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1.0 Introduction

1.1 Background and Purpose

Fotenn Planning + Design has been retained
by Halton Region to assist in obtaining

land use planning approvals to facilitate the
development of assisted rental housing units
for seniors assisted independent living with
community supports as well as three (3) single
detached lots on their lands municipally known
as 1258 Rebecca Street (“the subject site”) in
the Town of Oakville.

To facilitate the development of the subject
site, a zoning by-law amendment and site plan
approval are required. This urban design brief
has been prepared in support of the zoning
by-law amendment and site plan approval and
is in accordance with the Town’s Official Plan
and Urban Design Guidelines and provides

a clear set of sustainable design frameworks
as they pertain to the proposed development
character, architecture, and shared spaces.
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1.2 The Site

The subject site, municipally known as 1258
Rebecca Street, is located on the south side of
Rebecca Street, at the terminus of Warminster
Drive and east of Woodside Drive (See Figure
1). The subject site is an irregular shaped lot
with a total area of 6,596 metres squared
(0.66ha). The subject site is located next to the
Oakville Public Library Woodside Branch and
the new Regional EMS station along Woodside
Drive. The surrounding area consists of single
detached units as well as low-rise housing
communities along Woodside Drive and the
Patricia Picknell elementary school.
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Figure 1: Subject Site
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1.2 The ZBA Application

The site is subject to the RL2 zone in the
Town’s Zoning By-law 2014-014. A zoning
by-law amendment is required to provide for
site specific provisions for the three single
detached lots to address deficiencies in the lot
frontage and area. With regards to the semi-
detached community, the lands are proposed
to be rezoned from RL2 to a site specific

RL5 zone similar to the RL5-164 zoning for
the lands on Woodside Drive. This Urban
Design Brief is in support of the Zoning By-law
Amendment application.
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2.0 Contextual Analysis

2.1 Neighbourhood Context

The subject site is embedded within a range of
residential, institutional and public open space
uses (See Figure 2), directly adjacent to the
site and within a short walking distance. The
surrounding uses include:

North

To the north of the subject site is Rebecca
Street, an arterial which features single-
detached one to two storey dwellings. Oakville
Community Church and Community & Family
Services (Salvation Army), an institutional use,
is located further north on Rebecca Street.
Residential neighbourhoods continue to the
north beyond Rebecca Street and Fourteen
Mile Creek runs across the northern direction.

East

To the east of the subject site is a residential
neighbourhood with single-detached dwelling
units ranging from one to three storeys. Further
to the east, on Rebecca Street, is Thomas A.
Blakelock High School, an institutional use.
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South

To the south of the subject site is the Oakuville
Public Library (Woodside Branch), the new
EMS station along Woodside Drive, and
Patricia-Pickell Elementary School to the
southeast, all institutional uses. Further to
the south is Sedgewick Child Care Centre,
an institutional use, and Sedgewick Forest, a
public open space.

To the southeast is the Woodside Mews, an
adult-lifestyle community and institutional use.
This community consists of 30 bungalow-style
independent living garden homes designed to
blend in with the surrounding community.

West

To the west of the subject site are single
detached one to two storey dwellings

along Rebecca Street and beyond into the
surrounding neighbourhood. Southwest along
Rebecca Street is the South Oakville Centre, a
commercial use, which has a range of services
and amenities and is 600 metres from the
subject site.

Urban Design Brief: 1258 Rebecca Street



Oakville Community
Church (Salvation
Army)

Thomas A.

Blakelock High
Oakville Public School
Library: Woodside Fourteen Mile Creek
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Woodside Mews: Sedgewick Sedgewick
Adult Lifestyle Patricia-Pickell Forest Child Care

oLl Community Elementary School Centre

Oakville
Centre

EMS Station Figure 2: Subject Site within Neighbourhood Context
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2.2 Existing Natural
Features and Vegetation

The subject site is proximate to several natural
features (See Figure 3). Sedgewick Forest is
230 metres to the southeast of the subject site
and Brook Valley Park is 300 metres to the
northwest. Fourteen Mile Creek (8,594.3 acres)
runs through Brook Valley Park and continues
eastward toward Lake Ontario. According to
Conservation Halton Map, the subject site

is 150 metres from the regulation limit of the
Fourteen Mile Creek. The subject site is 438
metres and 510 metres from Spring Garden
Park and Liberty Park, respectively. The
subject site is 684 metres from Lake Ontario.

The subject site and surrounding area has
many mature trees.

" FourteenMile &
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Figure 3: Natural Features near Subject Site
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2.3 Lot Fabric

The subject site is bordered on the north,
east and west by existing neighbourhoods,
in addition to community uses (Patricia-
Picknell Elementary School) and existing
neighbourhoods to the south. The lot fabric
is characterized by a modified grid with a
curvilinear loop pattern of which primarily
allows access via Rebecca Street. The subject
site has a frontage of 72.53 metres along
Rebecca Street, which is a minor arterial of
approximately 26 metres in width, according
to the Livable Oakville Plan. The depth of the
subject site is 97.85 metres along its easterly
boundary, according to measurements on
Google Maps.

