed development is comprised of a 26 storey tower and 12-storey
mid-rise component, connected by a shared, slender 4-storey podium.
Notwithstanding the language and terminology in the Zoning By-law
regarding “towers”, the analysis in this Brief is prefaced on an assessment
of the proposed combination of taller (“tall”) and lower (“mid-rise”) elements
located above the podium. These mid-rise and tall building elements are set
back from the podium along the north, east and south edges. The podium
itself is set back from both Cross Avenue and the future street. Vehicular
and pedestrian access to the site will be from both Cross Avenue and the
future street to the north: a service driveway will run within the current
shared easement along the east property line. The driveway will also provide
continued access to the property to the east as well as future access when
it is redeveloped.
Retail uses will front onto Cross Avenue at ground level while office space
will be provided above on the 2nd floor. The ground floor setback along Cross
Avenue will allow for an enhanced public realm that will encourage spillover
retail/café activity thereby enlivening the pedestrian experience. Residential
uses are located on the 3rd floor and upwards. An outdoor amenity space of
approximately 970 m2 is located on the 4th floor roof level with an associated
indoor amenity spaces totalling approximately 1,020 m2 located on the 5th
floor of the mid-rise and taller buildings.

Implementation of the project may also pose additional challenges with
respect to the timing of development with delivery of utilities and municipal
services to the site. This will require close collaboration with Town staff and
with adjacent landowners and possible alternative financial arrangements.

3
Figure 3: Render

Section 6: Urban Design:

5.0

SUSTAINABILITY FEATURES

The proposed development will replace an existing low-density greyfield site
with a high density mix of uses. Located within 200 metres of higher order
transit the development will contribute to the Town’s objective of creating
transit-supportive development and ensuring a minimum gross density of
200 residents and jobs per hectare by 2031 in accordance with the Growth
Plan (Livable Oakville, Sub-sections 20.2.1 and 20.2.3).
While there is an opportunity to achieve LEED-level sustainable features
within the design of the development it is premature at this stage of
application to specify what these elements may be.

6.0

POLICY CONTEXT

Three policy documents are referenced as applicable to the proposed
development: the Town’s Official Plan (‘OP’), ‘Livable by Design: Urban
Design Manual’, and ‘Designing Midtown Oakville’. A review of each of
the above policy or guideline documents is undertaken in the following
subsections. Design responses have been provided to each of the applicable
policy or guideline documents.

6.1

Town of Oakville Official Plan

Section 6 of the Town of Oakville’s OP outlines how development is to occur
throughout the Town. A common theme throughout the OP is to ensure that
new developments are compatible and appropriate within the context of
surrounding development. New development should maintain a high degree
of quality and urban design that promotes neighbourhood connectivity,
in accordance with the Livable by Design Manual. Overall, policies in the
OP state the importance of “massing, form, placement, orientation, scale
architectural features, landscaping and signage” in promoting good urban
form.
Below is a discussion of the relevant policies as they relate to the proposed
site and building design.
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“Tangible elements of the urban environment such as the built form, open
space, and public realm, and their relationship to one another, should be
organized and designed in an attractive, functional and efficient manner.”
Design Response: The proposed development achieves this overarching
objective.
Section 6.1.1: Objectives:
“The general objectives for urban design are to provide for:
a) Diversity, comfort, safety and compatibility with the existing community;
b) Attractive, barrier-free, and safe public spaces, such as streetscapes,
gateways, vistas and open spaces;
c) Innovative and diverse urban form and excellence in architectural
design; and,
d) The creation of distinctive places and locales, including Midtown
Oakville…”
Design Response: The proposed development will lead the establishment
of a new urban environment that supports diversity, comfort, safety and
compatibility. The proposal achieves the objectives of attractive, barrier-free,
and safe public spaces, displays excellence in architectural design, and will
contribute to the creation of a distinctive Midtown Oakville.
Section 6.1.2: Policies:
a) Development and public realm improvements shall be evaluated in
accordance with the urban design direction provided in the Livable
by Design Manual, as amended, to ascertain conformity with the
urban design policies of this Plan. Alternative design approaches to
those found in the Livable by Design Manual may be proposed, with
appropriate justification and after consultation with the Town, provided
that they meet the intent and purpose of the urban design policies of
the Plan.
Design Response: The proposed development meets the intent and purpose
of the Town’s urban design policies. Alternative design approaches have
been identified in considering existing site constraints, that nevertheless
meet the spirit and intent of the urban design policies and guidelines.

