
Town of Oakville
Planning and Development Council

 
AGENDA

 
Date: Tuesday, July 8, 2025
Time: 6:30 p.m.
Location: Council Chamber

Town Hall is open to the public and live streaming video is available on
https://www.oakville.ca/town-hall/mayor-council-administration/agendas-meetings/live-stream or at
the town's YouTube channel at  https://www.youtube.com/user/TownofOakvilleTV. Information
regarding written submissions and  requests to delegate can be found at 
https://www.oakville.ca/town-hall/mayor-council-administration/agendas-meetings/delegations-
presentations.
If a person or public body would otherwise have an ability to appeal a decision of Oakville Council
with respect to an official plan or zoning by-law amendment to the Ontario Land Tribunal, but the
person or public body does not make oral submissions at a public meeting or make written
submissions to Oakville Council before the proposed official plan amendment is adopted or the
proposed zoning by-law amendment is passed, the person or public body is not entitled to appeal
the decision. Persons who may otherwise have an ability to appeal an adoption of an official plan
amendment or passing of a zoning by-law amendment are limited to persons listed in subsections
17(24) and 34(19) of the Planning Act, respectively.
 
If a person or public body does not make oral submissions at a public meeting or make written
submissions to Oakville Council before the proposed official plan amendment is adopted or
proposed zoning amendment is passed, the person or public body may not be added as a party to
the hearing of an appeal before the Ontario Land Tribunal unless, in the opinion of the Tribunal,
there are reasonable grounds to add the person or public body as a party.
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4.1 Heritage Oakville Advisory Committee Minutes - June 24, 2025 18 - 20

Recommendation:
That the Heritage Oakville Advisory Committee Minutes dated June 24,
2025, be received.

5. Consent Items(s)

5.1 Notice of Intention to Demolish – 299 Douglas Avenue 21 - 99

Recommendation:
That the property at 299 Douglas Avenue be removed from the
Oakville Register of Properties of Cultural Heritage Value or
Interest; and,

1.

That, prior to demolition, the property owner allows for the
salvage of materials from the house.

2.

5.2 Notice of intention to demolish – 364 Lakeshore Road East (July 8, 2025) 100 - 151

Recommendation:
That the property at 364 Lakeshore Road East be removed from
the Oakville Register of Properties of Cultural Heritage Value or
Interest; and,

1.

That, prior to demolition, the property owner allows for the
salvage of materials from the house.

2.

6. Confidential Consent Item(s)

Item 6.1 see Confidential Addendum to be distributed. 

6.1 Confidential – OLT Appeals – OLT- 24-001248, Official Plan
Amendments68, 332 and 333 (Employment Lands) and OLT-25-00337
(15 Loyalist Trail)

7. Public Hearing Item(s)

Planning and Development Council Agenda July 8, 2025
________________________________________________________________________

Page  2 of 353



7.1 Public Meeting and Recommendation Report for Zoning By-law
Amendment at 1287 & 1297 Dundas Street East, and 3022 Meadowridge
Drive (Part Lot 8, Concession 1, NDS) by ARGO (Joshua Creek)
Developments Ltd., File No. Z.1308.06 – By-law 2025-093

152 - 176

Recommendation:
That the proposed Zoning By-law Amendment application
submitted by ARGO (Joshua Creek) Developments Ltd. (File No.
Z.1308.06) be approved on the basis that the application is
consistent with the Provincial Planning Statement, conforms with
the Region of Halton Official Plan and the North Oakville East
Secondary Plan, has regard for matters of Provincial interest,
and represents good planning for the reasons outlined in the
report from the Planning and Development Department dated
June 24, 2025.

1.

That By-law 2025-093, an amendment to Zoning By-law 2009-
189, be passed.

1.

That the notice of Council’s decision reflect that Council has fully
considered all the written and oral submissions relating to these
matters and that those comments have been appropriately
addressed.

2.

That, in accordance with Section 34(17) of the Planning Act, no
further notice is determined to be necessary.

3.

Planning and Development Council Agenda July 8, 2025
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7.2 Public Meeting and Recommendation Report for Zoning By-law
Amendment, Part of Lot 8, Concession 1, North of Dundas Street
initiated by the Corporation of the Town of Oakville, File No. 42.26.04 –
By-law 2025-094

177 - 190

Recommendation:
That the proposed Zoning By-law Amendment application
initiated by the Corporation of the Town of Oakville (File No.
42.26.04) be approved on the basis that the application is
consistent with the Provincial Planning Statement, conforms with
the Region of Halton Official Plan and the North Oakville East
Secondary Plan, has regard for matters of Provincial interest,
and represents good planning for the reasons outlined in the
report from the Planning and Development Department dated
June 24, 2025.

1.

That By-law 2025-094, an amendment to Zoning By-law 2009-
189, be passed.

1.

That the notice of Council’s decision reflect that Council has fully
considered all the written and oral submissions relating to these
matters and that those comments have been appropriately
addressed.

2.

That in accordance with Section 34(17) of the Planning Act, no
further notice is determined to be necessary.

3.

8. Discussion Item(s)

8.1 Midtown Key Directions for a Community Planning Permit By-law 191 - 344

Recommendation:
That the report entitled “Midtown Key Directions for a
Community Planning Permit By-law” be received for information.

1.

That Council endorse Key Directions identified in Section 5 of
the Midtown Oakville Community Planning Permit By-law Key
Directions Report (Attachment A).

2.

That Staff prepare a draft Midtown Oakville Community Planning
Permit By-law in accordance with the endorsed key directions for
public consultation.

3.

9. Confidential Discussion Item(s)

There are no Confidential Discussion Items listed for this agenda.

10. New Business

(Emergency, Congratulatory, Condolence or Notices of Motion)

Planning and Development Council Agenda July 8, 2025
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11. Requests for Reports

12. Consideration and Reading of By-laws

That the following by-law(s) be passed:

12.1 By-law 2025 - 093

A by-law to amend the North Oakville Zoning By-law 2009-189 to permit
the use of land described as 1287 & 1297 Dundas Street East, and
3022 Meadowridge Drive, Part Lot 8, Concession 1, North of Dundas
(ARGO (Joshua Creek) Developments Ltd., File No.: Z.1308.06) (Re:
Item 7.1)

12.2 By-law 2025 - 094

A by-law to amend the North Oakville Zoning By-law 2009-189 to permit
the use of land described as Part of Lot 8, Concession 1, North of
Dundas (The Corporation of the Town of Oakville, File No.: 42.26.04)
(Re: Item 7.2).

12.3 By-law 2025 -117 345 - 346

A by-law to declare that certain land is not subject to part lot control
(Blocks 106 and 122, Plan 20M-1272 – Caivan (Creekside) Limited)

12.4 By-law 2025 -118 347 - 348

A by-law to declare that certain land is not subject to part lot control
(Blocks 197, 198 and 267, Plan 20M-1270, and Block 255, Plan 20M-
1288 – Mattamy (Joshua Creek) Limited)

12.5 By-law 2025 - 122 349 - 350

A by-law to declare that certain land is not subject to part lot control
(Block 216 and part of Block 207, Plan 20M-1270 – Primont (Joshua
Creek) Inc.

12.6 By-law 2025 -123 351 - 352

A by-law to declare that certain land is not subject to part lot control
(Part of Block 206, Plan 20M-1270 – Primont (Joshua Creek) Inc.)

12.7 By-law 2025-124 353 - 353

A by-law to confirm the proceedings of a meeting of Council.
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13. Adjournment
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Town of Oakville 

Planning and Development Council 

MINUTES 

 

Date:  

Time:  

Location:  

June 16, 2025 

6:30 p.m. 

Council Chamber 

 

Mayor and Council: Mayor Burton 

 Councillor Adams 

 Councillor Chisholm 

 Councillor Duddeck (As of 6:34 p.m.) 

 Councillor Elgar 

 Councillor Gittings 

 Councillor Grant 

 Councillor Knoll 

 Councillor Lishchyna 

 Councillor Longo 

 Councillor McNeice 

 Councillor Nanda 

 Councillor O'Meara 

 Councillor Xie 

  

Regrets: Councillor Haslett-Theall 

  

Staff: J. Clohecy, Chief Administrative Officer 

 P. Fu, Commissioner of Community Infrastructure 

 P. Damaso, Commissioner of Community Services 

 D. Carr, Town Solicitor 

 M. Mizzi, Commissioner of Community Development 

 S. Ayres, Commissioner of Corporate Services 

 G. Charles, Director of Planning Services 

 J. Stephen, Director of Transportation and Engineering 

 R. Maynard, Assistant Town Solicitor 

 P. Barrette, Manager of Planning Services, West District 

 K. Biggar, Manager of Policy Planning and Heritage 

 R. Diec Stormes, Director Economic Development 
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 S. Campbell, Director Municipal Enforcement Services 

 L. Musson, Manager of Planning Services, East District 

 K. Cockburn, Senior Planner 

 B. Hassan, Senior Planner 

 C. Buckerfield, Senior Planner 

 D. McPhail, Planner 

 S. Rizvi, Transportation Engineer 

 W. Short, Town Clerk 

 A. Holland, Acting Town Clerk 

 J. Radomirovic, Council and Committee Coordinator 

  

 

The Town of Oakville Council met in regular session to consider planning matters 

on this 16 day of June, 2025 in the Council Chamber of the Oakville Municipal 

Building, 1225 Trafalgar Road, commencing at 6:30 p.m. 

_____________________________________________________________________ 

 

1. Regrets 

As noted above. 

2. Declarations of Pecuniary Interest 

No declarations of pecuniary interest were declared. 

3. Confirmation of Minutes of the previous Planning and Development 

Council meeting(s)  

3.1 Minutes of the Regular Session of the Planning and Development 

Session of Council, May 20, 2025 

Moved by Councillor Xie 

Seconded by Councillor Adams 

That the Minutes of the Regular Session of the Planning and Development 

Session of Council dated May 20, 2025, be approved. 

CARRIED 

 

4. Advisory Committee Minutes 

4.1 Heritage Oakville Advisory Committee Minutes May 27, 2025 
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Moved by Councillor McNeice 

Seconded by Councillor Gittings 

That the following recommendations pertaining to Item 4.1 of the Heritage 

Oakville Advisory Committee minutes from its meeting on May 27, 2025, 

be approved and the remainder of the minutes be received: 

4.1 Heritage Permit Application HP012/25-42.20A – Construction of a 

new house at 81 Allan Street 

1. That Heritage Permit Application HP024/24-42.20A for the 

construction of a new house at 81 Allan Street, as approved by 

Planning and Development Council on November 25, 2024, be 

amended to replace the November design of the house with the 

design attached in Appendix C to the report dated May 13, 2025 

from Planning and Development; and 

2. That the condition in Heritage Permit Application HP024/24-42.20A, 

approved on November 25, 2024, remain in effect. 

CARRIED 

 

5. Consent Items(s) 

5.1 Recommendation Report on Draft Plan of Condominium 24CDM-

25001/1318 – 3250 Carding Mill Trail 

Moved by Councillor Nanda 

Seconded by Councillor Xie 

That the Director of Planning and Development be authorized to grant 

draft plan approval of the Draft Plan of Condominium (24CDM-

25001/1318) submitted by Mattamy (Carding Mill) Ltd., prepared by Rady-

Pentek & Edward Surveying Ltd. dated May 14, 2025, subject to the 

conditions contained in Appendix ‘A’ of the Planning and Development 

report dated June 3, 2025.  

CARRIED 

 

6. Confidential Consent Item(s) 

6.1 Confidential Labour Relations Report Update 

Moved by Councillor Grant 

Seconded by Councillor Knoll 
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That Council ratify the Memorandum of Agreement with OPFFA Local 

1582 dated May 28, 2025, and that the agreement be executed in 

accordance with By-law 2013057. 

CARRIED 

 

7. Public Hearing Item(s) 

7.1 Public Meeting Report – Oakville Municipal Development 

Corporation, 2264 Trafalgar Road, File Nos. OPA 1413.35, Z.1413.35 & 

24T-25003/1413 

For the purposes of Planning Act requirements, the following person(s) 

made an oral submission: 

Mike Bissett, Bousfields Inc, presented the proposed Official Plan 

Application and Zoning By-law Application and Draft Plan of Subdivision 

on behalf of the applicant Oakville Municipal Development Corporation. 

Prajjaval Dixit concerned about traffic congestion, shortage of schools and 

affordability of the houses, suggested to improve the quality of the new 

builds. 

Wanda Crichton objected to the plan, serious concerned about 

overpopulation, inadequate transportation, air pollution, noise and the 

shadow created by the proposed towers, asked for un updated report on 

the water sewer, storm water, traffic infrastructure and hydroelectric 

power. 

Shirley Cox, concerned about the architect archaeological report that is 

not available, concerned about the proposed height of the towers, 

shortage of schools, inadequate transportation, shortage of parking, the 

impact of the airport such as noise and pollution and shortage of the 

playgrounds.  

Ushnish Sengupta expressed concerns about the proposed rabbit hutches 

or shoe boxes, worried about shortages of the amenities, restaurants, 

bars, entertainment districts, retails, infrastructure and affordable houses. 

Fei Shuai expressed concerns for the safety of the community and asked 

a developer about the benefits of the proposed development.  

Maria Sotomayar, opposed to development, concerned about commute 

between the Town and the other Cities, visitor's parking, affordability of the 

proposed towers. 
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Sylva Ilchyna concerned about traffic along Glen Ashton along Gatwick, 

pedestrian safety, requested the traffic assessment along Gatwick. 

Moved by Councillor Knoll 

Seconded by Councillor Adams 

1. That the public meeting report prepared by the Planning and 

Development department dated June 3, 2025, be received. 

2. That comments from the public with respect to the proposed Official 

Plan Amendment, Zoning By-law Amendment and Draft Plan of 

Subdivision applications submitted by Bousfields Inc., on behalf of 

the Oakville Municipal Development Corporation (File Nos. OPA 

1413.35, Z.1413.35 and 24T-25003/1413), be received. 

3. That staff consider such comments as may be provided by Council. 

o Review of school capacities, new students, existing and new 

locations, including pre-schools, day cares and potential for 

lease on site 

o Size, tenure (rental vs. ownership) and types of residential units 

o Phasing and staging of construction 

o Retail parking, including e-commerce and other deliveries 

o Shadow impacts 

o Stormwater management and overall site servicing 

o Hydro power capacity, including increase in EV vehicles 

o Analysis of archeological studies 

o Current traffic and transportation trends including vehicle usage 

and parking needs, notably for visitors 

o Enforcement of approvals after construction is completed 

o Mechanisms for implementation of Councils direction and 

repercussions if applications are not supported 

o Affordability and rental opportunities 

o Commercial opportunities for employment on site 

o Yields for family sized units of student population 
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CARRIED 

 

RECESS 

The meeting recessed from 7:55 p.m., and resumed at 8:05 p.m. 

7.2 Recommendation Report, Official Plan Amendment, Creditmills 

Development Group, 1295 Sixth Line, File: OPA.1515.23; By-law 

2025-104, By-law 2025-105 

For the purposes of Planning Act requirements, the following person(s) 

made an oral submission: 

Thomas Egan strongly opposed the high density development, suggested 

the installation of the high density fence. 

Angela Beatty, asked why there is no medium density proposed, opposed 

to proposed driveway, concerned about the impact on the green spaces. 

Murray Chryslea, concerned about the impact on the property taxes and 

worried about the traffic congestion.  

Moved by Councillor Knoll 

Seconded by Councillor Grant 

1. That the proposed Official Plan Amendment and Zoning By-law 

Amendment applications submitted by Creditmills Development 

Group (File Nos.: OPA.1515.23 and Z.1515.23) be approved on the 

basis that the applications are consistent with the Provincial 

Planning Statement, conform with the Region of Halton Official 

Plan and the Livable Oakville Plan, have regard for matters of 

Provincial interest, and represent good planning for the reasons 

outlined in the report from the Planning and Development 

Department dated June 3, 2025. 

2. That By-law No. 2025-104, a by-law to approve Official Plan 

Amendment Number 72 to the Livable Oakville Plan, be passed. 

3. That By-law No. 2025-105, a by-law to amend the Town of Oakville 

Zoning By-law 2014-014, as amended, be passed. 

4. That the notice of Council’s decision reflect that Council has fully 

considered all the written and oral submissions relating to these 

matters and that those comments have been appropriately 

addressed. 
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5. That, in accordance with Section 34(7) of the Planning Act, no 

further notice is determined to be necessary. 

CARRIED 

 

8. Discussion Item(s) 

8.1 Recommendation Report - Official Plan Amendment and Zoning By-

law Amendment, Garden Residences Corporation, 105-159 Garden 

Drive, File No. OPA 1617.47 and Z.1617.47; By-law 2025-095, By-law 

2025-096 

Moved by Councillor Duddeck 

Seconded by Councillor Chisholm 

1. That Official Plan Amendment, Zoning By-law Amendment and 

Draft Plan of Subdivision applications submitted by Garden 

Residences Corporation (File No. OPA 1617.47, Z.1617.47 and 

24T-25001-1617), be approved; 

2. That the Director of Planning and Development be authorized to 

grant draft plan approval to the Draft Plan of Subdivision (24T-

25001-1617) submitted by Garden Residences Corporation, 

prepared by R. Avis Surveying Inc. dated November 25, 2025 

subject to the conditions contained in Appendix ‘C’; 

3. That By-law 2025-095, a by-law to adopt an amendment to the 

Livable Oakville Plan, be passed; 

4. That By-law 2025-096, an amendment to Zoning By-law 2014-014, 

be passed;  

5. That, in accordance with Section 34(17) of the Planning Act, no 

further notice is determined to be necessary; and, 

6. That notice of Council’s decision reflects that the comments from 

the public have been appropriately addressed. 

CARRIED 

 

9. Confidential Discussion Item(s) 

There were no Confidential Discussion Items. 

10. New Business 
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10.1 Ensuring Road Safety and Durability of Line Markings 

WAIVING OF PROCEDURE 

Moved by Councillor Adams 

Seconded by Councillor Duddeck 

That in accordance with Section 2(2) of the Procedure By-law, Section 

14.1(2) of the Procedure By-law be waived to permit consideration of the 

Notice of Motion regarding Item 10.1 - Ensuring Road Safety and 

Durability of Line Markings. 

CARRIED 

 

Moved by Councillor Lishchyna 

Seconded by Councillor Adams 

Whereas the federal government regulates the chemical composition of 

traffic marking paint, including limits on volatile organic compounds 

(VOCs), which restrict the use of more durable and reflective materials 

during key painting months; and 

Whereas the Town of Oakville is in compliance with the 2023 federal 

regulations; and 

Whereas the Town of Oakville uses more than 60,000 liters of paint 

annually to delineate over 900 km of lines; and 

Whereas these regulations have led to faster deterioration of road lines, 

reduced nighttime visibility, and the need for more frequent repainting—

posing both safety risks and financial pressures for municipalities; and 

Whereas senior representatives of the Federation of Canadian 

Municipalities have publicly expressed concern—through media interviews 

and municipal committee work—that recent changes to federal paint 

regulations have led to road markings deteriorating faster, increasing 

municipal repainting costs, and creating roadway safety risks for drivers 

and pedestrians; and 

Whereas municipalities such as the City of Vancouver, in a 2025 

engineering report, identified that only 17% of crosswalks were rated in 

“good” condition and noted significant annual overspending to maintain 

line visibility under current regulations, while public complaints and media 

coverage—such as those from British Columbia’s Sea-to-Sky Highway—
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highlight dangerous driving conditions linked to fading road lines and the 

loss of more durable, oil-based paints; and 

Whereas municipalities across Canada, including Oakville, are 

experiencing similar challenges with faded markings and increased 

repainting costs, without federal flexibility or support; 

Therefore be it resolved that the Town of Oakville calls upon the 

Honourable Julie Dabrusin, Minister of Environment and Climate Change, 

to conduct a comprehensive review of the federal VOC regulations for 

traffic marking paint to ensure roadway safety and financial sustainability 

for municipalities; 

Be it further resolved that the Town of Oakville urges the federal 

government to provide interim funding to municipalities to offset the 

increased maintenance costs resulting from current road paint regulations; 

And be it further resolved that a copy of this motion be sent to the 

Honourable Julie Dabrusin, the Federation of Canadian Municipalities 

(FCM), the Association of Municipalities of Ontario (AMO), and all Halton-

area Members of Parliament for their support and endorsement. 

CARRIED 

 

11. Requests for Reports  

11.1 Infill Development Project Improvements - Oversight and Additional 

Measures 

Moved by Councillor O'Meara 

Seconded by Councillor McNeice 

That staff report back on current oversight and additional measures that 

the Town of Oakville can implement to improve communications, reduce 

adverse impacts on neighbouring properties, and require greater 

accountability from developers, contractors, and workers during infill 

development projects. 

CARRIED 

 

12. Consideration and Reading of By-laws 

12.1 By-law 2025-095 
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A by-law to adopt Official Plan Amendment No. 71 to the Livable Oakville 

Plan to establish policies for 105, 115 to159 Garden Drive (Garden 

Residences Corporation, File No. OPA 1617.47)(Re: Item 8.1) 

12.2 By-law 2025-096 

A by-law to amend Zoning By-law 2014-014, as amended, to permit the 

use of lands described as 105, 115 to 159 Garden Drive (Garden 

Residences Corporation, File No. Z.1617.47) (Re: Item 8.1) 

12.3 By-law 2025-104 

A by-law to approve Official Plan Amendment Number 72 to the Livable 

Oakville Plan (Re: Item 7.2). 

12.4 By-law 2025-105 

A by-law to amend the Town of Oakville Zoning By-law 2014-014, as 

amended, to permit the use of lands described as 1297 Sixth Line – 

formerly 1295 Sixth Line (Creditmills Development Group, File No.: 

Z.1515.23)(Re: Item 7.2) 

12.5 By-law 2025-107 

A By-law to declare that certain land is not subject to part lot control 

(Blocks 263, 264, 265, 266, 267 and 269, Plan 20M-1288 – Mattamy 

(Joshua Creek) Limited) 

12.6 By-law 2025-116 

A by-law to confirm the proceedings of a meeting of Council. 

Moved by Councillor Longo 

Seconded by Councillor Nanda 

That the by-laws noted above, be passed. 

CARRIED 

 

The Mayor gave written approval of the by-law(s) noted above that were 

passed during the meeting. 

13. Adjournment 

The Mayor adjourned the meeting at 8:30 p.m. 
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Andrea Holland, Acting Town 

Clerk 
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Heritage Oakville Advisory Committee 

MINUTES 

 

Date:  

Time:  

Location:  

June 24, 2025 

9:30 am 

Council Chamber 

 

Members: Drew Bucknall, Chair 

 Gerarda (Geri) Tino, Vice-Chair 

 Councillor Gittings 

 Councillor McNeice 

 Russell Buckland 

 George Gordon 

 Jason Judson 

 Bob Laughlin 

  

Regrets: Kerry Colborne 

 Emma Dowling 

 Susan Hobson 

  

Staff: G. Charles, Director, Planning and Development 

 K. Biggar, Manager of Policy Planning and Heritage 

 C.Van Sligtenhorst, Heritage Planner 

 K. McLaughlin, Heritage Planner 

 L. Harris, Council and Committee Coordinator 

  

 

A meeting of the Heritage Oakville Advisory Committee was held on June 24, 

2025 in the Council Chamber of the Oakville Municipal Building, commencing at 

9:30 a.m.  

These minutes will go forward to the Planning and Development Council meeting 

of July 8, 2025 for approval.  Please view those minutes to note any changes 

Council may have made. 

_____________________________________________________________________ 

 

1. Regrets 
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As noted above. 

2. Declarations of Pecuniary Interest 

No declarations of pecuniary interest were declared. 

3. Confirmation of Minutes of Previous Meeting(s) 

3.1 Minutes May 27, 2025 

Moved by George Gordon 

That the minutes of the Heritage Oakville Advisory Committee meeting of 

May 27, 2025, be approved. 

CARRIED 

 

4. Discussion Item(s) 

4.1 Notice of intention to demolish – 299 Douglas Avenue (June 24, 

2025) 

A separate staff report(s) will be forwarded to a future Planning and 

Development Council meeting for consideration. 

Moved by Bob Laughlin 

1. That the property at 299 Douglas Avenue be removed from the 

Oakville Register of Properties of Cultural Heritage Value or 

Interest; and, 

2. That, prior to demolition, the property owner allows for the salvage 

of materials from the house. 

CARRIED 

 

4.2 Notice of intention to demolish – 364 Lakeshore Road East (June 24, 

2025) 

A separate staff report(s) will be forwarded to a future Planning and 

Development Council meeting for consideration. 

Moved by Russell Buckland 

1. That the property at 364 Lakeshore Road East be removed from 

the Oakville Register of Properties of Cultural Heritage Value or 

Interest; and, 
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2. That, prior to demolition, the property owners allow for the salvage 

of materials from the house.  

CARRIED 

 

5. Information Item(s) 

5.1 Delegated Heritage Permits, March to June 2025 

Moved by Gerarda (Geri) Tino 

That the information item be received. 

CARRIED 

 

6. Date and Time of Next Meeting 

July 22, 2025 

Council Chamber 

Oakville Municipal Building 

7. Adjournment 

The meeting adjourned at 10:04 a.m. 
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REPORT 

Planning and Development Council 

Meeting Date: July 8, 2025 

    
FROM: Planning and Development Department 

     
DATE: June 24, 2025 
  
SUBJECT: Notice of Intention to Demolish – 299 Douglas Avenue 

  
LOCATION: 299 Douglas Avenue 
  
WARD: Ward 3   Page 1 

 

RECOMMENDATIONS 

 
1. That the property at 299 Douglas Avenue be removed from the Oakville 

Register of Properties of Cultural Heritage Value or Interest; and, 

2. That, prior to demolition, the property owner allows for the salvage of 
materials from the house. 

 

KEY FACTS 

 
The following are key points for consideration with respect to this report: 

 The subject property is on the Oakville Register of Properties of Cultural 
Heritage Value or Interest as a listed property. 

 A notice of intention to demolish has been received with a supporting Cultural 
Heritage Evaluation Report. 

 It is recommended that the property at 299 Douglas Avenue not be 
designated under the Ontario Heritage Act and that the property be removed 
from the Oakville Register of Properties of Cultural Heritage Value or Interest. 

 Council must make a decision on the subject notice by July 27, 2025. 

 

BACKGROUND 
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Page 2 of 5 

__________________________________________________________________________________________ 

The subject property at 299 Douglas Avenue is located on the east side of Douglas 
Avenue between Galt Avenue and Sheddon Avenue. The property contains a 1930s 
two-storey single detached frame stucco-clad house. A location map and more 
details on the property are included in the Cultural Heritage Evaluation Report, 
attached as Appendix A.  
 
The Cultural Heritage Evaluation Report was completed by heritage consultant LHC 
Heritage Planning & Archaeology Inc. and submitted by the owner along with a 
notice of intention to demolish for the property.  
 
The property was listed on the Oakville Register of Properties of Cultural Heritage 
Value or Interest as a non-designated property in 2009 based on its potential 
cultural heritage value or interest “as an example of Craftsman architecture”. The 
property was not identified as a priority for designation as part of the 2023-2025 
Heritage Designation Project in response to the Province’s Bill 23. 
 
The notice of intention to demolish application was completed on May 28, 2025. In 
accordance with the Ontario Heritage Act, Council has 60 days to consider the 
request. The 60-day notice period expires on July 27, 2025. 
 

COMMENTS 

 
Process  
 
When a notice of intention to demolish is submitted for a listed property, Heritage 
Planning staff assess the property to determine if it meets the requirements of 
Ontario Regulation 9/06 under the Ontario Heritage Act (OHA). The regulation 
requires that a property meet two or more of its nine criteria, as they relate to 
design/physical, historical/associative, and contextual merits of the property. If the 
property meets two or more criteria outlined in the regulation, it can be designated 
under section 29, Part IV of the OHA.  
 
Staff can require that a Cultural Heritage Evaluation Report be completed by a 
heritage consultant and submitted along with the notice of intention to demolish to 
assist staff in the assessment of the property’s cultural heritage value. 
 
If the staff assessment of the property concludes that the property merits 
designation, a recommendation can be made to the Heritage Oakville Advisory 
Committee and to Council that the property be designated under section 29, Part IV 
of the OHA. If Council supports a recommendation to designate, Council must move 
that a notice of intention to designate be issued within 60 days of the notice of 
intention to demolish being submitted to the Town. 
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If the staff assessment of the property does not conclude that the property merits 
designation, a recommendation may be made to remove the property from the 
Heritage Register. If Council supports the staff recommendation and does not issue 
a notice of intention to designate the property within the 60 days, the property is 
removed from the Heritage Register and the owner may then proceed with applying 
for demolition.  
 
Cultural Heritage Evaluation Report 
 
The owner has submitted a Cultural Heritage Evaluation Report that provides an 
overview of the property and the house and an assessment of its cultural heritage 
value. The report concludes that the property does not meet two or more of the 
criteria outlined in Ontario Regulation 9/06. 
 
Regarding design/physical value, the report concludes that while the building 
exhibits influences from the Colonial Revival architectural style, numerous 
alterations to the building and removal of architectural elements obscure the original 
architectural style. The report concludes that the house is not a clear representative 
example of the style, nor is it a rare, unique or early example of a Colonial Revival 
style house. The report further notes that the building does not display a high degree 
of craftsmanship or artistic merit, nor does it demonstrate a high degree of technical 
or scientific achievement. 
 
Regarding historical/associative value, the report indicates that the property is 
generally associated with the Anderson family who developed the surrounding 
Brantwood neighbourhood, but there is no direct association between the property 
and the Anderson family. Further, the report concludes that there is no evidence that 
the property has potential to yield significant information about a community or 
culture, and it is not known to be associated with a significant architect, artist, 
builder, designer or theorist. 
 
Regarding contextual value, the report concludes that the property is important in 
maintaining the character of the area which is defined by single detached one to 
two-and-a-half storey houses composed of a range of materials including brick, 
clapboard, vinyl siding, stucco and stone. The subject property helps maintain the 
character of the Brantwood subdivision with its moderate setback, mature trees and 
the siting of the house on the property. However, the report notes that the property 
does not have contextual value for its physical, functional, visual or historical links to 
its surroundings, and is not considered to be a landmark. 
 
Based on an assessment of the property and a review of the submitted Cultural 
Heritage Evaluation Report, the property does not have sufficient heritage value to 
merit designation under section 29, Part IV of the Ontario Heritage Act.  
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Review of Applicable Planning Policies  
 
Provincial Policy 
The Province of Ontario has made a commitment to the conservation of significant 
cultural heritage resources through its legislation and policies, including the Ontario 
Heritage Act, the Planning Act, and the Provincial Planning Statement. These 
documents function together by the shared principle that cultural heritage resources 
shall be conserved.  
 
The OHA sets out the procedures for evaluating and protecting heritage resources 
at the provincial and municipal levels. This includes the use of Ontario Regulation 
9/06 as the means for determining if a property has cultural heritage value. A 
property must meet two or more of the criteria outlined in this regulation. The 
evaluation of the property at 299 Douglas Avenue has not demonstrated that the 
property meets two or more of these criteria and therefore does not have sufficient 
cultural heritage value to warrant designation under the OHA. 
 
Town Policy – Livable Oakville Plan 
Section 5 of the Livable Oakville Plan states, “Conservation of cultural heritage 
resources forms an integral part of the Town’s planning and decision making. 
Oakville’s cultural heritage resources shall 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.”  
 
Further, Section 5.3.1 of the Livable Oakville Plan states, “The Town shall 
encourage the conservation of cultural heritage resources identified on the register 
and their integration into new development proposals through the approval process 
and other appropriate mechanisms.” The Livable Oakville Plan is clear that cultural 
heritage resources should not only be conserved, but also incorporated into new 
developments. 
 
As the property at 299 Douglas Avenue has not been identified as having sufficient 
cultural heritage value or interest for designation through the application of 
Provincial policies such as Ontario Regulation 9/06, it is not required to be 
conserved through the cultural heritage policies of the Livable Oakville Plan. 
 
CONCLUSION & NEXT STEPS 
 
Based on an assessment of the property, including the Cultural Heritage Evaluation 
Report, the property is not considered to have sufficient cultural heritage value for 
designation and therefore does not merit designation under section 29, Part IV of 
the Ontario Heritage Act.  
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Staff recommend that the owner allow for the salvaging of architectural elements of 
the building where possible. It is a standard practice to include salvaging as a 
condition as it allows for the retention and re-use of these materials and keeps these 
items from going to the landfill.  
 
A separate report regarding this matter was presented to the Heritage Oakville 
Advisory Committee on June 24, 2025. The Committee supported the staff 
recommendation in this report. 
 

CONSIDERATIONS 

 
(A) PUBLIC 

There are no public considerations. 
 

(B) FINANCIAL 
There are no financial considerations. 
 

(C) IMPACT ON OTHER DEPARTMENTS & USERS 
There is no direct impact on other departments and users. 
 

(D) COUNCIL STRATEGIC PRIORITIES 
This report addresses Council’s strategic priority of Accountable Government. 
  

(E) CLIMATE CHANGE/ACTION 
A Climate Emergency was declared by Council in June 2019 for the purposes 
of strengthening the Oakville community commitment in reducing carbon 
footprints. The recommendation to salvage materials from the house helps to 
contribute to the Town’s initiatives to reduce carbon footprints.   
 

APPENDICES 

  

Appendix A – Cultural Heritage Evaluation Report 
 
 
Prepared by:  
Carolyn Van Sligtenhorst, MCIP, RPP, 
CAHP 
Heritage Planner 
 

 
  
 
 

Recommended and submitted by: 
Gabe Charles, MCIP, RPP 
Director, Planning and Development 
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RIGHT OF USE

ake copies of the report, but only 
in such quantities as are reasonably necessary for the use of the report by those parties. 

 

REPORT LIMITATIONS 

A. 
 

Concerning historical research, the purpose of this report is to evaluate the property for 

report.

report.
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EXECUTIVE SUMMARY

ultural Heritage Evaluation 
Report (CHER) for the property at 299 Douglas Avenue (the Property) in the Town of Oakville, 
Ontario (the Town). 

 -site assessment, 

. 

or interest.

meets criterion 7 of 

cultural heritage value or interest but is not eligible 
29 Part IV of the . 
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1 INTRODUCTION

Report (CHER) for the property at 299 Douglas Avenue (the Property, Figure 1 Figure 2) in 
the Town of Oakville, Ontario (the Town).

(2006)
the Town of Oakville

 -site assessment, 

. 

or interest.

1.1 PROPERTY LOCATION 

Oakville (Figure 1).  

1.2 PROPERTY DESCRIPTION

metres (m2). -
with a two-

 
. 

Figure 2). 

1.3 PROPERTY HERITAGE STATUS 

-
Section 27 Part IV of the 
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2 STUDY APPROACH 

LHC follows a three-step approach to 
 

 (
. 1  

–when necessary.

heritage resource.

 (2024)
i requirements for CHERs ir location in this report. 

2.1 LEGISLATION AND POLICY REVIEW

2.2 HISTORICAL RESEARCH 

Local histories;

Online sources about local history.

, but were

Town of Oakville Open-Source Data;
Oakville Historical Society;

1 , ,” last 
 2010, a 21 February 2024, -parks-s+g-eng-
, 3. , “Heritage Property Evaluation,” 

 2006, a 21 February 2024, https://www.publications.gov.on.ca/heritage-property-
evaluation-a- -to-listing-researching- -evaluating-cultural-heritage-property-in-ontario-communities, 
18.
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Ancestry.ca; 
 .

2.3 SITE VISIT

ere taken 

5. 

2.4 EVALUATION

(
 

Interest (SCHVI).

The regulation has nine criteria: 

1)

2)

3)
of technical or scientific achievement;

4)

that is significant to a community;
5)

culture;
6)

significant to a community;
7) The property has 

supporting the character of an area;
8)
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9) 2

of the . 

This 

 (2024) to inform our 
 

2

https://www.ontario.ca/laws/regulation/060009. 
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3 POLICY AND LEGISLATION CONTEXT

3.1 PROVINCIAL CONTEXT 

Policies, priorities, 
protection, Cultural 

 the with 
the  ( ). 

irectly or in specific cases. These 

The  

Properties that meet one 
-

.  heritage properties that 
meet two or more criteria 

the . An 3

structure.  require owners of 

heritage property. These sections also enable a municipality to require an applicant to 

 

2.4 of this 
 

3 Province of Ontario, “ , R.S.O. 1990, c.O.18,” last  1 January 2025, 
2025, https://www.ontario.ca/laws/statute/90o18. 
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3.2 LOCAL PLANNING CONTEXT 

3.2.1  

The Halton  
-law 49-

On 1 July 2024, the became the responsibility of the 
local municipalities. 4

in Part IV of the . In general, the management of cultural heritage resources is the 
responsibility of local area municipalities. 5

3.2.2 AKVILLE OFFICIAL PLAN (2009 UPDATED AUGUST 
2021) 

The  (
-law 2009-

August 2021. The  6 

in the Town. 7  

. Policies most 
relevant to the CHER, 

5.3.1 The Town shall encourage the conservation of cultural heritage resources 

mechanisms. 

5.3.2 

4 Halton Region, “Regional ,” a 3 April 2025, https://www.halton.ca/The-Region/Regional-
Planning/Regional- -Plan-(ROP)-(1).
2025, https://www.oakville.ca/business- - -plan/halton-regional-

-plan/. 
5 Halton Region, ,” l , a , 
https://www.halton.ca/Repository/ROP- - -  
6 Town of Oakville, ,” l , a
20 October 2023, - -49b9-8396- -

-planning-livable-oakville- -  
7 Town of Oakville, , -1. 
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heritage resource. 8 

3.2.3 REGIONAL AND LOCAL CONTEXT SUMMARY 

s for the 

8 -12. 
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4 HISTORIC CONTEXT 

4.1 EARLY INDIGENOUS HISTORY 

4.1.1 PALEO PERIOD (9500 –  

9 During this 
 - -

the present- - 10 The initial 
-game hunters 

r.11 

4.1.2 ARCHAIC PERIOD (8000 – 

- , the occupants of southern Ontario 
but were 

– 

tool technologies. E -
items such as copper from Lake Superior 

12

4.1.3 – CE 1650)

–
subsistence patterns, burial customs, 

- –
–AD 500), -

9 P.F. Karrow , 
Ontario,” in 

, 15. 
10 Toronto Region Conservation Authority, “Chapter 3: First Nations,” in 

ON, 2001). 
11 D.S. Smith, , , 
a , http://www.oakville.ca/culturerec/is-firstnations.html. 
12 II.” 
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-
networks. 

for agricultural village- –
 The 

(AD500–

r, n  

in Southern Ontario 
Iroquoian (AD 1000– – –

 -  - 

y the 1500s, Iroquoian communities in southern 
Ontario – – 

a while Iroquoian communities in southern 
, -

 

were . This was a typical cycle for village sites that 
13

4.2 SEVENTEENTH- AND EIGHTEENTH-CENTURY HISTORIC CONTEXT (1600S 
AND 1700S)

, – in the general vicinity of 
Oakville –  
no immunity, contributing to the collapse of the three southern Ontario Iroquoian 

13  
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across a large hunting territory in southern Ontario, they began to threaten communities 
further from Lake Ontario, specifically the Ojibway (Anishinaabe

. However, , 

group of Mississ in the area between present-

Nation. 14  

 harvesting. 

, 
15 

 

4.3 TRAFALGAR TOWNSHIP SURVEY AND EARLY EURO-CANADIAN SETTLEMENT 

. 
 

16 On 2 August 1805, Treaty 14 

about 20 miles (Image 1).17 
1

14  
15

 
16 Oakville Historical Society, “Our Town,” a , https://www.oakvillehistory.org/our-
town.html. 
17 D. Duric, in , , l , 
a , -of-the-lake-purchase-treaty-14/. 
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areas for camps, fishing, 18

 - 
Trafalgar Township - 18F

19

from the lakeshore to the base line. 19F

20 : Toronto, Trafalgar, 
20F

21 -west 
21F

22

e to the 
Image 1). 

23

In February 1820, 

23F

24

25

18 , , , a , 2-10. 
19 Oakville Historical Society, “Our Town.” 
20 ,  
21 Oakville Historical Society, “Our Town.” 
22 E.  (Ministry of Natural Resources, 1972), 17. 
23 D. Duric, “Ajetance Treaty, No. 19 (1818),” in , l , 
a , http://mncfn.ca/treaty19/.; Province of Ontario, 
reserves,” l , a , https://www.ontario.ca/page/map-ontario-
treaties- -reserves#treaties. 
24 D. – ,” 

, l , a , http://mncfn.ca/treaty2223/. 
25 , ,” 2-10. 
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14 

Image 1. Ajetance Treaty, No. 19 Map 25F

26

4.4 TOWN OF OAKVILLE HISTORY

Euro- -
to-late 1820s following the signing of Treaty 22 in 1820 (see Section 4.3

 

lumber, grain, 

27

William Chisholm – - 

Mile Creek. Chisholm built
the historic core of present- 28 in 1842

26 Community Profile.” 
27 W. Lewis, “Chisholm, William,” in , vol. 7 (University of Toronto/Université 
Laval, 2003–) 25 October 2023, http://www.biographi.ca/en/bio/chisholm_william_7E.html. 
28 , ,” 2-10. 
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28F

29 
-

30 

agricultural history.30F

31 ,  
280% while the . This growth was , even by the 

31F

32 A crash in wheat prices in 1857 
–in particular, strawberry—farms

with 

John A. Chisholm, W.H. Jones, Ca  

-
 

through the county in 1855 on an east-west course north 

.32F

33 - 
 - , 

 steam vessels or barges entirely. - 
- when technological 

 

Oakville was further 
 - east of the 

29 H. Mathews,  (Toronto: University of Toronto Press, 
1953), 194-95. 
30 W.H. Smith, 

, Volume 1 (Toronto: T. Maclear, 1851), 26. 
31 , , 28. 
32 , , 28. 
33 Mathews,  
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Town centre - became the location of a number of large summer estates with large homes, 

businessmen. T 33F

34 Some remaining estate 

-

1248- -

loss of 

35 

4.5 PLAN

his farm 

Plan. 
ager – W. S. Davis – was 

-
- -

-1920s to 1930s. 36

– 
- 

34 T. ,” 2013, a , 
https://teresa.cce.com/wp- - -October-14- , 8.; Oakville Images, “A 

,” a , 
 

35 , , 86-87. 
36 City of Oakville, “Heritage Research Report – 
2025, https://pub-

https://images.ourontario.ca/Partners/TTHS/TTHS0022906671T.PDF.; Oakville Historical 
– 

https://oakvillehistory.pastperfectonline.com/photo/A016C142- -498D-81D2-110374286473. 
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ections or 
20 feet from the street. 37  

4.6 PROPERTY HISTORY 

4.6.1 CONCESSION 3 SOUTH OF DUNDAS STREET LOT 12 

– 
one on 28 June 1806 – Figure 3). 

37F

38 In 

later.38F

39 
Cyrus.39F

40 4.5
41

4.6.2 PLAN 113 LOTS 163 & 164 AND PART LOT 165

Plan
Street to the 

Figure 3
- a 150-foot length. 

-
-

in 1907 by Camero
20th 

– – 
Plan 127 to the north cal – 

Figure 4

37  
38

13 May 2025, , Patent. 
39  
40  
41  
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with 

time. -1960s (Figure 4).

cities of 

41F

42 
-

Company.42F

43

restrictions.43F

44 
another property (Lot 164) 
restrictions to John Wilson (1856-1941) – a farmer - in 1926. 44F

45 
45F

46 Two 

wife. 47 48

Figure 4). 

Douglas Avenue (Figure 5

42

 
43

, 4903 K. 
44 LRO, “Halton County (20), Halton; Plan 113; Lot 100 to 249,” 7314 N. 
45

, -

. – 
https://recherche-collection-search.bac-

. 
46 LRO, “Halton County (20), Halton; Plan 113; Lot 100 to 249,” 17856. 
47 LRO, “Halton County (20), Halton; Plan 113; Lot 100 to 249,” 19679. 
48 LRO, “Halton County (20), Halton; Plan 113; Lot 100 to 249,” 478307. 
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Figure 4).  , 
rectangular plan house without a garage (Figure 6). 

. 
A one-  (Figure 5 Image 
2   

refreshing 

kitchen. 

 

Image 2  
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4.7 ANDERSON FAMILY 

- Grimsby on 
his own in 1788 (1774-
Concession 2 in Grimsby from his new father-in-law. He -

on this lot. 
Council in 1793, then collector in 1798. Many of the early Township Council meetings were 

Henry, Robert, William, 
, – 

– Charles
Cochrane. 49   

 (1800-1879), 
1827. 

50

-  
(Image 3)  
(Image 4)

– 
- (Image 5) - 

Hamilton. Cyrus garet 
Lucy, 51

49 – -
-8FD7-4FE4-85E5-739475499456.; Fin  A Grave, 

- . 
50 – 

– -11726,” , 
http://www.Ancestry.ca.

- . 
51 – 

-2886-
4123-8448-769073456453. – 

-2A85-48F2-A3AD-286908541441.

- .; Nicole Armes, “Nicole Armes Family 
Tree – 

. 
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Image 3 52

Image 4 53

52 – 
https://oakvillehistory.pastperfectonline.com/photo/2140DF78-0D22- - -902352372300. 
53 – 
https://oakvillehistory.pastperfectonline.com/photo/8E1E45A9-62D1-4C8C- -537722327900. 
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Image 5. Photo of Grit Anchorage in 1890
54

54 – 
https://oakvillehistory.pastperfectonline.com/photo/EE5C69CD-F7A3-40F4- -013475975686. 
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5 EXISTING CONDITIONS

5.1 SURROUNDING CONTEXT

Oakville in Halton Region. The Town is between the City 

the Town of Milton to the west (Figure 1). 

 (Figure 2, Image 6 Image 7). 

The Property is in 1 Douglas 
Avenue to the east, 
west (Figure 2)
Street. -

-

streetlights on alternating electrical poles (Image 6 Image 7). 

Figure 2

Figure 2, Image 6 Image 7). Single-

early- -20th 20th-
21st-century 

Avenue. Houses range from one storey to two- -a-

 
are particularly notable in the area. 

Image 6 Image 7). This general composition seems 
Figure 3). 
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The property at 291 Douglas Avenue 2. 
The house on it is a single- - -  (Image 4). The property 
at 294 Watson Avenue is a 2. The house on it 
is a single- - -a-  (Image 5). The property at 298 

2. The house on it is a 
single- - -  (Image 6). The property at 305 

2. The 
house on it is a single- -  (Image 7). 

 

Image 6. View east along Douglas Avenue from the Property 
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Image 7. View west along Douglas Avenue from the Property

Image 8. View of 291 Douglas Avenue 55

55 Google Streetview, January 2021. 
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Image 9. View of 294 Watson Avenue 56

Image 10. View of 298 Watson Avenue 57

56 Google Streetview, June 2018. 
57 Google Streetview, June 2018. 
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Image 11. View of 305 Douglas Avenue

5.2 THE PROPERTY

metres. It is on the north  a two-storey stucco-
house with influences from the Colonial Revival architectural style. 

 
house

 (Image 
8). 

Image 12 58

58 Google Streetview, June 2024. 
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5.2.1 HOUSE EXTERIOR

The house is a single- an L-  
house is 

 (Figure 2). The house is a two-
storey stucco-  (Image 8 Image 9) -
storey, 

 (Image 9 Image 10). It has a full, 
  f

concrete.  

  eaves
Figure 2 Image 9). of the house 

has three bays. The central bay contains a projecting entrance foyer on the first storey with a 
flat roof  ; -
storey; eaves on the roofline. The 

- -over-
- -over-

- -over-one 
- -over-  (Image 8 

Image 9). -

 (Image 10) -
 (Image 11). 

-
-over- however, the main house also features the 

occasional flat- -  
(Image 8, Image 9 Image 12)

, 
-over-  on 

-
Image 9, Image 10 Image 

11). 
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Image 13  

Image 14. View southwest of the north elevation of the house
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Image 15  

Image 16. View east of the west elevation of the house
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5.2.2 HOUSE INTERIOR

elements. 
flooring in the basement (Image 13 Image 14)

 (Image 13), wainscoting is present in some rooms on the first storey (Image 15)
 (Image 15 Image 

16)  on 
the first storey (Image 13, Image 15 Image 16). 