2.4 General Street/ Block
Pattern

The curvilinear block pattern characterizes the
surrounding area with adjacent block widths of
238 metres along Rebecca Street, 280 metres
along Woodside Drive, 190 metres along

Sedgewick Crescent and 320 metres along the
irregularly shaped Sandwell Drive, according to

measurements on Google Maps.

March 2022
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2.5 Built Form of Surrounding
Area

The surrounding built form in the Southwest
Oakville Neighbourhood is characterized

by low-scale residential and community

uses. Single-detached one to three storey
dwelling units comprise the neighbourhoods
to the north, east and west with a one-storey
community use and attached residential uses
to the south. Built form in the surrounding area
is typically one to three storeys, as shown in
the following images:
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Figure 4: 1246 Rebecca Street, detached bungalow directly adjacent (northeast) to the subject site. Source: Google
Maps

Figure 5: Woodside Mews Adult Community 100 metres from ubject site. Heights range from one to two storeys. Source: Google Maps
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Flgure 6: Detached ReS|dent|aI Dwelllng Unit at 1248 Rebecca Street (across the street from
subject site). Source: Google Maps

5{5’
Figure 7: One- storey Institutional Use (Salvation Army and Church) at 1225 Rebecca Street (across the street from subject S|te) Source:
Google Maps

Figure 8: Oakville Public Library, Woodside Branch. One-storey Figure 9: EMS Station. One-storey building adjacent to subject site
building directly adjacent to subject site with pedestrian linkages. and south of public library. Source: Fotenn Site Visit
Source: Fotenn Site Visit
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2.6 Views and Vistas

The views and vistas from the site will be
provided via the driveway and walkways
connecting to and from the site. The proposed
development will alter the existing entrance

to align with Warminster Drive. The view
northwest is significant as it offers a long line
of sight, and the line of sight terminates at the
tree line (See Figure 10).

P e R O .

Figure 10: View northwest on Warminstér Drive. Soufcé: Google Maps )
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Internally, an important view
in the proposed development
is from the central courtyard
southwest along the pathway
that will connect residents to
the Oakville Public Library —
Woodside Branch (See Figure
11). The central courtyard will
be where residents both exit
their homes and gather for
social connection and leisure.
Therefore, this sightline along
the proposed pathway will
offer an important view and
will connect the residents with
Woodside Drive.

A key view will be the road
leading into the proposed
development (See Figure

12), which will align with
Warminster Drive to the north.
This view and walkway will
lead residents and visitors
into the development and

will provide a key view to and
from the site.

March 2022

Figure 11: View faing southwest along proposed pathway. Source: Fotenn Site Visit

Figure 12: View southeast along proposed road into site. Source: Fotenn Site Visit

Urban Design Brief: 1258 Rebecca Street
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2.7 Landmarks/ Gateways

The Oakville Public Library, \Woodside
Branch is an important Landmark directly
adjacent to the site. This public library will draw
residents of Oakuville via the multiple forms of
transportation available to the site (vehicle,
cycling and walking, and transit) and will
increase visibility of the subject site.

The Patricia-Picknell Elementary School
directly adjacent to the south of the site is an
important Landmark, as it will bring elementary
school children and their caretakers to the
area close to the subject site. The sidewalks
and multi-use pathway on Rebecca Street

will likely be a form of transportation for those
attending school, directing students right past
the subject site.

The Brook Valley Park and Sedgewick
Forest are key landmarks in close proximity

to the subject site (260 metres to the north
and south, respectively) and will likely serve as
important places of physical activity and leisure
for residents of the proposed development.

March 2022
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2.8 Transportation Networks

The subject site is well served by multiple
modes of transportation. The subject site
fronts onto Rebecca Street, where there is a
sidewalk, multi-use pathway that was being
used by cyclists, and an arterial for vehicles
(See Figure 13). Two bus stops are located
directly in front of the library, just west of the
subject site

at

Figure 13: Sidewa{lk_s, multi-use trail and road in front of subject site. Source: Fotenn Site Visit

March 2022 Urban Design Brief: 1258 Rebecca Street 13



The existing transportation at the subject site
reflects the direction from planning policy.
According to Schedule C of the Official Plan,
Rebecca Street has direct frontage on the site
and is a four-lane arterial that traverses roughly
half of the Town of Oakuville before ceasing at
Reynolds Street (See Figure 14). Warminster
Drive, a local road, comes to a T intersection
with Rebecca Street just southwest of the
subject site. Most of the remaining surrounding
roads are local roads.
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Figure 14: Schedule D, Active Transportation Plan. Source: Livable Oakville Plan
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2.9 Relationships and
Linkages to Public Open
Spaces

The proposed development introduces shared
open spaces and linkages that will connect
the residents with the site, adjacent uses, and
surrounding area.

The proposed development will feature a
central courtyard open space which residents
can use. Linkages extend from this central
courtyard, one such linkage going southwest
along the proposed walkway which connects
to the public library and Woodside Drive. The
proposed road will go northward to Rebecca
Street and connect residents to the public
realm.

