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December 11, 2023 
 
Clerks Department  
Town of Oakville 
1225 Trafalgar Road 
Oakville, Ontario   
L6H 0H3        
 
Attention: Mayor and Members of Council 
 
RE:    MIDTOWN OAKVILLE PHASE 2: LAND BLOCK OPTIONS 
 ROSE CORPORATION COMMENTS – 420-468 SOUTH SERVICE ROAD EAST 
 OUR FILE 1677”X” 
 
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) are the land use planning 
consultants for The Rose Corporation in relation to their interest in lands located at 420 to 468 
South Service Road East (the “Subject Lands”) in the Town of Oakville (generally referred to 
as the “GE Lands”). The majority of the GE Lands are vacant with the exception of an empty 
former office building that is situated near South Service Road. This site is approximately 11 
ha (27 ac) in area. 
 
As noted in several submissions to the Town over the past few years, the GE Lands are one of 
the largest, single-owned properties within Midtown Oakville. This represents a significant 
opportunity to redevelop the site to achieve the Urban Growth Centre growth targets while 
implementing the Midtown Oakville vision to become a complete community that is within 
walking distance of the Oakville GO Station. 
 
PROPOSED MIDTOWN OAKVILLE LAND BLOCK OPTIONS 
 
At the second Developers’ Meeting held on November 29, 2023, the Town’s consultants from 
Urban Strategies and Jacobs Consulting presented three concepts that include: 
 

1. Trafalgar Central Focus; 
2. West Office/Educational Focus; and, 
3. Two Employment Centres. 

 
As noted by the presenters, the common element underlying the above three land block options 
is residential uses. It was noted that the three options were presented as themed concepts 
that would create “character.” 
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The main common elements that were identified within the three concepts and remain 
unchanged throughout each of them included the following: road network; underlying 
residential land use; long-term transit expansion on the east side of Trafalgar; population/job 
estimates; and, active transportation network. 
 
In reviewing the options, our client’s responses / concerns align with those identified by a 
number of participants / landowners as follows: 

 
LAND USE 
 
• We are of the opinion that the Midtown Oakville should remain as flexible as possible in 

terms of land use permissions and therefore all lands should have full mixed-use 
permissions and not be unduly restricted by policy. Requirements for specific land uses 
(i.e. retail, office, institutional) should be flexible to respond to market demands rather 
than prescribed through the policy regime. 
  

• To this point, it should be recognized in the planning for Midtown that traditional office 
space development will be challenging given current market trends and increased 
emphasis on Work from Home (WFH) by many business organizations. There is 
significant evidence that demand for traditional office space has significantly declined 
with many existing office spaces being vacant and/or underutilized. The creation of 
empty office space should be avoided in Midtown. 
 

• Should the Town see a future need for office, there are policies and programs that can 
be developed such as a Community Improvement Plan be implemented concurrently to 
support office development (similar to the City of Vaughan’s program in the Vaughan 
Metropolitan Centre). As well, the location of future office use would ideally be 
centralised along busier arterial roads, such as on Trafalgar Road. 
 

• The various concepts pre-determine “Main Street” and retail frontages. While we do not 
oppose identification of these areas, sufficient flexibility should be provided in the policy 
documents to ensure that the design of the GE Lands is not unduly stifled by policy 
requirements / restrictions. 
 

• The proposed concepts significantly undermine the economic viability of future 
development on the GE Lands as all options require conveyance of greater than 50% of 
the lands for roads, parks and other public areas rather than development. 

 
DENSITY & BUILDING HEIGHTS 
 
• Other Urban Growth Centres (and MTSAs), as a comparison, have been planned and 

are currently being developed for significant density (10 to 15+ FSI) and tall buildings 
(50 to 60+ storeys) – Midtown Oakville should be similarly planned.  It is noted that the 
previous draft OPA contemplated density at 10 FSI with no height limits as previously 
presented and supported by Town staff (May 2023 OPA). 
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• We do not believe that maximum heights and densities should be set in Midtown 
Oakville. Rather, minimum heights and densities should be set as targets to be achieved, 
with specific heights and densities being established through the development review 
process (zoning) based on detailed submissions for each property. This allows specific 
properties within Midtown to be responsive to market conditions and specific 
development applications. This recommendation is in alignment with Provincial direction 
in other intensification areas in the GTA. 
 

