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1 Introduction
Weston Consulting has been retained by Symgine (Lake East) Inc. (herein referred to as the
“Owner”) to provide planning advice in relation to its land assembly located at 2266 Lakeshore
Road West and 83 East Street (the “subject lands”) in the Bronte area of the Town of Oakville.
The proposed development, “Lake & East”, is a 20-storey apartment tower with retail and service
commercial uses at the grade and mezzanine levels.
This report has been prepared in support of the required applications for official plan and zoning
amendments.

2 Site Description and Context
2.1 Description of Subject Lands
As shown on Figure 1, the subject lands are located at the southeast corner of Lakeshore
Road and East Street. The subject lands comprised two parcels with a combined area of 2397
square metres (0.59 acre) and a combined frontage of 40.69 metres (133 feet) on Lakeshore
Road. Upon dedication of a Lakeshore Road widening strip from the westerly parcel, the land
area will be reduced to 2337 square metres, but the frontage is not affected.
The subject lands are currently developed for two single-storey commercial buildings with front
yard parking (see Figures 2 and 3). The building at 83 East Street is a former Hasty Market
convenience store. The building at 2266 Lakeshore Road West is occupied by a financial
services office, Investment Planning Counsel.
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Figure 1: Bronte Village Context
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Figure 2: Subject Lands - East Street flankage

Figure 3: Subject Lands - Lakeshore Road frontage

2.2 Neighbourhood Context
The subject lands are located at the interface between a high-rise residential neighbourhood in
east Bronte and the Lakeshore Road commercial strip (See Figure 4). No change is
anticipated in the high-rise residential neighbourhood which was developed between the
1960’s and 1980’s, but the commercial strip, which includes the subject lands and an adjacent
property, has been designated by the Town as a mixed-use intensification corridor where
redevelopment is anticipated for higher order uses.
The subject lands are located at the east end of the original, 19th century survey of the fishing
village of Bronte, which appears to have been only partly built out by the time of the Second
World War. The rectilinear layout of the streets and lots provides an enduring legacy of
Bronte’s pre-Confederation founders, but the buildings in the vicinity of the subject lands are all
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modern. There is no Heritage Conservation District in Bronte, and there are no designated or
listed buildings of heritage interest in visual proximity to the subject lands.

Figure 4 Subject lands between a high-rise residential neighbourhood in east Bronte and the
Lakeshore Road commercial strip
The following summarizes the uses immediately surrounding the subject lands:
North (across Lakeshore Road): gas bar with convenience store; bank
East: 2-storey group home (Figure 5) with front yard parking and a landscaped rear yard;
further east, the 9- and 12-storey towers of the Oakville Seniors Citizens’ Residence (“OSCR”)
South:17-storey “Lighthouse” condominium apartments, built ca. 1974, with surface parking in
much of the adjacent side yard (Figure 6), and, to the east of the surface parking, a parking
structure with an amenity area on top.
West (across East Street): single-storey Bronte Village Plaza
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Figure 5: Group home east of subject lands

Figure 6: “The Lighthouse” surface and structure parking
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The high-rise residential neighbourhood to the south, southeast and southwest comprises the
buildings shown in Figures 7 and 8.
Figure 7: High-Rise Towers in East Bronte

Name and Address
The Lighthouse, 2263 Marine Drive
Sir Richard Towers, 30 East St.
Oakville Seniors Citizens’ Residence
2222 Lakeshore Rd. W.
2220 Lakeshore Rd. W.
Oakville Apartments, 2220 Marine Dr.
Ennisclare on the Lake
2185 Marine Drive
2175 Marine Drive
Ennisclare II on the Lake
2180 Marine Drive
2170 Marine Drive
Lake & East – Proposed
2266 Lakeshore Rd. W./83 East St.

46.63 m
43.65 m

17 storeys
16 storeys

Tower
Floorplate
(approx.)
789 m2
773 m2

24.21 m
31.24 m
51.14 m

9 storeys
12 storeys
19 storeys

780 m2
764 m2
819 m2

41.79 m
41.77 m

15 storeys
15 storeys

1369 m2
1440 m2

61.45 m
61.06 m

22 storeys
22 storeys

1525 m2
1549 m2

59.17 m

20 storeys

765.9 m2

Building
Height*

* In this table, the height in metres is measured from the finished ground floor elevation to the top of the main
roof or parapet. The heights of the existing buildings were surveyed by J.H. Gelbloom Surveying Limited (see
Appendix 1).
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Figure 8: High-Rise Towers in East Bronte
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The Lakeshore commercial strip provides a variety of neighbourhood shops and services
including a TD Canada Trust branch and a Shoppers Drug Mart in immediate proximity, and a
Sobeys supermarket within a 6-minute walk (approximately 550 metres).
The waterfront parks system is located a 4-minute walk away at the foot of East Street
(approximately 300 metres).
The closest stable residential area that is designated Low Density Residential is located north
of the Lakeshore Road commercial strip, east and west of East Street (and including St. Ann’s
Court), which, at its closest point is approximately 70 metres north of the subject lands (see
Fig. 8).
Lakeshore Road is classified as a minor arterial road with a planned right-of-way width of 26
metres. Lakeshore Road has two through lanes, and a dedicated cycling lane on each side.
A widening strip has already been dedicated from the easterly parcel within the subject lands;
a 2.94-metre road widening from the westerly parcel will be conveyed to the Town of Oakville
as part of the development process to achieve the planned right-of-way width for Lakeshore
Road.
East Street is a local street connecting Lakeshore Road with Marine Drive, a collector street,
and the waterfront. All vehicular access to “Lake & East” would be provided from East Street.
The Lakeshore Road/East Street intersection is signalized, and has signage warning drivers
that there are seniors walking in the area.
Oakville Transit bus routes 2 and 14 run along Lakeshore Road in front of the subject lands,
providing direct service to the Oakville downtown and the Bronte GO station. The bus ride to
the Bronte GO bus station takes approximately 14 minutes. The walk from the GO bus station
to the GO rail station takes approximately 4 minutes. Transit shelters are located along
Lakeshore Road in immediate proximity to the subject lands.

2.3 Recent Development Activity
There is one active development application in the vicinity of the subject lands, i.e. a site plan
application to permit a four-storey mixed use building on a 0.1555 ha vacant site at 2377-2379
Lakeshore Road West (Ferbro Construction Ltd.).
The only significant residential intensification project to have proceeded in Bronte in recent
years is The Shores (see Figure 9), a 10-storey condominium building at 11 Bronte Road
which was completed in 2012. This site is designated Urban Core and has a site-specific
policy restricting the building height to 10 storeys. The site is zoned Urban Core (MU4). Site
specific zoning regulations limit building height to 10 storeys and 36.5 metres, with no
bonusing provisions since the height falls within the 12-storey maximum for this designation.
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Figure 9: The Shores condominium building
The lands in the northeast quadrant of Lakeshore and Bronte Roads were rezoned in 2012 to
permit a mixed-use development including two apartment buildings with maximum heights of
10 and 14 storeys (35 m and 48 m respectively). The required separation distance between
the two apartment buildings is 20 m. The site is designated Main Street 1 and Main Street 2 in
the Official Plan with special provisions to allow additional building height, but with no bonusing
provisions. The zoning, however, is Urban Core (MU4). The project has not proceeded to
date.