March 2022

The road leading northward out of the site
will connect with the existing sidewalk and
multi-use trail which will link residents to the
surrounding neighbourhood.

Beyond the site, Woodside Drive goes
southward and connects to Sedgewick Forest,
a public park. The proposed road on the
subject site will line up with Warminster Drive
which features a sidewalk on the east side

of the road. The sidewalk will link residents
from our site to Brook Valley Park and Spring
Garden Park and Liberty Park. All parks are
within a five to ten minute walk from the
subject site (See Figure 15).

Sedgewick
Forest

Urban Design Brief: 1258 Rebecca Street 15



3.0 Development
Opportunities

Provision of supportive housing

This development proposes a type of
supportive housing that is supported

across the planning policy. Planning policy
outlines that proposed developments are to
accommodate affordable and market-based
range and mix of residential types, including
housing for older persons (PPS, 2020), should
provide a diverse mix of housing options
including housing to accommodate people at
all stages of life (Growth Plan, 2020), should
meet housing needs through the provision of
assisted housing (Halton Region Official Plan
(c. 2018), and to provide housing for a wide
array of socio-economic groups and those
with differing physical needs (Oakville Official
Plan, c. 2021).

Further, this development will provide
autonomous living opportunities for seniors
in the Town of Oakville, will contribute to a
mixed community and is compatible with the
adult-lifestyle community on Woodside Drive
adjacent to the subject site.

March 2022

Co-location with existing services and
infrastructure

There is the opportunity for this development
to be supported by and contribute to existing
services and infrastructure. This development
proposes that the seniors’ housing is co-
located with other community uses, such

as the adjacent library, and is proximate to

the Salvation Army across the street and the
public-school south of the subject site. This
development is proposed in close proximity to
existing infrastructure and amenities, such as
the active transportation path, the bus stops, a
number of nearby parks, and commercial uses
west of the subject site.

Compatibility with existing land uses and
built form

The proposed development will continue with
compatible land uses, built form, and continue
the existing streetwall. Currently there is a trend
of low-scale institutional uses embedded in the
residential neighbourhoods surrounding the
subject site. With the planned three detached
residential lots fronting onto Rebecca Street,
the street wall is anticipated to continue in a
similar fashion as the adjacent residential uses
along Rebecca Street.

Urban Design Brief: 1258 Rebecca Street



4.0 Conformity to Relevant
Policies

4.1 Provincial Policy

The proposed design follows the Provincial
tenets on efficient and resilient development
and land use patterns, intensification, transit-
supportive communities, sustainability, and
affordability.

4.2 Livable Oakuville Plan
and Secondary Plans

The Livable Oakuville Plan (2009, 2021
Consolidation) aims to establish the land

use patterns for the Town of Oakville (The
Town) within the area south of Dundas Street
and north of Highway 407. The Town'’s

vision is to be the “most livable Town in
Canada”. To achieve this, The Town has
established the Livable Oakuville Plan to:
create livable communities; provide a choice
of housing, jobs, and transportation mobility
to its residents; and achieve sustainable
development practices to minimize the Town'’s
overall carbon footprint and preserve natural
heritage features.

The proposed development conforms to

the Livable Oakville Plan as it contributes to
change in a residential area while ensuring the
character of the area is preserved and urban
structure of the Town of Oakuville is upheld.
Specifically, the proposed development
responds to the Official Plan through proposing
a mix of housing types, densities, design

and tenure (11b), a compact urban form and
increased variety of housing alternatives (11c),
and innovative housing types and forms that
ensure accessible and affordable housing
(11d).

March 2022

The proposed development achieves policies
of Chapter 6 of the Oakville Official Plan
through proposing that single-detached lots
front onto Rebecca to frame the street (6.4.2b)
and connect active uses outward to the

public realm, enhancing vibrancy of the street
(6.4.2d). The proposed semi-detached units
incorporate sustainable design elements, such
as passive design, energy efficiency, electric
charging stations, permeable pavers, and
vegetation (6.4.2¢).

Further, the design of the proposed seniors’
housing and amenities creates a sense of
identity and community through the internal
orientation of dwelling units which surround
a central shared courtyard and include
landscaping (6.9.1). The building design and
placement of both the single-detached lots
and the semi-detached units is compatible
with the existing context, as it maintains built
form elements in of the adjacent properties
(6.9.2).

The proposed assisted seniors’ housing

is designed to be fully accessible and
incorporates universal design principles which
ensure barrier-free pedestrian circulation
(6.9.12). The proposed design includes
landscaping elements that enhance the

visual appearance and create an attractive
environment for pedestrian movement
(6.10.1) and the proposal includes pedestrian
circulation routes throughout the site which
connect both internally, to the shared
courtyard, unit entrances, and community
garden, and externally, to the public library,
Woodside Drive, and Rebecca Street (6.11.2).

