
 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

December 19, 2024 
 
Infrastructure Ontario (IO) 
Attn: Andrew Matheson  
andrew.matheson@infrastructureontario.ca  
 
Ministry of Infrastructure (MOI) 
Attn: Idil Burale  
idil.burale@ontario.ca  
 

 
Subject: Oakville Transit-Oriented Community (TOC) 

Step 1 Circulation Comments 
 

Location: 1) 217-227 Cross Avenue & 571-595 Argus Road 
2) 157 & 165 Cross Avenue 
3) 166 South Service Road 
4) 590 Argus Road    

 

 
The Town of Oakville received an Oakville Transit-Oriented Community (TOC) Development Proposal 
from the Province, through Infrastructure Ontario on November 14, 2024. It was deemed complete 
based on the materials submitted by Infrastructure Ontario and the Ministry of Infrastructure, as outlined 
in the Oakville TOC Submission Reference Guide. It should be noted that while some of the submission 
materials were extensive documents for each location, others were memos or grouped the locations 
into a single document. The file was promptly circulated to various internal and external Staff/Agency 
members in order to meet the Province’s 30 day timeline for comments by December 19, 2024.  
 
The Town has coordinated the review of this application among town departments and public agencies. 
The following provides a technical review of the proposal, consolidated comments from those circulated 
for review. In doing so, the Town is not endorsing or deciding on the matter, as it is a Provincial project. 
 
The TOC consists of four properties owned by Distrikt Developments within the Town’s Midtown 
Oakville Urban Growth Centre, also designated as a Protected Major Transit Station Area (PMTSA). 
Currently, the Town is undertaking the Midtown Oakville Growth Area review, for which a Draft Official 
Plan Amendment (OPA) has been prepared as of September 2024. This OPA has been provided to 
MMAH for review and comment and can be found here.  
 
Distrikt Developments submitted several development applications to the town as outlined below 
pertaining to the TOC lands, all of which were appealed to the Ontario Land Tribunal (OLT) for lack of a 
decision by Town Council within the prescribed timelines of the Planning Act: 
 

1) 217-227 Cross Avenue & 571-595 Argus Road 

• OPA 1614.78, Z.1614.78 and 24T-22005/1614 
2) 157 & 165 Cross Avenue 

• OPA 1614.83, Z.1614.83 and 24T-24002/1614 

mailto:andrew.matheson@infrastructureontario.ca
mailto:idil.burale@ontario.ca
https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf
https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf
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3) 166 South Service Road 

• OPA 1614.79, Z.1614.79 and 24T-22006/1614 
4) 590 Argus Road 

• OPA 1614.81, Z.1614.81 and 24T-23001/1614 
 
Staff have identified the following differences for each location from the applications submitted by 

Distrikt Developments noted above, compared to the TOC proposal submitted by the Province: 
 

 217-227 Cross Avenue & 571-595 Argus Road 

 Distrikt Application TOC Proposal 

Site Area 12,598 sq. m 12,598 sq. m 

Land Conveyances 2,686 sq. m 2,790 sq. m 

POPS Area 2,846 sq. m 2,574 sq. m 

Building Heights Tower A – 37 storeys 
Tower B – 49 storeys 
Tower C – 65 storeys 

Tower A – 46 storeys 
Tower B – 52 storeys 
Tower C – 59 storeys 

Gross Floor Area 146,738 sq. m 
Residential – 134,685 sq. m 

Non-residential – 4,259 sq. m 

147,538 sq. m 
Residential – 143,227 sq. m 

Non-residential – 4,311 sq. m 

Floor Space Index (FSI) Gross – 11.64 
Net – 14.80 

Gross – 11.71 
Net – 15.04 

Units 1,938 
Studio – 98 (5%) 

One-Bedroom – 1,164 (60%) 
Two-Bedroom – 542 (28%) 
Three-Bedroom – 134 (7%) 

1,977 
Studio – 102 (5%) 

One-Bedroom – 1,213 (61%) 
Two-Bedroom – 550 (27%) 
Three-Bedroom – 112 (7%) 

Amenity Area 6,574 sq. m 
Indoor – 3,857 sq. m 

Outdoor – 2,717 sq. m 

5,707 sq. m 
Indoor – 3,258 sq. m 

Outdoor – 2,324 sq. m 

Vehicular Parking Spaces 1,257 
Residential – 920 

Non-residential – 46 
Visitor – 291 

1,315 
Residential – 974 

Non-residential – 49 
Visitor – 292 

Bicycle Parking Spaces 1,944 1,990 

 

 157 & 165 Cross Avenue 

 Distrikt Application TOC Proposal 

Site Area 9,630 sq. m 9,630 sq. m 

Land Conveyances 3,586.5 sq. m 3,608.5 sq. m 

POPS Area 1,057.9 sq. m 647.8 sq. m 

Building Heights Tower A – 45 storeys 
Tower B – 61 storeys 

Tower A – 58 storeys 
Tower B – 50 storeys 

Gross Floor Area 97,858.28 sq. m 
Residential – 93,992.39 sq. m 

Non-residential – 3,865.89 sq. m 

102,609.9 sq. m 
Residential – 98,833.3 sq. m 

Non-residential – 3,776.5 sq. m 
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Floor Space Index Gross – 10.16 
Net – 16.19 

Gross – 10.64 
Net – 17.24 

Units 1,198 
Studio – 0 (0%) 

One-Bedroom – 752 (63%) 
Two-Bedroom – 346 (29%) 
Three-Bedroom – 100 (8%) 

1,222 
Studio – 0 (0%) 

One-Bedroom – 811 (66%) 
Two-Bedroom – 308 (25%) 
Three-Bedroom – 103 (9%) 

Amenity Area 5,129.1 sq. m 
Indoor – 3,648.3 sq. m 

Outdoor – 1,480.8 sq. m 

5,420.6 sq. m 
Indoor – 4,130.5 sq. m 

Outdoor – 1,290.1 sq. m 

Vehicular Parking Spaces 819 
Residential – 599 

Non-residential – 40 
Visitor – 180 

955 
Residential – 734 

Non-residential – 37 
Visitor – 184 

Bicycle Parking Spaces 1,204 1,230 

 

 166 South Service Road 

 Distrikt Application TOC Proposal 

Site Area 11,887.3 sq. m 11,887.3 sq. m 

Land Conveyances 2,809 sq. m 3,291 sq. m 

POPS Area 1,926 sq. m 1,926 sq. m 

Building Heights Tower 1 – 52 storeys 
Tower 2 – 56 storeys 
Tower 3 – 44 storeys 

Tower 1 – 51 storeys 
Tower 2 – 55 storeys 
Tower 3 – 49 storeys 

Gross Floor Area 133,310.9 sq. m 
Residential – 127,457 sq. m 

Non-residential – 5,313.9 sq. m 

134,616.3 sq. m 
Residential – 128,350.2 sq. m 

Non-residential – 6,2661.1 sq. m 

Floor Space Index Gross – 11.21 
Net – 14.68 

Gross – 11.32 
Net – 15.66 

Units 1,851 
Studio – 107 (6%) 

One-Bedroom – 1,111 (60%) 
Two-Bedroom – 503 (27%) 
Three-Bedroom – 130 (7%) 

1,853 
Studio – 109 (6%) 

One-Bedroom – 1,115 (60%) 
Two-Bedroom – 499 (27%) 
Three-Bedroom – 130 (7%) 

Amenity Area 6,309.38 sq. m 
Indoor – 3,717.37 sq. m 

Outdoor – 2,592.01 sq. m 

6,184 sq. m 
Indoor – 3,710 sq. m 

Outdoor – 2,474 sq. m 

Vehicular Parking Spaces 1,297 
Residential – 872 

Non-residential – 147 
Visitor – 278 

1,208 
Residential – 930 

Non-residential – 0 
Visitor – 278 

Bicycle Parking Spaces 1,858 1,861 

 

 590 Argus Road 

 Distrikt Application TOC Proposal 
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Site Area 15,378 sq. m 15,378 sq. m 

Land Conveyances 3,288 sq. m 1,431 sq. m 

POPS Area 2,415.3 sq. m 2,417.5 sq. m 

Building Heights Tower A – 45 storeys 
Tower B – 50 storeys 
Tower C – 57 storeys 

Tower A – 47 storeys 
Tower B – 50 storeys 
Tower C – 55 storeys 

Gross Floor Area 149,907.9 sq. m 
Residential – 147,012.4 sq. m 

Non-residential – 2,895.5 sq. m 

151,295.9 sq. m 
Residential – 148,852.7 sq. m 

Non-residential – 2,443.2 sq. m 

Floor Space Index Gross – 9.75 
Net – 12.39 

Gross – 9.84 
Net – 10.84 

Units 1,842 
Studio – 102 (5%) 

One-Bedroom – 1,030 (56%) 
Two-Bedroom – 585 (32%) 
Three-Bedroom – 125 (7%) 

1,856 
Studio – 153 (8%) 

One-Bedroom – 1,072 (58%) 
Two-Bedroom – 505 (27%) 
Three-Bedroom – 126 (7%) 

Amenity Area 6,431.35 sq. m 
Indoor – 3,851.4 sq. m 

Outdoor – 2,579.9 sq. m 

24,672 sq. m 
Indoor – 14,912 sq. m 
Outdoor – 9,760 sq. m 

Vehicular Parking Spaces 1,189 
Residential – 892 

Non-residential – 36 
Visitor – 261 

4,761 
Residential – 3,609 

Non-residential – 122 
Visitor – 1,030 

Bicycle Parking Spaces 1,850 7,055 

 
Based on the Towns draft OPA, the maximum FSI for three of the TOC sites owned by Distrikt 
Developments are 6.0, with the 157 Cross site being 5.0 FSI. The calculations based on best estimates 
of average unit sizes and people per unit equates to:  
 

1) 217-227 Cross Avenue & 571-595 Argus Road 

• Max GFA as permitted by OPA (6 FSI) is 75,000 sq. m 

• Typical floorplate sizes for three buildings being approximately 18-30 storeys 

• 1,100 people, 322 jobs 
 
2) 157 & 165 Cross Avenue: 

• Max GFA as permitted by OPA (5 FSI) is 48,000 sq. m 

• Typical floorplate sizes for two buildings being approximately 18 and 25 storeys 

• 694 people, 202 jobs 
 

3) 166 South Service Road: 

• Max GFA as permitted by OPA (6 FSI) is 71,000 sq. m 

• Typical floorplate sizes for three buildings being approximately 23-25 storeys 

• 1,035 people, 395 jobs 
 

4) 590 Argus Road: 
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• Max GFA as permitted by OPA (6 FSI) is 92,000 sq. m 

• Typical floorplate sizes for three buildings being approximately roughly 23-32 storeys 

• 1,352 people, 395 jobs 
 
Circulation Comments 
 
Planning 
 
The Distrikt Development sites that form the Transit-Oriented Community proposal from Infrastructure 
Ontario are located in a Protected Major Transit Station Area which encourages dense, mixed-use 
development in support of Provincial, Regional and Town policies for focusing housing near higher-
order transit. Midtown is being planned in alignment with provincial growth policies, as identified in both 
the in-effect Official Plan policies, and the emerging policies provided in the current draft OPA, as 
proposed, the TOC submission does not address either the in-effect or emerging policies. Please refer 
to Attachment 1 and Attachment 2 to this letter. 
 
Based on a review of the Planning Justification Report (PJR), it does not provide clarity regarding the 
purpose of initiating a Transit Oriented Community in this location and in accordance with the 
associated legislation (Transit Oriented Communities Act, 2020 and Building Transit Faster Act, 2020 or 
their associated regulations). It specifies where the Ministry may identify TOCs in order to “expedite the 
delivery of transit projects of provincial significance by removing barriers and streamlining processes 
that may result in delays to the timely completion of these transit projects, while enhancing coordination 
and engagement with and being fair to public and private sector stakeholders” (Building Faster Act, 
2020). A review of this legislation and associated regulations indicates that the TOC program applies to 
lands that are adjacent to certain subway and light-rail transit projects.  
 
While the report provides an extensive overview of relevant Provincial, Regional and local planning 
policies in relation to a proposed form of development on the subject lands, there is very little analysis 
demonstrating how policies are addressed or justification for why policies are not addressed in relation 
to the proposed form of development.  
 
The PJR demonstrates awareness of the Town’s efforts to update planning policy in Midtown, however, 
the report emphasises that the latest draft OPA is not in effect, and as such the applicable policy is the 
current Livable Oakville Official Plan. Although the policies of the draft OPA are not in effect, they 
reflect a comprehensive analysis of the opportunities and constraints throughout all of Midtown and 
apply a more specific local context regarding Provincial and Regional planning policy further to 
provisions of the Planning Act. There is also the expectation that to exceed the maximum height, a 
section 37 agreement for bonus zoning is required. Although those policies are no longer operative as a 
result of recent legislation changes, there remains the expectation that there is an exchange of 
community benefit. The draft OPA accommodates this exchange. 
 
As detailed in the Town’s Staff report provided at the October 29, 2024 Special Council meeting, the 
draft OPA is consistent with and conforms with applicable Provincial and Regional policies, 
respectively. Similarly, the TOC PJR claims the same, however, the proposal admittedly states that it 
does not conform with the draft OPA nor the in force Livable Oakville Official Plan (as it notes an OPA 
and ZBLA would be required to permit the proposed development).  

https://pub-oakville.escribemeetings.com/Meeting.aspx?Id=e23a3238-4a2a-4756-a283-bb1eb9eab959&Agenda=Addendum&lang=English&Item=11&Tab=attachments
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In Staff’s opinion, the TOC proposal does not implement proposed policies and schedules regarding 
maximum density, street alignments, ratio of residents to jobs in terms of gross leasable area 
associated with residential and non-residential uses, including replacement of existing gross leasable 
area through redevelopment, as well as urban design direction in the draft OPA and provision of 
community benefits commensurate with building heights above “as of right” height permissions, that are 
provided in the current Livable Oakville Plan, the Midtown design guidelines and/or the draft OPA.  
 
TOC objectives are not met 

 
The Minister of Infrastructure’s initiation of the TOC, per his letter of May 31, 2024, stated the following 
objectives: 
 

• Increase transit ridership and reduce traffic congestion;  

• Increase housing supply (including affordable housing);  

• Create jobs and stimulate the economy through major projects;  

• Build complete communities, including bringing retail and amenities within a short walking 
distance of transit stations, and,  

• Offset the cost of new station infrastructure.  
 
To that end, the proposal fails to achieve these objectives, as follows: 
 

a) The TOC PJR has stated that the TOC sites shall provide vehicle parking at ratios of 0.7 per 
unit (including visitor parking and parking associated with non-residential uses) with a rate of 
1.02 bicycle parking per unit (again including visitor and non-residential uses) on page 3 of the 
report. To support active transportation, the number of bicycle parking should be associated 
with the expected number of residents, visitors, and workers within the sites. As such, a rate of 
1.02 per unit seems low and would not support the objective of reducing traffic congestion. 
 

b) The TOC PJR indicates that at build out, these sites would accommodate 6,908 apartment 
units. While this would certainly provide more housing in Oakville and Midtown in particular, 
nothing in the justification report speaks to the provision of affordable housing within the TOC 
sites. 

 
c) The TOC PJR indicates that 48,174 square metres of the total 536,054 square meters of the 

gross floor area of the development (less than 9% of total GFA) would provide retail, office and 
community-oriented facilities on page 2 of the report. However later in the report, on page 31, 
the non-residential GFA and residential GFA are noted with different numbers, amounting to 
only 3% of the total GFA accommodating non-residential uses. This ratio of residents to jobs is 
much lower than what is proposed in the draft Official Plan, at 18%. While the draft OPA does 
allow for reductions in the ratio, this reduction is required to be justified, and at this time no 
justification for the reduction is provided. Given this small ratio, it is not clear whether the TOC 
does indeed satisfy the TOC objective of job creation and economic stimulus over the long term. 

 
d) The TOC PJR report indicates that retail, office and commercial uses are proposed for the TOC 

sites. As noted above, the quantum of these types of uses seem low, and further to that the 
location of these uses are not in line with Town and TOC objectives to provide active, walkable 



 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

streets. Rather these uses are focused on courtyards, that are interior to the sites. The location 
of these uses within the sites does not appear to address the TOC objective of supporting 
walking to transit stations (i.e. the GO/VIA station and bus terminal). 

 
e) Nothing in the TOC PJR speaks to how the proposal addresses the objective of off-setting the 

cost of new station infrastructure. More importantly, the report makes no mention of what is 
proposed to be new station infrastructure, (nor do any of the current Metrolinx plans (i.e. the 
Regional Transportation Plan or the Station Access Plan)). The report only notes that GO 
Expansion Plans are proposed to improve service from Burlington to Toronto to 15 minutes or 
better, and that since April 2024 service improvements have been made to increase weekend 
train frequency in the afternoon and evenings from every 30 minutes to every 15 minutes on 
page 6 of the report. 

 
In contrast to this, the draft September 2024 OPA for Midtown, if approved, would achieve the stated 
TOC objectives, across Midtown Oakville.  
 
Density of development beyond Town’s draft OPA allocation is not justified 

 
While the September 2024 Draft Midtown OPA is not yet in effect, it is an OPA that is under 
consideration at the same time as the TOC proposal. The OPA was evaluated against all relevant 
provincial and regional planning policy in the Town’s Staff report and based on that evaluation, Staff 
indicated that the draft OPA conforms with the Regional Plan and is consistent with the Provincial 
Planning Statement, 2024. For the whole of Midtown, where different density allocations are made, the 
average residents and jobs/ha 513 residents and jobs/gross hectare ha (i.e. across 103 hectares) or 
820 residents and jobs/net ha (i.e. across 65 ha of developable land) are much higher than the 
minimum of 200 residents and jobs/ha required by the Region of Halton Official Plan and strongly 
support transit-oriented development. For the TOC sites, the OPA allocated maximum densities of 5.0 
or 6.0 FSI, these densities yield upwards of 1,000 to 1,200 residents and jobs per hectare, respectively. 
Again, highly supportive of transit. The TOC proposal, however, assumes a yield of 2,000 residents and 
jobs/ha. The PJR does not provide a population and job projection. Statements in the report simply 
indicate that a higher FSI would accommodate more people. However, there is no explanation as to 
why the Town’s proposed yields are not sufficient to address the TOC objectives of creating a transit-
oriented development not only on the TOC sites but also across the Midtown area. 
 
Community benefits are not in line with existing or draft policies 

 
The PJR indicates that through the TOC program, the Town may secure community benefits. Presently, 
the report relies on policies in the current Official Plan that relate to the use of Section 37 agreements 
(per the Planning Act prior to Bill 197 - COVID 19 Economic Recovery Act, 2020). These policies are 
carried over into the draft September 2024 Midtown and Community Planning Permit System draft OPA 
to be applied where the Town passes a Community Planning Permit By-law. However, the draft OPA 
contemplates implementing these policies where development proposes to exceed threshold building 
heights, while remaining within the maximum density allocated to the development site. The OP and 
draft OPA both contemplate that the listed community benefits would be provided proportionately to 
how much development is proposed above height thresholds. If relying on the current in effect OP, the 
height threshold is 12 storeys for parts of site 1 and 2, and 20 storeys for the remaining sites of the 
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TOC; while there is no maximum density identified for the sites, the maximum would be based on what 
the decision maker deems appropriate for the site in light of all relevant policies, and commensurate 
with the community benefit. If relying on the draft OPA, the threshold height is 20 storeys with maximum 
density of 5.0 FSI for site 2 and 6.0 FSI for sites 1, 3 and 4 as previously stated. 

 
The PJR identifies the following as community benefits: 

 

• Land conveyance to improve existing and planned roads; 

• Contributions to Midtown public open space; 
o these are presumed to be the proposed privately-owned publicly accessible public 

spaces (POPS). 

• New retail, commercial and office uses; 

• A potential daycare facility and new community-oriented uses (i.e. YMCA). 
 

While these elements do contribute to the community and improve the community wellbeing, these are 
matters that should otherwise be reasonably provided through the development process. New ROW 
and expansion of existing ROW are required through Planning Act approvals of Draft Plans of 
Subdivision and Site Plan. The provision of retail, commercial and office uses are requirements of the 
Official Plan, and more quantified in the draft OPA. Finally, the provision of daycare and community 
facilities are not specified as facilities to be in the ownership of the Town. These are simply permitted 
uses that are being facilitated through the design of buildings, but not secured by any means, and are 
not presently identified as services required for Midtown in any of the Town’s capital plans. 

 
Community benefits associated with increase in building height are those listed in the current OP and 
draft OPA and may include: 

 

• the provision of the multi-use bridge across the QEW near site 4 of the TOC;  

• the provision of a percentage of affordable housing units that are identified in the plan of 
condominium or site plan and for which agreements to preserve them as affordable are 
registered on title;  

• the provision of public parkland beyond what is required via the Town’s parkland dedication by-
law (even if they are not identified on schedule L1 of the draft OPA).  

 
These matters and those identified in the OP, in proportion to the agreed upon height and density of 
development above height thresholds established in the OP/OPA should be negotiated prior to the 
finalization of the TOC proposal; should the Province amend the Transit Oriented Communities Act, 
2020 and/or Building Transit Faster Act, 2020 or their associated regulations to formally recognize this 
site as a Transit Oriented Community. 
 
Regarding the proposed land use designations of the draft OPA consistent with the staff 
recommendations, there would be support for all the TOC lands to be designated Urban Core. There is 
also support for the sites to provide a mix of land use, and for development to achieve at 20+ storeys 
and a gross of 5.0 FSI (for site 2) and 6.0 FSI (for sites 1, 3 and 4), with the provision of appropriate 
community benefits, that are secured through planning approvals and agreements that are registered 
on title. 
 



 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

Overall, the TOC proposal appears as a private development proposal with very little to no community 
benefit for either the Town or the Province. As noted above, it does not appear to achieve the Transit 
Oriented Community objectives identified by the Minister of Infrastructure and it does not implement 
current Official Plan policies nor draft policies for Midtown.  
Region of Halton Official Plan (implemented by the Town): 
 
The Region’s Official Plan (ROP) provides goals, objectives and policies to direct physical development 
and change in Halton.   
  
The lands are designated as “Urban Area” on Map 1: Regional Structure of the ROP.  They are within 
an “Urban Growth Centre” and “Major Transit Station Area” per Map 1H: Regional Urban Structure and 
Map 6a: Midtown Oakville GO UGC/MTSA. The railway corridor to the south of the lands is shown as a 
“Priority Transit Corridor” and “Commuter Rail Corridor” on Map 1H (and Map 3: Functional Plan of 
Major Transportation Facilities).  A “Major Transit Station” is also depicted on Map 1H and Map 3 in the 
general location of the GO station to the south of the lands.  Trafalgar Road is shown as a “Higher 
Order Transit Corridor” on Map 1H and Map 3.   
  
Trafalgar Road is also considered a “Regional Corridor” within the “Strategic Growth Areas” of the 
ROP. Lands on the northeast side of Trafalgar Road and the Queen Elizabeth Way (QEW) are shown 
as an “Employment Area” on Schedule 1C and 1H. 
  
Region Official Plan Amendment 49: 
  
Regional Official Plan Amendment (ROPA) 49 was adopted by Regional Council on June 15, 2022 and 
is the second amendment to be advanced as part of the Regional Official Plan Review under Section 
26 of the Planning Act. The Minister of Municipal Affairs and Housing approved it on November 4, 
2022, with modifications. The amendment implements the results of the Region’s Integrated Growth 
Management Strategy, which considered how to accommodate growth in Halton to the 2051 planning 
horizon as part of the municipal comprehensive review process. The amendment also includes other 
updates that support Halton’s growth strategy, including updates to intensification and density targets, 
development phasing, the Regional Urban Structure, Strategic Growth Areas, Employment Areas, and 
corridor protection, among other things. 
  
The primary change as it pertains to this application is that Trafalgar Road is now shown as a “Regional 
Intensification Corridor in Regional Urban Boundary”. The term “Regional Corridors” is now “Regional 
Intensification Corridors” (there is now also reference to “Local Intensification Corridors”).  Policies 
under Section 82.7 set out that development with higher densities and mixed uses are directed to 
Regional Intensification Corridors in accordance with the hierarchy identified in the ROP and based on 
the level of existing and planned transit service.  They also require local municipalities to identify RICs 
in their plans and develop specific policies or Area-Specific Plans for RICs to accommodate growth at 
an appropriate scale for the context and planned/existing transit service, among other matters.  
  
Under ROPA 49, policy 81 (6) now requires that to protect existing employment uses within or adjacent 
to major transit station area, new development is to ensure that land use compatibility is achieved in 
accordance with the Provincial Planning Statement 2024 requirements. 
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Strategic Growth Areas (Urban Growth Centre/Major Transit Station Areas): 
 
Section 79 of the ROP sets out overarching objectives and policies for Strategic Growth 
Areas. Sections 80 and 81 provide the objectives and policies related to Urban Growth Centers and 
Major Transit Station Areas. The ROP policies set out requirements for local official plans and local 
planning as it relates to Strategic Growth Areas. The Livable Oakville Plan generally contains much of 
what is set out in the ROP in this regard.  
 
The ROP establishes density targets as well as job/resident ratios for UGC/MTSAs. In the case of 
Midtown Oakville, the density target is 200 people/jobs per hectare and a resident/job split of 65/35.  
 
Section 79.3 (13), in relation to Strategic Growth Areas, requires Local Municipalities to plan for 
employment uses within Strategic Growth Areas by, among other things, establishing development 
criteria to ensure that, outside of Employment Areas, the redevelopment of any employment lands will 
retain space for a similar number of jobs to remain accommodated on site. It should be confirmed that 
the subject applications provide for a replacement of a similar number of jobs to that which exists on the 
lands. Further, a minimum employment floor area should be included in the implementing by-law.   
 