3 Proposed Development
3.1 Description of Development Proposal
The proposal comprises a strikingly innovative 20-storey apartment tower placed diagonally
across the site, mounted on a two-level podium containing retail/service commercial uses and
communal amenity space for the residents.
The proposed building height, measured from finished floor level to the top of the parapet, is
59.17 metres. This building height falls within the building height range already established in
East Bronte (see Figure 7). The heights above established grade, as defined in the zoning bylaw, is 60.04 m for the tower and 63.24 m for the mechanical penthouse.
The tower floorplate size is 765.9 square metres, which is at the bottom end of the range
established by the existing towers in East Bronte (see Figure 7).
The tower would contain a total of 144 residential units in a variety of sizes ranging from 18
one-bedroom units (55.7 square metres) to 12 penthouses (116 square metres).
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The project features two open spaces at grade: an Urban Square, a publicly accessible
gathering space and focal point located at the corner of Lakeshore Road and East Street, and
a Garden Courtyard, a communal landscaped space for the future residents. There are, in
addition, communal amenity areas on the roofs of the mezzanine and the tower, and
landscaped areas in the northeast and northwest corners of the subject lands.
The proposed Gross Floor Area is 15,362 square metres (6.57 FSI), of which 683 square
metres would be devoted to communal amenity spaces, and 767 square metres to commercial
uses on the ground and mezzanine levels.
The proposed parking would be accessed from East Street and located on 4.5
surface/underground levels within the building. The total proposed parking supply is 247
spaces, of which 215 spaces would be for the residents and 32 spaces for the commercial
uses and residents’ visitors. A gate would control access to the residents’ parking.
Further information may be obtained by reviewing the site plan (Figure 10), the ground floor
plan (Figure 11) and the landscape plans (Figure 12 and 13), and the drawings in the Urban
Design Brief.
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Figure 10: Site Plan
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Figure 11: Ground Floor Plan
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Figure 12: Landscape Plan 1

13

Planning Justification Report – 2266 Lakeshore Road East/83 East Street

Figure 13: Landscape Plan 2
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3.2 Supporting Reports
In accordance with the Planning Application Checklist received from planning staff at the PreApplication Consultation meeting on September 9, 2015, the following reports have also been
prepared in support of the proposed development:
Urban Design Brief, prepared by 5468796 Architecture Inc., dated November 12, 2015.
The urban design brief finds that that the proposed development responds appropriately
to the guidance provide by Town policies, and concludes that the proposed development
will create a signature building with a dynamic and vibrant pedestrian-level environment
in keeping with the subject lands’ location adjacent to a high-rise neighbourhood and at
the gateway to Bronte Village’s main street corridor.
Pedestrian Level Wind Study, prepared by Gradient Wind Engineering Inc., dated
November 17, 2015.
This study concludes that the wind impacts on public sidewalks, the proposed open
spaces and the roof-top amenity area of the adjoining Lighthouse condominium tower
are acceptable.
Transportation Study, prepared by Nextrans Engineering, dated November, 2015.
This study concludes that the traffic impact and proposed reduced parking supply for the
commercial uses and residential visitors are acceptable, and that a reduced daylight
triangle at the intersection of Lakeshore Road and East Street is appropriate and in
keeping with the intent of the Official Plan.
Arborist Report, prepared by Central Tree Care Ltd., dated October 29, 2015.
This report concludes that three trees would need to be removed because of the
proposed excavations. The root zones of two nearby off-site trees, one on the municipal
boulevard and the other in the front yard of the adjoining property at 2262 Lakeshore
Road West, would be impacted and are the subject of recommendations aimed at
minimizing damage.
Functional Servicing and Stormwater Management Report, prepared by Fabian Papa &
Partners, dated November 13, 2015.
This report concludes that the project is feasible from a servicing and stormwater
management perspective. No upgrades are required to municipal infrastructure.

4 Policy Context
The following sections include detailed information regarding the applicable planning policy
regime, which includes the Provincial Policy Statement (2014), the Growth Plan for the Greater
Golden Horseshoe, the Region of Halton Official Plan and the Town of Oakville Official Plan.
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4.1 Provincial Policy Statement (2014)
The subject lands are located within a Settlement Area. The PPS identifies such areas as the
focus for growth and development within Ontario. Section 1.1.3.2 of the PPS states that land
use patterns within Settlement Areas shall be based on:
a) densities and a mix of land uses which:
1.efficiently use land and resources;
2.are appropriate for, and efficiently use, the infrastructure and public service facilities
which are planned or available, and avoid the need for their unjustified and/or
uneconomical expansion;
3.minimize negative impacts to air quality and climate change, and promote energy
efficiency;
4.support active transportation;
5.are transit-supportive, where transit is planned, exists or may be developed; and
6.are freight-supportive;
Section 1.1.3.3 states that “planning authorities shall identify and promote opportunities for
intensification and redevelopment where this can be accommodated taking into account
existing building stock or areas, and the availability of suitable existing or planned
infrastructure and public service facilities required to accommodate projected needs”.
The proposed development will achieve intensification in a designated growth area within the
built-up area. The proposed development will use the subject lands efficiently, taking
advantage of existing servicing, transit services, active transportation facilities, and community
services and facilities. In so doing, the proposal implements the above-quoted policies, and a
variety of related policies, in the PPS.
In our opinion, the proposal is consistent with the PPS.

4.2 Growth Plan for the Greater Golden Horseshoe (2013 Office Consolidation)
Section 2.2.2.1 of the Growth Plan states that population and employment growth will be
accommodated by:
a) Directing a significant portion of new growth to the built-up areas of the community
through intensification;
d) Reducing dependence on the automobile through the development of mixed-use,
transit supportive, pedestrian-friendly urban environments;
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e) Providing convenient access to intra- and inter-city transit;
h) Encouraging cities and towns to develop as complete communities with a diverse mix
of land uses, a range and mix of employment and housing types, high-quality public
open space and easy access to local stores and services;
i)

Directing development to settlement areas, except where necessary for development
related to the management or use of resources, resource-based recreational activities,
and rural land uses that cannot be accommodated in settlement areas; and

j)

Directing major growth to settlement areas that offer municipal water and wastewater
systems and limiting growth in settlement areas that are serviced by other forms of
water and wastewater.

The proposed development supports the Growth Plan’s directive for managing growth because
it will intensify the use of lands within the existing built-up area and offer new housing choices.
The proposed development will be on full municipal services. The proposed development also
supports a reduction in automobile dependence given its location within walking distance of
bus services, shopping facilities, community facilities and Oakville’s waterfront parks system.
The subject lands are located within the Region of Halton Built-up Area as defined by the
Province of Ontario. Section 2.2.3.1 of the Growth Plan states that a minimum of 40 percent of
all residential development occurring annually within each upper and single-tier municipality
will be within the Built-up Area.
The proposed development will assist the Region of Halton in meeting this growth target by
adding 144 new residential units within the built-up area.
It is our opinion that the subject applications and the proposed development conform to, and
help advance the objectives of, the Growth Plan.

4.3 Region of Halton Official Plan (November 2014 Consolidation)
4.3.1 Urban Area
The subject lands are located within the “Urban Area” as depicted on the Regional Structure
Plan (Map 1) of the Region of Halton Official Plan (“ROP”).
Relevant objectives for the Urban Area include the following:


To support a form of growth that is compact and supportive of transit usage and nonmotorized modes of travel, reduces the dependence on the automobile, makes
efficient use of space and services, promotes live-work relationships and fosters a
strong and competitive economy (72(2)).
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To provide a range of identifiable, inter-connected and complete communities of
various sizes, types and characters, which afford maximum choices for residence,
work and leisure (72(3)).



To identify an urban structure that supports the development of Intensification Areas
(72(6)).



To plan and invest for a balance of jobs and housing in communities across the
Region to reduce the need for long distance commuting and to increase the modal
share for transit and active transportation (72(7)).



To facilitate and promote intensification and increased densities (72(9)).