Urban Design Brief: 1258 Rebecca Street
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Figure 16: Livable by Design Urban Design Manual

Urban Design Direction for Oakuville

Staff update - December 2, 2019

Endorsed by Council on May 12, 2014

@ OAKVILLE

4.3 Livable by Design Manual 431 Urban Design Direction for Oakville

The Livable by Design Manual provides
comprehensive and detailed design direction
for development to ensure designed and built
elements are integrated with their surroundings
and result in projects that not only function, but
are aesthetically pleasing, support community
vitality, and improve the overall livability of
Oakville. This Design manual consists of Part
A, B and C which are described below. The
Livable by Design Manual derives direction
from the Livable Oakville Plan which outlines
Council’s policy direction on urban design.

March 2022

(2014) - Part A

The Urban Design Direction for Oakville
document largely focuses on elements of

the public realm and states that for design
direction related to low-rise, low-density
residential buildings, to refer to Design
Guidelines for Stable Residential Communities.
This review will focus only on the guiding
principles of this document and delve deeper
into the Stable Residential Communities
document.

This document outlines guiding principles
that form the foundation of the urban design
direction of the document. New development
is expected to be designed and executed in
accordance with six guiding design principles
(1.4):

Urban Design Brief: 1258 Rebecca Street



Sense of Identity (“Placemaking”): The
proposed development aligns with the principle
of Placemaking through promoting a design
and use that will connect seniors with an easily
navigated environment (through transit service,
a multi-use pathway, sidewalks, and road
infrastructure), will encourage public interaction
through the proposed shared central
courtyard, community garden and access to
the public library, and will connect a palette

of community amenities, through connecting
seniors housing to a public library, nearby
places of worship and nearby green spaces.

Compatibility: The proposed development
aligns with the principle of Compatibility
through promoting a design that has an
appropriate massing, height, rhythm and
street presence to co-exist with surrounding
establishments. The proposed massing is an
appropriate height and the single-detached
lot areas reserved for future development will
maintain the street presence. Further, the use
and location of the proposed development
will encourage integration and complement
the diversity of existing community functions,
offering small-scale seniors’ housing proximate
to compatible uses, such as a public library
and public parks.

Connectivity: The proposed development
aligns with the principle of Connectivity as it
connects housing for individuals that may face
mobility issues to a range of mobility options,
including public transit, walking, cycling,

and driving. Within the site, connectivity is
encouraged by pedestrian pathways that link
to the surrounding uses and road networks.
Proposed walkways connect to Rebecca
Street, link to the existing pedestrian walkway
in Woodside Library’s parking lot, and link to
Woodside Drive.

March 2022

Sustainability: The proposed development
aligns with the principle of Sustainability
through the proposed design, which includes
energy efficient elements, passive design,
permeable pavers and electric charge stations
on site. Further, the proposed development
encourages a compact development on

a partially street-grid road system which
encourages linkages and walkability, being
served by alternative transportation modes
(sidewalks, multi-use paths) and public transit,
and has a range of uses (library, places of
worship, public parks, and commercial uses) in
proximity which encourages walking.

Legacy: The proposed development aligns
with the principle of Legacy through facilitating
compatibility between old and new elements
and inspires new development to become an
asset to future generations. The proposed
massing, height, and urban design elements
are compatible to the old elements of the
neighbourhood, primarily low-rise residential
and institutional uses. The proposed
development will become an asset to future
generations, as it provides a form of communal
living that is supportive of various stages of
life and is provided at a location that is closely
connected to a range of surrounding uses.

Creativity: The proposed development
aligns with the principle of Creativity through
proposing improved vistas by connecting the
internal road to Warminster Drive, adapting
gathering places by proposing an internal
courtyard and community garden.

Urban Design Brief: 1258 Rebecca Street 19
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4.3.2 Design Guidelines for Stable
Residential Communities (2013) - Part B

The Livable by Design Urban Design Manual:
Design Guidelines for Stable Residential
Communities was endorsed by Planning and
Development Council on April 13, 2013. This
manual serves as a basic framework to guide
design and development within Oakville’s
stable and established neighbourhoods.

This manual outlines Urban Design Guideline
Objectives in regards to Neighbourhood
Context (3.1), Architectural Context (3.2), Site
Context (3.3) and Heritage Resource Context
(3.4).

Neighbourhood Context (3.1)

This section of the report will refer mainly to the
proposed design of the of semi-detached units
on the site. Where applicable, the lots fronting
on Rebecca Street will be discussed, though
as we are not proposing a built form, any
future development on the three lots will need
to have regard for the guidelines.

Neighbourhood Character (3.1.1)

The proposed design maintains the
neighbourhood character through maintaining
the scale and character of the immediate
context of the site and creates compatible
transitions between the new dwelling units and
the existing dwelling units in the surrounding
neighbourhood.

The proposed single-detached units will
continue the street wall, height, and externally-
oriented focus of the adjacent properties.

The semi-detached dwelling units at the
southern portion of the site will accommodate
a gentle transition from the existing single-
detached dwelling units on adjacent properties
through maintaining a similar height. Further,
the proposed semi-detached units are of a

March 2022

similar character to the Woodside Mews Adult
Lifestyle Community adjacent to the library on
Woodside Drive.

