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1.0 Introduction

The purpose of this second Planning
Justification Addendum (referred to as the
“Revised Concept PJA”) is to provide a summary
of the Creditmills Development Group’s Revised
Concept for the lands located at 1295 Sixth
Line, Oakville (the ‘Subject Lands’) that are
currently subject to an application for an Official
Plan Amendment (“OPA”) being processed by
the Town, and to support an added Zoning By-
law Amendment (“ZBA™) now being submitted
at the request of Council and staff.

The Revised Concept is also being submitted
with responses to the previous resubmission
comments.

This Addendum will provide an overview of the
Revised Concept plan and how the revised
development together with the revised OPA and
ZBA conform to the applicable planning and
regulatory framework.

On May 11, 2023, a public information
meeting (‘PIM") was hosted prior to submission
of the Official Plan Amendment (‘OPA)
application. Comments from those who
attended the PIM included question on the
timelines to obtain Town of Oakville approval;
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matters related to waste receptacles and
minimization of odour; direction of dwelling unit
balconies; construction noise minimization; unit
ownership; and building setbacks.

Following the PIM, on October 16, 2023, a
pre-consultation meeting was held with the
Town of Oakville to review a proposed concept
for the redevelopment of the Subject Lands. The
proposed redevelopment at that time included a
six (6) storey apartment building with 70
dwelling units and 80 parking spaces located
both above and below grade. The building
footprint was situated toward the northern lot
line at a greater distance from the existing
apartment building located to the south on Sixth
Line. The Town’s comments at that time were
focused on access and the entrance along Sixth
Line; provision of amenity areas at grade to
connect to indoor amenity rooms; the provision
of adequate landscape setbacks around the
perimeter of the driveway; and, the
achievement of the tree canopy cover target for
the Town.

On May 1, 2024, an application for an OPA was
submitted to the Town to facilitate the
development of a six storey, 70 residential
dwelling unit building with underground parking
for 80 vehicles and 70 bicycle parking spaces. A
mix of bedroom types and sizes were proposed
, from one to three bedroom units. The OPA was
to redesignate the Subject Lands from the Low
Density Residential designation to High Density
Residential designation in the Livable Oakville
Plan. . The Floor Space Index proposed was to
be 1.61.

On June 12, 2024, the Town provided their
comments regarding the submitted OPA
application. The majority of comments



pertained to urban design matters such as:
increasing the width of the proposed landscape
strip; the need to achieve 40% tree canopy
cover town-wide; providing a front facade
entrance for the building; architectural facade
articulation improvements ; addressing shared
outdoor amenity areas at grade or on the
rooftop; the provision of barrier-free walkways;
and, locating transformers/meters and waste
storage facilities in non-prominent areas. Other
comments included, in part, the application of
an appropriate runoff coefficient for stormwater
calculations, and clarifications on bike parking.
In addition to the Town's and agency
comments, several area residents’ comments
were provided that indicated concerns with:
increased traffic congestion; pedestrian safety;
lack of rent control; reduction in green space;
and, over-population of the area with
inadequate community facilities.

On July 8, 2024, a Public Meeting was held. At
the meeting members of the community
reiterated similar comments that had previously
been submitted in writing and related to traffic
congestion, loss of green space and pedestrian
safety. While these matters were discussed,
Town Council also raised several matters that
they wished Town planning staff to address.
These included the definition of a complete
community; how best to implement the
proposed residential intensification; and
intensification outside of the Town’'s Growth
Areas.

On January 14, 2025, a resubmission of the
proposed redevelopment was made to the Town
that addressed the Town'’s, public and Council’s
comments and requests for clarification. The
resubmission included a revised concept site
plan with a revised entrance, amenity areas and
waste plan details; a traffic impact study with
required parking spaces identified; a further
functional servicing report outlining Halton
Region’s wastewater servicing allowable 1&I
rates and fire flow testing; an updated
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stormwater management report identifying
storage sizing and groundwater discharge; and
a revised ESSQ utilizing Halton Region’s updated
form.

On March 7, 2025, the Town provided further
review comments regarding the OPA
resubmission and revised concept. Staff's
comments focused on the tree canopy, surface
parking areas; barrier-free parking; pedestrian
walkways; transformer locations snow storage
areas; and setbacks for the rooftop equipment.
Many of the detailed design comments were
related to matters to be addressed through the
site plan process. The Engineering department
also provided comments related to the Grading,
Drainage and Servicing Plans, as well as the
Stormwater Management Plan that would also
further be addressed at the site plan stage.

A meeting was held with staff to discuss the
comments on March 27, 2025As a result of
that meeting, and in consideration of the overall
design comments as well as the Town Council
and the public comments regarding concerns
with density and height, a Revised Concept was
considered. The intent of the Revised Concept
was to address a number of comments but
specifically to provide for a more appropriate
transition in height and density from the
surrounding area. The Revised Concept and ZBA
now being submitted provide for a townhouse
form of development with reduced height and
density. The ZBA being submitted also
addresses the implementation of the
development by providing for regulations and
provisions to address the number of units,
height, setbacks and parking.

