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The one piece of information that you do not include, and may not know, is that growth targets are set by the 
Provincial Government rather than the municipalities or Regions. This means that Halton has been designated 
to grow to one million people by 2041, and each municipality must take on a portion of that required growth. I 
like that you recognize the importance of saving green space and farms. These are also very important to me 
but it means a willingness to accept vertical growth for homes. The numbers we need to take won't be solved 
with low level tri-plexes or even mid-rise buildings, even though the vast majority of residents would like that. 

In 2015, after much public consultation, Oakville designated specific growth areas such as Bronte, Kerr 
Village, Downtown Oakville as moderate growth areas, as well as large scale areas such as Midtown where you 
will see many 20 - 30 storey buildings over the next few years. This is meant to keep density out of long-time 
established residential areas as much as possible. When I moved here 33 years ago, Oakville had 70,000 people 
and now has 211,000. We are now a dynamic urban centre that does its best to maintain the heritage of its 
origins. The problem is that when you design a liveable community, it is popular for others to want to live here 
as well, which makes many long time residents long for what was. We recognize that and suggest you contact 
your MPP Stephen Crawford to let him know that you would like to see limits on this required growth.  

Please know that your voice will be heard on October 4th and beyond. 

Sincerely, 

Beth 

-------- Original message -------- 
From: s o   
Date: 2021-09-16 1:42 p.m. (GMT-05:00)  
To: _Ward1 <Ward1@Oakville.ca>, gary.carr@halton.ca 
Subject: Bronte Village Development  

Hello.  

I understand that a developer is planning to build a 15-storey building at Lakeshore Road and East Street. 
Since I'm unable to attend the public meeting in October, I wanted to share my input on this to you directly. 

While I like the idea of a mixed use plan for the site, I strongly disapprove of highrise developments that block 
views, create more gridlock, and spoil the whole aesthetic of a lakeside community. High density buildings 
have also been shown to contribute to increased crime and pollution. 

One of the things that has set Halton apart from other GTA communities in the past is its small-town charm. 
But in the past 5 years alone, there's been an alarming amount of development in Oakville and Milton. I 
greatly prefer infill development to new builds that take away our precious woodland, parkland, farms and 
fields. To me, these are sacred spaces that should be conserved, not only for food production, but for people's 
physical, mental and spiritual health. Yet, although the plans for Glen Abbey were stopped, so much green 
space has been lost and we are seeing more and more urban sprawl and highrise buildings.  

Towns like Caledon have limited development and put caps on building heights to preserve quality of life for 
residents and keep the community liveable and beautiful. We need to have similar protections and more 
creative zoning requirements.  
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Instead of allowing mansion sized houses, why not create more duplexes and triplexes. I live in a 
multigenerational family and would love those options, but they don't seem to exist in Halton. And instead of 
luxury highrises and condos, what about more affordable lowrise rental buildings for young people who can't 
afford to live in their own region? 

Please consider such options instead of allowing Halton to fall into the 'growth trap' of so many GTA 
communities that once used to be lovely places but have now become crowded and stressful urban 
wastelands. 

Shiela Olley 
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From: David Moores 
Sent: September 17, 2021 9:30 AM
To: Town Clerk
Cc: Mayor Rob Burton; Sean O'Meara
Subject: Development at East Street And Lakeshore in Bronte

SECURITY CAUTION: This email originated from outside of The Town of Oakville. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 

Bronte has too many high rise towers and does not need another, particularly at this central location. It is upsetting to 
see developers and The Town collaborating to progressively change the character of Bronte. Downtown Oakville? No 
way! Bronte? Who cares? 
The desires of those who live there should count, we do live in a democracy after all. 
A mid-rise structure that would not dominate the intersection and cause shading might work, but not this monument to 
greed. Town planners need to come down to earth. 
I also have concerns about digging the kind of hole that will be required to accommodate the underground parking for 
250+ cars. 
David Moores 
Marine Drive 

Sent from my iPad 
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From:   
Sent: September 23, 2021 5:48 PM 
To: Clerk@Oakville.ca  
Subject: Bronte  
I'm not sure why you ask the public resident's opinion on these matters. We all know that developers always 
get their way. From rezoning ( what is the point of zoning if its easily overturned ?) to density to , well 
everything.  
No one here wants this monstrosity in Bronte. Sure fire ways to ruin a neighbourhood are high density, no 
parking and low-income housing. Throw in a drug rehab centre and you've completed how to screw up yet 
another neighbourhood, right ?  
Anyways at least I'll have the memories of when the harbour had a charm to it.  
Dan  
Bronte  
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From: Ann Imrie-Howlett 
Sent: September 30, 2021 10:58 AM
To: Town Clerk
Cc: John Howlett; Ruth-Ann; paj00755@gmail.com
Subject: 77 East Street

SECURITY CAUTION: This email originated from outside of The Town of Oakville. Do not click links or open 
attachments unless you recognize the sender and know the content is safe.  
To Whom It May concern,  