Provision of Affordable Housing: 
 
Under Section 81.2 (4-i), as it relates to Major Transit Station Areas, targets for affordable housing are 
to be set out in the local Official Plan, as well as policies to support inclusionary Zoning (including 
minimum number of units and/or floor area) based on an Assessment Report. While such an exercise is 
likely outside the scope of the subject applicant, the Town may wish to request the contribution of 
affordable housing.   
 
Site Contamination:  
 
Section 147(17) of the Regional Official Plan (ROP) requires the applicant of a development proposal to 
determine whether there is any potential contamination on the site they wish to develop, and if there is, 
to undertake the steps necessary to bring the site to a condition suitable for its intended use. The 
applicant is required to follow the processes outlined in O.REG 153/04 in the preparation of all 
Environmental Site Assessment (ESA) reports and supporting documentation. As such, ESA reports 
must be no older than 18 months old and completed in accordance with part VII and VIII and Schedule 
D and E of the regulation. 
  
Staff have reviewed the following documents circulated with this submission for 157 and 165 Cross 

Avenue, Oakville: 

 
• Phase One Environmental Site Assessment, 157 and 165 Cross Avenue, Oakville, Ontario, 

B.I.G. Consulting Inc., Project Number BIGC-ENV-623A, September 7, 2023. 
• Reliance Letter for 157 and 165 Cross Avenue, Oakville, Ontario (“Property”), B.I.G. Consulting 

Inc., Project Number: BIGC-ENV-623A. 
• Site Screening Questionnaire, 157 & 165 Cross Avenue, Part of Lot 14, Concession 3, South of 

Dundas Street, September 20, 2024. 
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The Qualified Professional (QP) states that a Record of Site Condition (RSC) is required due to a 
change to a more sensitive use and that a Phase Two ESA will be required to assess the soil and 
groundwater conditions at the site, prior to filing and staff agree with these findings. 
  
Prior to any site alteration, except those mentioned in section 12 of O.REG 153/04, the owner is 
required to submit a Ministry of the Environment Conservation and Parks (MECP) acknowledged 
Record of Site Condition (RSC) that indicates the site is suitable for the proposed land use. The Owner 
is also required to submit all environmental documentation used for filling the RSC to the Town. The 
author of the environmental reports must extend third party reliance to the Town. 
  
Staff have reviewed the following documents circulated with this submission for 166 South Service 

Road, Oakville: 

 
• Phase One Environmental Site Assessment, 166 South Service Road, Oakville, Ontario, B.I.G. 

Consulting Inc., Project Number BIGC-ENV-457B, November 10, 2022. 
• Phase Two Environmental Site Assessment, 166 South Service Road, Oakville, Ontario, B.I.G. 

Consulting Inc., Project Number BIGC-ENV-457B, November 14, 2022 
• Site Screening Questionnaire, 166 South Service Road East, October 4, 2024. 
• Reliance Letter for, 166 South Service Road, Oakville, Ontario (“Property”), B.I.G. Consulting 

Inc., Project Number: BIGC- ENV-457B. 
• Record of Site Condition Under Oart XV.1 of the Environmental Protection Act, RSC Number: B-

403-1196415995, March 29, 2023. 
  
Staff note that the RSC was filed on March 29, 2023 and the environmental assessment studies 
included in the submission to file the RSC are beyond 18 months. Staff request a letter of update from 
the QP confirming that the site remains suitable for it’s intended use. The author of the letter of update 
must extend third party reliance to the Town. 
  
Staff have reviewed the following documents circulated with this submission for 217 & 227 Cross 

Avenue and 571 – 595 Argus Road, Oakville: 

 
• Phase One Environmental Site Assessment, 217 & 227 Cross Avenue and 571 – 595 Argus 

Road, Oakville, Ontario, B.I.G. Consulting Inc., Project Number BIGC-ENV-349F, September 
19, 2022. 

• Phase Two Environmental Site Assessment, 217 & 227 Cross Avenue and 571 – 595 Argus 
Road, Oakville, Ontario, B.I.G. Consulting Inc., Project Number BIGC-ENV-349G, May 23, 
2023. 

• Site Screening Questionnaire, 217 and 227 Cross Avenue and 571 – 595 Argus Road, 
September 20, 2024. 

• Reliance Letter for 217 & 227 Cross Avenue and 571 – 595 Argus Road, Oakville, Ontario, OPA 
1614.78, Z.1614.78 & 24T-22005/1614 (“Property”). 
 

Staff conquers with the QP that the following work needs to be completed: 1. Excavate the impacted 
soil and dispose of off-site at a registered landfill facility, 2. Conduct confirmatory soil sampling, 3. 
Prepare a report documenting remedial activities, 4. Update Phase Two ESA, and 5. File RSC. 
  



 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

Prior to any site alteration, except those mentioned in section 12 of O.REG 153/04, the owner is 
required to submit a Ministry of the Environment Conservation and Parks (MECP) acknowledged 
Record of Site Condition (RSC) that indicates the site is suitable for the proposed land use. The Owner 
is also required to submit all environmental documentation used for filling the RSC to the Town. The 
author of the environmental reports must extend third party reliance to the Town. 
  
Staff have reviewed the following documents circulated with this submission for 590 Argus Road, 

Oakville: 

 
• Phase One Environmental Site Assessment, 590 Argus Road, Oakville, Ontario. B.I.G. 

Consulting Inc., Project Number: BIGC-ENV-554D, April 28, 2023. 
• Site Screening Questionnaire, 590 Argus Road, Oakville, Ontario, September 20, 2024. 
• Reliance Letter for 590 Argus Road, Oakville, Ontario, OPA 1614.81, Z.1614.81 & 24T-

23001/1614 (“Property”), B.I.G. Consulting Inc., Project Number: BIGC-ENV-554D, September 
20, 2024. 

  
Staff conquer with the QP that a Phase Two ESA is required to assess the soil and groundwater 
conditions on the Site prior to the filing of the RSC. 
  
Prior to any site alteration, except those mentioned in section 12 of O.REG 153/04, the owner is 
required to submit a Ministry of the Environment Conservation and Parks (MECP) acknowledged 
Record of Site Condition (RSC) that indicates the site is suitable for the proposed land use. The Owner 
is also required to submit all environmental documentation used for filling the RSC to the Town. The 
author of the environmental reports must extend third party reliance to the Town. 
 
Land Use Compatibility (LUC): 

 
Policies under Section 143 of the ROP seek to ensure that the adverse effects of noise, vibration, 
odour, and air pollution from industrial, transportation, and utility sources on sensitive land uses are 
avoided or minimized, and/or mitigated. Further, Policy 79.3 (12) pertaining to Strategic Growth areas, 
seeks to protect the viability of major facilities (which include manufacturing) from sensitive land uses 
and ensure land use compatibility is achieved. There are lands subject to the “Employment Area” 
overlay abutting the subject lands to the east and also on the west side of Trafalgar Road, abutting the 
similar application by Infrastructure Ontario-Trafalgar (OPA.1213.01).  As noted, the “Employment 
Area” lands are identified as part of the PSEZ.  
  
The applicant provided four LUC studies: 

• 157 - 165 Cross Avenue prepared by Dillion Consulting dated October 2024 
• 217 and 227 Cross Avenue, and 571, 581, 587-595 Argus Road prepared by Dillion Consulting 

dated October 2024 
• 166 South Service Road prepared by RWDI dated October 4, 2024 
• 590 Argus Road prepared by RWDI dated October 4, 2024 
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General Review:  
 
All four LUC studies found that while combability with surrounding land uses may be achievable. LUC 

was noted as achieved through relocating outdoor amenity spaces, creating physical barriers or 

vegetation barriers, and including site specific ventilation solutions. Furthermore, upgrades such as 

acoustic barriers, facade glazing, warning clauses specific to road and rail can further create 

combability. With that being said, two of the four LUC studies recommended further downstream 

studies be prepared to ultimately confirm which design concepts and mitigation measures are 

appropriate: 

 
• Nosie assessment of nearby roadways and railways; and, 
• Traffic related air pollution of the QEW 

 
Provided the transition associated with Bill 185 and the complexity associated with these applications, 
the Town of Oakville my retain a peer-review consultant to review and confirm the findings of the 
Oakville TOC proposal in addition to request the updated technical analysis specific to roadways and 
railways.  
 
Future Submission Requirements: 

 
• Site Contamination: Record of Site Condition (RSC) 
• Site Contamination: Letter of Reliance 
• Site Contamination: Letter of Update 
• Land Use Combability: Resubmission of all four studies subject to a peer review 

 
Urban Design 
 
The following comments are based on materials circulated November 15, 2024 [Step 1]. These 
comments reflect the Town’s concerns identified in the high-level assessment as noted below and 
provide direction on necessary modifications. Additional and/or modified comments may be provided 
after review of subsequently submitted revised materials. 
 

Policies and Guidelines 
 
In framing our review and drafting our comments, we have utilized and relied upon the following:  
 

• Livable Oakville Official Plan; including  
▪ Section 6 Urban Design (Part C (oakville.ca)) [pages C-15 to C-23]  
▪ Existing Midtown Oakville policies  

• Draft Midtown OPA (Midtown Oakville Draft Official Plan Amendment – September 2024) 

• Designing Midtown Oakville - Part 1  

• Designing Midtown Oakville - Part 2  

• Livable by Design Urban Design Manual (LbDM); specifically  
▪ Urban Design Direction for Oakville - Part A  

https://www.oakville.ca/getmedia/ea22be09-acb9-4103-825a-b9915a73dc1b/planning-livable-oakville-part-c-policies.pdf
https://www.oakville.ca/assets/2011%20planning/Part%20C.pdf
https://www.oakville.ca/assets/2011%20planning/ExistingMidtownOakvillePolicies.pdf
https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf
https://www.oakville.ca/getmedia/48470528-b5f9-48ac-9895-c91a118b2d4d/planning-designing-midtown-part-1.pdf
https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf
https://www.oakville.ca/oakville/media/Documents/Business%20and%20Development/planning-urban-design-livable-by-design-manual-part-a-urban-design-direction.pdf
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▪ Site Design and Development Standards - Part C  [referenced to ensure site 
functionality]  

 
The following comments/conditions are focused on required ‘horizontal’ shifts to accommodate an 
enhanced public realm and site organization and on ‘vertical’ shifts to achieve desirable outcomes 
through the built form: 
 

The Horizontal Plane Shifts (Public Realm and Site Organization) 
 

1. 157 & 165 Cross Avenue 
 

a. [Step 1] Provide signature on Landscape Architect’s stamp. 
 

b. [Step 1] Provide an east-west midblock ‘off-road active transportation connection’, in 
alignment with Midtown Oakville Official Plan Amendment DRAFT September 2024 
policies, including section 20.5.2 c) and DRAFT Schedule L6.  
 

c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “The distance between the facing walls of 
towers shall generally be a minimum of 30 metres at the tower base, and expand to a 
minimum of 35 metres above the 25th storey, as applicable.” 

 
The proposal shows less than these separation distances between adjacent towers for 
the proposed heights.  

 
2. 166 South Service Road 

 
a. [Step 1] Landscape Plan shall provide 20m right-of-way width for Street ‘A’ and 26m 

right-of-way for Street B, as shown on the submitted site plan drawings and in alignment 
with Midtown Oakville Official Plan Amendment DRAFT September 2024 policies, 
including DRAFT Schedule L5. 
 

b. [Step 1] Provide an east-west midblock ‘off-road active transportation connection’, in 
alignment with Midtown Oakville Official Plan Amendment DRAFT September 2024 
policies, including section 20.5.2 c) and DRAFT Schedule L6. (Midblock connection 
through the POPS is provided; however, clarify where a future connection can be made 
to the property to the west) 

 
c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 

including 20.5.1 Urban Design and Built Form “The distance between the facing walls of 
towers shall generally be a minimum of 30 metres at the tower base, and expand to a 
minimum of 35 metres above the 25th storey, as applicable.” 

 
The proposal shows less than these separation distances between adjacent towers for 
the proposed heights.  

 

https://www.oakville.ca/getmedia/fe15a336-e070-4e24-8f84-cde2ad37199b/planning-urban-design-livable-by-design-manual-part-c-site-design-development-standards.pdf
https://www.oakville.ca/getmedia/fe15a336-e070-4e24-8f84-cde2ad37199b/planning-urban-design-livable-by-design-manual-part-c-site-design-development-standards.pdf
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3. 217–227 Cross Avenue & 571–595 Argus Road 
 

a. [Step 1] Provide signature on Landscape Architect’s stamp. 
 

b. [Step 1] Provide 2% cross slope across public right-of-way sidewalk and planted 
boulevard, while maintaining flush transition across the property line and max 2 – 4% 
slope from property line to building face. (ultimate grading condition appears to exceed 
these maximum slopes along Cross Ave) 
 

c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “The distance between the facing walls of 
towers shall generally be a minimum of 30 metres at the tower base, and expand to a 
minimum of 35 metres above the 25th storey, as applicable.” 

 
The proposal shows less than these separation distances between adjacent towers for 
the proposed heights.  
 

d. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “The distance between facing walls of 
podiums, where there are windows on both building faces, shall generally be a minimum 
of 15 metres” 
 
The proposed separation between the podiums of buildings A and B is 10 metres only 
for the third to sixth storeys. Provide a minimum separation of 20 metres for residential 
uses between primary windows and 15 meters between secondary windows.   

 
4. 590 Argus Road 

 
a. [Step 1] Provide rights-of-way widths of 20m for South Service Road and 26m for Argus 

Road in alignment with Midtown Oakville Official Plan Amendment DRAFT September 
2024 and provide these dimensions on the plans. 
 

b. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “The distance between the facing walls of 
towers shall generally be a minimum of 30 metres at the tower base, and expand to a 
minimum of 35 metres above the 25th storey, as applicable.” 

 
The proposal shows less than these separation distances between adjacent towers for 
the proposed heights. 

 
5. All sites 

 
a. [Step 1] Provide a Sustainable Development Report that describes how the development 

incorporates the policies of the Midtown Oakville Official Plan Amendment DRAFT 
September 2024, including section 20.5.5. 
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b. [Step 1] Provide utility meters and similar infrastructure in locations internal to a building 
or development block, within mid-block connections, or underground to ensure a clear 
and unobstructed public realm, in alignment with Midtown Oakville Official Plan 
Amendment DRAFT September 2024 policies, including section 20.5.1 d). 

 
The Vertical Plane Shifts (Built Form) 

 
6. 157 & 165 Cross Avenue 

 
a. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 

including 20.5.1 Urban Design and Built Form “The height of the building base (podium) 
for tall buildings should generally be equivalent to the building-to-building distance 
across the adjacent right-of-way, up to a maximum of 25 metres in height, in order to 
frame the street and enhance pedestrian comfort.” 
 
Vary the height and form of the base building to respect and respond appropriately to 
differences in adjacent building height, built-form character, open space size, and right-
of-way width for each facing condition. 
 

b. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “For tall buildings, the floorplate of each 
tower (the portion of the building above the base or podium) shall provide a slender 
tower profile to minimize adverse shadowing, maximize sun exposure and enhance the 
skyline.” 
 
Limit the tower floor plate size to a maximum of 750 square metres per floor, including all 
floor area within the main walls of the building, but excluding projected balconies. 
However, where the projecting balconies are contiguous and wrap around the entire 
tower or significant portions thereof, the massing may appear larger, therefore a 
decrease in floor plate size or increase in separation distances may be required to 
mitigate this impact. 
 

c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “For tall buildings along public streets or 
publicly accessible amenity space, a stepback between the podium base and tower 
portion should be provided to reinforce the character of the public realm.” 
 
Increase this stepback between the podium and the tower to a minimum of 5 metres to 
further mitigate the visual impact of these tall tower at grade, improve wind conditions 
and access to sunlight and sky view in the surrounding area.  
 

7. 166 South Service Road 
 

a. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “The height of the building base (podium) 
for tall buildings should generally be equivalent to the building-to-building distance 
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across the adjacent right-of-way, up to a maximum of 25 metres in height, in order to 
frame the street and enhance pedestrian comfort.” 
Vary the height and form of the base building to respect and respond appropriately to 
differences in adjacent building height, built-form character, open space size, and right-
of-way width for each facing condition. 
 

b. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “For tall buildings, the floorplate of each 
tower (the portion of the building above the base or podium) shall provide a slender 
tower profile to minimize adverse shadowing, maximize sun exposure and enhance the 
skyline.” 
 
Limit the tower floor plate size to a maximum of 750 square metres per floor, including all 
floor area within the main walls of the building, but excluding projected balconies. 
However, where the projecting balconies are contiguous and wrap around the entire 
tower or significant portions thereof, the massing may appear larger, therefore a 
decrease in floor plate size or increase in separation distances may be required to 
mitigate this impact. 
 

c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “Multiple towers within a block, 
development site, or within close proximity to each other on abutting sites should vary in 
height from one another in order to create variation in building height and a distinctive 
skyline for Midtown Oakville.” 
 
Provide variation in tower heights to respond to the local context, provide sky view and 
create an interesting skyline. A variation of 5 storeys or more provides a difference in 
height that can be perceived at street level.  
 

d. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “For tall buildings along public streets or 
publicly accessible amenity space, a stepback between the podium base and tower 
portion should be provided to reinforce the character of the public realm.” 
 
Increase this stepback between the podium and the tower to a minimum of 5 metres to 
further mitigate the visual impact of these tall tower at grade, improve wind conditions 
and access to sunlight and sky view in the surrounding area.  

 
8. 217–227 Cross Avenue & 571–595 Argus Road 

 
a. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 

including 20.5.1 Urban Design and Built Form “For tall buildings, the floorplate of each 
tower (the portion of the building above the base or podium) shall provide a slender 
tower profile to minimize adverse shadowing, maximize sun exposure and enhance the 
skyline.” 
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Limit the tower floor plate size to a maximum of 750 square metres per floor, including all 
floor area within the main walls of the building, but excluding projected balconies. 
However, where the projecting balconies are contiguous and wrap around the entire 
tower or significant portions thereof, the massing may appear larger, therefore a 
decrease in floor plate size or increase in separation distances may be required to 
mitigate this impact. 

 
9. 590 Argus Road 

 
a. [Step 1] The proposed north elevation exhibits some height variation, however, there is 

still a lack of distinct changes in plane or significant breaks to mitigate the length of the 
massing. 
 
Provide significant vertical massing breaks along all frontages that exceed 55 metres in 
length. Refer to the Livable by Design Manual, Section 3.1 Tall and mid-rise buildings: 
“Design the building at a maximum length of 55.0m along the façade zone before 
incorporating a significant break in massing. Incorporate a break with a minimum depth 
of 6.0m and minimum length of 9.0m to achieve a significant vertical break and 
setbacks.” 
 

b. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “For tall buildings, the floorplate of each 
tower (the portion of the building above the base or podium) shall provide a slender 
tower profile to minimize adverse shadowing, maximize sun exposure and enhance the 
skyline.“ 
 
Limit the tower floor plate size to a maximum of 750 square metres per floor, including all 
floor area within the main walls of the building, but excluding projected balconies. 
However, where the projecting balconies are contiguous and wrap around the entire 
tower or significant portions thereof, the massing may appear larger, therefore a 
decrease in floor plate size or increase in separation distances may be required to 
mitigate this impact. 
 

c. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “Multiple towers within a block, 
development site, or within close proximity to each other on abutting sites should vary in 
height from one another in order to create variation in building height and a distinctive 
skyline for Midtown Oakville.” 
 
Provide variation in tower heights to respond to the local context, provide sky view and 
create an interesting skyline. A variation of 5 storeys or more provides a difference in 
height that can be perceived at street level.  

 
10. All sites 
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a. [Step 1] As per Midtown Oakville Official Plan Amendment DRAFT September 2024, 
including 20.5.1 Urban Design and Built Form “Tall buildings shall be designed to the 
highest architectural quality and detail, and shall ensure a pedestrian-oriented built form, 
provide active façades oriented to public streets, and contribute to a distinctive skyline.” 
 
Please note that further detailed comments on the architectural design and expressions 
will be provided at the Site Plan Approval stage.  
 

b. [Step 1] Please note that comments on the Urban Design Brief, as well as the Shadow 
and Wind Studies, will be provided once the above feedback has been addressed in 
subsequent submissions to the satisfaction of the Town. 

 
Urban Design requirements to be implemented through Site Plan Approval process 

 
In addition to the Livable by Design Manual, the development shall provide the following public realm, 
built form and site landscaping design requirements to the satisfaction of and at no expense to the 
municipality, through the future Site Plan Approval process: 
 

11. Provide interim and ultimate streetscape treatment within the public rights-of-way. Cash-in-lieu 
of ultimate streetscape treatment may be required. 
 

12. Provide at least 19% tree canopy cover on each of the subject sites, in alignment with town tree 
canopy and planting standards contained in Livable by Design Manual | Part C. (including 
section 2.1 & 2.2)  
  

13. [Circ 1] Provide tree protection for existing trees located on both the site and on neighbouring 
properties, in alignment with Livable by Design Manual | Part C standards. (including section 
2.3)  
  

14. [Circ 1] Provide tree and understory planting treatment for all zoning required landscape 
setbacks, in alignment with Livable by Design Manual | Part C standards. (including section 2.6)  
  

15. [Circ 1] Provide all surface parking areas with shade planting to the maximum extent possible, in 
alignment with Livable by Design Manual | Part C standards. (including section 2.8)  
  

16. [Circ 1] Provide equitably distributed barrier-free parking stalls located in close proximity to all 
barrier-free principal entrances and with direct access to a barrier-free path of travel to the 
principle entrance that does not require users to cross vehicular circulation routes, in alignment 
with Livable by Design Manual | Part C standards (including section 3.3)  
  

17. [Circ 1] Provide pedestrian walkways that are equitable, convenient, barrier-free and provide 
safe and continuous site circulation, including connections to the public sidewalk, parking areas, 
and building entrances, in alignment with Livable by Design Manual | Part C standards 
(including section 3.1)  
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18. [Circ 1] Hydro and other utility transmission lines located within a public right-of-way, should be 
provided or relocated underground where feasible, in alignment with Midtown Oakville Official 
Plan Amendment DRAFT September 2024 policies, including section 20.5.1 d).  
  

19. [Circ 1] Locate any permitted exterior waste storage facilities in non-prominent areas not visible 
from the public realm and provide enclosures for the storage of garbage and other waste 
material, in alignment with Livable by Design Manual | Part C standards. (including section 4.1 
and 4.2)  
  

20. [Circ 1] Provide snow storage areas, in alignment with Livable by Design Manual | Part C 
standards (including section 4.4)  
  

21. [Circ 1] Provide fencing, in alignment with Livable by Design Manual | Part C standards, 
including section 3.4, and the towns fence By-law 2002-034 as amended.   
  

22. [Circ 1] Provide exterior lighting, in alignment with Livable by Design Manual | Part C standards, 
including section 4.5, and in compliance with the towns property standard’s by-law 2023-047 
and public nuisance By-law 2007-143, as amended.  
 

23. [Circ 1] Provide the location of all existing and proposed services / utilities, demonstrating no 
conflicts with proposed site works, including but not limited to building placement and tree 
planting.  
  

24. [Circ 1] Provide street trees and sidewalks within public right-of-way, in alignment with Livable 
by Design Manual | Part C standards (including sections 5.0, 5.1 and 5.2) and town engineering 
standard drawings for Midtown.  
  

25. [Circ 1] Site Plan approval does not include approvals of any proposed signage regulated by the 
Town of Oakville Sign By-law 2018-153. All signage should be removed from the drawings. The 
applicant should contact Enforcement Services regarding applicable sign permit process.  

 
Conclusion/Conditions 
 
Should the development be deemed acceptable the following conditions shall be satisfied prior to any 
final approval: 
 

• That the owner submits and obtains final approval for the following to the satisfaction of the 
Planning Services Department: 
 
a) Revised and final conceptual Site Plan 
b) Revised and final conceptual Building Elevations 
c) Revised and final 3D Model 
d) Revised and final Urban Design Brief  
e) Revised and final Shadow Impact Study  
f) Revised and final Wind Study  
g) Revised and final Design Rationale  
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h) Revised and final conceptual Landscape Plan 
i) Revised and final conceptual Grading Plan 

• Additional comments may be provided after review of subsequently submitted new and revised 
materials. 

 
Forestry 
 

1. An Arborist Report and Tree Preservation Plan by a Licensed Certified Arborist shall be 
submitted and is to include all trees on the subject property, municipal property, and 
neighbouring properties (within 6 m of property line). The Arborist Report must include tree 
appraisals for all trees on municipal property. 
 

2. Best efforts are to be made to preserve healthy trees where possible by taking the trees into 
consideration in the proposal, and ensuring that excavation, grading, servicing and utilities are 
outside the minimum tree protection zone of any trees to be preserved. 
 

3. For any municipal trees that require removal to accommodate the proposed development, this 
must be documented in the arborist report, and compensation is to be submitted to the town, 
based on appraised value of the trees. This will be determined once detailed documents are 
received and reviewed. 

