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1.0 Land Use Structure and Context 
This appendix provides an overview of the Town of Oakville’s current and planned urban 
context, which forms a foundation for assessing future transportation needs and priorities 
within the Transportation Master Plan. 

The existing Town of Oakville urban structure and community characteristics provide the 
context from which a vision for the future transportation system can be developed. The nature 
and structure of the neighborhoods, employment areas, commercial centres, institutional uses, 
and recreational destinations that comprise Oakville define the existing view of the community. 
These elements of the urban structure may require change or require preservation to facilitate 
growth in a “livable” manner. 

Understanding the land use context is important in assessing 
transportation needs as it directly influences travel patterns, 
mode choice, and infrastructure demands within a community. 
An understanding of land use can help identify current and 
future travel demands, enabling planners to design efficient 
and sustainable transportation systems. 

Land use patterns impact transportation behavior, with 
mixed-use developments and compact urban forms promoting 
walking, cycling, and transit use. In contrast, single-use 
developments necessitate longer trip lengths leading to 
greater reliance on private vehicles, increased congestion and 
potential for environmental impacts. 

As shown in a feedback loop illustrated in Figure 1, effective 
transportation systems allow for improved accessibility to 
existing land uses and attract future development, which in 
turn, influences activity and movement patterns. 

1.1 History of Oakville Land Use 
Early neighbourhoods within Oakville were built as compact complete communities such that 
most of a resident’s everyday needs were met within an 800 m radius. Transportation networks 
also evolved from a previous grid-like network to “lollipop” or cul-de-sac streets, which made 
walkability and direct access to nearby retail / commercial services more challenging. 

The grid-like road network can be observed in the oldest parts of Oakville (i.e., Downtown 
Oakville) as shown in Figure 2. In contrast, the newer developments, such as the area 
surrounding Palermo Village provide more curvilinear networks and loops to accommodate the 

Figure 1: Transportation and Land Use 
Feedback Loop 
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sparsely-built, low-density single-family dwellings. The evolution of the road network is 
depicted in Figure 3. This resulted in highly-trafficked arterials and highways and a greater 
demand for intermunicipal travel infrastructure. 

While the Town’s landscape and travel options have changed throughout the decades, the 
importance of accessibility, equity and livability should not be lost in the ongoing development 
of the transportation system. The existing network highlights the opportunity for this TMP to 
investigate more mobility options, beyond the automobile, for travel within, to and from 
Oakville. 

Figure 2: Development Timeline in Oakville 

Source: Residential Character Study (December 2017) 
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Figure 3: Evolution of Road Networks 

Source: https://transportgeography.org/contents/chapter8/transportation-urban-form/street-network-types/ 

1.2 Existing and Planned Land Uses 
The existing land uses in Oakville are comprised of urban centres, residential, employment, 
commercial, industrial, institutional, and undeveloped lands. The undeveloped lands include 
those lands designated as the parkway belt and greenbelt, future residential, future 
employment and “growth areas”. There are also several ravines within the Town that pass 
through or divide the various communities, the most notable ones being Bronte Creek and 
Sixteen Mile Creek. 

The vast majority of the land area within the Town is dedicated to single detached houses, 
creating sparsely zoned areas that are less conducive to an environment where residents can 
walk or cycle to places of work, school, and play. 

The majority of the Town’s existing jobs are located near the Queen Elizabeth Way (QEW) / 
Highway 403 corridor and Royal Windsor Drive corridor, including the Ford Motor Company, 
the largest private sector employer with approximately 3,400 employees. Employment lands 
represent a wide range of economic uses including industrial operations, manufacturing and 
distribution, warehousing, research and development, commercial, institutional, and accessory 
retail uses. 

In 2016, the Town of Oakville commissioned an Employment and Commercial Review. The 
report, completed by Dillon Consulting (Dillon Report), provided a review of the Town of 
Oakville’s employment land supply and recommended policy directions to be considered as 

https://transportgeography.org/contents/chapter8/transportation-urban-form/street-network-types/
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part of the Town’s new official plan. The Dillon Report identified 2,150 gross ha (5,312 gross 
acres) of designated employment land in Oakville. Of this total supply, there are approximately 
727 net ha (1,796 net acres) of vacant designated land. 