Lotting Pattern (3.1.2)

The proposed single-detached dwelling units
continue a similar lotting pattern to adjacent
properties, though include a reduced lot
frontage. The proposed lotting pattern of the
semi-detached units follow the lotting pattern
of the adjacent Woodside Mews Adult Lifestyle
Community in that it groups residents around
common circulation and amenity areas.
Similarly to Woodside Mews, the variation in lot
pattern represents introducing a mix of housing
styles, densities, designs and tenures.

Scale (3.1.3)

The proposed development maintains

an appropriate scale for the surrounding
neighbourhood through not being substantially
larger than the existing dwellings in the
immediate vicinity. The scale of the semi-
detached units follows the scale of the
adjacent Woodside Mews, with bungalow style
semi-detached units.

Rear Yard Privacy (3.1.5)

The proposed semi-detached units are
designed to ensure that the height and
massing of the projection does not cast any
shadows onto the rear yards of adjacent
properties, as the buildings are one storey.
This design does not include any second
storey decks or balconies, reducing concerns
for overlook, and features an at-grade patio
to the rear of the unit. The proposed design
maintains a 3m setback from the property
line and includes landscaping and a 1.8m
wooden fence at the perimeter of the property
to reduce privacy concerns. The site does
not have adjacent residential properties to the
southeast (school yard) or the west (library).

Urban Design Brief: 1258 Rebecca Street



Architectural Context (3.2)

This section outlines that new development
should be designed to address the site

and maintain the patterns found within the
neighbourhood and is encouraged to be
designed to minimize environmental impacts.
This section focuses specifically on:

Massing (3.2.1)

The proposed semi-detached units are
designed to mitigate potential impacts of
overshadowing on adjacent properties by
proposing one-storey buildings and avoiding
a bulky massing close to the shared property
line.

Setbacks (3.2.3)

The proposed single-detached lots, while no
built form is proposed, are oriented towards
the street and will be required to comply with
appropriate zoning standards to ensure the
setbacks are compatible with the existing
pattern of dwelling placement.

The proposed semi-detached units vary from
the existing pattern of surrounding dwellings
to allow for a mix of housing types, densities,
design and tenure. This development is
intentionally oriented inwards to reduce the
impact of varying site design and setbacks
specifically. Despite the variation, every effort
is made in the proposal to maintain existing
natural features and mature trees.

March 2022

Primacy Facade (3.2.4)

The proposed semi-detached units have

a front fagade that is well articulated

through the use of architectural elements

that are compatible with the surrounding
neighbourhood and clearly indicate a sense of
arrival through the primary entrance. Service
elements, such as heating and air conditioning
units, are not proposed at the front of the units
and care will be given to ensure such elements
area effectively screened from the public view.

Architectural Elements and Materials
(3.2.5)

The semi-detached units are proposed to
have patios at the rear of each unit and 1.8m
wooden fences at the property line. The
wooden fences and patios will be compatible
with the design of the building and surrounding
neighbourhood. Each unit will have a privacy
screen in the center of the building to allow for
privacy among residents.

Further, the units have window openings

on the primary fagcade which will add visual
interest and maximize light penetration and
views. The primary facade of the units features
three windows ranging in sizes. All habitable
rooms have access to light. At the sides of
the units which face other buildings, only one
small window is featured which will minimize
overlook conditions onto neighbouring
properties.

The semi-detached units are proposed to use
a combination of horizontal lap siding and
vertical siding, accenting materials which are
compatible with materials found on dwellings
within the neighbourhood and will be easy to
maintain.

Urban Design Brief: 1258 Rebecca Street
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Site Context (3.3):

This section states that the design and
placement of new dwellings and significant
building additions within stable residential
communities should preserve and maintain
the character and the established site
development patterns of nearby properties
and those within the immediate surroundings.
Specific policies relate to:

Landscaping and Tree Preservation (3.3.1):

The proposed development incorporates
landscaping, existing, and proposed trees and
vegetation into the design which will create
pleasant microclimates and support energy
conservation through vegetation shadow.
Where possible, the new development

will make every effort to retain established
landscaping, such as healthy mature trees and
existing topography.

Driveways and Walkways (3.3.2)

The semi-detached units proposed a
driveway for one vehicle in the front yard with
a pedestrian walkway. Permeable paving
materials are proposed through the entirety
of the southern portion of the site, including
the driveways for better stormwater run-off,
for reducing heat build up, and for creating a
pedestrian environment. The proposed design
includes pedestrian connections from the
municipal sidewalk at Rebecca Street which
link to the public library and Woodside Drive,
the central courtyard and community garden,
and the main entrance of each dwelling unit.
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4.3.3 Site Design and Development
Standards for Oakville — Part C

The Site Design and Development Standards
for Oakuville established a benchmark by which
the development proposals will be reviewed in
order to achieve a consistent level of quality-
built environments throughout the Town. The
standards and technical direction contained in
this document are intended to incorporate and
complement the Town of Oakuville’s policies,
engineering standards, by-law requirements,
other guiding documents prescribing design
direction and solutions, as well as regional and
provincial policies, regulations, and guidelines.
The plan and future site plan detailing will have
regard for the site design and development
standards.