The surrounding area, community,
transportation and housing context, as
described in the original PJR remains relevant
and there have been no physical changes to the
area with the exception of some additional
neighbouring development applications. An
additional Official Plan and Zoning By-law



Amendment application was submitted in 2023
for lands between 1020 and 1042 Sixth Line that
proposed  fifty-seven  (57)  three-storey
townhouse units contained within eight blocks
with 152 parking spaces. Another application for
2136 and 2148 Trafalgar Road, submitted in the
summer of 2024, is for a Draft Plan of
Condominium under an approved site plan, is
currently under construction and is providing
fifty-eight  (58)  four-storey  townhouse
dwellings.
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2.0 Revised Concept Plan

The Revised Proposal provides for 30 townhouse
units within three (3) blocks, consisting of ten
(10) units in each block. The townhouse blocks
are (4) storeys in height. The two central blocks
are separated by a 2.4 metre open space area.
Each townhouse dwelling unit will have a width
of between 6.8 m and 7.0 metres, with the
exception of the ground floor entrance which
will range between 3.25 and 3.6 m. Each unit
will have a depth of between 15.9 m and 15.10
metres. The units will range in area from 157 m?
to 180 m? for an average size of 168 m?. Each
unit contains an open concept living and dining
room on the second floor, with two bedrooms
on the third floor and a master bedroom on the
fourth floor. Balconies are found on the second
and fourth storeys of each unit.

Each unit has a front entrance facing towards
the open space to the north and east which are
accessed from a 1.5 m wide paver walkway
surrounding the development. The end unit
facing Sixth Line has an enhanced elevation with
an entrance door facing Sixth Line. Each unit
also has an at grade private garage with
vehicular access from the central drive aisle that
connects to Sixth Line. A vertical firewall
separates the dwelling units within each
townhouse block above the first floor (e.g.
garage and entryway). The units are then
divided by vertical walls that create a front
facing and rear facing unit on second to fourth
floors and balcony areas to provide additional
private amenity space.

A copy of the floor plans and elevations are
attached to this Addendum as Appendix A.

Two parking spaces will be provided for each
unit, one within the enclosed garage, but also
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within a covered, driveway area beneath the
second floor dwelling unit. The access driveway
to the site is 6.0 metres in width. Five visitor
parking spaces are provided, including one Type
A accessible parking space, within the
southeastern side yard that are accessible via
the drive aisle.

Waste receptacles will be contained within each
unit's private garage area. Waste servicing is to
be through a private service.

The tenure of the proposed townhouse
development will be a common element
condominium. A Draft Plan of Condominium will
be provided at a later stage.

In comparison to the original OPA submission
the following chart identifies the main revisions
that are proposed with the Revised Concept:



Table 1: Revised Concept Chart
Comparison Chart: OPA Concept Plan vs Revised OPA/ZBA Concept Plan

Previous OPA application | Revised OPA/ZBA application

Building type Apartment Townhouse

Building Height, min. 6 storeys 4 storeys

Number of dwelling units 70 30

Density 184.2 uph 78.9 uph

FSI 1.61 1.48

Lot Coverage 30.7% 41.6%

Landscape Area 28% 33%

Parking area Underground At grade and within garages

Parking Spaces 70 65 (2 per unit and 5 visitor
spaces)

Bicycle Spaces -- 6

The Revised Concept addresses a number of
comments related to height and density and
allows for a greater amenity area for each unit.
The reduced height and townhouse form
reflects a transition between the existing 7
storey apartment and the surrounding
townhomes and semi-detached dwellings.

The proposed density is slightly greater than the
current Medium Density designation which has
a maximum density of 50 units per hectare. The
proposed OPA has been revised, a copy of which
is attached as Appendix B, to redesignate the
Subject Lands from Low Density Residential to
High Density Residential with the new ZBA being
provided to implement the proposed number of
units, density and height as well as setbacks and
parking provisions to further regulate and
implement the development.
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The Proposed ZBA seeks to implement the
Revised Concept by rezoning the Subject Lands
from Residential Low Density RL3-0 to
Residential Medium Density 1 (RM1) with a
special exception and Holding Provision.

Given the unique nature of the townhouse form
being proposed, the ZBA includes the
permission for the proposed form as a hybrid of
a standard townhouse form with a back-to-back
condition for the second to fourth floors. The
ZBA also includes holding provisions to ensure
appropriate conditions are met prior to
development related to the Phase ESA. A copy
of the proposed ZBA is attached as Appendix
C.



3.0 Technical Updates

A number of addendum technical reports are
being submitted with the Revised Concept,
Revised OPA and new ZBA. All of these technical
updates address the last set of comments
received by Town staff and support the Revised
Concept and proposed ZBA.

The majority of the original technical support
studies continue to support the proposed
development as it now reflects a lower capacity
requirement in relation to both servicing and
traffic. The following updated plans and reports
are being submitted with the Revised Concept
and ZBA and specifically reference the Revised
Concept and any impacts or changes related to
the technical matters being addressed:

¢ Updated Concept Site Plan and
Elevations

¢ Infrastructure Servicing Update

e Traffic Impact Study Addendum

e Tree Preservation Plan

A revised Urban Design Brief will be submitted
separately to assess the proposed townhouse
development against the Town's Design
Guidelines for Stable Residential Communities.
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4.0 Updated Policy
Assessment for the
Revised Concept, Revised

OPA and ZBA

The original PJR was submitted with the OPA
application on May 1, 2024. On January 14,
2025, a Planning Justification Addendum was
submitted with the OPA resubmission package
and provided an assessment of the new
Provincial Planning Statement 2024 (‘PPS’).