The above objectives are supportive of intensification areas such as the Bronte Village
Growth Area where the subject lands are located. The proposed development will help
achieve the above Regional objectives.

4.3.2 Targets
The ROP implements the Growth Plan intensification target as follows:
“Direct, through Table 2 and Table 2a, to the Built-Up Area a minimum of 40 per cent of new
residential development occurring annually within Halton in 2015 and every year thereafter”
(77(2.1)).
The ROP states that a minimum of 13,500 residential units will be added to Oakville’s Builtup Area between 2015 and 2031, which represents 42% of the intensification target for the
Region as a whole (Table 2).
The ROP also contains the following additional housing target: that at least 50 per cent of
new housing units produced annually in Halton be in the form of townhouses or multi-storey
buildings" (86(6).
The proposed development will help the Region achieve both its Intensification target and its
multiple-family residential target as identified above.

4.3.3 Intensification Areas
The ROP defines “intensification areas” to include “Mixed Use Nodes as identified in Local
Official Plans, which have a concentration of residential and employment uses with
development densities and patterns supportive of pedestrian traffic and public transit”
(80(4)). The Bronte Village Growth Area falls within this description of Mixed Use Node and
accordingly would be considered an “intensification area” within the meaning of the ROP.
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The ROP policies “consider intensification and development of Intensification Areas as the
highest priority of urban development within the Region and implement programs and
incentives, including Community Improvement Plans under the Planning Act, to promote and
support intensification (81(7.2)).
The ROP policies “encourage the Local Municipalities to consider planning approval,
financial and other incentives to promote the development of Intensification Areas” (81(9).
The ROP policies “direct development with higher densities and mixed uses to Intensification
Areas” (81(1)), and “require the Local Municipalities to … direct the development of transitsupportive land uses to the Intensification Areas 173(21).
The relevant objectives for Intensification Areas include:


To provide an urban form that is complementary to existing developed areas, uses
space more economically, promotes live-work relationships, fosters social interaction,
enhances public safety and security, reduces travel by private automobile, promotes
active transportation, and is environmentally more sustainable (78(1)).



To provide opportunities for more cost-efficient and innovative urban design (78(2)).



To provide a diverse and compatible mix of land uses, including residential and
employment uses, to support neighbourhoods (78(4));



To create a vibrant, diverse and pedestrian-oriented urban environment (78(5)).



To cumulatively attract a significant portion of population and employment growth
(78(6)).



To provide high quality public open spaces with site design and urban design
standards that create attractive and vibrant places (78(7)).



To support transit and active transportation for everyday activities (78(8)).



To generally achieve higher densities than the surrounding areas (78(9)).



To achieve an appropriate transition of built form to adjacent areas (78(10)).

The ROP policies “require the Local Municipalities to ensure the proper integration of
Intensification Areas with surrounding neighbourhoods through pedestrian walkways, cycling
paths and transit routes, and the protection of the physical character of these
neighbourhoods through urban design” (81(6)).
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The proposed development is in keeping with the above objectives because its high-rise
form is in keeping with the character of the immediate area and, as detailed in the Urban
Design Brief, achieves a compatible built form relationship with abutting properties. The
proposed development will achieve a higher density than the surrounding area, and provide
for a mix of land uses including sidewalk-oriented retail and service establishments and an
urban square which will animate the public realm. The proposed development is transit
supportive given its location in immediate proximity to bus stops on Lakeshore Road, on
routes that connect to the Bronte GO station. Finally, the architectural quality of the project
is highly innovative and, together with the mix of uses, will effectively fulfill the planned
function of the site as a gateway to Bronte Village.

4.3.4 Conclusion: Conformity with the ROP
In our opinion, the proposed development conforms with, and supports the objectives of, the
Region of Halton Official Plan.
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4.4 Town of Oakville Official Plan (“LOP”) (February 23, 2015)
4.4.1 Pertinent Designations
The Town of Oakville Official Plan, also known as the Livable Oakville Plan (“LOP”) includes
the subject lands within the Bronte Village Growth Area, which is one of six such areas in the
Town of Oakville (Schedule A1 – Urban Structure and Schedule F – Land Use).
The LOP also designates the subject lands as “Main Street 1” and “Lands eligible for
bonusing” (Schedule P – Bronte Village Land Use – see Figure 14). The abutting group
home lands to the east are also in this designation. The lands further east and to the south,
which are developed for high-rise apartments, are designated “High Density Residential”
(Schedule F - Land Use).
The “Main Street 1” designation is one of the “Mixed Use” designations which are “to be
primarily focused within the Growth Areas .. which provide for a concentration of mixed use,
higher density development” (3.2).
Lakeshore Road is classified as a minor arterial road (Schedule C – Transportation) and as
the location of bike lanes (Schedule D – Active Transportation Master Plan).

22

Figure 14: LOP Schedule
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4.4.2 Guiding Principles
The following Guiding Principles in the LOP are of particular relevance:
“Preserving and creating a livable community in order to:
a) preserve, enhance, and protect the distinct character, cultural heritage, living environment,
and sense of community of neighbourhoods;
b) direct the majority of growth to identified locations where higher density, transit and
pedestrian oriented development can be accommodated; and,
c) achieve long term economic security within an environment that offers a diverse range of
employment opportunities for residents.” (2.2.1)
“Providing choice throughout the Town in order to:
a) enable 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;
b) provide choices for mobility by linking people and places with a sustainable transportation
network consisting of roads, transit, walking and cycling trails; and,
c) foster the Town’s sense of place through excellence in building and community design.”
(2.2.2)
The proposed development is in keeping with the above principles because:







its high-rise built form is in keeping with the character of the immediate area;
it will achieve a land use transition from the single-use high density residential area
to the east, to the planned mixed-use community to the west;
it is located within a designated growth area that is served by public transit and bike
lanes;
its location is suitable for mixed-use development with sidewalk-oriented retail and
service commercial uses
it will expand the range of housing choice in Bronte, while maintaining an
employment component on the site.
its superior and innovative architectural design will firmly establish the site as a
gateway to Bronte Village.

4.4.3 Growth Management
The LOP states that the population of the Town will grow from 165,000 (2006) to 255,000 in
2031 and that most of the growth within the built boundary will occur within the designated
Growth Areas (section 4). The primary growth areas, i.e. Midtown Oakville, Uptown Core
and Palermo are intended to “accommodate the highest level of intensification” (4.2). The
other growth areas, i.e. Downtown Oakville, Kerr Village and Bronte Village, “are intended to
develop as mixed use centres with viable main streets” (4.2).
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The LOP establishes an intensification target of 14,390 units for the period 2015 to 2031
(4.4).
The proposed development will assist the Town achieve its growth management and
intensification objectives as stated above.