My husband and I will be attending the youtube.com live stream on Monday October 4, 2021 as well we have signed the 
petition prepared by the Bronte Village Residents Association for the proposed building of 77 East Street. I would like to 
submit a few questions ahead of time.  
Our concerns are:  

1. The density of a 15 story building with several 2 & 3 bedroom apartments
2. Blasting into bedrock perhaps weakening the structures near by at Ennisclare and the Lighthouse

Condominiums
3. The parking assignment of only 1 space per unit which although an admirable environmental goal requires a

more gradual approach to downsizing families to 1 car
4. Bronte businesses have already suffered from lack of parking so people can enjoy the restaurants, meander and

shop-- 24 visitor parking spaces for both guests and commercial rental is insufficient.
5. Traffic flow and grid lock at the corner of East and Lakeshore
6. Bonusses have been promised at other infill building sites such as a Town square on the corner of Bronte and

Lakeshore. There is no square and traffic is already congested here and the apartments are not near fully
occupied.

I thank you in advance for the care and consideration you will give to the community in your discussions. 

Sincerely,  
Ann Imrie-Howlett 

 East Street, Oakville, ON 
L6L 3K3 
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-------- Original message -------- 
From: Squisha House 
Date: 2021-09-30 2:20 p.m. (GMT-05:00)  
To: _Members of Council  
Subject: 77 east new building 

Hi there my name is Cameron Stubbins. I own a shop in Bronte village on lakeshore and I believe we should be moving forward with 
this building. The place now is an eye sore and we hear daily about how something should be there. In my 3+ years being open it has 
just been an empty lot. It would be a great addition to our community and bring more money into the neighborhood which we can all 
agree would benefit everyone immensely. Please consider moving forward with this project as I think everyone would be very happy. 
The rendering photo I have seen looks beautiful and fits the Bronte vibe perfectly. Thanks again for taking the time to read this. 

Regards, 
Cameron & Katelynn Stubbins 
Squisha House owners and residents 























































































































October 4, 2021, 

Good evening Mayor Burton, Town Councilors and Staff as well as members of the community, 

My name is Lyndsey Thomas and I live in Bronte Village.  SLIDE I am speaking this 

evening to shed some light on the reality of the 77 East development proposal application. 

Contrary to what the developer has stated, this proposal is not sensitive to its 

surroundings and does not “knit” the residential buildings to the rest of the village.  This is 

neither a gentle nor appropriate transition and will create an “unacceptable adverse impact”.  

(Livable Oakville Plan, Page F-22)   SLIDE It will compromise established connections within the 

neighbourhood and will alienate a vulnerable population group.  The one it has already 

removed was one too many. 

This proposal is like having a nice garden in the front yard when the backyard is full of 

weeds.  SLIDE 

The developer presentation stated the average distance between OSCR and the 

proposed building is 30m.  However, that average was drawn using floors of the proposal which 

are above the height of the OSCR building.  If the correct dimensions are used, the average is 

26m.  This may not seem significant but leads one to wonder what else has been minimized in 

order to pretend the impact of this building will not affect its surroundings. 

SLIDE For instance, the quoted “gradual stepped up” facades are actually at a 65-degree 

angle off the horizontal.  Hardly gradual.  Also, the 20% of the site devoted to the open corner is 

more like 11% when using the actual numbers on the drawings to make the calculations.   

The 15th storey termed “very partial” may not cover its own building, but it is longer 

than the Lighthouse building.  Oakville’s Zoning By-Law (2014-01, page 8-4) states allowable 

height is measured to the tallest point of the building which means even the elevator shaft is 

included.  This brings the overall height to 52.8m.  And just because the 15th storey is a partial 

floor does not mean it does not cast shadows and block views. 

It is also misleading to emphasize this proposal as only 15 storeys when it is taller than 

the 17 storey Lighthouse and a full 9m taller than the other 15 storey buildings nearby.  The 



building will have rooftop vegetation where, quote, “surrounding buildings will have a very 

pleasant roofscape to look down to which will be green.”  The landscaped roof on Level 2, will 

quote, “be visible from neighbouring buildings and sidewalks”.  I am struggling to see how this 

is possible when the rooftop vegetation will be 47m up in the sky, the top floor of the 

Lighthouse is several metres below that and the adjacent OSCR building is only 24m tall.  The 

Level 2 vegetation will be on the north side, blocked from view by its own building. 

Current 



Future? 

The Town’s shadow study requirements (v.DE2017) allow analysis to stop 1.5 hours 

before sunset and “buildings should… avoid excessive shadows”. (Livable Oakville Plan, Page C-

16) 

SLIDE The application concludes it meets the requirements however, the study for June 

21st stops at 6:18pm.  The sun sets at 9:03pm, a full 2 hours and 45 minutes later.  Shadows 

start to cover the neighbouring amenity spaces shortly after 3pm and by 5 the deck and pool at 

the Lighthouse, plus the large patio at OSCR, are completely in the shade.  SLIDE By 6pm, the 

entire Lighthouse deck and lawn, is in shadow.  Again, the sun sets at 9:03pm on June 21st so 

those spaces are in shadow for a total of just under 6 hours (3:18pm to 9:30pm) because of the 

proposed building.   