Section 6.4.2 Streetscapes

Section 6.9 Built Form:

New development should contribute to the creation of a cohesive streetscape
by:
a) Placing the principal building entrances towards the street…;
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.

6.9.1 Buildings should be designed to create a sense of identity through
massing, form, placement, orientation, scale, architectural features,
landscaping and signage.

Design Response: The proposed development achieves the above
objectives. The orientation of the proposed development assists with
implementing a complete streets approach for Cross Avenue as it improves
existing sidewalk conditions by encouraging pedestrian activity as a safe
and viable transportation mode. As demonstrated by Figure 4, the proposed
development establishes a strong built edge along Cross Avenue, providing a
consistent streetwall along this façade. The use of glazing at-grade increases
the transparency of the ground floor and enables passive observation of the
street. The setback from the road also creates a wider pedestrian boulevard
and additional room for spill out-retail or patios.

6.9.2 Building design and placement should be compatible with the existing
and planned surrounding context and undertaken in a creative and innovative
manner.
6.9.4 In Growth Areas and along intensification corridors, buildings should
incorporate distinctive architecture, contribute to a sense of identity and be
positioned on and oriented towards the street frontage(s) to provide interest
and comfort at ground level for pedestrians.
6.9.5 Buildings should present active and visually permeable facades to all
adjacent streets, urban squares, and amenity spaces through the use of
windows, entry features, and human-scaled elements.
6.9.6 Main principal entrances to buildings should be oriented to the public
sidewalk, on-street parking and transit facilities for direct and convenient
access for pedestrians.
6.9.7 Development should be designed with variation in building mass,
façade treatment and articulation to avoid sameness
6.9.10 Continuous street walls of identical building height are discouraged.
Variety in rooflines should be created through subtle variations in roof form
and height.
6.9.11 Where appropriate, the first storey of a building shall have a greater
floor to ceiling height to accommodate a range of non-residential uses.
6.9.12 New development should be fully accessible by incorporating
universal design principles to ensure barrier-free pedestrian circulation.

Figure 4: Cohesive building interface with street
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6.9.13 Rooftop mechanical equipment shall not be visible from view from the
public realm.

Design Response: The proposed development achieves the above objectives
in the following manners:

6.9.14 Outdoor amenity areas on buildings should incorporated setbacks
and screening elements to ensure compatibility with the local context.

•

From a land use perspective, the proposed development is a desirable
height and provides an appropriate massing that responds appropriately
and sensitively to the existing built context and to the planned vision for
the area, as set out in the Midtown Oakville planning framework.

•

In regards to 6.9.2, the proposal will lead in the establishment of a
newly defined context. At 12 and 26 storeys, the proposed development
is appropriately sized and scaled in relation to its site conditions and
this emerging context. The built form of the proposed development is
appropriate in consideration of the existing and planned context of the
area.

•

The massing is designed to create a comfortable and engaging
pedestrian environment, which is further enhanced through the provision
of at-grade commercial uses, residential lobbies and office and amenity
areas above in the podium.

•

Visual interest of the proposed development will be achieved through
the use of a wide range of materials, which will be determined at the
site plan approval stage of the proposed development. However, it is
proposed that a wide range of articulated materials and fenestration
details such as overhangs and canopies will further promote an active
streetscape in Midtown Oakville. Balconies will be designed to provide
visual interest to reduce monotonous façade treatments, and provide for
added depth and visual articulation.

•

Outdoor amenity areas on the podium are setback and screened from
the local context.

•

The top portion of both towers will be provided with “crowning” elements
that will achieve a unique and distinctive skyline profile. Additionally,
these elements will contribute to the skyline of Midtown Oakville, and
better integrate mechanical systems into the design.

6.9.15 Buildings should be sited to maximize solar energy, ensure adequate
sunlight and sky views, minimize wind conditions on pedestrian spaces and
adjacent properties, and avoid excessive shadows.

Figure 5: Diagrammatic Built Form
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Section 6.10 Landscaping:

6.11.5 Pedestrian Access and Circulation:

6.10.1 Landscaping design and treatments should:
a) Enhance the visual appeal and human scale of development;
b) Create an attractive environment for pedestrian movement.