4.4.4 Bronte Village Urban Design Policies
The following urban design objectives relating to Bronte Village are of particular relevance to
the proposed development:
24.2.1 To nurture, conserve and enhance the historic lakeside village character of Bronte by:
a) promoting a predominately low-rise and pedestrian-oriented built form along Lakeshore
Road West, Bronte Road and Jones Street;
b) ensuring high quality urban design that complements and contributes to the historic
character of Bronte Village;
d) integrating public and private open spaces into the streetscape along Lakeshore Road
West;
g) providing a sensitive transition between the concentration, mix and massing of uses and
buildings within, and adjacent to, the village.”
The policy states that Lakeshore Road will have a “predominately” low-rise character and
accordingly provides flexibility for consideration of mid-rise or high-rise development in
appropriate circumstances, as in the case of Bronte Village Mall.. In our opinion, the
locational and built form context of the subject lands are appropriate for innovative, modern
high-rise development because they are located at the eastern boundary of the Bronte
Village Growth area, well removed from the historic lakeside village of Bronte, and because
they form part of a block that is characterized by modern high-rise residential development.
The proposed tower falls within the height range established by the existing buildings, but, as
is appropriate for a gateway site, will be taller than its immediate neighbour (The
Lighthouse).
Addressing the above objectives, the proposed design includes a publicly accessible urban
square at the corner which will be integrated into the Lakeshore Road streetscape, and will
be flanked by pedestrian-oriented retail/service commercial establishments.
An appropriate sensitive transition between the proposed tower and the existing tower to the
south is provided by the diagonal alignment of the proposed tower and the separation
distances as described in the Urban Design Brief. Because the tower to the south has
surface and structure parking in its north side yard, there is no call for landscaping in the
south side yard of the subject lands.
Because the parcel to the east is also in the Bronte Village Growth area and because its
zoning would allow redevelopment with a zero side yard, the proposed zero east side yard
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on the subject lands be considered appropriate. It is also appropriate for the existing
condition because the zero side yard pertains to a low-rise component of the project. The
tower will be set back from the east lot line to varying degrees.

4.4.5 Bronte Village Revitalization Policies
The following revitalization objectives relating to Bronte Village are of particular relevance to
the proposed development:
“24.2.2 To revitalize the village and maintain a complete community by:
a) permitting uses that attract different users throughout the day and throughout the year, by
including a mix of residential, commercial, cultural and recreational uses, complemented by
public open spaces;
b) providing for a variety of residential unit sizes in new buildings;
c) focusing retail, service commercial and office uses along Lakeshore Road West, Bronte
Road and Jones Street;
d) providing for a variety of retail unit sizes and improved retail space to encourage
commercial revitalization;
e) defining the gateways to the village with streetscape elements, buildings, and public art.”
The proposed development addresses the above objectives by including a variety of
residential unit sizes, pedestrian-oriented retail/service commercial uses, and an urban
square.
The proposed tower and its innovative architectural design will effectively define this gateway
entrance to Bronte Village by creating a landmark feature that will be readily distinguishable
from the other high-rise development in the vicinity.

4.4.6 Bronte Main Street – Statement of Intent
The LOP states provides the statement of intent with respect to the Bronte Village Main
Street District:
24.3.1 “New commercial and office development in the Bronte Village Main Street District will
be reflective of the existing street-related main street commercial and office uses. Retail and
office development is to occur along Lakeshore Road West and Bronte Road frontages at
grade level. The community commercial retail functions should be retained and integrated
with redevelopment. New residential development shall primarily be provided in mixed use
buildings. Higher residential densities shall be directed to the gateways of the District and
serve to anchor Lakeshore Road West within Bronte Village as the main street. The Bronte
Village Main Street District will provide for well-defined landscaped streetscapes and
integrated open spaces.”
The proposed development complies with all aspects of the above policy because:
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it would provide at-grade, retail and service commercial uses along Lakeshore Road
residential uses would be incorporated as part of a mixed-use building
the subject lands are a gateway site higher residential densities are contemplated;
and
the proposal provides for a well-defined, landscaped streetscape with an urban
square.

4.4.7 Bronte Village Growth Targets
The LOP contains the following policy regarding Growth Targets (2031) for Bronte Village:
“a) Bronte Village can accommodate a total of approximately 4,500 residents and 26,700
square metres of commercial space to provide for an estimated 900 jobs.
b) A mix of approximately 950 new residential units and 2,000 square metres of new
commercial space will be required to meet the target” (24.4.5).
Although sufficient land has been designated to achieve the target, none of the targeted 950
new residential units have been constructed. As is the case with many intensification
corridors, the rate of redevelopment is difficult to predict. Accordingly, to achieve targets in a
free market economy, more land than is actually necessary, based on land budget
calculations, must be designated for redevelopment. The redesignation of the subject lands,
which has been requested by an experienced developer, presents an opportunity to realize
some of the sought-after new residential units which will help achieve the intensification
target.

4.4.8 Mixed Use Designations
The LOP states that the Main Street 1 designation, which is the existing designation of the
subject lands, “represents small scale, mixed use development along main streets and is
intended to reflect a pedestrian-oriented, historic main street character (12.2). The Main
Street 1 designation permits a retail/service commercial and residential uses in mixed use,
two- to four-storey buildings. Because the subject lands are designated “eligible for
bonusing”, an additional two storeys of building height are permitted, subject to conditions
(24.7.2).
The requested land use designation for the subject lands is “Urban Core”, which is another
type of Mixed Use designation, and which is described as follows in the LOP:
“The Urban Core designation is envisioned to have a strong urban focus and incorporate
retail and service commercial, office and residential uses (12.5). Development should be
oriented to the street and shall contribute to a high quality pedestrian-oriented and transitsupportive environment. Midtown Oakville and the Uptown Core are the primary locations
for this designation (12.5).
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The Urban Core designation is suited to implementing the Section 24.3.1 policies for the
Bronte Village Main Street. At the present time there is one such designation within the
Bronte Village Growth Area, which applies to The Shores development at 11 Bronte Road.
The prescribed height range in the Urban Core designation is eight to twelve storeys, but the
LOP states that “additional building height can be considered in accordance with the
applicable bonusing policies in this Plan (12.5.2).
The LOP states that “bonus by-laws shall only be considered where such increases are
compatible with the surrounding area” (28.6.5). No general cap or percentage increase is
provided.
In our opinion, given the LOP framework as summarized above, the Urban Core designation
is the most suitable for the proposed development. Like the existing Main Street
designation, it allows the desired range of mixed uses. Because bonusing provisions are
available in this designation, it also allows for the requested building height, subject to a
finding that the proposed building height is compatible with the area. In our opinion, for
reasons explained elsewhere in this report, it is our opinion that the proposed building height
meets this criterion. An increase in permitted building height at the easterly end of the Main
Street is appropriate given the location of the subject lands adjacent to a high-rise residential
neighbourhood, and its distance from the stable, low-density residential area located north of
Lakeshore Road.

4.4.9 Urban Design
The LOP contains many urban design policies which are relevant to the proposed
development. These are discussed in the Urban Design Brief, and in a summary fashion
below.
Of particular note is the following opening urban design policy:
“The Town is committed to achieving 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” (section 6).
The proposed architectural design for the subject lands is a highly creative and innovative
one that will significantly diversify Bronte’s urban form in an appropriate gateway location
and beside an existing, architecturally undistinguished, high-rise apartment neighbourhood.
Sustainable design features are discussed in the Urban Design Brief.
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4.4.10 Urban Design Objectives
The LOP contains general urban design objectives as set out below.
6.1.1 “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, the other
Growth Areas and high profile locations such as gateways to the Town.
In our opinion, the proposed development achieves all of the above objectives. The
proposed 20-storey tower will be compatible with the neighbourhood which comprises a
collection of high-rise apartment buildings ranging in height from 9 to 22 storeys. Yet, as is
fitting for a gateway location, the proposed tower will have a highly innovative built form and
a mixed use character which will distinguish it from its high-rise neighbours, and create a
strong sense of place.

4.4.11 Urban Design Direction
The LOP provides the following policy in relation to the Town’s urban design guidelines
entitled the “Livable by Design Manual” (“LDM”).
“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.” 6.1.2(a)
The above policy provides flexibility, as appropriate, in the interpretation and application of
the LDM. The relevant LDM guidelines are reviewed in the Urban Design Brief which, in our
opinion, establishes that the proposed development is in keeping with their intent. In
particular, the proposed tower achieves an appropriate and compatible relationship to the
Lighthouse tower to the south, and the ground level commercial space will have an
appropriate orientation to the public realm and streetscape.