• Given their size, configuration, separation from existing low rise residential 
neighbourhoods, and single ownership status, the GE Lands are able to accommodate 
significant height and density. To this extent, the proposed FSI and heights shown for 
the GE Lands on the three concepts fail to optimize the use of these lands as called for 
by Provincial Policy. That being said, if Council is inclined to implement height and 
density restrictions in the proposed Official Plan Amendment, they should be increased 
substantially from what is shown in the concepts to reflect the important role of this 
Urban Growth Centre in the Town’s urban Structure as the location for significant density 
within the Town. 
 

SCHOOL SITES 
 

• Information on school requirements has not been provided and thus pre-determining 
school locations is inappropriate at this time. We particularly have concerns with 
Concept C which places a number of community facilities (parks, school site, community 
uses, etc.) on the GE Lands (in addition to the significant road infrastructure being 
presented and provided for in these concepts on the GE Lands). 

 
PARKS & OPEN SPACE 

 
• Parkland is required to be provided for in accordance with the requirements of the 

Planning Act. Depictions of parks on the GE Lands in the concept plans appears to 
exceed Planning Act requirements. Further clarification is required accordingly. 
 

• Parkland should be dispersed throughout Midtown to provide a number of parkland 
options for future residents and employees. 
 

• Parkland dedication policies in Midtown should provide significant implementation 
flexibility, including provision of strata parks, POPS and other mechanisms for open 
space provision. 
 

• Utilization of the Hydro Corridor lands should be more fully explored as an option to 
provide parkland in Midtown (similar to what has occurred in other GTA municipalities). 
 

CONCLUSIONS 
 
At this time, our client is not supportive of any of the November 2023 concepts presented by 
the Town and Jacobs Consulting. Specifically, in our opinion the proposed concept plans do 
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not have regard for Section 2 of the Planning Act, are not consistent with the Provincial Policy 
Statement and do not conform to the Growth Plan as they fail to optimize the development of 
Midtown as a whole and on the GE Lands specifically. It is therefore our opinion that the May 
2023 proposed Official Plan Amendment should be the option that the Town proceeds as it 
represents the appropriate implementation of Provincial Policy and the development of 
Midtown Oakville as a complete community.  
 
We would be pleased to meet further with the Town and Jacobs Consulting to discuss our 
concerns and comments. 
 
Lastly, please ensure that we receive notice for any further meetings. 
 
Thank you. 
 
Yours truly, 
MHBC 
 
 
 
Dana Anderson, MA, FCIP, RPP    David A. McKay, MSc, MLAI, MCIP, RPP 
Partner      Vice President & Partner 
 
 
 
cc. Clients 
 Gabe Charles, Director of Planning 
 Jeff Qiao and Anna Fawcett, Jacobs 

















 







 
From: Bill McCreery   
Sent: Tuesday, December 12, 2023 12:05 PM 
To: Neil Garbe <neil.garbe@oakville.ca>; Town Clerks <TownClerk@oakville.ca>; Cathy Duddeck 
<cathy.duddeck@oakville.ca> 
Cc: Janet Haslett-Theall <janet.haslett-theall@oakville.ca>; David Gittings <david.gittings@oakville.ca>; 
Jane Clohecy <jane.clohecy@oakville.ca>; 'elizabeth.chalmers'  
'Qiao, Jeff' <Jeff.Qiao@jacobs.com>; Rob Burton <Mayor@oakville.ca>; Phoebe Fu 
<phoebe.fu@oakville.ca> 
Subject: RE: Midtown Oakville: Consultants' Scope of Work & Deliverables 

Good morning Mr. Garbe, 

 

I appreciate your response.  

 

Since I am not an urban planner with the depth of their skilled knowledge-based perspective, I tend to 
basing observations and comments utilizing first principles having spent a career leading and managing 
knowledgeable multi-disciplinary subject matter professional experts in planning, design and 
construction.  

 

It appears that current urban planning practices and government protocols/processes establish block 
planning benchmarks before a key driver in the decision-making process such as transportation studies, 
existing traffic data and future forecasting are commenced and completed. That does not preclude 
transformational leaders from exploring opportunities and constraints investigating transportation and 
traffic earlier in the planning process to achieve optimal outcomes before locking in baseline 
assumptions.  