Image 17
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Image 18

Image 19
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Image 20

5.3 COLONIAL REVIVAL ARCHITECTURE

Colonial Revival architecture is part of a larger architectural revival movement that began at 

58F

59 As a result 

racteristics to 

59  (Markham, 
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60

Rectangular, centre hall floor plan;

Two to two- -a-half storeys in height;

Single brick brick chimneys with one

Multi-
Decorative or functional shutters;

;

61

-storey 
-pane over single 

the architectural style. 
obscures the architectural style. Therefore, 

 

60 , 144. 
61 , 142-155.; Robert Mikel, 

-126.; Shannon 
Kyles, “Colonial Revival (1900- http://www.ontarioarchitecture.com/Colonial.htm. 
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6 UNDERSTANDING OF CULTURAL HERITAGE VALUE OR INTEREST

criteria from . This 
evaluation (see Table 1 4 

5
 

Table 1. Evaluation for the Property at 299 Douglas Street 

Criteria Criteria
Met 

Justification

1. The property has 

physical value 
because it is a rare, 
unique, representative 

style, type, 
material or 

No The Property is not a rare, unique, representative, or 

the 1930s 5.3, the house 

architectural style. Therefore, the house 
. 

2. The property has 

physical value 

craftsmanship or 
artistic merit. 

No 

artistic merit.

Section 5.2

time.

3. The property has 

physical value 
because it 

No 
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Criteria Criteria
Met 

Justification

scientific 
achievement. 

scientific or technical achievement. 

4. The property has 
historical value or 
associative value 

associations with a 
theme, event, belief,
person, activity, 

institution that is 
significant to a 
community.

No 

or institution that is significant to a community. As 
4.6

with the  family 

 
significant contributions to the community.  

5. The property has 
historical value or 
associative value 

has the potential to 

contributes to an 

community or culture.

No 

 

history of culture. The history of the area is well 
known; 

or known community or culture. 

will meet this criterion.

6. The property has 
historical or 
associative value 
because it 

reflects the work or 

No 

that s
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Criteria Criteria
Met 

Justification

who is significant to a 
community.

 

7. The property has 

because it is important 

maintaining or 
supporting the 
character of an area.

Yes The Property is important in maintaining the 

single- - -a-half storey 

brick, 

The Property helps maintain the character of Plan 
113 

  

8. The property has 

because it is 
physically, 
functionally, visually 

 

No The Property is not physically, functionally, visually, 
 

are no material connections between the Property 
 

not necessary to fulfill a particular purpose. The 
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Criteria Criteria
Met 

Justification

 

The Property has no historical links because there 

4.6.2, 

Plan forming the basis for the cohesive nature of the 

properties.

9. The property has

because it is a

No 
 

-

helps orienting in a familiar or unfamiliar 
environment; it may mark an event or 

62

meets this criterion. The mature trees in the front 

6.1 SUMMARY OF EVALUATION

meets one of the criteria 
(criterion 7) from  It is not eligible

. However, since 

 

6.2 PROPOSED STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 

6.2.1 DESCRIPTION OF THE PROPERTY

62 , “ ,“ l
September 2014, 17. 
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- -a-

6.2.2 STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST 

area. - - -a-half storey houses 

rectangular lots. They 

The Property helps maintain the character of the  area
 

location of the house on the Property 
 The house is consistent with the generally early to 

-20th   

6.2.3

Heritage attributes that illustrate the cultural heritage value or interest of the Property at 299 

);
);

Architectural style reminiscent of Colonial Revival architecture consistent with the 
-20th century character of the area (criterion 7 of ). 
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7 CONCLUSION

Douglas Avenue in the Town of Oakville, Ontario.

meets criterion 7 of 

cultural heritage value or interest but is not eligible 
29 Part IV of the . 
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8 SIGNATURES 

Sincerely,  

Christienne Uchiyama, MA CAHP 
Principal, Manager Heritage Consulting Services 
LHC Heritage Planning & Archaeology Inc. 
 

 

Lisa Coles, MPl RPP MCIP CAHP 
te Heritage Planner 

LHC Heritage Planning & Archaeology Inc. 
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APPENDIX A - Qualifications 

Lisa Coles, MPl RPP MCIP CAHP –  

-for-
rship from 

e impact assessment 

eritage 

of Planners (MCIP). 

RPP MCIP CAHP Intern – Heritage Planner 

 
Technology in Architecture – 

relationship b
resources using 

itectural, 

initiatives. 

60 technical cultural heritage reports 

Page  85 of 353



Project # LHC0505        May 2025 

53 

– 
 

 event
member with the Ontario Professional Planners Institute (OPPI), full member with the 

an intern member of the 
Heritage Professionals (CAHP). 

Christienne Uchiyama, MA CAHP - Principal LHC 

of Heritage Consulting Services with 
more than two 

cultural 

cultural heritage resources in the ent.   

a member of numerous multi-
such major projects as: all phases of archaeological assessment at the 

velopment proposals at all levels of 

 

– Senior Heritage Planner 

-for-
f Maritime 

Curatorship from Fleming College.  
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heritage impact assessment, cultural strategic planning, cultural heritage policy review, 
r for heritage 

work on heritage permit applications, work with municipal heritage committees, along with 

2014-2020. 

. 
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APPENDIX  Glossary 
( ), the  ( ), 

).

Alter
).

 

generally loc
).

Character 
). 

Compatible 

).

 

impl

).

Cultural heritage resource

place, an eve

evaluation ( ).  

Heritage Attributes 

( ).  

Property ).
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Significant means 

Ontario Heritage Act ( ).  
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APPENDIX C      
 

Requirements 
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Table 2. Town of Oakville Cultural Heritage Evaluation Report Requirements

Requirement Location in 
this CHIA

the owner 

any agent acting on behalf of the owner 
 

Page iii

 

property

 

archaeological potential
 

Section 1 

 

o

realm
o  
o

features 
o

o Close-up view of all significant interior heritage features 

Section 5 
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Requirement Location in 
this CHIA

 

as-  

 

Evaluation of the cultural heritage significance of the site in terms of 
 

Section 4 

Statement of Cultural Heritage Value or Interest

heritage attributes of the cultural heritage resource(s), in 

the site as well as pre-

 

Section 6.2 

 Section 9 

 

 

A
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APPENDIX D  
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Table 3 63

No. Inst. ITS 
Date

Date of 
Registry

Grantor Grantee Remarks

Patent 15 Feb 
1848

Crown Samuel Fenson East Part 

Sale

1810 1810 Samuel Fenson 

14 F 

Sale

Jan 
1830

9 Feb 
1830

 Lot 12; 200 acres

1336
2872M 

Will 30 Sept 
1879

11 Dec 
1879

Son Cyrus Wm. Lot 12 (140 Acres)

8058
333011

1902 14 Mar 
1903

Lot 12, 80 acres 

3805 I Rel. of 
Int. 

Nov 
1906

1 Jan 
1907 + wife W.A. Chisholm, Wm. I. 

Spirrout

Prem + $1 200 acres, Lot 12 

113 Plan 3 June 
1907

5 June 
1907

Lot 12

63 LRO, “Halton County (20), : Concession 3; Lots 10 to 14.”
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Table 4 Lot 163 Plan 113 64

No. Inst. ITS Date Date of 
Registry

Grantor Grantee  Remarks 

113 Plan 3 June 1907 5 June 1907
Owner

- - Lot 163

4903 K 

Sale 

10 Nov 
1911

20 Dec 1911 Cameron Val con + $1 Lot 163. 4 other 
lots 

7314 N Grant Apr 1920 23 Apr 1920 
Miller 

$1 + c Lot 163 with 

restrictions
8339 Grant 31 July 

1922
3 Aug 1922

Isabella Miller, 

woman 

Annie Marguerite 
Howie, wife of 
Robert Howie

$1 + c Lot 163 + another 
lot

9959 Grant 19 Oct 1926 28 Oct 1926 Annie 
Marguerite 
Howie, wife of 
Robert Howie 

John Wilson $1 + c Lot 163 + another 

restrictions

17856 Grant 22 Feb 1951 4 Apr 1951
Daniel Wilson

Robert Frank - Lot 163 + another 
lot

64 LRO, “Halton County (20), Halton: Plan 113; Lots 100 to 249.”
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No. Inst. ITS Date Date of 
Registry

Grantor Grantee  Remarks 

19679 Grant 24 Mar 1953 4 May 1953 Robert Frank 
 

D. Cameron 

his wife, as joint 
tenants

$1 + c Lot 163 + another 
lot, subject to 
mortgage 

162964 Grant 29 Jan 1964 5 Feb 1964 D. Cameron 
McLean

Con + $2 Lot 163 + other 
lots

303996 Agreement 6 Nov 1970 24 Nov 1970 Clare Wilks D. Cameron + M. - Lot 163. See 

See recitals 

478307 12 Apr 1978 28 Apr 1978 

Cameron 
McLean, 
spouse

Macrae, as jt
$1 + c Lot etc.
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Table 5 65

No. Inst. ITS Date Date of 
Registry 

Grantor Grantee Remarks

113 Plan 3 June 
1907 

5 June 
1907

- - Lot 163

4903 
K 

10 Nov 
1911

20 Dec 
1911  

 

Val con + $1 Lot 163. 4 other 
lots 

7108 
N

Grant 30 Sept 
1919

15 Oct 
1919  Griffin 

$1 + c Lot 164 + other 
lots. Subject to 

restrictions
7313 Grant 20 Apr 

1920
23 Apr 
1920

woman

$1 + c Lot 164 with 

restrictions, 
subject to mort

8339
O

Grant 31 July 
1922

3 Aug 
1922

Annie Marguerite 
Howie, wife of 
Robert Howie

$1 + c Lot 164 + another 
lot

9959 Grant 19 Oct 
1926

25 Oct 
1926

Annie Marguerite 
Howie, wife of Robert 
Howie

John Wilson
mort

Lot 164 + another 

restrictions
17856 Grant 22 Feb 

1951
4 Apr 1951 Robert Frank $1 + c Lot 164 + another 

lot

65 LRO, “Halton County (20), Halton: Plan 113; Lots 100 to 249.”
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No. Inst. ITS Date Date of 
Registry

Grantor Grantee Remarks

19679 Grant 24 Mar 
1953

4 May 
1953 + wife

D. Cameron

his wife, as joint
tenants

$1 + c Lot 164 + another 
lot, subject to 
mort 

16296
4 

Grant 29 Jan 
1964 

5 Feb 
1964

D. Cameron McLean Lot 164  + other 
lots, see recitals

47830
7 

 12 Apr 
1978 

28 Apr 
1978 McLean, spouse Macrae, as jt

$14C Lot etc. 

Table 6 66

No. Inst. ITS Date Date of
Registry

Grantor Grantee  Remarks 

113 Plan 3 June 
1907

5 June 
1907 

Owner - - Lot 163

4903 K 

Sale

10 Nov 
1911

20 Dec 
1911

 Val con + $1 Lot 163. 4 other 
lots

7382 N Grant 26 Apr 
1920

17 May 
1920 Urquhart

$1 + c Lot 165 with 

10851
P

Grant 26 May 
1930

27 May 
1930 Uruquhart 

John Uruquhart Love + $1 Lot 165 with 

66 LRO, “Halton County (20), Halton: Plan 113; Lots 100 to 249.”
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No. Inst. ITS Date Date of 
Registry

Grantor Grantee  Remarks 

16022 
S

4 Mar 1948 14 Jan 
1949

treasurer of Town of 
Oakville 

Evelyn C. 
McCleary

$89.77 Lot 165 

21605 
V 

Grant 26 Mar 
1954

2 Dec 
1954 

Evelyn C. McCleary, D. Cameron 
McLean + M. 

n, 
his wife as joint 
tenants

$1200.00

162964 Grant 29 Jan 
1964

5 Feb 
1964

D. Cameron McLean   
recital

478307  12 Apr 
1978

28 Apr 
1978 McLean, spouse Macrae as jt 

$1 + c Pt lot etc.
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REPORT 

Planning and Development Council 

Meeting Date: July 8, 2025 

    
FROM: Planning and Development Department 

 Choose a Department. 
DATE: June 24, 2025 

  
SUBJECT: Notice of intention to demolish – 364 Lakeshore Road East (July 

8, 2025) 
  
LOCATION: 364 Lakeshore Road East  
  
WARD: Ward 3 . Page 1 

 

RECOMMENDATION 

 
1. That the property at 364 Lakeshore Road East be removed from the Oakville 

Register of Properties of Cultural Heritage Value or Interest; and, 

2. That, prior to demolition, the property owner allows for the salvage of 
materials from the house. 

KEY FACTS 

 
The following are key points for consideration with respect to this report: 

 The subject property is on the Oakville Register of Properties of Cultural 
Heritage Value or Interest as a listed property. 

 A notice of intention to demolish has been received with a supporting Cultural 
Heritage Evaluation Report. 

 It is recommended that the property at 364 Lakeshore Road East not be 
designated under the Ontario Heritage Act and that the property be removed 
from the Oakville Register of Properties of Cultural Heritage Value or Interest. 

 Council must make a decision on the subject notice by July 12, 2025. 
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BACKGROUND 

 
The subject property at 364 Lakeshore Road East is located on the south side of 
Lakeshore Road East between Allan Street and First Street. The property contains a 
circa 1913 two-and-a-half storey detached brick veneer house. A location map and 
more details on the property are included in the Cultural Heritage Evaluation Report, 
attached as Appendix A.  
 
The Cultural Heritage Evaluation Report was completed by heritage consultant 
Richard Collins and submitted by the architect, representing the owner, along with a 
notice of intention to demolish for the property. 
 
The property was listed on the Oakville Register of Properties of Cultural Heritage 
Value or Interest as a non-designated property in 2009, based on its potential 
cultural heritage value or interest “for its c.1917 Four Square style brick house”. The 
property was not identified as a priority for designation as part of the 2023-2025 
Heritage Designation Project in response to the Province’s Bill 23.  
 
The notice of intention to demolish application was completed on May 13, 2025. In 
accordance with the Ontario Heritage Act, Council has 60 days to consider the 
request. The 60-day notice period expires on July 12, 2025.  
 

COMMENTS  

 
Process  
 
When a notice of intention to demolish is submitted for a listed property, Heritage 
Planning staff assesses the property to determine if it meets the requirements of 
Ontario Regulation 9/06 under the Ontario Heritage Act (OHA). The regulation 
requires that a property meet two or more of its nine criteria, as they relate to 
design/physical, historical/associative, and contextual merits of the property. If the 
property meets two or more criteria outlined in the regulation, it can be designated 
under section 29, Part IV of the OHA.  
 
Staff can require that a Cultural Heritage Evaluation Report be completed by a 
heritage consultant and submitted along with the notice of intention to demolish to 
assist staff in their assessment of the property’s cultural heritage value. 
 
If the staff assessment of the property concludes that the property merits 
designation, a recommendation can be made to the Heritage Oakville Advisory 
Committee and to Council that the property be designated under section 29, Part IV 
of the OHA. If Council supports a recommendation to designate, Council must move 
that a notice of intention to designate be issued within 60 days of the notice of 
intention to demolish being submitted to the town. 
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If the staff assessment of the property does not conclude that the property merits 
designation, a recommendation may be made to remove the property from the 
Heritage Register. If Council supports the staff recommendation and does not issue 
a notice of intention to designate the property within the 60 days, the property is 
removed from the Heritage Register and the owner may then proceed with applying 
for demolition.  
 
Cultural Heritage Evaluation Report and Staff Site Visit 
 
The owner has submitted a Cultural Heritage Evaluation Report that provides an 
overview of the property and the house and an assessment of its cultural heritage 
value. The report concludes that the property does not meet two or more of the 
criteria outlined in Ontario Regulation 9/06. 
 
Regarding design/physical value, the report concludes that while the building 
exhibits aspects of the Edwardian Four Square architectural style, numerous 
alterations to the building and removal of architectural elements remove its 
significance as a representative or rare example, and that there are stronger 
examples of the style in the surrounding neighbourhoods. The report concludes that 
the house is not a clear representative example of the style, nor is it a rare, unique 
or an early example of an Edwardian Four Square style house. The report further 
notes that while the building is well-built, it does not display a high degree of 
craftsmanship or artistic merit, nor does it demonstrate a high degree of technical or 
scientific achievement.  
 
Regarding historical/associative value, the report indicates that the property is 
generally associated with Captain Edward Morden, mariner, who likely owned the 
property when the house was built circa 1911-1913. The report does not include 
details about Edward Morden or the Morden family. While not stated in the report, 
Edward Morden and his family were living at 459 Lakeshore Road West at the time, 
and probably never lived in the subject property. His brother, William Morden, 
operated Morden Fuel and Ice Company, and his father George Morden was the 
founder of the Morden Line, a company of steamers that transported lumber from 
the north around Georgian Bay. It states further down that some people important to 
the early development of Oakville owned the subject property prior to construction – 
such as local builder and developer C.D. Carson – but none of the property owners 
since 1919 were significant to the community.  
 
However, the report does conclude that the property meets one of the Ontario 
Regulation 9/06 criteria. It states the property has the potential to yield significant 
information about a community or culture. This is because the house was built on 
the fringe of Oakville’s growing central residential district and was adjacent to a 
growing summer home neighbourhood. It therefore has the potential to yield 
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information that contributes to an understanding of Oakville as a growing suburban 
community in the early 1900s.  
 
The report states the building is not known to be associated with a significant 
architect, artist, builder, designer or theorist. 
 
Regarding contextual value, the report concludes that the property is not important 
in maintaining the character of the area, which to the south is made up of First and 
Second Heritage Conservation District and historical summer homes, and that the 
property does not have contextual value for its physical, functional, visual or 
historical links to its surroundings, as it is now surrounded by larger, multi-unit 
residential complexes, and is not considered to be a landmark. 
 
In addition to the assessment provided in the CHER, Heritage Planning staff made 
additional observations through site visits: 
 

1. It was determined that the brick had been sandblasted at some point in 
history. Evidence of painting is visible in some locations and the 
entirety of the building’s brick is significantly deteriorated; 

2. The front second-storey metal porch is a later addition, although the 
door may have been historically present; 

3. There was likely originally a covered front porch that has been 
removed. Evidence of the roofline can be seen in the brick on the north 
elevation; and 

4. The door surround is not original to the home.  
 
Based on staff’s assessment of the property and a review of the submitted Cultural 
Heritage Evaluation Report, the property does not have sufficient heritage value to 
merit designation under section 29, Part IV of the Ontario Heritage Act.  
 
Review of Applicable Planning Policies  
 
Provincial Policy 
The Province of Ontario has made a commitment to the conservation of significant 
cultural heritage resources through its legislation and policies, including the Ontario 
Heritage Act (OHA), the Planning Act, and the Provincial Planning Statement. These 
documents function together by the shared principle that cultural heritage resources 
shall be conserved.  
 
The OHA sets out the procedures for evaluating and protecting heritage resources 
at the provincial and municipal levels. This includes the use of Ontario Regulation 
9/06 as the means for determining if a property has cultural heritage value. A 
property must meet two or more of the criteria outlined in this regulation. The 
evaluation of the property at 364 Lakeshore Road East has not demonstrated that 
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the property meets two or more of these criteria and therefore does not have 
sufficient cultural heritage value to warrant designation under the OHA. 
 
Town Policy – Livable Oakville Plan 
Section 5 of the Livable Oakville Plan states, “Conservation of cultural heritage 
resources forms an integral part of the town’s planning and decision making. 
Oakville’s cultural heritage resources shall 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.”  
 
Further, Section 5.3.1 of the Livable Oakville Plan states, “The Town shall 
encourage the conservation of cultural heritage resources identified on the register 
and their integration into new development proposals through the approval process 
and other appropriate mechanisms”. The Livable Oakville Plan is clear that cultural 
heritage resources should not only be conserved but also incorporated into new 
developments.  
 
As the property at 364 Lakeshore Road East has not been identified as having 
sufficient significant cultural heritage value or interest for designation through the 
application of provincial policies such as Ontario Regulation 9/06, it is not required to 
be conserved through the cultural heritage policies of the Livable Oakville Plan. 
 
CONCLUSIONS & NEXT STEPS 
 
Based on staff’s assessment of the property, including the Cultural Heritage 
Evaluation Report, the property is not considered to have sufficient significant 
cultural heritage value for designation under section 29, Part IV of the Ontario 
Heritage Act.  
 
Staff recommends that the owner allow for the salvaging of architectural elements of 
the building where possible. It is a standard practice to include salvaging as a 
condition as it allows for the retention and re-use of these materials and keeps these 
items from going to the landfill.  
 
A separate report regarding this matter was presented to the Heritage Oakville 
Advisory Committee on June 24, 2025. The committee supported the staff 
recommendation in this report. 
 

CONSIDERATIONS 

 
(A) PUBLIC 

There are no public considerations.  
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(B) FINANCIAL 
There are no financial considerations.  
 

(C) IMPACT ON OTHER DEPARTMENTS & USERS 
There is no direct impact on other departments and users.  
 

(D) COUNCIL STRATEGIC PRIORITIES 
This report addresses Council’s strategic priority of Accountable Government. 

 
(E) CLIMATE CHANGE/ACTION 

A Climate Emergency was declared by Council in June 2019 for the purposes 
of strengthening the Oakville community commitment in reducing carbon 
footprints. The recommendation to salvage materials from the house helps to 
contribute to the town’s initiatives to reduce carbon footprints.  

 

APPENDICES 

 
Appendix A – Cultural Heritage Evaluation Report 
 
 
Prepared by: 
  
Kristen McLaughlin, CAHP 
Heritage Planner 
 
 
Recommended and submitted by: 
 
Gabe Charles, MCIP, RPP 
Director, Planning and Development 
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1.2    Property Description

1.2.1    Written Description of the Property

The main residence is the only structure on this property with a foundation. It is 

located to the north end of the property, with the front facade of the main structure 

being approximately 7.5 metres south of the north lot line of the property. 

The lot is approximately ~640 square metres. The main residence footprint is 

approximately ~80 square metres.

The main residence is a full two stories with a medium‐pitch hip roof. The half‐

storey roof has two small dormers; one facing north (towards Lakeshore Road East) 

and the other projecting south (rear). (See image 3.2.1n)

A one‐storey annex extends from the rear of the house. A first‐floor bay window 

extends from the rear part of the west elevation wall. (See image 3.2.1k)

1.2.2 Location

The subject property is located on the south side of Lakeshore Road East. The 

north‐south centre line of the lot is situated ~25 metres east of Allan Street and ~75 

metres west of First Street. 

1.0 LOCATION

1.1  Location
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1.2.3    Surroundings

Neighboring Properties

The subject property shares a common lot line with three other properties.

87 Allan Street (image 3.2.2a)

This property is located to the south of the subject property. This property is one 

of 65 that comprise the First and Second Street Heritage Conservation District. It is 

identified by the Town of Oakville as a “contributing” property within the conservation 

district. 

There are 26 other properties with contributing status in First and Second Street 

Heritage Conservation District. Contributing properties are ones within a heritage 

conservation district that “contribute” to the cultural heritage character of the 

neighbourhood architecturally, historically and/or contextually. 

It main residence is a one‐and‐a‐half story single family dwelling with a one‐storey 

southward annex. This residence has a lengthwise gable roof intersected by a shorter 

crosswise gable, midway along the roof. 

360 Lakeshore Road East / 97 Allan Street (image 3.2.2b)

The property located to the west of the subject property is a two‐unit residential 

complex. It is a full three‐stories, with one small rooftop canopy.

370 Lakeshore Road East (image 3.2.2c)

This property is located to the east of the subject property. It is a six‐storey 

apartment building with 20 units.

Property to the North

105 Allan Street (image 3.2.2d)

This property does not share a common boundary with the subject property but 

is located directly across Lakeshore Road East, to the north. It is an 83‐unit apartment 

complex with seven stories

1.2.4    Status of Development Site

The subject property is zoned Residential Low (RL) 9, which permits a maximum 

two full‐floors, with a permissible third full‐floor where the upper floor is 35 percent or 

less than the second‐floor area.

1.2.5    Status of Adjacent Properties

See item 1.2.3 for information on the adjacent properties.

As of September 30, 2024 there are no development or site plan applications for 

any of the four properties adjacent to 364 Lakeshore Road East.

Page  111 of 353



7

2.1   Heritage Attributes

2.1.1   Written Description of Heritage Attributes

The main residence at 364 Lakeshore Road East was built sometime between 1911 

and 1913, based on land registry records.

‐ significant features

The only feature of potential heritage significance on the property is the main 

residence, which is about 105 years old at the time of writing of this heritage impact 

assessment.

‐ buildings

The main residence at the subject property is typical of suburban homes built in 

the decade following World War I period; sometimes called the Four Square style of 

architecture. Oakville grew rapidly after the war (as did Canada as a whole), so there 

are many surviving examples of homes in Oakville built during this period of local 

growth and prosperity.

There are three examples of the “four square” architectural style just on adjacent 

Allan Street alone. Another dozen examples are included in the Town of Oakville’s 

heritage register that are also in the Four Square style.

‐ landscapes

The property is generally flat. There are no notable natural or man‐made 

landscapes features on the property.

‐ vistas

Surrounded on three of four sides by larger multi‐unit complexes, all at close 

proximity, the c.1911‐1913 home has since lost its former context as a suburban 

residence that once stood out at the periphery of the 19th century village of Oakville, 

to the west.

From the public realm, the main residence at the subject property does have a 

prominent location; being situated on the busy Lakeshore Road.

2.0 HERITAGE
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Research and Analysis

2.2   Property History

2.2.1   Development History

British Crown: September 6, 1806

In August of 1805, the British crown expressed interest in purchasing the land 

between Etobicoke Creek and the “head of the lake” adjacent to Joseph Brant’s 1784 

land grant in what is now Burlington. Seven representatives of the Mississauga nation 

gave British surveyors one year (as requested by the Crown) to survey the land to 

determine the precise amount of land to be purchased. Representatives of the Crown 

met again in September 1806 to formalize the sale of the “Mississauga Tract”, through 

the terms of Treaty 14. At this time, all of present‐day Oakville became British territory.

The tract was surveyed by Samuel Wilmot into concessions and lots so that 

parcels of these could be granted or sold to new immigrants. Three townships were 

formed in the tract with the middle one being named Trafalgar. At this time, the 

subject property became part of Lot 12 of the 4th Concession (Broken Front) South of 

Dundas Street (C. 4 SDS, L. 12).

William Chisholm, ~1825

Although his term as owner of the subject property (and adjacent lands) 

predates the earliest surviving land records, there are existing deeds that confirm that 

town founder William Chisholm (1788 to 1842) owned Oakville’s waterfront for ~1.6 km 

(one mile, at the time) on both sides of the mouth of the 16 Mile Creek. Being one of 

the earliest settlers in Trafalgar Township, Chisholm purchased the land at 16 Mile 

Creek to establish a harbour. He purchased the adjacent waterfront properties to 

prevent competitors from developing a competing harbour, so old “White Oak” had 

little intention of developing the subject lot.

When William died, his properties were bequeathed to his son George King 

Chisholm.  

Property History Following the Registration of Plan 19

William Francis Romain: ~1847 (registered, January 22, 1858)

William Francis Romain (1818 to 1911) married “King” Chisholm’s sister, Esther 

Ann Chisholm, in 1847 and probably soon after purchased part of the Chisholm’s 

waterfront property (which includes the subject property). (See image 2.2.3a)  Romain 

built a home near the waterfront which still stands, about 250 metres south of the 

subject property. (See image 2.2.3b)  The subject property – 364 Lakeshore Road East 

– is located on what was the northern part of Romain’s orchard.

William Romain was raised in Quebec City. His father purchased grain from 

farmers in Quebec and Ontario for sale to his buyers in France. With the experience he 

gained working for his father, William moved to Trafalgar Township around 1845 to 

open the grain market in the growing area west of Toronto. To help Oakville grow as a 

business community, he joined a team of local entrepreneurs in 1857 who petitioned 

the federal government to grant the village status as a town, so that it could collect 
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taxes to help fund municipal amenities (paved roads, a fire truck, a police constable, 

etc.) to encourage more settlement and improve business prospects. Romain was the 

second mayor of Oakville, from 1863 to 1865.

A year after incorporation as a town, Romain felt that the time was right to 

survey his land holdings into suburban lots. The township registered his survey 

officially as Plan 19, although it was often referred to as “Romain’s Survey”.

At this time, Conc. 4 SDS, Lot 12 was subdivided, with the subject property 

becoming part of Lot 1 of Plan 19. Romain hoped to sell individual lots within Plan 19 to 

new arrivals to Oakville.

Charles and Martha Hardy: July 22, 1871

The first buyer for Lot 1 was Martha Hardy, wife of Charles Hardy. Little 

information has been found regarding Charles (1820 to ?) and Martha (née Shovill, 1819 

to ?). However, the low value of land at the start and end of their tenure suggests that 

they did not live on the property and likely purchased it from Romain in hope that the 

value of the vacant property would rise as more newcomers moved to Oakville.

Edmund H. Gulledge: September 5, 1891

As with the previous property owners, the value of Plan 19, Lot 1 did not change 

during the period that Edmund Gulledge (1851‐1947) owned the lot, so he did not 

improve it. During his tenure of ownership of the subject property, Gulledge’s address 

was cited in the 1897 Directory of Halton County as 194 Lakeshore Road East.

Gulledge appears to have been a tanner and/or leather worker in Oakville, based 

on an advertisement in the 1897 directory which states that he “offers patrons a wide 

variety of wares including Boots and Shoes, Harness[es], Collars, Trunks, and Whips”.  

Charles David Carson: April 17, 1906

Although Charles Carson (1864 to 1944) was an important property developer in 

Oakville in the first two decades of the 20th century, he did not improve the subject 

property for resale when he bought Lot 1 from Gulledge. Carson is however the man 

who subdivided Lot 1 into two half‐sized lots – 14.3 metres (47‐foot) frontage – to 

facilitate suburban development; probably feeling that smaller lots suitable for a single 

home would sell faster than a single, larger lot which was too big for a family home, 

but otherwise too small for a farm. In 1907, Carson sold the western half of lot one (the 

current 360 Lakeshore Road / 97 Allan Street). The easterly half of Lot 1 – the subject 

property – remained vacant at this time.

“C.D.” lived his entire 80 years in Oakville. He was the youngest son of William 

Thomas Carson of St. Andrews, New Brunswick. Charles had two older brothers, 

William Herbert and George Robert, who also learned the homebuilding trade from 

their father.

Carson built the Oakville Trafalgar High School in 1909. A year later he served as a 

town councilor. Because of his nearly 40 years of experience as a homebuilder in the 

area, the Town of Oakville contracted Carson in 1923 to assess land taxes in the town – 

a job which he appears to have completed competently, except for some minor 
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accusations that he assessed the waterfront properties of his business partner 

(Samuel Bacon) at suspiciously favourable rates.

C.D. was a superintendent at St. John’s Methodist Church (St. John’s United 

Church, after 1925) and a temperance leader in Oakville during the Depression.

Carson Lane – a street in one of Carson’s later subdivisions – is named in his 

honour. A map of Oakville in a 1936 edition of the Toronto Star identifies today’s 

Carson Lane as Dewart Street; no doubt after Charles’ fourth son, Dewart A. Carson. 

Howard Avenue, in the same development, is named after C.D.’s third son, Howard K. 

Carson.

Property History Following Development of Lot 1 of Plan 19

In 1907, Carson sold the vacant east half of Lot 1 of Plan 19 to a succession of 

short term owners who speculated on the property’s value, awaiting a purchaser who 

actually wanted to buy the lot as a permanent home. In later years, Carson (and his 

business partner, Samuel Bacon) would likely have improved the lot themselves to 

facilitate resale, as they did later with lots on First and Second Street and Park and 

Howard Avenue, but the partnership between the contractor (Carson) and his 

experienced property speculator (Bacon) was not formed until 1908, after Carson had 

already sold the subject property in 1907.

Captain Edward Albert Anderson Morden:  February 14, 1913

It is likely Captain Morden (1869 to 1941) who built the present main residence at 

364 Lakeshore Road East sometime between 1911 and 1913, when the now‐improved 

lot was sold to Hugh Richardson. (See image 2.2.3c)

Morden was captain of a commercial marine vessel engaged in freight shipping 

on Lake Ontario.

Hugh Edwin Wesley Richardson: October 25, 1919

Dr. Hugh Richardson (1879 to 1956) and wife Nellie (née, Palmer, 1988 to 1964) 

lived on the property from 1919 to 1948. They had two daughters. The younger of the 

two, Eleanor was born in 1921 at 364 Lakeshore Road East.

Alma Isabelle Whittier Johnson: March 30, 1948

After 30 years in the home, Dr. Richardson retired as an Oakville dentist in 1948 

and moved to Beeton, Ontario. The property was sold to Alma Johnson (1923 to 2011) 

who lived at the subject property briefly. She was a teacher at Thomas A. Blakelock 

High School in Oakville.

Marion Louise Cuttell: August 20, 1951

The subject property was briefly owned by Marion Cuttell (1876 to 1960) who 

moved here after her husband Samuel James Cuttell died in 1950.

Page  115 of 353



11

Later Property Owners

Purchased by Louise Lillian Thompson; February 14, 1962

Granted to John and Valeria Ann Grimshaw; September 4, 1973

Granted to Charles Richard Williamson; May 5, 1975

Granted to John Gilford Moore; June 13, 1986

Purchased by Terry Stuart Mannell and Judith Ann Mannell; September 15, 1993

‐ structures

The main residence at 364 Lakeshore Road East was built at some time between 

1911 and 1913.

‐ additions

An addition to the rear was built at an undetermined date.

At the front of the house, the second‐floor exterior door and the small balcony 

that it leads out to are inconsistent with early 20th‐century homes in the Four Square 

style, so are likely a later addition to the home. (See image 3.2.1m)

‐ removals

There does not appear to be any portion of the c.1911‐1913 building that has been 

removed.

‐ conversions

No part of the existing main residence at 364 Lakeshore Road East has been 

converted. The property has always been a single family building.

2.2.2   Cultural Heritage Significant  

The main residence at the subject property was built about a century ago and is 

typical of the suburban homes being built in Oakville at a time when the town was 

growing rapidly as a commuter suburb and resort area.

‐ history

During the same period that the home at 364 Lakeshore Road East was built 

today’s Lakeshore Road was being rebuilt with a concrete base, converting the old 

gravel concession road into Canada’s first paved highway. This new highway made 

Oakville easily accessible to affluent businessmen in Toronto and Hamilton, looking for 

a summer home that was within easy reach of the primitive automobiles of the time.

The residential neighbourhood to the immediate south of the subject property is 

a heritage conservation district with many fine summer cottages from the post‐WWI 

period, now converted to full‐time homes.
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‐ architecture

The name of the architectural style – Four Square – is a suitable description of the 

style’s most significant defining feature. The front and rear walls are generally square; 

being as tall as they are wide. The side walls are typically also of the same or nearly 

same dimensions as the front/rear walls. The resulting floor plan is also square or 

nearly square in proportion.

This uniformity of proportion gives “Four Squares” a simple elegance that was 

favoured by conservative homebuyers; particularly new urban professionals who 

rejected the earlier elaboration of Victorian‐era homes that were popular with 

Oakville’s earlier gentry class.

However the look of Four Squares was not as important as their functionality. 

The first two decades of the 20th century was a period of transition in homebuilding. 

Today almost all of us live in buildings built by professional contractors. By contrast, in 

the 19th century almost all homeowners – especially farmers – built their own simple 

frame homes. But in the early 1900s, many new homeowners had the skill to build a 

frame home, but not the experience to install new features like electricity and 

plumbing. Into this transition market came the “kit home”. Companies like Aladdin 

Homes of Canada began designing homes in 1909 that could be built using pre‐

measured and pre‐cut sections of lumber, brick and tile. These could then be 

assembled on site like puzzle pieces.

By designing Four Square homes with all four walls having the same proportions, 

the pre‐measured sections of lumber could be conveniently used for either the front, 

rear or side walls. Just grab a piece of lumber, as shipped, from the pile and install it on 

whatever wall you happen to be working on at the time.

Uniformity sped‐up construction, which was desirable for developers building 

large swaths of homes in their subdivision, but kit homes also benefited the buyer. A 

promising homeowner could be enticed to buy a vacant lot at a desirable location, 

choose the home of his preference and needs, and then hire labour (often unskilled, at 

cheaper rates) to build the home; helping out, if he had the necessary experience.

It is not certain that 364 Lakeshore Road is a kit home, but the appearance and 

date of the main residence on the subject property are consistent with the peak of 

popularity of kit homes. (See images 2.2.3e to 2.2.3g)

It’s important to note that kit homes were not necessarily discount homes. 

Companies like Aladdin hired professional architects and used quality lumber to 

compete with other kit home contenders, like the national department store chains. 

(By 1913, you could order a kit home through the Eaton’s catalogue.)

Because Four Squares are taller than they are wide (essentially being two cubes 

stacked one atop the other) they are well‐suited to narrow and shallow lots like 364 

Lakeshore Road East; which has smaller proportions than the larger lots to the south, 

in the First and Second Street Heritage Conservation District.
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Like a blank, white surface which gives a portrait or landscape painter an 

unlimited “canvass” from which to work, the stark simplicity of the basic Four Square 

design gives homeowners a wide variety of options for embellishing their home; often 

incorporating flat surface and/or volumes, as the home expands with the growing 

family. The Drummond House (see image 2.2.3h) is an example of the decorative 

freedom possible with a Four Square. This home has been jazzed‐up with a wrap‐

around verandah, sidelight windows in a horizontal pattern, a Palladian‐style dormer 

replacing a conventional gable dormer, painted window casings and aprons, and 

textured exterior siding. Yet despite the number of variations possible, the many Four 

Square homes in Oakville (see images, Section 2.2.3) are all relatively unadorned; 

retaining the basic cubic form of the Four Square style without embellishment, except 

for the occasional front‐facing bay window or a full‐width porch.

One final common feature of the Four Square is the low‐pitch or medium‐pitch 

roof, almost always in a hip roof configuration, like 364 Lakeshore Road East. This roof 

style was nearly universal for Four Square homes because this style could take 

advantage of the equidistant wall lengths on all four sides to form a neat, central peak 

at the top of the four pitches.   

Not all Four Square homes have a roof dormers, but the roof pitches at 364 

Lakeshore Road are steep enough to provide an ample attic. Occasionally attics were 

used as bedrooms, when the family grew large enough to need the extra rooms, but 

otherwise the dormers were included to allow light to enter the attic. This was an 

especially important consideration for Four Square homes built in the early 1910s, 

before most homes had electricity. (The Village of Oakville signed its first contract for 

power from the Hydro‐Electric Power Commission of Ontario in 1908, so homes built 

before then took advantage of dormers to allow sunlight to enter attics and lofts.)

‐ local context

Four Squares were favoured by Canada’s earliest commercial property 

developers, who purchased large tracts of land in the fringes of Hamilton, Ottawa and 

Toronto along the paths of private street railway companies that were extending their 

city lines to their new suburbs. Narrow lots maximized the number of lots in close 

proximity to the streetcars.

The main residence at 364 Lakeshore Road East is a one‐off example of a home 

that would normally be built as one of many in a larger “streetcar subdivision”. 

Constructed sometime between 1915 and 1919, this home was built not only at the 

same time that Lakeshore Road was being paved as a highway, but also at a time when 

a proposal was put forward by Oakville developers like C.D. Carson and William Sinclair 

Davis to build an electric railway line between Oakville and Port Credit to fill the 

missing gap between two commuter “radials” that extended outward from Hamilton 

and Toronto.

In a letter to the 1920 Sutherland Commission – the committee formed to 

investigate the potential of electric railways in Ontario – landowner R.J. Joyce of 
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Bronte assured justice Sutherland that, “some connection between Port Credit and 

Oakville is needed and needed very badly”. The promoters failed to convince the 

provincial government of the potential value of completing an electric railway through 

east‐end Oakville so, as a result, 364 Lakeshore Road East is a stand‐alone example of 

the type of houses that would have been built en masse if the radial railway had been 

completed.   

In the absence of a high‐speed railway, Blue Bird Motor Bus Company ran seven 

Studebaker “touring cars” daily each way from Sunnyside Beach in Toronto to the 

Royal Connaught hotel in Hamilton, along Lakeshore Road. Unfortunately for Carson 

(and Bacon) these buses ran only a limited‐stop express service to town centres, so 

buses didn’t stop at local points just outside the town, leaving the area around 364 

Lakeshore Road East without service.

Extending northward from the Toronto‐Hamilton Highway, homes in the Four 

Square style were especially common on the long, narrow lots of W.S. Davis’ 

Brantwood Survey subdivision. Four still stand on Douglas Avenue with five more on 

Spruce Street.
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2.2.3b: William Romain residence; now 40 First Street, Oakville

2.2.3a: William and wife Esther (nee, Chisholm) Romain, circa 1850

15

2.2.3

Records

Photographs

Page  120 of 353



2.2.3d: Interior of living room at 364 Lakeshore Raod West; 1944

2.2.3c: Cpt. E.A. Morden at his 70th birthday celebration; 1939
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2.2.3f: Aladdin Homes of Canada; 1919 catalogue, pages 86 and 87

2.2.3e: Aladdin Homes of Canada; 1919 catalogue, pages 4 and 5

17

2.2.3

Records

For Square

Catalogue Homes
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2.2.3h: Drummond House, Washington D.C.

2.2.3g: Aladdin Homes of Canada; 1919 catalogue, pages 62 and 63
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2.2.3

Records

For Square

Catalogue Homes
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2.2.3j: Plan 19, Lot 1, page 2

2.2.3i: Plan 19, Lot 1, page 1
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2.2.3

Records

Land Title 

Records
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2.2.3l: Plan 19, Lot 1, page 4

2.2.3k: Plan 19, Lot 1, page 3

20
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2.2.3n: Plan 19, Lot 1, page 6

2.2.3m: Plan 19, Lot 1, page 5

21
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2.2.3o: Plan 19, Lot 1, page 7

22
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3.1  Statement of Cultural Heritage Value 

3.1.1   Regulation 9/06

Regulation 9/06 (2022)

The regulations for determining the cultural heritage significance of a property in 

Ontario reads as follows:

1.  The property has design value or physical value because it is a rare, unique, 

representative or early example of a style, type, expression, material or construction 

method.

2.  The property has design value or physical value because it displays a high 

degree of craftsmanship or artistic merit.

3.  The property has design value or physical value because it demonstrates a 

high degree of technical or scientific achievement.

4.  The property has historical value or associative value because it has direct 

associations with a theme, event, belief, person, activity, organization or institution 

that is significant to a community.

5.  The property has historical value or associative value because it yields, or has 

the potential to yield, information that contributes to an understanding of a 

community or culture.

6.  The property has historical value or associative value because it demonstrates 

or reflects the work or ideas of an architect, artist, builder, designer or theorist who is 

significant to a community.

7.  The property has contextual value because it is important in defining, 

maintaining or supporting the character of an area.

8.  The property has contextual value because it is physically, functionally, visually 

or historically linked to its surroundings.

9.  The property has contextual value because it is a landmark.

Assessment of 346 Lakeshore Road East Based on Regulation 9/06 (2022)

Compliant items, following, are in blue.

1.  The main residence on the subject property is representative of the Four 

Square style of suburban homes popular in the first two decades of the 20th century, 

but it is not a rare, unique or early example of the style.

2.  The property is a well‐built late 1910s home, but does not display a high degree 

of craftsmanship or artistic merit.

3.  The property does not demonstrate a high degree of technical or scientific 

achievement.

4.  People important to the early development of Oakville owned the subject 

property prior to construction of the current main residence, but none of the property 

owners since 1919 is significant to the community.

3.0 CULTURAL HERITAGE VALUE
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5. Being built on the fringe of Oakville’s growing central district, and adjacent to a 

development of surviving summer homes, the main residence at the subject property 

has historical and associative value because it does yield information that contributes 

to an understanding of Oakville as a growing suburban community in the early post‐

WWI period.

6.  The architect of the building has not been verified. The main residence may be 

a kit home, or is representative of kit homes that were common at the time of this 

home’s construction.

7.  The property is not especially important in defining the resort character of 

east‐end Oakville.

8.  Surrounded now by larger multi‐unit residential complexes, the subject 

property has little remaining contextual value.

9.  The property is not considered locally to be a landmark.

Conclusion

The property at 364 Lakeshore Road East in Oakville complies with one of the 

nine criteria for consideration as a property of cultural heritage significance. A 

property is considered to be worthy of protection under the terms of Part IV of the 

Ontario Heritage Act only if it complies with two or more criteria of Regulation 9/06. 

3.2   Assessment of Existing Conditions

3.2.1   Physical Condition of Structures 

materials

The walls of the main residence are red brick, raised on a concrete foundation. 

Doors and windows are trimmed with wood moulding. There are concrete lintels 

above the windows, and concrete sills below. Typical of the four‐square style, there are 

no notable architectural embellishments.

Roof shingles are asphalt.

condition

Overall the current main residence on the subject property is in good condition.

‐ exterior

There are some cracks in the concrete foundation and to some of the exterior 

bricks, but the main structure on the subject property is in good condition.

‐ interior

A visual assessment of the basement of the main residence indicates that the 

foundation of the home is sagging. An engineering report would be required to 

determine the structural condition of the home and the extent of possible current and 

future compromised integrity.
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3.2.2

Exterior Images

3.2.2a: north elevation

3.2.2b: south elevation
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3.2.2d: west elevation

3.2.2c: east elevation
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3.2.2f: back yard ‐ looking south west

3.2.2e: back yard ‐ looking south east
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3.2.2h: basement window, east elevation

3.2.2g: ground floor window, east elevation

28Page  133 of 353



3.2.2j: fence and bin, east elevation

3.2.2i: chimney, east elevation

29
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3.2.2l: window with large lintel and apron, west elevation

3.2.2k: bay window, west elevation

30
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3.2.2n: attic dormer, south elevation

3.2.2m: second‐floor balcony, north elevation

31
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3.2.2q: bay window 3.2.2r: rear porch decor

3.2.2o: front door and stairs 3.2.2p: front door
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3.2.3

Interior Images

3.2.3e: basement ceiling3.2.3d: basement ceiling

3.2.3c: basement3.2.3b: basement

3.2.3a: basement
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3.2.3k: living area interior3.2.3j: living area interior

3.2.3i: living area interior3.2.3h: living area interior

3.2.3g: living area interior3.2.3f: living area interior
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3.2.4b: 360 Lakeshore Road East / 97 Allan Street

3.2.4a: 87 Allan Street
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3.2.4

Adjacent 

Properties
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3.2.4d: 105 Allan Street

3.2.4c: 370 Lakeshore Road East

36
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4.1   Description of Proposed Development

4.1.1   Description of Development Proposal

No development proposal is considered with this Heritage Impact Assessment.

Currently the property owner is in consultation with Town of Oakville heritage 

staff regarding a proposal to follow for 364 Lakeshore Road East.

It is the recommendation of this report that any new development at 364 

Lakeshore Road East consider a design that will have minimal impact on the historic 

streetscape of Lakeshore Road in Oakville, and of the adjacent First and Second Street 

Heritage Conservation District. 

Included with Section 5 of this Heritage Impact Assessment – regarding 

mitigation strategies – is a review of the heritage attributes of the adjacent HCD and of 

other nearby properties on Lakeshore Road, to serve as a guideline for a conceptual 

plan for a new development at 364 Lakeshore Road East. 

It is also recommended that any development plan for the subject property not 

copy or mimic the style of other heritage properties in proximity to the subject 

property, but instead to contribute to the heritage character unambiguously as a new 

development.

Items 4.1.2 to 4.1.5 to follow.

4.1.6   Potential Negative Impact on Cultural Heritage

As noted in item 4.1.1, it is recommended that a new development at the subject 

property respect the character of the adjacent heritage conservation district, with the 

goal of minimizing any negative impact that the proposed development at 364 

Lakeshore Road East might have on the heritage neighborhood.

4.0 PROPOSED DEVELOPMENT
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5.1   Considered Mitigation and Conservation Strategies

5.1.1   Assessment of Alternative Options to Limit Negative Impact

In order to provide guidelines to the property owner for any proposed 

development at 364 Lakeshore Road East, a brief analysis of the history, architecture 

and context of this area of Oakville, following, can assist in defining a suitable proposal 

for the subject property when a development application is submitted to the Town of 

Oakville.

First and Second Street Heritage Conservation District

The subject property is adjacent to a neighbourhood that the Town of Oakville 

designated as a heritage conservation district in 1988. The First and Second Street 

Heritage Conservation District was identified because the district, “comprises a 

distinctive assemblage of heritage buildings and streetscapes that have resulted from 

over a century and a half of many natural, social, economic and physical changes”.

In 1991, the Town of Oakville adopted guidelines for the HCD to assist property 

owners in determining the style and extent of suitable potential alterations to built 

and/or natural items on their property. These guidelines were updated in 2015.

The subject property is not included in the heritage conservation district, but 

because it is adjacent to the HCD, and because the subject property is located on 

Lakeshore Road East (which item 5.3.11 of the Town of Oakville’s official plan notes 

“should be conserved”), the HCD’s guidelines can be used a guideline, so to speak, for 

a future development application for 364 Lakeshore Road East.