Much of the original PJR and Addendum
submitted in January of 2025 remains relevant
in relation to supporting intensification of the
Subject Lands. Based on the Revised Concept
for 30 four storey townhomes, the Revised OPA
and the new ZBA, the following is an updated
policy assessment summary in support of the
applications.

Section 2 of the Planning Act sets out the
matters of provincial interest which the
Minister, the council of a municipality, a local
board, a planning board, and the Tribunal
shall have regards to when carrying out their
responsibilities under the Act. The following
matters of provincial interest are of
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relevance and applicable to the analysis of
the application and development proposal:

e The adequate provision and efficient
use of communication,
transportation, sewage and water
services and waste management
systems;

e The orderly development of safe and
healthy communities;

e The accessibility for persons with
disabilities to all facilities, services
and matters to which this Act applies,

e The protection of the financial and
economic well-being of the Province
and its municipalities;

e The protection of public health and
safety;

e The appropriate location of growth
and development;

o The supply, efficient use and
conservation of energy and water;

e The promotion of development that is
designed to be sustainable, to
support public transit and to be
oriented to pedestrians;



e The promotion of built form that,
1)  is well designed;
2)  encourages a sense of place;
3)  provides for public spaces that
are of high quality, safe,
accessible,  attractive  and
vibrant,; and,
e The mitigation of greenhouse gas
emissions and adaptation to a
changing climate.

The Revised Concept for the 30 unit
townhome development, proposed OPA and
ZBA has regard to the applicable matters of
Provincial Interest. The proposal seeks to
implement Provincial policy by providing for
an appropriate level of intensification on an
underutilized site, in an appropriate location
within the Town. The proposed developed
provides an opportunity for residential infill
within the Town of Oakville and Region of
Halton, addressing the much needed
housing demand. The proposal embodies a
high  quality design  with  careful
consideration given to the site’s locational
context. The proposal provides for a
compatible use and built form that will be
well integrated into the community through
thoughtful building siting, massing and
architectural design.

The proposed development has been
designed in a manner that incorporates
guality materials, sustainable practices with
adequate landscape buffers and plantings,
while ensuring accessibility for all and
promotes active forms of transportation.
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The proposal embodies a well designed
development.

The Revised Concept, OPA and ZBA
have regard for matters of Provincial
interest under the Planning Act.

The Province describes the PPS 2024 as a
planning tool that municipalities need in
order to build more homes while also
enabling the municipality to support
development and increase housing supply.
The vision for Ontario is to:

e /ncrease the supply and mix of
housing options, and to

e provide a sufficient supply with the
necessary mix of housing options
to support a diverse and growing
population and workforce, now and
for many years to come.

In assessing the Revised Concept for the
Subject Lands, this Addendum further
identifies how the Revised Concept, OPA
and ZBA is consistent with the new PPS
2024 policies.

Section 2 of the new PPS sets out a number
of policies with respect to Building Homes,
Sustaining  Strong and  Competitive
Communities as follows:

2.1 Planning for People and Homes



2.1.4 To provide for an appropriate
range and mix of housing
options and densities required to
meet projected requirements of
current and future residents of
the regional market area,
planning authorities shall:

a) maintain at all times the
ability to accommodate
residential growth for a
minimum  of 15 years
through lands which are
designated and avallable for
residential development.

2.1.6 Planning  authorities  should
support the achievement of
complete communities by:

a) accommodating an
appropriate range and mix
of land wuses, housing
options, transportation
options with multimodal
access, employment, public
service facilities and other
institutional uses
recreation, parks and open
space, and other uses to
meet long-term needs;

The Revised Concept supports the
Province’s policy of providing housing
options, with a proposed density that
will meet projected growth
requirements. The proposed
amendment adds a housing option to
diversify housing and meet the needs
of future residents in an existing
neighbourhood that is well serviced by
employment, schools, parks and
facilities.
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Section 2 of the PPS sets out additional
policies related to housing as follows:

2.2 Housing

2.2.1 Planning  authorities  shall
provide for an appropriate range
and mix of housing options and
densities to meet projected
needs of current and future
residents of the regional market
area by:

b) permitting and facilitating:

1. al housing options
required to meet the
social, health, economic
and wellbeing
requirements of current
and  future  residents,
including additional needs
housing and needs arising
from demographic
changes and employment
opportunities,; and

2. all types of residential

Intensification,  including
the development and
redevelopment of

underutilized commercial
and institutional sites (e.g.,
shopping malls and plazas)
for residential use,
development and
introduction of  new
housing options  within
previously developed
areas, and redevelopment,
which results in a net
increase in residential units
in accordance with policy
2.3.1.3;
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c) promoting densities for

new housing which
efficiently  use land,
resources, infrastructure

and public service facilities,
and support the use of
active transportation, and

d) requiring transit-
supportive  development
and prioritizing
intensification,  including
potential air rights

development, in proximity
to transit, including
corridors and stations.

The OPA and ZBA introduces a housing
type and building that is contextually
appropriate and compatible within an
existing residential area. The proposed
development efficiently uses an
existing residential lot serviced by
existing infrastructure, public service
facilities and active transportation.

The Subject Lands are located within the
Town’s Settlement Area and the built up
area.

2.3.1 General Policies for Settlement
Areas
2.3.1.2 Land use patterns within

settlement areas should
be based on densities and
a mix of land uses which:

a) efficiently use land
and resources;
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b) optimize existing and
planned infrastructure

and  public service
facilities,

c) support active
transportation;

d) are transit-supportive,
as appropriate.