 
Engineering 
 
Development Engineering has reviewed the submitted package by the Province, Infrastructure Ontario, 
for the Transit-Oriented Communities (TOC) Development Submission (TOC Submission). This 
submission comprises of the sites municipally known as: (1) 217-227 Cross Avenue & 571-595 Argus 
Road; (2) 157&165 Cross Avenue; (3) 166 South Service Road; and (4) 590 Argus Road.  
The documents being reviewed and commented are listed below: 
 

1. SWM/Functional Servicing Memo/Report by Trafalgar Engineering, October 2024  
2. Civil Engineering Plans/Drawings (includes site grading plan) by Trafalgar Engineering, various 

dates between January 2022 and September 2023 
3. Area and Block Context Plan by Bousfields, October 2024 
4. Hydro Geological Investigation Report by B.I.G.Consulting, October 2024 

 
SECTION 1:  GENERAL 
 

1. Pending finalization of the Mid-Town Stormwater Master Plan and the ultimate drainage strategy 
yet to be determined, the applicant must demonstrate that the stormwater management system 
and servicing network can function effectively under the ultimate condition scenario. All 
proposed servicing must account for drainage contributions from the finalized road network as 
required by the ultimate drainage strategy, be constructed in their final locations, and provide 
flexibility to address the ongoing spill analysis by Conservation Halton 

 
2. The applicant is required to provide an overall drawing illustrating the interim and future designs 

of the minor and major systems, as these independent properties are interdependent for 
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servicing outlets including future lands outside of the application scope. The Town 
acknowledges that the ultimate future condition designs depend on the development of adjacent 
landowners and may vary accordingly. The Town recommends the formation of a development 
owner’s group to ensure coordination of all engineering components. 

 
3. All lands designated as part of the future road network, including partial blocks, must be 

conveyed to the Town of Oakville during the Draft Plan process. Easements over these lands 
may be granted to the developer, if required, for access, maintenance, and general use, where 
applicable. Please refer to site-specific comments for additional information. Further discussions 
between the developer and the Town of Oakville will be necessary to finalize the terms and 
conditions. As proposed in the application, the Town does not support future municipal 
infrastructure within private lands that rely solely on easements for operation. 
 

4. All local roadways supporting development are to be designed and constructed as part of the 
development applications. 
 

5. Sufficient details are needed to demonstrate that water balance criteria can be met with using a 
justified strategy. This includes a discussion of options considered, soil conditions, groundwater 
conditions and a justified alternative with calculations that demonstrate the 25 mm criteria can 
be achieved. See Section 3: Stormwater Management for additional information. 

 
6. Sufficient details are needed to demonstrate that groundwater flows can be managed effectively 

on the site and within the receiving stormwater systems without impacts to downstream 
infrastructure or properties. See Section 3: Stormwater Management for additional information. 

 
7. Environmental Compliance Approvals for all future municipal infrastructure must be obtained 

during the detailed design stage of the application. 
 

SECTION 2: SERVICING AND ROAD LAYOUT 
 
217-227 Cross Avenue & 571-595 Argus Road 
 

8. The 8m-wide block, intended as access for the development and the neighboring property to the 
east, shall be dedicated to the Town of Oakville. All servicing within this block will be owned and 
operated by the Town of Oakville and the Region of Halton. If required, access easements will 
be granted in favor of private parties until the full construction of the future street is completed. 

 
9. Please confirm if there are existing access easements on the subject site in favor of the 

neighboring property known as 570 Trafalgar Road. 
 

10. The proposal includes centerline elevations for the future reconstruction of Cross Avenue. 
Please verify the source of these preliminary elevations. Interim and future grading of the private 
lands will depend on the ultimate road grade conditions. 

 
11. Provide an accurate drainage figure demonstrating the drainage areas contributing to the re-

aligned 675mmØ storm sewer. The external flows will be conveyed through the realignment, but 
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road drainage considerations must be incorporated into the sewer design, as this sewer will 
serve as the main conveyance system for the future street. Currently, drainage for the access 
road flows uncontrolled to Cross Avenue. The sewer sizing must account for the development of 
the northern and eastern portions of the future road to avoid the need for multiple sewers in the 
right-of-way or unnecessary replacements. Per stormwater quality requirements, quality control 
measures must be incorporated into this system and sized accordingly. 

 
12. As noted in the functional servicing reports, air intakes and exhaust vents must be protected 

from surface drainage entry. An overall plan showing the minor and major systems must be 
provided to ensure proper protection. Additionally, Conservation Halton’s analysis of the hazard 
spill north of the highway must be considered when designing the properties. This includes 
addressing entrances to underground parking structures, air vents, exhausts, and other building 
openings that may be impacted. Please consult with Conservation Halton regarding the ongoing 
hazard spill analysis. 

 
157 & 165 Cross Avenue 
 

13. It is acknowledged that Street A cannot be constructed in its entirety, however, the traveled 
portion falls within the current property boundaries. Since the ultimate servicing can be 
constructed in conjunction with the development of 166 South Service Road, it is required that a 
coordinated servicing design be implemented to avoid the need for two separate storage 
systems and two separate quality control devices. Please advise on the feasibility of 
incorporating a single storage system and a single quality control device to limit future 
maintenance and replacement costs for the infrastructure. 

 
14. All servicing within Street A will be owned and operated by the Town of Oakville and the Region 

of Halton. If required, access easements will be granted in favor of private parties until the full 
construction of the future street is completed. 

 
15. Please provide clarification as to why the vertical alignment of Street A has been designed with 

multiple vertical curves instead of a consistent slope to minimize the seesaw effect. For events 
larger than the minor system can accommodate, this design promotes ponding within the 
roadway which is not permitted. 

 
16. The superelevated design of Street B and its intersection with Street A will not be supported. 

Please provide clarification regarding this design decision. Additionally, please explain why 
Street B does not have any proposed servicing. It is important to consider the entire storm 
sewer network when designing municipal infrastructure and roadways. 

 
17. Please confirm if the zero property line setbacks which meet adjacent properties has been 

discussed with the Planning Department regarding how these conditions will transition into 
future development on the neighbouring lands. 

 
166 South Service Road 
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18. It appears that the storm sewer design for Street A, abutting the subject property, is missing 
catch basin structures to effectively capture and contain road flows. Given the current vertical 
profile design of the road, catch basins must be strategically placed at the profile sags to ensure 
proper drainage capture. 

 
19. Local drainage on Street B will not be permitted to flow overland toward Street A. A local storm 

sewer network must be constructed, along with a standard grading and drainage design for 
intersections at the intersection of Street A. 
 

20. All servicing within Street B will be owned and operated by the Town of Oakville and the Region 
of Halton. If required, access easements will be granted in favor of private parties until the full 
construction of the future street is completed. 

 
590 Argus Road 
 

21. It is the developer's responsibility to construct the proposed 450mm storm sewer on Argus 
Road, as the development relies on this sewer as a storm outlet. Currently, the development 
cannot be serviced, and these works on municipal land will be required. The application must 
illustrate the full extent of the construction, including the sewer's outlet to an existing structure 
located to the south, adjacent to the Phase 1 development. An overall servicing drawing is 
required to demonstrate the feasibility of the proposed servicing designs. 

 
Additionally, the sewer alignment crosses into the future road alignment of Argus Road and 
appears to enter private property. Further discussions with the Town will be necessary before 
finalizing the sewer and road alignments. 

 
22. Please investigate whether there are any private storm connections currently connecting to the 

existing storm sewer network at manhole number MH.114. It appears that this sewer may 
potentially be servicing multiple properties, and any existing connections must be incorporated 
into the new storm sewer design and clearly shown on the plans. 

 
SECTION 3:  STORMWATER MANAGEMENT 
 

23. Please note that the developer is responsible for the design and construction of the stormwater 
management strategies for the proposed municipal ROW and the work should be done in the 
coordinated fashion. 

 
24. Please provide the water quantity control calculation details for the proposed roadways for 

interim and ultimate conditions. The allowable release rates, the total drainage areas and 
relevant drainage drawings (including the site owned lands and external drainage areas), the 
storage unit details (including the type, the size, the stage-storage curve for all storm events), 
the post-development flow rates for all events (2-to-100-year storms), will be required to review. 
Please note that the required storage for quantity control is governed by the largest value of the 
results calculated from post-to-pre controlled and from minimum storage unit rate of 68.2 m3 
/ha. 
 



 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

25. The Town recommended the proposed storm sewer in the ROW could be designed for 
conveyance of 10-year storms for the minor system in order to built in the flexibility of spill flows 
within the SWM strategy.  

 
26. Since the all proposed sites and roads are draining to the 16 Mile Creek- ultimately, please 

provide the downstream analysis to demonstrate the onsite control of Regional Storm is not 
required, and the downstream major or minor system is capable to safely conveyance the 
Regional storm to the 16 Mile Creek. 
 

27. Please provide more details on ROW water balance analysis including the required volume and 
its relevant calculations, etc. Please provide the in-situ data to justify and demonstrate the 
feasibility of the water balance strategies. The Town agrees to initial the discussion of the 
overall water balance strategies as per provincial CLI ECA requirements.  
 

28. The developer should be acknowledged that SWM storage may be adjusted once the spill 
outflow hydrographs have been integrated into the Midtown modeling. The site and the 
proposed roads should demonstrate its consideration about safely conveying the spill flows 
without increasing the flood risk on the adjacent sites. 

 
29. The ETV certifications of the selected water quality treatment unit for both roadway and the 

subject site will be required to review during the detail design process.  
 

30. The HGL analysis will be required to review during the detail design stage.  
 

31. Please provide the discussion about the interim and ultimate drainage conditions for the subject 
sites and the proposed roads. Please also have phases discussion for drainage pattern under 
Section 5.  

 
32. It is understood that most of the sites have uncontrolled areas due to different levels of the 

constrains. However, please demonstrate the overall site are meeting water quality 
requirements to achieve the MECP Enhanced Level of protection.   

 
33. Under Section 34 of the Ontario Water Resources Act (OWRA), a Permit to Take Water (PTTW) 

is required for most water takings of 50,000 litres per day or greater in Ontario. The permit 
requirement applies whether the source of the taking is groundwater or surface water. Based on 
the available information, without any justification on the appliable of taking the large amount of 
groundwater from the underground and discharge uncontrolled, the Town does not support the 
groundwater being discharged to stormwater system as uncontrolled flow and will be supporting 
the bath-tubbing for groundwater dewatering.  

 
217-227 Cross Avenue & 571-595 Argus Road 

 
34. There are some uncontrolled drainages discharging to the Street C, Cross Ave., and Argus 

Road as sheet flow, please ensure that major system within those roads is capable of conveying 
the additional flow safely down to the receiving watercourse under both interim and ultimate 
conditions. 
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35. With removal of the existing easement, the proposed roads infrastructures will need to take the 
current amount of the spill flows within the existing easement into account. Please demonstrate 
there is sufficient capacity in the system that accounts for ultimate conditions including the 
external drainage areas, spill and ultimate road network.  

 
36. Why does the interim areas in Fig.3 have higher runoff coefficients than they are in Fig.2? 

Should they be the opposite? 
 
157 & 165 Cross Avenue 

 
37. It is not clear how the 27.3 m3 required storage comes up with as the road drainage is only 0.32 

ha as per Fig.2. 
 

38. In addition to above Comment 2 in the Section 1, please demonstrate the proposed quantity 
control storage in the Street A has considered the external flows from the adjacent upstream 
Site (3) 166 South Service Rd. Please note that the Town does not support the piecemeal SWM 
infrastructures for the future municipal road, please coordinate with the Site (3) 166 South 
Service Rd. to come up with a consolidated SWM strategy for the proposed future municipal 
road.  

 
39. Please clarify if the proposed Street B drains both major and minor flows (2-to-100-year runoff) 

overland to the minor system of the proposed Street A? If so, please demonstrate that the 
catch-basin the Street A that receiving the flows from the Street B is sized correctly for both 
interim and ultimate conditions.  

 
40. Section 2.3.1 indicates that the proposed Street ‘A’ is to provide control to 5-year storm event. 

Please note that the proposed road is required to provide post to pre quantity control for all 
events (2 to 100 years storm and might include Regional storm). Please demonstrate if the post 
2-year flow is lower or equal to pre 2-year flow.  

 
41. Please indicate the uncontrolled catchment in Fig.2. 
 

42. Both water balance and water quality calculations are based on a drainage area of 0.60 ha, 
please clarify why does it not use the total site drainage area (0.64 ha as per Fig. 2) to calculate 
the required treatment volume? 

 
43. The total post-development site flow for 2 year and 100 year in Table 5 are incorrect. 

 
166 South Service Road 

 
44. In addition to above Comment 2 in the Section 1, Please coordinate with the Site (2) 157&165 

Cross Ave. to ensure the downstream storm sewer on proposed Street 'A' has considered the 
controlled flows from the subject lands. Please note that the Town does not support the 
piecemeal SWM infrastructures for the future municipal road, please coordinate with the Site (2) 
157&165 Cross Ave. to come up with a consolidated SWM strategy for the proposed future 
municipal road.  
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45. Please show the uncontrolled drainage area to each direction in the Fig.4. 
 

46. Please provide the discussion about the interim drainage pattern in Section 5.2, as the Section 
5.2.2 indicates that 2 different SWM Tank in two phases.  

 
47. The water quantity calculation in Appendix E does not reflect the two SWM tanks and two 

phases. Please clarify. 
 

48. It is not clear how do the proposed site and road share the allowable release rates. Since they 
have a same outlet to the MH206, should they share the allowable release rates based on the 
ratio of the proposed area?  

 
49. The required water balance volume in Appendix E is not consistent with the number listed in 

Section 5.3.2. Please ensure the uncontrolled area is included into the water balance 
calculations. 

 
50. The proposed site has directed the 0.13 ha drainage area from Lower Morrison Creek to 

Sixteen Mile Creek, please clarify if there is any drainage exchanged between the two 
watersheds previous approved in any related studies. 

 
51. Section 5.1 indicates a “Figure 5” in Appendix E, which does not exist. 
 

52. There are a bunch of area discrepancies between drainage figures, appendix E and SWMR 
Section 5.3.1. Please be clear with the total drainage area for existing and proposed site, the 
total controlled area and the total uncontrolled area. 

 
53. Section 2.4.1 and 5.2.1 indicates that the orifice at the downstream of the MH 206 is to provide 

control to 5-year storm event. Please note that the proposed road is required to provide post to 
pre quantity control for all events (2 to 100 years storm and might include Regional storm). 
Please demonstrate if the post 2-year flow is lower or equal to pre 2-year flow.  

 
590 Argus Road 
 

54. Please demonstrate how the 47 m3 required quantity control storage for the proposed South 
Service Road is calculated.  

 
55. The quantity control criteria are required to control post to pre, however, the proposed storage 

tank for South Service Road is only control post flows to 5-year event, please demonstrate how 
does the 2-year event meet the post to pre criteria.  

 
56. There are duplicate statements in Section 5.1 and Section 5.1.1. Please revise accordingly. 
 

57. Please provide the drainage plan including the uncontrolled drainage catchment in accordance 
with phases, as both phases do not include the uncontrolled flow however, the Fig. 2 does show 
the 0.04 ha uncontrolled drainage to the proposed road.  
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58. The allowable release rate for the existing site should not be calculated based on 0.9 runoff 
coefficient, which is over-estimated the existing imperviousness and increase the allowable 
release rates. Please re-evaluate the runoff coefficient for the existing site.  

 
59. The connections to the municipal sewer for Phase 1 seems to be downstream of the Phase 2, 

please demonstrate how does interim and ultimate roadworks impact the municipal connections 
for different phases of the site.  

 
60. Why are the water balance and water quality requirements calculated based on 1.4 ha drainage 

area in Appendix F while the total site is only 1.32 ha as per Section 5.3.1? 
 
The development for all four sites requires a Record of Site Condition for each site under the provincial 
regulations (Reg. 153/04) as they are moving from a more sensitive use (from commercial to 
residential). 
 
No person may use the lands described as [insert location] or erect or use buildings or structures on 
those lands unless the following conditions, if applicable: 
 

1) The filing and the acknowledgement of the Record of Site Condition (RSC) for each property is 
required to ensure the property is suitable for the proposed land use under Reg. 153/04. before 
the use or erection of a building or structure begins. 

 
2) Copy of all the environmental documents supporting the filing of the RSC be provided to the 

town along with the reliance letter as per the town’s template.  
 
Transportation 
 
General 

 

1. [Step 1] - In order to confirm the traffic conditions generated by the TOC sites and their impacts 
to, and relationship with, Midtown itself and the broader transportation network, more details 
and analysis are required to:  
a. Demonstrate how the transportation infrastructure and traffic will be phased to and how that 

aligns with the projected growth of Midtown, the phasing of development, and the delivery of 
supporting infrastructure (interim and permanent) including the road network and subsurface 
services (see Halton and Engineering comments regarding locating sewers and watermains 
within the future road allowances).    

b. Demonstrate how the interim and ultimate road network will function with the TOC (and 
background and development traffic generated in the same horizon years) in place, 
including road capacity, queuing, intersection operations and delay.    

c. Be consistent with the most recent version of the Midtown OPA.  
d. Confirm the alignment and setback of the South Service Road and ensure that is 

appropriately referenced on all applicable plans.  
e. Demonstrate the parking needs and phasing, and how parking will function for the TOC 

sites.  It is understood that formal parking requirements (X spaces/m2, for example) for 
MTSAs are no longer mandated as a result of Bill 185, however there does need to be an 
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analysis of how parking on-site and on-street will work for the TOC sites and how the 
proposed parking plan – cars and bikes – will support the TOC and area.  

f. Demonstrate how the existing and future transit reach analysis aligns with Oakville’s 5-Year 
Transit Service Plan, and how it relates to the traffic volumes, and parking rates.  It is 
recognized that the traffic analysis in a TIS primarily focuses on personal vehicles, but given 
the TOC location and the “transit-oriented” nature of the community, it is important to 
understand what the expected reliance of transit will be for TOC-generated trips and how 
that contributes to the reduction in parking needs and personal vehicle trips as compared 
with a similar development located outside of a TOC or MTSA.   

g. Include the type and location of proposed active transportation infrastructure within the 
rights-of-way, and their connections with the broader network.  
 

2. [Step 1] – There are some inconsistencies between the TIS and what is shown on the site plans 
for each of the 4 sites.  Ensure that supporting and required infrastructure and the facilities that 
are referenced in the TIS are also shown on the site plans, and vice versa. There also needs to 
be consistency between these documents and the infrastructure recommendations in the FSR 
and urban design plans. This includes loading, pick-up/drop-off (PUDO), active transportation 
infrastructure, boulevards, transition from interim conditions (accesses, partial/interim roads, 
traffic control), parking, and the road network itself.  
 

3. [Step 1] – Transportation comments (Sustainable Transportation, Oakville Transit, 
Transportation Services) should be read in conjunction with the comments from the peer 
reviewers and the comments from Oakville Development Engineering and Halton Region.  

   

Sustainable Transportation 

 

1. Site Plan  
a. [Step 1] - Residential multimodal spatial dimensions and locations (bikes, e-scooters and 

other types of multi-mobility) within each building footprint, are recommended to be stated 
on the Site Plan, in accordance with the requirements in Ontario Traffic Manual, Book 18.    

b. [Circ 1] - Please provide a cycling circulation plan for the development site illustrating 
connections to the road network.  

c. [Circ 1] - A wayfinding strategy within the building to identify sustainable modes spaces is 
recommended.  

d. [Circ 1] - A wayfinding strategy throughout the POPs areas is recommended.  
  

2. Transportation Demand Management Measures  
a. [Step 1] – Please identify the implementation phasing of the Transportation Demand 

Management measures across the proposed site for hard and soft measures, with a focus 
on car share, bike share, and private shared mobility devises.  

b. [Circ 1] - Please use the MMLOS guidelines to analysis the quality of service of commutes 
across the development site.  

c. [Circ 1] All sustainable travel handbooks or packages need to be cleared by the Sustainable 
Transportation Program Coordinator prior to distribution.   

  

Oakville Transit 
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1. [Step 1] – For information - as per the Town of Oakville’s draft Midtown OPA, Cross Avenue will 
continue to serve as a transit route for transit services to and from the Midtown Oakville transit 
hub.   
 

2. [Step 1] – Planning Justification Report Section 3.6.3 – please make the following changes:  
a. Route 4 operates from 7:30AM midnight on Saturdays and from 8AM to 8PM on Sundays.   
b. Route 5A no longer exists. Please remove references to route 5A including the reference to 

the route operating along Sixteen Mile Drive. Service along Sixteen Mile Drive is now 
provided by Route 37.  

c. Route 20 operates until 11:30pm on weekdays.  
d. Route 24 operates until midnight on weekdays.  
e. Route 120 operates from 6:30AM – 9:30AM and 3:00PM – 7:00PM. There is no mid-day 

service.   
 

3. [Step 1] – Planning Justification Report Section 3.6.4 - please add the following: “Oakville Town 
Council has recently approved Oakville Transit’s 5-Year Business plan. The plan maps out 
Oakville Transit’s plans from 2025 to 2029. There are a number of planned changes to Oakville 
Transit’s bus network, including changes to routes that serve the Oakville GO Oakville Transit 
Bus Hub. The changes will be done in phases between 2025 and 2029.”    

  

Transportation Services 

 

1. Site Plan - Step 1 comments based on “Overall Construction Phasing Plan” submission dated 
2024/03/22  
a. [Step 1] – The alignment of the road network and intersections should be consistent with the 

current draft OPA – Schedule L5 dated September 2024 and should extend to all road 
connections to the rest of the “Midtown Oakville Area”. Refer also to the Engineering 
comments and the Halton Region comments regarding road network, interim conditions and 
phasing.   

b. [Step 1] – identify how the driveways for each site will work, including any impacts 
associated with queuing, on site or on the road that the driveway connects to, that would 
limit the ability of vehicles to enter or exit the site.  

c. [Step 1] – Identify the dimensions to illustrate the Right of Way widths on the drawings and 
ensure that they align with those proposed for the future road network as per the draft OPA 
– Schedule 5L dated September 2024.  

d. [Step 1] – For the pedestrian connectivity, please confirm/verify the locations of future 
Privately Owned Public Spaces (POPS) on the conceptual plans.   

e. [Step 1] – The subject developments accesses should be identified ensuring that the corner 
clearance from adjacent intersections is met.  

f. [Step 1] – The daylight triangles should be designed according to the Town of Oakville 
Design Standard for the respective proposed road categories as identified in Schedule L of 
the current Draft OPA (September 2024).  

g. [Step 1] – There are some inconsistencies between the TIS and what is shown on the site 
plans for each of the 4 sites.  Ensure that supporting and required infrastructure and the 
facilities that are referenced in the TIS are also shown on the site plans, and vice versa. 
There also needs to be consistency between these documents and the infrastructure 
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recommendations in the FSR and urban design plans. This includes loading, pick-up/drop-
off (PUDO), active transportation infrastructure, boulevards, transition from interim 
conditions (accesses, partial/interim roads), parking,    

h. Please also refer to the attached Peer Review comments.  
  

2. Traffic Impact Assessment/Study  
a. [Step 1] – Figures need to be clearly labelled to allow for proper review and analysis.  For 

example, there are no years/dates on the “future” plans for Figures 10, 11, 14, 15, 16, 17, or 
20  

b. [Step 1] – Figures showing the existing conditions (traffic volumes) in the morning and 
afternoon peak periods are required to compare the changes in volumes with the TOC (i.e. 
to compare against Figures 17 and 18).  

c. [Step 1] – More detail is required regarding the anticipated 2038 traffic generated by the 
TOC (see Figures 17, 18).  Some of the volumes look very low.  For example, only 15 
vehicles are shown heading westbound to the TOC area via Cross/future Cross(existing 
South Service Road) in the PM peak, and only 55 (through) and 49 (LT at 
Cornwall/Trafalgar).  These seem like very low volumes for 6,908 residential units.  The 
TOC generated volumes, bound for the TOC area at the end of the day, via Cornwall and 
Speers, also seem low – only 46 vehicles making the westbound left at 
Cross/Cornwall/Speers and 82 vehicles making the left turn at this same intersection. How 
are the anticipated cycling, transit and pedestrian volumes generated by the TOC at these 
times influencing the traffic volumes?    

• Conversely, there are over 803 vehicles projected to make the southbound right into 
the TOC area at the Argus/Trafalgar intersection in the PM peak.  How will this 
intersection operate with such a high volume of right turns?  Page 55 notes the 
intersection delay due to northbound through movements and the delay for the 
weekday PM peak for northbound left turns, but the southbound right turns are not 
mentioned here.  

d. [Step 1] – The expansion of the study area will be required as part of the Oakville TOC 
development technical review.  The analysis does not include the traffic that will come into 
Midtown (west of Trafalgar, in the area of the TOC) from the connection of Argus/Davis, for 
example.    

e. [Step 1] – Other active and planned developments in the study area are required to be 
included as part of the background development trips.  

f. [Step 1] – Align the phasing assumed for the TIS horizons with the anticipated road network 
phasing. Demonstrate how the phasing of the Midtown road network, both roads to be built 
through development and roads to be built through town capital projects will influence the 
traffic patterns and volumes to/from the TOC area – include both background traffic and 
TOC-generated traffic. Identify which roads are needed to support the TOC and when they 
are required.  Identify how and when the interim road/access conditions will transition to 
permanent roads.    

• Where sites rely on local roads that are not yet constructed (i.e. TOC Site #2 at 157 
Cross) or are proposed to be initially serviced by only a portion of the right-of-way 
(i.e. TOC Site #1 at Cross/Argus), identify how the access to, from and around the 
site will be managed under these interim conditions and when the permanent roads 
are being constructed.  
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• Please also refer to the Engineering comments regarding road network, phasing and 
interim conditions.  

g. [Step 1] – As part of the analysis of how the interim and ultimate road network will function 
with the TOC (and background and development traffic generated in the same horizon 
years) in place, including road capacity, queuing, intersection operations and delay, ensure 
that transit operations are also included. Cross Avenue will continue to be the primary route 
for transit (including future BRT service) to and from the Oakville GO Station.  In order to 
support a decreased reliance on automobile trips and an increased use of transit, buses 
need to be able to access and leave the GO Station quickly and efficiently to get to the new 
north/south road on the east side of Trafalgar Road.  Argus/Davis will also be an important 
transit route in the TOC area.  The new north/south road will be the primary north/south 
transit route in this area.  The queuing analysis and the capacity analysis both need to 
identify the impacts to this efficient transit movement and the mitigation methods.    

h. [Step 1] – Please confirm that the number of residential units, and the floor area for retail, 
day care, health/fitness club and office are correct and consistent throughout the TIS and 
between the TIS and the other plans and reports.  The site plan details used for the analysis 
in Table 16 of the TIS do not match the details identified in Table 1 of the TIS, for example.  

i. [Step 1] – The capacity analysis details are required and will need to be updated based on 
appropriate traffic data and supporting documentation and reflecting the updates to the TIS 
to address the town’s and peer reviewer’s comments on the first circulation.  