As noted in the Town of Oakville’s report outlining the strategies for the adjacent 

HCD, “change in the future is expected within the First and Second Street Heritage 

Conservation District, yet it must be carefully managed in a manner that does not 

adversely affect the distinctive heritage character of the District.”

Early Settlement of Oakville

The Village of Oakville centered on the mouth of Sixteen Mile Creek, with the 

focus of growth and development naturally being the harbour and the economic 

potential it offered. The village’s early stability was based on marine transport. The 

Chisholm family is of special importance in the founding of the first harbour, 

shipbuilding and grain and lumber exporting businesses in Oakville.

However, many of the first generation of homesteaders that arrived in Trafalgar 

Township in the 1830s found life in Upper Canada difficult and soon left for the United 

States. Letters home to relatives in the United Kingdom discouraged further 

immigration. Oakville’s population rose steadily from 1821 to 1871, but the population 

of Oakville and of Trafalgar Township declined over the next 30 years. The decline was 

slow but it remained steady until by 1901 Oakville had about 20 percent fewer 

residents (300 people) than it had in 1871.

5.0 MITIGATION
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Oakville’s decline was compounded by an economic slump in the harbour trade 

which was an unfortunate result of the decline in grain and lumber traffic as the farm 

population of the township fell. Stonehooking provided temporary relief for 

established mariners, but the shale resources were quickly exhausted. Bronte and Port 

Credit suffered similar slumps as Oakville but, in all three cases good times returned in 

the first decade of the 20th century when two events altered their destiny – an electric 

railway and a concrete highway.

Getting to Oakville

The subject property is located on the eastern edge of the village’s first town 

plan in 1827, but because this area was well east of the harbour development, growth 

towards this area of Oakville was delayed for several generations.

The main residence on the subject property, as with most of the homes in the 

adjacent HCD, was built many decades later when the Hamilton Radial Electric Railway 

arrived in Oakville in 1906 and Lakeshore Road was paved as Canada’s first highway, in 

1917. These two transportation routes made it practical for affluent businessmen from 

Hamilton and Toronto to build homes or summer cottages in Oakville.

At this time, the subject property was owned by Charles D. Carson, who is one of 

Oakville’s most prominent land developers. He and his business partner Samuel Bacon 

built some of the homes in what is now the First and Second Street Heritage 

Conservation District, and also developed the neighbouring Orchard Beach community 

(Howard Avenue, Park Avenue, Esplanade and Carson Lane).

The “Cottage Industry”

In 1908, the people of Oakville elected William Sinclair Davis as mayor. Unlike 

earlier town leaders, Davis didn’t own a factory or a business. But he did own lots of 

land, most of which he had purchased on the cheap in the downtown area and along 

the lake shore, over the previous 20 years while Oakville’s economy was in decline. As 

the new civic leader, Davis intended to promote Oakville as a perfect cottage 

community.

Affluent cottagers from Toronto and Hamilton weren’t likely to build in Oakville 

without plumbing and electricity, so one of mayor Davis’ early initiatives was to 

incorporate the Oakville Water and Light Commission, which built a hydro‐electric 

transmission line, and laid sewers and water mains along Lakeshore Road at about the 

time 364 Lakeshore Road East was built.

Early Misfortune in East Oakville

In her book Oakville and the Sixteen, author Hazel C. Mathews observed of these 

early suburbs that, “all these surveys were prematurely developed”. Automobiles – or, 

more to the point, the lack of them – was the problem. The first conventional gasoline 

cars only appeared in Toronto in 1909 and were marketed as recreational machines 

rather than as a practical form of transportation. Before WWI, one was more likely to 

see a “jalopy” on a beach than on any of the dirt roads where horse‐and‐wagon still 

prevailed.
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Some in Oakville were pleased with the slow growth in East Oakville. Rector of 

St. Jude’s, reverend Lewis Wilmot Bovell Broughall feared that electric railways and 

highways would bring a bad element to quiet Oakville. “With the advent of the trolley 

car”, Broughall warned, “will come the danger of Sunday desecration, for Oakville will 

likely become the dumping ground of the Sunday excursionists from both Toronto and 

Hamilton at either end of the rail line . . . generally the worst element. I cannot look 

with any feeling of pleasure at the prospect of having our quiet days disturbed by 

crowds of noisy, irreverent and perhaps drunken excursionists.”

The Middle Rich

Unfortunately for the good reverend, cars did improve over the next decade. By 

the time the current residence at 364 Lakeshore Road was built, almost one‐in‐four 

adult Canadians owned a car, and places like Oakville – which were once considered 

remote frontier villages – were now easily accessible from Hamilton and Toronto. 

Three bus companies took advantage of better engines and tires, and the increased 

number of service stations along the Toronto‐Hamilton Highway, to start daily service 

from Oakville to Toronto and Hamilton.

Of course, the very rich – like department store owners Robert Simpson and 

Timothy Eaton – didn’t take the bus. Their chauffeurs drove them to their mansions on 

the remote fringes of Oakville. But the area closer to the centre of the village (where 

the subject property is located) became a community of middle‐class commuters. The 

families who purchased homes in what is now the  First and Second Street Heritage 

Conservation District and Orchard Beach were the middle‐rich. They weren’t 

department store owners but among them were department store managers. East 

Oakville was a noticeable step down from the gilded mansions  farther east – like 

Ballymena  (1208 Lakeshore Road East) and Gairloch (1306 Lakeshore Road East) – but 

was a dignified cut above Oakville’s residential urban centre. This is one reason why 

the area adjacent to the subject property has been protected as a heritage 

conservation district.

5.2   Impact of Alternatives

5.2.1   Provincial Policy Statement

It is acknowledged, in this report that the Town of Oakville – as with all 

municipalities in Ontario – is required, through the Provincial Policy Statement – 2024, 

to identify and conserve cultural heritage resources.  This policy statement defines 

“cultural heritage” as any site in Ontario which “provides people with a sense of 

place.”

5.2.2   Official Plan

In regard to the local area, the Town of Oakville’s official plan is to preserve the 

heritage character and to manage growth so that cultural heritage is preserved where 

possible, through the Town of Oakville’s Livable Oakville Plan, as follows.
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2.2: Guiding Principles

2.2.1: Preserving and creating a livable community in order to:

a) preserve, enhance, and protect the distinct character, cultural heritage, living 

environment, and sense of community of neighbourhoods.

3.9: Residential Areas

Some growth and change may occur in the Residential Areas provided the 

character of the area is preserved and the overall urban structure of the Town is upheld.

3.10: Cultural Heritage Resources

The Town has a long tradition of identifying and conserving cultural heritage 

resources, and is required to do so under Provincial Policy.

5.0: Cultural Heritage

Conservation of cultural heritage resources forms an integral part of the Town’s 

planning and decision making. Oakville’s cultural heritage resources shall 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.

5.3.1: Heritage Conservation

The Town shall encourage the conservation of cultural heritage resources 

identified on the register and their integration into new development proposals.

5.3.11: Lakeshore Road

The scenic character of Lakeshore Road should be conserved.

5.3.12: Documentation of Lost Heritage

Lost historical sites may be documented and are encouraged to be 

commemorated.

5.2.3   Heritage Conservation District  Plan

The subject property is adjacent to the First and Second Street Heritage 

Conservation District but is not itself part of the heritage conservation district.

5.2.4    Designation By‐law

The subject property is not currently designated under the terms of Part IV or 

Part V on the Ontario Heritage Act.
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5.2.5 Heritage Properties in East Oakville

The Town of Oakville’s official plan acknowledges the “distinctive assemblage of 

heritage buildings” in the First and Second Street Heritage Conservation District. There 

is no one style that prevails. Variety of architectural styles is a defining characteristic of 

this HCD and of adjacent blocks on the eastern fringe of the old village.

Homes in this area range from grand mansions (55 Howard Avenue and 72 First 

Street) to modest middle‐class bungalows (70 Allan Street, with a large rear addition).

Some buildings in the Carson & Bacon development are, or were full time homes 

(497 and 507 Esplanade) while other nearby buildings were built as summer rental 

cottages (530 Carson Lane).

In just one short stroll, one can walk from a recently‐built home to a home built 

almost 175 years earlier (40 First Street).

Bungalows (35 Second Street) and Edwardian manors (50 Second Street) were 

both popular styles when Carson began developing this part of Oakville. The 

Bungalows have a relaxed style, with wide porches and large windows that were 

favoured by summer residents while, in contrast the Edwardian style was suited to the 

conservative demeanor of doctors, lawyers and other urban professionals.

Of a more whimsical motif is the English country home style of 71 First Street.

There’s even one Four Square in the HCD (74 Second Street), uncharacteristily‐

embellished with numerous bay windows.

5.2.6 Respecting the Character of the Original Structure

The 2013 redevelopment of 88 Howard Avenue in Oakville offers a good example 

of a second generation residence (image 5.2.6b) that respects the character of the 

original home (image 5.2.6a) that it replaced.

The home was in a style reminiscent of a Craftsman Bungalow, with that style’s 

characteristic steeply‐pitched gable roofs, wide dormers and recessed entrance. The 

current residence features a similar roof pitch with an interesting interplay of dormer 

sizes and height to create a balance of forms similar to the original structure, but 

without mimicking the original. The current home also uses similar building materials 

as the original home; a rough stone ground floor exterior with shake siding on the 

upper floor.

The result is a modern home with ceiling heights and floor dimensions  consistent 

with the needs of today’s homebuyers, but achieving these modern amenities with a 

design that has a minimal effect on the heritage of the historic neighbourhood.

5.2.7 Modern Four Squares

Similar to the redevelopment at 88 Howard Avenue, where the modern, 

replacement home retains the character of the original residence, a redevelopment at 

364 Lakeshore Road East could be designed in a style that is reminiscent of the current 

Four Square home.
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Neighbourhoods of Four Square homes were built to suit commuter travel 

demands in “streetcar suburbs” throughout North America in the early decades of the 

20th century. Now that no city in North America has streetcars anymore (with the sole 

exception of Toronto), one might expect that the Four Square style is “out of style”, 

but because of it’s plain form and simple, balanced proportions, the Four Square style 

can be adapted to many forms of building uses and housing demands.

Examples of two 21st century homes in the Four Square style are shown in 

images 5.2.7a and 5.2.7b.

The upper photo is of the Bethesda Passive House in suburban Washington D.C.  

Even under construction, the simple elegance of the Four Style can be seen. The larger 

windows that the plain Four Square ‘planes’ can accommodate maximize the amount 

of light and heat reaching deep into the interior of this home. (Original Four Square 

homes, like 364 Lakeshore Road East do not incorporate large windows, despite the 

wide, tall walls because window glazing techniques in the 1910s did not permit pane 

dimensions as large as can be manufactured today.)

The lower image is of a similar, modern Four Square home in Sandy, Oregon.

East Oakville: First and Second Street HCD and Orchard Beach
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5.2.6b: (2nd) 88 Howard Avenue, built 2013

5.2.6a: (1st) 88 Howard Avenue, built 1915
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5.2.6

Minimal‐Impact

2nd‐Generation

Residence
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5.2.7b: New residence (2020) in the Four Square style; Sandy, Oregon

5.2.7a: Bethesda Passive House, under construction (2011)
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5.2.7

2nd‐Generation

Four Square

Residences
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6.1 Resources

6.1.1 Primary and Secondary Sources

Books

Ahern, Frances Robin, Oakville ‐ A Small Town – 1900‐1930.

Erin, ON: Boston Mills Press, 1981

Mathews, Hazel Chisholm. Oakville and the Sixteen.

Toronto, ON; University of Toronto Press, 1953

McAlester, Virginia Savage. A Field Guide to American Houses (Revised).

New York, NY; Alfred A. Knopf, 2023

Pope, J.H. (editor). Illustrated Historical Atlas of the County of Halton, 1877.

Toronto ON: Walker & Miles, 1877

Land Registry records

Halton County land registry records

Newspapers

The Globe/Globe & Mail. Toronto, ON, various issues from 1887 to 2014

Toronto Daily Star/Toronto Star. Toronto, ON, various issues from 1900 to 2014

Websites

Canadian County Atlas Digital Project;         

www.digital.library.mcgill.ca/countyatlas/searchmapframes.php

6.0 APPENDICES
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REPORT 
 

Planning and Development Council 

Meeting Date: July 8, 2025 

  
FROM: Planning and Development Department 

 
DATE: 

 
June 24, 2025 

  
SUBJECT: Public Meeting and Recommendation Report for Zoning By-law 

Amendment at 1287 & 1297 Dundas Street East, and 3022 
Meadowridge Drive (Part Lot 8, Concession 1, NDS) by ARGO 
(Joshua Creek) Developments Ltd., File No. Z.1308.06 – By-law 
2025-093 

  
LOCATION: 1287 & 1297 Dundas Street East, and 3022 Meadowridge Drive 

(Part Lot 8, Concession 1, NDS) 
  
WARD: Ward 6 . Page 1 
  

 

RECOMMENDATION 

 
1. That the proposed Zoning By-law Amendment application submitted by 

ARGO (Joshua Creek) Developments Ltd. (File No. Z.1308.06) be approved 
on the basis that the application is consistent with the Provincial Planning 
Statement, conforms with the Region of Halton Official Plan and the North 
Oakville East Secondary Plan, has regard for matters of Provincial interest, 
and represents good planning for the reasons outlined in the report from the 
Planning and Development Department dated June 24, 2025. 

  
2. That By-law 2025-093, an amendment to Zoning By-law 2009-189, be 

passed. 
 

3. That the notice of Council’s decision reflect that Council has fully considered 
all the written and oral submissions relating to these matters and that those 
comments have been appropriately addressed.  
 

4. That, in accordance with Section 34(17) of the Planning Act, no further notice 
is determined to be necessary. 
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SUBJECT: Public Meeting and Recommendation Report for Zoning By-law Amendment at 1287 & 
1297 Dundas Street East, and 3022 Meadowridge Drive (Part Lot 8, Concession 1, NDS) by 
ARGO (Joshua Creek) Developments Ltd., File No. Z.1308.06 – By-law 2025-093 

Page 2 of 22 

__________________________________________________________________________________________ 

KEY FACTS 

 
The following are key points for consideration with respect to this report: 
 

 Nature of the Application: The applicant has applied for a Zoning By-law 
Amendment to align the zoning with lands to the south, which are also 
owned by the applicant.  

 

 Proposal: Zoning By-law Amendment that would have the effect of 
modifying the existing DUC (Dundas Urban Core), special provision 99, 
holding provision 50 zone to support the consolidation of this block and 
provide consistent zoning for the lands owned by the applicant, as well as 
allow for the registration of the subdivision. 

 
 Location: The subject lands are located on the north side of Dundas Street 

East, west of Meadowridge Drive.  
 

 Policy Context: The subject lands are designated “Urban Area” and 
“Primary Regional Nodes” and are located along a “Regional Intensification 
Corridor” within the Region of Halton Official Plan. The subject lands are 
also designated “Dundas Urban Core Area” and “Natural Heritage System 
Area” within the North Oakville East Secondary Plan (Figure NOE 2). 

 

 Zoning: The subject lands are presently zoned H50-DUC sp:99 and FD 
(Future Development) within the Zoning By-law 2009-189, as amended.  

 

 Public Consultation: An applicant-initiated virtual Public Information 
Meeting (“PIM”) was held on October 24, 2024 and there were no members 
of the public were in attendance. A consolidated Statutory Public Meeting 
and Recommendation Report is being presented to Council on July 8, 2025. 
At the time of writing this report, no letters have been received from 
members of the public.  

 

 Timing: This application was submitted and deemed complete on February 
24, 2025. In accordance with the Planning Act, Council has 90 days to make 
a decision on the application, with the deadline having been May 24, 2025.  

 

 Recommendation: Staff recommend approval of the Zoning By-law 
Amendment application to provide for a consistent zoning across the subject 
lands and allow for the registration of the second phase of the subdivision. 
The proposal is consistent with the Provincial Planning Statement, conforms 
to the Region of Halton Official Plan and the Official Plan (NOESP).  
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SUBJECT: Public Meeting and Recommendation Report for Zoning By-law Amendment at 1287 & 
1297 Dundas Street East, and 3022 Meadowridge Drive (Part Lot 8, Concession 1, NDS) by 
ARGO (Joshua Creek) Developments Ltd., File No. Z.1308.06 – By-law 2025-093 

Page 3 of 22 

__________________________________________________________________________________________ 

BACKGROUND 

 
In 2021 Council approved a draft plan of subdivision (24T-20002/1308) and Zoning 
By-law Amendment (Z.1308.03) which included the subject lands. The draft plan of 
subdivision created 609 residential units consisting of 208 detached dwellings, 287 
townhouse units, and 114 back-to-back townhouse units. The subject lands were 
identified as Block 283 in the subdivision and zoned DUC sp:99, subject to a holding 
provision “H50” to facilitate the development of multi-storey mixed-use buildings.  
 
As part of the previous zoning application the property was subject to a holding 
provision “H” requiring all water and wastewater Servicing Allocation under Halton 
Region’s Allocation Program be secured, that the applicable Allocation Agreement 
be signed, all required payments have been made, receipt of Halton Region’s Public 
Works Commissioner’s Notice be confirmed, and the registration on title of a Section 
37 Agreement. The applicant is looking to register the second phase of the 
subdivision requiring a modification to the “H” provision as it relates to the remaining 
phase. The remaining third phase of the subdivision is the DUC block which is 
anticipated to be registered later.  
 
Since the draft plan of subdivision and zoning by-law amendment were approved, 
the landowner has purchased a 0.07-hectare parcel of land from Halton Region 
which is to be incorporated as part of the larger DUC block. These lands were a 
remnant parcel after the Joshua Creek tributary was realigned and conveyed to the 
town. The Region’s lands were excluded from the original draft plan of subdivision 
and zoning by-law amendment applications. The original draft plan of subdivision 
that was approved by Council and the corresponding lands that are subject to this 
Zoning By-law Amendment can be found in Figure 1 below. 
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Figure 1 – Original Draft Plan of Subdivision as approved by Council – June 2021 identifying 
the subject lands 
 

Proposal 
 
The applicant proposes a Zoning By-law Amendment to modify the existing DUC, 
special provision 99, and holding provision 50 zone on the subject lands to allow for 
the timely registration of the second phase of the draft plan of subdivision. The DUC 
block will be registered later. 

Subject Lands 
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The applicant also seeks to rezone the remnant parcel acquired from the Region of 
Halton, which is currently zoned FD. The request is to extend the existing DUC 
zoning onto this strip of land, ensuring that the entire property falls under the same 
zoning category. Figure 2 below identifies the specific revisions to the subject lands 
that are being requested as part of both this Zoning By-law Amendment and a town-
initiated proposal that is similarly seeking to rezone the revised creek lands from 
Future Development (FD) to Natural Heritage System (NHS). 
 

 
 
Figure 2 – Proposed Zoning By-law Amendment changes to the subject lands, including 
both the applicant and Town-initiated Zoning By-law Amendments 

 
Location & Site Description 
 
The subject lands are located on the north side of Dundas Street East, west of 
Meadowridge Drive. The lands are municipally known as 1287 & 1297 Dundas 
Street East, and 3022 Meadowridge Drive, and are approximately 2.98 hectares in 
area, as shown in Figure 3 below. This includes the sliver of land that is currently 
zoned FD, which is 0.07 hectares in size and the DUC block which is 2.91 hectares 
in size. 
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Figure 3 – Aerial Photo of the subject lands  

 
Surrounding Land Uses 
 
The surrounding land uses are as follows: 
 

Portion of 
subject lands 
currently 
zoned FD.  
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North: Tributary of Joshua Creek (NHS), stormwater management pond, and three-
storey townhouse dwellings on Courtleigh Trail 

East: Meadowridge Drive, beyond which is the continuation of the Joshua Creek 
tributary (NHS)  

South: Dundas Street East, beyond which are two-storey townhouse dwellings on 
Wasaga Drive and Presquile Drive, and two-storey detached dwellings on 
Meadowridge Drive, Taylorwood Drive, and Wasaga Drive 

West:  Vacant land currently zoned DUC-1, special provision 72, holding provision 
30 (future development) 

 

PLANNING POLICY & ANALYSIS 

 
The properties are subject to the following policy and regulatory framework: 
 

 Provincial Planning Statement (2024) 

 Halton Region Official Plan (implemented by the Town) 

 North Oakville East Secondary Plan 

 Zoning By-law 2009-189, as amended  
 
Provincial Planning Statement 
 
With the introduction of the Provincial Planning Statement (new PPS) 2024, the 
Ontario government has taken an important step in its plan to have 1.5 million new 
homes built by 2031. The new PPS came into force on October 20, 2024, on the 
same day the Provincial Policy Statement and Growth Plan for the Greater Golden 
Horseshoe were repealed. In doing so, it set the policy foundation for regulating the 
development and use of land province-wide, helping achieve the provincial goal of 
meeting the needs of a fast-growing province while enhancing the quality of life for 
all Ontarians. In respect of the exercise of any authority that affects a planning 
matter, section 3 of the Planning Act requires that decisions affecting planning 
matters shall be consistent with policy statements issued under the Planning Act.  
 
The Provincial Planning Statement continues to recognize that there are complex 
relationships among environmental, economic and social factors in land use 
planning. The PPS encourages the wise management of land to achieve efficient 
development and land use patterns by directing growth to settlement areas and 
encourages Planning authorities to permit and facilitate a range of housing options, 
including new development as well as residential intensification, to respond to 
current and future needs for a time horizon of up to 25 years.  
 
The PPS promotes the integration of land use planning, growth management and 
transit-supportive development, intensification and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments and 
standards to minimize land consumption and servicing costs. 
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The subject lands are located within a settlement area, which is to be the focus of 
growth and development. The land use patterns within settlement areas are based 
on densities and a mix of land uses that, among other matters, efficiently use land 
and resources, appropriately use the infrastructure and public service facilities that 
are planned or available and are transit supportive. The policies outlined in the North 
Oakville East Secondary Plan allow for higher density, mixed-use buildings to be 
developed on the Dundas Urban Core (DUC) block, which help implement the 
policies in the PPS to efficiently use land and resources. 
 
The subject lands are also located adjacent to a natural heritage area. Section 4.1 of 
the PPS speaks to the policies for development within and adjacent to these areas. 
 

1. Natural features and areas shall be protected for the long term.  
 

2. The diversity and connectivity of natural features in an area, and the long-
term ecological function and biodiversity of natural heritage systems, should 
be maintained, restored or, where possible, improved, recognizing linkages 
between and among natural heritage features and areas, surface water 
features and ground water features.  
 

3. Natural heritage systems shall be identified in Ecoregions 6E & 7E1, 
recognizing that natural heritage systems will vary in size and form in 
settlement areas, rural areas, and prime agricultural areas.  
 

4. Development and site alteration shall not be permitted in:  
 

a) significant wetlands in Ecoregions 5E, 6E and 7E1; and  
b) significant coastal wetlands. 

 
5. Development and site alteration shall not be permitted in: 

 
b) significant woodlands in Ecoregions 6E and 7E (excluding islands 
in Lake Huron and the St. Marys River)1;  
c) significant valleylands in Ecoregions 6E and 7E (excluding islands 
in Lake Huron and the St. Marys River)1;  
d) significant wildlife habitat;   
 

6. Development and site alteration shall not be permitted in fish habitat except in 
accordance with provincial and federal requirements.  
 

7. Development and site alteration shall not be permitted in habitat of 
endangered species and threatened species, except in accordance with 
provincial and federal requirements.  
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8. Development and site alteration shall not be permitted on adjacent lands to 

the natural heritage features and areas identified in policies 4.1.4, 4.1.5, and 
4.1.6 unless the ecological function of the adjacent lands has been evaluated 
and it has been demonstrated that there will be no negative impacts on the 
natural features or on their ecological functions.  
 

9. Nothing in policy 4.1 is intended to limit the ability of agricultural uses to 
continue. 

 
The natural heritage features were previously identified through the subwatershed 
study for the area. The corresponding Environmental Implementation Report (EIR) 
implements the findings of that study, and the sliver of land currently zoned FD was 
deemed suitable for future development. As previously mentioned, this remnant 
portion formerly owned by Halton Region is not natural heritage and is appropriate 
for development. On this basis, the application is consistent with the PPS (2024). 
 
Halton Region Official Plan 
 
As of July 1, 2024 (Bill 185) Halton Region’s role in land use planning and 
development matters has changed. The Region is no longer responsible for the 
Regional Official Plan. It is now the responsibility of Halton’s four local 
municipalities. As a result of this change, a Memorandum of Understanding (MOU) 
among the Halton municipalities and Conservation Authorities was prepared that 
identified the local municipality as the primary authority on matters of land use 
planning and development. The MOU also defines the continued scope of interests 
for the Region and the Conservation Authorities in these matters. 
 
As outlined in the MOU, the Region now only has an interest in supporting the local 
municipalities by providing review and comments on a scope of interests that 
include:  
 

 Water and Wastewater Infrastructure; 

 Regional Transportation Systems including stormwater management 
infrastructure and acoustic mitigation on Regional rights-of-way; 

 Waste Collection; 

 Affordable and Assisted Housing; 

 Responsibilities associated with a specific mandate prescribed by legislation 
(e.g., source water protection, public heath); and  

 Other Regional services that have a land component.  
 
The Regional Official Plan provides goals, objectives and policies to direct physical 
development and change in Halton. The proposed development is located on lands 
that are designated as ‘Urban Area’ and is located within the built boundary of the 
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Halton Region Official Plan (ROP). The policies of Urban Area designation support a 
range of uses and the development of vibrant and healthy mixed-use communities 
that afford maximum choices for residence, work, and leisure.  
 
The subject lands are also designated ‘Primary Regional Nodes’ and are located 
along a ‘Regional Intensification Corridor’. 

 
The objectives of the Regional Nodes are:  
 

 “To recognize Strategic Growth Areas in the Region which are an 
integral component of the Regional Urban Structure, and are historic 
downtown areas, or contain or are planned for a concentration of 
public service facilities (i.e. hospitals, universities) and/or transit-
supportive, high density uses. 

 To leverage infrastructure investments and the development of public 
service facilities to support forecasted growth.  

 To provide a range and mix of transit-supportive uses, such as 
residential, retail, office and public uses that supports the area in a 
pedestrian-oriented urban environment.  

 To reflect and reinforce Local Urban Structures.” 
 

The objectives of the Regional Intensification Corridors are:  
 

 “To recognize Strategic Growth Areas in the Region which are an 
integral component of the Regional Urban Structure, and serve an 
existing or planned higher order transit function, connecting other 
elements of the Regional Urban Structure, and accommodating higher-
density mixed-use development and/or a mix of employment uses 
appropriate to the existing local context.  

 To achieve increased residential and employment densities in order to 
ensure the viability of existing and planned transit infrastructure and 
service.  

 To achieve a mix of residential, office, institutional and commercial 
development, where appropriate.  

 To accommodate local services, including recreational, cultural and 
entertainment uses, where appropriate.  

 To reflect and reinforce Local Urban Structures.” 
 
The subject lands are also located adjacent to the Regional Natural Heritage 
System. Section 116.2 of the Regional Official Plan states that within the North 
Oakville East Secondary Plan (NOESP) Area, the Regional Natural Heritage System 
will be delineated and implemented in accordance with the Town’s Official Plan 
Amendment (OPA) No. 272. Since the subject lands are in the NOESP Area, any 
natural heritage policies are the responsibility of the Town to implement.  

Page  161 of 353



SUBJECT: Public Meeting and Recommendation Report for Zoning By-law Amendment at 1287 & 
1297 Dundas Street East, and 3022 Meadowridge Drive (Part Lot 8, Concession 1, NDS) by 
ARGO (Joshua Creek) Developments Ltd., File No. Z.1308.06 – By-law 2025-093 

Page 11 of 22 

__________________________________________________________________________________________ 

 
The application conforms to the Region of Halton Official Planas the subject lands 
are planned to provide for higher densities along Dundas Street East within the DUC 
block. As per the MOU, and as a matter of Regional interest, no development will 
occur on these lands prior to the Ministry of Environment acknowledged Record of 
Site Condition being addressed. It should be noted that Regional Staff had no other 
comments or objections from a servicing or waste perspective and are not opposed 
to the approval of the proposed Zoning By-law Amendment, subject to the condition 
above. 
 
Oakville Official Plan 
 
Urban Structure  
 
The Livable Oakville Plan is undergoing a five-year Official Plan Review to ensure 
the policies are consistent with the Provincial and Regional policies, support the 
Town’s strategic goals, and reflect the visions and needs of the community.  
 
Schedule A1, Urban Structure, of the Livable Oakville Plan provides the basic 
structural elements for the Town and identifies the site as Nodes and Corridors, 
Residential Areas, and Natural Heritage System. This is also reflected in Section 3, 
Urban Structure, of the Livable Oakville Plan. The application as submitted 
maintains the Urban Structure of the Official Plan, as the rezoning of the sliver of 
land from FD to DUC provides for additional residential and commercial 
opportunities for the site, as encouraged under the Nodes and Corridors section.  
 
North Oakville East Secondary Plan (NOESP)  
 
The North Oakville area consists of land located between Dundas Street to the 
south and Highway 407 to the north, from Ninth Line in the east to Tremaine Road in 
the west. In 1987, these lands were set for growth through the Halton Urban 
Structure Plan (HUSP), which assessed growth potential and infrastructure needs 
across Halton’s municipalities, including Oakville. HUSP identified North Oakville as 
an area for urban expansion, recognizing the connection between growth and 
infrastructure. 
 
Following the HUSP recommended regional structure, Oakville conducted a detailed 
land-use planning process in the 1990s and 2000s. This involved public 
consultations, technical studies, and policy development, culminating in the creation 
of the North Oakville East Secondary Plan (NOESP) and the North Oakville West 
Secondary Plan (NOWSP), both approved by the Ontario Municipal Board (now the 
Ontario Land Tribunal) in 2008 and 2009, respectively. These plans focus on 
sustainability, promoting a mix of land uses, protecting the natural environment, and 
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implementing a modified grid road system to improve transit that enhances 
transportation options for transit and pedestrians.  
 
The vision for North Oakville is to create a compact, pedestrian-friendly urban 
community with diverse housing options, from large-lot detached homes to high-rise 
apartment buildings aimed to originally accommodate 55,000 people and 35,000 
jobs. The North Oakville East Secondary Plan and the North Oakville West 
Secondary Plan outlines several key components: 
 

 A Natural Heritage System  

 Urban Core Areas, the densest parts of the plan, located along Dundas 
Street, Trafalgar Road, the intersection of Neyagawa Boulevard and 
Burnhamthorpe Road West and the intersection of Dundas Street West and 
Bronte Road in Palermo  

 Neighbourhood Areas featuring low- to medium-density housing 

 Employment Districts along the south side of Highway 407  

 Parks, schools, and Neighbourhood Activity Nodes  

 A grid-based road system for enhanced connectivity 
 
The land use designations which apply to the subject lands is Dundas Urban Core 
Area and Natural Heritage System Area as seen in Figure NOE2, Land Use Plan 
shown in Figure 4a below. As discussed earlier, the tributary of Joshua Creek has 
since been realigned so that it now flows along the northern end of the subject lands 
instead of bisecting the lands as was initially envisioned as part of the North Oakville 
East Secondary Plan Mater Plan. Staff note that Figure 4b below reflects the natural 
heritage system condition prior to the realignment of the tributary and provides for a 
more detailed look at the surrounding land uses. The Town-initiated Zoning By-law 
Amendment, to be heard in conjunction with this application, focuses instead on 
rezoning the town-owned lands from FD to NHS since the feature has been 
realigned.  
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Figure 4a – Figure NOE2 (Land Use Plan) 
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Figure 4b – North Oakville East Secondary Plan Excerpt  

Portion of 
subject lands 
currently 
zoned FD.  
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Section 7.6.3 and 7.6.5.1 of the NOESP outlines the purpose of the Natural Heritage 
System Area and Dundas Urban Core Area as follows:  
 

 “The Natural Heritage System Area designation on Figure NOE2 reflects the 
Natural Heritage component of the Natural Heritage and Open Space 
System. The primary purpose of the Natural Heritage component of the 
System is to protect, preserve and, where appropriate, enhance the natural 
environment. The focus of the Natural Heritage component is on the 
protection of the key ecological features and functions of North Oakville. It will 
also contribute to the enhancement of air and water resources, and provide 
for limited, passive recreational needs. 

 The Dundas Urban Core Area designation on Figure NOE2 is intended to 
allow the creation of a band of mixed-use development at medium and high 
densities with a clustering of retail and service commercial development 
and/or high density buildings at the intersections with north/south streets.” 

 
The segment of the Joshua Creek tributary that was realigned is classified as a 
medium constraint stream corridor. This type of stream corridor can be rerouted as 
along as the realigned area still functions as a watercourse feature, and a natural 
channel design is used. The existing mapping done in 2008 shows the NHS area 
bisecting the subject lands but there were permissions to move the creek, which 
happened to accommodate Regional infrastructure works. The stream corridor is 
inclusive of not just the watercourse, but the valley land itself and adjacent riparian 
lands. The entire feature was previously delineated, and all relevant studies and 
reports were approved justifying the realignment to the north of the subject lands 
along with the subsequent stream flow under Meadowridge Drive to the east.  
 
In accordance with the subwatershed study, the tributary was allowed to be 
relocated to the north of the subject lands and was supported and approved through 
the implementing Environmental Implementation Report (EIR). Policy 7.4.7.2 of the 
NOESP allows for the realignment of the creek without the need for an OPA or 
subsequent mapping changes. The realignment of Joshua Creek tributary opened 
the entirety of the DUC block for future development and provided the opportunity 
for the landowners to purchase the remnant parcel from the Halton Region, which is 
not natural heritage.  
 
On this basis, the application conforms to the North Oakville East Secondary Plan 
as the subject lands are still planned to provide for higher densities along Dundas 
Street East within the DUC block. The NHS Area has also been relocated to the 
northern end of the subject lands, so that in combination with the Town-initiated 
Zoning By-law Amendment, this feature will be protected from any future 
development. 
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Zoning By-law 
 
The North Oakville Zoning By-law sets the zoning standards by establishing general 
regulations and zones reflecting the North Oakville East and West Secondary Plans. 
Town Council approved the North Oakville Zoning By-law (By-law 2009-189) on 
November 23, 2009. The 0.07-hectare portion of the subject lands are zoned Future 
Development (FD) and the remaining 2.91-hectare portion of the subject lands are 
zoned Dundas Urban Core, special provision 99, holding provision 50 (H50-DUC 
sp:99) as shown on Figure 5 below. 
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Figure 5 – Zoning By-law Map Excerpt  
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As part of the previous zoning application, the property was subject to a holding 
provision “H” requiring all water and wastewater Servicing Allocation under Halton 
Region’s Allocation Program be secured, that the applicable Allocation Agreement 
be signed, all required payments have been made, receipt of Halton Region’s Public 
Works Commissioner’s Notice be confirmed, and the registration on title of a Section 
37 Agreement. The applicant is looking to register the subdivision in phases, 
requiring a modification to the “H” provision. The DUC block will be registered 
separately later. 
 
The proposed Zoning By-law Amendment will accomplish two things: 
 

1. Modify the existing Holding Provision 50 Zone to add a requirement requiring 
the completion of an Environmental Site Assessment (ESA) and registration 
of a Record of Site Condition (RSC).  

2. Apply the modified zoning (H50-DUC sp:99) to the newly added remnant 
parcel to provide a uniform zoning on the entirety of the lands.  

 
The current Holding Provision 50 does not include a requirement for the completion 
of an ESA and the submission of an RSC. These requirements are included as a 
draft plan condition. That requirement has currently been completed for the Phase 2 
lands but not the DUC block. On this basis, the applicant is requesting to modify the 
zoning to better protect the DUC block prior to development of that block to allow for 
the registration of the remaining portions of the subdivision.  
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The existing H50 provision, as provided above will be further modified to include the 
following condition as shown in the By-law, attached as Appendix “A”. 
 

c) Ensure the Ministry of Environment acknowledged Record of Site 
Condition (RSC) and Environmental Site Assessment (ESA) have been 
received. If any inherent contaminations are found on the subject site, the 
lands must be remediated as per the listed recommendations in the report. 

 
Additionally, the 0.07-hectare remnant portion of lands subject to this amendment 
will be rezoned from FD to DUC sp:99. It is noted that sp:99 includes bonusing 
provisions applicable within 50 m of Dundas Street. The COVID-19 Economic 
Recovery Act, 2020 allowed for the retention of existing bonusing by-laws under the 
former section 37 of the Planning Act but removed the town’s ability to pass new by-
laws with bonusing requirements. The remnant lands are beyond the 50 m limit.  
While the remnant lands would be included in the same future development, they 
would not be subject to bonusing. As a result, incorporating the lands into the 
existing sp:99 is not contrary to the revised provisions of the Planning Act  

 

 
Figure 6 – Remnant Lands 
 
On this basis, the effects of the application are to amend the zoning on the remnant 
portion shown in Figure 6 above from FD to H50-DUC sp:99. The intent is to ensure 
that the entire property falls under the same zoning requirements after the holding 
provisions are lifted, allowing for the comprehensive development of the subject site 
at a later date.  
 
 
 
 

Portion of the subject 
lands currently zoned FD. 
The request is to extend 
the H50-DUC sp:99 
zoning onto this strip of 
land. 
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TECHNICAL & PUBLIC COMMENTS 

 
Planning staff circulated the development application to internal departments and 
external agencies for a full assessment of the proposal. There were no concerns 
raised by staff or external agencies on the Zoning By-law Amendment application.  
 
Analysis 
 
As discussed in this report, the purpose of amending the current zoning on the 
subject land, including the remnant parcel is to modify the existing H50 holding 
provision that is in effect, and unify the zoning of the remnant parcel with the existing 
DUC lands to facilitate development consistent with the DUC zone in a 
comprehensive manner. There is no proposed development associated with this 
current Zoning By-law Amendment application. Future development of the site will 
be subject to site plan approval. 
 
At the time the draft plan of subdivision was approved, staff did not anticipate there 
would be a phased approach to registration, and expected that the RSC and ESA 
requirements would be satisfied for the entire subdivision lands. Condition 74 of the 
draft plan approval states: 
 

“Prior to final approval, the Owner is required to submit to Halton Region a 
Ministry of the Environment (MOE) acknowledged Record of Site Condition for 
the entire limits of the plan of subdivision which indicates that the environmental 
condition of the site is suitable for the proposed land use. All supporting 
environmental documentation shall also be submitted to the Region of Halton for 
review. The Owner is required to comply with Ontario Regulation 153/04 and 
Halton’s Protocol for Reviewing Development Applications with respect to 
Contaminated or Potentially Contaminated Sites. 

 
Note: An Environmental Site Assessment (ESA) shall be completed for the 
additional lands at 1297 Dundas Street East, including any supplementary 
remediation/risk assessments to ensure there are no inherent contaminations 
within the lands prior to any site alteration. The ESA shall be completed in 
accordance with Ontario Regulation 153/04 standards and the authors of the 
studies must extend third party reliance to the Region of Halton.” All 
environmental reports and letters of reliance must be current (within 18 months) 
of submission.” 

 
As a means of ensuring that the ESA and the Ministry of Environment 
acknowledged RSC are addressed before development occurs on the subject lands, 
staff support the modification of H50 on the DUC block including the portion of the 
subject lands currently zoned FD. The change in zoning provides greater certainty 
on the completion of the ESA for the subject lands including the remnant parcel, and 
allows for the subdivision to be registered in phases.  
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The application supports an expedited registration of the balance of the draft plan of 
subdivision, instead of waiting for the Record of Site Condition to be completed for 
the DUC block. Registering the subdivision in phases supports the construction of 
additional housing units into the market at a more expedited pace. Registering the 
DUC block as part of a future phase of the draft plan of subdivision also provides the 
landowners some additional flexibility in the timing to clear the conditions of approval 
placed on the subject lands.  
 
Public Comments 
 
At the time of writing this report, the town has not received any letters of objection or 
support from members of the public.  
 

CONCLUSION 

 
Staff is satisfied that the proposed development is consistent with the Provincial 
Planning Statement, has regard for matters of Provincial interest, conforms to the 
Halton Region Official Plan and Oakville Official Plan (NOESP), and represents 
good planning. Staff recommend approval of the proposed Zoning By-law 
Amendment application on the following basis: 
 

 The Zoning By-law Amendment allows for the future comprehensive 
development of the entire site within a planned growth area. 

 The application supports the delivery of new housing options within the town.  

 There were no comments received from members of the public and no 
internal department or external agencies raised any concerns. 

 

CONSIDERATIONS 

 
(A) PUBLIC 

An applicant-initiated virtual Public Information Meeting (“PIM”) was held on 
October 24, 2024 and no members of the public were in attendance. A 
consolidated statutory public meeting and recommendation report is being 
presented to Council on July 8, 2025.  
 
Notice of complete application and public meeting were distributed to property 
owners within 240 metres of the subject property in accordance with the town’s 
current notice requirements and Planning Act. 

 
(B) FINANCIAL 

None. 
 
(C) IMPACT ON OTHER DEPARTMENTS & USERS 
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The application was circulated to internal and external departments and 
agencies for review. No objections were raised as a result of the circulation.  
 

(D) COUNCIL STRATEGIC PRIORITIES 
This report addresses Council’s strategic priority/priorities: Growth 
Management, Community Belonging, Environmental Sustainability and 
Accountable Government. 

 
(E) CLIMATE CHANGE/ACTION 

Climate change matters have been addressed through the draft approved plan 
of subdivision. 

 

APPENDICES 

 
Appendix “A’ – By-law 2025-093 
 
 
Prepared by:  
Brian O’Hare 
Planner, Current Planning 
 
 
Recommended by:  
Kate Cockburn, MCIP, RPP 
Manager, Current Planning – East District 
 
 
Submitted by: 
Gabe Charles, MCIP, RPP 
Director, Planning and Development 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-093 

   

 

A by-law to amend the North Oakville Zoning By-law 
2009-189 to permit the use of land described as 1287 
& 1297 Dundas Street East, and 3022 Meadowridge 

Drive, Part Lot 8, Concession 1, North of Dundas 
(ARGO (Joshua Creek) Developments Ltd., File No.: 

Z.1308.06) 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 
1. Map 12(6) of By-law 2009-189 is amended by rezoning the lands as depicted 

on Schedule ‘A’ to this By-law. 
 

2. Section 9, Holding Provisions, of By-law 2009-189, as amended, is further 
amended by adding by-law 2025-093 to the header of Section 9.3.50 and 
adding a new subsection c) to as follows: 

 

H50 Argo (Joshua Creek) 
Developments Ltd. (Part of Lot 8, 

Concession 1, N.D.S) 

Parent Zone: DUC, 
GU, S, NC 

Map 12(6) (2021-040) (2024-
044) (2025-093) 

   

   

c) Ensure the Ministry of Environment acknowledged Record of Site 
Condition (RSC) and Environmental Site Assessment (ESA) have 
been received. If any inherent contaminations are found on the 
subject site, the lands must be remediated as per the listed 
recommendations in the report. 

 
 

 
3. This By-law comes into force in accordance with Section 34 of the Planning 

Act, R.S.O. 1990, c. P.13, as amended. 
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PASSED this 8th day of July, 2024 
 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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REPORT 
 

Planning and Development Council 

Meeting Date: July 8, 2025 

  
FROM: Planning and Development Department 

 

DATE: June 24, 2025 

  
SUBJECT: Public Meeting and Recommendation Report for Zoning By-law 

Amendment, Part of Lot 8, Concession 1, North of Dundas 
Street initiated by the Corporation of the Town of Oakville, File 
No. 42.26.04 – By-law 2025-094 

  
LOCATION: Part of Lot 8, Concession 1, NDS 
  
WARD: Ward 6 . Page 1 
  

 

RECOMMENDATIONS 

 
1. That the proposed Zoning By-law Amendment application initiated by the 

Corporation of the Town of Oakville (File No. 42.26.04) be approved on the 
basis that the application is consistent with the Provincial Planning 
Statement, conforms with the Region of Halton Official Plan and the North 
Oakville East Secondary Plan, has regard for matters of Provincial interest, 
and represents good planning for the reasons outlined in the report from the 
Planning and Development Department dated June 24, 2025. 

  
2. That By-law 2025-094, an amendment to Zoning By-law 2009-189, be 

passed. 
 

3. That the notice of Council’s decision reflect that Council has fully considered 
all the written and oral submissions relating to these matters and that those 
comments have been appropriately addressed.  
 

4. That in accordance with Section 34(17) of the Planning Act, no further notice 
is determined to be necessary. 
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KEY FACTS 

 
The following are key points for consideration with respect to this report: 
 

 Nature of the Application: The Corporation of the Town of Oakville (the 
Town) has initiated a Zoning By-law Amendment application to align the 
zoning of the subject lands with the additional Town-owned lands to the east 
and west.  

 

 Proposal: Zoning By-law Amendment that would have the effect of 
removing the current Future Development (FD) zone on the subject lands 
and rezoning them to Natural heritage System (NHS) so as to recognize the 
existing conditions on site.  

 
 Location: The subject lands are located on the north side of Dundas Street 

East, west of Meadowridge Drive.  
 

 Policy Context: The subject lands are designated “Urban Area” and 
“Primary Regional Nodes” and are located along a “Regional Intensification 
Corridor” within the Region of Halton Official Plan. The subject lands are 
also designated “Dundas Urban Core Area” and “Natural Heritage System 
Area” within the North Oakville East Secondary Plan (Figure NOE 2). 

 

 Zoning: The subject lands are presently zoned FD (Future Development) 
within the Zoning By-law 2009-189, as amended.  

 

 Public Consultation: A consolidated Statutory Public Meeting and 
Recommendation Report is being presented to Council on July 8, 2025. At 
the time of writing this report, no correspondence has been received from 
members of the public.   

 

 Recommendation: Staff recommend approval of the Zoning By-law 
Amendment application as the proposal is consistent with the Provincial 
Planning Statement, conforms to the Region of Halton Official Plan and the 
Official Plan (NOESP).  

 
 

BACKGROUND 

 
The subject lands were a remnant parcel left over after the realignment of the 
Joshua Creek tributary and were previously owned by Halton Region. The lands 
have since been conveyed to the Town. 
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Proposal 
 
The Town initiated a Zoning By-law Amendment to remove the existing FD zone on 
the subject lands and rezone them as NHS in order to accurately reflect the existing 
conditions on site. The site currently contains the realigned tributary for Joshua 
Creek. 

 
Figure 1 below identifies the specific revisions to the subject lands that are being 
requested as part of this Zoning By-law Amendment. This application is also being 
considered alongside an applicant-initiated proposal that is similarly seeking to 
rezone other remnant portion of lands from FD to Dundas Urban Core (DUC). 
 

 
 
Figure 1 – Lands subject to the proposed amendment 

 
Location & Site Description 
 
The subject lands are located on the north side of Dundas Street East, west of 
Meadowridge Drive, and are approximately 1.2 hectares in area, as shown in Figure 
2 below.  
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Figure 2 – Aerial Photo of the subject lands  

 
Surrounding Land Uses 
 
The surrounding land uses are as follows: 
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North: Stormwater management pond, and three-storey townhouse dwellings on 

Courtleigh Trail, Anthonia Trail, and Perkins Way 
East:   Vacant land currently zoned H29-DUC-1 sp:56 (future development) 
South: Continuation of the Joshua Creek tributary (NHS) south of Dundas Street 

East, beyond which are two-storey townhouse dwellings on Wasaga Drive 
and Presquile Drive, and two-storey detached dwellings on Meadowridge 
Drive, Taylorwood Drive, and Wasaga Drive 

West:  Continuation of the Joshua Creek tributary (NHS), vacant land currently 
zoned H50-DUC sp:99 (future development) 

 

 

PLANNING POLICY & ANALYSIS 

 
The properties are subject to the following policy and regulatory framework: 
 

 Provincial Planning Statement (2024) 

 Halton Region Official Plan (implemented by the Town) 

 North Oakville East Secondary Plan 

 Zoning By-law 2009-189, as amended  
 
Provincial Planning Statement 
 
The Provincial Planning Statement (new PPS) 2024, came into force on October 20, 
2024, on the same day the Provincial Policy Statement and Growth Plan for the 
Greater Golden Horseshoe were repealed. In doing so, it set the policy foundation 
for regulating the development and use of land province-wide, helping achieve the 
Province’s goal of meeting the needs of a fast-growing province while enhancing the 
quality of life for all Ontarians. In respect of the exercise of any authority that affects 
a planning matter, section 3 of the Planning Act requires that decisions affecting 
planning matters shall be consistent with policy statements issued under the 
Planning Act.  
 
The subject lands are located within a natural heritage area. Section 4.1 of the PPS 
includes policies for the protection and preservation of natural heritage features.  
 