2.3.1.3 Planning  authorities
shall support general
intensification and
redevelopment to support
the achievement  of
complete  communities,
including by planning for a
range and mix of housing
options and prioritizing
planning and investment
n the necessary
infrastructure and public
service facilities.

2.3.1.4 Planning authorities shall
establish and implement
minimum __targets  for
Intensification and
redevelopment within
built-up areas, based on
local conditions.

The Revised Concept, OPA and ZBA
provides for intensification within the
residential neighbourhood area of the
Town which is located within the
Settlement Area. While not located in
a Strategic Growth Area, the Subject
Lands reflect a site with an
opportunity to provide for modest and
compatible intensification within an



existing area which maintains the
existing lot patterns within the
established neighbourhood and
introduces a density that more
efficiently utilizes settlement area
lands. By intensifying an existing,
atypically large, single family lot, the
OPA and ZBA will support the
development of a residential housing
option that optimizes existing
infrastructure and public service
facilities and supports transit. The
amendment supports redevelopment
that achieves the intent of complete
communities to provide a mix of
housing options in areas served by
existing infrastructure and facilities.

2.9 Energy Conservation, Air Quality
and Climate Change

2.9.1 Planning authorities shall plan to
readuce greenhouse gas
emissions and prepare for the
impacts of a changing climate
through approaches that:

a) Ssupport the achievement of
compact, transit-supportive,
and complete communities.

As noted above, while the
amendments are not proposing lot
pattern changes, they represent the
achievement of a compact townhouse
form within an existing community.

6.1 General Policies for
Implementation and Interpretation
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6.1.12 Density  targets  represent
minimum standards and
planning authorities are

encouraged to go beyond these
minimum targets, where
appropriate, except where doing
so would confiict with any policy
of the Provincial Planning
Statement or any  other
provincial plan.

The OPA and ZBA will increase the
density of an existing lot within an
existing residential area. This density
increase supports the PPS 2024
policies and vision to increase the
supply and mix of housing options in
support of a growing population and
workforce, through a compatible and
appropriate design.

8. Definitions

Compact built form: means a
land  use  pattern that
encourages the efficient use of
land, walkable neighbourhoods,
mixed land uses (residential,
retarl, workplace, and
institutional) all within one
neighbourhood, proximity to
transit and reduced need for
infrastructure. Compact built
form can include detached and
semi-detached houses on small
lots as well as townhouses,
aduplexes, triplexes and walk-up
apartments, multi-storey
commercial developments, and
apartments or offices above



retail. Walkable neighbourhoods
can be characterized by roads
laid out in a well-connected
network, destinations that are
easily accessible by transit and
active transportation, sidewalks
with minimal interruptions for
vehicle access, and a
pedestrian-friendly environment
along roads.

Complete communities:
means places such as mixed-use
neighbourhoods or other areas
within  cities, towns, and
settlement areas that offer and
support opportunities for
equitable access to many
necessities for daily living for
people of all ages and abilities,
including an appropriate mix of
Jobs, a full range of housing,
transportation options, public
service facilities, local stores and
services. Complete communities
are Inclusive and may take
different shapes and forms
appropriate to their contexts to
meet the diverse needs of their
populations.

The Revised Concept, OPA and ZBA will
efficiently utilize land through a future
development within an established
grid patterned, walkable
neighbourhood. The townhouse
development supports development
on a lot that is adjacent to transit and
serviced by existing water and
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wastewater infrastructure. The
proposed lot is accessible by transit
and public sidewalks, as well as
informal pathways through the
abutting school site with minimal
interruptions for vehicle access.

The Subject Lands are located within
an existing neighbourhood that offers
equitable access to many necessities
for daily living, including jobs,
transportation options, public service
facilities, local stores and services. The
proposed amendment will add to the
range of housing options that
currently exist offering more housing
options for a wider range of
demographics and lifestyle needs.
Adding a compact townhouse form will
support a more inclusive complete
community by supplying housing that
supports the needs of a diverse
population.

The Region of Halton Regional Official Plan
(ROP) as approved under Bill 162 by the
Minister of Municipal Affairs and Housing is
now under the authority of the Town of
Oakville as part of its Local Plan.



The Subject Lands are designated as Urban
Area in the Halton Region Official Map 1 —
Regional Structure.

Section 72 of the ROP sets out a number
of objectives for the Urban Area and the
Regional Structure. The goal of the Urban
Area and Regional Urban Structure is to
manage growth in a manner that fosters
complete communities, enhances mobility
across Halton, addresses climate change,
and improves housing affordability,
sustainability and economic prosperity.
Section 72.1 identifies the objectives of
the Urban Area, such as (9) to facilitate and
promote intensification and increased
densities.

Section 84, Housing, contains policies that
state the goal for housing to supply an
adequate mix and variety of housing to
satisfy differing physical, social and
economic needs. Policies also address the
need to make more efficient use of existing
development lands to increase the supply of
housing while maintaining the physical
character of the existing neighbourhoods.

Section 172, Transportation, provides
policies to ensure development is designed
to support active transportation and public
transit while promoting land use patterns
and densities that can be easily served by
public transit and active transportation.

Part 1V, Healthy Communities, provides
policies on healthy communities with a goal
to achieve high-quality environment for
future generations that will sustain life,
maintain health and improve the quality of
living (Policy 140). All development
proponents will have regard for Healthy
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Communities Guidelines in considering and
providing physical design features that
promote safety and security (Policy
156(1)).