4.4 Halton Region Official
Plan

The Halton Official Plan (ROP) provides broad
planning direction on physical development in
Halton Region. The ROP provides a planning
vision that supports the concept of sustainable
development.

The proposed development conforms to
Halton’s Official Plan through proposing safe
and accessible assisted housing (1.1.1).
Further, this proposal achieves a compact

and transit-supportive built form (2.4.5¢)
through smaller unit sizes and access to public
transportation and contextually fits into the
surrounding neighbourhood.

Urban Design Brief: 1258 Rebecca Street



5.0 Proposed Development
Concept

The proposed development concept is based
on the Concept Plan (Fotenn) (See Figure 17),
Landscape Plan (Wilk Landscape Architecture
Ltd.) (See Figure 18), and built form renderings
(MZE Architects) (See Figure 19), as shown

in this brief. Please note that these plans and
renderings are currently in draft form and will
be further confirmed at the Site Plan stage.

This concept is informed by the 2015 Council-
endorsed Land Use Concept, Regional
objectives, relevant policies (Halton Official
Plan, Livable Oakville Plan and Secondary
Plans, and Livable by Design Manual), public
consultation, and best practices.

March 2022

5.1 Concept Overview

The proposed development consists of three
(3) single detached lots fronting onto Rebecca
Street and a block of land to the south which
includes fourteen (14) single storey bungalow
semi-detached units that will serve as an
assisted independent living community with
supports.

The proposed single detached lots fronting
onto Rebecca Street contain frontages of
18.0m and a lot area of approximately 658m?2
to 765m2. Each lot is intended to have
independent access onto Rebecca Street.

The southern block for the assisted
independent living community with supports
will be developed and operated by the Region.
The proposed development contains 14
independent living units in a semi-detached
bungalow built form. The proposed dwellings
are approximately 59m2 (635 ft2) in area

and 7.1m (23ft) and 9.6m (31ft) deep. The
proposed floor plans include a one-bedroom
layout, which will feature universal design
throughout, accessible units, and sustainable
and energy efficient standards designed to
meet CMHC Co-Investment program criteria.

The vision for the independent living units is to
achieve a contemporary community, inspired
by a cottage feel similar to the Rotary Gardens
model on Woodside Drive. Each 1-bedroom
bungalow unit will feature a private driveway,
accommodating 1 parking space per unit. Four
(4) proposed visitor parking spaces will also

be available within the community as a shared
amenity.

Urban Design Brief: 1258 Rebecca Street
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Figure 17: Concept Plan
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5.1.1 Objectives and Principles

The proposed site design is predicated on the
following contextual design objectives and
principles:

Neighbourhood Fit

Transition to Neighbourhood Character:
The proposed zoning and built form (bungalow,
semi-detached) 1maintains the neighbourhood
character through mirroring heights of adjacent
and surrounding properties and proposing

a semi-detached design that echoes some
surrounding developments, such as Woodside
Mews Adult Lifestyle Community, and
contributes to an appropriate mix of housing
types, densities, designs, and tenures.

Co-location with Library: The proposed
development is co-located with the Woodside
Public Library and there is discussion of a
partnership between the Region and the
library for programming and services. There is
support in planning policies for co-location of
uses.

Building on similar developments: The

Woodside Mews, an adult lifestyle community,
is on Woodside Drive adjacent to the library.

March 2022

Accessibility and Circulation

Transit supports: The proposed development
is situated in an area served well by transit,

as two bus stops are located directly in

front of the library adjacent to the proposed
development.

Pedestrian Connections: The proposal
integrates and builds on existing pedestrian
infrastructure on surrounding streets through
the proposed pedestrian 1.8 m walkway into
the site, and the walkways connecting to
Woodside Library and Woodside Avenue.

Placemaking

Build on Existing Public Infrastructure:
The proposed development builds on a public
realm anchor, the Woodside Library. This
contributes to creating a sense of place, social
activity, and social connections.

Continue Existing Street Pattern: The three
single detached units continue the existing
street pattern and thus are a continuation of
the public realm, directing the dwellings to
engage with the street.

Internally-Oriented Sense of Place: The
fourteen semi-detached units, while at the
south of the subject site, contribute a central
shared courtyard, community garden and
greenhouse, and pedestrian connection
network that achieves a sense of place and
connection. The central shared courtyard
space, instead of private backyards, is
essential to promoting social activity and safety
for the residents.

Urban Design Brief: 1258 Rebecca Street
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Landscape Plan (Wilk Landscape Architecture Ltd.)
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Figure 18: Landscape Plan
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5.2 Site Design

5.2.1 Positioning of the Buildings
Single-Detached Lots

The proposed three single-detached lots front
onto Rebecca Street and form a continuous
street pattern with the adjacent residential
units to the east and the west beyond the
public library. Maintaining the street pattern

is a key focus of the proposed development
and orienting the lots externally to engage with
the streetscape and maintain a vibrant public
realm. The three lots contain frontages of 18.0
m and a lot area of approximately 755m2 for
the two west lots and 658m2 for the east lot.