The natural heritage features were previously identified through the subwatershed 
study for the area. The corresponding Environmental Implementation Report (EIR) 
implements the findings of that study, resulting in the realignment of the Joshua 
Creek tributary. On this basis, the application is consistent with the PPS (2024). 
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Halton Region Official Plan 
 
As of July 1, 2024 (Bill 185) Halton Region’s role in land use planning and 
development matters has changed. The Region is no longer responsible for the 
Regional Official Plan. It is now the responsibility of Halton’s four local 
municipalities. As a result of this change, a Memorandum of Understanding (MOU) 
among the Halton municipalities and Conservation Authorities was prepared that 
identified the local municipality as the primary authority on matters of land use 
planning and development. The MOU also defines the continued scope of interests 
for the Region and the Conservation Authorities in these matters. 
 
The subject lands are located within the Regional Natural Heritage System. Section 
116.2 of the Regional Official Plan states that within the North Oakville East 
Secondary Plan (NOESP) Area, the Regional Natural Heritage System will be 
delineated and implemented in accordance with the Town’s Official Plan 
Amendment (OPA) No. 272. The proposed amendment implements the Region of 
Halton Official Plan. 
 
On this basis the proposal conforms to the Region of Halton Official Plan. 
 
Oakville Official Plan 
 
North Oakville East Secondary Plan (NOESP)  
 
The North Oakville area consists of land located between Dundas Street to the 
south and Highway 407 to the north, from Ninth Line in the east to Tremaine Road in 
the west. In 1987, these lands were set for growth through the Halton Urban 
Structure Plan (HUSP), which assessed growth potential and infrastructure needs 
across Halton’s municipalities, including Oakville. HUSP identified North Oakville as 
an area for urban expansion, recognizing the connection between growth and 
infrastructure. 
 
Following the HUSP recommended regional structure, Oakville conducted a detailed 
land-use planning process in the 1990s and 2000s. This involved public 
consultations, technical studies, and policy development, culminating in the creation 
of the North Oakville East Secondary Plan (NOESP) and the North Oakville West 
Secondary Plan (NOWSP), both approved by the Ontario Municipal Board (now the 
Ontario Land Tribunal) in 2008 and 2009, respectively. These plans focus on 
sustainability, promoting a mix of land uses, protecting the natural environment, and 
implementing a modified grid road system to improve transit that enhances 
transportation options for transit and pedestrians.  
 
The North Oakville East Secondary Plan and the North Oakville West Secondary 
Plan outlines several key components including a Natural Heritage System.  
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The land use designations which apply to the subject lands is Dundas Urban Core 
Area and Natural Heritage System Area as seen in Figure NOE2, Land Use Plan 
shown in Figure 3a below. As discussed earlier, the tributary of Joshua Creek has 
since been realigned so that it now flows through the entirety of the subject lands. 
Staff note that Figure 3b below reflects the natural heritage system condition prior to 
the realignment of the tributary and provides for a more detailed look at the 
surrounding land uses.  
 

 
 
Figure 3a – Figure NOE2 (Land Use Plan) 
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Figure 3b – North Oakville East Secondary Plan Excerpt  

 
Section 7.6.3 and 7.6.5.1 of the NOESP outlines the purpose of the Natural Heritage 
System Area as follows:  
 

“The Natural Heritage System Area designation on Figure NOE2 reflects the 
Natural Heritage component of the Natural Heritage and Open Space 
System. The primary purpose of the Natural Heritage component of the 
System is to protect, preserve and, where appropriate, enhance the natural 
environment. The focus of the Natural Heritage component is on the 
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protection of the key ecological features and functions of North Oakville. It will 
also contribute to the enhancement of air and water resources, and provide 
for limited, passive recreational needs.” 

 
In accordance with the previously approved subwatershed study, the tributary was 
allowed to be relocated and was supported and approved through the implementing 
Environmental Implementation Report (EIR). Policy 7.4.7.2 of the NOESP allows for 
the realignment of the creek without the need for an OPA or subsequent mapping 
changes.  
 
On this basis, the application conforms to the North Oakville East Secondary Plan. 
 
Zoning By-law 
 
The North Oakville Zoning By-law sets the zoning standards by establishing general 
regulations and zones reflecting the North Oakville East and West Secondary Plans. 
Town Council approved the North Oakville Zoning By-law (By-law 2009-189) on 
November 23, 2009. The subject lands are currently zoned Future Development 
(FD) as shown on Figure 4 below. 
 

Page  185 of 353



SUBJECT: Public Meeting and Recommendation Report for Zoning By-law Amendment, Part of Lot 8, 
Concession 1, North of Dundas Street initiated by the Corporation of the Town of Oakville, 
File No. 42.26.04 – By-law 2025-094 

Page 10 of 12 

__________________________________________________________________________________________ 
 

 
 

Figure 4 – Zoning By-law Map Excerpt  

 
The proposal has the effect of applying zoning standards that align with the tributary 
of Joshua Creek, as shown in Figure 5 below. 
 

 
 

Figure 5 – Subject Lands  

The proposal is to rezone 
the subject lands from FD 
to NHS to recognize the 
realigned tributary and 
match the existing NHS 
lands abutting the site  
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The intent of the application is to amend the zoning on the subject lands from FD to 
NHS, to recognize the existing conditions on-site.  
 
 

TECHNICAL & PUBLIC COMMENTS  

 
Planning and Development staff circulated the application to internal departments 
and external agencies for a full assessment of the proposal. There were no 
concerns raised by staff or external agencies.  
 
Analysis 
 
As discussed in this report, the purpose of amending the current zoning on the 
subject lands from FD to NHS is recognize the existing conditions on the site, being 
the realigned Joshua Creek tributary, to unify the zoning with other adjacent 
remnant parcels so that there is one continuous and consistent NHS area thereby 
implementing the NOESP.  
 
Public Comments 
 
At the time of writing this report, the Town has not received any letters of objection 
or support from members of the public.  
 
 

CONCLUSION 

 
Staff are satisfied that the proposal is consistent with the Provincial Planning 
Statement, has regard for matters of Provincial interest, conforms to the Halton 
Region Official Plan and the North Oakville East Secondary Plan, and represents 
good planning. Staff recommend approval of the proposed Zoning By-law 
Amendment application on the following basis: 
 

 The Zoning By-law Amendment allows for the existing conditions on site to be 
recognized as natural heritage, being the realigned Joshua Creek tributary. 

 The application provides consistent zoning with the adjacent NHS zone. 
 

 

CONSIDERATIONS 

 
(A) PUBLIC 

A consolidated statutory public meeting and recommendation report is being 
presented to Council on July 8, 2025.  
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Notice of complete application and public meeting were distributed to property 
owners within 240 metres of the subject property in accordance with the 
Town’s current notice requirements and Planning Act. 
 

(B) FINANCIAL 

None. 
 
(C) IMPACT ON OTHER DEPARTMENTS & USERS 

The application was circulated to internal and external departments and 
agencies for review. No objections were raised as a result of the circulation.  
 

(D) COUNCIL STRATEGIC PRIORITIES 
This report addresses Council’s strategic priority/priorities: Growth 
Management, Community Belonging, Environmental Sustainability and 
Accountable Government. 

 
(E) CLIMATE CHANGE/ACTION 

N/A 

 
 

APPENDICES 

 
Appendix “A’ – By-law 2025-094 
 
 
Prepared by:  
Brian O’Hare 
Planner, Current Planning 
 
 
Recommended by:  
Kate Cockburn, MCIP, RPP 
Manager, Current Planning – East District 
 
 
Submitted by: 
Gabe Charles, MCIP, RPP 
Director, Planning and Development 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-094 

   

 

A by-law to amend the North Oakville Zoning By-law 
2009-189 to permit the use of land described as Part of 

Lot 8, Concession 1, North of Dundas 
(The Corporation of the Town of Oakville, File No.: 

42.26.04) 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 
1. Map 12(6) of By-law 2009-189 is amended by rezoning the lands as depicted 

on Schedule ‘A’ to this By-law. 
 
2. This By-law comes into force in accordance with Section 34 of the Planning 

Act, R.S.O. 1990, c. P.13, as amended. 
 
 

PASSED this 8th day of July, 2024 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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REPORT 

Planning and Development Council 

Meeting Date: July 8, 2025 

    
FROM: Planning and Development Department 

  
DATE: June 24, 2025 

  
SUBJECT: Midtown Key Directions for a Community Planning Permit By-

law 
  
LOCATION: Midtown Oakville 
  
WARD: Ward 3 . Page 1 

 

RECOMMENDATION 

 
1. That the report entitled “Midtown Key Directions for a Community Planning 

Permit By-law” be received for information. 
 

2. That Council endorse Key Directions identified in Section 5 of the Midtown 
Oakville Community Planning Permit By-law Key Directions Report 
(Attachment A). 
 

3. That Staff prepare a draft Midtown Oakville Community Planning Permit By-
law in accordance with the endorsed key directions for public consultation.  

 

KEY FACTS 

 
The following are key points for consideration with respect to this report: 

 Ontario Regulation 173/16 Community Planning Permit System lists various 
matters that must be addressed within a Community Planning Permit By-law. 

 This staff report provides recommended key directions that address the 
following elements of the by-law: 

o Administrative Matters 
o Community Building Matters 
o Commensurate Community Benefit 
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 Subject to these Key Directions, staff will proceed with preparing a draft by-
law for consultation with the Council, public agencies, Indigenous 
communities, landowners, and the public. 

 
BACKGROUND 
 

 At the February 18, 2025 Planning and Development Council meeting, 
Council considered and adopted the Midtown Oakville and Community 
Planning Permit System Official Plan Amendment (OPA 70). 

 In accordance with the Planning Act, the Town has one year to adopt an 
implementing by-law to protect portions of the by-law from appeal with 
respect to specific Protected Major Transit Station Area provisions. 

 Prior to developing the implementing Community Planning Permit By-law, 
staff has prepared several key directions to inform the preparation of the By-
law. These directions are based on: 

o policy direction provided in the Official Plan,  

o best practices from jurisdictions in Ontario where the CPPS is in effect,  

o findings from Midtown Oakville implementation studies, and  

o public consultation. 

 An Open House regarding proposed key directions was held on June 5, 
2025, based on feedback received to date, this staff report provides 
recommended key directions that address the elements of the By-law that are 
required to be provided in accordance with Ontario Regulation 173/16. 

 

COMMENTS 

 
The Key Directions report contains the following sections:  

1 Introduction – providing the purpose and context for the report; 
2 Administrative Elements – listing and explaining administrative elements that 

will be provided in the CPP By-law, along with options for how those matters 
should be addressed; 

3 Community Building Elements – listing and explaining community building 
elements that will be provided in the CPP By-law, along with options for how 
those matters should be addressed; 

4 Commensurate Community Benefits – explaining options for how community 
benefits associated with the permission for additional building height may be 
negotiated; and 

5 Recommended Key Directions – highlighting twenty-two key directions for the 
preparation of the Midtown Oakville Community Planning Permit By-law 
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based on the analysis provided in the report and feedback received through 
consultation with the public, technical staff, and landowners. 
 

The following provides the list of Key Directions by theme and a brief summary of 
the recommended directions: 

 

Administrative Matters 

Structure and Scope of the CPP By-law (key directions 1 – 6) 
Prepare the by-law in a user-friendly manner that:  

 is compatible with the Town’s online systems,  

 is possible to add other areas to the by-law through future amendments,  

 streamlines approval of development,  

 nests under the Official Plan, and  

 is responsive to market and context changes over the long term. 

 

Exempt Matters (key direction 7) 
Exempt certain matters from having to apply for a development permit application, 
similar to site plan control exemptions. 

 

Classes of Development and Notice (key directions 8 - 9) 
Establish four classes of development based on complexity of application. Align 
class of development based on likely fee structure, review process and effort, and 
range of consultation. 

 

Delegation of Authority (key direction 10) 
Delegate all approvals related to development permit applications to staff. Direct 
staff to refer development permit applications to Council under certain 
circumstances, such as where there is a related matter that requires a Council 
decision, or a non-standard community benefit is offered in exchange for an 
increase in building height above the established height threshold for the site. 

 

Process (key direction 11) 
Establish a development permit approval process that includes mandatory and 
discretionary steps based on the class of development. 
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Community Building Matters 

Affordable Housing (key direction 12) 
Following the completion of the Housing Needs Assessment, Inclusionary Zoning 
Assessment, and Community Improvement Plan background study, report to 
Council for further direction regarding by-law provisions for affordable housing. 

 

Criteria for Decision Making (key direction 13) 
Include criteria for decision making within the by-law through embedded provisions, 
along with references to policies and guidelines, as appropriate. 

 

Permitted/Prohibited Uses (key directions 14 - 16) 
Include permitted and prohibited use provisions in accordance with Official Plan 
policies and, as appropriate/applicable, using pre-existing provisions of Town’s 
Zoning By-law. 

 

Existing Uses (key direction 17) 
Apply site specific and general provisions to ensure that existing uses remain legal 
in accordance with Official Pan policies. 

 

Variation from Standards (key direction 18) 
Include numerical and qualitative provisions in the by-law, as appropriate, to enable 
variation from standards in accordance with Official Plan policies. 

 

Conditions (key direction 19) 
Provide an outline of possible conditions of development permit approval in 
accordance with policies of the Official Plan, including possible exemptions from 
conditions. 

 

Schedules and Maps (key direction 20) 
Provide maps to implement Official Plan Schedules L1: Land Use, L2: Minimum 
Density, L3: Maximum Density, and L4: Building Height Thresholds, and Figure 2: 
Active Frontage.  
 

Commensurate Community Benefit 

Prioritization of Benefits (key direction 21) 
Prioritize the provision of community benefits based on the following hierarchy: 

• Location (provide benefits on development site) 

• Policy (provide types of benefits identified in Section 20 Midtown 

Oakville) 

• Timing (provide benefit, concurrent with development) 
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• Funding (provide benefits that are unfunded or underfunded) 

Benefit Proportion Approach (key direction 22) 
Undertake additional analysis and further define proportional relationships based on: 

“Rate (dollar) per Square Metre” and the “In-kind Only” options.  

 

CONSIDERATIONS 

 
(A) PUBLIC 

Appendix A of the Key Directions Report provides the details of public 
consultation and notification regarding the Open House. Appendix B of the 
Report provides the results of a complementary online survey. Appendix C of 
the Report provides copies of the information and question panels displayed at 
the Open House. 
 
Notification of this meeting was provided at the Open House and through the 
Midtown web page. 
 

(B) FINANCIAL 
There are no new financial implications for approving the recommendations of 
this report. 
 

(C) IMPACT ON OTHER DEPARTMENTS & USERS 
Other departments are participating in the Steering Committee and Working 
Group for the CPP By-law. These members assisted with the development of 
the Key Directions report and will continue to participate in the development of 
the forthcoming CPP By-law. 
 

(D) COUNCIL STRATEGIC PRIORITIES 
This report addresses Council’s strategic priority/priorities: Growth 
Management and Accountable Government. 
  

(E) CLIMATE CHANGE/ACTION 
There are no climate change/action implications for approving the 
recommendations of this report. 

 

APPENDICES 

  

Attachment A: Midtown Oakville Preparing the Community Planning Permit By-law 
Key Directions report. 
 
 
Prepared & Recommended by:  
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1. Introduction 

1.1. Purpose of Report 
In February 2025, Council adopted “Midtown Oakville and Community Planning Permit System Official 

Plan Amendment” (OPA 70).  This amendment to the Livable Oakville Official Plan (Official Plan or OP) 

provides development direction for both public and private city building initiatives. This amendment 

also enables the Town to implement the Official Plan through a community planning permit system 

(CPPS).  As illustrated in figure 1, the CPPS is a planning system that starts with enabling and community 

building policies in the Official Plan, which are implemented in Community Planning Permit By-law and 

then relies on the approval of development permit applications and issuance of development permits 

to provide site specific planning and development permission. 

 
FIGURE 1 STEPS AND RESULTS OF THE COMMUNITY PLANNING PERMIT SYSTEM 

OPA 70 identifies Midtown Oakville as a Community Planning Permit Area, and as such, the Town is 

authorized to prepare a Community Planning Permit By-law (CPP by-law) for this area.  Since this is the 

first CPP by-law the Town is preparing, Council, staff and the public need to work together to develop 

the by-law framework and contents.   

The purpose of this report is fourfold: 

• To be used as a consultation tool to inform Council and the public about key elements to be 

addressed in the forthcoming Community Planning Permit By-law; 

• To provides options regarding key elements of the by-law; 

• To identify recommended options for Council endorsement; and  

• To provide the rationale and strategic framework for staff to draft the CPP by-law. 
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1.2. Midtown Oakville Context 
Midtown Oakville is the Town’s primary strategic growth area. It is approximately 103 hectares in size 

and bounded by the QEW to the north, Chartwell Road to the east, Cornwall Road to the south and the 

Sixteen Mile Creek valley to the west. OPA 70 enables the use of CPPS and provides a vision and 

planning objectives for Midtown Oakville, along with policies and schedules to achieve those objectives 

and the vision.  It also identifies Midtown Oakville as a Protected Major Transit Station Area (PMTSA), 

given that this area is serviced by GO Transit, VIA Rail, and Oakville Transit.  In accordance with the 

Planning Act, areas identified as PMTSA are eligible to implement inclusionary zoning policies and 

provisions. The forthcoming CPP by-law is required to conform with all applicable Official Plan policies.  

As has been documented in staff reports listed in the Past Meetings and Information section of the 

Midtown Growth Area review website, and the White Paper: Planning Act Tools to Facilitate the 

Development of Affordable Housing, using the community planning permit system in Midtown provides 

several potential benefits to the Town, the broader community and to the development industry.  These 

benefits include:  

• A streamlined development approval process, via the one application and one approval 

authority, 

• More opportunities for the Town to work in partnership with developers to provide community 

benefits within their development site and/or area, including matters such as public parkland, 

affordable housing, and sustainable development elements, and 

• More flexibility for development to achieve Official Plan objectives, without having to go 

through cumbersome approval processes. 

While (at the time of writing this report) the OPA is presently with the Ministry of Municipal Affairs and 

Housing for approval1, the Town is proceeding with developing the CPP by-law to ensure that this by-law 

is passed expeditiously.  

1.3. Foundations for Preparing a CPP By-law 

1.3.1. Planning Act and Ontario Regulation 173/06 
Where the Community Planning Permit System (CPPS) is in effect, approval of development is based on 

meeting provisions of the CPP by-law, including any criteria and permission for variation from standards 

within the by-law. Development permits may be issued with conditions that are to be met prior to or 

after a permit is issued. These conditions may include requirements to provide affordable housing, as 

well as other community benefits. The issued development permit results in a product that is a 

combination of what we see in a site plan approval as well as site-specific zoning provisions and minor 

variance permissions.  What is different is the process to achieve those results, which is based on one 

application one approval authority process. Furthermore, when evaluating a development permit 

application and issuing the development permit, the Town has more authority to work with the 

applicant to ensure that the proposed development addresses Official Plan policies regarding: character, 

 
1 The comment period for OPA 70 on the Environmental Registry of Ontario is from May 15, 2025 to June 29, 2025. 
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scale, appearance and sustainable design features of the proposed building and site than it does through 

the traditional site plan process.2  

1.3.2. OPA 70 – Midtown Oakville and Community Planning Permit System 
OPA 70 provides the enabling policies for the Town to establish a Community Planning Permit By-law for 

Midtown Oakville.  These adopted policies are predominantly provided in Sections 20 Midtown Oakville 

and 28.15 Community Planning Permit System.  As noted in Figure 2, these policies provide the vision, 

goals and objectives for Midtown and for implementing a CPPS in Midtown Oakville.  These policies also 

provide land use permissions and prohibitions, development standards, including minimum and 

maximum density of development on a block by block basis, direction regarding urban design and 

community character and mix of use; direction regarding the provision of public realm including streets, 

multi-use trails, parks, schools, stormwater management, and sub-surface infrastructure, as well as 

direction regarding implementation and monitoring of policies. Furthermore, the policies provide 

direction regarding the imposition of various conditions that may be associated with development 

approval, criteria for decision making, and permission to allow a variation to established standards. 

 
FIGURE 2 MIDTOWN VISION, GOAL AND OBJECTIVES 

  

 
2 O. Reg. 173/16, Schedule 1, section 2 (iv) states that development permit applications are to display “matters 
relating to exterior design, including without limitation the character, scale, appearance and design features of the 
proposed building, and its sustainable design, but only to the extent that it is a matter of exterior design, if the 
Official Plan contains provisions relating to such matters” (Ontario Government, 2021), whereas this same 
provision does not apply in the case of site plan applications. 
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1.3.3. Midtown Oakville Preparing the CPP By-law Key Directions Report 
This Key Directions report:  

• Identifies the purpose of key elements of the forthcoming CPP by-law,  

• Provides context and considerations for preparing those elements,  

• Includes options as to how those elements could be addressed in the by-law, and  

• Recommends key directions for their formulation.   

With this information, staff, Council and the public, will have a clear understanding of what to expect in 

terms of a draft by-law for further consultation. 

1.4. Scope of By-law 
The Official Plan polices are those that provide the vision and means to achieve the vision for Midtown 

Oakville and directs planning for Oakville as a whole. The By-law must conform with the Official Plan.  

O. Reg. 173/16 provides direction regarding the contents of a CPP By-law which include administrative 

and community building matters, as shown in Figure 3. 

 
FIGURE 3 ELEMENTS TO BE PROVIDED IN A COMMUNITY PLANNING PERMIT BY-LAW 

1.4.1. Administrative Elements 
The following administrative matters are discussed in Section 2 of this Report: 

• Location 

• Classes of development, including matters that may be exempt from having to apply for a 

development permit, 

• Approval authority and the scope of their approval for development permit applications,  

• Giving notice of development permit applications and decisions; and 

• Procedure for reviewing permit applications and changing permit approvals. 
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1.4.2. Community Building Elements 
The following community building matters are discussed in Section 3 of this Report: 

• Affordable housing;  

• Criteria for decision making; 

• Permitted, prohibited, and existing land use; 

• Development standards and variation from those standards; 

• Conditions of development permit application approval; and 

• Mapping (boundary, zones, height, density, etc.). 

1.4.3. Commensurate Community Benefit 
Section 4 of this report discusses OPA 70 policies regarding the Town’s ability to permit building heights 

that exceed thresholds provided in the Official Plan, subject to conditions that result in the provision of 

additional community benefit. This section considers options regarding how to determine the 

proportional relationship between permitted height and community benefit.  

1.5. Recommended Key Directions 
Section 5 of this report provides a comprehensive list of Key Directions based on the discussion provided 

in the previous sections of this report and consultation to date. These Key Directions will inform the 

development of the Draft Community Planning Permit By-law for Midtown Oakville, which will be 

released for public consultation prior to finalization.
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2. Administrative Elements 
As noted in the White Paper: Planning Act Tools to Facilitate Development of Affordable Housing, the 

general intention of using the Community Planning Permit System is to streamline development 

approval. For Midtown, this streamlining takes place by first establishing enabling, visionary, and land 

use policies in the Town’s Official Plan through the adoption of OPA 70. This streamlining then continues 

with the passing of the CPP by-law, which effectively pre-zones all of the land in Midtown Oakville to 

conform with the Official Plan policies and schedules.  Once established, landowners apply for 

development permits that are in conformity with the CPP by-law.  The review and approval of 

development permit application is subject to processes identified in the CPP by-law.  

The approval authority is guided by the Official Plan policies, the CPP by-law provisions and other 

related guidance material to evaluate the application, and issue a development permit. This review and 

evaluation is expected to occur within 45 days of receiving a complete application for the development 

permit.  As such, the process must facilitate decision making in a timely manner.   

In developing a Community Planning Permit By-law, Ontario Regulation 173/16 identifies several 

administrative provisions to be included in the by-law, as noted in Table 1 below. It is intended that 

these provisions would be applicable anywhere in the Town where a CPP by-law is established, starting 

with Midtown Oakville. 

TABLE 1 ADMINISTRATIVE PROVISIONS OF A COMMUNITY PLANNING PERMIT BY-LAW 
Theme By-law Provisions Per O. Reg. Options to Discuss/Consider 

LOCATION Describe area to which the by-law applies (O. Reg. 173/16 s. 4 
(2) (a)) 

See Section 2.1 

DEV’T PERMIT 
REQUIREMENT 

Prohibit any development or change of use of land without a 
development permit (O. Reg. 173/16 s. 4 (3) (a)) 

See Section 2.2 

CLASS OF DEV’T Set out and define classes of development (O. Reg. 173/16 s. 
4 (3)(b)) 

See Section 2.2 

EXEMPTION Exempt classes or uses of land from requiring a development 
permit (O. Reg. 173/16 s. 4 (3)(c)) 

See Section 2.2 

PORTABLE 
CLASSROOM 

State that placement of portable classrooms on school sites of 
a district school board is exempt from seeking a permit if the 
school was in existence on January 1, 2007. (O. Reg. 173/16 s. 
4 (2) (k)) 

See Section 2.2 (exemption) 

DELEGATED 
AUTHORITY 

Set out the scope of the authority that is delegated and any 
limitations on the delegation. (O. Reg. 173/16 s. 4 (2) (j)) 

See Section 2.3 

NOTICE Manner for which Notice will be given regarding permit 
application decisions to applicants and those who have 
requested notice of decision (O. Reg. 173/16 s. 4 (2) (e)) 

See Section 2.4 

PROCEDURES Internal review procedures regarding decisions for issuing 
permits (O. Reg. 173/16 s. 4 (2) (d)) 

See Section 2.5 

PERMIT 
CHANGES 

Acknowledge that permits may be amended, and describe 
how the amendment could occur (O. Reg. 173/16 s. 4 (2) (f)) 

See Section 2.5 

AGREEMENTS Acknowledge that agreements associated with a condition or 
a pre-existing site plan agreement may be amended, and 
describe how the amendment could occur (O. Reg. 173/16 s. 
4 (2) (g & h)) 

See Section 2.5 
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2.1. Location 
In accordance with OPA 70, wherein Midtown Oakville is identified as a CPP area, the by-law will include 

a map indicating that the by-law is specific to the Midtown Oakville Area (see figure 4).  

For efficiency, the by-law will be structured in a manner that would allow other areas of the Town to be 

added to the by-law, should Council adopt Official Plan amendments that identify new areas of the town 

as CPP Areas. 

 
FIGURE 4 MIDTOWN OAKVILLE AREA 

2.2. Classes of Development and Exemptions 
O. Reg. 173/16 defines “development” for the purpose of issuing development permits as follows: 

(a) the construction, erection or placing of one or more buildings or structures on land, 

(b) the making of an addition or alteration to a building or structure that has the effect of 

substantially increasing its size or usability, 

(c) the laying out and establishment of, 

(i) a commercial parking lot, 

(ii) sites for the location of three or more mobile homes as defined in subsection 46 (1) 

of the Act, 

(iii) sites for the construction, erection or location of three or more land lease 

community homes as defined in subsection 46 (1) of the Act, or 

(iv) sites for the location of three or more trailers as defined in subsection 164 (4) of 

the Municipal Act, 2001, 

(d) site alteration, including but not limited to, 

(i) alteration of the grade of land, and 

(ii) placing or dumping fill, or 

(e) the removal of vegetation. (Ontario Government, 2021) 

As such, a development permit may address matters that are addressed through site plan control, and 

may also address matters that are typically addressed via site alteration and tree protection by-laws.  
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Addressing all three matters through one application results in an efficient and streamlined process. 

However, where an application is only in relation to tree protection and/or site alteration, it may be 

preferrable to address that matter without having to apply for a development permit.  

At the outset, the Regulation stipulates that all development is prohibited unless approved by a 

development permit. To that end, the O. Reg. 173/16 provides municipalities with the option to exempt 

matters and/or to identify “classes of development” within the CPP by-law.  Exemptions could apply to 

matters that are equally or better addressed through other by-laws, and/or for minor matters that do 

not typically warrant a planning application to be made, to ensure that the CPP by-law’s intent to 

streamline development is implemented. 

By establishing classes of development, the imposition of the by-law may differ from one class of 

development to another.  By establishing classes of development, the Town may impose different fees, 

processes, types of notice, and other matters.  

2.2.1. Considerations 
Based on a jurisdictional scan of in-effect CPP by-laws, the approach to listing classes of development 

varies. Most municipalities apply an approach based on simple versus complex applications, and as such 

assign different fees and approval processes based on the class of development. For some such by-laws, 

the class of development may also be based on type of land use and/or built form. Given that 

development within Midtown is largely for mixed-use medium to high-density development, built-form 

considerations are less of a differentiating factor to consider when establishing classes of development. 

When considering options for classes of development and exemptions, current Town practices with 

similar applications are informative. Table 2 below provides an overview of similar planning applications 

in terms of how they include/do not include classes of development and exemptions, the range of fees 

that are charged in accordance with those applications, penalties and/or appeals of decisions that may 

apply, and the type of supporting information an applicant would be required to provide.  This 

information provides an overview of some practical matters when determining whether classes of 

development should be identified, and if so matters that may influence how to differentiate between 

such classes. 

TABLE 2 TOWN'S CURRENT PRACTICE REGARDING CLASSES OF DEVELOPMENT 
Application 
Type 

Class of 
Development/ 
Exemptions 

Fees • Appeal  

• Penalty 

Technical Studies 

Site Plan Control See Sections 4- Class 
of Development  and 
Section 5 Exemptions 
of by-law 

• Base fee 
• Per unit 

• Per 100m
2 

non-res. 
GFA 

• Agreement fee 
• Extension of 

approval 
• Final Approval 
• Site supervision (% 

of construction 
value) 

• Appeal lack of 
decision, decision, 
seek direction re: 
complete 
application via 
Ontario Land 
Tribunal 

• Penalty per 
Planning Act s. 67 

• Plans & Drawings, 
and Reports 

• Survey, landscape 
plan, servicing and 
grading plan, traffic 
impact study, noise 
and vibration study, 
etc. See adopted OP 
policies 28.19 
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Application 
Type 

Class of 
Development/ 
Exemptions 

Fees • Appeal  

• Penalty 

Technical Studies 

Minor Variance 
 

• Base fee  
• Agreement fee 

• Appeal decision via 
Ontario Land 
Tribunal 

• Penalty per 
Planning Act s. 67 

• Application 

Minor Zoning 
By-law 
Amendment 
(includes 
temporary use 
and removal of 
holds) 

Per OP Policies – see 

OPA 67 for “class of 
development” 

• Base and per unit 
fee 

• Appeal lack of 
decision, decision, 
seek direction re: 
complete 
application via 
Ontario Land 
Tribunal 

• Penalty per 
Planning Act s. 67 

• Application 

Tree Protection Exemption - Matters 
subject to site plan or 
site alteration 
application 

• Protection fee 
• Removal fee (per 

tree, size 
dependent) 

• Applicant may 
appeal decision to 
the “Appeals 
Committee within 
21 days of decision. 
(See section 8) 

• Penalty: See section 
9 - 10 

• Arborist report 
• Tree protection 

plan 

Site Alteration Exemption - See 
Schedule B of by-law, 
includes matters 
subject to site plan 
application. 

• Base fee 
(application type 
dependent) 

• Inspection fee 

• Appeal: n/a 
• Penalty: See Section 

13 – 15 of by-law 

• Site Alteration Plan, 
Arborist report, 
Tree protection 
plan 

• See also Schedule D 
• Site Alteration 

Agreement 

2.2.2. Options  

2.2.2.1. Exempt Matters 

Given the scale of development that is anticipated to occur in Midtown, most matters would be subject 

to the development permit application process.  However, certain matters that are presently exempt 

from similar processes (i.e. site plan control) should continue to be exempt and follow alternative 

processes (if applicable).  These matters include proposals for: 

• tree removal (where the removal is unrelated to new development or expansion to existing, the 

exemption would allow the current tree protection by-law process to apply)3 

 
3 For tree removal that will be addressed through the development permit application process, the Town’s Tree 
Protection by-law will need to be amended to exempt those matters. 
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• site alteration (where the site alteration is unrelated to new development or expansion, the 

exemption would allow current site alteration by-law process to apply)4 

• a building or structure that is 50 square metres or less in size that is either accessory to or in 

addition to, an existing building or structure;   

• a new non-residential building or structure on town-owned land, provided that the building or 

structure is less than 100 square metres;  

• a temporary building or structure on public lands allowed through a municipal permit; and 

• the placement of a portable classroom on a school site of a district school board if the school 

site was in existence on January 1, 20075. 

2.2.2.2. Classes of Development  

As noted in the definition of development under the CPPS process, a wide range of matters may be 

subject to a development permit application.  Assuming the above matters are indeed exempt from the 

development permit application process, the balance of matters would continue to be subject to this 

process.  Consideration must be given to whether the remaining matters should be sub-classified and if 

so for what purpose.   

The Town’s current site plan control by-law provides the following classes of development that are 

based on land use:  

• Medium and high-density residential development 

• All non-residential development 

• All other types of development 

• A temporary building or structure erected and used for a maximum of six consecutive months, 

provided the structure is located on a property with existing development6 

• A temporary sales office 

• A commercial parking lot (Town of Oakville, 2025) 

When determining classes of development, consideration should be given to matters such as: fees, 

notice of application, notice of decision, imposing mandatory or discretionary procedural steps, and 

imposing variation to complete application requirements. For example, a temporary sales office is likely 

not to require notice of application, would be subject to minimal complete application requirements and 

as such, be subject to minimal review time by staff and to a nominal fee.  On the other hand, an 

application for new mixed-use/high-density development is likely to require plans and elevations that 

are supported by various technical reports which will require the review of many more staff, and 

warrant notice of application to a broad set of technical reviewers, and thereby require payment of a 

larger fee. Given these considerations, it is important for development proponents to understand 

upfront what class of development is applicable to them, and to understand which of the 

aforementioned parameters would be applicable.  

 
4 For site alteration that will be addressed through the development permit application process, the Town’s Site 
Alteration by-law will need to be amended to exempt those matters. 
5 This is required per O. Reg. 173/16. 
6 This is an exempt matter under site plan control, however, since the development permit is also used to permit 
temporary uses, it is noted in this list of potential classes of development. 
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Table 3 provides a list of potential classes of development that may be identified in the by-law, along 

with related administrative factors that may differ from each other as it relates to each class of 

development. 

TABLE 3 EXAMPLE CLASSES OF DEVELOPMENT AND ASSOCIATED ADMINISTRATIVE FACTORS 
Class Description Resulting Administrative Factors  

Notice to the 
Public 

Approval 
Process7 

Complete 
Application 
Requirement 

Fee8 

1 Parking Lot (new or change 
to) 

Notice of 
Application and 
Notice of 
Decision 

Mandatory 
steps only 

Plan Base  

2 Temporary Sales Office  
or  
Other Temporary Use (less 
than 6 months) 

Notice of 
Application and 
Notice of 
Decision 

Mandatory 
steps only 

Plans & 
Drawings 

Base 

3 Expansion to existing 
building or  
Other Temporary Use (more 
than 6 months) 

Notice of 
Application and 
Notice of 
Decision 

Mandatory + 
Selective 
Discretionary 
Steps 

Plans & 
Drawings 
Selective 
Supporting 
Studies 

Base + $ 
associated with 
scale of 
development 

4 New Development (not 
defined as Class 1, 2 or 3) 

Notice of 
Application and 
Notice of 
Decision 

Mandatory + All 
Discretionary 
Steps 

Plans& 
Drawings 
Comprehensive 
Supporting 
Studies 

Base + $ 
associated with 
scale of 
development 

2.3. Delegated Authority 
The Community Planning Permit System (CPPS) is established as an extension of the Provincial policy led 

planning system.  What this means is that when it comes to the approval of individual development 

permit applications there is sufficient direction provided in the Official Plan and implementing 

Community Planning Permit (CPP) by-law for the applicant and approval authority to implement those 

policies and provisions without having to re-consult with Council and the public each time.  

While O. Reg. 173/16 assigns approval authority for individual development permit applications to 

Council, it also states that Council may delegate decision making to a Committee or staff. Council 

decisions are required to be made in accordance with Town policies and procedures. These procedural 

requirements make achieving the 45-day timeline for development permit application approval by 

Council very challenging and as such, limit the intent of the CPPS, which is to streamline planning 

approvals. Consequently, consideration should be given to delegating approval of development permit 

applications to a Committee or officer of the corporation (staff).  

When considering the delegation of approval from Council to other entities, it is important to note that 

the current planning approvals process already delegates authority for similar matters to a Committee 

 
7 Approval Process is discussed in Section 2.5 below. 
8 Application fees would be provided in the Town’s fee by-law, not the CPP By-law. 
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or staff.  For example, minor variances to the Zoning By-law are delegated to the Committee of 

Adjustment, whereas applications related to site plan control, minor Zoning By-law amendments, site 

alteration and tree protection are all matters that are delegated to staff for a decision based on 

established policies, standards or legislation.  

When preparing the CPP by-law, provisions in the by-law would allow for the delegation of approval and 

the scope of that approval to staff or a Committee.  The scope of authority includes:  

a) Approve or refuse the development permit application, including imposing conditions with the 

approval, 

b) Enter into agreements, and 

c) Council may impose limitations on the scope for items (a) and (b). 

2.3.1. Considerations 
Table 4 provides an overview of similar application types and their approval authority.  It is notable that 

for the cited application types, Council is not the current approval authority.  The current delegation of 

authority recognizes that the approval of such matters is generally routine, subject to technical scrutiny, 

and grounded in Town policy and/or procedure. By delegating approval, these processes are 

streamlined, approvals are made in a timely manner, and costs associated with more formal Council 

processes are eliminated.  

For some application types, i.e. minor variance and minor Zoning By-law amendment, there is a public 

facing process through a public hearing, whereas for other types of approval, the public is given notice 

of the application. As such, these practices demonstrate that the delegation of approval does not 

diminish the opportunity for the public to be aware of and/or contribute to the approval process. 

TABLE 4 DELEGATED APPROVAL AUTHORITY FOR SIMILAR MATTERS 
Application Type Approval Authority Scope of Authority 

Site Plan Control Director of Planning & Development Approve or refuse application with or without 
conditions.  
Enter into agreements (CAO, Town Clerk) 

Minor Variance Committee of Adjustment Approve or refuse application with or without 
conditions.  
Enter into agreements 

Minor Zoning By-
law Amendment9 

Commissioner of Community 
Development  

Approve, modify and approve, or refuse application 

Tree Protection Director of Parks and Open Space, or 
designate 

Approve or refuse application with/without 
conditions 

Site Alteration Director of Transportation and 
Engineering, or designate  

Approve or refuse application with/without 
conditions.  
Enter into agreements 

 
9 Minor Zoning By-law Amendments include matters such as: the removal of a Hold, permission for a temporary 
use, a housekeeping amendment to the zoning by-law, and amendments that are minor in nature and for the 
purpose of accommodating new dwelling units greater than the current number of existing units on a site, 
including affordable housing and modular housing, (Town of Oakville, 2024) 
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Approval of development permit applications may rest with Council or be delegated to a committee or 

staff. Table 5 lists the three approval authorities and identifies the opportunities and challenges related 

to each entity having that authority.   

TABLE 5 APPROVAL AUTHORITY OPTIONS 
Approval 
Authority 

Opportunity Challenge 

Council • Council is accountable for all planning 
decisions within area. 

• Intent of faster approvals may not be 
achieved due to requirements for open 
meeting prior to decisions being made, 
poses a risk of appeals to the OLT for lack of 
decision. 

• Takes time away from Council’s other 
priorities. 

Committee • Allows Council agendas to focus on 
townwide priorities. 

• Committee members may be from Council 
and/or general public and/or technical 
experts.  
 

• Council must rely on OP policies and CPP By-
law to guide decision making of the 
Committee.   

• Intent of faster approvals may not be 
achieved due to requirements for open 
meeting prior to decisions being made, 
poses a risk of appeals to the OLT for lack of 
decision. 

• Committee members may not have 
technical expertise, and/or may not be 
sufficiently aware of related matters when 
making decision. 

Staff • Allows Council agendas to focus on 
townwide priorities. 

• Staff have the technical expertise and 
knowledge of relevant related matters to 
make decisions.  

• Decisions are made expeditiously. 

• Council must rely on OP policies and CPP By-
law to guide decision making of staff.   

 

An additional consideration is the degree to which the by-law provides direction on discretionary 

matters. The more clear the by-law and supporting information are, the greater certainty there is with 

respect to the decision outcomes.  

2.3.2. Options  
The CPP by-law may be structured to retain Council as the approval authority for all matters related to 

development permit applications (notwithstanding the risk of appeal should the decision making take 

longer than 45 days), or delegate decision making for all or some matters related to development 

permit applications to a Committee or staff. Delegation may be on the basis of classes of development, 

or on other factors, such as an application that proposes to exceed height thresholds and/or requests 

variations from certain standards, where such variation is permitted.  

For each of the above noted potential approval authorities, the CPP by-law can also establish the scope 

of approval, which includes: 
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• Approve or refuse the development permit application, including imposing conditions with the 

approval, and 

• Enter into agreements. 

 

As such, an option may be that one entity is given the authority to make decisions related to the 

development permit application, whereas another entity is given authority to enter into agreements.  It 

is notable, however, that based on current practice, the scope of authority, where applicable, is fully 

granted to the delegated/assigned approval authority. In other words, the decision maker is also the one 

that enters into agreements. 

 

Given the opportunities and challenges listed above, delegating approvals (i.e. approving the 

development permit application, issuing the development permit and entering into an agreement) to 

staff would be the preferred option in order to meet the timeframe for decision making. In certain 

circumstances, staff may recommend that the decision be made by Council.  These circumstances would 

include matters where Council would need to make a decision regarding a related matter. In these 

circumstances, it would be appropriate for Council to make a decision on the permit to ensure that a 

staff decision has not preempted the required Council decision. 

2.4. Notice of Application and Decision 
The Planning Act and O. Reg. 173/16 require notice of complete application to the applicant and notice 

of decision.  There are no further requirements to provide notice of individual applications.  

Consequently, according to the Planning Act, the public’s opportunity for input is at the time of passing 

of the by-law.  

Nonetheless, it is worthy of discussion to determine if other types of notice ought to be given, and if so 

to whom and how, and to determine whether those types of notice should be recognized in the by-law. 

For some classes of development, there may be merit in providing notice beyond what is required by the 

Act to ensure that stakeholders are aware of the application and are able to provide information or 

comments for consideration by the approval authority in relation to the application. Similarly, it may be 

beneficial for stakeholders to be aware of the resulting decision to prepare themselves for any 

implication that may arise from that decision. For example, a school board or nearby landowner may 

have information that is pertinent to an application, and similarly, should the application be approved, 

the school board or nearby landowner may need to take action to prepare for the approved future 

development.  

Likely stakeholders include: Halton Region, Conservation Halton, Oakville Hydro, CN Rail, Metrolinx, 

Ministry of Transportation Ontario (MTO), other utility providers, schoolboards, nearby landowners, 

Indigenous communities, etc. These entities will have an interest in some of the classes of development 

as it relates to ensuring land use compatibility and providing services, among other matters.  

2.4.1. Considerations 
When considering any requirements as it relates to notice of application and/or decision, it is helpful to 

consider the Town’s recently updated public notice and engagement policy and procedure; which is 

developed to fulfil the Town’s intention to be transparent and inclusive in the planning process. 
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Another consideration is the costs (including time and staff resources) associated with giving notice, and 

the need to ensure that the effort to provide notice to and involvement from stakeholders is balanced.   

Another consideration is the Town’s current mandatory (Table 6) and discretionary (Table 7) practices 

for similar application types, such as minor variance and site plan applications, while also being mindful 

of the Town’s commitment to streamlining approval of development permit applications.  

TABLE 6 TOWN'S CURRENT PRACTICES FOR GIVING NOTICE RELATED TO SIMILAR APPLICATIONS AS REQUIRED BY 

LEGISLATION 
Application 
Type 

Public Notice of Application/Hearing  Notice of Decision 

Site Plan 
Control 

• Not required • Approval of plans or drawings to 
the “owner” s. 41 (12). 

Minor Variance • Notice of hearing to person and public bodies 
10 days prior to hearing; via mail to land 
owners within 60 m of site, and to person and 
public body who have provided written 
request of such notice, and posting notice on 
site, may also be via local newspaper or 
website, per Planning Act s. 45 (5)  and O. Reg. 
200/96 s. 3. 

• Sent to: the Minister, applicant, 
and persons who appeared at the 
hearing and who filed a written 
request for notice of decision; s. 45 
(10) 

Minor Zoning 
By-law 
Amendment 

• Notice of application per s. 34 (10.7), and 
notice of public hearing per s. 34 (13); by mail 
to land owners within 120 m of subject lands 
and by posting notice on site; and to 
prescribed persons and bodies, per O. Reg. 
545/06 s. 5 

• Sent to: applicant, prescribed 
persons and bodies, to 
person/public that filed written 
request to be notified. S. 34 (10.9) 
and (18)  

 

TABLE 7 TOWN'S CURRENT PRACTICES FOR GIVING NOTICE RELATED TO SIMILAR APPLICATIONS  (NOT 

REQUIRED BY LEGISLATION) 
Application Type Sign on site By-mail Town Public 

Notice page 
Town website 
(other) 

Newspaper E-mail 

Site Plan Control n/a n/a n/a Re: Proposal, 
on Active 
Development 
Applications. 

n/a Complete 
application 
and decision 
to applicant 
and agencies 

Minor Variance Re: Hearing  Re: Hearing, 
within 60 m  

See: 
Agendas & 
Meetings 

 
n/a Hearing and 

decision to 
applicant 
and agencies 

Minor Zoning 
By-law 
Amendment 

Re: 
Complete 
application 
and Hearing 

Re: Complete 
application 
and Hearing, 
within 120 m 

See: 
Agendas & 
Meetings 

Re: Proposal, 
on Active 
Development 
Applications.  

n/a   Complete 
application 
and decision 
to applicant  
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2.4.2. Options  
O. Reg. 173/16 requires that the Community Planning Permit (CPP) By-law indicate the manner in which 

notice of decision as it relates to a development permit application will be issued to the applicant and to 

persons and public bodies that filed a written request to be informed of the decision.  

In addition to this required provision, the Town may choose to include other types of notices and 

receiving parties of that notice to establish a clear and transparent approval process. 

Options therefore include the following:  

a) include only the required provision of identifying the means of notice of decision; or 

b) include the required provision, as well as the classes of development for which notice of 

application may be issued more broadly, the means of providing notice, and the persons or 

public bodies to which the notice should be directed. 

As such for option (b) the following sub-options are provided:  

• Means of notice: Sign on site; by-mail; Town Public Notice page; Town website (other); 

Newspaper; and/or E-mail.  

• Recipients of notice: public agencies, utilities, school boards, Mississaugas of the Credit First 

Nation, landowners within  60 – 120m. 

A table such as Table 8 could be provided in the by-law:  

TABLE 8 EXAMPLE OF A NOTICE REQUIREMENTS TABLE WITHIN THE BY-LAW 

Class Description Notice of Complete Application 

1 Parking Lot (new or change to existing) • Email to Applicant, Public Agency  

• Post Sign on Site 

2 Temporary Sales Office  

OR  

Other Temporary Use (less than 6 months) 

• Email to Applicant, Public Agency  

• Post Sign on Site 

• Post on town website 

3 Expansion to existing building  

OR 

Other Temporary Use (more than 6 months) 

• Email to Applicant, Public Agency 

• Post Sign on Site 

• Post on town website 

• Mail to Adjacent Property with 60m 

4 New Development (not defined as Class 1, 2 

or 3) 

• E-mail to Applicant, Public Agency, 

Indigenous community 

• Mail to Adjacent Property with 120m,  

• Post sign on site 

• Post on town website 

In all cases, the notice of decision would be issued in accordance with the requirements of O. Reg. 

173/16, which includes providing notice to the applicant and anyone who has requested to be notified 

of the decision.  
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2.5. Procedures 
The O. Reg. 173/16 requires that the CPP By-law provide internal review procedures regarding decisions 

for issuing permits.  These procedures should address new applications, changes to issued permits, and 

changes to agreements associated with a development permit.  

Presently, the Town provides procedures for similar matters, i.e. site plan applications and minor 

variance on the Town’s website.10  Sharing these procedures with applicants and the public provides for 

a more transparent process, and highlights roles and responsibilities of the applicant, Town and the 

public within these processes.  

2.5.1. Considerations 
When developing a process for new applications, changes to development permits, and changes to 

agreements, the Town can take into consideration current practices and processes for similar 

applications, as well as consider processes identified in other in-effect CPP By-laws in Ontario.  

Other in-effect CPP By-laws provide a high-level process which identifies key milestones in the receipt, 

review, and approval of development permit applications. 