Independent shadow study showing additional hours in day on June 21st. 

June 21st, 7:18pm 



June 21st, 8:18pm 

June 21st, 9:18pm 

SLIDE From April to September, the outdoor spaces of adjacent buildings will be shaded 

from at least 4pm onwards.  This means that residents or visitors using the amenities at the end 

of a normal workday will never see the sunlight there.  (Urban Design Brief) 

In the colder months, the proposed building will be shadowing the OSCR building from 

1pm onward.  The sun sets at 4:45pm.  SLIDE  (Urban Design Brief) 



The shadow study conclusion ignores the cumulative shadows from existing buildings.  

Those original shadows are minimal on their own in comparison to what is added on by this 

proposal.  The proposal’s Urban Design Brief (Page 42) tries to say that summer and winter 

solstices don’t count.  SLIDE The REALITY is that these are very important dates when outdoor 

spaces are in high use in the summer and when days are short in the winter.  Shadows are not 

experienced on only two or four days of the year.  SLIDE 

Independent shadow studies showing shadows in additional months. 

February 21st, 3:07pm February 21st, 5:55pm (sunset) 

August 21st, 2:30pm August 21st, 7:30pm (sunset) 



November 21st, 2:20pm November 21st, 4:46pm (sunset) 

As stated in the Livable Oakville Plan (Page D-5), “all development shall consider the 

integration of new and existing buildings”.  The first Guiding Principle in the LOP (Livable 

Oakville Plan) is to “preserve, enhance and protect the distinct character, cultural heritage, 

living environment, and sense of community”. 

  The LOP has many references to preserving character, providing vistas and 

compatibility with the existing community, and ensuring privacy of existing residential areas.  It 

also states the new development has to consider existing development “in order to reduce 

adverse impacts on adjacent properties”.  (Page C-19) 

The proposed development has not considered its neighbours in this established 

community.  It is very easy to portray the building as having minor impact when the concept 

rendering is viewed from a distance instead of directly at the edge of the site.  It is also 

convenient that the sun always shines in a concept rendering.   



Adjacent Buildings - Sunlight blocked, Views blocked 

Current 

Future? 

SLIDE At over 50m tall this proposal is more than double the height of the OSCR 

building, which is home to seniors with reduced mobility, averaging 86 years old.  Eighty-eight 

of whom have rooms facing west plus their common rooms.  These are seniors who rely on 



sunlight coming through their windows, the connection to nature, plus the views to the village 

beyond.  These elements are key to actually anyone of any age for mental and emotional health 

and everyone requires this basic health.  Sixty units (almost 80 residents) in the Lighthouse will 

have half if not all of their windows, and therefore their view, entirely blocked by this proposed 

building.   Other nearby buildings and the eastern Marine Drive neighbourhood will lose their 

views and visual connection to the village.   

Views blocked throughout Marine Drive neighbourhood 

Current Future? 

Current Future? 



SLIDE Bronte Village is made up of visual connections, to water, to sky, to trees, from 

one end of the village to the other, including all of the residential areas.  Everyone living in 

Bronte Village is integral to the knit fabric of the community.  If some are left out or even 

worse, cut out, the knitting will fail.  And while the proposal contains a small public space, 

pretending that the building will not be the dividing wall that it is, it neglects to consider the 

colder weather and as everyone who lives here knows, the wind tunnels. 

The winter is long and residents, who are mainly seniors, stay inside and rely on their 

windows as connection to the village.   

SLIDE Many people with dementia and other health concerns spend a lot of time looking 

out of the window.  It is a lifeline.  Trees and views of community are not static, they provide 

stimulation and passive interaction.  They change with the seasons.  They provide a multi-

sensory experience.  They connect the viewer to a sense of time, weather, and other living 

things.  Access to natural light is essential to regulate the circadian rhythm which in turn 

improves mental and physical health.  A wall does none of these things. 

Current view from OCSR window Current view from OCSR window 



Future? 

SLIDE Many of Bronte’s residents have lived here for most of their lives.  The main factor 

for that longevity is the ability and ease of aging in place.  Included in that is the ability to 

maintain optimum mental health.  Elements that support health and well-being for any 

demographic are green space, access to nature through views, a sense of security and a feeling 

of inclusion.  The LOP (Page B-1) calls it social well-being in the very first paragraph of the 

Mission Statement.  

SLIDE A person is more likely to venture into a community if they feel a part of it.  If they 

cannot see out of their window into that community, they are less likely to feel safe to explore.   

Current view to Village from OSCR building Blocked view to Village from OCSR building 



This uncertainty increases if the person is at all physically or mentally compromised.  

Reducing good mental and physical health can ultimately compromise the vibrancy and 

diversity of the neighbourhood. 