Walkways should provide continuous routes across driveway entrances and
drive aisles and through parking areas to promote safety and signify priority
over driving surfaces.

Design Response: The proposed development achieves the above
objectives. The proposed development will improve these conditions through
utilizing appropriate and diverse landscaping to augment the streetscape,
complement the public sidewalk, and enhance the overall character, identity,
and greenery of Midtown Oakville. Although details related to landscaping
are not yet known, the proposed development has been designed in a
manner that will easily accommodate landscaping in the future.

Design Response: North-south and east-west pedestrian connections have
been provided along Cross Avenue and the private local road to enhance site
porosity and circulation. These connections are separated from vehicular
traffic to provide a comfortable pedestrian environment. The proposed
development provides one main residential entrance, and three secondary
entrances to the building from the private road, along with primary entrances
to the commercial uses on Cross Avenue.

Schedule L1 identifies the subject site as straddling both ‘Urban Centre’
and ‘Urban Core’ land use designations within the Lyons District of Midtown
Oakville. Schedule L2 identifies ‘Urban Centre’ as having heights between
6-12 storeys and ‘Urban Core’ as having heights between 8-20 storeys.

6.12.1 Vehicular Access and Circulation:
Developments should incorporate safe and direct vehicular access and
circulation routes with defined internal driving aisles to direct traffic, establish
on-site circulation, and frame parking areas.
Design Response: The proposed development has been designed to
support multi-modal movement, being a high-density development that will
be supportive of existing local and regional transit services. Access to the
underground parking garage will be provided new private road, which will
allow more active uses to be provided at grade along Cross Avenue. The
parking forms part of an overall circulation strategy that prioritizes active
transportation and transit use (Figure 6).

Subject Site

6.16.3 Service, Loading and Storage Areas:
For all development in the Growth Areas and on lands adjacent to residential
land uses, service and loading areas should be located internal to the building
or appropriately screened from the public realm and, where required, from
adjacent uses.
Design Response: Loading and servicing areas for the Proposed
Development are screened from public view and achieve the necessary
turning dimensions. Pedestrian walkways that cross loading or access
points are limited and controlled to avoid conflict with loading vehicles.

Figure 6: Town of Oakville Official Plan Schedule L1 - Midtown Oakville Land Use
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Section 12.4 Urban Centre:
The Urban Centre designation shall incorporate a mix of uses including retail
and service commercial, office and residential uses. Development should
be oriented to the street and shall contribute to a high quality pedestrianoriented and transit-supportive environment.
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Design Response: The proposed development achieves the above stated
intent. In addition to residential uses, the proposed development includes
retail uses at grade along Cross Avenue. Located above are proposed office
uses and amenity areas for the residential uses at the third level, with the
fourth level being comprised of residential uses, which collectively provide
an appropriate mix of uses that are highly pedestrian and transit oriented in
nature.
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a) Buildings within the Urban Centre shall be a minimum of 6 storeys in
height and a maximum of 8 storeys in height.
b) Additional building height may be considered in accordance with the
applicable bonusing policies in this Plan.
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Design Response: The proposed development achieves the above stated
intent. The proposed development is a desirable height and provides an
appropriate massing that responds appropriately and sensitively to the
existing built context and to the planned vision for the area, as set out in the
Midtown Oakville planning framework.
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Design Response: The proposed development achieves the above stated
intent. Parking has been located entirely within an underground parking
garage, with access being provided from a new private road.
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Sub-section 12.4.2 Building Heights:

Legend

Figure 7: Circulation Map

AVE.

Section 12.5 Urban Core

Sub-section 12.5.3 Parking:

The Urban Core designation is envisioned to have a strong urban focus
and incorporate retail and service commercial, office and residential uses.
Development should be oriented to the street and shall contribute to a height
quality pedestrian-oriented and transit-supportive environment. Midtown
Oakville and the Uptown Core are the primary locations for this designation.
Design Response: The proposed development achieves the above stated
intent. As noted previously, the proposed development includes a diverse
range in uses, including retail uses at grade along Cross Avenue. Located
above are proposed office uses and amenity areas for the residential uses at
the third level, with the fourth level being comprised of residential uses, which
collectively provide an appropriate mix of uses that are highly pedestrian and
transit oriented in nature.

a) Underground and/or structured parking shall be encouraged.
Design Response: The proposed development achieves the above stated
intent. Parking has been located entirely within an underground parking
garage, with access being provided from a new private road.
Part E: Growth Areas, Special Policy Areas and Exceptions Section 20
Midtown Oakville:
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.