Two important considerations in developing these processes are mandatory steps, such as confirming 

complete application submissions, making a decision regarding the application, and issuing notice of 

decision to the applicant and those who have requested the notice. Another important factor is the 

timing within which the Town is required to make its decision on the application, which is 45-days, after 

which the applicant is permitted to appeal the failure to make a decision to the Ontario Land Tribunal. 

As such, it is crucial that the application process be efficient. Figure 5 below provides an overview of 

milestone steps. It identifies lead participants in each step and highlights the steps that are mandatory 

in accordance with O. Reg. 173/16. 

 
10 Current process for site plan and minor variance application is listed on the following Town webpages:  
Site Plan/Site Alteration and town-hall-committee-of-adjustment-terms-reference.pdf, respectively. 
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FIGURE 5 TYPICAL DEVELOPMENT PERMIT APPLICATION PROCESS 

2.5.2. Options  
While Figure 5 provides a typical development permit application process, Table 9 below identifies 

various steps that could be included in the by-law, along with a rationale for the step.  Prior to finalizing 

the by-law, the Town could consider whether those steps should be listed in the by-law, and if listed 

whether they apply to all classes of development, and/or whether they are mandatory of discretionary.  

TABLE 9 PROPOSED STEPS FOR NEW DEVELOPMENT PERMIT APPLICATIONS, REVISIONS TO PERMITS, AND AGREEMENTS 
Step Rationale New Application11 

Mandatory (M) 
Discretionary (D) 

Revision to a 
Development Permit 

Revision to an 
Agreement12 

Consult 
Municipality to 
Determine if 
Permit is 
Required 

The applicant will need to 
confirm whether or not the 
proposal requires a 
development permit. 

M n/a n/a 

Determine Class 
of Development 

If a permit is required, the 
municipality will need to 
confirm the class of 
development that it is, which 
will establish the applicable 
fees, etc. that is associated with 
that class of development. 

M n/a n/a 

 
11 The requirement for each step may depend on the class of development.  As such, some steps are noted as 
mandatory or discretionary in the table. 
12 Agreements apply to those related to a development permit approval as well as those related to pre-existing site 
plan application approvals located within the Community Planning Permit System area. 
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Step Rationale New Application11 
Mandatory (M) 

Discretionary (D) 

Revision to a 
Development Permit 

Revision to an 
Agreement12 

Prepare 
Complete 
Application 

Per O. Reg. 173/16, the 
applicant is required to prepare 
a complete application.  The 
contents of that application is 
outlined in the regulation. The 
Official Plan also identifies 
additional material that may be 
required to be provided in 
support of the application.  

M Discretionary. 
Applicant may be 
required to provide 
supplementary 
material to support 
requested change. 

Discretionary. 
Applicant may be 
required to provide 
supplementary 
material to support 
requested change. 

Submit Complete 
Application 

(See above, prepare complete 
application.) 

M Mandatory. If 
nothing else, an 
application and fee 
would be required to 
consider the 
proposed change. 

Discretionary 

Issue notice of 
application per 
By-law 

Depending on the class of 
development, a notice of 
complete application may or 
may not be required.  

M/D Discretionary. Town 
may determine that 
matter is substantive 
and warrants 
notification. 

n/a 

Municipal review All applications must be 
reviewed by municipal staff.  
The range of staff involved in 
the review will depend on the 
nature of the application and 
class of development.  

M Mandatory Mandatory 

Agency/Other 
review 

Some applications may need to 
be reviewed by agencies and 
others outside of the 
municipality, the range of 
reviewers will depend on the 
nature of the application and 
class of development. 

M/D Discretionary. If 
proposed change 
impacts an agency/ 
other, then may 
require consultation. 

Discretionary. If 
proposed change 
impacts an agency/ 
other, then may 
require consultation. 

Staff Report to 
Approval 
Authority 

Depending on the nature of the 
application and class of 
development, a staff report 
describing the application and 
how it meets requirements of 
the Official Plan and CPP by-law 
may be required for the 
approval authority to issue an 
informed decision.  

M/D Discretionary Discretionary 

Approval 
Authority 
Decision* 

The approval authority is 
required to render their 
decision on all applications.  

M Mandatory Mandatory 

Issue written 
notice of decision 
with reasons 

Notice of decision with reasons 
is required for all applications. 

M Mandatory Mandatory 
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Step Rationale New Application11 
Mandatory (M) 

Discretionary (D) 

Revision to a 
Development Permit 

Revision to an 
Agreement12 

Make Permit 
approval a 
publicly available 
document. 

Depending on the nature of the 
application and class of 
development, the approved 
development permit may be 
made publicly available, similar 
to how site specific exemptions 
to the Zoning By-law or minor 
variance approvals are publicly 
available. 

M/D Discretionary. If 
change is 
substantive, may 
require updating 
publicly available 
document 

n/a 

Clear/Secure 
conditions, 
including 
registering an 
agreement on 
title (if 
applicable) 

Where development application 
approvals are subject to 
conditions prior to the issuance 
of the permit, the clearing of 
those conditions may be 
required. 

M (if applicable) Mandatory (if 
applicable) 

n/a 

Issue 
development 
permit 

Where the application is 
approved, and any conditions 
required prior to issuing the 
approval are met, the Town is 
required to issue the 
development permit. 

M Mandatory (to 
recognize change in 
permit) 

n/a 

Clear/Secure 
conditions, 
including 
registering an 
agreement on 
title (if 
applicable)  

Where development application 
approvals are subject to 
conditions after the issuance of 
the permit, the clearing of those 
conditions may be required. 

M (if applicable) Mandatory (if 
applicable) 

Discretionary, the 
revised agreement in 
most cases would 
need to be 
registered on title. 

Site Inspection Some clearances may require a 
site inspection. 

D D D 

2.6. Administrative Matters Key Directions 
Section 5 of this report provides key directions related to administrative matters which are informed by 

the preceding analysis and consultation with the public and stakeholders. 
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3. Community Building Elements 
In developing the Community Planning Permit (CPP) By-law, Ontario Regulation 173/16 identifies several 

community building provisions to be included in the by-law, as noted in Table 10 below. It is intended 

that these provisions would initially be applicable to Midtown Oakville in accordance with policy 

direction provided in the Official Plan. Some of the provisions may be applicable to other parts of the 

Town that may be deemed a Community Planning Area in the future. As such, when designing the by-

law consideration will be given to structuring it in a manner that would allow future area additions to 

the by-law, without having to repeat generally applicable provisions for each area. 

Prior to drafting the CPP by-law, some of these community building provisions require discussion and 

consultation to ensure that their formulation addresses the Midtown Oakville context.  

TABLE 10 COMMUNITY BUILDING PROVISIONS OF A COMMUNITY PLANNING PERMIT BY-LAW 

As generally noted by the themes provided in Table 10, the Community Building elements of the by-law 

are those that frame and direct development on the ground. While the by-law is required to implement 

the policies of the Official Plan, decision makers regarding development permit applications are guided 

by the policies of the Official Plan as well as any relevant guidelines, in addition to the by-law provisions. 

 
13 Prior to passing inclusionary zoning provisions in the by-law, the Town must have completed its housing needs 
assessment and have enabling inclusionary zoning Official Plan policies in effect. 

Theme By-law Provisions Per O. Reg. Options to Discuss/ Consider 

INCLUSIONARY  
ZONING13 

Set out provisions for inclusionary zoning (which requires 
the provision affordable housing) where enabling Official 
Plan policies are provided (O. Reg. 173/16 s. 4 (2) (d.1)) 

Section 3.1. 

LAND USE 
PERMISSION 

Set out and define permitted uses of land (O. Reg. 173/16 s. 
4 (2) (b)) 

See Section 3.2, 3.3. and 3.6. 

LAND USE 
Prohibitions, 
Restrictions, 
Regulations, and 
Parking 

Apply all matters set out in Section 34(1) of Planning Act re: 
Zoning (O. Reg. 173/16 s. 4 (3)) 

See Section 3.2., 3.3 and 3.6. 

STANDARDS Set out a list of minimum and maximum standards for 
development (O. Reg. 173/16 s. 4 (2) (c)) 

See Section 3.2. 

VARIATION 
(without 
conditions) 

Set out a range of possible variations from prescribed 
minimum and maximum standards that may be authorized 
when issuing a development permit (O. Reg. 173/16 s. 4 
(3)(f)) 

See Section 3.2. 

CRITERIA Set out a list of classes of development or uses of land that 
may be permitted if the criteria set out in the Official Plan 
and in the by-law have been met (O. Reg. 173/16 s. 4 (3)(d)) 

See Section 3.4. 

Decision Making 
CRITERIA  

Criteria to be used to make decisions regarding 
development permit applications (O. Reg. 173/16 s. 4 (3)(e)) 

See Section 3.4. 

CONDITIONS If the council wishes to impose conditions in making 
decisions under subsection 10 (9) (approving development 
permit application), outline the conditions (O. Reg. 173/16 s. 
4 (2)(i)) 

See Section 3.5. 
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Table 11 below summarizes the differences and similarities of Official Plan policy, CPP By-law provisions 

and guidelines in terms of their legislative authority, status and public consultation requirements.  

TABLE 11 COMPARISON OF OFFICIAL PLAN POLICY, BY-LAW PROVISIONS AND GUIDELINES  
OFFICIAL PLAN POLICY CPP BY-LAW 

(replaces Zoning) 
GUIDELINE 

Legislative 
Authority 

Planning Act, Section 17 Planning Act, Section 70.2 
and O. Reg. 173/16, Section 
4(1) 

None. 

Status Statutory document. 

Council adopts/ approves 
policies.  

Not applicable law. 

Statutory document. 

Council passes By-law. 

By-law is applicable law. 

Development permits issued 
per by-law are applicable 
law.14 

Non-statutory document, 
provided for information 
and guidance.  

Council may approve or 
endorse. 

Not applicable law. 

Public 
Consultation 

Required prior to adoption. Required prior to passing by-
law. 

Not required. 

When preparing the CPP By-law careful consideration should be given to determining the level of detail 

that is provided in the By-law relative to what is already provided in the Official Plan and what may be 

provided in a guideline, such as Designing Midtown.  In keeping with the objectives of using the 

Community Planning Permit System as a means to streamline planning approvals and to support flexible 

community building, the by-law should not be a repetition of the Official Plan policies, but rather be 

structured as a tool which is nested under the Official Plan and provides required provisions to 

implement the Official Plan policies.  The By-law should also not be overly detailed such that it would 

require frequent amendments to be responsive to market and context conditions to be able to approve 

development permit applications. Consequently, key directions are needed to determine the level of 

detail and specificity of by-law provisions, relative to that which is otherwise provided in the Official Plan 

and guidelines, as noted in Table 12 below.  With the understanding that applicants and evaluators of 

development permit applications are expected to consider all three document types, it is understood 

that the by-law may refer to both Official Plan policies and guidelines, as appropriate and where 

needed.  

TABLE 12 SPECTRUM DIRECTION THAT MAY BE PROVIDED IN THE OFFICIAL PLAN, BY-LAW AND GUIDELINES 
OFFICIAL PLAN POLICY CPP By-law element GUIDELINE 

Provides land uses at a high-level 
Permissions/ Prohibitions 

Provides qualitative descriptions, 
examples and illustrations. 

Provides required or discretionary 
standards, with qualitative and/or 
quantitative direction. 

Site Standards 

Provides broader range of standards 
for consideration and provides greater 
detail using examples and illustrations. 

 
14 Per O. Reg. 332/12 BUILDING CODE | ontario.ca Section 1.4.1.3 (1) (h), development permits are considered 
applicable law, as such the review and approval of building permits must be in compliance with plans, drawings 
and conditions related to an issued development permit. 
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OFFICIAL PLAN POLICY CPP By-law element GUIDELINE 

Provides criteria to consider in 
decision making in relation to use and 
standards. 

Criteria 
Provides greater detail using examples 

and illustrations. 

Provides types of conditions that may 
be imposed. Conditions 

May elaborate on conditions and the 
rationale for them. 

Provides permission for variations 
from policy standards. Variations 

Provides qualitative considerations for 
variations, using examples and 

illustrations. 

Table 13 provides an overview on a thematic basis of all Midtown Oakville relevant policies that will 

need to be considered when preparing the CPP By-law.  It is understood that some of these policies 

need not be reflected in the by-law, for example policies related to the Midtown vision and objectives 

may be referred to, and not repeated. It is also understood that policies related to administrative 

matters such as monitoring and advocacy would not be required in the by-law. Finally, some policies 

regarding qualitative and contextual matters related to urban design and public realm may benefit from 

a guideline document, where examples and illustrations may be provided. 

This Key Directions report is structured to consider options around the reliance on the by-law versus the 

Official Plan and guidance material when making development permit application decisions.  Once this is 

better understood, staff may prepare a draft CPP by-law and consult on the actual provisions. To assist 

with reviewing the draft by-law complementary guideline documents such as the draft Designing 

Midtown will also be available.  
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TABLE 13 OVERVIEW OF MIDTOWN OAKVILLE APPLICABLE POLICIES15 
Vision & Objectives Land Use Built Form Environment Infrastructure Implementation16 

2.2 Guiding Principles 
20. Preamble 

20.1  Goal 

20.2  Objectives 

20.3  Development 

Concept 

Figure E1: Precinct Areas 

20.4.1  Land Use, General 

Designation 

7.0 Community Uses 
11.4.1  High Density 

Residential  
12.5.1  Urban Core  
20.4.2 (a) Urban Core 
13.4.1 Community 

Commercial 
20.4.2 (b) Community 

Commercial 
14.3 Office Employment 
20.4.2 (d) Office Employment 
16 Natural Area 
17.2  Parks and Open Space 
20.4.2 (c) Parks & Open Space 
18 Utility 
20.4.2 (e) Utility 
Schedule L1: Land Use  

Figure E1: Precinct Areas 

Figure 2: Active Frontages 

6.0 Urban Design 
(unless 
superseded by 
section 20 
policies) 

20.5. 1 Urban Design 
and Built Form  

Schedule L2: Minimum 

Density 

Schedule L3: Maximum 

Density 

Schedule L4: Building 

Height Thresholds 

Figure E2: Active 

Frontages 

5.3.7 Cultural Heritage 
(condition) 

5.4 – 5.5 Archeological 
Resource 

6.  Sustainability 
(Checklist, Energy 
Conservation and 
Generation, Green 
Buildings, 
Grey/Brownfields, 
Waste Management, 
Subwatershed, 
Stormwater 
Management, Air 
Quality, Urban Forest, 
Hazard Lands) 

20.5. 3 Stormwater 
Management 

20.5. 4 Spill Flood Hazard 
and Hazardous Lands 

20.5. 5 Sustainability 

20.5.2 Mobility 
8.4 – 8.9 Rights of 

Way, Road 
Alignment and 
EAs 

8.9 – 8.10 Transit and 
Active 
Transportation 

8.11  Rail 
8.12. Provincial 

Highway 
8.15 – 8.16 Parking 

and Noise & 
Vibration 

9 Physical Services 
Schedule L5: 

Transportation 

Network 

Schedule L6: Active 

Transportation  

28.7.2  Temporary Use (Criteria) 
28.10  Legal Non-Conforming 
28.12 Land Acquisition and Parkland 

Dedication 
28.1    Community Planning Permit 

System 
20.6.1  Community Planning Permit By-

law 
20.6.6  Community Benefits 
28.16.2 Community Improvement 
28.19  Pre-Consultation and Complete 

Application 
20.6.2 Monitoring 
20.6.3 Implementation Measures 
20.6.4Phasing/Transition 
20.6.5 Landowner Agreements/ Cost 

Sharing 
29 Interpretation 
29.5  Glossary 
Schedule L3: Maximum Density 

Schedule L4: Building Height Thresholds 
 

NOTES:      

May be referred to 
within CPP By-law, need 
not be replicated. 

Land use permissions and 

prohibitions are mandatory 

provisions of by-law. 

Design standards and 
criteria may be 
implemented in CPP 
By-law and/or 
guidelines. 

Standards and criteria may 
be implemented in CPP By-
law and/or guidelines. 

Standards and criteria 
may be implemented 
in CPP By-law and/or 
guidelines. 

Criteria and conditions are implemented 
through CPP by-law and development 
permit application approvals. Including 
agreements registered on title. 

 
15  Text in blue are Midtown specific adopted policies (Town of Oakville, 2025). Text in black are policies that apply townwide.  Some Midtown Oakville policies may take 

precedence over general policies (Town of Oakville, 2025).  
16   Since adoption of the OPA 70, the Livable Oakville Plan Consolidation has included new sections into the OP, which has resulted in policy numbering changes such that 

policies in Section 28 are now provided in Section 30, and policies in section 29 are now provided in Section 31 of the Office Consolidation. 
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3.1. Affordable Housing 
A major driver for preparing a Community Planning Permit By-law for Midtown Oakville is to facilitate 

the development of affordable housing in this high-growth area. The need for sustained long-term 

affordable housing is enumerated in the Town’s recently released (Preliminary) Housing Needs 

Assessment. The rationale for using a Community Planning Permit System, along with other Planning Act 

tools such as Community Improvement Plan and Inclusionary Zoning is explained in the White Paper: 

Planning Act Tools to Facilitate the Development of Affordable Housing.  

3.1.1. Considerations 
To achieve the Midtown Oakville goal of creating a vibrant, complete, transit oriented community, 

wherein affordable housing is provided, the Town must ensure that provisions in the by-law enable 

viable development.  As such, the Town needs to apply a balanced approach whereby some of the 

affordable housing needs may be addressed through market housing.  

A recently published document by the Environmental Defence17  notes that to facilitate the provision of 

new affordable housing, several cost reduction measures need to be undertaken: 

• Lower land costs – this may be done through Inclusionary Zoning which establishes a 

precondition for affordable housing, and by pre-zoning large areas of land for medium and high-

density development, thereby increasing the supply of pre-zoned lands; 

• Lower construction costs – this may be done by supporting construction methods and materials 

that inherently reduce short and long-term (construction/operating/maintenance) costs; 

• Lowering carrying and procedural costs – this can be done through pre-zoning and streamlining 

development approval (which is what the adoption of the CPP by-law would be doing); 

• Reduce Development Fees and Charges – this may be done through existing Development 

Charge exemptions and deferrals, and may be further reduced through the implementation of a 

Community Improvement Plan, and/or through changes to the Town’s Fee by-law; and 

• Reduce Barriers to Small Builders and Renovators – this may be done through various means 

including providing clear and transparent processes, as will be the case for the approval of 

development permit approvals; and may also be addressed with the implementation of a 

Community Improvement Plan. (Environmental Defence) 

None of these measures, however, guarantee that units created will be or will remain affordable.  To 

ensure long term affordability, the Town needs to require developers that are benefiting from any of the 

above measures to enter into agreements with the Town and/or not-for profit partners, which are then 

registered on title, and commit to establishing and maintaining units at affordable prices or rents. Using 

the tools noted below provides the Town the authority to register affordable housing units on title and 

to require that the units remain affordable over a period of time and at an affordable price/rent.  

 
17 While the report is specific to midrise development, the recommendations regarding cost reductions may apply 
to all types of development. For more information, see: The Mid-Rise Manual: Unlocking Mid-Rise to End Ontario’s 
Housing Shortage, November 2024. 
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3.1.1.1. Inclusionary Zoning 

As discussed in the White Paper, where Inclusionary Zoning is implemented, it requires development to 

provide affordable housing units. These units are provided by all development within a specified area, 

provided the area is identified as Protected Major Transit Station Area, which is the case for Midtown 

Oakville. Adopted policy 20.4.1 (c) (ii) of the Official Plan states: “When and where in effect, 

development shall provide affordable housing in accordance with the Town’s inclusionary zoning 

policies and provisions.” This policy is intended to highlight the Town’s intent to use Inclusionary Zoning 

within Midtown, with the understanding that the prerequisite step of preparing a housing needs 

assessment must be completed prior to adopting enabling policies and by-law provisions.   

The Housing Needs Assessment analysis regarding Inclusionary Zoning (IZ) policies is still ongoing.18 

Decisions regarding the use of this tool are premature until that study is complete.  If Inclusionary 

Zoning is deemed appropriate for Midtown, the Town will need to amend the Official Plan to enable the 

tool in advance of adopting the implementing CPP by-law provisions.19 Once the enabling policies are in 

effect (i.e. 20-days after adopting the Official Plan amendment), the Town may pass the Community 

Planning Permit By-law that would include implementing provisions identified in Ontario Regulation 

232/18, such as:  

• minimum required size of development/redevelopment to which the inclusionary zoning 

provisions would apply (not less than 10 units); 

• the range of household income for which the affordable units would be provided; 

• the range of housing types and sizes of units that would be authorized as affordable units;  

• the required number of units or portion of gross floor area to be occupied by affordable units 

(up to a maximum of 5% of units or 5% of total floor area of all residential units not including 

common areas);20 

• the period of time for which the affordable units are required to be maintained as affordable 

(up to a maximum of 25 years);21  

• how the price/rent of affordable units would be determined;  

• requirements to register each unit as an IZ unit on title along with related restrictions; and 

• exemptions from the by-law for certain types of development. 

The Town may also include provisions that:  

• require owners of IZ units to provide a portion of net proceeds from the sale of affordable units 

to the Town; and 

• impose restrictions regarding the provision of off-site units, if the Official Plan allows it. 

 
18 The Town’s Housing webpage provides information regarding its ongoing housing related initiatives, including 
the Housing Needs Assessment. 
19 O. Reg. 173/16, Section 4 (3.1) states that before parts of the CPP by-law regarding inclusionary zoning are 
passed, the Official Plan enabling policies must be in effect.  Inclusionary Zoning policies are exempt from Ministry 
of Municipal Affairs and Housing approval, however, they are subject to appeal only by the Minister of Municipal 
Affairs and Housing. As such, there is a 20-day appeal period that would need to be observed before the 
amendment is in effect.  
20 These maximums are per the regulation as of May 12, 2025. 
21 This maximum is per the regulation as of May 12, 2025. 
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3.1.1.2. Community Improvement Plan 

Complementary to or instead of Inclusionary Zoning, the Town may implement a Community 

Improvement Plan (CIP). The use of a CIP to incentivize affordable housing is noted in adopted policies 

20.6.3 (a)(vii) and 28.16(k). Adoption of a CIP enables the Town to incentivize the provision of affordable 

housing by making public land available for affordable housing development, and/or through the 

provision of grants and/or loans. Unlike with Inclusionary Zoning, when establishing programs under this 

tool, the Town may impose conditions that require the provision of affordable units in perpetuity (i.e. 

longer than 25 years) and may require more than 5% of units or total residential GFA to be affordable. 

As noted above, investigation of this tool is ongoing.  

3.1.1.3. Deeming Affordable Housing as a Community Benefit 

As noted in section 4.0 Commensurate Community Benefits of this report, the Town has listed the 

provision of affordable housing as a community benefit for which the Town would permit the height of 

buildings to exceed the threshold height assigned to the site in Schedule L4: Building Height Threshold. 

As such, affordable housing may be deemed as a priority benefit that is provided by new development. 

Further to this, as noted in section 3.6, the Town may impose a condition similar to the Town’s 

Community Benefits Charge for development permit applications proposing buildings with a minimum 

of 5 storeys and 10 or more units, in lieu of cash, this condition may be met though in-kind benefits, 

which could include the provision of affordable housing. Depending on market conditions, these 

affordable units may include the required IZ units and/or units beyond the required IZ units.  F 

3.1.2. Options 
Based on preliminary viability analysis, over the short term the Town may need to implement all three 

tools to facilitate the development of affordable housing in Midtown.  This approach is consistent with 

the 2021 recommendations prepared by the Building Industry and Land Development (BILD) in relation 

to the adoption of Inclusionary Zoning policies in Toronto, wherein it advocated for a developer-

municipality partnership to provide affordable market housing within IZ areas (Building Industry and 

Land Development, 2021).22 The forthcoming Housing Needs Assessment work will inform the design of 

policies, provisions and programs that will need to be implemented together to ensure that a proportion 

of development is meeting some the affordability needs of the community, while ensuring that 

development is not precluded or forestalled.   

3.2. Criteria for Decision Making  
In accordance with O. Reg. 173/16, policy 28.15.6 of OPA 70 states:  

Approval of development permit applications shall be in conformity with this Plan and the CPP 

by-law. Criteria for decision making shall be provided in the by-law in accordance with relevant 

general and specific policies in this Plan, including policies respecting the permission of uses that 

are intended to be temporary in accordance with policy 28.7.2, and any other criteria that more 

 
22 This study reviews Inclusionary Zoning related reports and studies and notes that in principle BILD supports the 
use of Inclusionary Zoning where its implementation fosters partnerships, see: Affordable-housing-in-the-city-of-
Toronto.pdf. 
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specifically provides necessary guidance to achieve the Official Plan goal(s) and objectives that 

are applicable to the CPP by-law area.  

Furthermore, adopted policy 20.6.1 states:  

In accordance with Section 28.15, a Community Planning Permit (CPP) by-law shall be used to 

implement this Plan’s goals, objectives, and policies within the Midtown Oakville community 

planning permit area, as identified on Schedules L1 – L6, which establish the criteria to be 

included in the Community Planning Permit By-law for decision making. 

These policies acknowledge that the Official Plan policies collectively provide criteria for evaluating a 

development permit application and for making decisions regarding those applications. The approval 

authority must consider the community building vision, goals and objectives for Midtown, as well as the 

thematic direction and criteria provided in the relevant policies of the Official Plan, as highlighted in 

Figure 6 below. 

      

3.2.1. Considerations 
Based on a jurisdictional scan of in-effect CPP by-laws, the approach to preparing the by-law differs in 

terms of the level of detail, style and structure of the by-law.  The by-laws are prepared while keeping in 

mind that approval authorities are guided by Official Plan policy, by-law provisions and guideline 

material in their decision making. Each of these documents have a distinct status as noted in Table 11.  

The forthcoming by-law may include necessary criteria within its provisions, or may refer to relevant 

policies or guidelines where the criteria is stated and/or further elaborated.  

To address the desire for the by-law to facilitate a streamlined and flexible development permit 

approval process, unnecessary duplication of the Official Plan policies should be avoided. At the same 

time, too many cross references to OP policies and/or supporting guidelines may result in a 

cumbersome review of plans and drawings given that three or more documents may have to be 

consulted to determine that policies and provisions are being properly addressed in the development 

permit application. 

   

FIGURE 6 EXAMPLES OF POLICIES IN THE OFFICIAL PLAN THAT PROVIDE CRITERIA FOR DECISION MAKING 
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3.2.2. Options  
Concurrent with the development of the CPP by-law, the Town is also preparing guidance material, 

including urban design guidelines. Based on common practice, provisions of the by-law may include 

cross references to criteria policies of the Official Plan, embed criteria within the by-law, and refer to 

guidance material.  

3.2.2.1. Refer to relevant Official Plan Policy 

By referring to Official Plan policies, there is less duplication of language and less need to make 

amendments to both documents, if a change in criteria is needed.   

3.2.2.2. Embed Criteria within the CPP By-law 

Criteria provisions directly in the by-law may be more detailed than what is provided in the Official Plan, 

and provide ease of implementation since all necessary information is provided in one document.  

3.2.2.3. Provide Cross Reference to Guidance Document(s) 

Cross references to guidance documents allows for more flexibility regarding the implementation of 

criteria, since guidance documents are not statutory and do not require a formal amendment process. 

Guidance documents can provide variations to criteria, examples and illustrations using various formats 

to convey information. 

3.3. Permitted/Prohibited Land Use 
In accordance with the Official Plan, there are seven land use designations that apply to Midtown 

Oakville: High Density Residential, Urban Core, Community Commercial, Office Employment, Natural 

Area, Parks and Open Space, and Utility.  As noted in Table 13, the applicable policies for these land uses 

are provided in adopted Section 20.0 Midtown Oakville, as well as in other sections of the Official Plan.  

The land use permissions, criteria and conditions provided in these policies will need to be reflected in 

the by-law.   

3.3.1. Considerations 
When developing the Community Planning Permit (CPP) By-law provisions, consideration needs to be 

given to how detailed permissions/prohibitions should be. The Town’s current Zoning By-law provides 

land use permissions and prohibitions for some of the land use designations applicable to Midtown. 

Where appropriate, the CPP By-law could apply the same or similar provisions. In so doing, the by-laws 

are consistent with each other and the provisions are familiar to users of the by-laws. 

As noted above, it is important to acknowledge that the issued development permit is also considered 

applicable law.  As such, within the issued development permit specific land use permissions may be 

provided and will be referred to when issuing building and occupancy permits. 
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3.3.2. Options  
Table 14 provides a listing of permitted/prohibited uses. The table notes that the permission may be 

subject to criteria or conditions.  Consultation on the forthcoming draft by-law will inform whether the 

by-law provides greater details on permitted or prohibited uses than Official Plan policies to inform 

development permit application decisions regarding land use. 

TABLE 14 MIDTOWN OAKVILLE LAND USE PERMISSIONS AND PROHIBITIONS 
Examples of Permitted/Prohibited Uses Per Official Plan policies 23 
=  permitted, may be subject to criteria/conditions 
X=  prohibited, may be subject to criteria/conditions 
Blank =  use may be permitted as accessory/secondary to primary, 

and subject to criteria/conditions H
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Cemeteries;      
   

Commercial schools and training facilities  
   X X X 

Commercial uses, including large and small scale retail; service uses  
   X X X 

Community Uses/Public Service Facilities, such as: educational 
facilities, places of worship, day care centres, libraries, 
community/recreation and seniors’ centers, emergency services 

    X X X 

Cultural heritage uses        

Existing Uses:  including automotive related uses, stand alone 
commercial uses 

       

Fish, wildlife and conservation management, including forestry, 
essential public works, passive recreation features 

    
   

Hotels  
   X X X 

Housing, including non-market housing, emergency, transitional, 
supportive, special needs and affordable housing  

  X X X X X 

Light industrial uses    
 X X X 

New Drive-through facility X X X X X X X 

Offices, including major office  
   X X X 

Parks, parkettes; indoor and outdoor recreational uses        

Passive recreational uses, such as off-leash dog areas, community 
gardens, multi-use trail systems, and naturalized areas 

       

Places of entertainment  
   X X X 

Public halls  
   X X X 

Retail and service commercial uses including restaurants  
   X X X 

Temporary Uses        

Transit-related uses and facilities, including station building and related 
office uses, transit terminal, passenger amenity areas and public open 
space, passenger pick-up & drop off, surface and structured parking 

    X X  

Urban Agriculture (i.e. Vertical Farming Facility)     X X  

Watershed management and flood and erosion hazard control 
facilities 

       

 
23 Examples listed are based Section 20.4 of the OPA, and Livable Oakville Plan Sections: 11.4 High 
Density Residential, 12.5 Urban Core, 13.4 Community Commercial, 14.3 Office Employment, 16 Natural 
Area, 17.1 Parks and Open Space, and 18 Utility. 
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3.4. Existing Uses 
As noted in Table 14 above, the Official Plan includes policies that generally permit existing uses to 

continue. These policies recognize that the redevelopment of Midtown will occur in a gradual manner 

and that certain uses may remain in operation for many more years.  Where these uses are successful 

and are serving the needs of the community, the policies recognize that landowners may wish to expand 

the use or building within which the use exists in a manner that may not be in full conformity with the 

built-form policies of the Official Plan. This development is anticipated to be an interim measure before 

the site is fully redeveloped in accordance with the ultimate build-out vision for the area.  To ensure that 

such an expansion is not precluded by the CPP by-law, provisions in the by-law are required to 

acknowledge these interim development scenarios; while still protecting for the evolution of the long 

term use of the site and surrounding area. 

3.4.1. Considerations 
Presently, there is a mix of uses that exist within Midtown.  These uses include: automobile related uses 

(such as car dealerships, auto repair and gas station), hotel, office, apartment buildings, large format 

retail, grocery stores, commercial plazas, structured parking lot, surface parking lot, vacant land, and 

transit stations, among others. Some of these uses are in line with the overall vision for Midtown in 

terms of the use and their built-form, whereas others may provide a desired use but not in the ideal 

built form, and finally others are uses that are not desired over the long term. 

Midtown Oakville is identified as a primary strategic growth area, and as such an area that is prioritized 

for redevelopment and intensification.  To facilitate that redevelopment to occur expeditiously, the 

Town needs to ensure that development approvals are undertaken efficiently, and that infrastructure is 

provided to support the anticipated growth.  As such, the continuation of uses or their expansion should 

not occur where they would preclude or delay the provision of necessary infrastructure. Accordingly, 

permission for expansions to existing development is subject to criteria and conditions that need to be 

recognized in the CPP by-law. 

Furthermore, it is noted that the current Zoning By-law includes site specific zoning permissions and 

standards.  While these sites have not yet been developed in accordance with those zoning provisions, 

and to the extent that those provisions are in conformity with the Official Plan policies, the CPP by-law 

should ensure that those provisions continue. 

3.4.2. Options 
To address existing uses, the CPP By-law could provide site specific provisions or general provisions. 

3.4.2.1. Site Specific Provisions 

The use of site specific provisions is akin to Part 15 – Special Provision of the current Zoning By-law.  In 

this part of the By-law there are site or area specific provisions that are usually developed based on a 

private Zoning By-law amendment request.  The site specific “existing use” provisions could be similarly 

identified on a schedule of CPP By-law that identifies sites that are subject to provisions that are 

different from the general applicable provisions of the By-law, to recognize an existing use or private 

Zoning By-law permission that has not yet been realized on the specific site. 
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PRO 

• Carries forward existing provisions applicable to a site.  

• Clearly defines each site’s unique conditions. 

• Clearly defines legal permissions and standards for each site.  

• Provides recent development proponents assurance that the zoning provisions they have 

secured continue to exist. 

CON 

• Creates a precedent to provide site specific details in the CPP By-law that would otherwise be 

listed in a development permit, once the CPP By-law is in effect, and thereby defeats the 

streamline approval process of the CPPS. 

• May result in a cumbersome By-law document. 

• May require an amendment to the By-law when an existing use is proposed to expand or add 

new development to the site and therefore undermine the streamline approval process of the 

CPPS. 

3.4.2.2. General Provisions 

An alternative option is to comprehensively review all of the existing uses and determine which of those 

are compatible with the Official Plan and ensure that they are noted as permitted uses and built form 

within the by-law. For example, a five or greater storey hotel is, and continues to be, a permitted use 

and no site specific provisions would be required for that use. 

For uses and forms that are viewed as not in keeping with the Official Plan but permitted to continue or 

expand, provide appropriate conditions and criteria for them. For example, an existing large format 

retail facility, such as a grocery store, is a permitted use; however, its built form as a stand alone facility 

is not desirable over the long term.  If the landowner desires to expand the use, the Official Plan would 

permit the expansion, as long as the expansion would not preclude the provision of necessary 

infrastructure such as parks or roads on the site. As such, provisions within the by-law could refer to 

conditions related to existing uses as provided in the Official Plan in relation to specific land use 

designations, and/or provide general existing use provision applicable to all such existing uses as of the 

date the by-law is passed for the Midtown Oakville area.  

For an existing use that would not otherwise be permitted, such as a drive-through facility, the CPP by-

law provisions may preclude their expansion and not permit them to be re-established through future 

redevelopment. 

PRO 

• Using general provisions to address permitted, conditionally permitted and prohibited uses for 

existing or pre-existing zoning permissions is in accordance with the intent of the CPP system 

where the by-law is a high-level framework document implementing the Official Plan, and the 

issued development permits and pre-existing site plan approvals provide site specific details.  

• This option does not set a precedent for future CPP by-law site specific amendments to 

recognize specific permissions and standards for sites. 
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• More straightforward for development and allows for more flexibility for existing development 

to expand or add to a site. 

CON 

• Specific permissions and standards established for existing uses may not be easily found on a 

site-by-site basis. Some landowners may believe that certain use permissions that are 

permitted by the Official Plan policies have been removed through the passing of the CPP By-

law. 

• Without site specific permissions and standards listed, may be difficult to assess whether an 

expansion to or additional building/structure may be permitted in relation to existing use 

policies of the Official Plan. 

3.5. Variation from Standards 
O. Reg. 173/16 encourages CPP By-laws to include provisions that would permit variations from 

standards that are provided in the By-law.  As in typical Zoning By-laws, the CPP By-law could provide 

minimum and/or maximum standards for matters such as setbacks, step-backs, floor area, lot coverage, 

parking and loading, etc.  A development permit application however may propose a variation from that 

standard.  In the traditional land use planning system, to obtain that variation a new application for 

minor variance to the Committee of Adjustment would need to be made.  In the CPP system, a separate 

application is not required. Instead, the approval authority may consider the proposed change in the 

context of the Official Plan policies, provisions of the by-law and information provided in a guideline to 

determine whether the proposed variation is supportable, to the extent that the by-law would permit it.  

In that regard, provisions need to identify for what matters a variation may be permitted and to what 

degree.  In terms of the degree of variation, it may be expressed as a percentage, or numeric value, or 

may be expressed in a qualitative or objective based approach.  

There are many policies in the Official Plan and within OPA 70 that provide general and specific 

standards. Permission for a variation from a standard is often indicated where policies use words like: 

“may,” “should”, “encourage” or “subject to.” Some standards and/or permissions may also be subject 

to conditions (i.e. provision of community benefit for height over building height threshold) which are 

discussed in Section 3.6 below.  

3.5.1. Consideration 
A significant aspect of the Community Planning Permit System is a recognition that Official Plans are 

visionary documents intended to be implemented over the long term.  While the best available 

information is used to prepare these documents, they cannot anticipate all circumstances, opportunities 

and challenges, and as such some flexibility is needed in their long term implementation to ensure that 

the document remains relevant.  As such, the implementing CPP By-law also needs to build in some 

flexibility to maintain its relevance and its goal of streamlining development permit approval.  

Through alignment with Official Plan policy, the CPP By-law can be structured to achieve that goal, while 

also maintaining the integrity of the CPP System of being transparent and providing development 

certainty.  
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Concurrent with the preparation of the CPP By-law, the Town is also preparing urban design guidelines 

for Midtown Oakville.  As these two documents are drafted, consideration can be given to whether 

provisions need to be in one or the other document, or in both. 

3.5.2. Options 
When developing the CPP By-law, the Town may apply numeric or qualitative/objective based provisions 

to set parameters for variations from standards.  

3.5.2.1. Numeric/Percentage Based Variation 

While the CPP By-law may include minimum and maximum standards for certain matters, in some cases 

variations to those standards may be warranted.  The CPP By-law provision may include preset 

‘tolerances’ for variation from those standards.  For example, the Official Plan policy states that the 

minimum podium separation should be 15 metres. The CPP By-law could then establish a minimum 

separation distance of 15 metres, and allow for up to a percentage variation to this separation where 

circumstances warrant it. 

Another example could be the Official Plan policy that requires the replacement of existing non-

residential gross leasable floor area with new development.  The policy indicates that the minimum 

gross leasable floor area is required to be provided within new development, unless a study 

demonstrates that less gross leasable non-residential floor area would satisfy the employment 

objectives provided in the Official Plan within the same precinct area.  In this case, the CPP By-law could 

include a numeric percentage to which the requirement could be lessened, irrespective of the study 

findings. 

PRO 

• Variation permission is predictable, reduces need to resubmit plans and drawings. 

• Variation is unambiguous and leads to objective decision making. 

• Permission for variation is relatively easy to administer. 

CON 

• Preset numeric variation may not address all circumstances/situations, and in some instances 

may not be appropriate for a particular site/situation.  

• May allow for unexpected/negative outcomes. 

• Permitted numeric or percentage values may not be reasonable for all sites/blocks. 

• Where the preset numeric variation does not address a particular circumstance, an amendment 

to the CPP By-law (which would require a separate application to Council) would be required 

before a development permit application may be approved, thus undermining the objective of a 

streamlined approval process. 

3.5.2.2. Qualitative/Objective based variation 

Using a qualitative or objective based variation means that the applicant may seek a variation from a set 

standard of the By-law where: 
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• the need for the variation is explained,  

• there is confirmation that the variation does not create a negative impact, and  

• the overall proposal continues to meet the vision and objectives of the Official Plan.  

Using the above example, if the by-law establishes a minimum separation distance of 15 metres 

between podiums, however the design of the buildings and how they are situated on the site still 

provides sufficient distance between podiums to allow for safe passage between buildings and adequate 

sunlight to habitable spaces within the lower levels of the podium, then a lesser separation distance may 

be acceptable. This may be a matter that is discussed in a design guideline that provides context and 

considerations for a development permit application that proposes more narrow building separation 

distances. 

Using the second example, this objective based approach is in-line with the policy that indicates that 

should a supporting study demonstrate that the employment objectives for the precinct area are met, a 

lesser amount of gross leasable non-residential floor area (GLFA) may be permitted. In this example, 

there is no preset reduction in the GLFA, and the approval authority would make its decision based on 

the findings of the report provided. 

PRO 

• Variation permission is based on whether the request continues to address relevant objectives 

or qualities of development.  

• Allows for variation relative to site specific circumstances and unanticipated conditions. 

• Maintains the objective of a streamlined approval process. 

CON 

• Variation permission is not predictable.  

• The permission for variation is less objective, may result in an inconsistent response to similar 

applications. 

• More time may be required to prepare and respond to the request for variation given the need 

to provide and accept the rationale for each request. 

3.5.2.3. Hybrid 

The hybrid option would result in a CPP by-law that, for some matters, permits an objective/quality 

based permission for a variation from standards, and in other cases uses a numerically based variation, 

depending on the standard.  This approach would rely on the policies of the Official Plan and guidance 

material to inform the type of variation and the decision making process associated with it.  

3.6. Conditions 
In accordance with the regulation, the OP policies set out the types of conditions that may be imposed 

in the following policies:  

28.15.3 Any requirements, standards, conditions, criteria set out in the policies of this Plan that 

are related to site plan control or zoning are deemed to also apply in the context of a 

Community Planning Permit By-law. 
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28.15.7 Approval of development permit applications may be subject to conditions that are to 

be met prior to, at the time of, or following issuance of a development permit. 

28.15.8 The CPP by-law may include any of the types of conditions listed in O. Reg. 173/1624, as 

well as:  

a)  conditions that require payment in lieu of a matter that is otherwise required;  

b)  conditions that provide the Town with an equivalent benefit that is otherwise 

gained through the implementation of the Town’s community benefits charge by-

law;  

c)  any other type of condition that is required to ensure the safety and security of 

persons, property, and the natural environment;  

d)  conditions that establish lapsing periods for development permit approval after 

which the approval is rescinded;  

e)  conditions which establish a set time within which the development permit is in 

effect;  

f)  conditions which put a development permit issuance on hold until a specified time 

or specified matter(s) has/have been addressed.  

28.15.9 Any such condition may require an agreement which may be required to be registered 

on title.  

3.6.1. Considerations 
As noted in policy 28.15.7, the approval of a development permit application may be subject to 

conditions that are met prior to, at the time of, or after the issuance of a development permit, and some 

conditions may be met long after the development permit is issued. The ability to impose the full range 

of conditions noted above is unique to the community planning permit system.  While some of the listed 

conditions are imposed via similar approvals, (i.e. site plan or minor variance) such as conveyance of 

land or entering into agreements; others, such as monitoring requirements, are new to the Town.  

O. Reg. 173/16 requires that the CPP by-law to outline conditions that the approval authority may 

impose when approving development permit applications. The outline would provide a general 

description and/or provide essential features of the types of conditions noted above. 

Provisions in the by-law could include all or some of the following:  

• description of condition,  

• whether the condition is met prior to, at the time of, or after development permit issuance,  

• whether the condition needs to be registered on title,  

• whether certain types of development may be exempt from having to satisfy the condition, and  

• cross references to Official Plan policy and/or guidance document to provide guidance in terms 

of structuring the condition. 

 
24 See Table 15 for the list of conditions provided in O. Reg. 173/16. 
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3.6.1.1. Description of condition 

A description of the condition would elaborate on the condition listed in section 28.15 of the Official 

Plan. The description may include how this condition is generally intended to be met. For example, if a 

condition of approval is that land is dedicated to the Town, the condition may be that the lands to be 

conveyed are clearly denoted on the issued development permit. Table 15 provides the list of conditions 

along with their description. 

TABLE 15 PROPOSED DESCRIPTION OF CONDITIONS 
Condition O. Reg. 173/16 and OP Policy Description 

Cash-in-lieu of Parking 
 

1. A condition that is permitted by 
section 34, 40, 41 or 42 of the Act or by 
section 113 or 114 of the City of 
Toronto Act, 2006. 
 

Subject to Town parking strategy, Town 
may permit cash-in-lieu of providing 
parking, where proposal is in need to 
parking but is not able to provide it on 
site.25  

Site Plan related conditions See Planning Act section 41 (7) and (8). 
Includes conveyance of land for right-
of-way (ROW) or expansion to ROW, 
provision of transit facility, etc., to be 
identified on the development permit 
plan. 

Parkland Dedication or Cash-
in-lieu 

See Town by-law Parkland-Dedication-
By-law  

Tree Protection and on site 
vegetation 

2. A condition that is related to the 
removal or restoration of vegetation. 
 

See Town by-laws Private-Tree-
Protection-By-law and  Town-Tree-
Protection-By-law 
Furthermore, conditions may apply to 
managing and maintaining vegetation 
that is provided to address 
sustainability of development such as 
green roofs and walls, bioswales, 
stormwater management, and 
measures to address heat-island effect.  

Site Alteration 3. A condition that is related to site 
alteration, including but not limited to, 
i. alteration or restoration of the grade 
of land, and 
ii. placing or dumping fill. 
 

See Town by-law Site-Alteration-By-law 
Conditions may include matters that 
address water balance and storm 
water management to ensure no 
negative impact from development. 
  

Monitoring 4. A condition that is related to ongoing 
monitoring requirements that are 
considered necessary for the protection 
of, 
i. public health and safety, or 
ii. the natural environment. 
 

Monitoring of matters related to public 
health and safety and the natural 
environment may be a condition of 
development permit approval.  The 
condition would include the means, 
frequency, and duration of monitoring.  
This may include the monitoring of low 
impact development measures to 
ensure that they continue to provide 

 
25 Per the Planning Act, the Town is not able to require minimum parking rates, except for bicycle parking. As such, 
a cash-in-lieu provision would apply where the applicant has identified a need for parking but is unable to provide 
it on site. 
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Condition O. Reg. 173/16 and OP Policy Description 

the function for which they were 
designed. 

Community Benefit  5. A condition that requires the 
provision of specified facilities, services 
and matters in exchange for a specified 
height or density of development, 
which may be within the ranges set out 
under clause (2) (c) or outside those 
ranges as set out under clause (3) (f). 
 

In exchange to permitting building 
heights to exceed established height 
thresholds, proportional community 
benefit(s) as listed in the Official Plan 
are required to be provided.  (See 
section 4 of this report regarding the 
threshold height and standards, and 
options for defining proportional.)  

Exception to prohibited 
matters related to wetlands, 
hazard and contaminated 
lands, and natural heritage 

6. With respect to land described in 
paragraph 3 [marshy lands], 3.1 
[contaminated lands; sensitive or 
vulnerable] or 3.2 [natural features and 
areas] of subsection 34 (1) of the Act, a 
condition that is related to the matters 
that would otherwise be prohibited 
under those paragraphs. 
 

N/A 

Agreements 7. A condition requiring the owner of 
the land to enter into one or more 
agreements with the municipality 
respecting one or more other 
conditions imposed under clause 10 (9) 
(c), (d) or (e).  
 
28.15.9 Any such condition may 
require an agreement which may be 
required to be registered on title.  
 

An agreement between the land-owner 
and the Town may be required per 
Planning Act and/or policies of the 
Official Plan. Agreements may address 
matters related to site remediation, 
securities for provision of site 
improvements and facilities such as 
wayfinding signs, trees, public art, 
provision of housing over the long 
term, etc.  
Certain agreements may be required to 
be registered on title to ensure that the 
provisions of the agreement apply to 
future landowners. 

OP policy criteria or 
conditions related to site 
plan control or Zoning By-
law 

28.15.3 Any requirements, standards, 
conditions, criteria set out in the 
policies of this Plan that are related to 
site plan control or zoning are deemed 
to also apply in the context of a 
Community Planning Permit By-law. 
 

This provision is provided to ensure 
continuity of criteria, conditions that 
are associated with site plan control 
and zoning.  Policies in the Official Plan 
related to matters such as legal non-
conforming uses, and holding 
provisions apply to development 
permit applications.  

Payment in Lieu 28.15.4  
a)  conditions that require payment in 

lieu of a matter that is otherwise 
required;  

For any of the conditions listed, where 
the applicant is unable to provide the 
required condition in kind, the Town 
may accept cash-in lieu of the in-kind 
matter. 