Depression is a leading cause of disability worldwide.  (WHO.int)  Poor mental and 

physical health are intertwined.  It can be a vicious cycle.   No matter which started first, it can 

lead to less interaction in the community which means fewer trips to the shops and restaurants. 

Less time, money and contribution spent anywhere.  That is why an investment in mental 

health is paramount to achieve a community which is thriving and sustainable.  The LOP calls it 

sustainable community design.  (LOP, Page B-1) 

SLIDE It is not a new concept.  We have excellent examples right here with the “Tower in 

the Park” concept of every tall building in the area, some almost 50 years old.  Just look around.  

The designers of these properties each were conscientious and prioritized mental health, and 

the established, sunlit gardens of each property are shared visually between the neighbours.  

This invites more social interaction.   

Some have said that what makes a great piece of music is the space between the notes. 

Bronte is a great, balanced neighbourhood because of its space between built form. 

SLIDE Everyone wants to be able to take a breath and have calm from the pressures of 

society nowadays.  We have that here in Bronte.  And the great thing is that Bronte is also still 



vibrant, like the LOP desires.  Bronte is unique and because of all that, Bronte is already a 

destination.  When they say, “build it and they shall come”, it doesn’t necessarily mean to fill 

every square inch with concrete and steel.  Let us not forget that it is the people and the 

connections to nature and each other who make Bronte Village, not the buildings. 

Isn’t it time to actually follow through with what is being said should be done with 

policies and focus on maintaining and improving good mental health? 

To finish with a quote, “there is more to life than increasing its speed.”  (Mahatma 

Ghandi)  I would also add to that and say, there is more to life than increasing its greed.  “The 

future depends on what we do in the present”.  (Mahtama Ghandi)  This is a permanent 

decision that could very well cause a lot of damage to the very community it is claiming to 

enhance.  Thank you. 











Current Future?



Independent shadow study showing additional hours in day on June 21st

7:18pm



8:18pm



9:18pm (sunset at 9:03pm)



Independent Shadow Studies showing shadows in additional months

February 21st, 3:07pm and 5:55pm (sunset)



August 21st, 2:30pm and 7:30pm (sunset)



November 21st, 2:20pm and 4:46pm (sunset)



Current Future?



Views throughout Marine Drive neighbourhood



Current view from OSCR windows



Future?



Current view to Village from OSCR building Blocked view to Village from OSCR building



Space between built form



There is more to life…
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-----Original Message----- 
From: Selina Chiasson  
Sent: October 1, 2021 3:26 PM 
To: Robert Thun <robert.thun@oakville.ca> 
Subject: 2262-2266 Lakeshore rd west zoning 
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Good Afternoon Mr Thun, 
I hope this email finds you well. 
I am writing to express my concerns over the development plan for the corner of Lakeshore and East street in Bronte. 
My concern is the height of the proposed building looming over a quaint neighborhood. It  will be aesthetically 
displeasing and will cast a large shadow on neighbouring buildings. 
This will set a precedent for other builders to do the same. The effect will be one of turning the charm of Bronte  into a 
concrete, dark, uninviting neighborhood. This will impact the tourism value of downtown Bronte. 
Bronte is also a haven for senior citizens. I am concerned for their safety at that corner with the increased traffic. Did 
you know to get a walk signal at the lights a person needs to lay their palm on the button? Today with concerns for 
Covid protocols pedestrians do not want to touch that button. Seniors are taking chances and cars do not respect the 
right to walk if the signal does not state so. Safety with the amount of pedestrians and traffic at that intersection should 
be part of the planning while considering the changes being proposed. 
Thank you in advance for your consideration of these points. 
Kind Regards, 
Selina Chiasson 



Planning and Development Council Meeting 
September 13, 2021 
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Public Meeting Report, Official Plan and Zoning By-law 

Amendment, 2266 Lakeshore LP, 2262 – 2266 Lakeshore Road 
West and 83 East Street , File No. OPA.1728.66 and Z.1728.66 

  



From: Colette Wylie  
Sent: October 2, 2021 10:54 AM 
To: Town Clerk  
Subject: East and Lakeshore 
 
Ladies and Gentlemen;  
 
I must admit to being horrified at the proposal for yet another rental building at the intersection 
of Lakeshore Road West and East Street. The area between Bronte Road and East Street 
already contains 11 large and 5 small rental buildings. No improvements have been made to 
any of the roadways in the area, in fact there is no space to change any of the existing 
infrastructure so why would anyone in their right minds think adding more people driving more 
cars would be an improvement.  
 
The site in question is adjacent to the Oakville Senior Citizen Residence, which is supported by 
LHIN and Halton Region and provides the only affordable senior accommodation for the whole 
area. So why are not all levels of government working together to acquire that space and extend 
the Seniors Residence. Many seniors do not drive so it would be a minimum increase in traffic 
and less pollution in the area as well as providing much needed affordable living space for 
seniors in the Halton region.  
 