4.4.12 Gateways
The LOP contains the following relevant policies relating to Gateways. The Gateway
location of the subject lands is already recognized in the LOP, and a gateway sculptural
feature has been placed along the Lakeshore frontage of the subject lands.
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“Gateways should create a sense of entrance and arrival through well-designed built
form, landscaping and enhanced streetscape treatments that contribute to community
image and identity.” (6.6.1)
“Development at gateways should be well-designed, pedestrian-scaled, address the
public realm, and complement the distinctive character of the area.” (6.6.3)
As discussed above, the proposed development will fulfill the LOP’s expectations for
gateways. The placement of the north end of the tower, a strong vertical element, adjacent
to the Lakeshore lot line, coupled with the ground level commercial uses will create a sense
of entry into the Bronte Village main street. The proposal provides for open spaces at grade
which can be designed in conjunction with the abutting public boulevard areas to create an
attractive street-level environment. Enhanced treatments will be proposed at the time of site
plan approval. The proposed development will complement and fit with the distinctive
character of the immediate area which comprises high-rise apartments and strip commercial
development.

4.4.13 Urban Squares
The LOP contains the following relevant policies relating to urban squares.
“Urban squares, as extensions of the public realm, should be safe, publicly accessible
and barrier-free places that: a) integrate local history, culture and natural features; b)
maximize user comfort and enjoyment; c) adapt to changing needs of users; and d)
promote formal and informal social interactions.” (6.7.1)
“Urban squares should be included in development proposals, where appropriate, and
dedicated to the Town or may remain in private ownership with public access granted.”
(6.7.2 )
As discussed in the Urban Design Brief, the proposed development incorporates an urban
square adjacent to the intersection of Lakeshore Road and East Street.
The proposed urban square, which has an area of 301 square metres, will remain in private
ownership but will be accessible to the public. A public access easement can be provided if
desired by the Town.

4.4.14 Built Form
The LOP contains numerous policies relating to built form, many of which are discussed
below.
“Buildings should be designed to create a sense of identity through massing, form,
placement, orientation, scale, architectural features, landscaping and signage.” (6.9.1)
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“Building design and placement should be compatible with the existing and planned
surrounding context and undertaken in a creative and innovative manner”. (6.9.2)
The proposed development will have a strong sense of identity given the innovative diagonal
placement of the proposed tower, and its zero setbacks, of either end, from the street lines.
This placement not only creates visual interest but also achieves an appropriate separation
distance from the Lighthouse tower to the south, as discussed in the Urban Design Brief.
The proposed building height and is desirable to set the building off from its immediate highrise neighbours, thereby achieving the desired prominence for a gateway site.
“To achieve compatibility between different land uses, development shall be designed to
accommodate an appropriate transition through landscape buffering, spatial separation,
and compatible built form.” (6.9.3)
“New development shall ensure that proposed building heights and form are compatible
with adjacent existing development by employing an appropriate transition of height and
form from new to existing development, which may include setbacks, façade step backs
or terracing in order to reduce adverse impacts on adjacent properties and/or the public
realm.” (6.9.9)
In our opinion, the separation distance between the proposed tower and the Lighthouse
tower is the critical transition condition. The Urban Design Brief describes how the LDM’s
separation distance guideline (30 metres) is achieved.
Most of the ground level area between the Lighthouse tower and the subject lands is
occupied by surface parking with no buffering provided on the Lighthouse lands.
The lands to the east are developed for a group home but the LOP envisages redevelopment
since the site in the Bronte Village Growth Area and Main Street designation. The project
architects have prepared a concept plan that shows how this site could be redeveloped in
the future in a manner complementary to proposed development on the subject lands.
Given the foregoing, it is our opinion that the planned context is the pertinent context for
design purposes. Nonetheless, the diagonal placement of the tower also benefits the group
home property by maximizing the separation distance between the tower and the group
home’s landscaped rear yard. Also a triangular planting bed is proposed in the southeast
corner of the subject lands to complement the group home’s rear yard. Finally, there are
hedges along the west boundary of the group home’s rear yard, which provide buffering, and
which could be augmented if desired.
In our opinion, the height of the proposed tower is also compatible with the stable, lowdensity residential area located north of Lakeshore Road. The nearest such properties, on
St. Ann’s Court, are approximately 70 metres away from the subject lands, while the height
of the proposed tower is approximately 60 metres. The proposed tower falls, accordingly,
beneath a 45-degree plane measured from the rear lot line of the houses on St. Ann’s Court.
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The 45-degree plane is a commonly used measure of compatibility which addresses shadow
and privacy impacts in relation to low-rise residential areas.
“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.” (6.9.4)
In our opinion, the architecture of the proposed building is highly distinctive as called for in
the LOP, and will create a distinct sense of identity for the east gateway to Bronte Village.
The proposed ground floor commercial uses, together with the urban square, will
appropriately address and complement the pedestrian environment along Lakeshore Road
and East Street.
“Buildings should present active and visually permeable façades to all adjacent streets,
urban squares, and amenity spaces through the use of windows, entry features, and
human-scaled elements.” (6.9.5)
As stated in the Urban Design Brief, the proposed commercial uses have significant amounts
of glazing that exceed the LDM guideline. The commercial uses will have pedestrian
entrances and glazing along Lakeshore Road, East Street and the urban square. The
residents’ communal indoor amenity area will have glazing providing views, and a door
providing access, to the Garden Courtyard which is a sheltered area adjacent to the east lot
line.
“Main principal entrances to buildings should be oriented to the public sidewalk, onstreet parking and transit facilities for direct and convenient access for pedestrians.”
(6.9.6)
The entrance to the tower lobby will be located off the proposed urban square, in close
proximity to the public sidewalks and bus stops.
“Development should be designed with variation in building mass, façade treatment and
articulation to avoid sameness.” (6.9.7)
The innovative architectural design ensures that there will be nothing dull about the proposed
development. Just as the tower is placed at an angle to the property boundaries, the ground
level commercial frontages will be angled relative to the public sidewalks, and will be
enhanced by the urban square and a landscaped pocket in the northeast corner of the
subject lands.
“Buildings located on corner lots shall provide a distinct architectural appearance with a
high level of detailing and articulated façades that continue around the corner to address
both streets.” (6.9.8)
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The proposed design takes full advantage of the corner location and presents high quality
facades to both Lakeshore Road and East Street. Appropriately, from an urban design and
traffic management point-of-view, the vehicular entrance is positioned towards the rear of the
site, off East Street, well away from the Lakeshore/East intersection.
“Where appropriate, the first storey of a building shall have a greater floor to ceiling
height to accommodate a range of non-residential uses.” (6.9.11)
The ground floor height will be 6.3 metres (3.55 metres where there is a mezzanine) which
will accommodate the proposed commercial and communal amenity spaces.
“New development should be fully accessible by incorporating universal design
principles to ensure barrier-free pedestrian circulation.” (6.9.12)
The urban square will, appropriately, be at the same level as the adjoining Lakeshore Road
public sidewalk. Because the site slopes down towards the south, a short flight of steps is
required to connect the urban square to the adjoining East Street sidewalk.
“Rooftop mechanical equipment shall not be visible from view from the public realm.”
(6.9.13)
The rooftop mechanical equipment will be housed in a fully enclosed structure set back from
the edges of the tower, and accordingly will not be detract from the aesthetic qualities of the
project.
“Outdoor amenity areas on buildings should incorporate setbacks and screening
elements to ensure compatibility with the local context.” (6.9.14)
There are two proposed roof-top outdoor amenity areas: one on the top of the tower, and
the other on top of the mezzanine. The outdoor amenity terrace on the mezzanine rooftop
will have a screen on its east and south sides, adjacent to the group home and Lighthouse
properties.
“Buildings should be sited to maximize solar energy, ensure adequate sunlight and
skyviews, minimize wind conditions on pedestrian spaces and adjacent properties, and
avoid excessive shadows.” (6.9.15)
The diagonal positioning of the tower results in an alignment that is generally north/south,
which maximizes solar access for future residents since all of the proposed units will face
east and west, and none will face north.
The architects for the project have prepared for the two equinoxes (Mar. 21 and Sept. 21)
and the summer solstice (June 21), between the hours of 10 a.m. and 4 p.m., as set out in
the Town’s guidelines. The Town’s guidelines require an assessment of impact on
neighbouring streets and properties, and call for a minimum of 5 hours of sunlight on public
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sidewalks. An analysis of the shadow impact, based on the shadow studies, is presented in
Figure 15 below. The focus is on public sidewalks, the nearest houses in the Low-Density
Residential area north of Lakeshore Road, the group home rear yard and the Lighthouse
pool.
The north side yard of the Lighthouse and the west side yard of the Oakville Senior Citizens
Residence were not analyzed because these areas are used primarily for vehicular access
and parking.
Figure 15: Shadow Impact Analysis
Feature

