Official Plan Amendment, Zoning By-law
Amendment & Plan of Subdivision
ClubLink Corporation ULC and ClubLink Holdings
Limited
1333 Dorval Drive
File No. OPA 1519.09, Z.1519.09 and 24T-17003/1519

Special Planning & Development Council Meeting
September 26, 2017
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Site Location

Google Map, 2017
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Livable Oakville
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Zoning By-law 2014-014

Proposed Draft Plan

Number of Net Density
Units
(UPSH)
Detached Dwelling
141
16.8
Townhouse & Apartment
3081
165.7
Ext. Paddoc Building
Park
Open Space/Easements
Natural Heritage System
SWM Pond
Roads
TOTAL
3222
119.5
Draft Plan Feature
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Area (Ha)
8.37
18.59
0.5
10.41
0.78
34.6
4.32
15.15
92.72

Review of Development Applications
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Protecting What is Valuable
Provincial Interest (Part 1, Section 2 (d), Planning Act)
The conservation of features of significant architectural, cultural, historical,
archaeological or scientific interest.
Provincial Policy Statement (2.6.1)
Significant built heritage resources and significant cultural heritage landscapes shall
be conserved.
Growth Plan for the Greater Golden Horseshoe (4.2.7 (1))
“Cultural heritage resources will be conserved in order to foster a sense of place and
benefit communities, particularly in strategic growth areas.”
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Protecting What is Valuable
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Protecting What is Valuable

Google Map, 2017
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Where and How to Grow
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Where and How to Grow

Main Street Growth Areas
Google Map, 2017
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Where and How to Grow
The Livable Oakville Plan is structured so that:
a) the majority of new growth to accommodate residential intensification is directed to
the six Growth Areas, and to defined corridors;
b) Intensification is required to preserve, enhance, and protect the distinct character,
cultural heritage, living environment, and sense of community of neighbourhoods;
c) while some intensification is permitted outside of Growth Areas and corridors, in
order to protect stable residential neighbourhoods there are strict policies for placing
intensification on lands with existing Low, Medium or High Density Residential land
use designations; and
d) certain larger sites located outside of Growth Areas, which are not within stable
residential neighbourhoods, where redevelopment is anticipated are identified as
Special Policy Areas, and are subject to special policies contemplating future
comprehensive study before these areas can develop.
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Where and How to Grow

Google Map, 2017
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Where and How to Grow

Main Street Growth Areas
Google Map, 2017
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Where and How to Grow
Examples:
i.
ii.
iii.
iv.

Federal: $1,900,000,000 - GO Regional Express Rail project
Provincial:~$11,658,000,000 - GO Regional Express Rail project, Dundas BRT
Regional: ~$60,000,000 - planned infrastructure investment in Midtown
Town: ~$35,000,000 - planned infrastructure investment in Midtown & upgrade
transit system.

The Province also plans to invest additional funding for Bus Rapid Transit along
Trafalgar Road and for an extension of the 407 Transitway.
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Where and How to Grow

Google Map, 2017
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Agency & Peer Review Comments
Numerous technical deficiencies were identified with various reports and
studies that accompanied the applications that did not fully demonstrate
conformity with applicable Provincial, Regional and/or local policies or
practice. Examples include:
1.there is a lack of a holistic, system-based assessment of the Sixteen Mile
Creek and McCraney Creek drainage areas,
2.there is evidence of slope instabilities in the vicinity of the site, including on
the east side of the Creek adjacent to the site, which have not been
assessed; and

3.the study area of the Transportation Impact Assessment must be
expanded.
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Public Comments
the top concerns of attendees in descending order include:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)
n)
o)
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Traffic Impact
Loss of world Famous Golf Course and Heritage Site
Intensity of Development (number of units)
Negative Impact to Natural Heritage System
Loss of Green Space
Negative Impact on Planned and Approved Urban Structure of Town
Negative Impact to Neighbourhood Character
Intensity of Development (height)
Negative Economic Impact
Negative Impact to Existing Service Levels and Infrastructure
Lack of Accommodation for New Students
Negative Impact on Area Real Estate Value
Removal of Large Trees
Loss of Small Town Feel
Loss of Golf Course for Public Use