If a demonstration was needed to prove our area cannot handle more traffic on a regular basis it 
occurred on Thursday, September 30th. From early afternoon all streets in the area were 
completely jammed with vehicles due to the accident on the highway making it extremely 
dangerous to be a pedestrian, particularly an elderly, pedestrian to cross the road. 
 
When there appears to be no problem finding money to fund legal battles to save a commercial 
golf course and pay for an unwanted federal election then surely money can be found to provide 
much needed accommodation for senior citizens.  
 
Thank you for your attention. 
 
Colette Wylie 
 
 
 
From: Chris Wrigley  
Sent: October 4, 2021 9:53 AM 
To: Town Clerk ; Sean O'Meara ; stephen.crawford@pc.ola.org 
Subject: 77 East St Bronte 
 
These large developments are destroying the heart and nature of Bronte. After the huge eyesore 
condo development on the old Bronte Mall site, developers are assuming a "me too" argument. 
This trend won't be stopped until council and perhaps the provincial government decide to put 
Bronte residents first.  
Chris Wrigley 
Bronte Resident. 
 
 

mailto:stephen.crawford@pc.ola.org
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October 4, 2021 

Dear Mayor Burton, Town Councillors, and members of staff, 

I am writing to you regarding Bronte Village and the 77 East development application. 

I attended the two Public Information Meetings and listened to the sales presentations.  At the 
beginning of each presentation, the host read a Land Acknowledgment.  The host also added that paying 
attention to topics such as these is one of the reasons why she enjoys working in the industry. 

During the question-and-answer period, I submitted a question asking what this development will do to 
honour the land and the Indigenous people.  The host chose to respond to this on camera however 
unfortunately, or perhaps conveniently, the recording of the presentation had stopped by then.   

On camera, the host stated that they might incorporate something into their projects, probably not at 
this development but maybe some public art.   

I am disappointed to find that what was stated on camera does not match what is now written in the 
summary of the questions and answers.  I am also disappointed to discover the lack of thought that 
went into their summarized answer.  “The team is open to suggestions.”  That doesn’t answer my 
questions and since when is it someone else’s responsibility to do their homework?   

If the developer truly valued the words of the Land Acknowledgement, wouldn’t they already have an 
idea of how they were going to contribute to the actual honouring of the land and its original people?  
Especially considering the ongoing difficulties and recent discoveries concerning Indigenous people? 

Canada just honoured its first Day of Truth and Reconciliation.  I attended an online talk that hosted 
some representatives from Grandmother’s Voice, a group with local people educating about Indigenous 
culture, what it means to be Indigenous and steps into the future. 

They mentioned the Land Acknowledgement and provided a link to a video of a Toronto comedy sketch 
group.  The woman from Grandmother’s Voice prefaced it by saying, “How NOT to do a Land 
Acknowledgement”.   

I invite you to watch the short video. 
https://www.youtube.com/watch?v=xlG17C19nYo&t=2s&ab_channel=CBCComedy  If you do not feel 
comfortable using this direct link, please search “Land Acknowledgement Baroness Von Sketch Show” 
on You Tube.   

I am sure you will be able to see the similarities between it and the developer’s presentation and 
understand the hypocrisy that many people would feel listening to someone suggest, “maybe some 
public art” for a new development.  Isn’t it time to do something properly? 

Sincerely,  

Lyndsey Thomas, 2263 Marine Drive, Oakville 

jmarcovecchio
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Donovan Cox October 4, 2021 Delegation

Good evening Your Worship, Town Council and Staff, and our friends from Podium
Developments.  My name is Donovan Cox.  As a long-time resident of Bronte, I would like to
thank you for the opportunity to delegate this evening.

Tonight, I wish to express concerns on the magnitude of the proposed 77 East Street
development and its impact on the community.

Specifically, can the character of a village community be maintained on the one hand, while
meeting the Province's intensification mandate on the other?  Where is the middle ground?

I would like to consider this question with reference to the “Transport Impact Assessment”
(https://www.oakville.ca/assets/2011%20planning/da-172866-TIS.pdf) produced by NexTrans
Consulting Engineers. Podium commissioned NexTrans to conduct the study to substantiate its
77 East St proposal.

Context:  The Village / The Growth Area

The designated Growth area according to the Livable Oakville Plan is Bronte Village.   Bronte
Village is 8 small streets only, nested within Bronte.  Its population is over 3,500 living in about
1,300 residential dwelling units.  This does not include the new build at Bronte Village Mall.

The NexTrans Study indicates that 77 East Street, along with all active developments in the
study area will add an additional 1,055 residential dwelling units.  This should accommodate
over 2,200 new residents.  This does not take into consideration the longer-term development
that will occur.

So, the intensification effort is pointing to a doubling the number of residential units in Bronte
Village in the near term.