Sub-section 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.
Schedule L2 identifies ‘Urban Core’ building heights between 8 and 20
storeys. Design Response: The proposed development achieves this intent
with the potential bonusing of an additional 6 storeys. The proposed height
and massing is consistent with the underlying policy framework and context
of the area, satisfying the policies of the OP and the guidelines set forth in
the Town’s urban design guidelines.

Design Response: The proposed development will contribute to the
realization of the above stated vision.
Section 20.1 Goal:
Midtown Oakville will be a vibrant, transit-supportive, mixed use urban
community and employment area.
Design Response: The proposed development will contribute to the
realization of the above stated goal.
Section 20.2 Objectives:
20.2.1 to create transit-supportive development by:
c) Promoting a compact urban form with higher density and higher intensity
land uses.
20.2.2 To achieve required growth targets by:
b) Providing opportunities for increased building height through bonusing.
Design Response: The proposed development achieves the above stated
intent.

Subject Site

Existing

GROWTH AREA BOUNDARY
Figure 8: Town of Oakville Official Plan Schedule L2 - Midtown Building
Heights
2 - 6 STOREYS

4 - 10 STOREYS
6 - 12 STOREYS

Concept

8 - 20 STOREYS
NATURAL AREA
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Section 20.3.3 Development Concept (Lyons District)
The Lyons District shall evolve form its current focus on strip malls and large
format retail uses into a compact mixed use neighbourhood. Cross Avenue
is intended to be an attractive central spine animated by at-grade retail uses,
cohesive streetscapes and open spaces that enhance the experience of the
public realm. Taller residential buildings shall be located in the vicinity of
Sixteen Mile Creek and the railway.
Design Response: The proposed development achieves the above stated
vision with a base podium occupied by retail at ground level accessed
directly from Cross Avenue and with office space located above. The podium
steps back to a maximum of 8 residential storeys in height that will contribute
to an enhanced public realm experience. A taller building of 26 storeys is
set back a considerable distance from the street and meets the objective of
‘Urban Core’ heights.

Livable by Design Manual: Urban Design Direction
for Oakville

The guidelines are supported by a detailed set of objectives, illustrated
recommendations and strategies that aim to expand the Town’s capacity for
mixed-use communities for urban living, employment and recreation. The
analysis in this Section reviews these guidelines within the context of the
proposed development to demonstrate ways through which its design will
assist the Town in achieving its objectives for Midtown Oakville, and the
Town at large.
Below is a discussion of the relevant policies as they relate to the proposed
items and building design.
3.0 Design direction for built form (Successful built form)
•
•
•
•
•
•

The Livable by Design Manual (“LBDM”) is comprised of three distinct
components which implement the OP by providing the necessary direction
for designing and assessing development. Part A – Urban Design Direction
for Oakville applies to all development proposals subject to review and
planning approval by the Town.
The LBDM sets the framework for desirable and compatible development
that sympathetically responds to the surrounding context, maintains and
enhances the character of an area and promotes a more human approach
to development. The LBDM helps the Town achieve “a high standard of
urban design and architectural quality to provide an innovative and diverse
urban form that promotes a sustainable, dynamic, and livable environment”,
as directed in Section 6 of the Town’s OP. The LBDM also establishes
the physical design components that will aid in fostering high quality and
sustainable developments resulting in integrated communities.
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•
•
•
•
•

Contributes to dynamic, distinct, and complete communities
Creates visually attractive and innovative buildings and spaces
Responds to the scale, materials, and design features of surrounding
buildings and spaces
Creates a strong sense of enclosure by locating buildings near the
street line and providing continuous street walls
Supports a desirable and barrier-free pedestrian environment at ground
level
Balances building height, massing and form to reinforce the structure
and character of the area
Facilitates street activity and active transportation with facades oriented
to the street and public places
Respects adjacent natural and built heritage features and places
Responds to the local climate by incorporating pedestrian wealth
protection features and maximizing solar orientation
Minimizes impacts of height and massing on public spaces and
surrounding buildings
Minimizes impacts of parking facilities and site service areas

Design Response: The proposed development achieves the above intent
while leading towards the establishment of a newly dynamic, distinct, and
complete community within the Lyons District.