Community Benefit Charge 
By-law equivalent 

28.15.4 
b)  conditions that provide the Town 

with an equivalent benefit that is 
otherwise gained through the 

The Town’s Community Benefit Charge 
By-law does not apply within a CPP 
area.  To ensure fairness across the 
Town, development that is 5 storeys or 
greater and provides more than 10 
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Condition O. Reg. 173/16 and OP Policy Description 

implementation of the Town’s 
community benefits charge by-law;  

units will be subject to the same charge 
that is provided in the Community 
Benefits Charge By-law 2022-069, 
unless exempt from the charge. In lieu 
of the cash charge, in kind benefit may 
be provided. In-kind benefits may be 
matters listed in adopted policies 
20.6.6 and 28.15.12 of the Official Plan. 

Protection of safety and 
security of persons, property 
and natural environment. 

28.15.4 
c)  any other type of condition that is 

required to ensure the safety and 
security of persons, property, and 
the natural environment;  

Where proposed development requires 
mitigation from hazards, or is required 
to provide ongoing mitigation to 
protect the natural environment, 
conditions may be required to ensure 
that those mitigation efforts are 
maintained over the long term. For 
example, the provision of a landscaped 
buffer to the “natural area” or on-going 
maintenance of a swale may be a 
condition of the development permit. 

Lapsing of approval 28.15.4 
d)  conditions that establish lapsing 

periods for development permit 
approval after which the approval is 
rescinded;  

To ensure timely development and that 
any development permit application 
approval continues to be contextually 
appropriate, the Town may impose a 
lapsing date in relation to the 
development permit application and/or 
the issued development permit. For 
example, the development permit 
application that is subject to fulfilling 
conditions prior to development 
permit issuance may lapse within a set 
period of time, if conditions are not yet 
fulfilled/satisfied. Or, the issued 
development permit may lapse if 
building permits are not applied for 
within a set period of time. 

Temporary Use 28.15.4 
e)  conditions which establish a set 

time within which the development 
permit is in effect;26  

A development permit may be 
temporary to allow a use within a set 
period of time. This may be 
appropriate for seasonal uses and 
interim uses.  

Holding Provision 28.15.4 
f)   conditions which put a development 

permit issuance on hold until a 
specified time or specified matter(s) 
has/have been addressed.  

A development permit application may 
be approved, however, the issuance of 
the permit may be withheld until 
specified matters are addressed and/or 
complimentary permits are issued.  
This condition may be appropriate 
where certain studies must be 
completed; infrastructure is required 

 
26 Adopted policy 28.15.6 of the Official Plan provides a cross reference to policy 28.7.2 (now 30.7.2 of the 2025 
Office Consolidation) which provides criteria for temporary uses. 
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Condition O. Reg. 173/16 and OP Policy Description 

to be in place to service the proposed 
development; or where permits from 
other entities such as Conservation 
Halton are required. 

3.6.1.2. Timing to meet condition 

The By-law could identify whether certain conditions are required to be met prior to or following 

development permit issuance, or both.  For example, the dedication of land must be noted on the issued 

development permit plan, and prior to issuing a building permit the applicant is required to prove that 

the deed to that land has been transferred to the Town. 

3.6.1.3. Agreement(s) Registered on Title 

The By-law could identify which type of conditions would require an agreement between the 

applicant/land-owner and the Town or another entity, and which of those agreements are required to 

be registered on title.  For example, an application that proposes to provide affordable residential units 

may be required to register those units on title, to ensure that they remain affordable within the 

established timeframe, and at a rate that is deemed affordable based on the terms of the agreement. As 

another example, where there is a responsibility for the end user to maintain a matter on site, an 

agreement for that perpetual maintenance to occur would also be registered on title. 

3.6.1.4. Exemptions from Conditions 

In some instances, certain types of development may be exempt from having to fulfil a condition that 

would otherwise be required for any other development. These exemptions could be noted in the By-

law.  For example, a condition to provide 4% of land value in-cash or in-kind to obtain a development 

permit approval (as per policy 28.15.4 (b)) may not be applicable to all classes of development and/or all 

types of development (as is the case with the current CBC By-law).  These exemptions could be noted in 

the By-law as it relates to each type of condition, where applicable.  

3.6.1.5. Cross References to Official Plan Policy  

In some instances, the drafting of a condition may need to consider direction provided in the Official 

Plan. Providing appropriate cross references ensures that the policy direction is followed/considered.  

For example, for a development permit application that proposes to provide a mid-block connection, the 

adopted Official Plan policy 20.5.2 (c)(iii) states that the connection may be publicly or privately owned 

and shall be publicly accessible.  As such, the development permit application approval may include a 

condition that certain lands are conveyed to the Town for public access, or a condition that a public 

easement over the land is secured prior to building permit issuance. As such, the policy cross reference 

would provide context for conditions related to land dedication and agreements registered on title.  

Furthermore, adopted policy 20.5.2 (c)(v) identifies a number of matters that may be provided within a 

mid-block connection, such as lighting and bicycle parking facilities, as a condition of approval. The 

issued development permit would need to include where those facilities are to be located within the 

site. As such, the policy reference in the provisions of the by-law provides context for why the condition 

Page  239 of 353



3. Community Building Elements 

Midtown Oakville Preparing the Community Planning Permit By-law Key Directions Report Town of Oakville 

41 

is stated in the development permit application approval. Consideration needs to be given to how 

detailed the policy references should be; i.e., a general reference to section 20, or references to specific 

policies of the Official Plan. 

3.7. Schedules and Maps 
To support the implementation of the OPA, consideration needs to be given to the maps and figures 

provided in the Official Plan and whether any or all of them need to be reflected in the by-law. Within 

OPA 70 there are six schedules and two figures.  These maps assist with the interpretation of policies 

related to land use, built-form, and infrastructure. In addition, policies refer to spill flood hazard and 

hazardous lands which are mapped by Conservation Halton.  

3.7.1. Considerations 
Typically, zoning maps depict land use designations provided in the Official Plan. These zoning maps are 

referred to in order to determine land use permissions and specific built form standards that may be 

different based on the zone within which the site is located. Sometimes the zoning maps may be more 

granular than what is provided in an Official Plan. For example, the Official Plan may have a land use 

designation of Urban Core (UC), whereas the Zoning By-law may have sub-zones UC1, UC2, etc. where a 

distinction among these areas is warranted based on use permissions or other matters. 

Some zoning maps use “overlays” to address certain matters.  The overlay is useful when desired by-law 

provisions do not align with a zone and are intended to be applied to general areas. For example, the 

newly adopted Zoning By-law for the City of Richmond Hill includes schedules that assign maximum 

density of development to areas zoned as Centres and Corridors, and separate schedules that assign 

minimum and in some cases maximum building height, along with maximum podium height, that are 

separate from the zones assigned to those areas (City of Richmond Hill, 2025).  

To further assist with interpretation, a by-law may also include appendices. The appendices provide 

information that assists with the interpretation of the by-law. The appendices are usually not statutory, 

which means they can be updated without a formal amendment to the by-law.  As an example, the 

current Town of Oakville Zoning By-law appendix includes a map of conservation authority regulated 

areas.  This information originates from the conservation authorities and may be updated when these 

authorities update their mapping.  

When preparing the CPP By-law, consideration needs to be given to if and how the OP schedules and 

figures need to be recognized in the By-law. Table 16 below provides an overview of the relevant Official 

Plan schedules and their relationship to the CPP By-law. 

TABLE 16 OFFICIAL PLAN SCHEDULES AND FIGURES AND THEIR RELATIONSHIP TO THE BY-LAW 
Schedule/Figure Purpose  Relationship to the CPP by-law 

Schedule L1: Land 
Use 

Assigns permitted/prohibited uses that align 
with overall Midtown vision. 
 
Conceptually designates future public parks, 
actual parks are designated as Park and 
Open Space.  
 

Permitted and prohibited uses are required 
provisions of the by-law. 
 
Land for future parks may be acquired as a 
condition of development permit application 
approval. 
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Schedule/Figure Purpose  Relationship to the CPP by-law 

Through future OP consolidations, new 
parks are redesignated accordingly. 

Future public parks may require an 
administrative change to be recognized in 
the By-law as public park. 

Schedule L2: 
Minimum Density 

Assigns minimum density of development on 
a block/sub-block basis. Density assignments 
do not directly align with land use 
designations. 

CPP By-law is required to provide minimum 
and maximum standards.  

Schedule L3: 
Maximum Density 

Assigns maximum density of development 
on a block/sub-block basis. Density 
assignments do not directly align with land 
use designations. 

CPP By-law is required to provide minimum 
and maximum standards. Approval of 
development permit applications are 
required to ensure that maximum density 
requirements are not exceeded. 

Schedule L4: 
Building Height 
Thresholds 

Assigns threshold building height, 
development that proposes to exceed 
height is required to provide a proportional 
community benefit in relation to the 
additional height permitted. 
Height thresholds do not directly align with 
land use designations or density 
assignments. 
Assigns minimum height requirements for 
certain types of development. 

CPP By-law is required to provide threshold 
that triggers provisions that allow the Town 
to negotiate community benefits in 
exchange for permitting height above the 
threshold established in the By-law. 
 
Approval of development permit 
applications are required to ensure that 
minimum height requirements for certain 
development are met. 

Schedule L5: 
Transportation 
Network 

This schedule provides a new network of 
streets to facilitate movement of people and 
goods and delineate development blocks. 
This schedule also identifies the provision of 
new bridges and underpasses, transit hubs 
and BRT stations, and required right-of-way 
widths for streets.  

The provision of transit facilities and transit 
user amenities may be considered as a 
community benefit to be provided in 
exchange for an increase in height above the 
thresholds provided in Schedule L4.  
 
The provision of new roads/road widenings 
may be a condition of development permit 
application approval. 
 

Schedule L6: 
Active 
Transportation  

To support objectives of Midtown Oakville 
where residents, workers and visitors utilize 
multiple modes of transportation, this 
schedule identifies future active 
transportation routes, and facilities to 
provide for an interconnected network.  
The schedule also identifies mid-block 
connections to increase opportunities for 
active transportation travel. 

Certain facilities identified on this schedule 
may be considered as a community benefit 
to be provided in exchange for an increase 
in height above the thresholds provided in 
Schedule L4.  
Provision of mid-block connections would be 
identified in development permit 
applications, their conveyance to the town 
or public access easement may be a 
condition of development permit application 
approval. 
Location of buildings within a development 
permit application should provide 
allowances to create mid-block connections 
as conceptually shown on Schedule L6. 

Figure E1: 
Precincts 

Precinct areas have unique qualities that 
collectively achieve the vision for Midtown. 
This map identifies the lands that are subject 

Variations to standards related to minimum 
non-residential gross leasable floor area are 
linked to precinct areas identified in Figure 
1. 
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Schedule/Figure Purpose  Relationship to the CPP by-law 

to each of the five precinct areas of 
Midtown.  

Figure E2: Active 
Frontages 

This figure highlights certain street fronts in 
Midtown that are targeted to provide street-
facing non-residential uses and wider 
building setbacks to ensure active, vibrant 
walkable streets. 

Certain built form standards and use 
permissions are required for areas of 
Midtown that are identified as Active 
Frontage on Figure 2. 

3.7.2. Options  
The following options may be considered in relation to each schedule or figure of the Official Plan:  

3.7.2.1. Provide as a schedule/map of the by-law 

A map/schedule of the By-law is a statutory element of the By-law and any amendment to the 

map/schedule would need to be undertaken through a formal process in accordance with section 34 of 

the Planning Act. As a map/schedule, it connects multiple provisions of the By-law to specific areas 

within the CPP area. 

3.7.2.2. Provide as an overlay schedule 

An overlay schedule of the By-law is a statutory element of the By-law and any amendment to the 

overlay schedule would need to be undertaken through a formal process in accordance with section 34 

of the Planning Act. As an overlay schedule, it connects certain provisions of the By-law to specific areas 

within the CPP Area.  

3.7.2.3. Provide as an appendix 

An appendix of the By-law is a non-statutory, information element of the By-law and any amendment to 

it may be done administratively. The information is provided along with the By-law for ease of 

reference. 

3.7.2.4. Do not provide in the by-law 

For some matters, only a reference to the Official Plan schedule or figure may suffice.  In this manner, 

information is not repeated in the By-law and any amendment to the schedule/figure is undertaken only 

within the Official Plan and not also to the CPP By-law. 

3.8. Community Building Key Directions 
Section 5 of this report provides key directions related to community building matters which are 

informed by the preceding analysis and consultation with the public and stakeholders. 
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4. Commensurate Community Benefits 
In accordance with the O. Reg. 173/16 sections 3(5) the Official Plan includes policies that allow the 

Town to impose conditions along with development permit approval that require the applicant to 

provide facilities, services or matters in exchange for the Town permitting development to exceed 

specified building heights.  These adopted policies are as follows: 

28.15.10 Where the CPP By-law authorizes conditions that require the provision of specified 

facilities, services and matters in exchange for a specified height or density of development, the 

CPP By-law shall:  

a)  include provisions establishing a proportional relationship between the quantity or 

monetary value of the facilities, services and matters that may be required and the height 

and/or density of development that may be allowed, and 

 b)  establish density and/or height thresholds in accordance with CPP Area policies of this Plan. 

For the subject sites to which these provisions would apply, the threshold height and/or 

density must be greater than the required minimum and lower than the maximum height 

and/or density permitted in this Plan.  

i.  In the case of Midtown Oakville, the building heights set out on Schedule L4: Threshold 

Heights are the applicable building height thresholds, and the minimum and maximum 

densities set out on Schedules L2: Minimum Density and L3: Maximum Density are the 

applicable minimum and maximum densities, respectively, referred to in policy 28.15.10 

(b).  

28.15.11 All facilities, services, and matters as well as cash-in-lieu of them shall be allocated to 

lands within the subject community planning permit area. 

Specific to Midtown and the implementation of this type of condition are the following policies and 

schedules:  

20.5.1 (f) Building Height 

i. Building height thresholds are shown on Schedule L4. Additional height beyond the 

threshold may be permitted through a development permit application or through a 

rezoning application, subject to:  

1. the maximum density allocation for the site is not exceeded, and  

2. community benefits or cash-in lieu of benefits, which are listed in Section 

28.15.12 and Section 20.6.6, are provided in accordance with town by-laws.  
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FIGURE 7 EXCERPT OF SCHEDULE L4: THRESHOLD BUILDING HEIGHT 

20.5.1 (e) Site Density 

ii.  The maximum gross floor area that may be permitted on a development site shall be in 

accordance with floor spaces indices provided on Schedule L3: Maximum Density and 

the policies of this Plan. 

 

 

 

To give effect to these policies, the CPP By-law is required to:  

o provide minimum and maximum standards, and may provide variations to those standards, as 

discussed in Section 3.0 of this report,  

o authorize imposing a condition to provide facilities, services and matters in exchange for permitting 

a specified height or density that is within the minimum and maximum standards of the By-law and 

may be outside of permitted variations to those standards.  

o specifically identify where within the CPP Area the condition may be imposed, and 

o establish a proportional relationship between the quantity or monetary value of facilities, services 

and matters that may be required and the height or density of development that may be allowed. 

FIGURE 8 EXCERPT OF SCHEDULE L3: MAXIMUM DENSITY 

Page  244 of 353



4. Commensurate Community Benefits 

Midtown Oakville Preparing the Community Planning Permit By-law Key Directions Report Town of Oakville 

46 

When reviewing development permit applications, the approval authority must take into consideration 

the policies and provisions related to the permission of exceeding building height thresholds in exchange 

for providing facilities, services, or matters (i.e. community benefit) along with the balance of policies 

and provisions of the OP and CPP By-law. As such, the provision of community benefit does not over-

ride other policy/by-law requirements (i.e. urban design elements).  

This section of the Key Direction report focuses on determining the appropriate proportional 

relationship provisions the CPP By-law should provide. When establishing this proportional relationship, 

several factors should be considered: 

• expectations for both applicant and Town are clear,  

• proportional relationship is fair for both the Town and the applicant,  

• the benefit provided is valued by the community receiving it, and 

• the proportional relationship approach is repeatable. 

To inform proposed options, the Town may consider current procedures in terms of previous Planning 

Act s. 37 Bonus provisions and the current Community Benefits Charge as depicted in Table 17, as well 

as by considering provisions used by other municipalities where the CPP By-law is in effect or drafted, as 

listed in Table 18.  This information along with consultation on this matter will assist in determining: 

a) whether certain community benefits should be prioritized and if so how; 

b) whether the ability to negotiate community benefits should be delegated, and if so to whom; 

c) whether notice should be given to third parties about the applicant’s interest to provide 

community benefits in exchange for height, and if so when, to whom and by what means; and 

d) what are the appropriate provisions to include in the By-law to address the proportional 

relationship between building height permission and the provision of community benefits (i.e. 

facilities, services or matters). 

TABLE 17 OVERVIEW OF TOWN PROCEDURES FOR SIMILAR COMMUNITY BENEFIT ATTAINMENT PLANNING ACT TOOLS 
Procedure Element Section 37 Bonusing  

(Town of Oakville, n.d.) 
Community Benefit Charge 

(Town of Oakville, 2022) 

Trigger to negotiate Complete application, applicant indicates 
desire to exceed height/density threshold 
provided in OP. 

All applications 5 storeys or greater and 
with 10+ units are required to pay fee. 

Authority to negotiate   

• new application,  

• change to 
agreement terms 

Executive Leadership Team is advised. 
Director of Planning and Development, 
Legal and Finance are involved in the 
negotiation. 
Council passes by-law which includes 
Section 37 provisions. 
Council approves recommendations to 
permit the bonus in exchange for 
community benefit. 
Council authorizes staff to execute Section 
37 agreement, agreement includes 
provisions to allow for changes. 

Administration of this by-law is delegated 
to the  

• Manager of Realty Services – re land value 
appraisal;  

• Director, Planning and Development – re: 
planning application and provision of in-
kind matter and  

• Treasurer – determination of fees and 
manages reserve fund.  

Notice of negotiation Per Planning Act, notice of public hearing n/a 

Page  245 of 353



4. Commensurate Community Benefits 

Midtown Oakville Preparing the Community Planning Permit By-law Key Directions Report Town of Oakville 

47 

Procedure Element Section 37 Bonusing  
(Town of Oakville, n.d.) 

Community Benefit Charge 
(Town of Oakville, 2022) 

Measure of 
“commensurate” 
benefit 

Based on a percentage of land value uplift 
(typically 50% of uplift) 

CBC charge is 4% of pre-building permit 
land value, in cash or in-kind per matters 
listed in the Town’s Community Benefits 
Charge Strategy 
Note: strategy identifies specific matters 
and estimated costs.  

Notice of decision 
(result of negotiation) 

Per Planning Act, notice of decision to pass 
by-law 

n/a 

Agreement Required, and is registered on title May be required, and registered on title 

TABLE 18 SUMMARY OF PROPORTIONAL RELATIONSHIP PROVISIONS IN IN-EFFECT AND DRAFT CPP BY-LAWS 
Jurisdiction and 
[Status as of 
April 28, 2025] 

Relevant Section of By-
law 
[Notice]  

Incentive 
[Negotiator]
  

Benefit Calculation Provision 

City of 
Brampton (City 
of Brampton, 
2015)  
[In effect] 

Chapter 1 General 
Provisions, Section 5.7 
Chapter 2, Part 5 
Application Processing, 
Section 5.6 
[Notice of Decision, per 
O. Reg.] 

Height and/or Density 
[Staff, Director of Planning] 

The exchange relationship is noted in 
the site specific development permit 
(not specified in by-law).  

Town of Innisfil  
(Town of 
Innisfil, 2017) 
[In effect] 

Sections 1.17 and 4.13.2 
[Notice of Application 
and Notice of Decision] 

For either height or density 
[Council] 

Negotiated between Town and 
applicant via application approval. 
Value of benefit equitable in relation 
to value of increase in height and 
density. (Not specified in by-law.) 

City of Guelph  
(City of 
Guelph, 2025) 
[In effect, 
passed April 8, 
2025] 

Section 1.14 
[Notice of Application 
and Notice of Decision] 
 

Height or density above  
“Class 1” maximums 
[Class 2: Staff, General 
Manager, Planning and 
Building;   
Class 3: Council] 

Prioritizes affordable housing, 33% of 
units above threshold height/density 
are affordable or Cash Equivalent 
($97,000 per affordable unit) which 
may be used towards affordable 
housing or other matters, or a 
combination of both. Affordable price 
and rents, and cash equivalents are 
provided in by-law.  

Burlington 

[Proposed May 

2024 By-law] 
(City of 
Burlington, 
2024) 

Section 5.30 
[Notice of Application 
and Notice of Decision]  

Height above thresholds for 
Class 2 and Class 3 
[Class 2: Staff, Director of 
Community Planning;  
Class 3: Council/Committee of 
Council] 

Prioritizes affordable housing and 
parkland contribution, includes a 
cash equivalent for each on a per unit 
or non-res GFA basis. 

City of Waterloo 
(City of 
Waterloo, 2024) 
[DRAFT By-law] 

Section 1B.15 
[Notice of Application for 
Class 3 Applications and  
Notice of Decision for 
both]  

Density (measured in 
bedroom per ha) without 
exceeding max. height. 
[Class 2: Staff, Director of 
Planning;  
Class 3: Council/Committee of 
Council] 

Prioritizes affordable housing, XX% of 
units above threshold height/density 
are affordable or Cash Equivalent 
(TBD) which may be used towards 
affordable housing or other matters 
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4.1. Prioritization of Benefits 
In accordance with the adopted Official Plan policies listed above, the condition to provide community 

benefit applies when the development permit applicant chooses to exceed the building height threshold 

assigned to the development site on Schedule L4. This increased building height may be permitted as 

long as the maximum FSI assigned on Schedule L3 is not exceeded and the applicant provides 

community benefit(s) that are proportional to the increase in building height requested.  

The adopted Official Plan policies provide a list of potential community benefits that may be provided 

for this transaction to be accepted, as follows: 

Midtown Specific 

20.6.6 Community Benefits  

In accordance with policy 28.15.10 a condition of development permit approval may be the 

provision of specified facilities, services and matters. In addition to the benefits listed in policy 

28.15.12, the following are benefits that may be provided:  

a) grade separated pedestrian and cycling facilities across the QEW, railway tracks or 

Trafalgar Road;  

b) community facilities such as:  

• a creative centre, including associated studio, office, exhibition, performance 

and retail space; and,  

• a public library;  

c) improved local transit facilities and transit user amenities; and  

d) contributions towards a district/renewable heating/cooling/energy system. 

 

Townwide 

28.15.12 Benefits, All Areas  

The facilities, services, and matters that may be provided by operation of these provisions 

include, but are not limited to, the following and may be further specified in the by-law.  

a) public transit infrastructure, facilities, services and improved pedestrian access to public 

transit;  

b) public parking; 

c) affordable housing for a wide array of socio-economic groups;  

d) conservation and preservation of cultural heritage resources;  

e) protection and/or enhancement of natural features and functions;  

f) public service facilities and improvements to such facilities;  

g) parkland and improvements to parks;  

h) day care centres;  

i) public art; 

j) integration of office uses in mixed-use developments;  

k) sustainable building initiatives; and,  
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l) other local improvements that contribute to the achievement of the Town’s building, 

landscape and urban form objectives as set out in this Plan and supporting documents 

Policy 28.15.12 item (l) identifies “other local improvements that contribute to the achievement of the 

Town’s building, landscape and urban form objectives as set out in this Plan and supporting documents” 

as another type of community benefit that may be offered in exchange for permitting additional building 

height.  This item provides additional discretion for the approval authority to consider matters that have 

not yet been contemplated in terms of meeting the community building objectives of the Town. This 

allows the approval authority to consider such matters without having to amend the Official Plan, should 

it be determined that the proposed matter is appropriate and desirable as a community benefit.  To 

assist with making a decision as to whether or not such a new matter is acceptable, the CPP By-law 

could provide some parameters or criteria beyond what is provided in the Official Plan policies, such as 

stating that the proposed benefit is required to be identified in a Town Master Plan, for example. 

The lists in the Official Plan are not prioritized and are not exhaustive.  The Town does have the option 

to specify additional matters in the CPP By-law, and may choose to prioritize certain facilities, services or 

matters within the provisions of the By-law.  

4.1.1. Considerations 
To guide the preparation of the CPP By-law, consideration may be given to whether or not the list of 

community benefits noted above should be prioritized to assist applicants and the approval authority 

with their future negotiations regarding the exchange of height permission for community benefits.  To 

assist with this discussion, it is helpful to know what are current Town practices in relation to similar 

situations; i.e., the Town’s procedure as it relates to Section 37 Bonus per the pre Bill 197 Planning Act, 

and the Town’s current procedure with respect to implementing the Community Benefits Charge By-law. 

The Town’s previous Section 37 Procedure applies a case-by-case analysis of community need relative to 

the development proposal and allows for cash-in-lieu of providing a specific benefit.  All Section 37 

related cash is placed in a specific reserve fund, which is then used in support of matters that are listed 

in the Official Plan as potential community benefits.   

The Town’s current Community Benefits Charge Strategy (CBC Strategy) identifies specific matters and 

their costs. The Act allows the Town to request up to 4% of the development proposal’s land value in 

cash (which is put into a reserve fund) or “in kind.” Where cash is provided, the capital budget process 

determines how CBC reserve fund is expended in relation to those matters. The Planning Act requires 

allocation of at least 60% of reserve fund annually. In the case of “in-kind” facilities, services or matters, 

these would be determined on a case-by-case basis and in relation to the development proposal and 

how it could provide any of the community benefits listed in the CBC Strategy.  

When considering possible community benefits, the Official Plan provides some inherent prioritization. 

This is established in the policies and schedules specific to Midtown. The identification of future parks 

for example would clearly indicate that for sites where these parks are designated and the Town’s 

current Parkland Dedication By-law alone would not yield the amount of parkland proposed for that site, 

the provision of the additional required parkland would be a clear priority community benefit in 

exchange for additional building height.  Similarly, Schedule L6 regarding active transportation identifies 

future pedestrian bridges. For sites where these bridges are proposed to be provided, the construction 
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of the bridge would be a priority community benefit that could be exchanged for additional building 

height. The policies of the Official Plan that encourage the provision of affordable housing and the 

provision of non-residential development within the Urban Core land use designation above the 

minimum requirements established in the Official Plan, also provide inherent prioritization of matters 

that could be accepted in exchange for the additional building height permission. 

Another input for determining what community benefits may be prioritized over others is Council’s 

Strategic Action Plan priorities: Growth Management, Community Belonging, Environmental 

Sustainability, and Accountable Government. When determining the most appropriate community 

benefit from the list provided in the Official Plan, the approval authority is guided by the Strategic Action 

Plan priorities and objectives along with the opportunities the development site and proposal may have 

to achieve those objectives. 

The above scenarios are focused on situations where the development applicant is able to provide an 

‘in-kind’ community benefit.  The advantage of ‘in-kind’ benefits is that they are provided concurrent 

with the development and are in most cases provided directly on site. Community benefits such as 

“green” (sustainable) building elements and affordable housing are excellent candidates because they 

can be provided in proportion to the building and relative to the additional height that is permitted. 

Small scale community benefits intended for public use such as public parking facilities, day-care 

centres, and public art are also scalable and are best integrated with development at the outset of the 

proposal. However, for large-scale community benefits, ones that are off-site, or ones that are intended 

for broad public use, coordinating among public and private development and timing the provision of 

the benefit may be challenging. For example, a new library facility that is proposed prematurely relative 

to demand may not yet be viable or operational without major Town investment in staffing and stocking 

the facility for which funding is not yet budgeted. In the case of “off-site” community benefits, the land 

needed to provide that benefit may not yet be available to complete the provision of the project.  

To that end, the policies of the Official Plan permit the Town to collect cash-in-lieu of providing a specific 

community benefit.  Any cash collected through this process is put into a reserve fund which can then be 

accessed for the Town to provide any of the listed community benefits.  The benefit of providing cash is 

that it allows the Town to undertake major projects that are unlikely to be undertaken by any single 

development proposal. This means that the provision of the community benefit will likely occur some 

time after the development is constructed and occupied, given that more funds are required for the 

project to be initiated.  As noted above, any development that is five stories or greater and provides 

more than 10 residential units would be required to provide a CBC charge equivalent fee; as such, funds 

collected through the fulfillment of either of these conditions require cash contributions may be applied 

to these ‘off-site’ matters. 

Another consideration regarding the prioritization of benefits is recognizing that some of the community 

benefits listed in the Official Plan are matters that have Town funding sources, whereas others presently 

do not, are not specific to Midtown only, or are under-funded. As such, priority may be given to those 

unfunded matters.  For example, presently there is no funding specific to the provision of affordable 

housing or implementing green building elements (including district energy systems) in buildings or on 

private lands.  In the case of public parkland, the lands received through the implementation of the 

Town’s parkland by-law will not satisfy the target of 12 hectares of parkland across Midtown, which 

means that additional lands may need to be acquired through other means. In contrast, for matters such 
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as pedestrian bridges, transit infrastructure, and natural heritage restoration and enhancement, those 

may be funded through the townwide development charge.   

4.1.2. Options 
When preparing the CPP by-law it is important to determine whether the Town should continue to use 

its current procedure of assessing community benefit provision on a case-by-case basis or to include 

priority setting provisions within the By-law or through a new Town procedure.  Prioritization of benefits 

is more relevant in the case of ‘in-kind’ benefits. Where the benefit is cash-in lieu of the benefit, Council 

determines the allocation of funding through its capital planning and budget work.   

4.1.2.1. No Prioritization Provisions (Case-by-Case) 

An option can be that there are no priority setting provisions in the By-law and the approval authority 

takes into consideration the inherent priority setting established in the Official Plan along with 

considering Council’s Strategic Action Plan and the opportunities that the specific development site has 

to offer. 

4.1.2.2. Prioritization Provisions (Structured) 

Alternatively, the CPP By-law or a Town procedure could include specific direction which prioritize 

certain community benefits over others. The priority setting could consider the following (in no specific 

order):  

• In-kind vs. Cash-in-lieu (which impacts the timing of when the benefit is delivered) 

• On-site vs. Off-site (which addresses the location of the benefit) 

• Midtown specific items list and schedule vs. General items list (which addresses the type of 

benefit provided) 

• Unfunded vs. Funded matters (which speaks to whether the benefit could be provided/funded 

through other means) 

4.2. Procedure for Negotiation 

4.2.1. Considerations 
For this matter specifically, the policies highlighted above are the ones that collectively authorize the 

Town to work with development proponents in partnership to build community in manner that provides 

community benefits beyond what the normal planning process achieves. These policies establish the 

policy trigger and criteria for community benefit negotiation.   

The negotiation that will occur when building height is proposed to exceed assigned height thresholds in 

exchange for community benefit starts early in the development application approval process. Since the 

development permit application includes plans and drawings (including building elevation), any 

application that proposes building heights above the height threshold specified in Schedule L4 triggers 

this process.  Given that the OP policies list possible community benefits, the applicant may propose 

possible proportional benefits.  
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The approval of the development permit application will include the agreed upon building height 

permission, and be conditional upon the provision of the agreed upon community benefit.  Where the 

community benefit is a matter that is to be provided following the issuance of a development permit 

and/or building permit, the agreement will be required to be registered on title and therefore 

implemented by the applicant and/or a subsequent landowner.  

The O. Reg. recognizes that in some cases an agreement may need to be revised, and as such, provisions 

in the By-law will also need to address how those revisions can be made, this matter is discussed in 

section 2.5 of this report.  

As noted in section 2.3 above, the CPP By-law provides provisions regarding the delegation of approval 

authority and scope of authority. Meanwhile, section 2.4 above speaks to optional notice provisions in 

the By-law. Specific to negotiating community benefits and giving notice of such negotiations, 

consideration of current town practices is informative.  Table 17 (above) summarizes current Town 

practice as it relates to (old) Section 37 Bonus and (new) Section 37 Community Benefit Charge. 

Providing notice of the negotiation is generally secondary to the development application proposal in 

both processes.  Providing notice of the negotiation in the case of the development permit application 

provides greater transparency to the CPP By-law implementation process.  Recipients of the notice not 

only are provided with information regarding the proposed development but are also made aware of 

any additional benefit the approval of the development may provide.  Recipients of the notice can then 

provide comment regarding the proposed development as well as the proposed community benefit, 

which may be informative to the negotiators of the community benefit and the ultimate decision maker. 

With that in mind, consideration should be given to when, how, and to whom the notice should be 

provided. To assist with those considerations, it is helpful to note how other municipalities who have in 

effect or in-draft CPP By-laws have addressed this matter, as noted in Table 18 above. 

4.2.2. Options 

4.2.2.1. Authority to Negotiate 

Further to section 2.3, the by-law may specify the approval authority and scope of approval regarding 

the negotiation for benefit. Should decision making may be delegated to a committee or staff, the scope 

of the authority could include the authority to negotiate community benefit. Consideration for 

delegating this authority includes the same matters noted in section 2.3, including the 45-day period to 

approve a development permit application, after which the application may be appealed to the Ontario 

Land Tribunal. As such, the By-law should identify which entity (staff, Committee or Council) has the 

authority to negotiate community benefits in the following situations, if intended to be different from 

the authority to approve the application:  

– new development permit application, 

– change to an issued development permit, and 

– change to terms of an agreement. 
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4.2.2.2. Notice of Negotiation 

As noted in Section 2.4 above, the O. Reg. authorizes Council to decide how, when, to whom notice of 

application should be given, and prescribes minimum requirements in terms of a notice of decision. The 

CPP By-law can provide additional and more broad direction.  In the case of community benefit 

negotiation, the range of options in terms of notice include:   

a) No specific notice 

b) Highlight in notice of application 

c) Highlight in notice of decision 

 

Furthermore, the By-law could specify to whom and through what means the notice is provided, if the 

provision of notice is anticipated to be different from what is proposed for applications that do not 

include community benefits. Entities that could be made aware of these negotiations include:  

a) Agencies (as appropriate) 

b) Indigenous Community (as appropriate) 

c) Land owners (within 60m – 120m) 

d) General Public 

4.3. Benefit Proportion Approach 
A significant and fairly unprecedented element of the CPP By-law will be provisions that describe the 

proportional relationship between the additional building height that is permitted in the issued 

development permit and the community benefit that is provided in exchange for it. The O. Reg. 173/16 

directs that the CPP By-law establish a proportional relationship between the quantity or monetary 

value of facilities, services and matters that may be required and the height or density of development 

that may be allowed. In the case of the CPP By-law for Midtown Oakville, the adopted Official Plan policy 

28.15.10 states that the CPP By-law shall:  

a)  include provisions establishing a proportional relationship between the quantity or monetary 

value of the facilities, services and matters that may be required and the height and/or 

density of development that may be allowed, and 

 b)  establish density and/or height thresholds in accordance with CPP Area policies of this Plan. 

For the subject sites to which these provisions would apply, the threshold height and/or 

density must be greater than the required minimum and lower than the maximum height 

and/or density permitted in this Plan.  

i.  In the case of Midtown Oakville, the building heights set out on Schedule L4: Threshold 

Heights are the applicable building height thresholds, and the minimum and maximum 

densities set out on Schedules L2: Minimum Density and L3: Maximum Density are the 

applicable minimum and maximum densities, respectively, referred to in policy 28.15.10 

(b).  

As such, both the regulation and the policy permit the by-law provisions to direct for a proportional 

relationship that is based on the “quantity” or the “monetary value” of the community benefit. 
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“Quantity” means: the amount or number of something, especially that can be measured, for example 

units, square metres, number of installations, etc.    

Per the Official Plan policy, this benefit is required to be proportional to the building height that is above 

the threshold building height assigned to the development site on Schedule L4, provided the gross floor 

area of the resulting building does not exceed the maximum gross floor area assigned to the site on 

Schedule L3. As such, when determining the proportion of community benefit in relation to the building 

height, the Town could consider the additional floors or more specifically the gross floor area that is 

achieved within those additional floors. 

4.3.1. Considerations 
The provisions in O. Reg. 173/16 and the policies in the Official Plan require that there be a proportional 

relationship between benefits and height.  The word “proportional” means: corresponding in size or 

amount to something else. The terminology does not suggest “equal.” In other words, if X GFA is 

provided above the threshold height, it does not necessarily mean that X GFA should be provided in the 

form of a community benefit.   

Considerations around developing the proportional relationship need to take into account many factors, 

including the viability of development and the impact additional height of buildings may have on the 

immediate and surrounding community, as well as the impact providing the benefit may have on the 

future occupants of the development and the surrounding community.    

In most cases, a development permit applicant is likely to be able to achieve the maximum GFA assigned 
to a development site without necessarily having to increase the building height above the threshold 
height. Accordingly, an applicant may simply choose to reconfigure the building mass to avoid having to 
negotiate for additional height. This may also occur when that there may be very little market value 
difference for a proponent to build taller rather than wider. As such the provisions in the by-law need to 
be established in a manner that would motivate the applicant to provide the Town’s desired community 
benefit(s) in exchange for an increase to the height of a building.  

The proportional relationship established in the By-law may also be informed by any prioritization that is 

given to certain community benefits, such that for matters that are highly desirable, the proportional 

relationship should be one that would motivate the applicant to propose higher priority matters more 

so than perhaps a matter that is lower on the list of Town priorities. And similarly, the Town may be 

motivated to accept taller buildings where the community benefit that is negotiated for that additional 

height is provided in the right place at the right time. 

4.3.2. Options 
As noted in Table 18 which provides a jurisdictional scan of in-effect and draft CPP by-law provisions, 

there is not a lot of precedent in terms of the use of these by-law provisions. Based on current Town 

practice and examples from other jurisdictions, four options are proposed, in no particular order as 

shown in Figure 9: 
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FIGURE 9 OPTIONS FOR PROPORTIONAL RELATIONSHIP 

The following provides a brief description of the proposed options, and provides a preliminary list of 

pros and cons for each option.  The recommended option could be one of the proposed options or a 

combination, which will be determined through further consultation.  

4.3.2.1. Land Value Uplift 

This option proposes to attribute a proportion of land value gain to the value of community benefit.  

This approach has been used by the Town under the (old) Section 37 Bonus provisions of the Planning 

Act. Where the community benefit is in proportion to a percentage of the land value gain as a result of 

the total GFA achieved on site in contrast with the land value that would otherwise be achieved without 

the increase in building height (and associated GFA gain). This option assumes that there is a land value 

change when height is greater than the threshold building height. This option then proposes that a 

proportion of that land value uplift is dedicated to community benefit in cash or in kind. 

Traditionally, this approach requires the following steps: 

1. Applicant would undertake a land appraisal based on development that does not exceed 

building height and a second appraisal based on pre-building permit land value (with building 

heights above threshold). 

2. The land value “uplift” equals the difference in value determined by the two appraisals. 

3. Town establishes a set percentage of land value uplift that would be applied to “community 

benefit” which the applicant would provide in cash or in kind. 

4. Where in-kind matters are provided, a cost estimate by qualified professional may be required.  

5. Where community benefits require public ownership or operation, or include stipulations such 

as long term affordability, agreements will need to be registered on title. 

PRO: 

• This approach is the Town’s current practice, where there is a change in zoning for a specific 

site, and therefore the Town has experience applying it.  

• This approach has been applied in other municipalities, also where there is a change in zoning, 

and therefore the development community is also familiar with it. 
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• As land value increases, the Town would be able to negotiate for more community benefits. 

CON: 

• This approach requires undertaking two land appraisals. 

• Land value assessments can be subjective, open for dispute, and may be subject to lengthy 

challenge. 

• The approach is reliant on real estate value rather than the benefit or cost to the community. 

• It may result in few benefits if there is little to no change in land value. The correlation of the 

percent of uplift and benefit of increased height may be weak. In most cases, the driver for land 

value uplift is a gain in permitted land use and/or gross floor area (through a change in zoning). 

Given that the Midtown Oakville policies establish land use and a maximum FSI, the density of 

development may not change with height and the land value assessments may result in no or 

very little difference or “uplift” at the time of the development permit application.  

• Land value can vary from site to site resulting in some applicants paying much higher 
fees/contributing more in-kind benefit than others for the same increase in building height.  

• If land value assessments are based on pre-building issuance, it is difficult to incorporate this 
into the early pro-forma stages of development and/or assess whether an in-kind matter is 
equal to the cash that would otherwise be provided. 

4.3.2.2. Percent of Land Value 

This option proposes to establish that when height is exceeded, a set charge based on a proportion of 

land value is applied to the site, which is irrespective of how much taller or more GFA is gained within 

the building. 

This approach is similar to the current Community Benefit Charge by-law (CBC) fee that applies to 

development of sites where the building height is five or more storeys and consists of ten or more units. 

In the case of the CBC, the applicant is required to provide 4% of the land value in cash or in kind, 

irrespective of the total number of units and/or floors the development proposes. 

This approach results in an inverse relationship between building height and community benefit. Such 

that the shorter the building height, the greater the community benefit relative to it, and vice-versa. 

Approach:  

1. Town establishes a set percentage of land value that is offered by the applicant when a 

development is permitted to exceed the building height threshold (irrespective of number of 

storeys). 

2. Applicant would undertake a land appraisal to determine pre-building permit land value. 

3. The pre-set percentage of that value would be applied to “community benefit” in cash or in 

kind. 

4. Where in-kind matters are provided, a cost estimate by qualified professional may be required.  

5. Where community benefits require public ownership or operation, or include stipulations such 

as long term affordability, agreements will need to be registered on title. 
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PRO: 

• The applicant can build the pre-set value into their pro forma, early in the development process.  

• The applicant can decide to what height they would need to build based on market conditions, 
in order to ensure the development is viable, while providing the community benefit in cash or 
in kind. 

• This approach requires only one land appraisal based on the zoning established through the 
passing of the CPP by-law, which is already required for the purpose of satisfying adopted policy 
28.15.8 (b) of the Official Plan for any development greater than five storeys and proposing 
more than 10 residential units.27 

• This approach is administratively straightforward.  
  
CON: 

• This approach requires a land appraisal. 

• Land value assessments can be subjective, open for dispute, and may be subject to lengthy 

challenge. 

• The approach is too reliant on real estate value rather than the benefit or cost to the community 

associated with the taller building. 

• This approach may not be viewed as “proportional with height.”  

• This approach may be seen as a disincentive to applicants who wish to only marginally exceed 
threshold building height; conversely the Town may not receive full benefit value where 
applicants seek to maximize permitted gross floor area at the set rate. 

• Land value can vary from site-to-site resulting in some applicants paying much higher fees than 
others for the same increase in building height.  

4.3.2.3. Flat Rate per GFA or Unit 

This option proposes to establish a dollar value rate that is assigned per square metre of gross floor area 

that occurs in storeys of the building that are above the height threshold. The resulting dollar value 

calculation is then paid in cash or in kind. This approach establishes a monetary value to the provided 

community benefit that is directly proportional to the gross floor area resulting in the additional height 

permitted. 

A few variations to this approach include:  

• The flat rate could be based on a percentage of standard construction cost, or portion of the per 

square metre market price/rent, at the time of application.  

• The flat rate could be applied on a per unit basis for residential development (i.e. irrespective of 

unit size). 

 
27 Adopted policy 28.15.8 (b) provides the following condition of development permit approval:  

b)  conditions that provide the Town with an equivalent benefit that is otherwise gained through the 

implementation of the Town’s community benefits charge by-law;  
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This approach is applied in other jurisdictions. For example, the City of Halifax, Nova Scotia applies a rate 

of $4.40 per 0.1 m2 of GFA above established thresholds (Halifax Regional Municipality, 2015).28 

Approach: 

1. Town establishes a set “flat rate” per sq. m. of GFA gained within storeys above the threshold 

height. 

2. Applicant chooses to exceed the building height threshold.  The per square metre value is 

applied to all of the GFA proposed within the storeys above the building height threshold. 

3. The total per square metre value would be applied to “community benefit” in cash or in kind. 

4. Where in-kind matters are provided, a cost estimate by qualified professional may be required.  

5. Where community benefits require public ownership or operation, or include stipulations such 

as long term affordability, agreements will need to be registered on title. 

PRO: 

• No land value appraisal is required.  

• The flat per square metre or per unit rate is the same for all development sites, creating more 
fairness for applicants seeking increases in building height. 

o If a per unit value is applied, this may incentivize the provision of larger units. 

• The calculation of community benefit is objective and administratively straightforward. 

• Cost of additional building height is easily calculated and applicant can build the cost into their 
pro forma early in the development process and make an informed choice whether to exceed 
the building height threshold. 

 
CON: 

• Determining the preset value to apply may be challenging.  
o Town may use third party resources such as the Altus construction cost data or TREB 

average unit values/rents if those are to be used as the basis for the preset value.  

• The preset value, if not set in a manner that is responsive to market conditions, may stifle/delay 
development or result in a loss of opportunity for the Town when market conditions are 
favourable. 

• A one rate approach may not relate to or motivate the provision of priority community benefits.   

4.3.2.4. “In kind” only based on Community Value/Priority 

This option considers a quantity relationship rather than the monetary value relationship the preceding 

options propose. With this option, the proportion of community benefit relative to the increase in 

building height is based on the value of that community benefit to the success of Midtown as a 

complete community. As such, ratios are established relative to the type of community benefit provided 

and the gross floor area “gained” by the height increase.  

 
28 The Halifax Regional Municipality uses three different approaches to density bonusing depending on the area of 
the municipality. In other growth areas, they use a land value uplift method (Halifax Regional Municipality, 2021). 
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This option emphasizes the provision of in-kind community benefits. An applicant chooses to 

incorporate community benefits within building and/or site, which increase marketability of building. 

The Town supports increase in height to achieve those community benefits based on Town priorities and 

values.  

The premise here is that the benefit is an offering, not a taking. 

This approach was recently adopted in New York City through its “Universal Affordable Preference.” It 

applies a 1:1 ratio for up to a 20% increase in building height from threshold heights. In other words, up 

to a 20% increase in building height is permitted if the same amount of GFA is dedicated to affordable 

housing. 

With this option, the Town would establish set ratios relative to the various community benefits that 

may be offered. The ratio would be based on rates that would incentivize development to provide the 

desired benefits. For example:  

• Affordable housing may be set at a 1:5 ratio, such that 1 affordable unit is dedicated for every 5 

additional units obtained by an increase to the building height. 

• Parkland may be set at a ratio of 1:(GFA*assigned FSI), such that for every additional square 

metre multiplied by the assigned FSI, 1 square metre of parkland (more than what is required by 

the Parkland Dedication by-law) is provided. 

• Non-residential or community facility GFA may be set at a ratio of 1:10, such that 1 square 

metre of GFA is dedicated to that use for every 10 square metres of GFA that is obtained by an 

increase to the building height. 

• Sustainable development measures may be set at a ratio of the equivalent GFA associated with 

0.1 FSI for achieving level 1 of established green development standards, 0.3GFA for achieving 

level 2, and 0.75 for achieving level 3.    

Approach:  

1. Town assigns ratio of in-kind community benefit that is exchanged for increase in GFA storeys 

above the building height based on the type and priority of the benefit offered. 

2. Proponent selects from menu of options and proposes building height accordingly. 

3. More than one type of community benefit can be provided, based on the ratios provided for 

each benefit. 

4. The in-kind provisions are for the base land or gross floor area of a building, the operator of the 

space is responsible for fit-ups. 

5. Where community benefits require public ownership or operation, or include stipulations such 

as long term affordability, agreements will need to be registered on title. 

PRO: 

• The relationship is based on priorities and values that lead to developing a complete 
community.  
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• Applicant is given the choice to proceed with taller building based on whether one or more of 
the community benefits are achievable on their site and the overall development project is 
viable through their upfront proforma analysis.   

• Ratios are determined based on desirability and ability for proponent to provide them, not 
dollar values. 

• Results in applicant providing benefits on their site rather than relying on it to occur somewhere 
else.  

• Benefits are defined, visible and achieved concurrent with development. 
 

CON: 

• Would be difficult to apply to an ‘off site’ benefit or equate a cash in lieu value; as such, not all 
of the community benefit options listed in the Official Plan may be provided using this process.  

• Applicant may not be willing or may be unable to provide the quantified benefits. 

4.4. Commensurate Community Benefit Key Directions 
Section 5 of this report provides key directions related to commensurate community benefit matters, 

which are informed by the preceding analysis and consultation with the public and stakeholders. 
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5. Recommended Key Directions 
The following recommendations are provided based on the preceding analysis and consultation with 

technical teams, landowners and the public, as described in Appendix 1 of this report. 

5.1. Administrative Matters Key Directions 

5.1.1. Structure and Scope of CPP By-law 
1 Prepare the by-law in a user-friendly and familiar manner. Use plain language, and provide 

definitions for uncommon terms or terms that are intended to have a specific meaning.  

2 Structure the by-law in a manner that makes it compatible with the Town’s online systems. 

Presently, the Town provides the Zoning By-law online, so too should the CPP by-law. As well, 

development permit applications should be submitted via online forms, and tracked through 

Town systems, with final approvals accessible to the general public, as appropriate. 