The existing and planned urban structure is illustrated in Figure 4. 
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Figure 4: Oakville Urban Structure 

Source: The Livable Oakville Plan (Official Plan), Schedule A1 
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1.2.1 Livable Oakville 
The Livable Oakville Official Plan sets out Council's policies on how lands within Oakville 
should be used and growth managed over the long term. It currently applies to all lands within 
the Town except the North Oakville East and West Secondary Plan Areas. 

The lands subject to the Livable Oakville Plan are comprised of a number of established 
residential communities that have developed from the initial 19th century settlements, in and 
around the area currently known as Downtown Oakville, to newer developing neighbourhoods 
such as Palermo and Uptown Core. The character of the street networks in these 
neighbourhoods range from curvilinear street systems in recent developments to the traditional 
road grids of the Town's original plan of settlement. 

The land use designations for lands subject to Livable Oakville are shown below in Figure 5. 

Figure 5: Livable Oakville Land Use Designations 

Source: Urban Mobility and Transportation Study (2021) 
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1.2.2 North Oakville 
North Oakville is the area bounded by Dundas Street to the south and Highway 407 to the 
north. It is governed by the North Oakville East and West Secondary Plans, which have been 
in effect since 2008/2009. More than half of North Oakville has been developed to date with 
additional areas currently proceeding within the development review process. 

The vision for North Oakville is to establish a compact, urban, pedestrian-friendly and complete 
community with a mix of uses and a variety of housing options, ranging from large-lot detached 
homes to tall apartment buildings in mixed-use areas. North Oakville is intended to grow into 
compact, pedestrian-oriented, urban communities that will allow walking, cycling and transit to 
be increasingly viable and attractive transport options. 

The plan for North Oakville was to accommodate 55,000 people and 35,000 jobs by 
2021 - the original planning horizon of the North Oakville Secondary Plans. As Oakville 
continues to grow and intensify to 2051 and beyond, it is anticipated that North Oakville will 
accommodate more population and employment than these original estimates, particularly in 
the urban core areas. The North Oakville land use designations are shown in Figure 6. 

Figure 6: North Oakville Land Use Designations 

Source: Urban Mobility and Transportation Study (2021) 
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1.2.3 Urban Cores 
Existing urban centres and growth areas within the Town include Palermo Village, Uptown 
Core, Downtown Oakville, Midtown Oakville, Kerr Village and Bronte Village, which are 
developing as mixed-use hubs. There are opportunities to preserve and develop the existing 
elements of main street features within these areas. 

The Livable Oakville Plan has designated Growth Areas and Corridors identified for future 
intensification. These areas are currently employment or residential areas with varying degrees 
of development. Trafalgar Urban Core, Midtown Oakville, Uptown Core and Palermo Village 
are amongst the major Strategic Growth Areas (SGA) which will accommodate the highest 
level of intensification. These areas are situated around existing and planned higher-order 
transit and are intended to be developed as mixed-use centres with transit-supportive 
development. 

Midtown Oakville is the leading strategic growth area within the Town’s urban structure. It will 
accommodate significant residential and employment growth in a dynamic urban setting where 
people embrace healthy, active lifestyles by living, working, and playing in a vibrant, walkable, 
mixed-use neighbourhood, connected to the rest of Oakville by pedestrian, cycling, transit and 
street networks. The area is anticipated to accommodate approximately 29,900 people and 
jobs by 2051 and as many as 54,550 people and jobs in the long term. 

The assessment of infrastructure improvements in Midtown Oakville is being assessed through 
a separate study; however, there are key infrastructure recommendations within Midtown 
Oakville that are required to accommodate Town wide growth and travel beyond Midtown 
Oakville and are therefore incorporated as part of the recommendations for this transportation 
master plan.  
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1.3 Neighbourhood Profiles 
Environics Analytics (Environics), a Canadian data and analytics company, tracks 
neighbourhood demographics and trends covering employment status, marital status, income, 
education, cultural diversity, and more. The data also offers behavioural metrics including 
social media usage, travel mode to work, and participation levels in leisure activities. The Town 
of Oakville has utilized Environics Analytics to assess community profiles, tendencies, and 
desires based on factors such as family structure, household size and type, ethnic diversity, 
community participation and income. 