 

Historically, before the advent of ICE vehicles and a few battery-operated vehicles in the late 
1800’s/early 1900’s and latterly many ZEV vehicles post-2000, most people relied on walking, biking and 
horse drawn carriages. In its time, it served society well. Robust road networks developed to meet the 
needs of commerce and residents. Many streets in Europe were narrow driven by many factors such as 
required widths for early types of travel (e.g. small vehicles) and small product movement (Unlike bulk 
loads of today hauled by Amazon, FedEx and others). There was a movement to open up urban spaces, 
in part driven by pandemics of the day. In the mid 1900’s freeways in the USA and Canada (i.e. Gardiner 
Expressway) were much in vogue and are still a force in today’s economy. If you build it, they will come. 
Increasingly this has generated even more roads, and larger/wider existing roads. And much more 
congestion. 
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Fundamentally, the livable open urban spaces created by adjacent building types and structures should 
be a key determinant in Town Council decision-making.  People’s quality of life at ground level should 
take precedence over vehicular traffic.  

 

Midtown Oakville - Cross Avenue: Proposed Six (6) Lane Future 

 

Since this will be the location of a significant number of people focused activity generated by the GO 
Station, and vehicular traffic, it is a good candidate for day-to-day people focused events such as 
characterized by retail (e.g.: Union Station recognizes this reality with its recently added underground 
retail). Unlike the proposed Argus & Davis retail focus, this activity will happen naturally and organically. 
People want to reduce travel time. By locating necessities such as food on the way people can maximize 
their time at home with family and friends freeing up time for core living needs plus externally focused 
social interactions on lanes, paths and parks. Secondary retail, if there is a market driver, may be located 
close to housing (e.g. corner store). 

 

For example, this September, we saw some wide roads with a similar # of lanes in urban Spain. Spain’s 
urban differentiated signalized roads worked with wide sidewalks, public transit, dedicated bike lanes, 
sometimes scooter/motorbike lanes. Pedestrian crossings were pulled back from the corners to increase 
safety. Street parking is essential. Right turns on red may have been prohibited. 

 

If six lanes are required to meet current and future vehicle requirements, please determine what works 
well for people in urban settings such as the effective precedent setting downtown Oakville, including 
street parking and parking garages to free up land for more productive use. And what doesn’t work well 
such as Dundas Street and Trafalgar. If people embrace the 15 minute concept where ease of 
walkability, and ‘bike-ability’ is a factor, the need for a 6 lane road can be reduced. In Paris, urban 
planners are contemplating adding more people friendly settings on the Champs-Elysee and reducing 
the number of lanes dedicated to vehicles.  Given the length of time it takes to get from A to B, such as 
the trip into Toronto, many people may not go as far. Biking and walking may become more important 
then, as it is a viable alternative, if planning is done well. See the Netherlands. Michael Sutherland, 
Hatch (formerly with Metrolinx) espouses this approach. Please give weight to landscape architects in 
consultations with transportation engineers, town staff and Town Council to achieve a livable balance. It 
is possible.  

 

Retail: Argus and Davis  

 

Intuitively, this will most probably be a backwater since the generator of all different types of traffic 
including people is the GO Station and north of the GO Station. A comparator is the retail south of 
Walmart which seems devoid of meaningful street activity even with street parking. And Dundas at 
Trafalgar is not a livable precedent. 



 

Midtown Scope of Work including Addenda & Deliverables 

 

Please add the abovementioned to the Midtown Oakville website so the public may view it. I have no 
issue with seeking an FOI request, but then only I see the critical information and it delays my being able 
to view the information. 

 

When looking for transportation information before your response, I noted that there was a recent TAC 
and developer meeting at Town Hall. I could not locate minutes or a video. Are you posting this type of 
information?  

 

Note 

 

Given the magnitude of the Midtown Oakville information, I have probably missed key background 
information. There is a lot to unpack. Please correct any errors and omissions to enable me to make fair 
and reasonable comments.   

 

Thank you. 