 
Zoning 
 

1. The above noted properties are currently zoned MTC (Midtown Transitional Commercial) under 
the 2014-014 Zoning By-law which is currently under appeal. Since the MTC zone is still under 
appeal the town’s former Zoning By-law 1984-063 regulations for the C3A zone are still in effect 
for these properties where the most restrictive regulations are applied for both by-laws. The 
regulations for MTC are the more restrictive for lot area, lot frontage, lot coverage, all yards and 
height shall be legally existing on the effective date of the Zoning By-law. Additionally, the 
permitted uses are also under appeal where the uses are required to comply for both C3A and 
MTC Zones. It is recommend using the MU4 zone as the base zoning and apply special 
provision for each site which already has base regulations which could be applied to re-
development. 

 
2. Zoning By-law Amendment applications have been submitted for each of the properties where 

comments have been provided and are available upon request from IO. Please provide Draft 
By-law regulations for review which incorporates the Zoning comments provided for the Zoning 
By-law Amendment applications and changes to the design which have occurred since the 
submission. When the draft regulations are circulated further comments will be provided. 

 
Economic Development 
 
Economic Development would like to see more commercial and office use included in the 4 proposed 
blocks for the TOC submission. A total of 16,797 Sq M of non-residential usage is proposed on the 
sites and a total of 14,912 Sq M of indoor amenities space. In the proposed OPA for the area, the 
amount of commercial use needed is 70% of the total frontage of the buildings on site with 30% of the 
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frontage used for amenities. Economic Development would like to see the data presented in terms of 
frontage in the next submission and more commercial usage to reflect the 70% frontage required by the 
proposed OPA.  
 
In addition, the proposal for Site 3 has a large portion of the non-residential space is marked for a 
Community Centre - outline what the usage would be if the community center did not come to fruition. 
 
Region of Halton 
 
Bill 185 – Cutting Red Tape to Build More Homes Act, 2024: 

 
Due to recent Provincial legislation, as of July 1, 2024, the Halton Region’s role in land use planning and 
development matters is changing.  The Region is no longer responsible for the Regional Official Plan – 
as it is now the responsibility of Halton’s four local municipalities. As a result of this change, a 
Memorandum of Understanding (MOU) between the Halton municipalities and Conservation Authorities 
has been prepared which identifies the local municipality as the primary authority on matters of land use 
planning and development.  The MOU also defines a much narrower scope of interests for the Region 
and the Conservation Authorities in these matters.   

 
As outlined in the MOU, the Region has an interest in supporting our local municipal partners by providing 
review and comments on interests that include: 

  
• Water and Wastewater Infrastructure; 
• Regional Transportation Systems including stormwater management infrastructure and 

acoustic mitigation on Regional right-of-ways; 
• Waste Collection; 
• Affordable and Assisted Housing;  
• Responsibilities associated with a specific mandate prescribed by legislation (e.g. 

sourcewater protection, public heath); and 
• Other Regional services that have a land component 

 
Given the above, the Region will no longer be providing comments related to the Regional Official Plan 
or Provincial Policy matters, unless a request is made by the local municipality for assistance to support 
transition.   
 
Any comments the Region provides in response to a request from a local municipality to support transition 
will be provided separately from the comments associated with the remaining Regional interests listed 
above and defined through the MOU and are for information purposes and ultimately the responsibility of 
the local municipality.   
 
Background: 
 
Regional staff are forwarding comments in response to the 1st submission of the above-noted TOC 
Oakville application circulated on November 15, 2024. The purpose of these applications is to permit a 
four phased mixed-use development with the following development statistics:  
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Phase 1: 217-227 Cross Avenue & 571-587 Argus Road 

• Residential: Tower A (46 storeys) & Tower B (52 storeys) & Tower C (59 storeys) on a 7-storey 
podium 

• Total of 1,977 residential units 

• Retail: 1,605 m2 (17,276 ft2) 

• Office: 2,125 m2 (22,873 ft2) 
 
Phase 2: 157 – 165 Cross Avenue  

• Residential: Tower A (58 storeys) & Tower B (50 storeys) on a 6-storey podium 

• Total of 1,222 residential units 

• Retail: 2,522 m2 (27,147 ft2) 

• Office: 1,254 m2 (13,498 ft2) 
 
Phase 3: 166 South Service Road east 

• Residential: Tower A (51 storeys) & Tower B (55 storeys) & Tower C (49 storeys) on a 7-storey 
podium 

• Total of 1,853 residential units 

• Retail: 1,231 m2 (13,250 ft2) 

• Commercial (Fitness Centre) 5,035 m2 (54,196 ft2) 
 
Phase 4: 590 Argus Road  

• Residential: Tower A (47 storeys) & Tower B (50 storeys) & Tower C (55 storeys) on a 6-storey 
podium 

• Total of 1,856 residential units 

• Retail: 1,004 m2 (10,807 ft2) 

• Office: 997 m2 (10,732 ft2) 

• Day Care: 444 m2 (4,779 ft2) 
 
Planning Act Applications and Ontario Land Tribunal (OLT) Appeals: 
 
The four phases associated with the TOC Oakville application are associated with a series of Planning 
Act applications which have been previously commented on, reviewed, and subsequently appealed to 
the Ontario Land Tribunal (OLT). Each of the development applications were not supported by the 
Region for various reasons. Furthermore, each of the Planning Act application appeals were 
consolidated at the OLT. 
 
The submission of the TOC Oakville application is independent from the Planning Act and OLT 
approval process and is being reviewed as a new standalone application.  
 
Water and Wastewater Servicing: 
 
In accordance with the MOU and to ensure water and wastewater services are provided in accordance 
with Regional requirements, Halton Region provides the following comments. 
 
Midtown Implementation Plan: 
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Water and wastewater services within Midtown Oakville are being analyzed through the ongoing work of 
the Town of Oakville’s Midtown Implementation Plan and the outcomes of various studies yet to be 
finalized, which among other things includes an update to the Midtown Area Servicing Plan (ASP). The 
update to the Midtown ASP will determine water and wastewater needs to support the anticipated people 
and jobs growth for Midtown Oakville.  
 
PR3447/PR3547 – Trafalgar Road Capital Works: Watermain & Wastewater Midtown Oakville: 
 
The Region of Halton is currently undergoing a detailed design capital work project along Trafalgar 
Road within Midtown Oakville referred to as PR3447 and PR3547. For additional reference, PR3447 
and PR3547 are associated with DC projects ID #6535 and ID #6537. It has been determined that an 
upgrade to the existing sanitary infrastructure would result in a micro-tunneled 1200mm diameter 
sanitary sewer. The alignment of the proposed trunk is planned along Trafalgar Road between Lawson 
Street to Argus Road before connecting to existing sanitary sub-trunk that runs beneath the QEW 
Highway.  
 
Proposed developments may reflect an interim scenario where existing infrastructure is utilized 
however ultimate servicing solutions for all Midtown Oakville development proposals must account for 
the 1200mm diameter sanitary trunk. Furthermore, future sub-trunk infrastructure will be determined 
and planned in coordination with approved municipal rights-of-way through the Midtown Implementation 
Plan. The ultimate servicing solution specific to Regional water and wastewater infrastructure will be 
determined through the Midtown Implementation Plan.  
 
The approved Water and Wastewater Area Servicing Plan (ASP) for Midtown Oakville Addendum dated 

January 2021 prepared by GM Blue Plan identifies that the outcome of Midtown Oakville analysis 

resulted in the recommendation of Alternative 4 (Optimized West to East Diversion) to be selected as 

the preferred solution for the area. While identified as the preferred solution, the ultimate design 

preference, as identified through PR3447 / PR3547 deviates from Alternative 4. As identified above, the 

new ultimate design preference is as follows: 

 

• Between Lawson Street and Argus Road, a 1200mm diameter sanitary sewer will be designed 
for connecting to an existing 1050mm diameter sanitary sewer south of Lawson Street; and, 

• The existing 600mm diameter sanitary sewer running beneath the QEW Highway would be 
realigned along the proposed Argus Road and South Service Road East realignment connecting 
to the new 1200mm diameter sanitary sewer as designed through PR3447 and PR3547. 

• Note: The scope of the Region’s project is not to realign the existing 600mm sanitary sewer 
beneath the QEW Highway.  

 

Through coordination efforts with the Town’s Implementation Plan, and the most available information 

as it related to the coordination of other capital improvements within the Midtown Oakville boundary, 

PR3447 / PR3547 have the following timelines: 

 

• The completion of a 60% design package associated with the new ultimate design preference is 
anticipated to be completed by year end 2024. 

• Tender for construction is anticipated by Q2 2025 with construction being completed in 2027. 
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Phase 1: 217-227 Cross Avenue & 571-587 Argus Road: 
 
A Functional Servicing Report (FSR) prepared by Trafalgar Engineering Ltd., dated October 2024, was 
submitted with the application.  
 
Wastewater Servicing: 
 
The FSR provides an analysis demonstrating what the proposed sewage flows generated from this 
development will be. The FSR also provides what the existing flows from the various properties 
comprising the site will be. The existing flows from the site are noted as 1.83 l/s and the proposed flow 
from the development are noted as 34.36 l/s. 
 
The FSR notes that the site will be connected to the existing 600mm diameter sanitary sewer that is 
located on Argus Road.  This sewer will drain southward into the existing 525mm diameter sanitary 
sewer located on Cross Avenue. The FSR provided an analysis of the downstream sewer system to 
analyse if there is sufficient capacity to accommodate the development; however, the Region is aware 
that there are downstream sewer constraints. 
 
There are downstream sanitary sewer capacity issues in the existing sewer on Cross Avenue as well 
with some of the existing sewers on Trafalgar Road. These capacity issues have been noted in the 
Region’s Water and Wastewater Master Plan and these downstream sewers have been slated for 
replacement with larger sewers. The downstream sewer constraints would have to be addressed before 
this development could proceed.  The downstream sewer upgrades and/or replacement would have to 
be constructed and in operation prior to the proposed development proceeding. The proposed 
downstream sewer upgrades/replacements on Cross Avenue and Trafalgar Road are DC projects (ID 
#6535 and 6537). Design and Contract Administration of the DC project ID’s (ID #6535 and 6537) are 
funded through the council report PW-26-23.  
 
Water Servicing: 
 
The FSR notes that the proposed water servicing of this site will be by connecting the development to 
the existing 300mm diameter watermain on Argus Road and the existing 300mm diameter watermain 
on Cross Avenue. The FSR should be revised to demonstrate that the existing water system in the area 
can support this development. Note, no hydraulic water modelling analysis was submitted with this 
application. Updated hydraulic modelling will be requirement of a future resubmission or shall be a 
Holding Provision / Condition as part of the implemented zoning. 
 
Cross Avenue Realignment: 
 
The Town of Oakville is planning to realign Cross Avenue in the area of the proposed development as 
part of the Midtown Oakville re-development. The existing water and wastewater servicing that is 
located on Cross Avenue will also have to be relocated as part of this road realignment. Provided the 
ongoing work of the Midtown Implementation Plan, there is uncertainty around the responsibility of 
Cross Avenue Realignment specific to the design, funding and construction associated with local 
services along Cross Avenue. The updated FSR shall confirm how the existing services will be 
implemented 
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Street C: 
 
A portion of a future municipal road that is oriented north south is proposed to be located on the eastern 
limit of the property. This road is referenced on the Site Servicing Plan as Street C. The FSR does not 
reference of what the proposed servicing in this road will be. The Site Servicing Plan shows no local 
watermain and/or local sanitary sewer on this roadway. The 2021 ASP shows that no watermain and/or 
sanitary sewer are required on this roadway. The Midtown Implementation Plan will provide an updated 
ASP to determine ultimate watermain and sanitary sewer requirements.  
 
Phase 2: 157 – 165 Cross Avenue: 
 
A Functional Servicing Report (FSR) prepared by Trafalgar Engineering Ltd., dated October 2024, was 
submitted with the application.  
 
Wastewater Servicing: 
 
The FSR provides an analysis demonstrating what the proposed sewage flows generated from this 
development will be. The FSR also provides what the existing flows from the various properties 
comprising the site will be. The existing flows from the site are noted as 0.4 l/s and the proposed flow 
from the development are noted as 21.8 l/s. 
 
The FSR notes that the site will be connected to the existing 300mm diameter sanitary sewer that is 
located on Cross Avenue and extension of sanitary sewers on proposed Street A. This sewer will drain 
eastward into the existing 525mm diameter sanitary sewer located on Cross Avenue east of Argus 
Road. The local sanitary sewer fronting 157/165 Cross Avenue can support the full buildout of the 
development given the noted downstream upgrades are constructed and operational. The FSR notes 
that an approximate 140m section of existing local sanitary sewer extending westerly from Argus Road 
and Cross Avenue will require upsizing when any additional development is added to the local sanitary 
sewer on Cross Avenue. The FSR provided an analysis of the downstream sewer system to analyse if 
there is sufficient capacity to accommodate the development; however, the Region is aware that there 
are downstream sewer constraints. 
 
There are downstream sanitary sewer capacity issues in the existing sewer on Cross Avenue as well 
with some of the existing sewers on Trafalgar Road. These capacity issues have been noted in the 
Region’s Water and Wastewater Master Plan and these downstream sewers have been slated for 
replacement with larger sewers. The downstream sewer constraints would have to be addressed before 
this development could proceed.  The downstream sewer upgrades and/or replacement would have to 
be constructed and in operation prior to the proposed development proceeding. The proposed 
downstream sewer upgrades/replacements on Cross Avenue and Trafalgar Road are DC projects (ID 
#6535 and 6537). Design and Contract Administration of the DC project ID’s (ID #6535 and 6537) are 
funded through the council report PW-26-23.  
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Water Servicing: 
 
The FSR notes that the proposed water servicing of this site will be by connecting the development to 
the existing 300mm diameter watermain on Cross Avenue and extension of WM services on proposed 
Street A.  
 
A local road (Street A) is proposed on the eastern part of the property. The 2021 ASP notes that a local 
watermain would be required on this roadway. The FSR notes that a proposed watermain is to be 
constructed on this road and it will dead end at the norther limit of the property. The FSR notes that the 
watermain on this road will ultimately be extended when the proposed road is extended when the 
property at 166 South Service is developed. The FSR did not proposes an auto-flusher at the dead end 
to provide water quality in the interim dead end watermain. The Region has concerns about using an 
auto-flusher for a long period under interim conditions.   
 
It is the Regions preference and standard practice to not permit auto-flushed within an ultimate water 
servicing strategy. Provided the context of the four Phases of the Oakville TOC application, 
consideration should be given to completing the watermain northward along Street A to South Service 
Road and connecting to the existing 500mm diameter CPP watermain. Should the developer propose 
this water servicing strategy on an interim basis, the Region would require a temporary Regional 
easement to be located over the future part of the road to the North.  
 
No fire flow tests were completed for the analysis in the FSR in order to determine if the existing water 
system can accommodate the proposed re-development.  The FSR did provide analysis that 
determined what the proposed water demand would be for the development.  The FSR should be 
revised to include fire flow testing in the area and the corresponding analysis that demonstrates that the 
existing water system in the area can support this development. The FSR should be revised to 
demonstrate that the existing water system in the area can support this development. Note, no 
hydraulic water modelling analysis was submitted with this application. Updated hydraulic modelling will 
be requirement of a future resubmission or shall be a Holding Provision / Condition as part of the 
implemented zoning.  
 
Cross Avenue Realignment: 
 
The Town of Oakville is planning to realign Cross Avenue in the area of the proposed development as 
part of the Midtown Oakville re-development. The existing Regional servicing that is located on Cross 
Avenue will also have to be relocated as part of this road realignment. The FSR did not address the 
realignment of Cross Avenue and the relocation of the existing local servicing that will be 
required. Provided the ongoing work of the Midtown Implementation Plan, there is uncertainty around 
the responsibility of Cross Avenue Realignment specific to the design, funding and construction 
associated with local services along Cross Avenue. The updated FSR shall confirm how the existing 
services will be implemented. 
 
Phase 3: 166 South Service Road East: 
 
A Functional Servicing Report (FSR) prepared by Trafalgar Engineering Ltd., dated October 2024, was 
submitted with the application.  
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Wastewater Servicing: 
 
 The FSR notes that the site is currently serviced by a sewer connection that is located on the adjacent 
property to the south at 157 Cross Avenue. This would be a private sewer that crosses property lines.   
  
The FSR provides an analysis demonstrating what the proposed sewage flows generated from this 
development will be. The existing flows from the site are noted as 0.6 l/s Peak Flow and the proposed 
flow from the development are noted as 31.9 l/s Peak Flow.  
  
The FSR also notes that the proposed servicing for the development would be to construct a new local 
sanitary sewer on proposed Street A through the adjacent land (165 Cross Avenue). The downstream 
sewer on the future portion of the roadway that is south of the site (165 Cross Avenue) would have to 
be constructed as part of these works. That would require a temporary Regional easement to be 
located over the future part of the road to the south. 
  
The FSR notes that the site will be connected to the existing 300mm diameter sanitary sewer that is 
located on Cross Avenue. This sewer will drain eastward into the existing 525mm diameter sanitary 
sewer located on Cross Avenue east of Argus Road. The FSR provided an analysis of the downstream 
sewer system to analyse if there is sufficient capacity to accommodate the development; however, the 
Region is aware that there are downstream sewer constraints. 
  
There are downstream sanitary sewer capacity issues in the existing sewer on Cross Avenue as well 
with some of the existing sewers on Trafalgar Road. These capacity issues have been noted in the 
Region’s Water and Wastewater Master Plan and these downstream sewers have been slated for 
replacement with larger sewers.  The downstream sewer constraints would have to be addressed 
before this development could proceed. The downstream sewer upgrades and/or replacement would 
have to be constructed and in operation prior to the proposed development proceeding. The proposed 
downstream sewer upgrades/replacements on Cross Avenue and Trafalgar Road are DC projects (ID 
#6535 and 6537). Design and Contract Administration of the DC project ID’s (ID #6535 and 6537) are 
funded through the council report PW-26-23. 
 
Water Servicing: 
  
The FSR notes that it is unclear on how the property is currently serviced for water. The FSR notes that 
the property is likely serviced through the adjacent property (157 Cross Avenue) and/or through a 
service connection to the existing trunk watermain on the South Service Road. 
  
A local road (Street A) is proposed on the eastern part of the property. The 2021 ASP notes that a local 
watermain would be required on this roadway. The Midtown Implementation Plan will provide an 
updated ASP to determine ultimate watermain and sanitary sewer requirements. The FSR notes that a 
300mm diameter proposed watermain is to be constructed on this road with temporary servicing 
easement on the adjacent land (165 Cross Ave) and connect to the existing 300mm diameter 
watermain on Cross Avenue to form a loop. 
  
A fire hydrant test was completed on the hydrant adjacent to the subject site (front of Hiker’s Haven) 
and results of the flow test were included in the FSR (Appendix C). The FSR did provide analysis that 
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determined the proposed water demand for the development. The FSR should be revised to 
demonstrate that the existing water system in the area can support this development. Note, no 
hydraulic water modelling analysis was submitted with this application. Updated hydraulic modelling will 
be requirement of a future resubmission or shall be a Holding Provision / Condition as part of the 
implemented zoning.  
 
The FSR should also address, in relation to this watermain, any requirements for Regional easements 
on this property for the South Service Road watermain due to provincial setback requirements for 
underground infrastructure 
  
Cross Avenue Realignment: 
  
The Town of Oakville is planning to realign Cross Avenue in the area of the proposed development as 
part of the Midtown Oakville re-development. The existing Regional servicing that is located on Cross 
Avenue will also have to be relocated as part of this road realignment. The FSR did not address the 
realignment of Cross Avenue and the relocation of the existing local servicing that will be required. 
Provided the ongoing work of the Midtown Implementation Plan, there is uncertainty around the 
responsibility of Cross Avenue Realignment specific to the design, funding and construction associated 
with local services along Cross Avenue. The updated FSR shall confirm how the existing services will 
be implemented. 
 
Phase 4: 590 Argus Road: 
 
A Functional Servicing Report (FSR) prepared by Trafalgar Engineering Ltd., dated October 2024, was 
submitted with the application.  
 
Wastewater Servicing: 
 
The FSR provides an analysis demonstrating what the proposed sewage flows generated from this 
development will be. The FSR also provides what the existing flows from the various properties 
comprising the site will be. The existing flows from the site are noted as 2.29 l/s and the proposed flow 
from the development are noted as 31.61 l/s. 
 
The FSR notes that the site will be connected to the existing 600mm diameter sanitary sewer that is 
located on Argus Road. This sewer will drain southward into the existing 525mm diameter sanitary 
sewer located on Cross Avenue. The FSR does provide an analysis of the downstream sewer system 
to demonstrate there is not sufficient capacity to accommodate the development. The Region is aware 
that there are downstream sewer constraints. 
 
There are downstream sanitary sewer capacity issues in the existing sewer on Cross Avenue as well 
with some of the existing sewers on Trafalgar Road. These capacity issues have been noted in the 
Region’s Water and Wastewater Master Plan and these downstream sewers have been slated for 
replacement with larger sewers. The downstream sewer constraints would have to be addressed before 
this development could proceed. The downstream sewer upgrades and/or replacement would have to 
be constructed and in operation prior to the proposed development proceeding. The proposed 
downstream sewer upgrades/replacements on Cross Avenue and Trafalgar Road are DC projects (ID 
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#6535 and 6537). Design and Contract Administration of the DC project ID’s (ID #6535 and 6537) are 
funded through the council report PW-26-23. 
The FSR proposes relocating the existing sanitary trunk sewer that is located on the eastern portion of 
the property to the realigned South Service Road right-of-way.   
 
Water Servicing: 
 
The FSR notes that the proposed water servicing of this site will be by connecting the development to 
the existing 300mm diameter watermain on Argus Road.   
 
The FSR indicates that a proposed watermain will be required on the realigned South Service Road. 
The ASP notes that a local watermain will be required on the South Service Road along the entire 
frontage of this property. The FSR should also address, in relation to this watermain, any requirements 
for Regional easements on this property for the South Service Road watermain due to provincial 
setback requirements for underground infrastructure. 
 
Water and Wastewater Servicing Summary: 
 
At this time, the advancement of waster and wastewater for Midtown Oakville is premature provided the 
ongoing works completed through the Midtown Implementation Plan. Should the proposed Oakville 
TOC application advance, Holding Provisions or Conditions associated with the implementing zoning 
are noted below.  
 
Transportation: 
 
In accordance with the MOU and to support an effective Regional transportation network, Halton 
Region provides the following comments. 
 
Regional Transportation Staff have reviewed the above-noted application for zoning amendment, draft 
plan of subdivision and official plan amendment and have the following comments: 
 
Right-Of-Way (ROW) Requirements and Access:  
 
Phases 1 throughout 4 fronts onto multiple municipal ROW owned and maintained by the Town of 
Oakville including Cross Avenue, South Service Road East, and Argus Road. Vehicle access will be 
provided through private driveway connections.  
  
Regional Transportation Staff have reviewed the above-noted application for Oakville TOC and note 
that the development concept plan differs from the Town of Oakville’s draft Midtown Official Plan 
Amendment. The proposed development concepts shall align with the draft Midtown Official Plan 
Amendment Road Network, as shown in Schedule L5 Transportation Network.  
 
Technical Study Review: Terms of Reference: 
 
Provided the complexity and scale of the proposed development, a Terms of Reference (TOR) shall be 
submitted to Halton Region, the Town of Oakville and the Ministry of Transportation for review and 
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approval prior to the start of the study. Following such, the comprehensive Transportation Study must 
be completed based on the agreed TOR.  
Technical Study Review: Traffic Impact Study: 
 
The Region has completed a preliminary review of the Traffic Impact Study, dated September 24, 2024, 
prepared by BA Group and Paradigm Transportation Solutions Limited. The Traffic Impact Study notes 
that: 

• Further refinement of the vehicular traffic generation estimates is ongoing and will be 
incorporated into subsequent transportation related technical reviews. A fulsome, 
comprehensive summary of mitigation measures will be provided in the next full technical 
submission related to Oakville TOC development, wherein, additional horizon years will be 
reviewed. 

 
Provided the above, it is the opinion of Regional staff that a comprehensive technical submission be 
provided in accordance with a TOR to align with Halton Region, the Town of Oakville and the Ministry 
of Transportation requirements. Furthermore, Region staff may consider and review a future 
comprehensive Traffic Impact Study once those further refinements are made.  
 
Technical Study Review: Noise Study: 
 
Phase 1: 217-227 Cross Avenue & 571-587 Argus Road: 
 
A Noise Feasibility Study Reliance Letter dated October 3, 2024, prepared by HGC Engineering was 
submitted to support Phase 1 of the proposed development application. The submitted study is found to 
be generally acceptable. Regional Staff will continue to review and confirm the submitted Noise Studies 
as part of downstream Planning Act development applications. 
 