The Revised Concept, OPA and ZBA
contribute to the Region’s growth targets
and contribute to the provision of new
housing stock in the form of townhouse
units within the built up area of the Town
through intensification. This form of
development conforms to the policy
direction of the Regional Official Plan related
to housing supply. The Revised Concept
provides an urban built form that will
optimize the use of the land through a 30,
four storey townhomes. The proposal
provides 3 bedroom units of modest unit
sizes to diversify housing options for
residents and young families.

The proposed development is located
adjacent to a bus stop along Sixth Line
which access routes 13 and 71, which will
encourage residents to take advantage of
the existing public transit.

The proposed Revised Concept, OPA
and ZBA are in conformity with the
policies of the ROP.



The current urban structure of the LOP
identifies the Subject Lands as being
‘Residential Area’ on Schedule A1 — Urban
Structure. The Subject Lands are within the
built boundary and are designated ‘Low
Density Residential’ on Schedule | -
Central Land Use. The Low Density
Residential land use designation permits a
range of low density housing types including
detached dwellings, semi-detached
dwellings and duplexes (Policy 11.2.1). A
density of up to 29 dwelling units per site
hectare may be permitted in areas
designated Residential Low Density (Policy
11.2.2).

Section 2 of the LOP sets out the policy
framework and provides a mission
statement and guiding principles for the
growth and development of the Town over
the lifecycle of the plan. The overall mission
of the LOP is to enhance the Town’s natural,
cultural, social and economic environments
by ensuring that environmental
sustainability, cultural vibrancy, economic
prosperity and social well-being are
incorporated into growth and development
decisions. Guiding principles of the LOP are
aimed at preserving and creating a healthy
community, providing choice throughout the
Town and achieving sustainability.

Section 4.3 states that lands located
outside of Designated Growth Areas are
predominantly stable residential
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communities and are not intended to see
significant change. However, this policy also
recognizes that while the Plan encourages
intensification generally throughout the built
up area, some growth and change may
occur in stable residential communities
outside of Growth Areas, provided that the
character of the areas is preserved and the
overall urban structure of the Town is
upheld.

Section 6 of the LOP focuses on urban
design as an integral part of the planning
process, enabling the creation of
stimulating, vibrant, and livable places. It is
a key component in creating a definable
sense of identity. Sub-section 6.9
provides policies on Built Form; Sub-
section 6.10 provides landscaping policies;
Sub-section 6.11 provides pedestrian
access and circulation policies; Sub-
section 6.12 provides vehicular access and
circulation policies; Sub-section 6.13
provides parking policies. An updated Urban
Design Brief has been submitted to assess
these policies as well as the relevant urban
design guidelines in the Livable by Design
Manual.

Section 8 of the LOP focuses on
Transportation policies. The transportation
network consists of the existing and
proposed road network for use by
automobiles, buses, pedestrians, cyclists
and trucks, as well as rail facilities and off-
road pedestrian and cycling facilities. Sub-
section 8.10 includes active transportation
policies. The updated Traffic Impact Study
supports the Revised Concept.



Section 11 includes general and more
detailed policies intended to apply to all
Residential Areas. These policies generally
provide direction on affordable housing,
urban design, intensification, and land use
compatibility. The lands identified as
Residential Areas on Schedule A, Urban
Structure, represent the areas that provide
for stable residential communities. The
majority of intensification and development
within the Town is to occur within the
Growth Areas as described in Part E of the
LOP. Intensification outside of the Growth
Areas within the stable residential
communities will be subject to policies that
are intended to maintain and protect the
existing character of those communities.

Section 11.1.8 sets out where
opportunities for intensification within stable
residential communities should be provided.
The policies identify that on lands
designated High Density Residential, there
may be underutilized lands on which
additional development may be appropriate.
Intensification on these lands may occur
within the existing density permissions for
the lands and may be considered subject to
the requirements of section 11.1.9.

Specifically, policy 11.1.9 states that
development within stable residential
communities is to be evaluated based on several
criteria with the intent of maintaining and
protecting  the  existing  neighbourhood
character. The Revised Concept, and the OPA
and ZBA to facilitate the revised townhouse
development, continue to maintain and protect
the existing neighbourhood character as
reflected in the surrounding context of the
neighbourhood.
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The following provides an assessment of the
Revised Concept, OPA and ZBA against the
criteria of 11.1.9:

a) The built form of development, including
scale,  height, massing,  architectural
character and materials, is to be compatible
with the surrounding neighbourhood.

e The proposed development
incorporates a four-storey townhouse
development along Sixth Line, adjacent
to an existing seven storey apartment
building to the immediate southeast of
the Subject Lands, that is designated as
High Density Residential and zoned
Residential High (RH). In this context,
the proposed height is compatible and
provides a logical extension of the
existing High Density designation and
will provide a compatible built form,
height and density along Sixth Line.

e In terms of scale and massing, the
proposed development has been
strategically sited on the Subject Lands
to ensure that the extent of the built
form and massing is located in close
proximity to the northwest side yard lot
line that abuts the Community Use (CU)
zoned lands. This placement provides
an enhanced separation from the
townhouse blocks to the existing
residential units to the southeast
fronting Redbank Crescent.