 

Best regards, 

 

Bill McCreery 

 

From: Neil Garbe <neil.garbe@oakville.ca>  
Sent: Monday, December 11, 2023 10:38 AM 
To: 'Bill McCreery'  
Cc: Janet Haslett-Theall <janet.haslett-theall@oakville.ca>; David Gittings <david.gittings@oakville.ca>; 
Jane Clohecy <jane.clohecy@oakville.ca>; 'elizabeth.chalmers'  
Cathy Duddeck <cathy.duddeck@oakville.ca>; 'Qiao, Jeff' <Jeff.Qiao@jacobs.com>; Rob Burton 
<Mayor@oakville.ca>; Phoebe Fu <phoebe.fu@oakville.ca>; Neil Garbe <neil.garbe@oakville.ca> 
Subject: RE: Midtown Oakville: Consultants' Scope of Work & Deliverables 

 

Hello Mr. McCreery, 
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Thank you for your inquiry and continuous interest in the Midtown Oakville Project. 

 

The Midtown Transportation Plan will address transportation and mobility within the Midtown area for 
all users. Specific public events to engage around this topic will be held in the first half of 2024, with 
completion mid-year, 2024. A map is available on the Midtown page under basic facts. The Midtown 
Transportation Plan is specific to the Midtown area, but further work is being done as part of the Town-
wide Transportation Master Plan and Region-wide Integrated Master Plan which look at infrastructure 
beyond the boundaries of the Midtown specific study.  

 

The current phase of work, which is focused on the Official Plan Amendment is looking at land-use 
policies. The Midtown Transportation Plan will then build off of those policies, aligning with the 2051 
Joint Best Planning Estimates (JBPEs) to recommend infrastructure and other measures to enhance 
mobility options in the future. All three of the land use concepts currently being shared have similar 
overall densities and will result in similar net traffic patterns in the future, again which will be looked at 
as part of the Midtown Transportation Plan. The intent is not to select one option, but to combine 
elements of the land use concepts that council, stakeholders, and members of the public desire the 
most within Midtown to build a complete community. 

 

As part of the Official Plan Amendment, we are outlining the theory/function of key roadways within the 
study area which will help support the growth anticipated and align with the land-uses. It will also 
provide a right-of-way for roadways within Midtown to support future roadway configurations and 
provide clarity to land-owners on how development blocks will be arranged. In Phase 1 of the program, 
we reviewed existing context of the Midtown area and summarized key goals and opportunities, this 
was shared in the first PIC as well as COW #3 meeting. We are currently starting Phase 3 of our work, 
which is creating a preferred land-use concept, which we will share in January 2024 along with a 
conceptual 3D demonstration and policy directions.  

 

High level program information is available on the Oakville.ca/Midtown page, along with recent updates 
and current engagement activities/opportunities. More specific details about the overall program and 
inclusion of the Official Plan Amendment update was shared at the August 24th, Committee of the 
Whole #2 (COW) meeting. The RFSQ-13-2022 Document you noted below is no longer available to the 
public for download. Should you wish to access this information, you may opt to go through the FOI 
process here.  

 

Regards, 

Neil 

 

https://www.oakville.ca/business-development/planning-development/official-plan/official-plan-review/growth-area-reviews/midtown-oakville-growth-area-review/
https://www.oakville.ca/getmedia/2369fba2-c6db-4d2d-8219-d8803c0c9c16/Midtown-Oakville-Presentation-23Oct10.pdf
https://www.oakville.ca/business-development/planning-development/official-plan/official-plan-review/growth-area-reviews/midtown-oakville-growth-area-review/
https://www.oakville.ca/getmedia/77e84500-2767-48b9-8845-8b9a61ac5e37/MidtownOakville-Presentation-23Aug24.pdf.
https://www.oakville.ca/getmedia/77e84500-2767-48b9-8845-8b9a61ac5e37/MidtownOakville-Presentation-23Aug24.pdf.
https://www.oakville.ca/town-hall/mayor-council-administration/accountability-transparency/freedom-of-information/


From: Bill McCreery   
Sent: Saturday, December 9, 2023 11:12 AM 
To: Neil Garbe <neil.garbe@oakville.ca> 
Cc: Janet Haslett-Theall <janet.haslett-theall@oakville.ca>; David Gittings <david.gittings@oakville.ca>; 
Jane Clohecy <jane.clohecy@oakville.ca>; 'elizabeth.chalmers'  
Cathy Duddeck <cathy.duddeck@oakville.ca>; 'Qiao, Jeff' <Jeff.Qiao@jacobs.com>; Rob Burton 
<Mayor@oakville.ca> 
Subject: RE: Midtown Oakville: Consultants' Scope of Work & Deliverables 

Hi Mr. Garbe, 

 

Further to my original November 30th email and follow-up December 6th , 2023 below: 

 

Given that there is a Committee Meeting on December 12 regarding Midtown Oakville, I had hoped to 
provide additional timely written input including responding to the concept survey that Ward 3 
councilors issued December 2nd ,2023.  