Designing Midtown Oakville
Building upon the LBDM, the Designing Midtown Oakville Urban Design
Guidelines (“Midtown Oakville UDGs”) provides more specific guidance to
help direct, and promote a high quality urban design for Midtown Oakville.
The Midtown Oakville UDGs were developed as part of the 2014 Midtown
Strategy to support the long-term redevelopment of the lands in Midtown
Oakville. As noted throughout this Report, Midtown Oakville has been
planned to accommodate the greatest levels of height and density in the
Town and these guidelines provide specific directions to respond to these
anticipated built forms.
The Midtown Oakville UDGs provide direction on the matters related to urban
structure, transportation, public realm, gateways, built form and parking, and
provide specific direction for development along Cross Avenue and in the
Lyons District. Below is a discussion of the relevant policies as they relate to
the proposed site and building design.

6.1. 2 Lyons District (Mid-rise Buildings)
Mid-rise buildings in Midtown will range from 6 to 12 storeys. If the height
of the Mid-rise building is greater than the adjacent street right-of way / or
is more than 7 storeys, it is recommended that these buildings be designed
as a combination of a base plus upper floors of a smaller floorplate. The
following guidelines apply to mid-rise buildings in the Lyon’s District:
1) Along traditional main streets, the overall height of a mid-rise building
should not exceed the width of the adjacent street right-of-way, unless
located on key locations (i.e. close to transit terminal).
2) Street level facades should display a high degree of permeability
between interior and exterior of the building, with a minimum of 75% of
the facade frontage as transparent.
3) The depth of mid-rise buildings should be no bigger than 24 m. The
preferred depth is between 20 to 22 m.

Figure 9: Details of the proposed development
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Design Response: The proposed development achieves the above stated
intent. The proposed mid-rise building is 12 storeys (40.2 metres) in height,
which exceeds the right-of-way width of Cross Avenue, but is appropriate
given the site’s location near the GO Station. Significant stepbacks to the
mid-rise building help mitigate the height, and help provide for an urban,
pedestrian condition on Cross Avenue, one that supports broader objectives
of transit oriented development and required heights in the OP. Transparent
materials will be used at grade.
6.1.2.2. Base Building Height and Front Angular Plane
1) Where a building is setback from the property line, the building base
height should not exceed a ratio of 1:1.6 (building separation distance
across street width to building base height).
2) Cross Avenue is planned to have a right-of-way of 26 m allowing a
maximum 20.8 m base height.
3) Above the 80% height, buildings should stepback at a 45 degree angle
to allow for sunlight penetration to the street.
4) To create better massing and in order to avoid creating equal setbacks
- as long as the angular plane regulation is met - these setbacks can be
between 1.5 m to 4 m.
Design Response: The proposed development achieves the above stated
intent. With respect to stepbacks, the proposal meets the intent while
partially encroaching into the 45-degree angular plane. This encroachment
is considered minor, and acceptable in achieving the high density built forms
that are required and envisioned for Midtown Oakville.
6.1.2.3. Architectural Interest
1) On main streets, 90% of the base building should be built to line and
10% of it could be setback.
2) No stepbacks from the base building should be implemented within the
first 12 m of a mid-rise building.
Design Response: The proposed development achieves the stated intent
of (1). With respect to stepbacks, the base building is stepped back from
the 3rd floor upwards. These transitional stepbacks to the mid-rise building
help mitigate the height, and help provide for an urban, pedestrian condition
on Cross Avenue, one that supports broader objectives of transit oriented
development and required heights in the OP.