Conclusion
The application proposes a development which contravenes numerous Provincial,
Regional and town policy requirements which form an integral part of the Ontario
policy-led land use planning and decision making system. In summary, staff’s analysis
of the applications concluded the following:
1. the applications engage several matters that are fundamental to the Ontario policyled land use planning and decision making system process, including: the
conservation of significant cultural heritage resources; achieving intensification and
redevelopment by planning for growth in a coordinated and comprehensive
manner; directing growth to planned strategic growth areas that will be supported
by infrastructure investments, including transit; planning for growth to make
effective and efficient use of infrastructure, and to increase the use of transit; and
maintaining the character of existing communities while intensification generally
and development in the built-up area are important objectives, they must be
balanced against other important Provincial, Regional and Town objectives based
on comprehensive and strategic planning;
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Conclusion
2. the development proposed by the applications would have the effect of removing a
significant designed cultural heritage landscape, and replacing it with urban
development, thereby failing to conserve a significant cultural heritage landscape,
having cultural heritage value and significance according to Provincial criteria, in
contravention the cultural heritage resource policies of the PPS (2014), Growth
Plan (2017), Halton Plan and the Livable Oakville Plan;
3. the applications propose development commensurate to a new unplanned Growth
Area (within the Livable Oakville policy context), Intensification Area (within the
Halton OP policy context), and strategic growth area (within the Provincial Growth
Plan (2017) policy context), considering the development’s area, proposed
population, density, built form and building heights;
4. the creation of a new strategic growth area outside of a municipal comprehensive
review does not conform to policies of the Growth Plan (2017).
5. the Region has confirmed that the applications do not conform with the Halton
Region Official Plan.
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Conclusion
6. the applications propose development commensurate to a new unplanned strategic
growth area in a location that is not served by any existing or planned level of
transit service that would attract a mode share of transit beyond existing trends,
contrary to Provincial, Regional and Town policy;
7. the applications are inconsistent with the town’s policy framework in the Livable
Oakville Plan that establishes where and how the town will accommodate growth;
8. the town has confirmed through its Urban Structure Review where and how the
town will accommodate future growth to achieve its intensification target to 2031,
and its estimated population and employment forecast to 2041;
9. the town’s Urban Structure Review also determined that the subject lands are not
an appropriate location for the creation of a new growth area, given the absence of
existing or planning transit service that would support the creation of a new node;
10. the proposed development could direct a significant proportion of growth from
existing or planned higher-order transit which would be contrary to an established
principle of the Growth Plan (2017) of coordinating transit infrastructure with growth
management by directing growth to areas with existing or planned higher-order /
frequent transit;

20

Conclusion
11. the applications represent a substantial deviation from the approved and in-force
growth management strategy of the Livable Oakville Plan that could undermine the
Town’s urban structure by redirecting growth from identified nodes and corridors,
delaying timely development which would result in the ineffective and inefficient use
of existing and planned investment.
12. the development proposed by the applications would fail to preserve the character
of the area, by removing a significant cultural heritage resource which helps define
the character of the surrounding area, and the town, and fosters a sense of place;
13. the development as proposed is not consistent with / does not conform to
Provincial, Regional and Town policy requirements regarding protection of the
natural heritage system; and,
14. the technical review and peer review generally found that many of the reports and
studies submitted in support of the applications contained technical deficiencies
that did not fully demonstrate conformity with the Provincial, Regional and/or local
policies or practice.

21

Recommendation
1.That the request for official plan amendment by ClubLink Corporation ULC and ClubLink Holdings
Limited respecting 1333 Dorval Drive (File No. OPA 1519.09) be refused;
2.That the application for zoning by-law amendment by ClubLink Corporation ULC and ClubLink
Holdings Limited respecting 1333 Dorval Drive (File No. Z.1519.09) be refused;
3.That the reasons for Council’s decision to refuse the request for official plan amendment and the
application for zoning by-law amendment (together, the “applications”) include that the applications do
not represent good planning and are not consistent or in conformity with applicable Provincial,
Regional and Town policy, for the reasons set out in the Report from the Planning Services
Department to Council respecting the applications, dated September 12, 2017;
4.That in making its decision Council has fully considered all of the written and oral submissions
relating to the applications that have been received, both those in support of and those in opposition to
the applications; and
5.That the application for approval of a plan of subdivision by ClubLink Corporation ULC and ClubLink
Holdings Limited respecting 1333 Dorval Drive (File No. 24T-17003/1519), together with the Report
from the Planning Services Department to Council respecting the application, dated September 12,
2017, and the written submissions received relating to the application and the oral submissions
relating to the application made at the public meeting of Council on September 26,2017, be referred
for consideration and decision to the Planning and Development Council Meeting on October 10,
2017.
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