Impact on the Village Character

Section 24.2.1 of the Livable Oakville Plan stipulates that a key objective of the Town should be:

“To nurture, conserve and enhance the historic lakeside village character of Bronte Village by:
a) promoting a predominately low-rise and pedestrian-oriented built form along

Lakeshore Road West, Bronte Road and Jones St. and,...
g) providing a sensitive transition between the concentrations, mix and massing of uses

and buildings within, and adjacent to, the village.”

The 14-story monolithic build at the former Bronte Village Mall does not come close to meeting
this criteria.  Yet it seems to have introduced a development precedent into our neighbourhood.

https://www.oakville.ca/assets/2011%20planning/da-172866-TIS.pdf


It appears that Podium is attempting to springboard off that precedent to justify its colossal
15-story proposal.  That development alone will account for over 10% of the Village’s near term
intensification.

I understand that the Bronte Village Growth Area Review desires intensification at gateway
locations, but 15-stories dwarfs both adjacent buildings - the Lighthouse Condominium and
OSCR - hardly a sensitive transition.  This kind of large development is meant for the more
Northern growth areas in Oakville, not for lakeside Bronte Village.

Modest gains from full bonusing will come at a significant loss to existing residents.  The
“low-rise” and “sensitive transition” criteria of the Livable Oakville Plan will not be met.

Impact on the Environment

The BIA website reminds us that “Bronte Village is a 15-minute drive from anywhere in
Oakville.”  Driving is an important benefit to village residents and visitors alike.

On a busy schedule, especially in the colder months, most residents will rely on their vehicles to
access many of the amenities that Oakville has to offer that are simply not available within
Bronte Village.

The Nextrans Study attempts to model an intensified Bronte Village after big cities where
driverless communities are feasible.  That modelling is not applicable to Bronte’s small village
community.

Disincentive strategies that attempt to reduce fossil fuels by eliminating the option of vehicle use
within Bronte Village are impractical and a tad hypocritical, particularly since we know that local
businesses will continue to woo visiting drivers to the community shops, restaurants and
waterfront.

But a great benefit of being a Bronte Villager is that we can reduce our vehicle use by walking
and cycling and when time allows, bussing.

Uber or taxi options still rely on fossil fuels.  Electrical generation for electric vehicles still relies
on fossil fuels.

I worked for 10-years in the renewable energy sector conducting mass/energy balance analysis
across alternative renewable energy regimes.  Alignment with the Council’s Climate Emergency
policies is very important to all Oakville residents.  But techniques and systems explored often
do not translate into desired results in a timely fashion.

Incentive programs that allow residents to replace their vehicles (or furnaces) with non-fossil fuel
alternatives offer a more reliable emission reduction strategy.  Residents should adopt new
technologies as they become more widely available and affordable.



Realistically speaking, Bronte Villagers will continue to rely on cars to exploit the great benefits
that Oakville has to offer even though they will drive less in Bronte itself.

Impact on Parking

The Nextrans Study argues that 20% less available parking at 77 East St. is good for Bronte
Village.  Nextrans justifies its claim subjectively, by couching it in an environmental improvement
strategy.

But residents' anger over inadequate parking and “predatory” towing dominated the election
campaign in 2018.  COVID has reduced this concern but only temporarily.

Town Council did take positive steps to mitigate those concerns and the BIA has posted how
residents and visitors can find a parking spot.  But parking meters had to be implemented which
took away from the “Village” character of the neighbourhood.  And the few hundred spots that
are available have regularly been overwhelmed even at times during the COVID period when
driving was much reduced.

The NexTrans study recognized that Podium's development proposal clearly presented a
technical shortfall in available parking spaces.  Oakville Zoning By-Law 2014-014 requires 342
parking spaces, Podium is proposing to provide 273 only - a shortfall of 69 spaces - that is a
third of the free public parking spaces that are available at the waterfront!

Bronte Village is Oakville’s waterfront tourist destination.  As Oakville’s population intensifies
and the number of visitors increase, parking resources will again be overwhelmed.  Lack of
available parking will cause 77 East St residents and visitors alike to use neighbouring lots.
Store owners will get angered and the result will be an increase in “predatory” towing and the
crowding of side streets.

The onus to supply and pay for adequate underground parking should be on the developer and
not the residents particularly as we head into inflationary times.  Podium should not be allowed
to build if adequate parking is not provided.

Impact on Traffic

Traffic studies have not been conducted in Bronte Village in recent years due to COVID.
Therefore, the NexTrans Study relied on old data generated 5 years ago.

The Study attempted to normalize that data to predict a 5-year horizon by increasing the old
data by 1% per year.  That growth trajectory significantly underestimates the intensity that will
occur in Bronte Village.



Arterial roads - Bronte Road, Third Line and Lakeshore Road West - were clogged during rush
hour periods before COVID.  It was not uncommon for drivers to take 30 - 45 minutes to drive
from Speers Road to their homes in Bronte Village.

The NexTrans Study did not measure traffic congestion on weekends and after hours during
warm months when visitors team into Bronte Village to visit its waterfront and eat at one of its
many restaurants.