¢ Due to the unique narrow shape of the
Subject Lands, the townhouse
development has been designed to be
aligned in an east-west direction in
order to maximize greater setbacks to
the surrounding existing residential
units. The reduced building heights for
the townhomes ensure there are no
shadow impacts to the semi-detached



houses to the southeast fronting
Redbank Crescent.

e In terms of the architectural character
and materials, the proposed
development will implement a high-
quality built form with a variety of
materials. The adjacent building to the
south is constructed fully of brick
veneer while the one storey semi-
detached houses located to the
southeast mainly utilize brick in their
facades.

e The architectural character of the
townhouse blocks will have facade
materials that both complement and
elevate the character of the local
neighbourhood. The exterior fagade of
each townhouse block will provide a
combination of brick or stone and
prefinished wood siding, with asphalt
shingle roof. The mix of materials
proposed will be in accordance with the
Town of Oakville’s Urban Design
Guidelines and compatible with the
surrounding neighbourhood.

b) Development should be compatible with the
setbacks, orientation and separation
distances within the  surrounding
neighbourhood.

e The proposed townhouse development
seeks to intensify a large narrow and
deep lot. The Subject Lands are
situated within an area that contains an
apartment building to the south, school
lands to the north, and low density
residential to the southeast, indicating
that the immediate context is
inconsistent in terms of setbacks,
orientation and separation distances.

e The neighbouring apartment building to
the southeast is located on a large 1.09
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hectare area lot. This apartment
building is setback from all property
lines to allow for significant at-grade
parking including drive aisles and a
drop-off area. The building is setback
approximately 11.6 metres from Sixth
Line, 10.6 metres from the south lot
line, 45.6 metres from the north lot line
and 33.9 metres from the east/rear lot
line. The majority of the parking on this
adjacent site is located in the side yard
to the north of the building (adjacent to
the semi-detached dwellings fronting
Redbank Crescent) and in the rear yard
which fronts onto Redbank Crescent.
The commercial convenience store and
houses to the northwest of the Subject
Lands are setback 7.5 metres from
Sixth Line. On the west side of Sixth
Line, homes are oriented towards Sixth
Line and setback 10 metres on average.
The proposed townhouse development
will be setback 6.0 metres from the
front lot line along Sixth Line. The front
yard and side yard setbacks and
orientation of the proposed buildings
provide for adequate setbacks and
transition to the surrounding area while
addressing the Sixth Line frontage as
the front entrance for the building.

There are four semi-detached dwelling
units that share their rear lot lines with
the side yard lot line of the Subject
Lands and are located to the southeast
of the site and have frontages along
Redbank Crescent. These dwellings are
all 1 to 1.5 storeys and have been
designed with standard setbacks for
semi-detached dwellings, with front and
rear yards ranging in length from 8.27
m to 10.8 m and 14.22 m to 18.10 m,
respectively.



e One block of the proposed townhouse
development is set back 3.0 metres
from the rear lot line, while the other
two blocks are setback 1.5 metres from
the northern side yard lot line in order
to provide appropriate separation
distances to the existing dwellings
fronting Redbank Crescent. The rear
townhouse block’s southern facade will
face the rear lot lines of the semi-
detached dwellings at 1270 and 1272
Redbank Cresent. The five visitor
parking spaces located within the
southern yard area will be appropriately
buffered through the preservation of
the existing trees and additional new
plantings.

¢) Where a development represents a

transition between different land use

designations or housing forms, a gradation

in building height shall be used to achieve a

transition in  height from adjacent

development.

e The proposed development has
incorporated appropriate setbacks in
order to achieve an appropriate
transition in height from the adjacent 7-
storey apartment building and to the
neighbouring low density residential
dwellings. Two of the proposed
townhouse blocks are placed adjacent
to the northerly lot line which results in
a significant setback from the existing
apartment building, while the nearest
corner of the townhouse building
located to the rear of the Subject Lands
will be setback at a 3.75 m minimum
from the southerly side lot line that is
the rear lot line of 1270 Redbank
Cresent. This side yard will be fenced
and landscaped.

e These building setbacks from existing,
nearby buildings provide an appropriate
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transition to the adjacent low density
residential to the southeast.

e The proposal has also been designed to
incorporate a front yard setback from
Sixth Line, where nearby low density
residential units also front onto the
public road. A 6.0 metre setback is
incorporated to the first townhouse
block which will be designed such that
one end unit will face Sixth Line.

d) Where applicable, the proposed Ilotting

pattern of development shall be compatible
with the predominant lotting pattern of the
surrounding neighbourhood.

e The surrounding lot pattern is varied
and includes the large school lot and
the existing apartment lot to the south.
No new lots are proposed as part of the
development as the intent is to develop
the existing 0.38 ha lot with the
proposed 4 storey townhouse blocks.

e) Roads and/or municipal infrastructure shall

be adequate to provide water and
wastewater service, waste management
services and fire protection.

e The supporting TIS and FSR
demonstrate that the existing road
network and municipal servicing
infrastructure is adequate to service the
Revised Concept.