Spring Equinox
(March 21)
10 a.m.- 4 p.m.

Fall Equinox
(Sept. 21)
10 a.m.- 4 p.m.

Summer Solstice
(June 21)
10 a.m.– 4 p.m.

Comment

East Street
Sidewalk abutting
the subject lands
Lakeshore
Sidewalks
abutting and
opposite the
subject lands
Lakeshore
Sidewalks
abutting and
opposite the
group home
Low-Density
Residential Area
north of
Lakeshore

Some shadow on
east side at 10 a.m.

Some shadow on
east side at 10 a.m.

Some shadow on
east side at 10 a.m.

Shadowed at 10
a.m.; minor shadow
at 12 noon

Shadowed at 10
a.m.; minor shadow
at 12 noon

Shadowed at 10
a.m.; minor shadow
at 12 noon

Minor impact during
specified
timeframe.
Late Morning
shadow lasts about
two hours.

Some shadow on
north side at 12
noon; south side
shadowed at 2 p.m.

Some shadow on
north side at 12
noon; south side
shadowed at 2 p.m.

Minor shadows at 12
p.m. and 2 p.m.

Mid-Day shadow
lasts about two
hours.

No shadow

No shadow

Shadow impact of
short duration on 2
residential rear
yards at fall equinox
.

Group Home rear
yard with tree
canopy

Shadow at 4 pm.

Rear Yard of one
house on East
Street shadowed at
10 am; progressing
to portion of rear
yard of one house
on St. Ann’s Court
Shadow at 4 p.m.

Shadow at 4 p.m.

Lighthouse pool

No shadow

Shadow at 4 p.m.

Shadow at 4 p.m.

Shadow begins just
after 2 p.m and
lasts until after 4
p.m.
Late afternoon
shadow follows
mid-afternoon
shadow of
Lighthouse tower

Based on the above analysis the public sidewalks on East Street and Lakeshore road would
continue to receive a minimum of five hours of direct sunlight at the time of the spring
equinox and the summer solstice, as called for in the Town’s guidelines.
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The nearest Low Density Residential area, north of Lakeshore Road, would experience no
shadow impact at the spring equinox and summer solstice during the study timeframes; two
residential rear yards would experience a brief shadow impact in the morning of the fall
equinox.
The rear yard of the group home would experience afternoon shadows during the study
timeframes, but during the late spring and summer there is already significant shadow cast
by trees. Also, the LOP provisions anticipate redevelopment of this site.
The Lighthouse pool would receive late afternoon shadow only during the study timeframes.
Based on this review it is our opinion that the proposed tower has been appropriately sited
within the subject lands and that an acceptable shadow impact will be experienced.
The Pedestrian Level Wind Study conducted by Gradient Wind Engineering Inc. indicates
that that the wind impacts are acceptable with no need for mitigation measures.

4.4.15 Daylight Triangles
The subject property is located at the corner of Lakeshore Road and East Street, in which
location daylight triangles with dimensions of 15 metres by 15 metres are required by Town
Policy.
This application proposes a daylight triangle with dimensions of 7.5 metres by 7.5 metres, as
justified in the analysis undertaken by Nextrans. Also, it is proposed to grant a surface
easement only to enable an efficient layout in the underground parking structure which will
extend into this area.
The LOP states:
“Where appropriate and public safety is not affected, the Town will minimize the amount
of land utilized for daylighting triangles to contribute to a more urban environment and
maximize the efficient use of land.” (8.12.3)
The proposed reduced daylight triangle, and the use of this area for underground parking
would implement the above policy in the Official Plan.

4.4.16 Parkland Dedication
The LOP contains the following standard provisions for parkland dedication:
“The conveyance of land to the Town for park or other recreational purposes shall be
required in an amount up to: …
ii) 5% of the land or one hectare for each 300 dwelling units for residential purposes”
(25.10.8)
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If the alternative rate of one hectare for each 300 dwellings were to be applied to the subject
proposal (144 units), a parkland dedication of 0.48 ha would be required. This amount of
land is twice the site area. Also, using the recent purchase price of $3,595,000 as an
indicator of the value of the land, the contribution would be $7,382,246 or $51,266 per unit.
In our opinion, this would be an unreasonable charge against the development. The
following text is proposed for inclusion in the Official Plan amendment:
“If an alternative parkland dedication of up to one hectare for each 300 dwelling units is
applied to the redevelopment of the subject lands, the cash payable in lieu thereof will be
capped to the value of a reasonable percentage of the site area. The reasonable percentage
will be determined having regard to best practices and recent cases.”

4.4.17 Conclusion: Conformity with the LOP
While an official plan amendment to change the land use designation of the subject lands
would be required, it is our opinion that the proposed development is in keeping with the
intent of the of the LOP and will help advance its objectives.

5 Proposed Official Plan Amendment
A site-specific Official Plan Amendment is proposed. The draft may be found in Appendix 2.
The requested land use designation is Urban Core because it allows (1) the desired range of
residential and commercial uses, similar to what is allowed in the existing Main Street
designation, and (2) greater building heights, in the 8 to 12-storey range, with scope for bonusing
above 12 storeys. Also, the Urban Core designation has already been used within the Bronte
Village Growth Area, for The Shores development.
The proposed site-specific provisions would limit the amount of the bonus to 8 storeys, thereby
allowing a building up to 20 storeys in height on the subject lands.
The site-specific policy would also enable the cash-in-lieu of parkland payment to be capped in
the event that alternative parkland requirement of 1 ha/300 dwelling units is applied to the project
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6 Proposed Zoning By-law Amendment
The subject lands are zoned Main Street 1 (H1 MU1) which permits a variety of residential,
commercial and institutional uses. The requested Urban Core (H1 MU4) zone allows a similar
range of uses. In both zones, apartment buildings are permitted, but the ground floor within nine
metres of the front lot line must be devoted to non-residential uses. The draft zoning by-law
amendment may be found in Appendix 3.
The MU4 zone was selected because it aligns with the requested redesignation in the LOP to
Urban Core, and because the MU4 zone has been used for on the two most significant recent
redevelopment approvals in Bronte: The Shores and Bronte Village Mall.
A comparison of zone regulations is presented in Figure 16, together with the rationale for sitespecific exceptions from the MU4 provisions.
The draft zoning by-law identifies enhanced architectural design and streetscaping, including the
provision of an urban square, as public benefits that would earn the height bonus. These design
features also help justify the additional building height from a planning point of view. Further
discussion regarding Section 37 benefits would be appropriate later in the planning process.
The draft zoning by-law maintains the existing holding provisions (H1) which apply generally in
the Bronte Village Growth Area, and which include servicing allocation, the execution of any
required servicing agreements and the conveyance of required road widenings. These matters
would typically be addressed in conjunction with site plan approval, an application for which will
be submitted at a later date.
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Figure 16: Existing and Requested Zoning Regulations
Regulation
[BL 2014-14]
Front Yard
(Lakeshore
Rd.) and
Flankage
Yard (East
St.)
[Table 8.3.1]
Interior Side
Yard (East)