If Podium’s 15-story proposal is allowed, a similar development will occur across East St.
Accordingly, the gateway location at Lakeshore Road and East Street will be permanently
congested.  This will additionally cause ongoing safety challenges for many of the seniors living
in the area.

Reducing the proposed 15-stories at least by half will set a precedent for the prospective
neighbouring development, will significantly reduce traffic congestion and will improve
pedestrian safety at the gateway location. This is more suitable for a village.

Summary

We are in an era where mandated intensification is threatening the character of our village
community.

But Bronte Village has witnessed several re-imaginings since its founding in 1834. To quote our
Director of Planning, “The only real way you can build good communities is to have that public
participation.” (Oakville News, Jan 27, 2021)

The 15-story East St. proposal does not meet a suitable balance between intensification and
village community character and should therefore be rejected.

I am merely advocating tonight that we reasonably uphold the integrity of our existing
community By-Laws and Livable Oakville Plan policies.

Thank you.
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1. Introduction 

Good evening Your Workship, Councillors, staff, community members and the applicant. My name is 
Jonathan McNeice, I am here today to speak in regards to the proposed development at the southeast 
corner of Lakeshore Road West and East Street.  I have a background in urban planning and have 
worked for medium and large sized municipalities in Ontario, Alberta, and New York over the past dozen 
years.  Additionally, seven generations of my family have lived in Bronte and have always fought to 
preserve its unique history and character that makes it the great place that it is today. 

I’d like to preface by saying that I am not opposed to development on this site or in this area, but we 
have a number of specific concerns that what is being proposed through this development is not in line 
with the Town of Oakville’s Livable Oakville Plan (LOP). 

2. Overview 

I have reviewed the application and would like to specifically touch on and address the following 
concerns: 

• Height & Density in the context of the Livable Oakville Plan (LOP) Policy 
• Gateways on the East & West of the main street 
• As well as additional concerns including: 

o Bonusing & Precedent 
o Parking & Infrastructure 
o Sustainability Features 

 
3. Height and Density Policy 

The Official Plan Amendment from the applicant proposes to maintain the existing Main Street 2 
designation. The maximum height of the Main Street 2 designation is four-to-six storeys with bonusing 
up to 10 storeys. The proposal seeks to increase the height inclusive of bonusing, to 15 storeys. The 
proposed bonusing provisions would permit an increase in the number of storeys eligible for bonusing 
from four to nine storeys, more than doubling it. 

The proposed density and height is not in line with the Livable Oakville Plan – bonusing is already taken 
into account in the LOP and a request for increasing it is inappropriate for a number of reasons.  

First, what is outlined in the LOP is already a considerable amount of height and density on a site that 
currently only has a few occupants and is not more than 2 storeys high.  Height and density is being 
embraced on this site by the neighbours and community but it needs to be respectful and responsible to 
not present further negative externalities to the community. 

Second, section 4.1 of the LOP directs the highest levels of density in Oakville towards Midtown Oakville, 
Uptown Core and Palermo Village.  These are places that are closer to highways, rapid transit, and have 
larger sites to better accommodate large buildings and density.  Bronte Village, Kerr Village and 
Downtown Oakville are intended to accommodate lesser amounts of growth, as they are intended to 
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accommodate a mix of uses with viable main streets.  There are many other sites on the main street of 
Bronte Village that can also be filled in to meet growth targets – density and intensification does not 
have to be met all on the proposed development site. 

Third, the Bronte GO Major Transit Station Area Study (MSTA) is currently being conducted.  High 
density development, such as the 77 East proposal, would be more appropriate in the Bronte GO area 
which is in line with the Provincial Policy Statements (1.1.3) and Growth Plan (1.2.1, 2.2.1) which directs 
growth where there is better infrastructure. The proposed development is a form of transit supportive 
development and should be directed towards this growth area.   

The Livable Oakville Plan Section 24 policies pertaining to Bronte Village, in my opinion, discourages the 
type of density that is being proposed because the main street character becomes compromised. The 
LOP has already identified appropriate development height that will allow for appropriate density at 
four-to-six storeys in order to allow for a human scale and a viable main street. 

4. Height & Density Visual (see presentation) 

Based on this visual of Bronte Village, the justification that is being proposed for the 77 East 
development along the main street is that there are a number of tall buildings along Marine Drive.  This 
is two completely different contexts.  On the left, the Marine Drive corridor was envisioned and planned 
for higher density buildings many planning regimes ago and has the associated infrastructure to support 
it.  Further, its tower in the park design minimizes the negative externalities on its neighbours.  On the 
right, the historic lakeshore main street area seeks to be pedestrian oriented, and the buildings are less 
intimidating, predominately the height of treetops.  Therefore, the proposed building form of 77 East 
does not fit in with the main street area based on the justification that there are tall buildings along 
Marine Drive. 