The Transportation Master Plan has leveraged Environics to supplement data available from 
Census, creating a more comprehensive picture of the residents on a neighbourhood-level 
according to their shared demographic, lifestyle, and behavioural traits. A better understanding 
of travel preferences and demographics on a subarea scale will help inform the phasing and 
prioritization approach of proposed improvements to lend way for a more effective and 
equitable transportation strategy. 

Neighbourhood profile statistics extracted from Environics data are summarized in Table 1. An 
“Equity Score”, normalized out of a scale of 100, was established to prioritize transportation 
improvements for neighbourhoods with a higher proportion of societally disadvantaged people 
and/or people experiencing travel burdens. It considers factors like income, car ownership, 
commute times, and demographics. A higher Equity Score reflects areas with the greatest 
need for accommodation for travel and a higher degree of barrier to transportation. Figure 7 
illustrates the neighbourhood areas shaded by Equity Scores, including a visual that depicts 
how the scores were derived.
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Figure 7: Neighbourhood Profile Map Equity Score 

Source: Environics Analytics (2024) 

Note: Uncoloured areas within Oakville reflect areas with no data as they consist predominately of employment / 
industrial uses. 
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Table 1: Neighbourhood Context Summary 

Neighbourhood 
No. 

Population 

 

Average Household 
Income 

 

Work from 
Home 

 

Housing Tenure 

 

Labour Force 
Participation 

 

Method of Travel 
to Work 

 

Visible Minority 
Presence 

 

Multi-family 
Households 

 

Equity Score 

1 7,897 $199,292 5.4% Rented: 19.6% 
Owned: 80.4% 

65% Car: 42% 
Transit: 7.4% 
Walk: 1.9% 
Cycle: 0.4% 

22% 3.4% 69 

2 3,879 $300,398 6.0% Rented: 13.3% 
Owned: 86.7% 

60% Car: 40% 
Transit: 6.3% 
Walk: 1.4% 
Cycle: 0.4% 

20% 1.6% 54 

3 5,958 $200,463 3.4% Rented: 26.1% 
Owned: 73.9% 

64% Car: 40% 
Transit: 6,8% 
Walk: 1.1% 
Cycle: 0.7% 

28% 0.9% 71 

4 10,409 $147,400 3.9% Rented: 55.6% 
Owned: 44.4% 

60% Car: 32% 
Transit: 9.7% 
Walk: 5.2% 
Cycle: 0.5% 

29% 0.9% 100 

5 37 $155,534 0% Rented: 30% 
Owned: 70% 

64% Car: 33% 
Transit: 8.3% 
Walk: 2.8% 
Cycle: 0% 

12% 0% 58 

6 17,255 $172,452 5.7% Rented: 25.3% 
Owned: 74.7% 

60% Car: 38% 
Transit: 6.7% 
Walk: 2.0% 
Cycle: 0.3% 

24% 0.9% 78 

7 5,204 $170,996 11.6% Rented: 5.5% 
Owned: 94.5% 

66% Car: 39% 
Transit: 6.7% 
Walk: 1.7% 
Cycle: 0.3% 

16% 1.5% 48 

8 474 $198,819 0.3% Rented: 27.7% 
Owned: 72.3% 

61% Car: 28% 
Transit: 17% 
Walk: 1.7% 
Cycle: 0.2% 

28% 0% 70 
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Neighbourhood 
No. 