Semi-Detached Units

The block of land to the south includes

a proposal for fourteen (14) single storey
bungalow semi-detached units that will serve
as an assisted independent living community
with supports. The proposed dwellings are
approximately 59m2 in area and 7.1m and
9.5m deep. The proposed dwellings represent
a one-bedroom floor plan which will feature
universal design throughout accessible units,
sustainability and energy efficient standards.

There are 7 buildings, each with two-semi
detached units that are distributed throughout
the southern portion of the site, surrounding
the central courtyard. Building 1 and 2 are
located directly south of the single-detached
lots, with a 3m setback from the lots. Buildings
3 and 4 are location on the eastern edge of
the site, abutting the neighbouring properties
to the east with a 3m setback. Buildings 5,

6 and 7 are located at the south of the site,
abutting the property line of the public school,
with a 3m setback. The distance between all
buildings and the central courtyard is 6m. A
privacy screen is proposed between the units
at the rear of the building. The semi-detached
units features driveways at the front of the

March 2022

buildings, offering 1 parking space per unit
and four additional proposed visitor parking
spaces.

The buildings are positioned to be internally
oriented to contribute to a sense of place

and community and to minimize impact and
opportunities for impact on neighbouring
areas. Of the fourteen semi-detached units
proposed, six back onto the school property
at the south and four back onto the single-
detached vacant lots at the north. Only

four semi-detached units are adjacent to
neighbouring properties to the east. A 1.8m
wooden privacy fence is proposed on for all
semi-detached units (backing onto the single-
detached lots, adjacent properties to the
east, and public school to the south). Further,
vegetation and trees will be included in the
rear yards to mitigate potential overlook into
neighbouring properties and to help blend the
buildings into the fabric of the neighbourhood.

On the concept plan, building 7 is positioned
inversely to building 6 and 5 at the southern
portion of the site to offer architectural diversity
that will change the pattern of driveways and

front doors.

Urban Design Brief: 1258 Rebecca Street
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5.2.2 Vehicular and Pedestrian Access
and Circulation

Vehicular Access

The proposal includes a road into the site

that will align with Warminster Drive on the
opposite side of Rebecca Street. This road

is proposed to lead into the site, beyond

the single-detached lots and lead vehicles

in a loop around the central courtyard. The
proposed road is 6.4m wide and 7.5m wide at
the intersection at Rebecca Street. The road is
located 6m from the library and 5.4m from the
most western single-detached lot.

Pedestrian Access

The proposal includes a connection to the
pedestrian infrastructure along Rebecca Street,
with a 1.8m walkway on the eastern edge of
the proposed road leading into the site. A new
pedestrian pathway is proposed at the south
of the site to connect pedestrians to Woodside
Drive at the southern end of the public library
property. Crosswalks are proposed on the
Landscape Plan with a distinguished paving
material to create a pedestrian-focused
environment and to improve safety, connecting
the central courtyard to the pathway to
Woodside Drive, the walkway leading to
Rebecca Street, and to the community garden
and greenhouse.

March 2022

5.2.3 Streetscape

The proposed development will contribute to
the streetscape along Rebecca Street through
maintaining the street wall through the single-
detached lot pattern, aligning the proposed
road with Warminster Drive, and contributing
pedestrian infrastructure to the street network
to improve pedestrian circulation and

vibrancy in the streetscape. The streetscape
of Woodside Drive will remain relatively
unchanged by the proposed development,
except for the pedestrian pathway that will
connect to the proposed development and will

contribute to pedestrian circulation.

5.2.4 Public Open Spaces

The proposed development is situated in a
fabric of existing public open spaces which

will serve the residents of the development.
Brook Valley Park is a public park located north
and Sedgewick forest is located south of the
subject site, and Spring Garden and Liberty
Park are located east on Rebecca Street, all
within a five- to ten- minute walk along direct
roadways easily accessed from the subject
site.

The Woodside Library is a community anchor
and public open space that will have improved
visibility and traction through the proposed
development, as more community members
may be drawn to the site to visit family
members or friends. The central courtyard and
community garden, though not public, serve
as valuable outdoor space to the residents of

the units.
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5.2.5 Landscaping and Amenity Areas

A Central Courtyard is proposed on the
Concept Plan and is located central to the
semi-detached units and is surrounded by the
proposed road. The courtyard is located 6m
from the semi-detached units and features a
1.8m walkway surrounding the space. The
courtyard is 11.9m in width. The central
courtyard is envisioned to be surrounded by

a permeable paver walkway, a decorative
gazebo in the eastern portion of the courtyard,
a flagpole, an armored stone wall surrounding
unit with public art and a waste receptacle and
community mailbox.