5. Gateway Balance Visual (see presentation) 

The proposed development is on a site with a gateway designation.  The applicant attests that they seek 
to “balance the gateway locations” on the east and west sides of the main street area by adding a tall 
building on their site to match the tall buildings at the Bronte Village Mall site.  These two gateway sites 
are starkly different.  The Bronte Village Mall site is a much larger site (about 5 times the area) that used 
to house a 1970’s era mall, it can accommodate more parking, has a large urban square, has multiple 
access points, is predominantly set back from the main street, and the whole block has compatible 
development.  Higher density and height on this site makes sense as it is the urban core of the village.   

In comparison, the proposed 77 East development site is much smaller, 3 small lots joined together at 
the periphery of the village, yet it seeks similar height and density as the Bronte Village Mall site.  While 
the building heights are similar, these are not apple to apple comparisons based on site locations and 
characteristics.  If you were to balance the two gateways based on the site characteristics, the 77 East 
proposal would have to be greatly reduced. 

6. Gateway Policy 
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Section 24.3.1 of the LOP states that “Higher residential densities shall be directed to the gateways of 
the district and serve to anchor Lakeshore Road West within Bronte Village as the main street.”  This has 
already been accounted for in the LOP through the Bronte Village Growth Area Review (BVGAR) by 
increasing the sites allowable height on  Main Street 2 designations and, in addition, making them 
eligible for bonusing. 

Section 24.5.6 (a) of the LOP states that gateways shall enhance the historic lakeside village character 
and can include “well designed built form or structure, distinctive streetscape treatments, landscaping 
and/or public art.”  Nowhere does it mention that height, density, or tall buildings are characteristics of 
gateways.  The eastern gateway where this development is proposed in fact already has a gateway 
treatment.  The Town of Oakville including Council went to great lengths, efforts and expense to create 
the existing gateway treatment – flags and artistic concrete signage on two corners welcoming visitors 
to Bronte Village.  

7. Additional Concerns 

In the interest of time, I am outlining some more additional concern that may be elaborated on by other 
speakers and can be investigated further by staff. 

Bonusing & Precedent 

Bonusing is not a right, it is a privilege and should be considered on a case-by-case basis.  In this 
situation bonusing was added to the site only because of the Bronte Village Growth Area Review, which 
at that time there was concern that intensification was not being met in Bronte due to the fact that the 
western Gateway (Bronte Village Mall site) was stalled, and the Town wanted to provide alternative 
sites to meet growth targets and demand.  However, The Villages is now under construction with 
occupancy coming soon and more units on the way that have not yet been absorbed in the market 
therefore there is not pressure to allow more bonusing on other sites.  Further, it was alluded to in the 
PIM that the bonusing would be the site features itself, the environmental features of the building, the 
proposed waterfall and greenway and a small POPS.  This provides little benefit to the community as a 
whole rather it serves the occupants of the development. 

By allowing bonusing, and the requested more than doubling of the bonusing as requested through the 
OPA would set a dangerous precedent for the other sites at the corner of Lakeshore Road and East 
Street and start to create a corridor of tall building along what is supposed to be a historic and viable 
main street. 

Parking 

It is my opinion that the parking being provided for the site is grossly underestimated. Providing one 
parking space per unit even though there are many two and even three-bedroom units is not realistic 
outside of high density urban areas without already built infrastructure such as rapid transit and 
protected bike lanes. The reality is that most people living in this proposed development will be driving a 
vehicle. At minimum the parking rate of the Town should be maintained. There are also concerns with 
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visitor parking and providing enough parking for retail. If not enough parking is being provided then 
there will be overflow and there is no street parking available to accommodate such overflow. People 
will start parking in other people’s plazas and parking area. 

Sustainability Features 

There are a number of environmental features that the developer has promised to incorporate into the 
development, such as a geothermal system, rooftop garden and electric charging stations. Though these 
features are not being guaranteed through the OPA and our being sought in exchange for additional 
height.  Many if not all of these features are already encouraged through policy as per Section 10 in the 
LOP and in my opinion does not go above and beyond and meet the policy requirements for bonusing.  

8. Conclusion 

In reviewing the application you have before you today, I would ask that Council seriously consider that 
there are a number of concerns from the community with regards to the proposed development. I have 
not heard anyone say they are opposed to development on this site, but there is a feeling that this is far 
in excess of what was outlined in the LOP and enhanced through the BVGAR.  I am also concerned about 
how attainable and affordable a development like this would be to ensure diversified housing options as 
is encouraged in the PPS. 

In my opinion, the height that is already considering in the LOP of four-to-six storeys is appropriate, with 
four storeys along the main street to provide a human scale, and stepped back to 6 storeys to 
accommodate additional density.  As you can see in the images on the slide, four-to-six storeys can  
provide more of a human scale while accommodating density. 

Finally, I’d encourage the staff recommendation to come back before Council within the 120-day period.  
This site is already familiar through past applications and this development review is a high priority for 
Bronte. 

I thank you for your time and consideration on this very important decision for Bronte’s future.  I’d be 
happy to take any question now and throughout the review period. 

Sincerely, 

Jonathan McNeice 
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