) Surface parking shall be minimized on the

site.

e Parking for the townhouse development
will be provided within each unit, with 5
visitor parking spaces located along the
side yard of the lot. These visitor
parking spaces will be appropriately
screened from the public street and
adjacent lots.



g) A proposal to extend the public street
network  should  ensure  appropriate
connectivity,  traffic  circulation  and
extension of the street grid network
designed for pedestrian and cyclist access.

e Private vehicular access will be provided
from the public street into the site
through a condominium road (6 m in
width) with driveways providing access
to each townhouse unit’s private garage
space as well as to the surface visitor
parking spaces.

h) Impacts on the adjacent properties shall
be minimized in relation to grading,
drainage, location of service areas, access
and circulation, privacy, and microclimatic
conditions such as shadowing.

e The revised SWM Report, continues to
indicate that the proposed grading will
maintain the existing drainage patterns
for the site, while meeting Town of
Oakville criteria and ensuring
emergency major overland flow is
directed west towards Sixth Line and
not to the neighbouring property to the
north or south.

e Overall, the grading design for the site
is to be completed in concert with the
proposed SWM strategy for the site
which includes: a network of high and
low points; an underground SWM
interlocking block holding area under
the visitor parking space; and inlets
designed to capture the attenuate all
storm events up to and including the
100-year storm event and control to
the 5-year pre-development levels.

e The site access and circulation have
been designed along the southern limit
of the site and are proposed to be
properly screened from the existing
residential to the southeast.

20 MHBC | PLANNING JUSTIFICATION REPORT

e In terms of microclimatic conditions
such as shadowing, the previously
submitted shadow impact study
demonstrates that there are minimal
impacts to the surrounding area and
the requirements of the Town’s sun
shadow requirements are met. The
southern fagade of the townhouse block
located by the rear lot line separated
from the nearest residential dwelling on
Redbank Crescent by an existing 1.5
storey accessory building and at
distance of approximately 18 metres.

f) Development should maintain access to
amenities including neighbourhood
commercial facilities, community facilities
including schools, parks and community
centres, and existing and/or future public
transit services.

The proposed development’s location is

serviced through existing public

facilities, transit services and

commercial uses.

k) The  transportation  system  should
adequately accommodate anticipated traffic
volumes.

e The proposed development is not
anticipated to have a significant impact
on the surrounding network as
confirmed through the updated TIS
Brief.

/) Ulilities shall be adequate to provide an
appropriate level of service for new and
existing residents.

e The FSR and revised FSR indicate that
required utilities are located within the
Sixth Line right-of-way adjacent to the
site.

The proposed townhouse development is of an
appropriate  scale, height massing and
architectural character and designed to



appropriately transition to and integrate with the
surrounding areas, lot patterns and built forms.
The development incorporates appropriate
setbacks and transitions in height to the
surrounding area. The proposed townhouse
development is supported by existing
infrastructure and has minimal surface parking
and has adequately addressed access and traffic
impacts. Impacts to adjacent properties have
also been fully addressed through supporting
reports.

In accordance with the Town of Oakville’'s
Zoning By-law 2014-014, the Subject Lands are
zoned Residential Low (RL3-0).

The ZBA submission represents a new
application that is made in support of the
Revised Concept and OPA submission. The ZBA
requests the rezoning of the Subject Lands from
the Residential Low (RL3-0) zone to a site-
specific Residential Medium (RM1-xx) zone with
a holding provision to permit the townhouse
development.

The following chart provides a comparison of
the proposed Townhouse development against
the RM1 Zone regulations:
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Table 2: Zoning By-law Assessment
Residential Medium (RM1) Zone: Townhouse Dwellings

Review of RM3 Provisions to Proposed Development Standards

RM1 RM1 Proposed Compliance

Provisions Regulations Development

Minimum lot area 135 m?/unit 125 m?/unit No. Requires

4,050 m? 3,798.1 m? reduction of 10

m?/unit

Minimum lot frontage 30.5m 36.88 m yes

Minimum front yard 4.5 m 6.0 m Yes

Minimum interior side yard (southeast) 1.2m 3.7m Yes

Minimum interior side yard (northwest) 1.2m 1.2m Yes

Minimum separation distance between 24m 24 m Yes

buildings containing dwelling units

Minimum rear yard 6.0 m 3.0m No. requires 3 m
reduction

Maximum number of storeys 3 4 No. Requires
increase of 1 storey

Maximum height 12.0m 16 m No. requires
increase of 4 m

Minimum landscaping coverage 10% 33% Yes

Balconies, maximum encroachment

e into a minimum yard n/a
e beyond the main wall 15m

Garbage Containers, to be located within Yes

building or fully enclosed structure

Parking, 2 spaces/dwelling 60 Yes

Parking, 50% of the minimum parking 30 spaces 30 spaces Yes

spaces shall be provided within a private

garage

Parking, Visitor ;)r;ige(;frtehqeuﬁigkgegr 0.173(;1;1 E:Srklng No. Re_quwes

X reduction of 0.08 of
dwelling .
7.5 spaces 5 spaces PETANG SPEBES
Drive Aisles 6.0 m 6.0 m Yes
Bicycle Parking, Visitor n/a 6

The exceptions noted above are appropriate for
the Subject Lands based on the following
rationale and justification:

The minimum lot area requirement is reduced to
accommodate the 251.9 m? shortfall within the
overall lot area.
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The rear yard is reduced to ensure sufficient
depth is provided for the Townhouse Block
placed to the east lot line and to avoid the
placement of development in closer proximity to
existing dwelling units to the south. The Subject
Lands abut open space that provide visual
amenity to future residents.



An increase of one storey is required to provide
sufficient livable space within each dwelling unit
and to accommodate the intensification of the
Subject Lands with an alternative housing
option.