Phase 2: 157 – 165 Cross Avenue: 
 
An updated Noise Feasibility Study Letter dated October 2024 prepared by Dillion Consulting was 
submitted to support Phase 2 of the proposed development application. The submitted study is found to 
be generally acceptable. Regional Staff will continue to review and confirm the submitted Noise Studies 
as part of downstream Planning Act development applications. 
 
Phase 3: 166 South Service Road East: 
 
A Noise Feasibility Study Reliance Letter dated October 3, 2024, prepared by HGC Engineering was 
submitted to support Phase 3 of the proposed development application. The submitted study is found to 
be generally acceptable subject to: 

• Updating the adopted Annual Average Daily Traffic (AADT) traffic data associated with the 
ultimate land configuration and design of Trafalgar Road.  

 
Regional Staff will continue to review and confirm the submitted Noise Studies as part of downstream 
Planning Act development applications. 
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Phase 4: 590 Argus Road: 
 
A Noise Feasibility Study Reliance Letter dated October 4, 2024, prepared by HGC Engineering was 
submitted to support Phase 3 of the proposed development application. The submitted study is found to 
be generally acceptable. Regional Staff will continue to review and confirm the submitted Noise Studies 
as part of downstream Planning Act development applications. 
 
Additional Noise Warning Clauses:  
 
As mentioned, the submitted studies to support Phase 1 throughout 4 have been reviewed by Regional 
Staff and are identified as generally acceptable. With that being said, the following warning clause shall 
be added to the four existing prepared Noise Studies for future Purchase and Sale, Rental, or Lease 
Agreements: 
 

• Purchasers/tenants are advised that this development and associated blocks/units are directly 
adjacent/in close proximity to a Regional Road. Halton’s Regional roads are classified as major 
arterial roadways and as such: Serve mainly inter-regional and regional travel demands; May 
serve an Intensification Corridor; Accommodate all truck traffic; Accommodate higher order 
transit services and high occupancy vehicle lanes; Connect Urban Areas in different 
municipalities; Carry high volumes of traffic; Distribute traffic to and from Provincial Freeways 
and Highways; Accommodate active transportation. Truck traffic is permitted on all Regional 
roads and is one of the functions of the Regional road network. Therefore, despite the inclusion 
of noise control features in the development and within the building units, sound levels due to 
increasing road traffic will interfere with some activities of the dwelling occupants, including any 
raised patio and/or balcony, as sound levels exceed the sound level limits of the Municipality 
and the Ministry of Environment, Conservation and Parks. 

 
Waste Management: 
 
To ensure that Regional waste collection services can be provided in a safe and cost-effective manner, 
this proposal has been reviewed against the Region’s Development Design Guidelines for Source 
Separation of Solid Waste. Region Waste Management staff offer the following comments:  
 
Phase 1: 217-227 Cross Avenue & 571-587 Argus Road: 
 
Tower/Building A: Loading Area: Specific to the underground garage entrance and waste collection 
loading area entrances:  

• The applicant shall indicate what safety warning system will be in place if the collection vehicle 
will be backing up across the garage ramp to make three-point turn to exit loading area and cars 
are entering or exiting; 

• The Region recommends flashing lights and signs indicating a collection vehicle is backing up 
and is in the loading area; and 

• The applicant shall confirm if the staging area for waste collection is raised or at ground level. 
 
Tower/Building C: Loading Area: Specific to the waste collection load areas associated with Building C:  
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• The applicant shall provide an auto turn analysis for waste collection.  The provided material 
cannot be cleared identified; and, 

• The applicant shall provide additional clarification regarding how waste collection bins will be 
serviced. 

 
Underground Parking Garage Entrance and Waste Loading Entrance: 

• The applicant shall indicate what kind of safety warning system will be in place if the collection 
vehicle will be backing up across the garage ramp to make three-point turn to exit loading area 
and cars are entering or exiting.  The Region recommends flashing lights and signs indicating a 
collection vehicle is backing up and is in the loading area. 

 
Phase 2: 157 – 165 Cross Avenue: 
 
Tower/Building A: Waste Room: Level 2 Plan (A213): 

• The applicant shall clarify if access to the three separate chutes on this floor are for commercial 
and office waste; and, 

• If so, confirmation must be provided that commercial and office waste will be kept separate from 
residential waste. 

 
Tower B: Waste Room:  

• The applicant shall clarify what is proposed for the indoor amenity space as it will have access 
to the 3 separate chutes for waste collection on this floor. 

 
Loading Door:  

• The applicant shall clarify the width of the door when entering the loading area; and, 

• The applicant shall consider increasing the height of the load door to 5.0 m to accommodate 
Regional Waste Management. 

 
Underground Parking Garage Entrance and Existing: 

• The applicant shall indicate what kind of safety warning system will be in place if the collection 
vehicle will be backing up across the garage ramp to make three-point turn to exit loading area 
and cars are entering or exiting; The Region recommends flashing lights and signs indicating a 
collection vehicle is backing up and is in the loading area. 

 
Phase 3: 166 South Service Road East: 
 
Tower 1: Waste Room: Loading Area: 

• The applicant shall clarify the width of the door when entering the loading area; and, 

• The applicant shall consider increase the height of the load door to 5.0 m to accommodate 
Regional Waste Management. 

 
Underground Garage Warning Lights: 

• The applicant shall indicate what kind of safety warning system will be in place if the collection 
vehicle will be backing up across the garage ramp to make three-point turn to exit loading area 
and cars are entering or exiting.  The Region recommends flashing lights and signs indicating a 
collection vehicle is backing up and is in the loading area. 
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Tower 2: Secondary Garbage Room: 

• The applicant shall confirm where the existing doors are for the garbage room; 

• There is a concern with the placement of the pillars and the width of the path of waste 
containers; and, 

• The applicant shall confirm the width of areas where waste bins will be brought through. 
 
Phase 4: 590 Argus Road: 
 
Tower A: Loading Space: Underground Garage Warning Lights:  

• The applicant shall indicate what kind of safety warning system will be in place if the collection 
vehicle will be backing up across the garage ramp to make three-point turn to exit loading area 
and cars are entering or exiting.  The Region recommends flashing lights and signs indicating a 
collection vehicle is backing up and is in the loading area. 

 
Waste Management Summary:  
 
Regional Waste Management staff continue to have questions and concerns associated with each of 
the phases and sub-phases of the proposed Oakville TOC application. It is recommended that clarity 
and individual issues are addressed on a site-by-site basis provided the uniqueness of each phase. 
Additionally, the Region of Halton is undertaking an update to its automated waste collection program. 
Clarity on how and if changes to the blue box recycling program impacts each of the proposed 
residential development should be provided with a future resubmission.  
 
Finance: 
 
The Owner will be required to pay all applicable Regional Development Charges (DCs) in accordance 
with the Region of Halton Development Charges By-law(s), as amended. If a subdivision (or other form 
of development) agreement is required, a portion of the Regional DCs for residential units may be 
payable upon execution of the agreement or in accordance with the terms and conditions set out in the 
agreement. In addition, commencing January 1 ,2017 every owner of land located in Halton Region 
intended for residential development will be subject to the Front-ending Recovery Payment. Residential 
developments on lands located in Halton Region that prior to January 1, 2017 are part of a Regional 
allocation program, or have an executed Regional/Local Subdivision or consent agreement, or have an 
executed site plan agreement with the Local Municipality, or received a notice in writing from the Local 
Municipality that all requirements under the Planning Act have been met, or obtained a building permit 
are not subject to the Front-ending Recovery Payment. 
 
The above note is for information purpose only. All residential development applicants and every owner 
of land located in Halton Region assume all of the responsibilities and risks related to the use of the 
information provided herein. 
 
Please visit our website at https://www.halton.ca/The-Region/Finance-and-Transparency/Financing-
Growth/Development-Charges-Front-ending-Recovery-Payment to obtain the most current 
information which is subject to change. 
  
Implementing Zoning (Future MZO): Proposing Holding Provisions / Conditions: 

https://www.halton.ca/The-Region/Finance-and-Transparency/Financing-Growth/Development-Charges-Front-ending-Recovery-Payment
https://www.halton.ca/The-Region/Finance-and-Transparency/Financing-Growth/Development-Charges-Front-ending-Recovery-Payment
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For reference and consistency, the below noted phases align with the proposed phases as identified in 
the Infrastructure Ontario, Ministry of Ontario, and Distrikt Developments submitted through the Oakville 
TOC application.  
 
Should zoning approvals proceed in advance of the required studies and Midtown Implementation Plan, 
the Region requests the following holding provisions or conditions associated with the implementing 
zoning of the proposed phases.  
 
The following Holding Provisions / Conditions apply to Phases 1 throughout 4: 

 
1. The Region requires that development in Midtown Oakville should not proceed until downstream 

sewers have been upgraded and are operational. Alternatively, if the applicant can identify 
capacity within the existing sanitary sewers, the Region will accept an interim solution until such 
time the ultimate preferred alternative is upgraded and are operational: 

• Should land use permissions proceed in advance of downstream sewers being upgraded 
and operational, a holding provision on the zoning should be applied to accommodate the 
Region’s concerns in relation to the downstream sewer constraints. 

2. The Region requires that an updated FSR shall be revised to provide hydraulic water modelling 
analysis of the existing water system in the area to determine if it can accommodate this 
development. The FSR’s need to be revised to provide analysis to determine if the existing 
downstream sewer system and pumping station can accommodate the proposed flows from this 
development: 

• Should the FSR not be revised, a holding provision on the zoning should be applied in 
regard to revised FSR’s including the implementation of any recommendations. 

3. The Region requires that a revised TIS shall be revised to provide clarity on which improvement 
are required, if any, to Trafalgar Road: 

• Should the TIS not be revised, a holding provision on the zoning should be applied in regard 
to receiving and approving the TIS to the satisfaction of the Region and with respect to the 
implementation of any recommendations.   

4. The Region requires that a Phasing and Construction Plan in accordance with the Midtown 
Implementation Plan be provided to ensure Region water, wastewater and transportation is 
appropriately planned for both in the interim and ultimate condition: 

• Should a Phasing and Construction Plan not be provided, a holding provision on the zoning 
should be applied regarding receiving a Phasing and Construction Plan to the satisfaction of 
the Region which aligns with the Midtown Implementation Plan.  

 
The following Holding Provisions / Conditions apply to Phase 1: 217-227 Cross Avenue & 571-587 
Argus Road: 
 

1. The Region notes that the future Cross Avenue intersecting with Trafalgar Road does not have 
any associated studies confirming the implications at Trafalgar Road: 

• Should zoning proceed in advance of future studies confirming the ultimate configuration of 
Cross Avenue at Trafalgar Road, a holding provision on the zoning should be applied to 
accommodate the Region’s concerns in relation to uncertainty.  

 
The following Holding Provisions / Conditions apply to Phase 4: 590 Argus Road: 
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1. The Region notes that the future Argus Road intersecting with Trafalgar Road does not have 
any associated studies confirming the implications at Trafalgar Road: 

• Should zoning proceed in advance of future studies confirming the ultimate configuration of 
Argus Road at Trafalgar Road be completed, a holding provision on the zoning should be 
applied to accommodate the Region’s concerns in relation to uncertainty.  

 
Preferred Phasing Solution:  
 
Regional Staff have reviewed the proposed development concept and recommends the following 
rephasing of the Oakville TOC Application: 
 

• Phase 1/2: 157 – 165 Cross Avenue, 166 South Service Road East 

• Phase 3/4: 217-227 Cross Avenue & 571-587 Argus Road, 590 Argus Road 
 
It is staff opinion that the properties located at 157 – 165 Cross Avenue and 166 South Service Road 
East should be phased and constructed first followed by the properties located at 217-227 Cross 
Avenue & 571-587 Argus Road and 590 Argus Road provided the above noted water, wastewater, and 
transportation concerns.  
 
The draft Midtown Oakville Official Plan Amendment, Schedule L5 Transportation Network, proposes 
new road alignments for Argus Road and Cross Avenue. Downstream studies, land requirements and 
impacts to Trafalgar Road have yet to be determined. Should the applicant continue to work with the 
as-submitted phasing plan, the Region would require the following: 
 

• Confirmation of the supporting infrastructure both on an interim, at the responsibility of the 
developer, and ultimate condition basis for Phases 1 throughout 4 specifics to water, 
wastewater and transportation; and, 

• Individual building/tower phasing shall be provided to confirm the feasibility of sub-phases 
being built and occupied in advance of ultimate water, wastewater and transportation 
conditions and any coordination required for this to occur.  

 
Conclusion: 
 
This application has been reviewed in accordance with the MOU and, to ensure water and wastewater 
services are provided in accordance with Regional requirements, transportation are provided per 
Regional requirements, to ensure the safe and cost-effective collection of waste and to ensure an 
effective Regional infrastructure.  
 
In conclusion, Regional staff are of the opinion that the implementation of an MZO or Zoning for the 
proposal lands are premature at this time. The Town Oakville continues to advance its Midtown 
Oakville Implementation Plan and many of the critical issues noted here within, are outcomes of various 
studies and reports.  
 
In view of the ongoing work related to the Midtown Implementation Plan, in particular, as it relates to 
Regional interests in servicing and transportation, decisions related to the subject applications should 
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be made in consideration of the approval timelines and process set out in the Midtown Implementation 
Plan. 
 
Conservation Halton 
 
Conservation Halton (CH) staff has reviewed the above-noted submission as per our regulatory 
responsibilities under the Conservation Authorities Act (CA Act) and Ontario Regulation 41/24 and our 
provincially delegated responsibilities under Ontario Regulation 686/21.  
 
Documents reviewed as part of this submission, received on November 15, 2024, are listed in 
Appendix A. Key Comments can be found in this letter and detailed comments are included in 
Appendix B. CH recommends that these comments be addressed in a revised submission prior to 
making a decision on the above-referenced Transit-Oriented Community (TOC) development proposal. 
 
Proposal  
 
The proposed Midtown Oakville TOC is in the northeast portion of the Midtown Oakville Growth Area 
and consists of four land parcels along Cross Avenue, Argus Road and South Service Road. The 
proposal would result in new housing, private-owned publicly accessible open spaces (POPS), office 
and retail spaces, as well as community amenities close to the Oakville GO Station (Lakeshore West). 
The Midtown Oakville TOC also proposes the re-alignment of Cross Avenue and Argus Road, and 
introduces new north-south and east-west roads. The TOC program was developed by Infrastructure 
Ontario to create mixed-use communities near transit stations. 
The Midtown Oakville TOC consists of four parcels of land. For the purposes of this letter, “Midtown 
Oakville TOC” is used when comments refer to all four parcels of land. For parcel specific comments, 
the following naming convention noted below (and identified in Appendix C) is used:   
  

• Site 1: 217 and 227 Cross Avenue and 571, 581, and 587-595 Argus Road  

• Site 2: 157 and 165 Cross Avenue  

• Site 3: 166 South Service Road  

• Site 4: 590 Argus Road  
 
Flood Hazard Mapping Study  
 
In partnership with the Town of Oakville, CH is undertaking a study (Sixteen Mile Creek to Lower 
Morrison Flood Hazard Mapping Study) to update flood hazard modelling and mapping within Kent 
Gardens, the QEW Corridor, Midtown Oakville Growth Area and adjacent areas. The study considers 
existing land use conditions only. The study commenced in Spring 2024 and public/stakeholder 
engagement sessions occurred in October 2024. The purpose of the engagement sessions were to 
notify the public/stakeholders about the study and to provide background information and a forum to 
ask questions. The next public/stakeholder engagement sessions are anticipated to occur in Q2 2025, 
at which time draft flood hazard modelling and mapping will be available for public review and 
comment. 
   
Notwithstanding the above, and considering the scale, scope, and timelines associated with the 
Midtown Oakville TOC proposal, CH has reviewed the proposal based on preliminary study information 
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on existing flood hazard conditions and in the interest of public health and safety. Based on preliminary 
study results, portions of the Midtown Oakville TOC are located within a spill flood hazard. Additional 
comments are provided below and in Appendix B of this letter.  
 
Conservation Authorities Act and Ontario Regulation 41/24 
 
Under Part VI of the CA Act and Ontario Regulation 41/24, CH regulates all watercourses, valleylands, 
wetlands, Lake Ontario Shoreline and hazardous lands as well as lands adjacent to these 
features. Preliminary information from CH’s ongoing flood hazard mapping study indicates that under 
existing conditions, the Midtown Oakville TOC is impacted by a spill flood hazard.  
Spill flood hazards are considered regulated hazards as they meet the definition of hazardous lands as 
per Ontario Regulation 41/24. A spill occurs when flood waters leave the valley and flood plain of a 
watercourse and “spill” into surrounding lands, either rejoining the watercourse at a distance 
downstream, flowing into an adjacent watershed, or remaining within the spill area (if there is no outlet). 
Spills typically flow in multiple directions, often in complex patterns, and generally do not follow the 
watercourse.  
 
Permits are required from CH prior to undertaking development activities within CH’s regulated area 
and applications for development are reviewed under the CA Act, Ontario Regulation 41/24, and CH’s 
Board-approved policies and requirements. In general, when reviewing proposals within spill flood 
hazards, any development activity proposed within areas of lower risk in a spill flood hazard may be 
permitted where it is demonstrated that:  
 

• risks are mitigated (i.e., no increased risk to existing development, proposed development does 
not impede flood conveyance or storage, and neighboring properties are not negatively 
impacted by the proposed development);  

• safe access (ingress and egress), appropriate for the nature of the development proposed, can 
be achieved;  

• floodproofing standards are met; 

• new hazards are not created and existing hazards are not aggravated; and,  

• the use is not an institutional use or an essential emergency service (among other uses).   
 
A high-level summary of CH’s analysis of the proposal from a regulatory perspective is outlined in the 
Key Comments section below. 
 
Ontario Regulation 686/21 - Provincial Planning Statement (Sections 5.1.1-5.2.8) 
 
In addition to CH’s regulatory responsibilities described above, CH has provincially delegated 
responsibilities under Ontario Regulation 686/21: Mandatory Programs and Services, including to act 
on behalf of the Province to ensure that decisions under the Planning Act are consistent with the 
Natural Hazard policies (Sections 5.1.1-5.2.8) of the Provincial Planning Statement (PPS) and, when 
requested by a municipality or the Ministry of Municipal Affairs and Housing (MMAH), to provide 
technical support or information.  
A high-level summary of CH’s analysis of the proposal from a PPS perspective is outlined in the Key 
Comments below. 
 



 

 

Town of Oakville  |  1225 Trafalgar Road, Oakville, Ontario  L6H 0H3  |  905-845-6601   |   www.oakville.ca 

Key Comments / Recommendation 
 
1. The Midtown Oakville TOC is impacted by a spill flood hazard. While still considered preliminary, a 

copy of the draft mapping and modelling from CH’s ongoing flood hazard mapping study may be 
provided to the proponent through a data licensing agreement and to assist in the review and 
evaluation of the proposal.   

2. Based on the information submitted and absence of proposed conditions flood hazard 
modelling/mapping, staff is unable to confirm if the proposal can meet the tests of the CA Act and 
CH’s regulatory requirements and if it is consistent with the natural hazard policies of the PPS. 
Additional information (e.g., hydraulic modelling analysis, flood storage assessment, etc.) is 
required. A high-level summary of CH’s analysis of each site is outlined below. 
 

Site 1  

• Based on preliminary existing conditions modelling:  
o Site 1 is located in both higher (velocities greater than 1 m/s) and lower risk flood 

hazards;  
o Tower C is proposed within a significant spill conveyance pathway of higher risk; 

and  
o Safe access is unavailable via any of the three proposed driveways.  

• The proposal is not currently consistent with natural hazard policies of the PPS. 
Significant changes may be required to the site design to demonstrate that the tests of 
the CA Act can be met and that the proposal is consistent with the natural hazard 
policies of the PPS.   

 
Site 2 / Site 3  

• Based on preliminary existing conditions modelling:  
o Sites 2 and 3 are generally located in lower risk flood hazards, except for a small 

area of higher risk on Site 2.  

• Changes to proposed grading, driveway/road design, and/or building footprints may be 
required to demonstrate that the tests of the CA Act can be met and that the proposal is 
consistent with the natural hazard policies of the PPS.   
 

Site 4 

• Based on preliminary existing conditions modelling: 
o Site 4 is located primarily in a lower risk flood hazard, except a small area of 

higher risk at its northwest corner; 
o Day care (institutional use) is proposed within one of the towers; and 
o Safe access is only available via the western-most driveway.  

• The proposal is not currently consistent with natural hazard policies of the PPS. Section 
5.2.6 a) states that institutional uses, including day cares, are not permitted in hazardous 
lands. Section 5.2.3 c) states that development is not permitted within areas that would 
be rendered inaccessible to people and vehicles during times of flooding hazards, unless 
demonstrated that the site has safe access appropriate for the nature of the 
development and hazard.  
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• Changes to proposed grading, driveway/road design, and/or building footprints may be 
required to demonstrate that the tests of the CA Act can be met and that the proposal is 
consistent with the natural hazard policies of the PPS.   

 
CH recommends that the Key Comments above and the associated comments in Appendix B be 
addressed in a revised submission prior to making a decision on the Midtown Oakville TOC 
development proposal.  
 
To facilitate CH’s review, the following is requested in the resubmission: 
 

1. Consolidated response table (word format preferred) addressing CH’s comments;  
2. Cover letter listing all documents submitted; and 
3. A digital copy of all resubmission materials in reduced file size format for fast loading and 

viewing (digital download preferred). Redlined drawings and reports with tracked changes are 
also appreciated. 

 
Appendix A: Materials/Technical Reports Reviewed 

 
CH reviewed the following first submission materials, received on November 15, 2024: 
 

• 157-165 Cross Avenue: Issued for Oakville TOC Development, prepared by Teeple dated 
October 4, 2024  

• 166 South Service Road East: Issued for TOC, prepared by Sweeny&Co dated October 4, 2024  

• 217-227 Cross Avenue and 571-587 Argus Road: Architectural Drawings, prepared by BDP 
Quadrangle dated October 4, 2024   

• 590 Argus Road: Issued for Oakville TOC Development, prepared by Teeple dated October 4, 
2024  

• Civil Engineering Plans/Drawings (all sites), prepared by Trafalgar Engineering, various dates 

• Functional Servicing Report: Water, Sanitary, and Stormwater Management – Proposed Mixed-
Use Condominium Towers Distrikt Midtown (all sites), prepared by Trafalgar Engineering dated 
October 2024  

• Oakville Transit Oriented Community: Aerial Photos, prepared by Bousfields dated October 
2024  

• Oakville Transit Oriented Community: Area & Block Context Plan, prepared by Bousfields dated 
October 2024  

• Oakville Transit Oriented Community: Planning & Urban Design Justification Report, prepared 
by Bousfields dated October 2024  

• Overall Construction Phasing Plan, prepared by Trafalgar Engineering dated March 22, 2024  

• Site Surveys (all sites) prepared by JD Barnes, various dates   
 

Appendix B: Detailed Comments 
 
CH provides the following detailed comments regarding the Midtown Oakville TOC submission that are 
recommended to be addressed in a resubmission.  
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#   Topic/Section/Plan  CH – Step 1 Submission Comments   
General Comments 

1.  CH’s Flood Hazard 
Mapping Study   

As noted in the cover letter, CH is currently undertaking the Sixteen Mile 
Creek to Lower Morrison Flood Hazard Mapping Study to update flood 
hazard modelling and mapping within Kent Gardens, the QEW Corridor, 
Midtown Oakville Growth Area and adjacent areas, including mapping of 
spill flood hazards impacting the Oakville TOC site. The study considers 
existing conditions land use only. Draft modelling and mapping from the 
study indicates the subject lands are impacted by a spill flood hazard.  

2.  Draft Mapping and 
Modelling  

Considering the scale, scope, and timelines associated with the 
Midtown Oakville TOC proposal, CH has reviewed the proposal based 
on preliminary study information and in the interest of public health and 
safety. While still considered preliminary, a copy of the draft mapping 
and modelling from CH’s ongoing flood hazard mapping study may be 
provided through a data licensing request and to confirm whether the 
proposed development meets the tests of the CA Act and is consistent 
with the natural hazard policies of the PPS. Through the data licensing 
agreement, CH staff will provide accompanying details and limitations of 
the draft mapping and modelling.  
 
In light of the above, please be advised that as CH’s flood hazard study 
progresses and a peer review process is completed, CH staff will 
continue to refine the model and resulting flood lines. As updated 
information becomes available, CH staff will advise the proponent and 
provide updated information in support of future Planning Act and/or CA 
Act applications.  

3.  Development 
Phasing 

Hydraulic modelling and analysis should consider all interim conditions 
reflective of proposed development phasing, including future road 
network changes. Consult with CH staff to determine the exact number 
of scenarios required. 

4.  Planning 
Justification Report   

The Planning Justification Report should be updated based on CH’s 
comments regarding the Natural Hazard policies of the PPS. 

5.  Land Use  Section 5.2.6 a) of the PPS states that institutional uses, including day 
cares, shall not be permitted to locate in hazardous lands, including flood 
hazards. The daycare proposed at Site 4 is currently within the spill flood 
hazard under existing conditions. To be consistent with the PPS, the 
proposed day care could be removed as a proposed use. Alternatively, 
the spill flood hazard will need to be removed from the site (based on the 
outcome of further proposed conditions flood hazard modelling analysis). 

6.  FSR & SWM 
Reports 

CH staff appreciates recognition of the spill condition impacting the 
subject lands. CH staff recommends that the report also reference CH’s 
ongoing flood hazard mapping study, and that future analysis of the 
proposed development should be completed using draft modelling 
available from CH’s study.   

7.  Drawings  Update drawings to show the limits of spill flood hazards and maximum 
water surface elevations impacting the proposed buildings, based on 
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hydraulic modelling of proposed conditions for both interim and ultimate 
scenarios.  