Population 

 

Average Household 
Income 

 

Work from 
Home 

 

Housing Tenure 

 

Labour Force 
Participation 

 

Method of Travel 
to Work 

 

Visible Minority 
Presence 

 

Multi-family 
Households 

 

Equity Score 

9 5,058 $321,950 1.9% Rented: 34.3% 
Owned: 65.7% 

57% Car: 31% 
Transit: 9.2% 
Walk: 3.4% 
Cycle: 0.1% 

14% 0.2% 70 

10 6,204 $589,525 2.1% Rented: 12.4% 
Owned: 87.6% 

60% Car: 35% 
Transit: 8.8% 
Walk: 1.5% 
Cycle: 0.9% 

24% 0.8% 65 

11 7,038 $191,799 7.6% Rented: 11.6% 
Owned: 88.4% 

68% Car: 41% 
Transit: 10% 
Walk: 1.2% 
Cycle: 0.1% 

51% 5.6% 51 

12 82 $137,094 0% Rented: 40% 
Owned: 60% 

58% Car: 15% 
Transit: 7.7% 
Walk: 2.6% 
Cycle: 0% 

6% 6.7% 99 

13 9.925 $157,282 3.4% Rented: 22.1% 
Owned: 77.9% 

66% Car: 39% 
Transit: 8.5% 
Walk: 2.4% 
Cycle: 0.5% 

26% 1.6% 81 

14 8,307 $182,533 6.2% Rented: 16% 
Owned: 84% 

67% Car: 40% 
Transit: 8.5% 
Walk: 2.5% 
Cycle: 0% 

46% 3.4% 57 

15 11,315 $252,734 8.7% Rented: 12.9% 
Owned: 87.1% 

68% Car: 44% 
Transit: 7.3% 
Walk: 1.0% 
Cycle: 0.3% 

55% 3.5% 52 

16 22,314 $175,541 5.6% Rented: 29.9% 
Owned: 70.1% 

73% Car: 47% 
Transit: 10% 
Walk: 1.1% 
Cycle: 0.1% 

73% 4.1% 66 

17 25,000 $178,139 7.9% Rented: 22.9% 
Owned: 77.1% 

73% Car: 45% 
Transit: 10% 
Walk: 1.8% 
Cycle: 0.4% 

36% 1.5% 62 
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Neighbourhood 
No. 

Population 

 

Average Household 
Income 

 

Work from 
Home 

 

Housing Tenure 

 

Labour Force 
Participation 

 

Method of Travel 
to Work 

 

Visible Minority 
Presence 

 

Multi-family 
Households 

 

Equity Score 

18 11,233 $131,346 5.5% Rented: 35.1% 
Owned: 64.9% 

66% Car: 37% 
Transit: 11% 
Walk: 2.5% 
Cycle: 0.6% 

29% 1.6% 96 

19 14,943 $201,348 4.7% Rented: 14.4% 
Owned: 85.6% 

66% Car: 39% 
Transit: 9.2% 
Walk: 1.8% 
Cycle: 0.3% 

32% 2.2% 69 

20 24,232 $204,368 8.1% Rented: 17.6% 
Owned: 82.4% 

75% Car: 46% 
Transit: 9.8% 
Walk: 1.4% 
Cycle: 0.4% 

49% 2.5% 54 

21 9,576 $200,706 8.8% Rented: 13.5% 
Owned: 86.5% 

73% Car: 44% 
Transit: 9.4% 
Walk: 1.2% 
Cycle: 0.4% 

41% 2.3% 48 

22 62 $153,872 0.8% Rented: 33.3% 
Owned: 66.7% 

72% Car: 48% 
Transit: 8% 
Walk: 2% 
Cycle: 0% 

48% 4.8% 63 

23 8,281 $204,411 7.5% Rented: 23.1% 
Owned: 76.9% 

72% Car: 45% 
Transit: 11% 
Walk: 1.6% 
Cycle: 0.2% 

48% 2.1% 48 

24 6,483 $284,708 6.1% Rented: 9.6% 
Owned: 90.4% 

61% Car: 33% 
Transit: 2.7% 
Walk: 0.7% 
Cycle: 0.5% 

24% 1.2% 61 

Source: Environics Analytics (2024) 
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2.0 Natural and Cultural Heritage Context 
Background documents were reviewed with respect to natural heritage features within the 
Town and in consideration of transportation facilities and infrastructure. The following sections 
describe the relevant information based on sources from a number of organizations and 
agencies, including the Town of Oakville, Regional Municipality of Halton, Conservation 
Halton, Credit Valley Conservation and others. A particular emphasis in conducting this review 
was to identify designated areas, which include but are not limited to provincially significant 
wetlands, areas of natural and scientific interest (ANSI), and key natural heritage features, 
such as watercourses and valleylands. 