3 Structure the by-law in a manner that makes it possible to add in other parts of the Town.  

4 Streamline development permit, site alteration and tree-protection approvals within a single 

development permit application process. In accordance with the definition of development per 

O. Reg. 173/16 all three matters can be addressed within a single development permit 

application; however, where a matter is only related to tree-protection and/or site alteration, 

the Town’s usual application process that applies under those by-laws would apply (see exempt 

matters below). 

5 Structure as a tool nested under the Official Plan and implements the Official Plan policies.   

6 Provide sufficient flexibility to be responsive to market and context that may change over 

time. 

5.1.2. Exempt Matters 
7 Exempt the following matters from having to apply for a development permit within a CPP 

Area. 

▪ tree removal (where the removal is unrelated to new development or expansion to existing, 

the exemption would allow the current tree protection by-law process to apply)29 

▪ site alteration (where the site alteration is unrelated to new development or expansion, the 

exemption would allow current site alteration by-law process to apply)30 

▪ a building or structure that is 50 square metres or less in size that is either accessory to or 

in addition to, an existing building or structure;   

▪ a new non-residential building or structure on town-owned land, provided that the building 

or structure is less than 100 square metres;  

▪ a temporary building or structure on public lands allowed through a municipal permit; and 

 
29 For tree removal that will be addressed through the development permit application process, the Town’s Tree 
Protection by-law will need to be amended to exempt those matters. 
30 For site alteration that will be addressed through the development permit application process, the Town’s Site 
Alteration by-law will need to be amended to exempt those matters. 
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▪ the placement of a portable classroom on a school site of a district school board if the 

school site was in existence on January 1, 2007.31 

5.1.3. Classes of Development and Notice 
8 Provide a table such as the following to address classes of development and notices: 

TABLE 19 RECOMMENDED CLASSES OF DEVELOPMENT AND NOTICES 
Class Description Notice of Complete 

Application 
Notice of Decision 

 

1 Parking Lot (new or change 
to) 

• Email to: applicant, public 
agency 

• Sign on Site 

To applicant and as 
prescribed. 

2 Temporary Sales Office  
or  
Other Temporary Use (less 
than 6 months) 

• Email to: applicant and 
public agencies  

• Sign on Site 

• Town website 

To applicant and as 
prescribed. 

3 Expansion to an existing 
building or  
Temporary Use (more than 6 
months) 

• Email to applicant and 
public agencies  

• Sign on Site 

• Town website Mail to 
adjacent property with 
60m 

•  

To applicant and as 
prescribed. 

4 New Development (not 
defined as Class 1, 2, or  3) 

• Email to applicant, public 
agencies, Indigenous 
community32 

• Sign on Site 

• Town website 

• Mail to adjacent property 
with 120m 

To applicant and as 
prescribed. 

9 Include proposal and decision regarding community benefit in notices. 

  

 
31 This is required per O. Reg. 173/16. 
32 To date, the Mississaugas of the Credit First Nation has expressed an interest in being consulted on development 
permit applications.  
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5.1.4. Delegation of Authority 
10 In accordance with similar development approvals, delegate authority as follows: 

TABLE 20 RECOMMENDED DEVELOPMENT PERMIT APPROVAL AUTHORITY 
Approval  Decisions on  

New Development Permit 
Application  

Revise a Development 
Permit 

Enter into and revise 
agreements 

All Classes of 
Development 

Staff Staff Staff 

Negotiating community 
benefit, if applicable 

Staff Staff Staff 

Class 4 Matter Where staff deem 
application requires it, 
Council makes decision. 

Where staff deem 
application requires it, 
Council makes decision. 

Where staff deem 
application requires it, 
Council makes decision. 

The return of decision making authority to Council would occur in cases where a decision related to the 

development permit would impact a related Council decision. For example, where the applicant is 

proposing development that would require the provision of infrastructure that requires Council to adjust 

the phasing of that infrastructure with an approved master plan and/or capital budget.  Another 

circumstance may be where a ‘non-standard’ or ‘low priority’ community benefit is offered in exchange 

for an increase in building height above the established threshold (see Section 5.3.1 for more 

information regarding community benefit prioritization).  

5.1.5. Processes 
11 Provide the following process within the by-law that identified mandatory and discretionary 

steps by class of development. 

TABLE 21 RECOMMENDED DEVELOPMENT PERMIT PROCEDURES 
Step Rationale New Application33 

Mandatory (M) 
Discretionary (D) 

Revision to a 
Development 
Permit 

Revision to an 
Agreement34 

Class of 
Development 

1 2 3 4 

PART 1: Pre-Application 

Consult 
Municipality 
Determine if 
Permit is 
Required 

The applicant will need 
to confirm whether or 
not the proposal 
requires a development 
permit. 

M 
 

n/a n/a 

Determine Class 
of Development 

If a permit is required, 
the municipality will 
need to confirm the 
class of development 

M n/a n/a 

 
33 The requirement for each step may depend on the class of development.  As such, some steps are noted as 
mandatory or discretionary in the table. 
34 Agreements apply to those related to a development permit approval as well as those related to pre-existing site 
plan application approvals located within the Community Planning Permit System area. 
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Step Rationale New Application33 
Mandatory (M) 

Discretionary (D) 

Revision to a 
Development 
Permit 

Revision to an 
Agreement34 

Class of 
Development 

1 2 3 4 

that it is, which will 
establish the applicable 
fees, etc. that is 
associated with that 
class of development. 

Prepare 
Complete 
Application 

Per O. Reg. 173/16, the 
applicant is required to 
prepare a complete 
application.  The 
contents of that 
application is outlined 
in the regulation. The 
Official Plan also 
identifies additional 
material that may be 
required to be provided 
in support of the 
application. 

M Discretionary, 
applicant may be 
required to 
provide 
supplementary 
material to 
support 
requested 
change. 

Discretionary, 
applicant may be 
required to provide 
supplementary 
material to support 
requested change. 

PART 2: Application (45 days) 

Submit Complete 
Application 

(See above, prepare 
complete application 
per direction provided 
at pre-application 
stage.) 

M Mandatory, if 
nothing else, a fee 
would be required 
to consider the 
proposed change. 

Discretionary 

Determine if 
application 
requires a Council 
approval 

Staff may recommend 
the application be 
considered by Council.35 

n/a n/a n/a D D (Class 4 only) D (Class 4 only) 

Issue public 
notice of 
application36 

Depending on the class 
of development, a 
notice of complete 
application may or may 
not be required.  

M M M M Discretionary, 
Town may 
determine that 
matter is 
substantive and 
warrants 
notification. 

n/a 

Municipal review All applications must be 
reviewed by municipal 
staff.  The range of staff 
involved in the review 
will depend on the 
nature of the 
application and class of 
development.  

M 
 

Mandatory Mandatory 

 
35 A return of approval authority to Council may be appropriate where the approval of the proposed development 
permit application would impact Council decision making on related matters such as capital planning.  
36 See Table 19 regarding type and range of notice required. 
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Step Rationale New Application33 
Mandatory (M) 

Discretionary (D) 

Revision to a 
Development 
Permit 

Revision to an 
Agreement34 

Class of 
Development 

1 2 3 4 

Agency/Other 
review 

Some applications may 
need to be reviewed by 
agencies and others 
outside of the 
municipality, the range 
of reviewers will 
depend on the nature 
of the application and 
class of development. 

X D M M Discretionary, if 
proposed change 
impacts an 
agency/other, 
then may require 
consultation. 

Discretionary, if 
proposed change 
impacts an 
agency/other, then 
may require 
consultation. 

Staff Report to 
Approval 
Authority 

Depending on the 
nature of the 
application and class of 
development, a staff 
report describing the 
application and how it 
meets requirements of 
the Official Plan and 
CPP by-law may be 
required for the 
approval authority to 
issue an informed 
decision.  

X D M M Discretionary Discretionary 

Approval 
Authority 
Decision* 

The approval authority 
is required to render 
their decision on all 
applications.  

M Mandatory Mandatory 

PART 3: Issue Development Permit 

Issue written 
notice of decision 
with reasons 

Notice of decision with 
reasons is required for 
all applications. 

M Mandatory Mandatory 

Make Permit 
approval a 
publicly available 
document. 

Depending on the 
nature of the 
application and class of 
development, the 
approved development 
permit may be made 
publicly available, 
similar to how site 
specific exemptions to 
the Zoning By-law or 
minor variance 
approvals are publicly 
available. 

X D M M Discretionary, if 
change is 
substantive, may 
require updating 
prior approval. 

n/a 

Clear/Secure 
conditions, 
including 
registering an 

Where development 
application approvals 
are subject to 
conditions prior to the 

D D D D Discretionary n/a 
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Step Rationale New Application33 
Mandatory (M) 

Discretionary (D) 

Revision to a 
Development 
Permit 

Revision to an 
Agreement34 

Class of 
Development 

1 2 3 4 

agreement on 
title (if 
applicable) 

issuance of the permit, 
the clearing of those 
conditions may be 
required. 

Issue 
development 
permit 

Where the application 
is approved, and any 
conditions required 
prior to issuing the 
approval are met, the 
Town is required to 
issue the development 
permit. 

M Mandatory (to 
recognize change 
in permit) 

n/a 

Clear/Secure 
conditions, 
including 
registering an 
agreement on 
title (if 
applicable) 
and/or 
undertaking a site 
inspection. 

Where development 
application approvals 
are subject to 
conditions after the 
issuance of the permit, 
the clearing of those 
conditions may be 
required. 

D D D D Discretionary Discretionary, the 
revised agreement 
in most cases would 
need to be 
registered on title. 

5.2. Community Building Key Directions 

5.2.1. Affordable Housing 
12 In the fall of 2025, consult on possible policies, provisions and programs that may work in 

combination with each other to facilitate the development of affordable housing in Midtown.  

a) Draft inclusionary zoning enabling Official Plan policies, if deemed appropriate. 

b) Draft inclusionary zoning provisions, if deemed appropriate. 

c) Consult on community improvement programs and draft Community Improvement Plan. 

d) Prioritize provision of affordable housing as an in-kind community benefit where height 

of buildings are proposed to exceed threshold and where the CBC equivalent charge may 

apply. 

5.2.2. Criteria for Decision Making 
13  Include criteria in the by-law as appropriate, for relevant provisions of the by-law: 

• cross reference criteria policies of the Official Plan,  

• embed criteria within the by-law, and/or  

• refer to guidance material. 
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5.2.3. Permitted/Prohibited Uses 
14 List permitted and prohibited uses in accordance with Official Plan policies and where 

appropriate, build on provisions from the Town’s Zoning By-law. Provide appropriate level of 

specificity regarding permitted uses in line with each use.   

15 Identify where uses are subject to conditions and/or criteria.  

16 Ensure that definitions for permitted/prohibited uses are flexible to address unforeseen 

complimentary uses that are akin to those listed in the by-law to minimize the need to amend 

the CPP by-law to introduce a new permitted/prohibited use. Where appropriate, use 

definitions provided in the Town’s Zoning By-law for consistency. 

5.2.4. Existing Uses 
17 Ensure existing uses are legal, undertake a comprehensive analysis of existing uses and site 

specific zoning provisions, where necessary provide site specific provisions, otherwise apply 

general provisions for all other matters. 

5.2.5. Variations from Standards 
18 Apply variations from standards in accordance with Official Plan policy. For some matters 

apply objective/quality based permission for a variation from standards, and in other cases uses 

a numerically based variation, depending on the standard.  This approach would rely on the 

policies of the Official Plan and guidance material to inform the type of variation and the 

decision making process associated with it.  

a) Where standards are provided in the by-law and Official Plan policies include criteria for 

decision making, refer to criteria provided (as a cross reference, or embed in by-law if 

necessary). 

b) Where standards are provided in the by-law and Official Plan policies allow for variation 

subject to study, refer to Official Plan study requirement. 

c) Where standards are provided in the by-law and Official Plan policies allow for variation 

based on language that uses terms such as: “should,” “may,” “is an encouraged,” and no 

criteria for variation is provided, embed criteria within by-law and/or refer to relevant 

guideline for direction regarding the appropriateness of the variation. 

5.2.6. Conditions 
19 Provide a table of types of conditions in the by-law that includes the following headers:  

• Type of condition 

• Description  

• Timing of fulfillment of condition (this could be prior to or post issuance of the 

development permit) 

• Agreements (denote whether an agreement is required/discretionary) 

• Registration of Agreement (denote whether an agreement is required to be registered 

on title) 

• Exemptions (identify whether certain matters are exempt from a type of condition) 
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5.2.7. Schedules and Maps 
20 Provide Schedules and Appendices in relation to Official Plan schedules and figures as follows: 

TABLE 22 RECOMMENDED COMMUNITY PLANNING PERMIT BY-LAW MAPPING 

Schedule/Figure Purpose  CPP by-law 

Community 
Planning Permit 
Area 

Per O. Reg. requirements and Official Plan 
policies, the CPP area needs to be 
“described” in the by-law. 

Provide a key map that identifies the 
Midtown Oakville CPP Area within the Town 
of Oakville. 
Provide a Schedule that identifies Midtown 
Oakville as a CPP Area. 

Schedule L1: Land 
Use 

Assigns permitted/prohibited uses that align 
with overall Midtown vision. 
 
Conceptually designates future public parks, 
actual parks are designated as Park and 
Open Space.  
 
Through future OP consolidations, new 
parks are redesignated accordingly. 

Provide a schedule that includes Zones for 
each of the land use designations. 
 
 
 
 
 
Provide a provision that allows for an 
administrative change to the schedule when 
a new park is created. 

Schedule L2: 
Minimum Density 

Assigns minimum density of development on 
a block/sub-block basis. Density assignments 
do not directly align with land use 
designations. 

Provide an Overlay Schedule with assigned 
minimum density target per block, in 
accordance with the OP schedule. 
Provide direction in by-law regarding the 
calculation of density, including where a site 
is located on more than one block, and 
identify any exemptions from achieving 
minimum targets. 

Schedule L3: 
Maximum Density 

Assigns maximum density of development 
on a block/sub-block basis. Density 
assignments do not directly align with land 
use designations. 

Provide an Overlay Schedule with assigned 
maximum density target per block, in 
accordance with the OP schedule. 
Provide direction in by-law regarding the 
calculation of density, including where a site 
is located on more than one block. 

Schedule L4: 
Building Height 
Thresholds 

Assigns threshold building height, 
development that proposes to exceed 
height is required to provide a proportional 
community benefit in relation to the 
additional height permitted. 
Height thresholds do not directly align with 
land use designations or density 
assignments. 

Provide an Overlay Schedule with building 
height threshold, and minimum building 
height (where applicable), include any 
exemption from minimum height 
requirement. 
To implement OP policy regarding maximum 
podium (base) height, include proposed 
ROW location and width information on this 
Overlay Schedule. 

Schedule L5: 
Transportation 
Network 

This schedule provides a new network of 
streets to facilitate movement of people and 
goods and delineate development blocks. 
This schedule also identifies the provision of 
new bridges and underpasses, transit hubs 
and BRT stations, and required right-of-way 
widths for streets.  

Refer to OP Schedule. 
(see also Building Height Threshold) 
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Schedule/Figure Purpose  CPP by-law 

Schedule L6: 
Active 
Transportation  

To support objectives of Midtown Oakville 
where residents, workers and visitors utilize 
multiple modes of transportation, this 
schedule identifies future active 
transportation routes, and facilities to 
provide for an interconnected network.  
The schedule also identifies mid-block 
connections to increase opportunities for 
active transportation travel. 

Refer to OP Schedule. 

Figure E1: 
Precincts 

Precinct areas have unique qualities that 
collectively achieve the vision for Midtown. 
This map identifies the lands that are subject 
to each of the five precinct areas of 
Midtown.  

Refer to Figure E1. 

Figure E2: Active 
Frontages 

This figure highlights certain street fronts in 
Midtown that are targeted to provide street-
facing non-residential uses and wider 
building setbacks to ensure active, vibrant 
walkable streets. 

Provide an Overlay Schedule along with 
building set back standards from “Active 
Frontage” streets. 
Also, incorporate into Zone Schedule to 
address non-residential use requirements. 

Conservation 
Halton Regulated 
Area 

Policies in the Official Plan require 
consultation with Conservation Halton 
regarding spill flood hazard and hazard land 
areas. Permits may be required from CH 
prior to development approval. 

Provide a map of the regulated area in the 
Appendix of the By-law, this map could also 
include the estimated floodplain and spill 
flood hazard areas.  
As an appendix, the map may be updated 
when CH updates its regulated area and 
hazard mapping. 

Railyard Influence 
Area and Highway 
and Pipeline 
Corridor setbacks. 

Policies in the Official Plan require setbacks 
and land use compatibility mitigation. 
Permits may be required from public 
agencies such as MTO and TransNorthern 
Pipeline. 

Provide a map of the influence area and 
corridors as an Appendix of the By-law. 

5.3. Commensurate Community Benefit Key Directions 

5.3.1. Prioritization of Benefits 
21 Prioritize provision of community benefits in the following order of priority:  

• Location (providing benefits on development site) 

• Policy (provide types of benefits identified in Section 20 Midtown Oakville) 

• Timing (provide in-kind benefit, concurrent with development) 

• Funding (provide benefits that are unfunded or underfunded) 

By including this prioritization of benefits, development permit applicants will have an 

understanding of the type(s) of benefits the Town is most interested in when proposing 

community benefits in exchange for the permission to exceed building height thresholds. 

This prioritization of benefits may also inform proportional relationship provisions within the by-

law.   
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5.3.2. Benefit Proportion Approach 
22 Undertake additional analysis and further define proportional relationships based on: “Rate 

(dollar) per Square Meter” and the “In-kind Only” options.  

The land value related options are too unpredictable, making it difficult for development permit 

applicants to incorporate provisions whether in cash or in kind- in the early stages of their 

development proposal. Whereas the Rate per Square Meter or In-kind Only options have the 

potential to be more predictable and fair among all land owners who are interested is seeking 

additional building height in their proposals. 
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Appendix 1. Public Consultation and Feedback 
 

Approach 

Public consultation regarding key directions for preparing the Community Planning Permit By-law 

commenced with notification of the June 5th open house. Notice of the open house was issued through 

the Town’s public engagement calendar and community advisory, paid advertising through Metroland 

Media Group, social media (LinkedIn, X, Instagram and Facebook), and hand delivered post cards to 

properties within 240m of the Midtown boundary. 

The Open House took place on June 5th at Town Hall. Approximately 35 members of the public attended 

the event, asked questions and provided feedback. The information panels shared at the open house 

were also provided on the Town’s website. 

Following the Open House and until June 12, members of the public were invited to complete an online 

questionnaire wherein they could provide their feedback. 

Stakeholder meetings were held with public agencies and Midtown landowners during the week of June 

9th. 

Open House 

The open house was held on June 5, 2025 from 6:30 – 8:30 p.m. at Town Hall. A copy of the 

panels presented at the meeting is provided in Appendix 3.  Approximately 35 people attended 

the Open House. Those who attended were able to discuss the proposed key directions with 

staff and ask questions regarding the Midtown Oakville and the Community Planning Permit 

System.  Some attendees provided comments using Post It Notes which they placed on panels, 

as shown below. 
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Online Questionnaire 

An online questionnaire to gather feedback was available from June 5th – June 12th.  A copy of 

the questionnaire and responses to it is provided in Appendix 2.  

Public Agency and Mississaugas of the Credit River First Nation Meeting 

A meeting with public agencies was held on June 10, 2025.  This meeting included twenty-three 

representatives from Halton Region, Conservation Halton, Halton District School Board, Halton Catholic 

District School Board, Oakville Hyrdo, Enbridge, Cogeco, as well as Town staff. During the meeting the 

following matters were presented and discussed: 

• Classes of development and exemptions 

• Processing a development permit application 

• Conditions of application approval 

 

Through this engagement, information regarding classes of development and agency interest in 

the various type of development was discussed, and it was noted that Conservation Halton 

would have an interest in even Class 1 development (commercial parking) owing to the spill 

flood hazard area within Midtown.  Furthermore, it was noted that given the complexity of 

some studies, consideration should be given in the processing of applications to intake those 

studies in advance of the complete application start time, or to conditionally approve 

development permit applications subject to the satisfactory completion of certain types of 

studies, i.e. ensuring infrastructure and health and safety matters are properly addressed.  

Landowner Meeting 

A meeting with Midtown Oakville area landowners was held on June 11, 2025.  Twenty-one landowners 

and/or their representatives attended. During the meeting the following matters were presented and 

discussed: 

• Elements of the by-law that inform the completion, review, and approval of a development 

permit application and issuance of a development permit. 

• Options the Town is considering in relation to determining the proportional relationship 

between community benefits and permission to increase the height of buildings beyond the 

height threshold provided in the Official Plan for the site. 

In terms of classes of development, participants indicated that more clear parameters regarding how 

potential types of development, such as staging areas that are temporary but longer than 6 months, 

would be classified, or to what extent is an expansion to an existing use is considered minor, should be 

provided. 

In terms of process, participants asked how much time would be required to confirm an application is 

complete given that the total decision making time is 45 days. 
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In terms of the proportional relationship between additional building height and community benefit, 

participants asked how rental housing would be quantified through this By-law. Participants also noted 

that using land value as the basis for determining a proportional relationship is too open. 

Participants also sought clarification regarding how existing approvals would be considered in this 

process, and whether an existing approval would be used as the threshold height rather than the 

thresholds provided in the OPA. 

Feedback received 

Based on the above noted engagement, feedback received has informed and been incorporated in the 

preceding sections of this report. 
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Appendix 2. Online Questionnaire and Responses 
 

Online Questions 

The online questionnaire consisted of the following information and questions:  

 

 

Midtown Community Planning Permit (CPP) By-Law Key Directions 

QUESTIONNAIRE  (June 2025) 

Please provide your responses to the following questions to help inform Key Directions 

for preparing the forthcoming Midtown Oakville Community Planning Permit By-

law.  Refer to Open House panels available at Oakville.ca/Midtown when responding. 

There are 9 sections to this questionnaire, feel free to only respond to questions that 

are of interest to you.  

 

Responses will be shared with town staff and Council and your feedback will be used 

to inform the recommended Key Directions for Council's consideration.   

 

Note: Personal information captured in this questionnaire is collected under the 

Municipal Act for the purpose of gathering feedback to help support the development 

of a forthcoming Community Planning Permit By-law. Your responses will not be 

distributed to any external sources and will only be used by the study team. Questions 

about the collection of information or for alternate formats of the questionnaire can 

be sent to sybelle.vonkursell@oakville.ca or call 905-845-6601, ext. 6020. 

Section 1 Structure and Scope of the Community Planning Permit (CPP) By-law 

A CPP By-law implements the Midtown Oakville official plan policies (OPA 70). The by-

law would replace the Town's zoning by-law for the Midtown Oakville area and in so 

doing streamlines the planning approval process for new development.  All 

development (including permanent and temporary buildings, removal of trees, and 

altering the grading of a site) may be subject to this process.  

 

The following are basic principles of preparing the CPP by-law:  

1. Prepare the by-law in a user-friendly and familiar manner;  

2. Structure the by-law in a manner that makes it compatible with the Town’s 

online systems;  
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3. Structure the by-law in a manner that makes it possible to extend to other 

parts of the Town; and  

4. Streamline development permit, site alteration and tree-protection approvals 

within a single development permit application process. 

1. Are there other general matters to consider in terms of the structure and scope of 

the by-law?                                                                                                                                       

Enter your answer 

Section 2 Administrative Matters of the CPP By-Law: Exempt Matters 

The following are proposed matters that would be exempt from having to apply for a 

development permit application (but may be subject to other application processes): 

• applications for site alteration and/or tree removal only;  

• a building or structure that is 50 square meters or less in size that is either 

accessory to or in addition to, an existing building or structure;   

• a new non-residential building or structure on town-owned land, provided that 

the building or structure is less than 100 square meters;   

• a temporary building or structure on public lands allowed through a municipal 

permit; and  

• the placement of a portable classroom on a school site of a district school 

board (note: this is required per O. Reg. 173/16). 

2.What other types of development or matters should be exempt from having to 

apply for a development permit?  

Enter your answer 

Section 3 Administrative Matters of the CPP By-Law:  Classes of Development and 

Notices 

Within the CPP By-law, the Town may identify "classes of development."  Different 

classes may be subject to different procedures, including notification procedures and 

fees. The following four "Classes of Development" are proposed based on similar 

applications the Town currently processes.   

• Class 1: Commercial Parking Lot (new or change to existing) 

• Class 2: Temporary Sales Office or  Temporary Use (less than 6 months) 

accessory to existing development 

• Class 3: Change/Minor Expansion to existing use or Small Scale New 

development (greater than 50 sq. m. but less than X sq. m.) 

• Class 4: Large Scale New Development (greater than X sq. m.) 
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3.What other “Classes of Development” should there be in the by-law?.  

Enter your answer 

4.Below are the proposed four classes of development along with options in terms of 

to whom notice of complete application could be made.  Select the option that 

represents the broadest range of notice necessary for each Class of 

Development. (Applicant represents the smallest range and Public represents the 

largest). 
 

Applicant 

(Email)  

Public 

Agency 

(Email) 

Public 

via sign 

on site 

Adjacent  La

ndowners 

(mail within 

60 m) 

Adjacent La

ndowners 

(mail within 

120 m) 

Public 

via 

Town 

Website 

Class 1: Commercial 

Parking Lot (new or 

change to existing) 

      

Class 2: Temporary 

Sales Office 

or  Temporary Use 

(less than 6 months) 

accessory to existing 

development  

      

Class 3: Change/Minor 

Expansion to existing 

use or New 

development (greater 

than 50 sq. m but less 

than X. 

      

Class 4: New 

Development (greater 

than X sq. m.) 

      

 

Section 4 Administrative Matters of the CPP By-Law:  Development Permit 

Application Process 

The following are proposed process steps for approval of development permit 

applications. Identify the steps that should be mandatory, discretionary or not 

applicable. 
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5.For Class 4: Large Scale New Development applications, identify the steps that 

should be mandatory, discretionary or not applicable. 
 

Mandatory Discretionary Not Applicable 

1) Consult Municipality and Determine if Permit is 

Required 

   

2) Prepare and Submit Complete Application 
   

3) Determine if application requires a Council 

approval.  

   

4)  Issue public notice of complete application 
   

5 a) Municipal staff review 
   

5 b) Public Agency Review review 
   

6) Staff report to approval authority 
   

7) Approval Authority Decision 
   

8 a) Issue Written Notice of Decision 
   

8 b) Make permit approval publicly available 
   

9) Clear Conditions (if applicable) 
   

10) Issue Development Permit 
   

11) Clear Conditions and site inspection (if 

applicable) 

   

 

6.For step #3 regarding Class 4 Development, revisions to permits and/or 

agreements,  what situation(s) should warrant a Council Decision? (Note: This step 

assumes that decision making authority is delegated from Council to staff or a 

Committee, as is the case for similar development application types.) 

Enter your answer 

7.What steps identified in Question #5 should be discretionary in the case of Class 1, 2 

or 3 matters and in the case of revising an issued development permit or an 

agreement?  

Enter your answer 
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Section 5 Community Building Matters for the CPP By-law: Existing Land Use 

Official plan policies permit existing uses to continue, to expand, and to redevelop. The 

expansion or redevelopment of certain existing uses are exempt from certain policies 

such as minimum height and density requirements, provided the expansion or 

redevelopment does not preclude the provision of infrastructure required to support 

Midtown growth. Two options are proposed to address existing land uses.  Option 1: 

Site Specific  Provisions for each existing use or site specific zoning provisions that 

would not in conformity with the official plan if newly proposed, and Option 2: 

General Provisions to address uses in general (for example "all legally established uses 

as of the passing of this by-law are permitted.") 

8.What are benefits (pros) that might be achieved by Option 1: Site Specific 

Provisions for existing land uses?  

Enter your answer 

9.What are benefits (pros) that might be achieved by Option 2: General 

Provisions for existing land uses?  

Enter your answer 

10.What are challenges (cons) that might be achieved by Option 1: Site Specific 

Provisions for existing land uses?  

Enter your answer 

11.What are challenges (cons) that might be achieved by Option 2: General 

Provisions for existing land uses?  

Enter your answer 

Section 6 Community Building Matters for the CPP By-law: Variances from Standards 

Official plan policies set standards or requirements, however, policies that use words 

such as: “may,” “should,” “is encouraged,” or “subject to” – allow for a variation from 

the standard or requirement. Two options are proposed to address variances from 

standards.  Option 1: Numerically would establish a numeric value or percentage 

within which an applicant can seek an increase or reductions from a set standards in 

the by-law, and Option 2: Qualitatively would permit a variance from the set standard 

based on criteria and/or demonstration that the objectives associated with the 

established standard are achieved. 

12.What are benefits (pros) that might be achieved for permitting variation to 

standards by Option 1: Numerically?  

Enter your answer 

13.What are benefits (pros) that might be achieved for permitting variation to 

standards by Option 2: Qualitatively?  
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Enter your answer 

14.What are challenges (cons) that might be achieved for permitting variation to 

standards by Option 1: Numerically?  

Enter your answer 

15.What are challenges (cons) that might be achieved for permitting variation to 

standards by Option 2: Qualitatively?  

Enter your answer 

Section 7: Community Building Matters: Prioritization of (In-Kind) Community 

Benefits 

Policies 20.6.5 and 28.15.12 of the OPA 70 list several facilities, services and matters as 

possible community benefits that may be received in exchange for permission to 

exceed building height thresholds provided in Schedule L4: Building Height Thresholds 

of the OPA. The Official Plan policies also permit that in-lieu of providing the specified 

community benefits, the Town may accept cash, which is placed in a reserve fund and 

then used to provide the listed matters at a later date. Where the community benefit 

is provided in cash – Council determines how and when those funds are applied within 

Midtown through its capital planning and budget work. 

16.Select what is more important to you in terms of the timing of the community 

benefit being delivered.  

• Concurrent with the development (In-kind) 

• At a later time from when the development is built (Cash-in-lieu) 

17.Select what is more important to you in terms of the location of the community 

benefit provided:.  

• On-site (benefit provided on the development site) 

• Off-site (benefit provided anywhere within Midtown but not on the 

development site) 

18.Select what is more important to you in terms of the type of the community 

benefit provided:  

• Midtown specific matter per policy 20.6.6 

• Town wide matter per policy 28.15.12 

19.Select what is more important to you in terms of the availability of other funding 

sources for the community benefit provided:  

• Town has other funding sources (funded) for the proposed benefit. 

• Town does not have/has limited funding source (unfunded) for the proposed 

benefit. 
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20.Please rank the following in terms of most important (move to the top of list) to 

least important  (move to bottom of list) consideration when prioritizing the 

provision of community benefits: 

• Timing (In-kind vs. Cash-in-lieu) 

• Location (On-site vs. Off-site) 

• Type (Midtown specific listed matter vs. Townwide listed matter) 

• Other Funding Source availability (Unfunded matter vs. Funded matter) 

Section 8 Community Building Matter: Commensurate Community Benefits 

Official plan policy 28.15.10 requires the CPP by-law to include provisions establishing 

a proportional relationship between the quantity or monetary value of the facilities, 

services and matters that may be required and the height and/or density of 

development that may be allowed. Four options are proposed to establish the 

required proportional relationship. 

1. Land Value Uplift (An approach the Town has used in relation to 

Height/Density Bonusing. With this approach, community benefits are 

provided that are equivalent in cost to a portion of the uplift in land value that 

is achieved by the increase in building height.) 

2. Percentage of Land Value (This is the approach the Town uses with its 

Community Benefits Charge By-law. A percentage of the overall land value is 

directed to the provision of community benefit.) 

3. A Flat Rate ( in dollars) per square meter of additional storeys above the 

height threshold (This approach applies a flat rate (in dollars) per square metre 

of additional storeys above the height threshold is charged, and those funds 

are directed to the provision of community benefits that are equal to the sum 

charged..) 

4. In Kind Only (This approach would establish a ratio for each type of 

community benefit that may be provided on the development site. Ratios are 

determined based on the priority of the community benefit to the Town and 

what would motivate the developer to provide it. For example 1 sq. m. of GFA 

is required to be for affordable housing for every 10 sq. m. of market housing 

that is achieved above the building height threshold.) 

21.What are possible positive outcomes of applying a "Land Value Uplift" approach 

to establishing a proportional relationship?  

Enter your answer 

22.What are possible negative outcomes of applying a "Land Value Uplift" approach 

to establishing a proportional relationship?  

Enter your answer 
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23.What are possible positive outcomes of applying a "Percentage Land Value " 

approach to establishing a proportional relationship?  

Enter your answer 

24.What are possible negative outcomes of applying a "Percentage Land Value " 

approach to establishing a proportional relationship?  

Enter your answer 

25.What are possible positive outcomes of applying a "Flat Rate " approach to 

establishing a proportional relationship?   

Enter your answer 

26.What are possible negative outcomes of applying a "Flat Rate" approach to 

establishing a proportional relationship?  

Enter your answer 

27.What are possible positive outcomes of applying a "In Kind Only" approach to 

establishing a proportional relationship?  

Enter your answer 

28.What are possible negative outcomes of applying a "In Kind Only" approach to 

establishing a proportional relationship?  

Enter your answer 

Section 9 Tell us about yourself... 

To ensure that the Town is reaching a broad audience, please complete the following 

questions, all are optional. 

29.What is your age?.  

• Under 18 

• 18-24 

• 25-34 

• 35-44 

• 45-54 

• 55-64 

• 64-75 

• 75 and over 

30.Have you participated in the Midtown Oakville process prior to this engagement?  

• Yes, since 2018 

• Yes, since 2022 

• Yes, since 2023 
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• Yes, since 2024 

• Yes, since early 2025  

• No, this is my first time 

31.Which of the following describes your interest in this process? (choose all that 

apply)  

• I live in Oakville 

• I work in Oakville 

• I work for clients with properties in Oakville 

• I work for clients with properties in Midtown 

• I am interested in learning about the Community Planning Permit System 

• I am interested in learning more about Midtown Oakville. 

• I represent a public agency/utility that provides services in Oakville. 

• I am Indigenous or represent an Indigenous community. 

• I support the provision of affordable housing in Midtown. 

• I support the provision of sustainable development in Midtown. 

• I support making Midtown a great place to live, work and play. 

32.In which postal code do you live/work?  

• L6H 

• L6J 

• L6K 

• L6L 

• L6M 

• Other 
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Questionnaire Responses 

A total of 17 responses were submitted to the questionnaire. The average time taken to submit a 

response was 32 minutes given the technical nature of the questions.  The responses are provided 

verbatim as follows: 

Question 1: Are there other general matters to consider in terms of the structure and scope of the 
by-law?  

Add an approval of stylistic match to the neighbourhood, especially for high-rises in a low-rise 
residential area 

Whatever you do make it ‘realistic’ & NOT   ridiculously ’NIBISM’ 

My main concern about Midtown's development is to end up with a liveable and efficient place to live 
and work.  The design needs to fit in with Oakville's existing community, infrastructure and liveability.  
I thought the development was going to be phased over the next 30 years?  You need to start slowly 
and build a framework that is amendable over time.  For the first 10 years, the policies and bylaws 
need to be fairly rigid or we are going to have a mess on our hands in terms of traffic, infrastructure 
and liveability that negatively impacts existing property values.  IMO, the town does not have a strong 
track record on development governance.  Many examples of fumbled planning and development.   

Consideration of privately-owned residential property adjacent to and in the vicinity of the 
development property 

The bylaw should consider planning and design REQUIREMENTS that need to be met by developers so 
that the community focus of Midtown is at the forefront of planning principles and so that any 
development fits in with the broader town realm. This development should not be an island within 
the town which we moved to because it wasn't a big city.... We need to be clear on what is a 
REQUIREMENT - i.e. it must be met, compared with a GUIDELINE that the Town may not be able to 
enforce.  

Percentage of lot coverage? Can we be certain that there are greenspaces on the lots being 
developed. Supports not only available land for tree coverage, but allows for Green infrastructure 
stormwater solutions  

Make sure it includes affordable rental housing for low income persons 

If there is going to be a CPP, which is questionable, it should only apply to Midtown and no where else 
in the town.  

We have serious concerns related to this survey and the unrealistic timeline. The open house info and 
this survey require extensive legal and planning study for a considered response. For the general 
public (present and future taxpayers) the by-law would need to be much more "user-friendly" than 
the language herein. Streamlining permits including site alteration and tree removal/protection will 
aid developers, but will not safeguard livability for taxpayers. There does not seem to be anything 
suggesting how the bylaw will help develop a Midtown that will fit into the entire Town so that the so 
called "midtown complete community" does not cause a fragmented larger community, that is the 
Town of Oakville, which is at great risk given serious transportation, flooding, and community service 
concerns and the crisis in affordability.  
 Online compatibility seems a "nice-to have" but secondary at this critical point in getting the right 
kind of bylaw.    

By-law needs to consider the needs of existing residents, along with proper consultation for 
development. Midtown will have a significant impact on current residents and their voice is critical for 
all development  
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Question 2: What other types of development or matters should be exempt from having to apply 
for a development permit?  

new residential buildings 4plexes 

Anything above 20 stories high 

Public Transit shelters 

This is a difficult question to answer.  What is the rationale for having Midtown permit processes any 
different from other parts of the town?  None of the above mentioned issues seem problematic to 
me.  Can someone build a factory or commercial establishment that is clearly not in the communities 
best interest without a permit? 

Items that are health and safety related even if external to the current building envelope. 
Replacement of a building staged to replace a similar structure of equivalent area. Modifications to an 
existing building that do not add additional GFA.   

None 

none ... should all be reviewed before any action is taken 

the minimum size of the building should be increased. Why only 50 s.m that's too small? 

We do not favor ANY extensions in exemptions. 

None  

 

Question 3: What other “Classes of Development” should there be in the by-law? 

density of development - based on pans for number of units of studio, 1 bed etc.   Higher density 
developments have greater sales value and have a greater need for community benefits. 

small scale new development (lesser than X sq.m 

Class 4 New Development, more than 20 stories  

Don’t know.  What are other towns/cities doing?   Seems like we are trying to reinvent the wheel? 

Renovations for health and safety related matters that may require some change in building foot print 
in order to comply with current or future access or health and safety requirements.  

Class 4 should be further subdivided into vertical development and horizontal development. Vertical 
development (i.e. commercial or condo towers) need additional considerations - windage, sun 
shadows 

Building Heights 

just have two classes - small and large development 
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Question 4: Below are the proposed four classes of development along with options in terms of to 
whom notice of complete application could be made.  Select the option that represents the 
broadest range of notice necessary for each Class of Development. (Applicant represents the 
smallest range and Public represents the largest). 

 
 

Question 5: For Class 4: Large Scale New Development applications, identify the steps that should 
be mandatory, discretionary or not applicable. 
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Question 6: For step #3 regarding Class 4 Development, revisions to permits 
and/or agreements, what situation(s) should warrant a Council Decision? (Note: 
This step assumes that decision making authority is delegated from Council to staff 
or a Committee, as is the case for similar development application types.) 

Any development with a density higher than FSI of 3. 

None. Build the homes 

Any development over 20 stories high 

I will not be living in Midtown but will be affected by how it looks and traffic.  There needs to be a 
hard cap on building height and better explanation of how traffic will flow in all directions including 
the QEW, going downtown. 

Developments that require modification from current zoning to another zone. Developments that also 
fundamentally change the neighborhood ability to access via road, or will become a strain on the 
capacity of current infrastructure including sewers, water and amenities such as park land or 
community facilities or encroach on sensitive use areas  

-If development requires a change to Town or Region infrastructure (e.g. water, sewer, roads), or 
other related infrastructure (e.g. hydro or cell towers) 
-If development has the potential for a significant effect on traffic flow in the area (e.g. more truck 
traffic, significantly more vehicles, adding or reducing bus routes, adding or reducing bike lanes) 
-If development encroaches on or affects a surface water body or environmentally sensitive area or 
public park during or after construction 
-If development has the potential to impair the use of adjacent or neighbouring properties (e.g. noise, 
dust, shadows, runoff, truck traffic) 
-If there is significant public opposition to the proposed development 

Should only require Council decision if a change from the official plan is involved. 

Council decisions should be made for development applications that do not meet the Town's 
Midtown Bylaw or the CPP conditions. If a developer meets all the Town guidelines then Council 
shouldn't need to make a decision. 

would depend on the scope and magnitude of the revision, especially if 'more' is requested and if a 
community benefit is being altered/reduced 

When there is a change of land-use different from that approved by the Official Plan  

This is very confusing. Why are there so many steps? A CPP is supposed to be easy and this is far from 
it!! If you use a CPP, get Council out of it. They slow everything down. They’re a bottleneck. 

All Class 4 Developments should go to Council. Decision making on such major proposals should not 
be delegated to Staff. Their expertise is necessary but decisions of this scale need to be decided by 
elected Councillors who represent taxpayers.  

 

Question 7: What steps identified in Question #5 should be discretionary in the case of Class 1, 2 or 
3 matters and in the case of revising an issued development permit or an agreement? 

None if over 20 stories high; should be automatically prohibited 

No discretion or ability to buy more building height.  The cash in lieu of height option is a terrible idea.  
These tall buildings will be an eyesore.  Go look at other cities who went ahead with this. 

Any steps that change the metrics used for the decision by more than 10%. If the development grows 
by more than that % it needs to be revisited.  

None. These are important issues that affect the whole Town. 
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No comment - I am not a planner. 

There are no steps in question 6. This survey is too confusing. 

None. 

 

Question 8: What are benefits (pros) that might be achieved by Option 1: Site Specific Provisions for 
existing land uses? 

Enable better scrutiny of individual proposals / uses. Midtown is not a large area so easy to do. 

better land use according to its site 

Only concerned about buildings over 20 stories high 

Opportunity to consider specific situations such as traffic, grade, etc. 

Can’t think of any 

Will provide current owners clarity on what they can do on their property including renovations etc.   

Town would be able to encourage expansion but still monitor and mitigate potential negative effects 
on the community. Developer would be able to negotiate improvements. 

Allowing existing provisions would be more transparent for everyone 

More control over planning decisions. 

Planning does need to consider each site's unique conditions.  

 

Question 9: What are benefits (pros) that might be achieved by Option 2: General Provisions for 
existing land uses? 

Enable current retail (like Home Depot) to continue without bureaucracy.  Scalable for other larger 
areas beyond Midtown. 

less effort to build 

Only concerned about buildings over 20 stories high 

Faster processing. 

There needs to be hard guidelines that can be adjusted over a number of years.  Not set in stone in 
2025/2026 

Don’t know.  

Less paperwork and less time-consuming 

More straightforward for development 

Livability for present and future residents and neighbors must be the priority, not developers.    

 

Question 10: What are challenges (cons) that might be achieved by Option 1: Site Specific 
Provisions for existing land uses? 

more paperwork, oversight, review  

Only concerned about buildings over 20 stories high 

All specific sites will have their own features warranting consideration. 

Potential for market changes need to be considered.  what happens if demand falls off during 
construction?  Go slow to start. 

If the Site Specific Provisions are so specific they in essence aren’t workable by the current owner. Ie 
they actually become too restrictive.  
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Development could be bogged down. There are many sites that would fit into this category and 
dealing with each site separately would require a lot of effort from the Town. Developer might 
abandon project or escalate to provincial decision. 

Could be onerous to manage 

 

Question 11: What are challenges (cons) that might be achieved by Option 2: General 
Provisions for existing land uses? 

less oversight into land use 

Only concerned about buildings over 20 stories high 

Opportunities will be missed to consider specific situations. 

None that I can see. 

May not anticipate all future uses and may be too broad as to not be enforceable.   

Development might produce unexpected negative issues over which the Town would have no 
control. 

Loss of control 

 

Question 12: What are benefits (pros) that might be achieved for permitting variation to standards 
by Option 1: Numerically? 

Clear criteria not requiring qualitative judgement or bias / influence. 

more objective 

Relative ease of administration 

Variances need to be approved 

Very specific metric to determine if review is required.  

Clear boundaries and limits 

Creates certainty and predictability 

more clarity 

Permissive language is very dangerous. 

 

Question 13: What are benefits (pros) that might be achieved for permitting variation to 
standards by Option 2: Qualitatively? 

Ability to negotiate qualitative improvements rather than rigid application of the standard. 

better encapsulates the essence of the standards 

Only concerned about buildings over 20 stories high 

Opportunity to take advantage of specific local features 

Variances need to be approved 

Allows for some variance for unanticipated conditions.  

None that I can see. I don't trust that developers keep their promises. 

More control to accommodate specific issues that might have passed a 'numeric' test 

Permissive language is very dangerous. Livability must be the overriding criterion.   
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Question 14: What are challenges (cons) that might be achieved for permitting variation to 
standards by Option 1: Numerically? 

Determining the point at which a numerical variation is unacceptable 

hard to define everything numerically 

Only concerned about buildings over 20 stories high 

All applicants requesting the maximum 

By allowing variances you are creating the need for more resources and slowing things.  Takes more 
analysis 

If the change is slightly above the number the increase in effort can be material.  

Developer could find a "loophole" and exploit it 

May provide not expected outcomes but still meet the rules. 

Developers, builders will negotiate in their own favour with less consideration of the common good. 

Permissive language is very dangerous. Percentages are dangerous especially given the differences 
between sites.  

 

Question 15: What are challenges (cons) that might be achieved for permitting variation to 
standards by Option 2: Qualitatively? 

Depends on qualitative judgement - therefore entailing more of a committee approach to approval 
rather than individual decision. 

less objective 

Only concerned about buildings over 20 stories high 

Applicants requesting variations that are in fact very far from the original  

By allowing variances you are creating the need for more resources and slowing things.  These may be 
easy and obvious though so could be quick approval 

Becomes easier to mitigate because it’s highly interpretable by all parties and will lead to more 
disputes.  

Developer could promise something and, after the development is finished, not deliver on the 
promise. 

Too broad and subjective that could make it harder to make a decision. 

That the developer or builder would make changes based on their own self-interested compared to 
what is best for future residents and not assuming responsibility for a sustainable, healthy 
community.  
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Question 16: Select what is more important to you in terms of the timing of the community benefit 
being delivered: 

 
 

Question 17: Select what is more important to you in terms of the location of the community 
benefit provided: 

 
 

Question 18: Select what is more important to you in terms of the type of the community benefit 
provided: 

 
 

  

Page  302 of 353



Appendix 2 

Midtown Oakville Preparing the Community Planning Permit By-law Key Directions Report Town of Oakville 

104 

Question 19: Select what is more important to you in terms of the availability of other funding 
sources for the community benefit provided: 

 
 

Question 20: Please rank the following in terms of most important (move to the top of list) to least 
important  (move to bottom of list) consideration when prioritizing the provision of community 
benefits: 

 
 

Question 21: What are possible positive outcomes of applying a "Land Value Uplift" approach to 
establishing a proportional relationship? 

Encourages lower heights and less density of overall development 

None, if above as only concerned about buildings over 20 stories high 

Benefits for a wider audience 

I have zero faith that the Town will accurately assess the value correctly.  I thought we were building 
in phases?  None of this BS in the first phase. 

May raise more community benefit money than straight $per square m but is subjective.  

More benefits if land value increases 

None, this encourages poor planning to get more money from the developers 

don't know 

 

Question 22: What are possible negative outcomes of applying a "Land Value Uplift" approach to 
establishing a proportional relationship? 

Land value assessment can. be subjective and subject to lengthy legal challenge 

Too much emphasis on real estate value rather than the benefit or cost to an established 
neighbourhood 

None: if concerned only about buildings over 20 stories high 

Land value uplift can be claimed without really existing 
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This approach is ripe for government corruption and developer manipulation.    

Subjective and speculative open for dispute.  

Fewer benefits if land value decreases or does not increase as expected 

Encourages 'bonus' heights to get more cash 

Isn’t all land of the same value?  

don't know 

affordable housing will lessen the value for community benefits; additional height is a negative 
outcome 

 

Question 23: What are possible positive outcomes of applying a "Percentage Land Value " approach 
to establishing a proportional relationship? 

Encourages lower heights and less density of overall development 

None: if concerned only about buildings over 20 stories high 

Administratively straightforward 

You need to show some examples of where this has worked out for the City in other areas. 

Objective measure  

Known quantity. Also benefits could apply to off-site locations. 

simple to apply once land value is ascertained 

A very calculable outcome- not subjective as “land value” 

don't know 

 

Question 24: What are possible negative outcomes of applying a "Percentage Land Value " 
approach to establishing a proportional relationship? 

Land value assessment can. be subjective and subject to lengthy legal challenge 

None: if concerned only about buildings over 20 stories high 

Difficult to translate into real benefit for residents 

See my answer to #22 [This approach is ripe for government corruption and developer manipulation.] 

Does not take into account future land appreciation as development proceeds.  