Spill Flood Hazard (Higher Risk/Lower Risk) 

8.  Detailed modelling and mapping for the proposed development condition is needed to confirm 
all new buildings are located in areas of lower flood risk where depths are less than 1 m and 
velocities are less than 1 m/s. Modifications to the proposed grading and/or building footprint, 
as currently designed, may be required. Modelling and mapping should be provided for 
existing, interim, and ultimate conditions, including maps of flood depth, velocity, depth-velocity 
product, and flood risk (depths greater than 1 m and velocities greater than 1 m/s). 

9.  Further to the comment above, CH staff notes the following based on draft mapping for existing 
conditions:  
 

• Site 1 is partially impacted by a spill flood hazard having areas of both lower and higher 
risk (velocities greater than 1 m/s). Specifically, the area in the vicinity of proposed 
Tower C is located in a significant spill conveyance pathway of higher risk;  

• Site 2 is partially impacted by a lower risk spill (depths less than 1 m and velocities less 
than 1 m/s), with the exception of two areas of higher risk (greater than 1 m/s velocities) 
on the property;  

• Site 3 is partially impacted by a lower risk spill flood hazard (depths less than 1 m and 
velocities less than 1 m/s); and,  

• Site 4 is partially impacted by a lower risk spill flood hazard (depths less than 1 m and 
velocities less than 1 m/s), with the exception of a small area of higher risk (greater than 
1 m/s velocities) at the northwest corner of the property.  

Safe Access 

10.  Section 5.2.3 c) of the PPS states that it must be demonstrated that the site has safe access 
appropriate for the nature of the development and the natural hazard. Safe access is the ability 
of pedestrians, vehicles, and emergency services, to safely and efficiently, enter and exit a 
location during times of flooding.  
 
For interim and ultimate road conditions, provide a hydraulic modelling analysis to confirm all 
sites have safe access for pedestrians and vehicles, as outlined within the Ministry of Natural 
Resources Technical Guide (i.e. flood depths less than 0.3 m for safe vehicular access, and 
flood depths less than 0.8 m, velocities less than 1.7 m/s, and depth-velocity product less than 
0.4 m2/s for safe pedestrian access).  
 
CH staff reviewed the proposed developments and driveways relative to draft existing spill 
condition modelling and note the following:  
 

• Site 1 may not have safe access via the three proposed driveways.  

• Site 2 likely has safe access via proposed local roads.  

• Site 3 likely has safe access via South Service Road.  

• Site 4 likely has safe access via South Service Road for the western-most proposed 
driveway, while the eastern-most proposed driveway likely does not. If the eastern-most 
driveway is required to service the development, it must be relocated to an area with 
safe access, to be consistent with the PPS.  
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• Flood-free access is not available to the proposed developments (this may be a 
requirement of municipal emergency services subject to their confirmation).  

11.  Any proposed increases in flood depth or velocity on municipal and/or regional roadways must 
maintain the existing level of access, must be agreed to by the Town of Oakville and Region of 
Halton, and must consider potential cumulative impacts when adjacent lands develop. Use of 
new local roadways for spill conveyance must be agreed to by the Town of Oakville.  

Proposed Spill Condition 

12.  A hydraulic modelling and flood storage assessment is needed to confirm the proposed 
development does not significantly impede flood conveyance or storage that may result in 
unacceptable risk to life or property (e.g., no unacceptable increases in flood depths, velocities, 
depth-velocity product, or impedance of safe access). Mitigative grading on the subject lands, 
coordination with development on external lands, or infrastructure conveyance works may be 
used to maintain spill conveyance. Modifications to the proposed grading and/or building 
footprints may be required. Consultation with CH technical staff is recommended to identify 
potential solutions and analysis requirements.  

13.  Further to the comment above, CH staff notes the following based on draft mapping for existing 
conditions:  
 

• Site 1 – Approximately 5 m3/s of spill is conveyed through these lands, generally flowing from 
northeast to southwest along the eastern property boundary. Under interim conditions, a 
driveway is proposed at this location, which may not convey the entirety of the spill while also 
providing safe access and not increasing off-site flood risk. Under ultimate conditions, a local 
road is proposed at this location, which must be demonstrated to have sufficient capacity to 
convey the entirety of the spill while also providing safe access and not increasing off-site flood 
risk. Modifications to the proposed footprint of Tower C and/or driveway may be required to 
maintain conveyance and provide safe access. CH staff is open to discussions on alternate 
methods of maintaining conveyance, such as infrastructure conveyance measures.  

• Site 2 – Approximately 0.6 m3/s of spill enters the site from the west at a location which would 
be blocked by the proposed building. Mitigative works to convey the spill may be required.  

• Site 3 – Approximately 0.9 m3/s of spill is conveyed along the western limit of the site, and 
approximately 3 m3/s of spill flows towards the northern limit of the property and is blocked by 
the existing building. Reduction in the western limit of the proposed buildings and/or mitigative 
grading along the northern property boundary may be necessary to maintain conveyance and 
mitigate impacts of spill alteration.  

• Site 4 – Spill flows enter the site from the north to the east and west of the existing building, 
having flow rates of 1.1 m/3s and 0.5 m3/s, respectively, which would be blocked by the 
proposed building. Mitigative works to convey the spill may be required.  

Floodproofing 

14.  a. Proposed buildings and underground parking structures must be dry floodproofed, with 
all openings set above the maximum water surface elevation with at least 0.3 metres of 
freeboard, where achievable. First floor elevations and maximum grades at entrances 
for underground parking should be shown on plans for all proposed buildings.  

b. Consider the spill condition in other design elements of the proposed development, as 
appropriate.  
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Appendix C: Midtown Oakville TOC Figure 
 

 
 
Source: Bousfields Inc. (Aerial Photos)  
 
Halton District School Board 
 
Thank you for the opportunity to comment on the Oakville Transit-Oriented Development Proposal 
Submission (Oakville TOC Submission). It is understood that the Province submitted the Oakville TOC 
to the Town on November 13, 2024 for review and to provide comments. The Town is coordinating all 
comments from the Town’s internal departments and external public agencies. 
 
The Oakville TOC comprises four (4) sites that are located within the Midtown Oakville Growth Area. In 
the Planning and Urban Design Justification Report, it is noted the development proposes 6,908 high 
density residential units in 11 buildings over the four sites. In the Board approved 2023 Education 
Development Charges Background Study (Table 4.11.1), the study notes that the HDSB elementary 
growth-related pupil yield for high density dwelling units in the Town of Oakville is 0.067 elementary 
students per unit. This translates to approximately 463 HDSB elementary school students that would be 
generated from the Oakville TOC submission. 
 
The Town is continuing the Midtown Oakville Growth Area Review for the development of the Midtown 
Oakville Official Plan Amendment (OPA). It is expected that the final OPA and recommendation report 
will go before Town Council for deliberation and decision in early 2025. 
 
Comments on Student Accommodation in Midtown Oakville 
 
It is anticipated that the Halton District School Board will require two (2) elementary school sites in 
Midtown Oakville. In a letter dated November 22, 2024, commenting on the draft Midtown OPA, the 
Board expressed a number of comments as it pertains to education and other matters as it relates to 
school board facilities (Appendices A and B). Please note that the Board continues to assess the 
impact of the changes to the projected population of Midtown Oakville and what impact this may have 
on the student accommodation needs as consideration needs to be given to overall neighbourhood 
lifecycles and student yield trends over a long period of time. 

https://www.oakvilletoc.ca/media/files/Oakville%20TOC_Planning%20Justification%20Report_2024-10-18-compressed.pdf
https://www.hdsb.ca/our-board/Planning/EDC/HDSB%202023%20EDC%20BACKGROUND%20STUDY.pdf#page=68
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In its comment to the Town of Oakville, the Board reiterated the need for a second school site for the 
HDSB, which is presently not represented in Schedule L1 of the draft OPA, where only one site each is 
provided for the HCDSB and HDSB. As such, the second school site required by the HDSB may be 
located in other developments within the secondary plan, which may include the Oakville TOC Lands.  
 
Figure 1 is the Area Plan Built Form from the Oakville TOC Plans and Drawings submission. The 
drawing shows a proposed school site as noted in Schedule L1 of the draft Midtown Oakville OPA in 
close proximity to the TOC Lands. The Halton District and the Halton Catholic District School Boards 
have both expressed the need for school sites within Midtown Oakville. Until it is determined which 
school sites are designated for which Board, the Halton District School Board will provide comments for 
all identified school sites. 
 
It should be noted that in previous iterations of the Midtown Oakville OPA, a second school site was 
identified west of Trafalgar Road, near the existing designated site shown in Figure 1 (below). Note that 
the TOC Lands could therefore be the recipients of a school site. Therefore, the Board will continue to 
emphasize the importance of flexibility in where schools can be permitted within the overall plan, and 
requires that elementary schools be permitted in all designations and zones within the Midtown Official 
Plan, and more specifically the Oakville TOC Lands.  
 

Figure 1 - Location of Proposed School Site (west of Trafalgar Road) 
 

 
 
Proposed school site is indicated in purple and the four development sites of the Oakville TOC proposal 
are outlined in red. 
 
The Board would also like to identify the location of a proposed school site east of Trafalgar Road. 
Official Plan Amendment 1612.19 (420 South Service Road East) was circulated on November 19, 
2024. The Board will be submitting comments on this development application this month. As shown in 

https://www.oakvilletoc.ca/media/files/Oakville%20TOC_Area%20&%20Block%20Context%20Plan_2024-10-18.pdf#page=4
https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf#page=25
https://www.oakvilletoc.ca/media/files/Oakville%20TOC_Planning%20Justification%20Report_2024-10-18-compressed.pdf#page=16
https://www.oakville.ca/business-development/planning-development/active-development-applications/ward-3-development-and-site-plan-applications/south-service-holding-corp-420-south-service-road-east-opa-1612-19/
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Figure 2, a proposed school site is approximately located adjacent to the subject lands of this OPA 
application submission. Figure 3 shows the proposed site plan that was provided by the applicant and 
the approximate location of the proposed school site. Block 3 is identified as a Public Park of 1.87 
hectares with the proposed school site adjacent to Block 3. 
 

Figure 2 - Location of Proposed School Site (east of Trafalgar Road) 
 

 
 

Figure 3 - Location of Proposed School Site (east of Trafalgar Road) with Proposed Site Plan 
 

 
 
TOC Core Studies and Technical Reports 
 
The Board has been given the opportunity to provide preliminary comments on the Oakville TOC 
Submission. The Board has reviewed the following TOC Core Studies and Technical Reports: 
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• Planning Justification Report 

• Urban Design Memorandum 

• Shadow Studies 

• Traffic Impact Study 
 
Planning Justification Report 
 
It is understood that this report provides an overview of the Oakville TOC development proposal. The 
Board will provide general comments on as it pertains to education and other matters as it relates to 
school board facilities within Midtown Oakville. The Board will review and provide comments to all 
future submitted development applications such as draft plans and site plans. 
 
3.7 Community Facilities, Parks and Open-Space 
 

• The Board would also like to note in this section the identification of proposed school sites that have 
been identified in Schedule L1 of the draft Midtown Oakville OPA. 

• School sites are required to be adjacent to parks to accommodate an urban school building model 
and to address the educational component of outdoor space. 

• Note that Parks and Open Space may also include school outdoor play space which may either be 
Board-owned or be joint-use. 

• Notwithstanding the above, the second school site west of Trafalgar Road may not have the ability 
to be sited adjacent to a park, and may need to be incorporated as a standalone site with reduced 
acreage, or as part of a podium school (albeit not preferred). 

 
5.3.2 Midtown Oakville Growth Area Review 
 

• The Town is currently undergoing a review to prepare a new draft of the Midtown Oakville Official 
Plan Amendment. 

• The Board has submitted comments to the draft Midtown Oakville OPA which identified the need for 
two (2) elementary schools within Midtown Oakville. The Board emphasizes that additional schools 
are to be allowed anywhere in Midtown Oakville without the need to amend the OP if additional 
school sites are required. The same should apply to the zoning by-law proposed for the TOC lands, 
to ensure schools are permitted as of right. 

• The Board would like to note that in previous iterations of the draft Midtown Oakville OPA, there 
were two (2) proposed school sites identified west of Trafalgar Road for a total of three (3) school 
sites in Midtown Oakville. If a second school site west of Trafalgar was identified in the Oakville 
TOC Lands in future updates to the Midtown Oakville OPA, then there is a possibility that Parks and 
Open Space will be required within the TOC submission. This may include a shared park located 
within the community or private open space. This will need to be considered as part of future 
applications on how open spaces could be provided to the school boards to address the educational 
component of outdoor space.   

• The Board recommends that any landowner or developer that proposes residential development 
within Midtown Oakville to consult with the school boards to determine a need for a school with their 
proposed development, as development is monitored and the need for a second site may be 
triggered. 

https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf#page=25
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• The Board is supportive of a street network that is multimodal year-round, provides valuable 
frontage for development and provides the setting for the range of uses and activities that define 
Midtown Oakville. The Board is in support of policies that improve the pedestrian and cycling 
network and recognizes that improved connectivity generally provides benefits to the community, 
including students that choose these networks to access school sites all year round. 

• The Board would like to note that the Board has requested clarification regarding the definition of 
“Educational Facilities” and “Public Service Facilities” in the Town’s Official Plan. Clarification 
should be made in the definitions on whether “Education Facilities” fall under “Public Use Facilities” 
or should be considered as separate entities. If separate, there are multiple areas within the 
Midtown Oakville OPA that would benefit from making reference to both types of facilities.  

• The Board will monitor the level of development in Midtown Oakville with regular site visits, 
examining progress of development applications, regular review of school board conditions at time 
of circulation of development applications (draft plan of subdivision, site plan)  tracking existing 
students in Midtown Oakville, updating student yield from new development in Midtown Oakville, 
regular updates to school enrolment projections and analysis of school building and portable 
utilization. 

• It is understood that the development Midtown Oakville (including the Oakville TOC Lands) shall 
occur over a long period of time. When available, the Board would appreciate notices of updates to 
development and construction phasing. This will help the Board with long term strategic planning of 
capital projects. 

• The Board requires AutoCAD files of area plan/block context plans on all submitted applications in 
Midtown Oakville in order to understand the context of how applications may impact proposed 
school sites. 

 
Urban Design Brief 
 
It is understood that the four (4) development sites are collectively referred to as the “TOC Lands” and 
are proposed to consist of mix-uses with a focus on compact built forms. 
 

• The Board will continue to monitor the pace of development and the number of residential units in 
the TOC Lands.  

• Note that regardless of any changes to design direction, site organization and the built form to the 
development sites, any proposed residential units will generate students which will require school 
accommodation and school bus transportation (if eligibility is met). 

• Any changes to the existing transportation network within the area will have an impact on student 
walking routes and/or school bussing routes and student pick-up/drop-off points. 

• The Board is supportive of a public realm that improves the pedestrian experience and promotes 
active transportation. Note that the introduction of privately-owned publicly accessible space 
(POPS) in the TOC Lands will impact the student experience of active transportation to and from 
school sites. 

 
Shadow Studies 
 
Due to the proximity of the TOC Lands to a proposed school site, the Board has reviewed the Shadow 
Studies provided. It is understood that the study incorporates existing buildings and proposed buildings 
incurrent applications that have yet to be built. Below are our initial comments: 
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• The school year calendar runs approximately from the beginning of September through to the end 
of June. 

• There is a range of entry and dismissal times in existing Oakville elementary schools. School hours 
can range from approximately between 8:00 am to 4:00 pm. 

• As noted in the Shadow Impact Study, shadow test dates and times for the study were on the 
following dates: April 21, June 21, September 21 and December 21. 

• The Shadow Impact Study demonstrates that shadows fall on the proposed school site during 
potential school hours. Further review is required when future submissions are received. 

• Please note that school bell times are reviewed by the Halton Student Transportation Services 
(HSTS) on an annual basis in order to ensure effective utilization of student transportation and 
enhance route efficiencies. Entry and dismissal times are subject to change. 

 
Traffic Impact Study 
 
A number of comments have been noted in earlier sections regarding the transportation network and 
the Board’s support of initiatives that increase pedestrian connectivity and encourage active 
transportation. Below are general comments regarding parking and school bus transportation in 
Midtown Oakville: 
 

• The Board is interested in creating partnerships with the Town and other public agencies for shared 
parking facilities. The Board will be exploring underground parking for the Midtown school projects 
in order to make the reduced site size viable. If sharing opportunities exist with other public 
agencies, it should be explored. 

• Maximum parking standards for educational facilities should reflect a ratio that provides minimum 
parking for staff on site, and offsets community parking needs to limited surface and/or on-street 
parking opportunities. Ideally, the implementing zoning by-law should not impose maximum parking 
rates for the Board, to ensure flexibility in accommodating staff needs. 

• The Board recommends that on-street parking be permitted on all frontages of the schools site if 
possible, or at a minimum the local and collector roads the school site fronts onto. Moreover, the 
frontages along the adjacent parks of school sites should also support on-street parking to support 
student drop-off/pick-up. 

• The HSTS provides safe and reliable transportation services to all eligible students within the 
Region of Halton. The HSTS implements the transportation policies established by the Halton 
District and Halton Catholic District School Boards. The HSTS currently transports over 33,000 
students on 470 vehicles (buses, min buses, vans, wheelchair accessible vehicles) daily. 

• Students generated from the TOC Lands will require the HSTS to review transportation routes and 
the need for additional vehicles to service the new community. 

 
Comments on the Oakville TOC submission (circulated November 15, 2024) 
 
Students from this area are currently within the New Central PS, Maple Grove PS, E.J. James PS and 
Oakville Trafalgar HS catchment areas. According to the Board’s projections a number of these schools 
are projected to be at or over building capacity. Long range projections for schools can be viewed in our 
Long Term Accommodation Plan (LTAP) which can be found on the Board’s website (note, enrolment 
projections in the LTAP document do not account for this development application). Specifically, 

https://www.haltonbus.ca/
https://www.hdsb.ca/our-board/Pages/Publications/Long-Term-Accommodation-Plan.aspx
https://www.hdsb.ca/our-board/Pages/Publications/Long-Term-Accommodation-Plan.aspx
https://www.hdsb.ca/our-board/Pages/Publications/Long-Term-Accommodation-Plan.aspx
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Elementary Review Area (ERA) 113 and Secondary Review Area (SRA) 102 are the areas on which 
this application will have the greatest impact. 
 
Note that in the absence of an approved Midtown Oakville Official Plan and as development 
applications within the study area continue to be circulated, the Board intends to secure the necessary 
student accommodation needs as part of the review of individual development applications as a 
standard moving forward until a consolidated plan is available. Board staff expects student yields for 
high density development will increase as housing and market trends change year over year. 
Elementary school student accommodation will be required within Midtown Oakville. Secondary school 
student accommodation needs within Midtown Oakville will be monitored and reviewed as the 
development of Midtown Oakville progresses. 
 
The draft Midtown Oakville Official Plan Amendment Schedule L1 shows two (2) priority areas for 
schools. Note that the Halton District School Board is requesting a minimum of two (2) elementary 
school sites with the possibility of adding more school sites. As such, the Board is requesting that a 
condition be placed on this application to secure an interest in providing for future student 
accommodation needs within the development until further notice. The proponent will be required to 
obtain clearance from the Board confirming that the necessary accommodation has been secured or 
waived, and whether accommodation need to be identified in the subject TOC lands. 
 
The Board acknowledges that Midtown Oakville is seeking a more urban form of development. As such, 
the Board is currently exploring alternative accommodation school designs to permit a more urban form 
of development as opposed to the traditional school design models for the reduction in land needs 
dedicated strictly to school uses. 
 
The Board has reviewed the application as submitted, recognizing that the Midtown Oakville Growth 
Area Review is still underway and the Midtown Oakville OPA has not been approved. Please notify us 
of the adoption of the proposed application and include us in the circulation of any future applications, 
including site plans, related to this development.  
 
The Halton District School Board will provide comments and conditions on each proposed development 
application received. The Board reserves the right to make additional comments, and intends to do so, 
as the refinements to the draft Midtown Oakville OPA are made and as more school sites are identified. 
The Board will also review and revise comments on this application as the growth area review moves 
forward and on any future circulations associated with this application. 
 
For your convenience, below are the conditions that development applications may be subject to. The 
Board will review and revise their comments as this application moves forward. 
 

1. The Owner agrees to include a draft plan of subdivision as one of their future applications, if 
possible. Currently, school boards are not allowed to issue conditions on Zoning By-law 
applications. If all applications are required to submit a draft plan of subdivision applications, this 
allows the Board to submit conditions on every application received by the Town to ensure that 
school board requirements have been reviewed and considered by all developers.  

2. In case of no submission of a draft plan of subdivision, the Owner agrees to holding Zoning By-
laws be put into place for all development applications to ensure that the owner has discussed 

https://www.hdsb.ca/our-board/Planning/LTAP/2022%20LTAP%20v0.4.pdf#page=101
https://www.hdsb.ca/our-board/Planning/LTAP/2022%20LTAP%20v0.4.pdf#page=101
https://www.hdsb.ca/our-board/Planning/LTAP/2022%20LTAP%20v0.4.pdf#page=127
https://www.hdsb.ca/our-board/Planning/LTAP/2022%20LTAP%20v0.4.pdf#page=127
https://www.oakville.ca/getmedia/89e099bc-cfa3-4fd0-a305-71127db7d1be/planning-midtown-oakville-draft-proposed-OPA-September-2024.pdf#page=25
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with school boards of student accommodation needs and possible locations of school sites 
before continuing with the planning process of their application. 

3. The Owner agrees to place the following notification in all offers of purchase and sale for all 
lots/units and in the Town’s subdivision agreement, to be registered on title: 

a. Prospective purchasers are advised that schools on sites designated for the Halton 
District School Board in the community are not guaranteed. Attendance at schools in the 
area yet to be constructed is also not guaranteed. Pupils may be accommodated in 
temporary facilities and/or be directed to schools outside of the area. School attendance 
areas are subject to change and/or redirections can be put into place to address school 
accommodation pressures. 

b. Prospective purchasers are advised that school busses will not enter cul- de- sacs and 
pick up points will be generally located on through streets convenient to the Halton 
Student Transportation Services (HSTS). Additional pick up points will not be located 
within the subdivision until major construction activity has been completed as determined 
by HSTS. 

c. The owners of lots adjoining the site intended for use or used for a Halton District School 
Board school are prohibited to install or use for any purpose a gate in any boundary line 
fence on such school property. In the event a gate is installed, the Board will remove it at 
the owner’s expense. 

d. The Owner is advised that due to the proximity of the adjacent school, sound levels from 
these facilities may at times be audible. 

e. The Owner is advised that the road adjacent to the school will be subject to higher than 
normal traffic volumes as a result of the school facilities and activities. 

4. That in cases where offers of purchase and sale have already been executed, the owner sends 
a letter to all purchasers which include the above statement. 

5. That the Owner agrees in accordance with the Plan of Subdivision, that the Halton District 
School Board requires an elementary school site as identified as Block ### of the draft plan of 
subdivision.  Prior to final approval, satisfactory arrangements have been made with the Halton 
District School Board to transfer title to the subject lands, identified as Block ### for public 
elementary/secondary school purposes in a condition acceptable to the Board. 

6. That the Owner agrees to submit to the satisfaction of the Halton District School Board, geo-
technical reports, Phase 1 ESA, site grading plans, stormwater management plans, site 
servicing plans (sanitary, water and utilities) and archaeological investigations and pipeline 
details (if necessary).  In the event of an identified concern, the Board may commission its own 
studies at the cost of the landowners.  Prior to registration of the plan, the Owner shall certify 
that all properties to be conveyed to the Halton District School Board are free of contamination. 

7. The Owner agrees to rough grade the school block to the satisfaction of the Halton District 
School Board, to ensure that it meets the grades of adjacent lots/ blocks. The Board also 
requires that there be no swales that cross the property, which would have the impact of 
encumbering the development of the site. Drainage swales are not to be installed at the shared 
property line between the school site and the park site (if applicable), which would have the 
impact of reducing sharing opportunities. 

8. That the Owner agrees to the satisfaction of the Halton District School Board to erect a chain-
link fence, in accordance with the Board’s standards. The fence shall be located along the 
school block boundaries as determined by the Board and shall be erected at such time as the 
adjacent development proceeds.  
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9. That the Owner agrees to insert a restrictive covenant in every Transfer/Deed of Land of lots 
adjoining the sites intended for use or actually used for a school, prohibiting the installation or 
use for any purposes of a gate in any boundary line fence on such school property. 

10. That the developer agrees that, should the development be phased, a copy of the phasing plan 
must be submitted prior to final approval to the Halton District School Board. The phasing plan 
will indicate the sequence of development, the land area, the number of lots and blocks and 
units for each phase. 

11. That the Owner shall supply, erect and maintain signs at all major entrances into the new 
development advising prospective purchasers that pupils may be directed to schools outside of 
the area. The Owner will make these signs to the specifications of the Halton District School 
Board and erect them prior to the issuance of building permits. 

12. That a copy of the approved sidewalk plan, prepared to the satisfaction of the Town of Oakville 
be submitted to the Halton District School Board. 

13. The Owner shall provide Halton District School Board a geo-referenced AutoCAD file of the 
Draft M-plan once all Lot and Block numbering has been finalized. Should any changes occur 
after the initial submission to Lot and Block configuration or numbering on the draft M-plan the 
Owner shall provide a new AutoCAD file and a memo outlining the changes. 

 
In addition, the following note should be included in the conditions: 
 
Educational Development Charges are payable in accordance with the applicable Education 
Development Charge By-law and are required at the issuance of a building permit. Any building permits 
which are additional to the maximum unit yield which is specified by the Subdivision Agreement are 
subject to Education Development Charges prior to the issuance of a building permit, at the rate in 
effect at the date of issuance. 
 