Existing
Main Street
(MU1)
min. 0 m

Requested
Urban Core
(MU4)
min. 1.0 m

Requested
MU4
Exceptions
min. 0 m

max. 3.0 m
min. 0 m

max. 3.0 m
min. 0 m

min. 3.0 m

min. 7.5 m (or
10 m for
portion of
building above
13.5 m)

None required
Min. 3.0 m and
min. average side
yard of 14.0 m,
both applicable
only to portion of
building above
8.0 m
Min. 0 m to
portion of building
under 8.0 m

[Table 8.3.1]

Rear Yard
(abutting R
zone)

[Table 8.3.1]
Height

min. 2
storeys and
7.5 m
max. 4
storeys and
15 m

gateway site; two-storey high
public pedestrian zone
provided beneath tower along
Lakeshore; building mass
complemented by Urban
Square and other landscaped
areas
N/A
Proposed enhanced side yard
requirements are intended to
reflect proposal in particular
the diagonal placement of the
tower.

min. 8 storeys
and 25.5 m

None required

Abutting yard in the R zone
(The Lighthouse) is used for
surface parking and parking
structure with no buffers
These provisions are intended
to reflect the proposed
diagonal location of the tower
which maximizes the offset
from the Lighthouse tower to
the south, and achieves a
compatible separation distance
between the proposed tower
and The Lighthouse tower.
N/A

max. 12
storeys and
25.5 m

None required

N/A

max. with
bonusing: 20
storeys and 60 m
to main roof, 63
m to penthouse
roof

Gateway site; high-rise
neighbourhood context; Need
for intensification; Public
Benefits to be secured through
Section 37 agreement

max. with bonusing:
no provisions
[Table 8.3.1]

Rationale for
Requested Exceptions

Min. 4.5 m and
minimum
average rear yard
of 30 m, both
applicable only to
portion of building
above 8.0 m
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Figure 16 (continued)
Regulation
[BL 2014-14]
Parking
Spaces

[Table 5.2.2]

Existing
Requested
Main Street
Urban Core
(MU1)
(MU4)
min. 1.0/small unit (<75 m2):
82 X 1 = 82 spaces
Min. 1.25/larger unit (75 m2+):
62 X 1.25 = 78 spaces
Total: 82 + 160 = 160 spaces
min. 0.2 spaces/unit for
visitors: 144 X 0.2 = 29 spaces
min. 1 space/40 m2 for
commercial: 775 m2/40 = 20
spaces
Total for visitors and
commercial: 29 +20 = 49
spaces

Requested
MU4
Exceptions
None required
(214 spaces
provided for
residents)

Rationale for
Requested Exceptions

min. 32 spaces
for visitors and
commercial

See Transportation Study
prepared by Nextrans.

N/A

7 Planning Justification
In our opinion, the proposed development is appropriate, in the public interest and represents
good planning for the following principal reasons as discussed this report and outlined below.

7.1 Growth Management and Intensification
The proposed development is consistent with policy directions articulated within the Provincial
Policy Statement, Growth Plan for the Greater Golden Horseshoe and the Town of Oakville
Official Plan with respect to intensification and growth management. These policy documents
provide support for residential intensification, particularly on sites located within the existing
built-up areas where servicing, community infrastructure, transit and retail and service
commercial facilities are all conveniently available.
In addition, the proposed development will contribute to the Town’s achievement of its
population and intensification targets by providing 144 new residential units on an otherwise
underutilized parcel of land. The new units envisaged in the 2009 Bronte Village intensification
study have not yet been realized.

7.2 Land Use
The proposed mix of residential and commercial uses is permitted by the existing Official Plan
and Zoning By-law. The project will achieve residential intensification in conjunction with
street-oriented retail and service commercial uses, consistent with the LOP’s objectives for the
Lakeshore main street corridor.
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7.3 Building Height
The proposed building height is appropriate to this gateway location and is in keeping with the
range of building heights within the existing, adjacent high-rise apartment neighbourhood. The
diagonal placement of the proposed tower will ensure a compatible relationship with the
apartment tower to the south, and is in keeping with the intent of the Town’s guidelines for the
separation between apartment towers. The proposed floorplate size is less than those of the
existing towers in east Bronte, and arises from the building’s distinct profile. In addition, there
is sufficient separation distance from the stable residential area north of Lakeshore Road.
Finally, in our opinion, an acceptable degree of shadow impact will occur, and appropriate
comfort levels are achieved with respect to wind impact.

7.4 Urban Design
As called for in the Town’s Official Plan, the proposed urban design is a highly innovative and
creative one which responds to the need for a strong vertical element in this gateway location
and creates new urban spaces that will delight the users. The proposed Urban Square, which
will have an area of 301 square metres, is located at the corner of Lakeshore Road and East
Street where it will create a focal point for the development. In addition there are several
communal open space areas proposed for the residents.

7.5 Land Assembly
The subject lands comprise two of the three most easterly lots, on the south side of Lakeshore
Road, that were created by the original survey for the village of Bronte. The third lot is
developed for a group home. In our opinion the proposed architectural design demonstrates
the suitability of the two-lot land assembly for the proposed intensity of development. The third
lot is suitable for redevelopment on its own at some future date. Having two separate
development parcels in this location will help perpetuate the fine-grained character typical of
main street corridors.

7.6 Traffic, Parking and Loading
The proposed development has been demonstrated to have an acceptable traffic impact. All
parking will be provided within the building on 4.5 surface/underground levels.
The parking supply for the residents will exceed the Town’s requirements. The parking supply
for visitors and the commercial uses has been combined in a single area, allowing for shared
use and justifying a reduction in the number of spaces required for these uses, as set out in
the Transportation Study prepared by NexTrans Engineering. A loading space for waste
collection and moving vehicles has also been provided within the building.
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8 Conclusion
In our opinion, the proposed redevelopment of the subject property will intensify an underutilized
site in a manner that is compatible with the existing and planned neighbourhood context, and
consistent with the provincial and municipal planning policy framework.
An official plan amendment is required to permit the additional building height proposed for the
subject lands. The Urban Core designation, which has already been used in Bronte Village for
The Shores apartment tower, is the most suitable land use designation for this purpose.
Similarly, a rezoning to Urban Core (MU4) is requested, in line with the Urban Core designation.
This zoning category also has already been used in Bronte Village, for two projects: The Shores
(10-storey tower) and the Bronte Village Mall proposal (10- and 14-storey towers).
The draft official plan and zoning amendments are provided in Appendices 2 and 3 and are
recommended for adoption and enactment.

Appendix 1: Building Heights in Bronte, J.H. Gelbloom Surveying
Ltd.