2.1 Natural Heritage Context 
2.1.1 The Greenbelt Plan 
Ontario’s Greenbelt is a designated area providing agricultural and environmental protection. 
The area is comprised mainly of farmland, green spaces, forests, wetlands and watersheds 
within the Greater Golden Horseshoe, including the Oak Ridges Moraine and Niagara 
Escarpment. 

The Greenbelt Plan is reinforced by the Greenbelt Act, 2005, as reflected by the Provincial 
Policy Statement, and provides authority through municipal official plans and maps, for the 
management of where urban development should not occur while protecting agricultural lands 
and ecological features. Within Oakville and its vicinity, the Greenbelt Plan identifies Bronte 
Creek Provincial Park, Bronte Creek Corridor and land on the north side of Highway 407 as 
protected areas. The Greenbelt Plan goals include agricultural protection; environmental 
protection; cultural, recreation and tourism; settlement areas; and infrastructure and natural 
resources. 

It is noted that the Plan supports infrastructure for social and economic objectives of the 
Greenbelt while minimizing environmental impacts, the protection for renewable and 
non-renewable natural resources and provision for the availability and sustainable usage of 
resources. It is also noted that guidance is provided for municipal trails to consider the 
preservation of continuous integrity of corridors, interconnectivity, restricting trail use, safe 
multi-use systems, compatibility with agricultural uses and protection of sensitive key natural 
heritage and hydrological features. 

Oakville contains Greenbelt lands that fall under the Urban River Valleys and Protected 
Countryside designations. 
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2.1.2 Natural Features and Hazard Lands 
Designated natural areas are identified by the Ontario Ministry of Natural Resources and 
Forestry (MNRF). They identify areas of Natural and Scientific Interest (ANSIs), wetlands, 
habitat of endangered and threatened species, Environmentally Sensitive Areas (ESAs), 
valleylands and woodlands. In 2013, the Town completed Switching Gears Transportation 
Master Plan, in which an LGL Limited study identified the presence of environmental features, 
including five life science ANSIs, two earth science ANSIs, four wetland complexes and seven 
ESAs in the Town of Oakville. 

The existing Natural Features and Hazard Lands for Livable Oakville Plan area are illustrated 
in Figure 8 depicting Schedule B of the Official Plan. The natural heritage system for North 
Oakville East and North Oakville West is illustrated in Figure 9 and Figure 10, respectively. 

Figure 8: Natural Features & Hazard Lands (Livable Oakville) 

Source: The Livable Oakville Plan 
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Figure 9: Natural Heritage System Area (North Oakville East) 

Source: North Oakville East Secondary Plan 
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Figure 10: Natural Heritage System Area (North Oakville West) 

Source:  North Oakville West Secondary Plan 

2.1.3 Valleylands 
The Town of Oakville defines valleylands within its jurisdiction to include land within a valley 
delineated from the long-term stable top-of-bank to the adjacent long-term stable top-of-bank 
and includes the required setback from the limit of the valleyland. 

The Town of Oakville differentiates between major and minor valleylands. There are two major 
valleys including Sixteen Mile Creek and Bronte Creek and their tributaries. The Town 
identifies 14 minor valley lands and tributaries including: 

• Fourteen Mile Creek • Osenego Creek 
• McCraney Creek • Shannon Creek 
• Taplow Creek • Sheldon Creek 
• Glen Oak Creek • Sheridan Creek 
• Munn’s Creek • Wedgewood Creek 
• Joshua Creek • Clearview Creek 
• Morrison Creek • Falgarwood Creek 
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2.1.4 Natural Environmental Constraints 
The development of transportation facilities should be planned to take into account the 
necessary setbacks from and mitigation for impact on designated natural heritage features. 
Conservation Halton (CH) is involved in the protection and management of natural hazards; 
CH recognizes that transportation facilities sometimes need to cross hazardous lands, 
valleylands, wetlands and shorelines as defined in CH Policy 2.48, with the appropriate study 
and assurance that construction disturbance is kept to a minimum. 