The maximum height is increased to 16 metres
to accommodate the unique nature of the units
which do not have basements and to provide for
variation in lot grading during the construction
phase of development. As the lot is expected to
accommodate groundwater/rainwater during
storm events, the grading between trees and
buildings will vary. This variation will affect what
may be the ‘established grade’ when calculating
permissible building heights. Providing a range
in measurements allows for topographical
changes.

The proposed development is located on a
public roadway serviced by public transit and by
active transportation trails. The goal of the
Town is to increase the number of residents and
visitors utilizing active transportation rather than
vehicular transportation. Further comments are
provided within the technical update report.
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5.0 Conclusion

The Revised Concept, OPA and ZBA continue to
provide for an efficient use of the existing
underutilized site and support the intensification
objectives of the Town while providing new
housing in a townhouse form. The proposed
townhouse development provides for an
appropriate land use, height and density that
integrates compatibly with the surrounding
area. The Revised Concept has been well
designed to address past comments related to
design and landscaping. Traffic and servicing
have been adequately addressed to support the
revised OPA and ZBA.

The outstanding matters identified at the July
2024 public meeting have also been addressed
and were noted in detail in the Planning
Justification Addendum submitted in January
2025.

Based on the existing area context, the updated

technical assessment, and the updated analysis
provided herein of the Provincial, Reginal and
Town’s policy and regulatory framework, the
Revised Concept, OPA and ZBA:

a) Provide for an appropriate housing
option on the Subject Lands that is
appropriate within the existing and
planned context of the surrounding
area;

b) Remain consistent with the Provincial
Planning Statement 2024;

¢) Conform to the Livable Oakville Plan;

d) Promote the efficient use of land and
will optimize available and planned
infrastructure;

e) Add housing that contributes to a
complete community and much needed
housing supply; and,
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f) Are compatible and do not create any
adverse impacts to the existing or
planned surrounding community.

The Revised OPA and ZBA will support a
development that represents good planning and
is in the public interest.

The Proposed Amendment is appropriate for the
Subject Lands, it rectifies the incorrect
implementation of provisions, represents good
planning, and is in the public interest. Based on
these conclusions, it is recommended that the
proposed Zoning By-law Amendment be
approved.



Appendix A: Architectural Set
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Appendix B: Draft Official Plan Amendment
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Official Plan Amendment Number
To the Town of Oakville’s Livable Oakville Plan

Constitutional Statement

The details of the Amendment, as contained in Part 2 of this text, constitute Official Plan
Amendment Number to the Livable Oakville Plan.

Part 1 — The Preamble

1.0 Subject Land

The Subject Lands are located on the east side of Sixth Line. The land is legally described as
Part of Lot 15, Concession 2 South of Dundas Street, and municipally known as 1295 Sixth Line.
The Subject Lands have an approximate area of 3,798.1 square metres (0.38 ha), and an
approximate frontage of 27.76 metres along Sixth Line.

2.0 Purpose and Effect:

The purpose of the Official Plan Amendment is to modify Schedule | — Central Land Use to re-
designate the Subject Lands from Low Density Residential



27.4. To redesignate the lands located at the east side of Sixth
EXCEPTIONS, Line from Low Density Residential to High Density
Central Exceptions — Residential.

Schedule |




OFFICIAL PLAN  LEGEND

To be redesignated from Low Density
AM EN DM ENT & Residential to High Density Residential
Schedule I: Central = high pensity Residential

Land Use [ ] Low Density Residential

Date: April 23, 2025 Scale: 1:3,000

1295 Sixth Line,
Oakville, Ontario

N:\20326\C - 1295 6th Line, Oakville\1 - MHBC Documents\Technician Data\20326C GIS Data\

Data Source:

[ 1 Medium Density

[ ] Neighbourhood Commercial
Parks and Open Space
Private Open Space



Appendix C: Draft Amendment to Town
Zoning Bylaw 2014-014
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THE CORPORATION OF THE TOWN OF OAKVILLE
DRAFT
BY-LAW NUMBER 2025-XX

A by-law to amend the Town of Oakville Zoning By-law
2014-014, as amended, to permit the use of lands
described as (current 1295) 1297 Sixth Line
File No.: ZXXXX. XX

COUNCIL ENACTS AS FOLLOWS:

1. Map 19(15) of By-law 2014-014, as amended, is further amended by rezoning
the lands as depicted on Schedule ‘A’ to this By-law.

2. Part 15, Special Provisions, of By-law 2014-014 as amended, is further amended
by the addition of a new Section 15.XX as follows:

XXX 1297 Sixth Line Pare;lt/lz10ne:
Described as Part of Lot 15,

Map 19 (15) Concession 2 South of Dundas Street (2025-XXX)

The regulations apply to all lands identified as subject to this special provision:

a) | Minimum lot area per dwelling 125 m?/
dwelling

a) | Minimum rear yard 3.0m

b) | Maximum number of storeys 4

c) | Maximum height 16 m

The following regulations apply to all lands identified as subject to this special
provision:

a) | Visitor Parking shall be provided at 0.17 of the parking spaces required per
dwelling.

3. This By-law comes into force in accordance with Section 34 of the Planning Act, R.S.O.
1990, c.P.13, as amended.



PASSED this day of , 2025

MAYOR CLERK



SCHEDULE “A”
To By-law 2025-XX
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Rezoned from Residential Low (RL3-0) to

Residential Medium (Hxx-RM1 sp:XX) Zone
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