A Community Garden and Greenhouse is
proposed in the Landscape Plan on the
eastern edge of the site to the south of the
most eastern single-detached lot. This is
expected to be used primarily during the day
and is expected to contribute to a sense of
privacy for neighbouring properties during
the evenings. The community garden and
greenhouse is envisioned to include raised
planers for residents use, permeable pavers,
and a crosswalk connecting to the central
courtyard.

The Landscaping Plan provides a vision for
vegetation throughout the site. In this plan,
trees and bushes are envisioned at the majority
of the property’s edge, offering a buffer to the
single-detached lots, adjacent neighbours,
public library, and between semi-detached
buildings. Permeable pavers are proposed
throughout the entirety of the southern portion
of the site to encourage a pedestrian-focused
environment and a variation in the colouring
of the pavers on the pedestrian walkway is
envisioned for safety.

March 2022

5.2.6 Parking, Loading and Service Areas

Parking for vehicles will be provided at a rate
of one parking space per semi-detached unit,
with four additional visitor parking spaces. The
single-detached dwelling lots will have two
parking spaces per unit. No loading spaces
are proposed. Waste collection is proposed
and will be outlined in a detailed turning plan
once waste management collection methods
are confirmed at the site plan stage.

5.2.7 Lighting

The specifics of lighting will be confirmed

at the site plan stage, though the proposed
development has the intent to ensure that
lighting is proposed to balance the needs
for safety and to avoid light pollution. If
appropriate, lighting will be provided for safe
circulation on site through all times of day
though steps will be taken to ensure there is
minimal impact onto adjacent properties.
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5.3 Built Form

5.3.1 Height and Transition

Transition to Adjacent Uses and Built
Form

As part of the Planning Justification Report,
the project team is proposing a change in
zoning from RL2 which permits detached
dwellings to a site specific RL5 zone similar to
the RL5-164 zoning for the lands on Woodside
Drive, with a maximum height of 2 storeys
and 9.0m. While the detached-dwelling lots
are not proposed with a building form, the
proposed development for these lots would
have to comply to any new zoning and height
regulations.

The semi-detached units at the southern
portion of the site will be one-storey
bungalows. This height is consistent with
surrounding properties, which primarily fall in
the one- to two- storey range, including the
one-storey detached unit at 1242 Rebecca
Street adjacent to the property, 270 Sandwell
Drive which is the property that borders to
the east of the site, and the Woodside Mews
to the east of the subject site which features
one- to two-storey units. One storey is also
consistent with the co-located Woodside
Library. One-storey height is consistent with
the surrounding area and not deviating from
the character in the neighbourhood.

Given that the height of the semi-detached
units will be equal to or lesser than
neighbouring properties, privacy concerns,
including shadow-impact and look over, are
reduced.
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Legible Hierarchy

A legible hierarchy of land uses as expressed
through built form is demonstrated through the
site where the proposed housing height and
massing is clearly recognizable as residential
architecture with its play on roof lines and entry
porches in clear juxtaposition to the adjacent
library and EMS institutional architecture.
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5.3.2 Building Types

The neighbourhood is predominantly single
detached units with semi-detached units
scattered throughout the nearby area,
including the adult lifestyle community
Woodside Mews to the west of the subject
site. Introducing the proposed building type
into the neighbourhood contributes to an
appropriate mix of housing types, densities,
designs and tenures as supported in Oakville’s
Official Plan. The small nature of the units
results in a compact and dense built form
suitable for seniors.

5.3.3 Setback

The semi-detached units feature a 3m setback
from the property line which provides some
amenity area which will feature vegetation

and a 1.8m wooden fence to contribute to
privacy. The semi-detached buildings feature
a 2m separation distance between buildings,
which will allow for side access of units for
maintenance and safety. Building 7, the most
western building on the south of the site,
features a 7.7m setback from the property line
to allow for an appropriate setback from the
parking lot.

5.3.4 Building to Street Ratio

The proposed single detached lots, will
continue to define the established street ratio
along Rebecca Street in the same manner

in which existing one to two storey buildings
define the street.
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5.3.5 Facade Treatments, Architectural
Elements and Materials

The proposed units are designed to be
passive, net zero housing. The schematic
designs indicate a combination of horizontal
lap siding and vertical siding, which features
materials that will blend into the surrounding

neighbourhood and be easy to maintain.

5.3.6 Landmark and Gateway Treatment

The proposed development features entry
signage at Rebecca Street that will help with
the transition from the public to the private
realm and indicate to drivers and pedestrians
that it is a private road. The entry signage will
support wayfinding. Specific details regarding
entry signage will be determined through the
site plan stage. Internal to the site, the shared
courtyard will act as a landmark and gathering

place to the residents of the units.

6.0 Sustainability Features

Through the Site Plan process, the proposed
units will be further designed to be passive, net
zero housing expected to meet the CMHC Co-
Investment Funding requirements for energy
efficiency.

The site plan is also exploring electric charging
facilities to be provided on site. The proposed
Landscape Plan includes permeable pavers
throughout the southern portion of the site
which will help manage stormwater runoff.
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Built Form Renderings (MZE Architects)
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Figure 19: Built Form Renderings