12

6.1.2.4. Minimum Ground Floor Height
1) The ground floor height of mid-rise buildings along Cross Avenue
should be a minimum of 4.5 m from floor to floor. This will allow for a
range of flexible commercial uses overtime.
2) The retail at-grade should have direct entrance from the main street.
Design Response: The proposed development achieves the intent of the
above stated urban design guidelines. Greater floor to ceiling height on the
ground floor with a step back provided facilitates a sense of enclosure while
maintaining an appropriate pedestrian scale. Entrances to the retail uses are
provided from Cross Avenue.
6.1.3. Tall Buildings
6.1.3.1. Podiums
Tall buildings should generally have a base podium. Podiums help create a
pedestrian scale at street level and create consistency with the overall midrise character of the community.
1) In cases where there is a new streetscape and where wider sidewalks
are encouraged additional setback from the property line will be
required.
2) Podium heights will generally be a minimum 3 storeys and the
maximum height will equal to the street right-of-way width. However,
the recommended height for podiums along narrow streets is 80% of
the right-of-way.
3) The ground floor of podiums should generally have a minimum ground
floor height of 4.5 m to accommodate retail uses at-grade where
possible, especially where retail is required.
Design Response: The proposed development achieves the intent of the
above stated urban design guidelines.
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Figure 11: Tower Separation

0

.W.

R.O
Cross Avenue

5

10 15

30 m
SCALE 1:750

6.1.3.2. Towers
1) Any tower floorplate must fit within a 40 m diameter circle to guarantee
slender towers, thereby reducing the impact of tall buildings.
2) Towers should be setback a minimum of 5 m from the edge of the
podium. However, this setback is dictated by the relationship of the tall
building with its adjacent area and in some cases should be more.
3) Towers should be oriented to create minimum shadow and wind impact.
Design Response: The proposed development’s floorplate will exceed
the boundaries circumscribed by a 40-metre diameter circle. This is the
consequence of the site’s constrained width which will result in a tower that
is narrower in profile than typical for this building typology. The intent of this
guideline is to ensure that future tall buildings maintain a slender built form to
ensure that individual buildings do not overwhelm the skyline, or cast larger
shadows that would negatively impact the public realm and surrounding
uses. In considering the narrow site, the required tower separation to
adjacent sites, and the internal floor plate, a slightly longer and narrow tower
design is appropriate in this context.
The proposed development provides stepbacks on the north, east and south
sides. However, due to the site’s constrained width there is no stepback
on the west side contributing to the desired effect of providing a unified
appearance of podium and tower. Notwithstanding the above, the proposed
development is still a slender tower that will contribute to the visual variety
of Midtown Oakville, and when considering the above site conditions, is
appropriate and fulfill the intent of the Guideline.

6.1.3.5. Top Floors
1) Top floors should be designed to achieve a distinctive skyline profile.
2) Architectural methods should be used to highlight the top floor of tall
buildings while keeping material consistency and harmony with the rest
of the building.
Design Response: The opportunity exists to further refine the development’s
architecture as the project progresses through the site plan application
process. At that time refinements can be made to better articulate the top
floors of both the mid-rise and tall building elements to better reflect the
intent of the above stated urban design guidelines.
6.1.4.1. Retail At-Grade
1) Retail at-grade should have a distinct entrance and address from the
main street.
2) In cases where there are patios on main streets the pedestrian clear
way should be maintained without any interruption.
3) Retail facades should use of transparent materials.
4) Landscape treatments, planters and paving that extend public walkways
are encouraged within the commercial setback.
Design Response: The proposed development meets the intent of the above
stated urban design guidelines.