Appendix A:  HDSB Letter and Appendix to the Town of Oakville (dated November 22, 2204) - 
Midtown Oakville Draft Official Plan September 2024 
 
Appendix B: HDSB Letter to the Town of Oakville (dated March 26, 2024) - Midtown Oakville TAC 
Information Meeting #3 February 6, 2024 Update   
 
Halton Catholic District School Board 
 
Thank you for providing the Halton Catholic District School Board (“Board”) with an opportunity to 
review the Oakville Transit Oriented Community (“TOC”) Proposal and provide the following comments: 
 
Project Overview 
 
The Oakville TOC comprises of four (4) sites that are located within the Midtown Oakville Growth Area. 
The proposed development will consist of 11 mixed use buildings, ranging in height from 46- to 59-
storeys and provide an estimated 6,908 residential apartment units. 
 
HCDSB Overview 
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Presently, the Board has a total of seventeen (17) elementary and three (3) secondary schools 
established in the Town of Oakville, and the Thomas Merton Adult Learning Centre Oakville campus. 
Based on enrolment counts for the 2024-2025 school year, the Board serves over 10,894 students 
within the Town of Oakville. 
 
To address increasing enrolment demands in North Oakville, the Board has three (3) planned 
elementary schools and one (1) secondary school. These planned facilities, currently identified in the 
2024 Long-Term Capital Plan, and are as follows: 
 

• North Oakville #3 CES – required for 2028-29 

• North Oakville #1 CSS – required for 2029-30 

• North Oakville #5 CES – required for 2030-31 

• North Oakville #2 CES – required for 2032-33 
 

Note that the timing and requirements for the schools mentioned above are based on current student 
yields from development applications circulated to date and are subject to change. As additional 
developments are circulated, additional schools may be required in the Town of Oakville. 
 
To accommodate enrolment growth in Midtown Oakville, HCDSB will require one (1) elementary school 
site within Midtown Oakville based on the draft Midtown OPA provided to HCDSB on October 31st, 
2024. 
 
Current School Accommodation 
 
In terms of school accommodation, if the developments were to proceed today, elementary students 
generated from the Oakville TOC would be accommodated at St. Nicholas CES located at 477 
Warminster Drive. St. Nicholas CES currently has portables on site and is expected to require portables 
over the 15 year planning horizon. Secondary school students would be directed to St. Thomas 
Aquinas CSS located at 124 Dorval Drive. 
 
Comments 
 
The Board has been given the opportunity to provide preliminary comments on the Oakville TOC 
Submission. The Board has reviewed the following TOC Core Studies and Technical Reports: 
 

• Planning Justification Report 

• Urban Design Memorandum 

• Shadow Studies 

• Traffic Impact Study 
 
Planning Justification Report 
 
It is understood that this report provides an overview of the Oakville TOC development proposal. The 
Board will provide general comments on the proposal as it pertains to education and other matters as it 
relates to school board facilities within Midtown Oakville. The Board will review and provide comments 
on all future submitted development applications such as draft plans and site plans. 
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3.7 Community Facilities, Parks and Open-Space 
 

• The Board would also like to note in this section the identification of proposed school sites that 
have been identified in Schedule L1 of the draft Midtown Oakville OPA. 

• School sites are required to be adjacent to parks to accommodate an urban school building 
model and to address the educational component of outdoor space. 

• Note that Parks and Open Space may also include school outdoor play space which may either 
be Board-owned or be joint-use. 

 
5.3.2 Midtown Oakville Growth Area Review 
 

• The Town is currently undergoing a review to prepare a new draft of the Midtown Oakville 
Official Plan Amendment. 

• The Board has submitted comments to the draft Midtown Oakville OPA which identified the 
need for one (1) elementary school within Midtown Oakville. 

• The Board requires a compact standalone school site within the Midtown Oakville area. 
Following discussions with the Halton District School Board, HCDSB will pursue the westerly 
standalone school site, located in the Lyons Precinct, as identified in the Midtown Oakville OPA 
on “Schedule L1 Land Use”. 

• The Board recommends that any landowner or developer that proposes residential development 
within Midtown Oakville to consult with the school boards to determine a need for a school with 
their proposed development, as development is monitored and the need for a second site may 
be triggered. 

• The Board is supportive of a street network that is multimodal year-round, provides valuable 
frontage for development and provides the setting for the range of uses and activities that define 
Midtown Oakville. The Board is in support of policies that improve the pedestrian and cycling 
network and recognizes that improved connectivity generally provides benefits to the 
community, including students that choose these networks to access school sites all year round. 

• The Board would like to note that the Board has requested clarification regarding the definition 
of “Educational Facilities” and “Public Service Facilities” in the Town’s Official Plan. Clarification 
should be made in the definitions on whether “Education Facilities” fall under “Public Use 
Facilities” or should be considered as separate entities. If separate, there are multiple areas 
within the Midtown Oakville OPA that would benefit from making reference to both types of 
facilities. 

• The Board will monitor the level of development in Midtown Oakville with regular site visits, 
examining progress of development applications, regular review of school board conditions at 
time of circulation of development applications (draft plan of subdivision, site plan) tracking 
existing students in Midtown Oakville, updating student yield from new development in Midtown 
Oakville, regular updates to school enrolment projections and analysis of school building and 
portable utilization. 

• It is understood that the development in Midtown Oakville (including the Oakville TOC Lands) 
shall occur over a long period of time. When available, the Board would appreciate notices of 
updates to development and construction phasing. This will help the Board with long-term 
strategic planning of capital projects. 
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• The Board requires AutoCAD files of area plan/block context plans on all submitted applications 
in Midtown Oakville in order to understand the context of how the applications may impact 
proposed school sites. 

 
Urban Design Brief 
 
It is understood that the four (4) development sites are collectively referred to as the “TOC Lands” and 
are proposed to consist of mix-uses with a focus on compact built forms. 
 

• The Board will continue to monitor the pace of development and the number of residential units 
in the TOC Lands. 

• Note that regardless of any changes to design direction, site organization and the built form to 
the development sites, any proposed residential units will generate students which will require 
school accommodation and school bus transportation (if eligibility is met). 

• Any changes to the existing transportation network within the area will have an impact on 
student walking routes and/or school bussing routes and student pick-up/drop-off points. 

• The Board is supportive of a public realm that improves the pedestrian experience and 
promotes active transportation. Note that the introduction of privately-owned publicly accessible 
space (POPS) in the TOC Lands will impact the student experience of active transportation to 
and from school sites. 

 
Shadow Studies 
 
Due to the proximity of the TOC Lands to a proposed school site, the Board has reviewed the Shadow 
Studies provided. It is understood that the study incorporates existing buildings and proposed building 
applications that have yet to be built. Below are our initial comments: 
 

• The school year calendar runs approximately from the beginning of September through to the 
end of June. 

• There is a range of entry and dismissal times in existing Oakville elementary schools. School 
hours can range from approximately between 8:00 am to 4:00 pm. 

• As noted in the Shadow Impact Study, shadow test dates and times for the study were on the 
following dates: April 21, June 21, September 21 and December 21. 

• The Shadow Impact Study demonstrates that shadows fall on the proposed school site during 
potential school hours. Further review is required when future submissions are received. 

• Please note that school bell times are reviewed by the Halton Student Transportation Services 
(HSTS) on an annual basis in order to ensure effective utilization of student transportation and 
enhance route efficiencies. Entry and dismissal times are subject to change. 
 

Traffic Impact Study 
 
A number of comments have been noted in earlier sections regarding the transportation network and 
the Board’s support of initiatives that increase pedestrian connectivity and encourage active 
transportation. Below are general comments regarding parking and school bus transportation in 
Midtown Oakville: 
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• The Board is interested in creating partnerships with the Town and other public agencies for 
shared parking facilities. The Board will be exploring underground parking for the Midtown 
school projects in order to make the reduced site size viable. If sharing opportunities exist with 
other public agencies, it should be explored. 

• Maximum parking standards for educational facilities should reflect a ratio that provides 
minimum parking for staff on site, and offsets community parking needs to limited surface and/or 
on-street parking opportunities. Ideally, the implementing zoning by-law should not impose 
maximum parking rates for the Board, to ensure flexibility in accommodating staff needs. 

• The Board recommends that on-street parking be permitted on all frontages of the school sites if 
possible, or at a minimum the local and collector roads the school site fronts onto. Moreover, the 
frontages along the adjacent parks of school sites should also support on-street parking to 
support student drop-off/pick-up. 

• The HSTS provides safe and reliable transportation services to all eligible students within the 
Region of Halton. The HSTS implements the transportation policies established by the Halton 
District and Halton Catholic District School Boards. The HSTS currently transports over 33,000 
students on 470 vehicles (buses, min buses, vans, wheelchair accessible vehicles) daily. 

• Students generated from the TOC Lands will require the HSTS to review transportation routes 
and the need for additional vehicles to service the new community. 

The Board has reviewed the application as submitted, recognizing that the Midtown Oakville Growth 
Area Review is still underway and the Midtown Oakville OPA has not been approved. Please notify us 
of the adoption of the proposed application and include us in the circulation of any future applications, 
including site plans, related to this development. 
 
The HCDSB will provide comments and conditions on each proposed development application 
received. The Board reserves the right to make additional comments, and intends to do so, as the 
refinements to the draft Midtown Oakville OPA are made. The Board will also review and revise 
comments on this application as the growth area review moves forward and on any future circulations 
associated with this application. 
 
For your convenience, below are the conditions that development applications may be subject to. The 
Board will review and revise its comments as this application moves forward. 
 

1. The owner agrees to place the following notification in all offers of purchase and sale for all 
lots/units and in any subsequent agreements, to be registered on title: 

a. Prospective purchasers are advised that Catholic school accommodation may not be 
available for students residing in this area, and that you are notified that students may be 
accommodated in temporary facilities and/or bused to existing facilities outside the area.  

b. Prospective purchasers are advised that the HCDSB will designate pick up points for the 
children to meet the bus on roads presently in existence or other pick up areas 
convenient to the Board, and that you are notified that school busses will not enter cul-
de-sacs and private roads. 

2. In cases where offers of purchase and sale have already been executed, the owner is to send a 
letter to all purchasers which include the above statements. 

3. That the owner agrees to the satisfaction of the HCDSB, to erect and maintain signs at all major 
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4. entrances into the new development advising prospective purchasers that if a permanent school 
is not available alternative accommodation and/or busing will be provided. The owner will make 
these signs to the specifications of the HCDSB and erect them prior to final approval. 

5. That the developer agrees that should the development be phased, a copy of the phasing plan 
must be submitted prior to final approval to the HCDSB. The phasing plan will indicate the 
sequence of development, the land area, the number of lots and blocks and units for each 
phase. 

6. That a copy of the approved sidewalk plan, prepared to the satisfaction of the Town of Oakville 
be submitted to the HCDSB. 

7. The owner shall provide HCDSB a geo-referenced AutoCAD file of the Draft M-plan once all Lot 
and Block numbering has been finalized. Should any changes occur after the initial submission 
to Lot and Block configuration or numbering on the draft M-plan the Owner shall provide a new 
AutoCAD file and a memo outlining the changes. 

 
It should be noted that Education Development Charges are payable in accordance with the applicable 
Education Development Charge By-law and are required at the issuance of a building permit. Any 
building permits that are additional to the maximum approved unit count will be subject to Education 
Development Charges prior to the issuance of a building permit, at the rate in effect at the date of 
issuance. 
 
We look forward to collaborating on this project and making ourselves available to discuss the above 
comments at your convenience. 
 
Oakville Hydro 
 
Oakville Hydro’s 27.6kV distribution system would need to be expanded to meet the demand 
requirements for these site(s). Hydro servicing options will need to be reviewed with the owner and/or 
their consultants to confirm the supply location. While the development site plan advances, 
consideration for maintaining the minimum clearance to the overhead and/or underground infrastructure 
is required. Space on the property is required to locate pad-mounted transformers, pad-mounted 
switchgears, or other distribution assets. An easement, registered in the name of “Oakville Hydro 
Electricity Distribution Inc.”, is required for the transformer(s), switchgear(s) and associated primary 
cable/duct bank. An electrical room with direct outside access and Stanley Canada Corporation locks is 
required per Oakville Hydro’s “Conditions of Service”. The buildings will be equipped with an electronic 
interval metering system capable of remote meter reading for all individual units.  All unit owners will be 
direct customers of Oakville Hydro Electricity Distribution Inc. 
 
Developer to provide: 
 

• An acceptable site plan, site servicing plan, landscape plan and grading plan. Plans to be 
integrated with Town of Oakville’s road re-construction and expansion plan exterior to 
development with compliance provided from Town of Oakville. 

• Forecasted demand load breakdown with service size, single line diagram, any proposed 
Distribution Energy Resource (DER) / Electric Vehicle (EV) requirements and 5-year anticipated 
load forecast demand. 
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• Preference for either Oakville Hydro to provide transformation with space for installation or 
customer owned station. 

• Access for hydro distribution facilities to expend within private property. This includes 
space/access for transformation, switchgear(s), ductbank etc. 

• Documentation for Oakville Hydro to complete the CIA (Connection Impact Assessment) and/or 
to submit documentation to IESO/HYDRO ONE to complete the SIA (System Impact 
Assessment). 

• Upfront costs for required system studies, design, construction (including any relocation work) to 
connect development to grid. 

 
Town of Oakville to provide: 
 

• Guidance to developer to coordinate utility relocation design to ensure alignment with ultimate 
road re-construction. 

• Engineering road re-construction design(s) that include right of way cross section(s) with all 
proposed utilities and accurate information for placement of existing utilities.  

• Overall urbanization plan including staging, building setbacks, landscaping that aligns with road 
re-construction. 

• Acceptance that developer(s) site plans, site servicing plans, landscaping plans include 
existing/proposed utilities, urbanization and road re-construction exterior to the development 
block. 

• Plans to include any known plan for utility relocation as coordinated with ultimate road re-
construction. 

• Overall Midtown Development Plan including road transportation, phasing and estimated 
timelines to allow Oakville Hydro to analyze the total demand and develop a master plan for 
hydro distribution system expansion requirements. 

• Collaboration opportunities through TAC meetings to ensure developer(s)/utilities can master 
plan the required expansions within the Midtown Development area.  

 
In depth collaboration between all stakeholders is required to move this project forward. Developer 
must cooperate with municipality and utilities to ensure overall alignment with Midtown direction. 
 
Metrolinx 
 
Metrolinx has reviewed the first submission of the Infrastructure Ontario TOC package for 217-227 
Cross Avenue & 571-595 Argus Road, 157 & 165 Cross Avenue, 166 South Service Road, and 590 
Argus Road, Oakville.  
 
Metrolinx notes that comments on all four development applications were previously provided to the 
Town of Oakville. It is noted that 590 Argus Road, Oakville is outside Metrolinx’s review zone therefore 
there are no concerns with the proposal. All other projects have previous outstanding comments that 
should be addressed. Previous outstanding comments have again been reiterated and updated 
accordingly.  
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Please refer to the table below for detailed Metrolinx comments that will need to be addressed as part 
of the application review. Responses to each comment should be provided in the next submission to 
demonstrate how they have been addressed. 
 

Item Metrolinx TOC Step 1 Submission Comments Proponent Response 

217-227 Cross Avenue & 571-595 Argus Road, Oakville 

1. Metrolinx notes that the concept plan identifies a 
relocated Oakville GO Station driveaway (see image 
below). The driveway should be identified as 
conceptual in nature and shown for information 
purposes only, thus, is in no way shape or form, an 
acceptance or approval of the location of the driveway 
by Metrolinx. It is understood this driveway is not part 
of the proponent’s scope of work, therefore 
appropriate traffic assessments and other 
considerations should be made based on the existing 
station driveway. 

 

2. Depending on the construction method, additional 
agreements and/or technical reviews will be required 
(e.g., shoring, tiebacks, and crane swing).  

• Please confirm the proposed shoring method 
and whether tiebacks into Metrolinx owned 
property may be required. The shoring plan 
shall be submitted for review. If tiebacks are 
proposed, please provide a tieback plan 
detailing the tieback locations and the number 
of tiebacks proposed. 

• Please provide a crane swing plan identifying 
the location of the proposed crane(s) that may 
be utilized and the associated crane swing 
radius. This information is required to ensure 
no swing over Metrolinx land which must be 
demonstrated through the requested drawings 
and related geotechnical details.  

• Depending on the manner of construction, the 
Owner may be required to enter into 
Construction Agreements (i.e., Crane Swing 
Agreement and Tieback Agreement) with 
Metrolinx. Any construction activity including 
shoring, tiebacks, crane swing within or 
immediately adjacent to Metrolinx property 
and/or rail corridor must be reviewed and 
coordinated with our Technical Advisor 
(AECOM). 
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As appropriate, the final development design will need 
to be reviewed by our Technical Advisor (AECOM), 
and to the satisfaction of Metrolinx. 

3. The Owner shall grant Metrolinx an environmental 
easement for operational emissions, which is to be 
registered on title for all uses within 300 metres of the 
rail right-of-way. Included is a copy of the form of 
easement for the Proponent’s information. The 
Proponent may contact 
Luka.Medved@metrolinx.com with questions and to 
initiate the registration process (It should be noted 
that the registration process can take up to 6 weeks). 

 

4. (General Information) The Owner shall be 
responsible for all costs for the preparation and 
registration of 
agreements/undertakings/easements/warning 
clauses as determined appropriate by Metrolinx, to 
the satisfaction of Metrolinx. They shall also 
consider the timelines required to advance such 
agreements and reviews in their schedule 
accordingly. 

 

5. (General Information) As required, the Owner may 
also enter into additional agreements and/or 
technical reviews, including, but not limited to, 
shoring, crane swing and tie-back agreements if 
applicable. 

 

6. (General Information) The Owner shall be 
responsible for all costs associated with the review 
completed by Metrolinx’s technical advisor 
(AECOM) if applicable. Fees will be confirmed once 
the Level of Effort by our technical advisor has 
been determined. Additional time and cost for 
technical review will need to be accounted for the 
by the owner/proponent. 

 

157 & 165 Cross Avenue, Oakville 

7. Metrolinx notes that the concept plan identifies a 
relocated Oakville GO Station driveaway (see image 
below). The driveway should be identified as 
conceptual in nature and shown for information 
purposes only, thus, is in no way shape or form, an 
acceptance or approval of the location of the driveway 
by Metrolinx. It is understood this driveway is not part of 
the proponent’s scope of work, therefore appropriate 
traffic assessments and other considerations should be 
made based on the existing station driveway. 

 

mailto:Luka.Medved@metrolinx.com
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8. The Proponent shall provide confirmation to 
Metrolinx, that the following warning clause will be 
inserted into all Development Agreements, Offers to 
Purchase, and Agreements of Purchase and Sale or 
Lease of each unit within 300 metres of the Railway 
Corridor: 
 

• Warning: The Applicant is advised that the 
subject land is located within Metrolinx’s 300 
metres railway corridor zone of influence and 
as such is advised that Metrolinx and its 
assigns and successors in interest has or 
have a right-of-way within 300 metres from 
the subject land. The Applicant is further 
advised that there may be alterations to or 
expansions of the rail or other transit facilities 
on such right-of-way in the future including 
the possibility that Metrolinx or any railway 
entering into an agreement with Metrolinx to 
use the right-of-way or their assigns or 
successors as aforesaid may expand or alter 
their operations, which expansion or 
alteration may affect the environment of the 
occupants in the vicinity, notwithstanding the 
inclusion of any noise and vibration 
attenuating measures in the design of the 
development and individual lots, blocks or 
units. 

 

9. Depending on the construction method, additional 
agreements and/or technical reviews will be required 
(e.g., shoring, tiebacks, and crane swing).  

• Please confirm the proposed shoring method 
and whether tiebacks into Metrolinx owned 
property may be required. The shoring plan 
shall be submitted for review. If tiebacks are 
proposed, please provide a tieback plan 
detailing the tieback locations and the number 
of tiebacks proposed. 

• Please provide a crane swing plan identifying 
the location of the proposed crane(s) that may 
be utilized and the associated crane swing 
radius. This information is required to ensure 
no swing over Metrolinx land which must be 
demonstrated through the requested drawings 
and related geotechnical details.  
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• Depending on the manner of construction, the 
Owner may be required to enter into 
Construction Agreements (i.e., Crane Swing 
Agreement and Tieback Agreement) with 
Metrolinx. Any construction activity including 
shoring, tiebacks, crane swing within or 
immediately adjacent to Metrolinx property 
and/or rail corridor must be reviewed and 
coordinated with our Technical Advisor 
(AECOM). 

As appropriate, the final development design will 
need to be reviewed by our Technical Advisor 
(AECOM), and to the satisfaction of Metrolinx. 

10. The Owner shall grant Metrolinx an environmental 
easement for operational emissions, which is to be 
registered on title for all uses within 300 metres of the 
rail right-of-way. Included is a copy of the form of 
easement for the Proponent’s information. The 
Proponent may contact 
Luka.Medved@metrolinx.com with questions and to 
initiate the registration process (It should be noted 
that the registration process can take up to 6 weeks). 

 

11. (General Information) The Owner shall be 
responsible for all costs for the preparation and 
registration of 
agreements/undertakings/easements/warning 
clauses as determined appropriate by Metrolinx, to 
the satisfaction of Metrolinx. They shall also 
consider the timelines required to advance such 
agreements and reviews in their schedule 
accordingly. 

 

12. (General Information) As required, the Owner may 
also enter into additional agreements and/or 
technical reviews, including, but not limited to, 
shoring, crane swing and tie-back agreements if 
applicable. 

 

13. (General Information) The Owner shall be 
responsible for all costs associated with the review 
completed by Metrolinx’s technical advisor 
(AECOM) if applicable. Fees will be confirmed once 
the Level of Effort by our technical advisor has 
been determined. Additional time and cost for 
technical review will need to be accounted for the 
by the owner/proponent. 

 

 

mailto:Luka.Medved@metrolinx.com
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166 South Service Road, Oakville 

14. The Proponent shall provide confirmation to 
Metrolinx, that the following warning clause will be 
inserted into all Development Agreements, Offers to 
Purchase, and Agreements of Purchase and Sale or 
Lease of each unit within 300 metres of the Railway 
Corridor: 
 

• Warning: The Applicant is advised that the 
subject land is located within Metrolinx’s 300 
metres railway corridor zone of influence and as 
such is advised that Metrolinx and its assigns 
and successors in interest has or have a right-
of-way within 300 metres from the subject land. 
The Applicant is further advised that there may 
be alterations to or expansions of the rail or 
other transit facilities on such right-of-way in the 
future including the possibility that Metrolinx or 
any railway entering into an agreement with 
Metrolinx to use the right-of-way or their assigns 
or successors as aforesaid may expand or alter 
their operations, which expansion or alteration 
may affect the environment of the occupants in 
the vicinity, notwithstanding the inclusion of any 
noise and vibration attenuating measures in the 
design of the development and individual lots, 
blocks or units. 

 

15. The Owner shall grant Metrolinx an environmental 
easement for operational emissions, which is to be 
registered on title for all uses within 300 metres of the 
rail right-of-way. Included is a copy of the form of 
easement for the Proponent’s information. The 
Proponent may contact 
Luka.Medved@metrolinx.com with questions and to 
initiate the registration process (It should be noted 
that the registration process can take up to 6 weeks). 

 

16. (General Information) The Owner shall be 
responsible for all costs for the preparation and 
registration of 
agreements/undertakings/easements/ warning 
clauses as determined appropriate by Metrolinx, to 
the satisfaction of Metrolinx. They shall also 
consider the timelines required to advance such 
agreements and reviews in their schedule 
accordingly. 

 

mailto:Luka.Medved@metrolinx.com
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Ministry of Transportation (MTO) 
 
Traffic Section: 
 
Comments on the Terms of Reference for a Multi-development Traffic Impact Study (MDTIS): 
 

1. Before: The consultant (who may be the same for all these developments within Midtown 
Oakville) should ensure the MDTIS evaluates the extent to which provincial highway 
improvements (if any) are required as a direct result of the combined effects of multiple 
developments within a single study area. As the Oakville Midtown EA is not complete and the 
Trafalgar Rd EA has not started construction (please check with P&D as I am not 100% sure of 
these), we require 2 future scenarios to be assessed, 1 for existing configurations and 1 for 
future configurations.  

2. MTO require the submission of a full MDTIS (following MTO TIS guidelines and by a RAQS 
qualified consultant) to assess the future impact of the proposed development to identify if there 
are any warranted highway/road improvements. Digital Synchro version 12 files are required at 
the time of submission – we will accept version 11 until the end of December 2024. 

3. Any data collected for the MDTIS must be by a RAQS qualified company/consultant – the latest 
counts are attached. 

4. Any functional designs provided in the MDTIS, are not accepted, or approved until the MTO 
Transportation Infrastructure Management Division review once the MDTIS is approved. 

5. QEW/Trafalgar Road ramps must use a 3.1% growth rate. 
6. MTO Transportation Infrastructure Management Division must comment on any future 

improvements in the area. 
7. AM, PM, and a Saturday analysis must be included. 
8. All intersection capacity analysis on impacted intersections or interchanges within MTO facilities 

must follow MTO/TAC protocols. When evaluating impacts at intersections please refer to the 
TAC’s Geometric Design Guide for Canadian Roads, MTO Design Supplement for TAC’s 
Geometric Design Guide for Canadian Roads 
(http://www.mto.gov.on.ca/phmpmbp/Reference%20Materials/HwyDes- MTO_DS_TAC_GDG-
April2020-Final.pdf) and the OTM Books. 