Approach would not take advantage of increased land value 

Difficult to determine land value 

Land could be a deteriorated property that requires extensive remediation  or 

don't know 

additional height is a negative outcome 

 

Question 25: What are possible positive outcomes of applying a “Flat Rate “ approach to 
establishing a proportional relationship? 

Amount not subject to debate and thus no assessments, valuations etc are required. 

None: if concerned only about buildings over 20 stories high 

Administratively straightforward 

Easier to estimate quantitatively 

Simple to administer  

Known quantity. Also, benefits could apply to off-site locations. 
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Most certainty provided and most predictable 

Simple 

Objective Calculation 

don’t know 

 

Question 26: What are possible negative outcomes of applying a "Flat Rate" approach to 
establishing a proportional relationship? 

Endless challenge to the rate; if the rate is not meaningful then there is little community benefit 

It needs to keep up with real estate pricing to be an effective discouragement of high-rises that are 
too tall 

None 

Difficult to translate into real benefit for residents 

See my answer to #22 [This approach is ripe for government corruption and developer manipulation.] 

Likely doesn’t address differences in scale or scope of developments  

Revenue might not cover the desired benefits 

May not be fair 

That the requested additional square footage will grossly increase above the Town’s planned height 
approved in the OP.      height   

don't know 

preset value has to be set an amount that is most favorable to the Town, regardless of developers 
desires for maximum profit; additional height is a negative outcome 

 

Question 27: What are possible positive outcomes of applying a "In Kind Only" approach to 
establishing a proportional relationship? 

Encourages the developer to include benefits within the development, rather than just exporting the 
benefit to be put on land somewhere else. 

It ensures direct benefit in the project area, and might encourage more green spaces as well as 
affordable housing 

None 

May generate more overall benefits for residents 

Show us where this has worked elsewhere?   

None.  See problems with developer provided infrastructure in other jurisdictions. Low quality and 
high maintenance afterwards.  

Benefits are defined, visible and immediately achievable. 

May drive the right behaviors for the Town if rules are correctly established 

Developers will not be “ generous”  enough in their initial design, to build with social responsibility in 
mind. 

Affordable rental units 

don't know 
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Question 28: What are possible negative outcomes of applying a "In Kind Only" approach to 
establishing a proportional relationship? 

Requires close scrutiny to ensure the benefit is actually planned and included 

None 

Difficulties in definition 

See my answer to #22 [This approach is ripe for government corruption and developer manipulation.] 

See above answer to 27 

Benefits are not what the developer is willing to provide. 

Gaming of rules by developers 

Affordable housing should be a firm requirement and Town should decide on this ratio - NOT the 
Developer.      ratio ,  

don't know. This survey is SO confusing? How is this going to help anyeone? it makes NO sense!! 

all community benefits are important; additional height is a negative outcome 

 

Question 29: What is your age? 

 
 

Question 30: Have you participated in the Midtown Oakville process prior to this engagement? 
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L6M, 0% L6H, 29% 

L6L, 0% L6K, 

6% 

L6J, 65% 

Question 31: Which of the following describes your interest in this process? (choose all that apply) 

 
Other, comments provided were:  

• Green infrastructure and nature based communities are critical to long term sustainability and 

health of wildlife and humans. 

• I support making Midtown part of the entire Town as it cannot be complete on its own, and I 

support protecting the environment of the 16 Mile Creek and the spill zones of Oakville; 

Question 32: In which postal code to you live/work? 
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Appendix 3. Open House Panels 
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1

1 meetmidtown

Welcome and thank you for attending!

Preparing Community Planning Permit By-law

Key Directions and Urban Design Guidelines

Tonight’s Agenda and Open House Format:

Visit the booth(s) of 
interest and ask your 

questions.

Complete the online 
questionnaire by 

June 12, 2025.

QR 
CODE

6:30 p.m. - 8:30 p.m.

Check – in at the 
registration desk.

meetmidtown
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meetmidtown

Purpose of Open House

1 Preparing Community Planning Permit By-law 
Key Directions

To receive public input to inform Key Directions for preparing the 

Midtown Oakville Community Planning Permit By-law, which 

implements Midtown Oakville policy (as adopted by Council via OPA 

70).

The forthcoming Key Directions report 

will: 
• Inform Council and Public regarding 

key elements of the Community 

Planning Permit By-law

• Outline options regarding key 

elements of the By-law (for 

consultation)

• Recommend options for Council 

endorsement (following consultation)

• Provides strategic framework for staff 

to draft the CPP By-law, by having 

council direction up-front on those 

matters.

2 Urban Design Guidelines

To consult on preliminary directions of the proposed urban 

design guidelines. 

The forthcoming design guidelines 
will: 
• Update the existing Designing Midtown 

Oakville to implement the Midtown 
Oakville Official Plan policies. 

• Elaborate on Official Plan policies to 
assist applicants, Town staff, and 
decision makers when preparing and 
evaluating development permit 
applications;

• Inform implementation of the 
Community Planning Permit By-law; 
and

• Provide a collection of best practices in 
urban design.

Page  310 of 353



2025-06-16

3

3 meetmidtown

Booth 1: Background

What is a Community Planning Permit System? 

A planning approval system that applies a 

combination of Official Plan policy and by-law 

provisions to inform and evaluate development 

permit applications, …

….which results in a streamlined planning approval 

process:

We are starting 

this step.

The Community Planning Permit System.

Steps are in accordance with Ontario Regulation 173/16 Community 

Planning Permit System

Adopt 
enabling 
Official Plan 
Policies

Adopt 
Community 
Planning 
Permit By-law 
(replaces existing 
zoning by-law)

Approve 
Development 
Permit 
Applications

Issue 
Development 
Permits

Note: A development permit  consists of plans and drawings and  

embeds site specific zoning provisions and permissions.

A single by-law to control land use.

A single permit application.

One approval authority issues the permit.

Midtown Oakville is the first Community Planning Permit Area in Oakville.

 
Per OPA 70
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Booth 1: Background

Why use the Community Planning Permit System 
CPPS) in Midtown?

Midtown …

• Is the primary growth area of Oakville. 

• Has a lot of redevelopment potential and is 

experiencing redevelopment interest.

• Is an area within which the Town proposes to provide new 

public facilities, services and matters to serve the 

Midtown community and surrounding area.

• Would benefit by applying streamlined development 

approvals to capitalize on existing and planned transit 

and other infrastructure.
Midtown will benefit from the use of CPPS to support and enable:

Coordinating Development with Infrastructure Service Delivery

Establishing Public Service Facilities

Establishing Park Facilities

Achieving Mixed-use Targets within Development

Achieving Housing/Affordable Housing Targets

Realizing Sustainability Measures

Protecting Natural Heritage

Realizing Desired Urban Design Elements

Public Open House June 5, 2025
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Booth 1: Background

What is the vision for Midtown Oakville?

The Livable Oakville Official Plan states:

Vision (Chapter 20 Preamble)

Midtown is…

•Oakville’s primary strategic growth area. 

•An area planned to evolve into a vibrant, mixed-use, compact, complete urban 

community served by transit and active transportation facilities, while 

acknowledging its Indigenous, industrial, and railway history.

Goal (Section 20.1)

Midtown is the leading Strategic Growth Area within the Town.  Leveraging 

multi-modal transit and transportation systems, with access to natural heritage, 

regional scale commercial, institutional, recreational and office facilities, 

Midtown will accommodate significant residential and employment growth in a 

dynamic urban setting.

Objectives (Section 20.2)

•Create a transit supportive community via built form

•Create a vibrant and complete community via mix of uses and human scale

•Achieve Midtown goals by achieving the 200 residents and job per hectare 

(r&j/ha) target by 2031, through monitoring and provision of infrastructure.
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Booth 1: Background

What are the Midtown Oakville Community Planning 
Permit System enabling Official Plan1 policies?

Theme Section 28.15, Community Planning Permit System

LOCATION Midtown Oakville is a CPPA area, policy 28.15.1 (a).

AUTHORITY
Approval of development permits may be delegated from Council to staff or a 

committee, as set out in CPP by-law, policy 28.15.5.

PURPOSE

Community planning permit system is  an alternative to the use of a zoning by-law to 

implement Official Plan goals, objectives and policies, policy 28.15.2 and 28.15.4. See 

also Section 20 Midtown, for Midtown specific goals, objectives, that provide purpose 

for use of CPPS. 

DECISION 

MAKING 

CRITERIA 

Criteria for decision making is provided in Official Plan Amendment (OPA) general and 

area specific policies. By-law may also include additional criteria that is more specific 

to guide decision making that is in accordance with OP goals and objectives, policy 

28.15.6. See also Section 20 Midtown policies.

CONDITIONS

Types of conditions that may be imposed when approving and issuing development 

permits include everything identified in O. Reg. 173/16 plus conditions identified in 

general and area specific Official Plan policies, policies 28.15.7 – 28.15.12. See also 

Section 20 Midtown policies.

COMPLETE 

APPLICATION

The town may require additional material as part of a complete application, policies 

28.19.3 and 28.19.19.

AFFORDABLE 

HOUSING

[Will be added to the OP after the Town’s Housing Needs Assessment is completed, as 

a separate OPA.]

Theme Section 20. Midtown Oakville

Vision & Goal

Midtown is a primary strategic growth and protected major 

transit station area accommodating a mix of uses and 

significant residential and employment growth, (20. 

Midtown).

Objectives

Create a transit supportive, vibrant and complete 

community, achieved through use of Community Planning 

Permit System, promoting redevelopment greater than 

minimum density requirements, provision of supportive 

infrastructure and monitoring (20.2 Objectives).

Development 

Concept/ Precincts

Implement vision and objectives within five “Precinct” 

areas with unique functions (20.3 Development 

Concept).

Land Use

Designate land to permit a broad range of  high-density 

residential, mixed-use, commercial, office employment, 

institutional, public service facilities, park and open space, 

transit, and utility uses (20.4 Land Use).

Functional Policies 

Achieve vision and objectives through functional policies 

addressing: urban design and built form, mobility, storm 

water management, spill flood hazard, and sustainability. 

(20.5 Functional Policies).

Implementation

Implement plan through: CPP by-law, monitoring, 

partnerships, phasing, and  landowner agreements (20.6 

Implementation).

1 These policies are adopted by Council in Official Plan Amendment 70 which is with the Minister of Municipal Affairs and Housing                    

for approval.
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Booth 1: Background

CPP By-law Timeline and Next Steps

February 18, 
2025  

Council 
Adopts OPA 

70

June 5, 2025

Preparing 
Midtown 

Community 
Planning 

Permit By-law 
Key 

Directions 

Open House

July 8, 2025 
Council 

Endorsement of 
Recommended 
Key Directions 
P&D Council 

Meeting

MMAH 
Approval of 

OPA 70 

(120 days from 
complete 

application)

October 2025 
Release 

Draft 
Community 

Planning 
Permit By-law 

and Open 
House

November 
2025 
Public 

Meeting 
Community 

Planning 
Permit By-law 

P&D Council 
Meeting

Winter 2026 
Council 
Decision 

Community 
Planning 

Permit By-law 

P&D Council 
Meeting 

We are here.

Other 

implementation 

matters are also 

underway...

FALL 2025

Designing Midtown:  
Urban Design and Public 
Realm Plan

FALL/WINTER 2026

Inclusionary Zoning 

OPA

Inclusionary Zoning 

OPA

WINTER 2026

Community 

Improvement Plan

Community 

Improvement Plan
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Let’s

Talk...

Booth 2: Community Planning Permit By-law

Elements of the Community Planning 
Permit By-law to be addressed in the Key 
Directions report…

Administrative Matters

Location Class of 

Development

Application 

Exemption

Approval 

Authority

Notification 

Procedures

Procedures for 

review and 

change of permit

Community Building Matters

Affordable Housing 

Inclusionary Zoning (IZ) 
within PMTSA only

Criteria

Permitted  Uses

Prohibited Uses

Standards

Range of 

Variation

Conditions Definitions
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Let’s

Talk...

Booth 2: Community Planning Permit By-law

Administrative Matter: 
Location

The first Community Planning Permit By-law for 
Oakville will apply to lands within Midtown Oakville.

Midtown Oakville is the primary Strategic Growth 
Area of Oakville and a Protected Major Transit 
Station Area (PMTSA).

Through future amendments to the Official Plan, other areas 
of the Town may be identified as a Community Planning 
Permit Area and the CPP by-law can be amended to include 
them.

Midtown Oakville 
Protected MTSA

Schedule A1: Urban Structure
Midtown current context and built form.

Town 
Hall

GO and 
VIA 

Station
Sixteen Mile 
Creek

Oakville Place
CN Rail Yard

Kerr Village

Sheridan 
College

Oakville 
Trafalgar
Community 
Centre

Location
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Help shape this direction…

Structure and Scope of CPP By-law

The following are basic principles of preparing the CPP by-law:

1. Prepare the by-law in a user-friendly and familiar manner.               
Use plain language and provide definitions for uncommon terms or terms that are intended 

to have a specific meaning. 

2. Structure the by-law in a manner that makes it compatible with the 

Town’s online systems.                                                                     
Provide by-law online. Enable development permit applications to be submitted via online 

forms, and have them tracked through Town systems, with final approvals accessible to the 

general public,.

3. Structure the by-law in a manner that makes it possible to extend to 

other parts of the Town.                                                                    

4. Streamline development permit, site alteration and tree-protection 

approvals within a single development permit application process.  
Enable all three matters to be addressed within a single development permit application; 

however, where a matter is only related to tree-protection and/or site alteration, the Town’s 

usual application process that applies under those by-laws would apply.

Are there other matters to consider in terms of 

the structure or scope of the by-law? 
(Please share your response  here or through the online 

questionnaire, Section 1.)
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Let’s

Talk...

Booth 2: Community Planning Permit By-law

Administrative Matter: 
Exemptions and Classes of Development 

Exemption from Development Permit 
Application

•While all matters that meet the definition of development are 

required to apply for a development permit, certain matters 

may be exempt (excluded) from making such an application. 

Current town practice for site plan control provides the 

following “exemptions”:

• a building or structure that is 50 square metres or less in size that is either accessory 

to or in addition to, an existing building or structure;  

• a new non-residential building or structure on town-owned land, provided that the 

building or structure is less than 100 square metres; and

• a temporary building or structure on public lands allowed through a municipal permit;

• the placement of a portable classroom on a school site of a district school board if the 

school site was in existence on January 1, 2007.

Current town practice for site alteration and tree protection by-law exempt 

development that is subject to a site plan control application.

Classes of Development

•To assist with streamlining development, the by-law can 

establish classes of development.

•This allows the Town to establish different procedures, 

notice requirements, complete application requirements, 

fees, and  approval authority to different classes of 

development.

Current town practice for site plan control provides the 

following “classes of development”:

• Medium and high-density residential development;

• All non-residential development;

• All other types of development;

• A temporary building or structure erected and used for a maximum of six consecutive 

months, provided the structure is located on a property with existing development; 

and

• A temporary sales office.
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Help shape this direction…

Exempt Matters

The following are proposed matters that would be exempt from having to apply 

for a development permit application:

▪ Site alteration and/or tree removal only (separate permit process)

▪ a building or structure that is 50 square metres or less in size that is either 

accessory to or in addition to, an existing building or structure;  

▪ a new non-residential building or structure on town-owned land, provided 

that the building or structure is less than 100 square metres; 

▪ a temporary building or structure on public lands allowed through a 

municipal permit; and

▪ the placement of a portable classroom on a school site of a district school 

board (note: this is required per O. Reg. 173/16).

What other types of development or matters 
should be exempt? 
(Please share your response  here or through the online 
questionnaire, Section 2.)
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Help shape this direction…

Classes of Development and Notices

The following are proposed “classes of development” and associated complete 

application notice requirements:

Class Description Notice of Complete 

Application

1 Commercial Parking Lot (new or 

change to existing)

• Email to Applicant

2 Temporary Sales Office or  Temporary 

Use (less than 6 months) accessory to 

existing development

• Email to Applicant, Public 

Agency 

• Post Sign on Site

• Post on town website

3 Change/Minor Expansion to existing 

use 

                         OR

Small Scale New Development 

(greater than 50 sq. m. but less than X 

sq. m.)

• Email to Applicant, Public 

Agency

• Post Sign on Site

• Post on town website

• Mail to Adjacent Property with 

60m

4 Large Scale New Development 

(greater than X sq. m.)

• E-mail to  Applicant, Public 

Agency, Indigenous 

community

• Mail to Adjacent Property with 

120m, 

• Post sign on site

• Post on town website

Classes of Development

• What other “Classes of Development” 
should there be in the by-law?

Notice Approach

• What other approach to giving notice 
regarding the proposed “Classes of 
Development” should there be?

(Please share your response  here or through the 
online questionnaire, Section 3.)
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Let’s

Talk...

Booth 2: Community Planning Permit By-law

Administrative Matter: 
Development Permit Approval Authority 
and Notifications

Approval Authority Considerations

• The Planning Act assigns approval of development 
permits to Council.

• The CPP By-law can delegate this decision making to a 
Committee or Staff to assist with streamlining the 
approval process.

• This decision-making authority can be different 
depending on the Class of Development or other factor 
specified in the by-law.

Notification Considerations

• The Act requires notice of complete application and 
notice of decision to be issued to the applicant.

• The CPP by-law can direct that such notices be issued 
more broadly. 

• This notice direction can be different depending on the 
Class of Development.

Current town practice for similar application types are follows:
Application Type Approval Authority Scope of Authority Public Notice of Application/Hearing Notice of Decision

Site Plan Control Director of Planning & 

Development

Approve or refuse application with or without 

conditions. 

Enter into agreements (CAO, Town Clerk)

• None • To the “owner” s. 41 (12).

Minor Variance Committee of Adjustment Approve or refuse application with or without 

conditions. 

Enter into agreements

• Notice of hearing to persons and public bodies 

• By: sign on site, mail to landowners within 60 m, 

email, town  website

• To Minister, applicant, and persons who appeared at 

the hearing and who filed a written request for notice of 

decision; s. 45 (10)

Minor Zoning by-law 

Amendment

Commissioner of Community 

Development 

Approve, modify and approve, or refuse 

application

• Notice of application and notice of public hearing, 

to persons and public bodies, 

• By: sign on site, mail to landowners within 120 m, 

email, town  website

• Sent to: applicant, prescribed persons and bodies, to 

person/public that filed written request to be notified.

Tree Protection Director of Parks and Open 

Space, or designate

Approve or refuse application with/without 

conditions

• Notice of application

• By: Sign on site

• To applicant.

Site Alteration Director of Transportation 

and Engineering, or 

designate 

Approve or refuse application with/without 

conditions. 

Enter into agreements

• None • To applicant.
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Let’s

Talk...

Booth 2: Community Planning Permit By-law

Administrative Matter: 
Development Permit Review Procedures

The CPP By-law is required to provide internal review procedures to issue permits.

The procedures:

Address
• New 

applications
• Changes to 

issued permit
• Changes to 

agreement

May Vary 
depending on 

Class of 
Development

Includes 
Mandatory 

and 
Discretionary 

Steps

Clarify roles 
and 

responsibi-
lities

Meet 45-day 
complete 

application to 
decision 

timeframe
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Help shape this direction…

Development Permit Application Process
The following is a proposed processes for approval of a new development 
permit application;

Note: The proposed process for all classes of development delegates all decision making to staff, as is the 
case for most similar planning application types within the Town. The proposed process includes Step 
3, where approval authority could be returned to Council, upon staff’s recommendation.

1a. Consult Municipality

Determine if Permit  is 
Required

1b. Determine Class of 
Development

2a. Prepare Complete 
Application

2b. Submit Complete 
Application

3. Determine if application 
requires a Council 

approval.

4. Issue public notice of 
application.

5a. Municipal review 5b. Agency/Other Review

6. Staff Report to Approval 
Authority

7. Approval Authority 
Decision

8a. Issue written notice of 
decision with reasons

8b. Make Permit approval a 
publicly available 

document.

9. Clear/Secure conditions, 
including registering on title 

(if applicable)

10. Issue development 
permit

11. Clear/Secure 
conditions, including 

registering an agreement on 
title and/or undertaking a 

site inspection (if 
applicable) 

Municipality (required) Municipality (optional) Applicant (required)

• Are there steps that should be 
removed or added? 

• Are there discretionary steps that 
should be made mandatory?

• For Step #3, what situation should 
warrant a Council decision?

(Please share your response  here or through the 
online questionnaire. Section 4)

Page  324 of 353



2025-06-16

17

17 meetmidtown

Let’s

Talk...

Booth 2: Community Planning Permit By-law

Community Building Matter
By-law Provision Types

Criteria

CPP by-law may include 

criteria for decision making. 

The by-law may also refer to 

OP policies and/or guidance 

document.

Permitted/Prohibited  

Uses

CPP by-law must include 

permitted and prohibited land 

use for lands within the CPP 

area. 

Land use may be subject to 

criteria and/or conditions.

Standards Range of 

Variation

CPP by-law must include 

certain standards, such as 

minimum density and height, 

maximum density, and height 

thresholds as well as standards 

such as setbacks to protect 

natural heritage and to address 

hazard lands and hazardous 

areas.

The by-law may include 

standards such as building 

setbacks, step-backs, maximum 

parking rates, bicycle parking 

requirements, etc.

The by-law may include 

variation form standards in 

accordance with OP policies.

Conditions

CPP by-law must outline 

conditions that may be 

imposed with the approval of 

development permit 

applications. 

Conditions may be met prior to 

or after the issuance of the 

development permit.
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Let’s
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Booth 2: Community Planning Permit By-law

Community Building Matter
Conditions

Per the Official Plan, the following types of conditions will be outlined within the by-law:

Cash in lieu of 

required parking

A condition that is related to the 

removal or restoration of 

vegetation.

Inclusionary Zoning 

Conditions

A condition that is 

related to site 

alteration

Conditions in relation site plan 

control (i.e. road widening, 

walkway, fences, easements, 

lighting, agreements)

Payment in lieu of 

a matter otherwise 

required

Parkland 

dedication

A condition that is related to 

ongoing monitoring related to

i. public health and safety, or

ii. the natural environment.

Holding/Lapsing/

Temporary

Enter in to and 

Register Agreement 

on title

A condition that is related to 

provision of community benefit in 

exchange for height and/or 

density which may be  within 

minimum and maximum 

standard or outside of variation 

from standards. By-law must 

establish proportional 

relationship.

Condition equivalent to 

that which is provided 

in CBC by-law
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• Zone land in accordance with Schedule 
L1.

• Identify permitted and prohibited uses 
within each land use designation. 

• Where needed, provide definitions for 
uses.

• Identify any criteria, standards, or 
conditions applicable to a land use within 
applicable zone.

Booth 2: Community Planning Permit By-law
Community Building Matter
Land Use

Midtown is planned to provide places to 

live, work, and play by:.

Permitting a broad range of land use (Section 20.4.1) 

that includes residential, employment, commercial, institutional and civic 
uses, in accordance with land use designations:

• High Density Residential (predominantly residential use) 

• Urban Core (broad mix of residential and non-residential uses)

• Office Employment (mix of office and light industrial uses) and

• Community Commercial (mix of commercial, office,  and service uses).

• Park and Open Space (predominantly public open space and 
recreational uses)

• Utility (primary utility uses, along with transit , active transportation and 
open space uses)

Promoting walkable, human scale (Section 20.4.1 (h))

• Along streets identified in Figure E1 – Active Frontages, a minimum 
of 70% of the building fronting the street is required to 
accommodate non-residential uses (i.e. commercial, retail, office, 
institutional, and community uses).

Generating employment (Section 20.4)
• Require replacement of equal or greater non-residential gross leasable 

floor area

• Require non-residential uses at grade where fronting streets and parks.

• Within Urban Core, require a minimum of 12% of total GFA to be non-
residential

• Permit expansion of existing non-residential uses.

Community Planning Permit By-

law response…

Permitted 

Uses

Prohibited 

Uses

Definitions

Standards Criteria Conditions

Figure E1 – Active Frontages

Photo Credit: How Smart Mixed-Use Environments Can Redefine Urban Spaces

Fifth + Broadway, Nashville Tennessee, Photo by Zack Benson

Schedule L1: Land Use
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Help shape this direction…

Land use - Existing

NOTE: Official Plan policies permit existing uses to 

continue, to expand, and to redevelop. The 

expansion or redevelopment of certain existing 

uses are exempt from certain policies such as 

minimum height and density requirements, 

provided the expansion or redevelopment does 

not preclude the provision of infrastructure 

required to support Midtown growth. The following are proposed options to address existing uses and uses subject 
to approved site-specific zoning but not yet built:

 
OPTION 1:  Site Specific Provisions

PRO

• Carries forward existing zoning 

provisions applicable to a site. 

• Clearly defines legal 

permissions and standards for 

each site. Provides recent 

development proponents 

assurance that the zoning 

provisions they have secured 

continue to exist.

.

CON

• Creates a precedent to provide 

site specific details in the CPP 

by-law that would otherwise be 

listed in a development permit, 

and thereby defeats the 

streamline approval process that 

the CPPS is intended to be.

• May result in a cumbersome by-

law document.

OPTION 2: General Provisions 

PRO

• Using general provisions to 

address permitted, conditionally 

permitted and prohibited uses 

for existing or pre-existing 

zoning permissions is in 

accordance with the intent of the 

CPP system where the issued 

development permits and pre-

existing site plan approvals 

provide site specific details. 

• This option does not set a 

precedent for future CPP by-law 

site specific amendments to 

recognize specific permissions 

and standards for sites.

CON

• Specific permissions and 

standards established for 

existing uses may not be easily 

found on a site by site basis. 

Some landowners may believe 

that certain use permissions that 

are permitted by the Official Plan 

policies have been removed 

through the passing of the CPP 

by-law.

Are there other Pros and Cons to be considered  for these options? 
(Please share your response  here or through the online questionnaire, Section 5.)
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Talk...

Booth 2: Community Planning Permit By-law

Community Building Matter
Housing

Midtown is planned to accommodate a wide range of households, including singles, couples, and families, 

of various ages, stages of life, and incomes.

Official Plan Policies

• Permit a variety of housing types

• Encourage variety of Housing Tenure

• Require unit size variation
‒ a minimum of 35% units provide two or more 

bedrooms (except within buildings geared to 

special needs housing)

• Encourage incentivizing affordable 

housing

• Propose requiring affordable housing
‒ Requirement to provide affordable units may be 

mandated following completion of the Town’s 

Housing Needs Assessment, and adoption of 

Inclusionary Zoning enabling policies.

Community Planning Permit By-law response…

• Identify where and to what standards 
residential development is permitted.

• A condition of development permit issuance 

may be related to unit tenure, affordability, 

and intended use.

• Include criteria (i.e. percentage of units 

required to provide 2 or more bedrooms). 

• Include exemption/variation from 

requirement, per OP policy.

• Through the completion of the Town’s 

Housing Needs Assessment and 

consultation on Inclusionary Zoning 

enabling policies and Community 

Improvement Plan, adopt policies and 

provisions accordingly.

Conditions

Affordable Housing 

Inclusionary Zoning (IZ) 
within PMTSA only

Permitted 

Uses
Standards

Criteria Range of 

Variation
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Booth 2: Community Planning Permit By-law

Community Building Matter
Urban Design Direction

Midtown Official Plan policies guide the overall design – the look, the feel and the function – of 
the public realm, development blocks, and buildings. 

Many of these policies can be translated into criteria, design direction, performance standards, 
and/or conditions to be implemented through the approval of development permits.

Design guidelines 

(Policy 20.5.1 (a))

Block design 

(Policy 20.5.1 (l))

  

Public realm 

(Policy 20.5.1 (b)) 

Parks and open space 

(Policy 20.5.1 (c))  

Green roofs 

(Policy 20.5.1 (k)) 

Utilities 

(Policy 20.5.1 (d))

Community Planning Permit By-law 

response…

Conditions

Criteria

Refer to Official Plan policies and design 

guidelines or embed criteria within by-law 

to inform development permit application 

decision making.

Require conditions as part of the 

development permit application approval 

that are in accordance with OP policy 

and the range of possible conditions the 

Town may impose.
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Booth 2: Community Planning Permit By-law
Community Building Matter
Built Form
Official Plan policies provide standards, criteria and conditions to ensure 

development achieves the vision for Midtown. These policies are 

implemented through the approval of development permit applications.

Variation in building height

Slender tower floorplate

Podium height

Midblock connections

Podium separation

Streetwall 

Open space and parkland

Active frontages

Street animation

Outdoor amenity 

space

Tower step-back

Building orientation

Tower separation

Illustration of policies 20.5.1, 20.5.2, and Livable Oakville Plan.

Standards

Conditions

Criteria

Community Planning Permit By-law 

response…

Range of 

Variation

Below grade parking 

Include standards for development 

in accordance with  Official Plan 

policies. Where policy uses 

language such as: “may, “should,” 

“is encouraged,” permit for 

variation to those standards.

Refer to Official Plan policies and design 

guidelines or embed criteria within by-law to 

inform development permit application 

decision making.

Require conditions as part of the 

development permit application that are in 

accordance with OP policy and the range of 

possible conditions the Town may impose.
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Booth 2: Community Planning Permit By-law

Community Building Matter
Sustainable Development
Sustainable development is promoted through mandatory, discretionary and incentivized measures, in 
accordance with legislation and policy in the Livable Oakville Plan.

M
a

n
d

a
to

ry
 M

e
a

s
u

re
s

• Compact urban form

• Pedestrian, bicycle and transit facilities

• Landscaping, street trees and furniture

• Stormwater management facilities and techniques

• Green infrastructure (i.e. tree canopy, low impact development, green 
walls)

• Flood hazard risk mitigation

• Deign buildings to:

‒  maximize solar energy, 

‒ minimize wind conditions on pedestrian spaces, 

‒ avoid excessive shadows on public realm

• Direct utilities underground, where possible.

D
is

c
re

ti
o

n
a

ry
 

M
e

a
s

u
re

s

• Green, Blue or Cooling roof materials

• Bird friendly design

• Glazing ratio for energy efficiency

• EV charging facilities

• On-site renewable energy production (i.e. solar panels)

• Renewable energy generation facilities

• Reduce embodied carbon energy in building materials (i.e. re-using 
materials; using lower carbon material, including tall timber; sourcing 
materials locally)

• Target net-zero energy use and emissions 

In
c

e
n

ti
v
iz

e
d

 
M

e
a

s
u

re
s

• Green Buildings

‒ Renewable energy generation facilities

‒ Measures towards achieving net-zero energy use and emissions  

• Improved local transit facilities and transit user amenities

• Contributions towards district/renewable heating/cooling/energy 
systems

Community Planning Permit By-law response…

Where quantifiable, Official Plan requirements will be 

listed as standards.

OP policies and guidance material may be referenced 

in by-law, as criteria for development permit approval.  

Discretionary measures proposed by applicant would 

be identified in an approved development permit (which 

is applicable law), and as such will be required as part 

of the building permit process. 

As a condition of development permit approval, an 

applicant can agree to provide one or more of the listed 

measures to receive permission for a  proportional  

building height that exceeds the assigned threshold.

Standards

Criteria

Conditions

Per Approved 

Development 

Permit
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Variation from Standards
Official Plan policies set standards or requirements, 
however, for policies that use words such as: “may,” 
“should,” “is encouraged,” or “subject to” – allow for a 
variation from the standard or requirement.

The following are proposed options to address variation from standards in the by-law: 

OPTION 1:  Numerically

PRO

• Variation permission is 

predictable, reduces need to 

resubmit plans and drawings.

CON

• Preset numeric variation may 

not address all situations or  

circumstances, applicant may be 

required to seek an amendment 

to the CPP by-law before a 

development permit application 

can be approved, thus 

undermining the objective of a 

streamlined approval process.

OPTION 2: Qualitatively 

PRO

• Variation permission is based on 

whether the request continues to 

address relevant objectives or 

qualities of development. 

• Maintains the objective of a 

streamlined approval process.

CON

• Variation permission is not 

predictable 

Are there other Pros and Cons to be considered  for these options? 
(Please share your response  here or through the online questionnaire, Section 6.)
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Booth 2: Community Planning Permit By-law
Community Building Matter
Built Form Standards
Official Plan policies and schedules provide standards, criteria and conditions 

specific to building density and height, which are required to be provided in the 

CPP By-law.

Site Density Schedules L2 and L3 Building Height Thresholds Schedules L4 

Threshold Height
10 – 20 storeys depending on location.

• No threshold for lands designated Office Employment and 

Community Commercial 

Minimum Height
2 storeys within Office Employment and Community Commercial areas

5 storeys everywhere else

Minimum Density and Height Exemptions:
Provision of minimum density or height is not required on lands dedicated 

for public parks and open space, and for educational facilities, public 

service facilities, and expansion or replacement of an existing use.

Community Planning 

Permit By-law 

response…

Minimum height and 

density, and maximum 

density are required to 

be provided in the CPP 

by-law.

Exemptions from 

standards (per OP 

direction) will be included 

in the by-law.

Building height 

thresholds are required 

to be included in the by-

law in order to authorize 

the Town to negotiate for 

community benefits.

Standards

Criteria

Conditions
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Booth 2: Community Planning Permit By-law

Community Building Matter
Permission to exceed building height threshold

Policy 20.5.1 (e) Site Density assigns maximum gross 
density for a site using floor space index (FSI).

Theoretical development on a site 
where density maximum is 
achieved, and height threshold is 
not exceeded.

Results in eight 12-storey midrise 
buildings, while achieving maximum 
permitted 6 FSI.

Policy 20.5.1 (f) Building Height assigns building height 
thresholds for sites in storeys. 

Theoretical development on a 
site where density maximum is 
not achieved, height thresholds 
are met, and land is conveyed 
for public park.

Results in seven 20-storey buildings 
achieving 4.5 of the permitted 6 FSI 
and provides public parkland.

Possible community benefits 

24

35

29

34

30 30

25

Floor area above the building height threshold

Parkland greater than 
required by Parkland 

Dedication By-law

Non-residential GFA 
greater than minimum 

required.

Affordable 
Residential Units

Integrated community facility 
(i.e. library, hub or school) 
beyond Development or 
Education Charge credit.

Green 
Roofs

District Energy System

Solar 
Panels

Policy 20.5.1 (f) Building Height permits additional height 
beyond the threshold, subject to:

1. the maximum density allocation for the site is not 
exceeded, and 

2. community benefits or cash-in lieu of benefits, are 
provided. 

Theoretical development on a 
site where density maximum is 
achieved, height threshold are 
exceeded, and land is conveyed 
for public park along with other 
community benefits.

Results in seven 20+ storey 
buildings while achieving 6 FSI 
and providing community benefits.
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Booth 2: Community Planning Permit By-law

Community Building Matter
Possible Community Benefit

The Official Plan lists the following potential community benefits:

TOWN WIDE (Policy 28.15.12)

Matters without a Town funding source.

❑ public parking

❑ affordable housing

❑ conservation and preservation of cultural heritage 

resources

❑ day care centres

❑ public art

❑ integration of office uses in mixed use developments 

❑ green buildings

❑ other local improvements

Matters with a funding source

❑ public transit infrastructure, facilities, services and 

improved pedestrian access to public transit

❑ protection and/or enhancement of natural features 

and functions

❑ public service facilities

❑ parkland and improvements to parks

MIDTOWN OAKVILLE (Policy 20.6.6)

Matters without a Town funding source

❑ contributions toward district/renewable heating/cooling/energy 

system 

Matters with a funding source.

❑ grade separated pedestrian and cycling facilities across the QEW, 

railway tracks or Trafalgar Road

❑ community facilities

❑ improved local transit facilities and transit user amenities

Excerpt of Schedule 1: Land Use

Highlighting conceptual “Park” designated areas and priority areas for schools.

On-site matter

On or Off-site matter
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Prioritization of (In-Kind) Community Benefits

The following are proposed considerations to inform the prioritization of community benefits in the case of “in kind” benefits.

Select your preference for each:
Select one option for each of the four categories.

In-Kind vs. 
Cash-in-

Lieu
On-site vs. Off-Site

Midtown 
specific 
matters

vs.

 

General 

items list

Unfunded 

Matters
vs.

Funded 
Matters

Prioritize the following :
Insert your prioritization into a column using numbers 1 to 4, 1 being 

the highest priority.

Consideration

Timing (In-kind vs. 

Cash-in-lieu)

Location (On-site vs. 

Off-site)

Type (Midtown 

specific matters (per list 

and schedules) vs. 

General items list)

Funding 

availability 
(Unfunded matters vs. 

Funded matters)

NOTE: Where the community benefit is provided in cash – Council 
determines how and when those funds are applied within 
Midtown through its capital planning and budget work.

(Please share your response  here or through the online questionnaire, Section 7.)
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Booth 2: Community Planning Permit By-law

Community Building Matter
Proportional Community Benefit Options

Per O. Reg. 173/16, Official Plan policy 28.15.10 requires the CPP by-law to include provisions establishing a proportional 
relationship between the quantity or monetary value of the facilities, services and matters that may be required and the height 
and/or density of development that may be allowed.  

Options for determining a proportional relationship are:

1
Land Value Uplift

Community benefits are provided 

that are equivalent in cost to a 

portion of the uplift in land value 

that is achieved by the increase in 

building height.

2
Percentage of 

Land Value

A percentage of the overall land 

value is directed to the provision 

of community benefit.

3
Flat Rate per 

Square metre

A flat rate (in dollars) per square 

metre of additional storeys above 

the height threshold is charged, 

and those funds are directed to 

the provision of community 

benefits that are equal to the sum 
charged.

4
In Kind Only

A ratio is established for each type 

of community benefit that may be 

provided on the development site, 

Ratios are determined based on 

priority of the community benefit 

to the Town and what might 

motivate the developer to provide 

it. 
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Commensurate Community Benefits
The following explains the approach and provides potential Pros and Cons for the Land Value Uplift option:

1 Land Value Uplift

1. Applicant undertakes a land appraisal based on development that 
does not exceed building height and a second appraisal based on 
pre-building permit land value (with building heights above 
threshold).

2. The land value “uplift” equals the difference in value determined 
by the two appraisals.

3. Town establishes a set percentage of land value uplift that would 
be applied to “community benefit,” which the applicant would 
provide in cash or in-kind.

4. Where in-kind matters are provided, a cost estimate by qualified 
professional may be required.

5. Where community benefits require public ownership or 
operation, or include stipulations such as long term affordability, 
agreements will need to be registered on title.

 

Pro Con
• Both the Town and development 

community are familiar with this 
approach. 

• Requires undertaking two land appraisals.
• The correlation of the percent of uplift and 

benefit of increased height may be weak. 
• Land value can vary from site to site. 
• It is difficult to incorporate this into the 

early pro-forma stages of development.

What are other Pros and Cons to be considered  for this option? 
(Please share your response  here or through the online questionnaire, Section 8.)
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Commensurate Community Benefits
The following explains the approach and provides potential Pros and Cons for the Percentage Land Value option:

2 Percentage of Land 

Value

1. Town establishes a set percentage of land value that is triggered 
when a development is permitted to exceed the building height 
threshold (irrespective of number of storeys).

2. Applicant undertakes a land appraisal to determine pre-building 
permit land value.

3. The pre-set percentage of that value would be applied to 
“community benefit” in cash or in-kind.

4. Where in-kind matters are provided, a cost estimate by qualified 
professional may be required. 

5. Where community benefits require public ownership or 
operation, or include stipulations such as long term affordability, 
agreements will need to be registered on title.

 

Pro Con
• The applicant can build the pre-set value 

into their pro forma, early in the 
development process. 

• This approach requires only one land 
appraisal.

• Requires a land appraisal.
• May not be viewed as “proportional with 

height.” 
• Land value can vary from site to site. 

What are other Pros and Cons to be considered  for this option? 
(Please share your response  here or through the online questionnaire, Section 8.)

Page  340 of 353



2025-06-16

33

33 meetmidtown

Help shape this direction…

Commensurate Community Benefits
The following explains the approach and provides potential Pros and Cons for the Flat $ Rate per Square Metre option:

3 Flat $ Rate per Square 

Metre

1. Town establishes a set dollar rate per sq. m. of GFA gained within 
storeys above the threshold height.

2. Applicant chooses to exceed the building height threshold.  The 
per square metre value is applied to all of the GFA proposed 
within the storeys above the building height threshold.

3. The total per square metre value would be applied to 
“community benefit” in cash or in-kind.

4. Where in-kind matters are provided, a cost estimate by qualified 
professional may be required. 

5. Where community benefits require public ownership or 
operation, or include stipulations such as long term affordability, 
agreements will need to be registered on title.

 

Pro Con
• No land value appraisal is required. 
• The flat  rate is the same for all 

development sites, creating more fairness 
for applicants seeking increases in 
building height.

• Applicant can build the value into their pro 
forma, early in the development process.

• Determining the preset value to apply may 
be challenging. 

• The preset value, if not set in a manner 
that is responsive to market conditions, 
may stifle/delay development.

What are other Pros and Cons to be considered  for this option? 
(Please share your response  here or through the online questionnaire, Section 8.)
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Commensurate Community Benefits
The following explains the approach and provides potential Pros and Cons for the In-Kind Only option:

4 In-Kind Only

1. Town assigns ratio of in-kind community benefit that is 
exchanged for increase in GFA storeys above the building height 
based on the type and priority of the benefit offered.

2. Proponent selects from menu of benefit options and proposes 
building height accordingly.

3. More than one type of community benefit can be provided, 
based on the ratios provided for each benefit.

4. The in-kind provisions are for the base land area offered or gross 
floor area of a building, the operator of the space is responsible 
for fit-ups.

5. Where community benefits require public ownership or 
operation, or include stipulations such as long term affordability, 
agreements will need to be registered on title.

 

Pro Con
• The relationship is based on priorities and 

community values. 
• Applicant is given the choice to proceed 

with taller building based on whether one or 
more of the community benefits are 
achievable on their site.  

• Would be difficult to apply to an ‘off site’ 
benefit or equate a cash in lieu value; as 
such, not all of the community benefit 
options listed in the Official Plan may be 
provided using this process.

What are other Pros and Cons to be considered  for this option? 
(Please share your response  here or through the online questionnaire, Section 8.)
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Share your additional comments

Please add any additional comments that may assist with preparing the forthcoming Community Planning 
Permit By-law.
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Thank you for attending!

Midtown Oakville  Preparing Community Planning Permit By-law

Key Directions and Urban Design Guidelines

If you would like to provide more 
comments, please complete the online 

questionnaire by June 12, 2025.
QR CODE

meetmidtown
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-117 
 
 

A by-law to declare that certain land is not subject to part lot control (Blocks 106 and 
122, Plan 20M-1272 – Caivan (Creekside) Limited) 

 

 
WHEREAS By-law 2006-125 delegates to the Director of Planning and 
Development the authority to approve certain applications to designate lands not 
subject to part lot control; and 
 
WHEREAS the Director of Planning and Development has approved such an 
application for the lands described in Schedule “A”; 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 

1. Part lot control pursuant to subsection 5 of Section 50 of the Planning Act, 
R.S.O. 1990, c.P-13, as amended does not apply to lands as set out in 
Schedule “A” attached hereto. 

 
2. This by-law expires one (1) year from the date it has been passed by Council. 

 
3. Schedule “A” forms part of this by-law. 

 
4. The solicitor is hereby authorized to amend the parcel designation, if 

necessary, upon registration of this by-law. 
 
 
 
PASSED this 8th day of July, 2025 
 
 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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                           By-law Number:  2025-117 

      

 

Page 2 
 

SCHEDULE “A” 
 

1. Block 106, Plan 20M-1272, designated as Parts 1 to 6, inclusive, on Plan 
20R-22925, Oakville 

2. Block 122, Plan 20M-1272, designated as Parts 1 to 5, inclusive, on Plan 
20R-22933, Oakville 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-118 
 

A by-law to declare that certain land is not subject to part lot control (Blocks 197, 198 
and 267, Plan 20M-1270, and Block 255, Plan 20M-1288 – Mattamy (Joshua Creek) 

Limited) 
 

 
 
WHEREAS By-law 2006-125 delegates to the Director of Planning and 
Development the authority to approve certain applications to designated lands not 
subject to part lot control; and, 
 
 
WHEREAS the Director of Planning and Development has approved such an 
application for the lands described in Schedule “A”;   
 
 
COUNCIL ENACTS AS FOLLOWS: 
 

1. Part lot control pursuant to subsection 5 of Section 50 of the Planning Act, 
R.S.O. 1990, c.P-13, as amended does not apply to lands as set out in 
Schedule “A” attached hereto. 

 
2. This by-law expires one (1) year from the date it has been passed by Council. 

 
3. Schedule “A” forms part of this by-law. 

 
4. The solicitor is hereby authorized to amend the parcel designation, if 

necessary, upon registration of this by-law. 
 
 
 
PASSED this 8th day of July, 2025 
 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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By-law Schedule “A” 
 

1. Block 197, Plan 20M-1270, designated as Parts 1 to 11, inclusive, on Plan 
20R-22991, Oakville 

2. Block 198, Plan 20M-1270, designated as Parts 1 to 13, inclusive, on Plan 
20R-22982, Oakville 

3. Block 267, Plan 20M-1270, designated as Parts 1 to 9, inclusive, on Plan 
20R-22992, Oakville 

4. Block 255, Plan 20M-1288, designated as Parts 10 to 17, inclusive, on Plan 
20R-22992, Oakville 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-122 
 
 

A by-law to declare that certain land is not subject to part lot control (Block 216 and 
part of Block 207, Plan 20M-1270 – Primont (Joshua Creek) Inc.) 

 

 
WHEREAS By-law 2006-125 delegates to the Director of Planning and 
Development the authority to approve certain applications to designate lands not 
subject to part lot control; and 
 
WHEREAS the Director of Planning and Development has approved such an 
application for the lands described in Schedule “A”; 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 

1. Part lot control pursuant to subsection 5 of Section 50 of the Planning Act, 
R.S.O. 1990, c.P-13, as amended does not apply to lands as set out in 
Schedule “A” attached hereto. 

 
2. This by-law expires one (1) year from the date it has been passed by Council. 

 
3. Schedule “A” forms part of this by-law. 

 
4. The solicitor is hereby authorized to amend the parcel designation, if 

necessary, upon registration of this by-law. 
 
 
 
PASSED this 8th day of July, 2025 
 
 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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SCHEDULE “A” 
 

1. Part of Block 207, Plan 20M-1270, designated as Parts 1 to 5, inclusive, on 
Plan 20R-22685, Oakville 

2. Block 216, Plan 20M-1270, designated as Parts 10 to 17, inclusive, on Plan 
20R-22685, Oakville 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-123 
 
 

A by-law to declare that certain land is not subject to part lot control (Part of Block 
206, Plan 20M-1270 – Primont (Joshua Creek) Inc.) 

 

 
WHEREAS By-law 2006-125 delegates to the Director of Planning and 
Development the authority to approve certain applications to designate lands not 
subject to part lot control; and 
 
WHEREAS the Director of Planning and Development has approved such an 
application for the lands described in Schedule “A”; 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 

1. Part lot control pursuant to subsection 5 of Section 50 of the Planning Act, 
R.S.O. 1990, c.P-13, as amended does not apply to lands as set out in 
Schedule “A” attached hereto. 

 
2. This by-law expires one (1) year from the date it has been passed by Council. 

 
3. Schedule “A” forms part of this by-law. 

 
4. The solicitor is hereby authorized to amend the parcel designation, if 

necessary, upon registration of this by-law. 
 
 
 
PASSED this 8th day of July, 2025 
 
 
 
 
 
 
 
______________________________ ____________________________ 
 MAYOR  CLERK 
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SCHEDULE “A” 
 

1. Part of Block 206, Plan 20M-1270, designated as Parts 13, 14 and 15 on 
Plan 20R-22703, Oakville 
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THE CORPORATION OF THE TOWN OF OAKVILLE 
 

BY-LAW NUMBER 2025-124 
 

A by-law to confirm the proceedings of a meeting of Council. 
 

 
 
 
COUNCIL ENACTS AS FOLLOWS: 
 

1. Subject to Section 3 of this by-law, every decision of Council taken at the 
meeting at which this by-law is passed and every resolution passed at that 
meeting shall have the same force and effect as if each and every one of 
them had been the subject matter of a separate by-law duly enacted. 

 
2. The execution and delivery of all such documents as are required to give 

effect to the decisions taken at the meeting at which this by-law is passed 
and the resolutions passed at that meeting are hereby authorized. 

 
3. Nothing in this by-law has the effect of giving to any decision or resolution the 

status of a by-law where any legal prerequisite to the enactment of a specific 
by-law has not been satisfied. 

 
 
 
PASSED this 8th day of July, 2025 
 
 
 
 
 
 
 
 
______________________________ ____________________________ 
Rob Burton                               Mayor              Andrea Holland Acting Town Clerk 
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