The following are principal constrained areas for transportation facilities: 

• North-south valleylands along watercourses 
• North Oakville Natural Heritage System, which provides a west-east natural habitat 
• Bronte Creek valleylands and Provincial Park 

The Ministry of Environment, Conservation, and Parks is involved in the protection of species 
at risk and their habitat. It is noted that species at risk along transportation corridors and their 
alternatives should be assessed in avoiding impacts to species that are endangered, 
threatened or of special concern. 

2.2 Cultural Heritage Resources 
The Livable Oakville Plan, Part C, Section 5 provides direction for the conservation of 
Oakville’s cultural heritage. Oakville’s cultural heritage resources are required be conserved so 
that they may be experienced and appreciated by existing and future generations, and 
enhance the Town’s sense of history, sense of community, identity, sustainability, economic 
health and quality of life. They exist within both urban and undeveloped contexts and include 
built heritage resources, archaeological resources, and cultural heritage landscapes. 

While some cultural heritage resources have been formally identified, others may be identified 
through screening and evaluation. 

2.2.1 Archaeological Resources 
For all future undertakings under the Master Plan, the Town shall determine if an 
archaeological assessment is required using the Halton Region’s Archaeological Master Plan 
or by completing the Ministry of Citizenship and Multiculturalism (MCM)’s Criteria for 
Evaluating Archaeological Potential screening checklist (and Criteria for Evaluating Marine 
Archaeological Potential if shoreline or in-water works are proposed). 

If an undertaking area exhibits areas of archaeological potential, then an archaeological 
assessment shall be completed by a licensed archaeologist under the Ontario Heritage Act. 
Archaeological assessment reports are to be submitted to MCM for review as early as possible 
during the planning phase and prior to any ground disturbing activities. 
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2.2.2 Built Heritage Resources and Cultural Heritage Landscapes
All protected heritage properties in the Town are included in the Oakville Register of Properties 
of Cultural Heritage Value or Interest, as required by the Ontario Heritage Act (OHA). As of 
February 4, 2025, the Town’s protected and potential cultural heritage resources include:

• 241 designated under Section 29, Part IV of the OHA
• 211 listed properties under Section 27, Part IV of the OHA
• Four conservation districts (as shown in Figure 11) designated under Part V of the OHA 

The implementation of any recommendation of the Transportation Master Plan will need to 
address and mitigate impacts to the Town’s protected and potential cultural heritage resources.

For all future undertakings under the Master Plan, the Town shall complete the MCM's Criteria 
for Evaluating Potential for Built Heritage Resources and Cultural Heritage Landscapes screen-
ing checklist to determine whether a Cultural Heritage Evaluation Report (CHER) and Heritage 
Impact Assessment (HIA) are needed.

If an undertaking’s area exhibits potential for BHRs and/or CHLs, then a CHER shall be 
completed. If the CHER concludes that the property/project area has cultural heritage value or 
interest, then a HIA will also be completed. The CHER (and HIA, if required) will be completed 
by a qualified person(s) as early as possible during the planning phase and prior to any ground 
disturbing activities.
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Figure 11: Heritage Conservation Districts 

Source: Oakville Strategic Business Services Community Development Commission, July 2021 
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3.0 Summary 
A transportation system that evolves with the community will ensure Oakville remains a 
connected, accessible and livable town for generations to come. The development of the 
transportation system should have regard for cultural and natural heritage, demographic 
characteristics and trends specific to the Town of Oakville and the related needs of the 
community. 

There is an importance of linking land use and transportation planning, as it presents 
opportunities to create well-integrated mobility options and set a precedent for more 
sustainable modes of transportation prior to development, creating more livable communities 
for residents. It is important that Oakville facilitate a mode shift away from the predominant use 
of private automobiles for a variety of trip types and lengths in order for our urban structure to 
be successful. Without a variety of viable transport options, Oakville’s urban structure would 
most likely result in densely populated areas characterized by gridlock.
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