9. Queue and storage lengths for LT and thru movements for signalized intersections under MTO 
jurisdiction need to be calculated using the arrival rate method explained in MTO’s Signal 
Timing Policy. For LT and thru, must convert trucks to passenger vehicles, use factor of 2.0.  

10. The need for geometric improvements shall be reviewed at all locations in the study area and 
for each proposed development stage. The MDTIS shall clearly identify transportation impacts 
by movement, the transportation system improvements that are needed to mitigate these 
impacts, and the timing of any recommended improvements. A schematic representation of all 
geometric improvements shall be included as part of the MDTIS, identifying lane arrangements 
and intersection improvements for each horizon year. We require existing configuration to be 
analyzed and future configurations. MTO Transportation Infrastructure Management Division 
can provide years for construction and opening of future configurations. If opening of Oakville 
Midtown EA and the Trafalgar Rd EA are not complete for opening of the MDTIS, then existing 
configuration must be analyzed.  

11. Queue and storage lengths for left turn and through movements for signalized intersections 
under MTO jurisdiction need to be calculated using the arrival rate method explained on MTO’s 

http://www.mto.gov.on.ca/phmpmbp/Reference%20Materials/HwyDes-
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Signal Timing Policy. For queues/storage lengths for right turn movements please refer to 
Chapter 9 of TAC’s Geometric Design Guide for Canadian Roads. Queue assessment shall 
include a review to determine if the thru queues impede access to auxiliary lanes or if they 
reach the adjacent intersection. Provide the results in tabular form. For thru and left turn queues 
include: peak period, movement, volume, cycle length, %trucks, pcph, m value, number of 
vehicles and total length. For right turn storage length include: peak period, volume, cycle 
length, design speed, total length. 

12. Signal timing optimization can improve operations however, the resulting settings should still be 
consistent with our Signal Timing Policy. For example: the timing settings cannot be adjusted to 
favour the sideroad over the highway.  

13. Three analysis years will be required for the MDTIS - the opening date of the development, five 
years, and 10 years from the opening date. Where applicable, each major phase in a multi-
phased development shall be assessed separately for the five and 10-year horizons beyond full 
build-out of the site. 

14. In the event of MTO data not being available or if available data is not deemed by MTO to be 
current enough to be used for the study, the consultant shall undertake collection of the required 
data on their own. Counts from the local municipality or consultant collection counts may be 
considered acceptable, however, only data collected within 18 months of the submission date 
for the study shall be used. The appropriateness of the data shall be confirmed with MTO prior 
to starting work on the MDTIS. 

15. Review MTO TIS guidelines (2023) for Trip Generation and Distribution/Assignment. 
16. Capacity analysis shall be performed at all proposed site access points and intersections in the 

study network in accordance with the methodology described in the latest edition of the Highway 
Capacity Manual (HCM). For ramps, a v/c ratio for terminal ramp approaches with a value 
greater than 0.75 would be deemed critical and shall be evaluated for possible operational 
improvements.  

17. The need for geometric improvements shall be reviewed at all locations in the study area and 
for each proposed development stage. The MDTIS shall clearly identify transportation impacts 
by movement, the transportation system improvements that are needed to mitigate these 
impacts, and the timing of any recommended improvements. A schematic representation of all 
geometric improvements shall be included as part of the TIS, identifying lane arrangements and 
intersection improvements for each horizon year. 

 
Traffic Planning Section: 
 

1. Page 8 of the latest report indicates that “Ramp network improvements are not assumed to be 
in place given the timeline of this study”. In this case, we will need to see updated traffic 
modelling to demonstrate traffic operation without these improvements for future planning 
horizons. If the required infrastructure previously identified for 2031 will not be in place by 2038, 
how the road network will accommodate the anticipated growth needs to be analysed and 
documented? Are there any changes to the growth assumptions and/or planning horizons of 
developments? What is the new infrastructure phasing? Maybe these are questions for the 
Town’s consortium (as referred to in the latest submission) to answer.  

2. Section 9.4 on the “jug handle” connection between Argus Road and Trafalgar Road, was not 
part of the preferred network in the 2021 report. We requested additional traffic analysis to 
support the design modification but have not heard back.  
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Drainage: 
 

1. MTO shall require detailed Stormwater Management report, Site, Servicing, Grading and 
Erosion and Sediment Control plans for review at a later design stage. All documents shall be 
signed and stamped by P.Eng. 

2. The owner must be advised that all proposed permanent buildings and structures both above 
and below ground, utilities, frontage roads/fire routes, essential parking spaces, storm water 
management facilities, including ponds and associated berms, storages, and noise walls must 
be set back 14.0 metres (45 feet) from the Highway Right-of-way limit. 

3. Please note that rooftop storage and unconventional underground storage such as chambers 
and infiltration systems are not permitted by MTO. Underground storages provided in manholes, 
stormsewer, super pipe or storage tank are permitted as such storages are accessible through a 
manhole and can be easily inspected for their continued functionality. If unconventional storages 
are provided, then such storages shall be taken out of model and ponding limit for 100-year 
storm event should be provided to confirm that the proposed development will not impact the 
MTO’s drainage system under such condition. 

 
Transportation Infrastructure Management: 
 

1. Comments are forthcoming. 
2. Be advised, the MTO is currently experiencing labour disruptions which are impacting our 

regular review timelines. We will keep you apprised as we know more. 
 
Corridor Management: 
 

1. The subject proposed development is located within the MTO Permit Control Area for the QEW, 
as a result, Building & Land Use Permits will be required from this office prior to the start of any 
onsite construction/works. Information regarding the application process, forms and the policy 
can be found at the link: Highway corridor management | ontario.ca 

 
Summary 
 
In conclusion based on the comments provided by Staff and circulated Agencies, the Town is not in 
agreement with the Oakville Transit-Oriented Community (TOC) Development Proposal from the 
Province through Infrastructure Ontario, and are unable to support it based on the following: 
 
Density 
 

• The proposal needs to be more modest in scale. It currently represents an excessive and 
disproportionate amount of the total planned population for Midtown. 
 

o Currently proposes ~68% of the units expected in northwest Midtown* by 2051 on only 
13% of the gross area of northwest Midtown (based on Halton Region Joint Best 
Planning Estimates). 

https://www.ontario.ca/page/highway-corridor-management
https://planning-and-development-hub-exploreoakville.hub.arcgis.com/pages/best-planning-estimates
https://planning-and-development-hub-exploreoakville.hub.arcgis.com/pages/best-planning-estimates
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o Has the potential to undermine the development of other sites in Midtown by taking a 
disproportionate share of the residential market for Midtown (risking Midtown’s evolution 
into a complete community). 

o The proposal risks becoming the benchmark for future development of other sites in 
Midtown, which has significant implications on future infrastructure (potentially exceeds 
planned future capacity for all of Midtown). 
 

• Vaughn Metropolitan Centre (VMC) and Richmond Hill are not appropriately comparable to 
Midtown. 
 

o Both VMC and Richmond Hill have a subway that meets BRT; Oakville has a GO Station 
(which have less ridership than subway stations) and plans for the Trafalgar BRT are 
distant – refer to Attachment 1. 

o Access to Midtown is highly constrained due to the Sixteen Mile Creek, QEW and 
railway corridor. 

o This suggests that the scale of Midtown should be less than that of VMC or Richmond 
Hill. 

 

• Density of proposal is greater than the ongoing Midtown planning work. 
o The proposal needs to be scaled back to be closer in line with the ongoing planning work 

for Midtown (which is still subject to further review) as it is this work that is establishing 
the infrastructure needs to serve all of Midtown, including the proposal sites. 

 
Land Uses 
 

• The proposal needs to provide a better mix of uses to contribute to a complete community; it is 
currently overly skewed towards residential. 
 

• The proposal needs to provide a commensurate and proportionate mix of uses relative to the 
amount of residential it is proposing. 

o an appropriate mix of jobs, local stores, and services, transportation options and public 
service facilities that are all conveniently accessed for daily living. 

• The proposal needs to ensure that it does not rely heavily on others to provide the majority of 
the ingredients necessary for a complete community. 

 
Built Form 
 

• The proposal needs to reduce the height of the towers as part of a proposal that is more modest 
in scale and density (as indicated earlier). 

o Due to excessive and disproportionate density of the proposal, the resulting tower 
heights are also excessive. 

 

• To achieve slender towers, the tower floorplate must fit within a 40 m diameter circle, in 
combination with increased separation distances (see Designing Midtown). 

o Important for minimizing shadow and negative wind impacts at ground level, particularly 
public spaces. 

https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf#page=42
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o Important for natural lighting of interior spaces. 
 

• All sites have deficient tower separation; needs to be 50 m separation given tower heights 
exceed 30 storeys, or 30 m for towers less than 30 storeys (see Designing Midtown). 

o Important for sunlight, sky view, and wind mitigation at ground level, particularly public 
spaces. 

 

• Due to tower separation deficiencies, there is insufficient space to provide the number of towers 
proposed on two specific sites: 

o 166 South Service Road 
o Argus-Cross (tower separation requirements may preclude a third tower in order to 

accommodate an appropriate alignment of Argus Road as per either the 2014 Midtown 
EA and/or the emerging road network as part of the Town’s ongoing Midtown 
Implementation Program work). 
 

• The proposal should provide a differentiation of tower heights of five to eight storeys between 
towers within each block to achieve a varied skyline and mitigate shadow impacts. 
 

• Podiums need to provide more active and animated ground floor uses along the public rights-of-
way and internal to courtyards. 
 

• Currently all six storeys with no height variation – podium heights should be varied based on 
context and mitigation of shadowing impacts. 
 

• Strategic setbacks are needed to support function (outdoor eating, outdoor gathering, lobbies, 
pick-up/drop-off, etc.) and contribute to a vibrant public realm. 
 

• Interior courtyards are proposed as POPS – however, these are not functional spaces for public 
use, due to the following: 

o narrow access points 
o limited direct sightlines 
o do not follow desire lines for pedestrian/cycling movement 
o shapes & configurations not conducive to public use – as designed, these long, linear 

spaces may serve only as connections rather than as a destination for public activity  
o significant shadowing and wind impacts limit comfort and public use 
o conflicts with vehicles and ‘back of house’ functions 

 

• The proposal needs to provide an Area Design Plan to adequately show how the proposal 
relates to adjacent existing and future development. 
 

• The proposal needs to consider the edges and interfaces of shared lot line conditions with 
neighbouring sites and internally between sites. 
 

• The proposal needs to ensure that proposed building locations do not hinder (or preclude) 
development on abutting sites. 

https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf#page=42
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Parkland and Community Benefits 
 

• The proposal needs to provide a combination of land for parkland and cash-in-lieu of parkland. 
 

o Due to tower separation issues, 166 SSR site could be redesigned with 2 towers only 
and provide a portion of the site (south end) as public parkland, so that the proposal 
integrates viable public parkland in support of all sites within the proposal. 

o Proposal currently proposes privately-owned public space only. As indicated previously, 
the proposed POPS are not functional or desirable spaces for public use. 

 

• The proposal refers to certain "community benefits" that are referred to as having been “already 
negotiated with the Town through the municipal planning process”.  
 

• These matters have not been committed to by the applicant nor accepted by the town as 
community benefits. 
 

• Commitments fora grocery store, YMCA, etc. would contribute towards a complete community 
but are regarded as necessary to support the development and/or achieve an appropriate mix of 
uses on the site rather than being true community benefits (based on Planning Act definition). 

 
Transportation 
 

• Current studies are insufficient to support the proposal. 
 

o Advancement of proposed solutions has not reached a stage where subdivision or site 
plan approval could be granted. 
 

• Insufficient capacity. 
 

o Current studies (TIS) indicate that traffic volumes from proposal will exceed network 
capacity and appear to accept that congestion is inevitable. 

o The proposal needs to review the impacts of all four applications collectively on the 
transportation network including Trafalgar Road and QEW. 

o The proposal needs to fully discuss future road capacity, delay and queuing implications 
of future traffic levels, particularly along Cross Avenue. 

o The proposal needs to identify that phasing of development can be coordinated with the 
required infrastructure to maintain safe operations and sufficient capacity. 

 

• Impacts to Oakville GO 
 

o Traffic volumes will create queues on Cross Avenue that are expected to block bus 
turning movements into, and out of, the Oakville GO station with resulting impacts to 
Oakville GO transit operations. 

o The proposal needs to address the deficiencies related to this (current studies do not). 
o The proposal needs to provide an indication of how the congestion associated with the 

traffic from the proposed developments will impact transit operations. 
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o The proposal needs to demonstrate that the proposed driveways can operate safely and 
efficiently, that intersections have the sufficient capacity, and that vehicle queues will not 
block access to proposal sites AND the Oakville GO Station. 

 

• Active Transportation (Multi-modal Analysis) 
 

o Current studies rely on achieving high multi-modal shares (i.e. walking, cycling, and 
transit). 

o The viability of these higher thresholds for alternative modes of travel (albeit consistent 
with Provincial and municipal policy) have not yet been verified with suitable supporting 
data. 

o The proposal needs to identify adequate plans for efficient bus, transit, cycling and 
walking systems that support the proposed level of development. 

o The proposal should explicitly incorporate the effect of active transportation flows on the 
traffic level of service. 

o The proposal needs to provide an analysis of multi-modal travel demand including 
pedestrian flows, ease of pedestrian and cyclist movement through private land currently 
held by others and not subject to current applications. 

 

• Challenges for all of Midtown 
 

o Town has studied transportation and infrastructure requirements for Midtown 
extensively. Midtown has recognizable constraints to the transportation network 
connectivity that affect the traffic operational capacity and efficiency, particularly relative 
to other Provincially-designated UGCs. 

o Midtown is constrained by limited points of access due to the Sixteen Mile Creek, QEW 
and railway. 
 

o Managing traffic impacts is necessary to maintain efficient transit access to the Oakville 
GO Station and the operation of the QEW - will improvements to the Royal Windsor-
QEW interchange may be required to mitigate impacts of proposal on the QEW? 

 

• Overall Midtown Transportation Network 
 

o The Town is advancing an emerging road network through its Midtown OPA and 
Implementation work – the proposal does not currently align with this emerging road 
network. 

o Note: The emerging road network includes changes since the 2014 Midtown EA to 
address new information, including a reversal in Metrolinx’s commitment to extend the 
GO Station platform eastward across Trafalgar Road and move the existing bus loop to 
the east side of Trafalgar Road a move to address traffic circulation and capacity 
challenges. 

o The proposal needs to demonstrate how it fits within the emerging road network and that 
it will not preclude or dictate its ultimate design and/or implementation. 

o The proposal needs to provide traffic assignments and volume forecasts that align with 
the emerging future road network. 
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• Phasing Strategy 
 

o The proposal needs to provide a detailed phasing strategy which:  
▪ outlines the infrastructure requirements that needs to be delivered to support 

each phase; 
▪ identifies that phasing of development can be coordinated with the required 

infrastructure to maintain safe operations and sufficient capacity; and 
▪ demonstrate phasing that determines the ability of each (or any) of the sites to go 

forward before other infrastructure improvements. 
 

• Cost-sharing of ultimate network 
 

o Normally, a cost-sharing agreement among all landowners would facilitate building of the 
ultimate transportation network, instead of small partial segments of roads on an 
application-by-application basis.  

o In the absence of a cost-sharing agreement among landowners, the proposal should 
identify obligations related to the funding, construction, sequencing, timing, and land 
acquisition requirements to deliver the pieces of the ultimate network (including those 
beyond the proposal site boundaries) needed to support the proposed development and 
how they will be addressed. 

o It is noted that some roads, such as Cross Avenue, are DC projects, while local roads 
are not. The proposal should demonstrate which pieces of the ultimate network outside 
the boundaries of the proposal need to be delivered to support the interim phases, or all, 
of the proposal. The proposal should demonstrate how the sites could function on an 
interim basis as the ultimate network evolves. 

o Note: the Local Service Policy in the Town’s Development Charge Background Study 
requires developers to deliver the local roads (inclusive of all land and associated 
infrastructure needed to support development or link with the area). 

 
Stormwater 
 

• Current studies are insufficient to support the proposal. 
 

o Advancement of proposed solutions has not reached a stage where subdivision or site 
plan approval could be granted updated terms of references provided separately. 

 

• Cumulative & holistic approach required. 
 

o The Town has studied stormwater infrastructure requirements through the 2014 Midtown 
EA. Further detailed work is coming through the Midtown Implementation Program. 
Stormwater analysis for the Proposal needs to take a comprehensive, holistic approach 
(including both public and private property, and both within and beyond the boundaries 
of the proposal sites) vs. the piecemeal approach currently considered by the studies for 
the individual applications. 
 

https://www.oakville.ca/getmedia/53c46280-043b-4e5d-a155-4debed86eaa8/town-hall-2022-development-charges-background-study.pdf#page=232
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o Management of quality, quantity and water balance for all sites and the surrounding 
public rights-of-way needs to be considered cumulatively in the proposal. 

 

o With zero lot line setbacks, and underground parking throughout, current proposals have 
not sufficiently demonstrated how perpetual groundwater discharges will be managed or 
water balance objectives achieved. 

 

• Mitigation of Spill Hazard 
 

o The proposal should address mitigation of the potential spill from the Morrison-
Wedgewood diversion channel, for which CH is currently updating its mapping which will 
now incorporate lands south of the QEW including Midtown. 
 

o Any on-site mitigation needs to ensure that any negative implications to the urban design 
of the future streetscapes as a walkable and barrier-free pedestrian environment are 
avoided (e.g. raising building openings and entrances above street level risks 
undermining the future streetscape and vision of Midtown). 

 

o This flooding hazard will also impact the QEW. Larger cooperation with other Provincial 
ministries (i.e. MTO) may provide a better solution for possible mitigation upstream of 
Midtown (that would also mitigate impacts to the QEW corridor itself) which may be a 
better solution than relying on-site mitigation for the proposal sites, which has the 
potential to detrimentally impact the overall streetscape and proposal design. 

 

• Phasing Strategy 
 

o The proposal needs to provide a comprehensive phasing strategy which outlines the 
infrastructure requirements that need to be delivered to support each phase in order to 
limit the possibility that infrastructure constructed to service individual developments will 
require modifications or relocations to support the recommendations of the Midtown 
Implementation Program. 

 
Water and Wastewater 
 

• Trunk Sewers 
 

o Regional trunk wastewater sewer upsizing underway. 
 

• Local Connections 
 

o Local water and wastewater system improvements will be required to support new 
development and align with road network improvements. These may require 
advancement of local roads in order to deliver. 
 

• Phasing Strategy 
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o A comprehensive phasing strategy is required to limit the possibility that infrastructure 
constructed to service individual developments require modifications or relocations to 
support the recommendations of the Midtown Implementation Program. 

 
Site Specific Matters 
 
217-227 Cross Avenue & 571-595 Argus Road 
 

• Deficient tower separation distances 
 

o All towers are “tall” and need to provide larger separation distances; ‘Designing Midtown’ 
directs for 50m tower separation for towers above 30 storeys. 
 

• Oversized tower floor plates 
 

o To achieve slender towers, the tower floorplate must fit within a 40 m diameter circle, in 
combination with increased separation distances (see Designing Midtown) 
 

• Road alignment does not align with EA or emerging road network 
 

o Alignment of the corner of Argus Road does not conform with 2014 EA or the emerging 
road network as part of the ongoing Midtown Implementation Plan work (see inset).  
 

• Lack of ground floor animation 
 

o There is a lack of animation on significant lengths of the ground floor frontage onto 
public roads. 
 

• POPS functional design issues 
 

o The POPS design has significant wind issues making it uncomfortable to sit in. POPS is 
also in significant shadow much of the year. 

o Narrow midblock entry points limit public presence and visibility to POPs space – it 
functions more as private amenity. No direct sightlines through block. 

 

• Lack of consideration of neighbouring development 
 

o Tower B has a zero lot line condition on its south edge and includes glazing. This façade 
should be designed to allow for an adjacent midrise block. Tower A does not allow for a 
tower on the adjacent block to the east, particularly if it is moved to accommodate the 
Argus Road corner in the emerging road network. 

 

• Phasing Issues 
 

https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf#page=42
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o Tower A and B share the same podium, connected at level 2. The phasing line currently 
cuts through shared amenity space. It is unclear how this element would be constructed 
and how the amenity sharing would work in the interim condition. 

 

• Stormwater Servicing 
 

o Post to pre- development quantity control for the 2-100 year and Regional event has not 
been addressed. 

o Feasibility of achieving 25mm retention for water balance, both for site and ROW has not 
been demonstrated. 

 
157 & 165 Cross Avenue 
 

• Deficient separation distances 
 

o All towers are “tall” and need to provide larger separation distances; ‘Designing Midtown’ 
directs for 50m tower separation for towers above 30 storeys. 
 

• Oversized tower floorplates 
 

o To achieve slender towers, the tower floorplate must fit within a 40 m diameter circle, in 
combination with increased separation distances (see Designing Midtown). 
 

• 166 South Service Road site dependent on this site 
 

o Street A (local road) from this site is required in order to provide service to 166 South 
Service Road. Proposal needs to accommodate this in phasing strategy. 

 

• Lack of consideration for neighbouring development 
 

o A party wall condition is provided along the full extent of the west lot line limiting 
neighbouring development configurations. Loading/ parking access face entrance to 
POPS on Hikers Haven site. 

 

• Interim site access issues 
 

o Application has not demonstrated how future public streets A & B will be delivered. It is 
unclear how access to loading and parking will function during the construction of the 
public streets. 

 

• Midblock connection design issues 
 

o Midblock connection does not provide clear sightlines through the block. At pinch points, 
it provides only 3m width, which is undersized. Large portions of the midblock connection 
are covered by the podium. 
 

https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf#page=42
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• Stormwater Servicing 
 

o Post to pre- development quantity control for the 2-100 year and Regional event has not 
been addressed. 

o Feasibility of achieving 25mm retention for water balance, both for site and ROW has not 
been demonstrated. 

 
166 South Service Road 
 

• Deficient separation distances 
 

o All towers are “tall” and need to provide larger separation distances; ‘Designing Midtown’ 
directs for 50m tower separation for towers above 30 storeys. 

 

• Oversized tower floor plates 
o To achieve slender towers, the tower floorplate must fit within a 40 m diameter circle, in 

combination with increased separation distances (see Designing Midtown) 
 

• Two Tower Site with Parkland Dedication 
 

o This site can likely only support 2 towers (not 3) due to tower separation requirements. 
As a result, this site could then be considered as a potential place to provide on-site 
parkland dedication for the entire proposal. 

 

• Lack of consideration of neighbouring development 
 

o The deep podium footprint has zero lot line condition to the west. This will (unfairly) 
dictate the neighbouring development form and limits the opportunities for midblock 
connection locations. 

 

• Interim Site Access Issues 
 

o The length of the interim driveway (future Street A) to access Tower 3 would require a 
turnaround for fire trucks (+ 90m dead end). The space provided does not appear 
sufficient to provide a turnaround. As such Tower 3 could not be delivered in the same 
phase or until Street B or connection of Street A to Cross Avenue is delivered. 

 

• POPS Design Issues 
 

o Narrow entry points limit public presence and visibility to POPs space - functions more 
as private amenity. 

o Landscape design plans appear to fence off opportunities for east/west connect between 
blocks. Minimal opportunity for North/South midblock connection provided. 

 

• MTO setback location 
 

https://www.oakville.ca/getmedia/d92cf510-35eb-47eb-a06d-28228f90076c/planning-designing-midtown-part-2.pdf#page=42
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o Unclear where the MTO setback is to be established based on emerging Midtown OPA 
road network (i.e. impact of removal of additional off-ramp from Midtown EA plans)– to 
be confirmed with MTO. There is potentially more developable site area available and 
built form could be re-configured to address issues accordingly. 
 

• Stormwater Servicing 
 

o Post to pre- development quantity control for the 2-100 year and Regional event has not 
been addressed. 

o Feasibility of achieving 25mm retention for water balance, both for site and ROW has not 
been demonstrated. 

o No existing storm connection. Storm servicing requires cooperation with adjacent 
landowner (157/165 Cross Ave) to construct connection to existing storm sewer on 
Cross Ave. 

 
590 Argus Road 
 

• Deficient separation distances 
 

o All towers are “tall” and need to provide larger separation distances; ‘Designing Midtown’ 
directs for 50 m tower separation for towers above 30 storeys. 

 

• Oversized tower floorplates 
o To achieve slender towers, the tower floorplate must fit within a 40 m diameter circle, in 

combination with increased separation distances (see Designing Midtown) 
 

• No Separation between Tower and Podium 
 

o Tower C’s outer wall along South Service Road is continuous to grade with no break to 
distinguish tower and podium resulting in a 55 storey wall to grade and zero lot line 
setback (excluding ground floor inset). 

 

• Tower placement /composition 
 

o Towers are the same shape and configuration and should be offset. 
 

• Site Access Issue 
 

o Access to site from South Service Road may require an easement over lands not 
controlled by applicant and not a public road (interim and ultimate). 

 

• Argus Frontage & Wayfinding 
 

o Argus frontage has limited street wall and entrances to residential lobbies and retail units 
are deep within the block, far from the road. 
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• MTO setback location 
 

o It is unclear where MTO setback is to be established based on emerging Midtown OPA 
road network.  

o There is potentially more developable site area available and built form could be re-
configured. 

 

• Lack of Consideration for neighbouring development 
 

o A portion of the west edge of the site is occupied with surface parking and a non-
animated frontage.  

o A more significant setback should be provided between lot line and edge of parking to 
provide landscaping / screening to the adjacent property. 

 

• Stormwater Servicing 
 

o Post to pre-development quantity control for the 2-100 year and Regional event has not 
been addressed. 

o Feasibility of achieving 25mm retention for water balance, both for site and ROW has not 
been demonstrated. 
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