6.1.3.3. Tall Buildings Adjacent to Other Properties
1) Tall buildings should have a minimum 15 m setback from the adjacent
properties if they are below 30 storeys.
2) The minimum separation should be minimum 30 m between towers
below 30 storeys.
Design Response: The proposed development achieve the required 30 m
distance; however, by staggering tower placement and providing a corner-tocorner separation distance of 25 metres, the guideline’s intent of minimizing
visual encroachment will be achieved (Figure 11). The cumulative impacts
that are principle concern through tower separation need to be dealt with
through a combination of spatial separation, orientation and mitigating
measures between adjacent buildings.
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F. Shadow Impact Analysis
The Livable Oakville Plan, Livable by Design Manual and Designing Midtown
Oakville Urban design Guidelines require new buildings to be designed and
massed to mitigated adverse impacts from shadows, noise and sky views,
among others. A shadow impact analysis was prepared to assess the
shadow impacts of the Proposed Development on neighbouring properties
and Midtown Oakville in general. The Proposed Development provides an
incremental increase in shadows in the area, which are minor in nature and
short in duration.
Figures 12 to 15 illustrate the shadow impact analysis that has been prepared
by Saplys Architects.
In accordance with the Town’s terms of reference, an analysis has been
conducted for April 21, June 21, September 21, and December 21. The
test hourly intervals start 1.5 hours after sunrise and ending 1.5 hours
before sunset. As demonstrated, the shadow impacts to the neighbouring
areas are minor, and short in duration during the months of March, June
and September, never exceeding 60% of an adjacent property over two
consecutive hourly test times.
During the morning hours throughout the year, the proposed development
generally casts shadows to the north towards South Service Road, but never
exceeds the criteria of 60% over two hour interval times. Between 9 am to
12 pm, the shadows will generally be least impactful, with the majority of the
shadowing/shading occurring over adjacent streets, or vacant properties.
Minor shadows are cast towards the adjacent property (165 Cross Avenue),
during afternoon hours in the spring and summer, but generally migrate
towards the south during sunset. This demonstrates that the proposed
development does not provide greater than 2 hours of shadows on any
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single portion of the property. In a scenario, where this property is developed
for residential uses, this ensures that these uses will have access to sunlight
for the vast majority of the day throughout the year. Due to the modest height
and of the podium and relatively slender tower design, shadow impacts to
the adjacent site is minimal, thereby preserving comfort, sunlight and sky
views.
Shadows are longest in duration in the December, when the sun is very
low in the sky. The shadows produced by the proposed development are
consistent with the Town’s requirements. The winter analysis shows that the
building will casts shadow to the north of the site at the between 9 am and
12 pm, with relatively short intervals. The greatest impacts occur between 3
pm and 5 pm, the sun is at its lowest point in the sky, but generally does not
exceed 2 consecutive hours.
The shadow impacts to the Cross Avenue are minor throughout the year, with
the majority of shadowing occurring in the evening between 4 pm and 6 pm.
It is noted that these shadows generally do not exceed a two hour interval,
which is considered minimal. New shadowing will not reach Cross Avenue
until late in the afternoon, just before sunset. Almost no new net shadows
are cast on Cross Avenue in December. In considering the envisioned high
density tower built form along Cross Avenue, the shadows are considered
appropriate and meet the intent of guidelines by providing consistent access
to sunlight. This limited shadowing is considered appropriate as the proposal
provides for a desirable, urban built form along Cross Avenue, which will
significantly enhance the pedestrian environment.
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Figure 12: April Shadow Impact
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Figure 14: June Shadow Impact
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Figure 15: September Shadow Impact
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CONCLUSION
Overall, the proposed development conforms with the urban design guidelines
articulated in the OP, Livable by Design Manual, and Midtown Oakville
Urban Design Guidelines with applicable directions. Where the Proposed
Development does not meet specific recommendations of the Guidelines,
such as the recommended tower separation, floor plate area, step backs
and setbacks, appropriate mitigation is achieved through combination of
spatial separation, orientation and mitigating measures between adjacent
buildings.

•

The proposed development provides appropriate tower separation
distances to adjacent properties, and does not preclude future
development from occurring on these sites.

•

Parking is located below grade towards the rear of the Subject Site, with
access being provided by a private local road shared with the adjacent
site at 165 Cross Avenue. The site layout minimizes the amount of
pedestrian vehicle conflict.

Nevertheless, from a built form perspective, the proposed development still
meets the spirit and intent of the guidelines, and will create conditions that
are appropriate for the area, similar to many proposed or recently approved
buildings in the vicinity of the Subject Site.
The proposed development exhibits a strong built form and architectural
design that will complement the areas surrounding the GO Station, more
specifically enhancing Cross Avenue as a pedestrian and transit oriented
environment. More specifically, the proposed development is well positioned
as an important asset that will support a new urban environment in Midtown
Oakville in the following manners:
•

The layout and configuration of the proposed development on the
Subject Site will establish a strong edge along Cross Avenue. It will
contribute to enhancing the public street and pedestrian realm, and,
supported by transparent materials at grade that will enhance the
proposed retail uses design, will introduce an animated edge to this
street.

•

The massing of the proposed development is appropriate for its location
in Midtown Oakville and the height does not negatively impact adjacent
areas. The proposed development appropriately and sensitively to the
existing built context and to the planned vision for the area, as set out
in the Midtown Oakville planning framework.

•

The Proposed Development adequately limits net new shadows on
Cross Avenue and neighbouring properties within the time periods that
are typically considered. The Proposed Development contributes no
net new shadows on any future public open spaces in the area.

21