Appendix 2:

Draft Official Plan Amendment

THE CORPORATION OF THE TOWN OF OAKVILLE
* DRAFT *
BY-LAW NUMBER 2015-___
Official Plan Amendment __
A by-law to adopt an amendment to the Livable
Oakville Plan, Official Plan Amendment Number __
(Bronte Village Growth Area)
WHEREAS the Livable Oakville Plan (2009 Town of Oakville Official Plan), which
applies to the lands south of Dundas Street and the lands north of Highway 407,
was adopted by Council on June 22, 2009, and partially approved with modifications
by the Ontario Municipal Board on May 10, 2011; and,
WHEREAS subsection 21(1) of the Planning Act, R.S.O. 1990, c. P.13, as
amended, states that a council of a municipality that is within a planning area may
initiate an amendment to any official plan that applies to the municipality, and
section 17 applies to any such amendment; and,
WHEREAS it is deemed necessary to pass an amendment to the Livable Oakville
Plan to incorporate certain modifications to the text and schedules pertaining to the
lands at the southeast corner of Lakeshore Road and East Street,
COUNCIL ENACTS AS FOLLOWS:
1.

The attached Amendment Number X to the Livable Oakville Plan is hereby
adopted.

2.

Pursuant to subsection 17(27) of the Planning Act, R.S.O. 1990, c. P.13, as
amended, this Official Plan Amendment comes into effect upon the day after
the last day for filing a notice of appeal, if no appeal is filed pursuant to
subsections 17(24) and (25). Where one or more appeals have been filed
under subsection 17(24) and (25) of the said Act, as amended, this Official
Plan Amendment comes into effect when all such appeals have been
withdrawn or finally disposed of in accordance with the direction of the
Ontario Municipal Board.

3.

In the event that the Regional Municipality of Halton, being the Approval
Authority, declares this Official Plan Amendment to be not exempt, the Clerk
is hereby authorized and directed to make application to the Approval
Authority for approval of the aforementioned Amendment Number 4 to the
Livable Oakville Plan.

PASSED this ___ day of _________, 2015

______________________________
MAYOR

____________________________
CLERK

Official Plan Amendment Number X
to the Town of Oakville’s Livable Oakville Plan

Constitutional Statement
The details of the Amendment, as contained in Part 2 of this text, constitute
Amendment Number ___ to the Livable Oakville Official Plan.
Part 1 – The Preamble
A. Purpose:
The purpose of this amendment is to incorporate certain modifications to the
Livable Oakville Official Plan to facilitate the development of a 20-storey, 144unit residential building with retail/service commercial uses at the grade and
mezzanine levels at 83 East Street and 2266 Lakeshore Rd. West.
B. Location:
The lands are located on the southeast corner of East St. and Lakeshore Rd.
W., within the Bronte Village Growth Area.
C. Basis:
An increase in permitted building height will enable a more efficient use of the
site as encouraged by the Provincial Policy Statement, the Growth Plan, the
Region of Halton Official Plan, and the Livable Oakville Official Plan.
Additional building height is supportable in this location given its location at
the gateway to the Growth Area and its compatibility with the built form
context which includes high-rise buildings in close proximity.
An Official Plan amendment to designate the subject lands from ‘from Main
Street 1 with bonusing provisions to Urban Core will continue to allow a mixed
use building, but will increase the maximum permitted building height from
four to twelve storeys. As per section 12.5.2 in the Livable Oakville Official
Plan, additional building heights may be considered in accordance with the
applicable bonusing policies outlined therein. A site-specific policy will
increase the permitted bonus on the subject lands from two to eight additional
storeys.

Part 2 – The Amendment
The Livable Oakville Official Plan is amended as follows:
Item 1: To amend the land-use designation of the lands located at the
southeast corner of East St. and Lakeshore Rd. W. from Main Street 1 with
bonusing provisions to Urban Core.

Item 2: To add to Section 24.6 Bronte Village Exceptions the following new
policy:
24.6.7: The maximum additional height permitted in accordance with Section
12.5.2(b) is eight storeys, for a total of 20 storeys, on the lands located at the
southeast corner of East St. and Lakeshore Road W. and East Street,
comprising the properties municipally known as 2266 Lakeshore Road West
and 83 East Street.
If an alternative parkland dedication of up to one hectare for each 300
dwelling units is applied to the redevelopment of the subject lands, the cash
payable in lieu thereof will be capped to the value of a reasonable percentage
of the site area. The reasonable percentage will be determined having regard
to best practices and recent cases.

Appendix 3:

Draft Zoning By-law Amendment

THE CORPORATION OF THE TOWN OF OAKVILLE
DRAFT
BY-LAW NUMBER 2015-XX
“Being a By-law to amend Zoning By-law 2014-014”, as amended, to introduce new
zoning for lands within the Bronte Village Growth Area
WHEREAS the Corporation of the Town of Oakville has received an application to
amend Zoning By-law 2014-014, as amended; and,
WHEREAS authority is provided pursuant to Section 34 of the Planning Act, R.S.O
1990, c.P.13 to pass this by-law; and
NOW THEREFORE the Council of the Corporation of the Town of Oakville hereby
enacts that Zoning By-law 2014-014, as amended, be further amended as follows:
1. That Schedule “19(2a)” to By-law 2014-014, as amended, is hereby further
amended by rezoning lands legally described as Lot 67, Part of Lot 68,
Registered Plan M-8, Town of Oakville, Regional Municipality of Halton from
the “H1-Main Street 1” (MU1) Zone to the “H1-Urban Core” (MU4) Zone as
identified on Schedule “19(2a).” Schedule “19(2a)” is attached hereto and
forms part of this By-law.

2. Part 15, Special Provisions, of By-law 2014-014 as amended, is further
amended to include a new special provision as follows:
XXX

83 East Street and 2266 Lakeshore Road West (Lot 67,
Part of Lot 68, Registered Plan M-8

Parent
Zone:
MU4

Map
19(2a)
15.xxx.1 Zone Provisions
a)
Minimum front yard
b)
Minimum flankage yard
c)
Minimum interior side yard for all buildings and structures
less than 8.0 metres in height
d)
Minimum interior side yard for all buildings and structures
exceeding 8.0 metres in height
e)
Minimum average interior side yard for all buildings and
structures exceeding 8.0 metres in height
f)
Minimum rear yard for all buildings and structures up to 8.0
metres in height
g)
Minimum average rear yard for all buildings and structures

0.0 m
0.0 m
0.0 m
3.0 m
14.0 m
0.0 m
30.0 m

exceeding 8.0 metres in height
Maximum number of storeys (upon execution of a bonusing 20
agreement)
Maximum height measured to top of parapet (upon
i)
60.5 m
execution of a bonusing agreement)
Maximum height measured to roof of mechanical
j)
63.5 m
penthouse (upon execution of a bonusing agreement)
Maximum number of dwelling units
k)
144
l)
Maximum gross floor area devoted to permitted non770 m2
residential uses
15.xxx.2 Parking Provisions
a)
Minimum number of parking spaces for permitted non32
residential uses and residential visitors
15.xxx.3 Special Site Provisions
a)
An urban square with a minimum area of 300 m2 will be located at the
southeast corner of Lakeshore Road and East Street.
15.xxx.4 Bonusing Provisions
In order to permit the increased permissions contained in this Special
Provision, zoning compliance shall be dependent upon the registration on title
of an agreement or agreements pursuant to Section 37 of the Planning Act.
The owner of the subject lands shall provide to the satisfaction of the Town the
facilities, services, and matters in the form of one or more of the following:
a)
Streetscape enhancements including an urban square
b)
Enhanced architectural design distinguishing this gateway site
h)

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

This By-law shall come into force and effect in accordance with the provisions of the
Planning Act, R.S.O 1990, C.P.13.

This By-law read a FIRST, SECOND, and a THIRD time and finally PASSED on the
____day of __________________, 2015.

__________________________________
Mayor

__________________________________
Clerk