 

However, “…investigate”… does not demonstrate action. Your lack of response in a timely fashion is not 
acceptable if town staff are sincerely seeking public consultation input. 

 

If you now actually do respond with meaningful information at the 11th hour,  I may not have sufficient 
time to review and reflect upon overall issues, let alone key issues. 

 

No wonder the public including the development sector may be frustrated on a perceived or real lack of 
progress in the government planning process leading to real product (i.e. infrastructure; buildings such 
as housing) being implemented. 

 

Best regards, 

 

Bill McCreery 

Oakville 

 

From: Neil Garbe <neil.garbe@oakville.ca>  
Sent: Wednesday, December 6, 2023 9:33 AM 
To: 'Bill McCreery'  
Cc: Janet Haslett-Theall <janet.haslett-theall@oakville.ca>; David Gittings <david.gittings@oakville.ca>; 
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Jane Clohecy <jane.clohecy@oakville.ca>; 'elizabeth.chalmers'  
Cathy Duddeck <cathy.duddeck@oakville.ca>; 'Qiao, Jeff' <Jeff.Qiao@jacobs.com> 
Subject: RE: Midtown Oakville: Consultants' Scope of Work & Deliverables 

 

My apologies for not responding. I will ask the team to investigate. 

 

 
 
Neil Garbe, B.A., M.PL., RPP, PLE 
Commissioner - Community Development 
Community Development Commission 
Town of Oakville | 905-845-6601, ext.2271 | www.oakville.ca  

Vision: A vibrant and livable community for all 
Please consider the environment before printing this email. 
http://www.oakville.ca/privacy.html 

From: Bill McCreery   
Sent: Wednesday, December 6, 2023 9:22 AM 
To: Neil Garbe <neil.garbe@oakville.ca> 
Cc: Janet Haslett-Theall <janet.haslett-theall@oakville.ca>; David Gittings <david.gittings@oakville.ca>; 
Jane Clohecy <jane.clohecy@oakville.ca>; 'elizabeth.chalmers'  
Cathy Duddeck <cathy.duddeck@oakville.ca> 
Subject: RE: Midtown Oakville: Consultants' Scope of Work & Deliverables 

Hello Mr. Garbe, 

 

Since you have not responded to date to my request below, I will clarify why I requested the scope of 
work and deliverables: 

 

I could not locate TAC reports which I hoped would shed some light on vehicle traffic loading on various 
primary, secondary and tertiary roads. (Note: QEW loading is also an issue). Since traffic capacity will 
have a material impact on the three master planning options, it is fundamental to the success of the 
optimal proposal selected by Town Council. 

 

Please provide the weblink to the traffic data. Or please provide the requested information. If it does 
not exist yet, when will it be forthcoming? 

 

As well, please provide the weblink to the consultants’ scope of work and deliverables as it may be 
useful to understand the study in a broader context. 
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Thank you. 

 

Best regards, 

 

Bill McCreery 

 

From: Bill McCreery   
Sent: Thursday, November 30, 2023 3:26 PM 
To: 'Neil Garbe' <neil.garbe@oakville.ca> 
Cc: 'Janet Haslett-Theall' <janet.haslett-theall@oakville.ca>; 'David Gittings' 
<david.gittings@oakville.ca>; 'Jane Clohecy' <jane.clohecy@oakville.ca>; 'elizabeth.chalmers' 

 
Subject: Midtown Oakville: Consultants' Scope of Work & Deliverables 

 

Good afternoon Mr. Garbe, 

 

I am attempting to locate the consultants’ scope of work and deliverables but to date have only 
succeeded in identifying the following RFSQ which may be out of date. Furthermore, there 
appears to be a paywall.  

 
“RFSQ-13-2022 Bid Document 
Monday August 29, 2022 02:52 PM” 

 

Please forward a digital copy of the current scope of work including addenda and deliverables. 
If it is already publicly available, please direct me to the correct link.  

 

Thank you very much. 

 

Best regards, 

 

Bill McCreery 
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