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Livable Oakville 

Part C: Making Oakville Livable (General Policies) 

Section 6: Urban Design  

Good urban design is an integral part of the planning process, enabling the creation of 
stimulating, vibrant, and livable places; it is a key component in creating a definable sense of 
identity. Tangible elements of the urban environment such as the built form, open space, and 
public realm, and their relationship to one another, should be organized and designed in an 
attractive, functional and efficient manner. 

6.1 General 

6.1.1 Objectives 

The general objectives for urban design are to provide for:  

a) diversity, comfort, safety and compatibility with the existing community;  
b) attractive, barrier-free, and safe public spaces, such as streetscapes, gatewasys, 

vistas and open spaces;  
c) innovative and diverse urban form and excellence in architectural design; and,  
d) the creation of distinctive places and locales, including Midtown Oakville, the other 

Growth Areas and high profile locations such as gateways to the Town.  

6.1.2 Policies 

a) Development and public realm improvements shall be evaluated in accordance 
with the urban design direction provided in the Livable by Design Manual, as 
amended, to ascertain conformity with the urban design policies of this Plan. 
Alternative design approaches to those found in the Livable by Design Manual 
may be proposed, with appropriate justification and after consultation with the 
Town, provided that they meet the intent and purpose of the urban design policies 
of the Plan. 

6.4 Streetscapes 

6.4.2 New development should contribute to the creation of a cohesive streetscape by:  

a) placing the principal building entrances towards the street and where applicable, 
towards corner intersections; 

b) framing the street and creating a sense of enclosure 
c) providing variation in façade articulation and details; 
d) connecting active uses to the public realm to enhance the liveliness and vibrancy 

of the street, where applicable; 
e) incorporating sustainable design elements, such as trees, plantings, furnishings, 

lighting, etc.; 



f) coordinating improvements in building setback areas to create transitions from the 
public to private realms; and, 

g) improving the visibility and prominence of and access to unique natural, heritage, 
and built features 

6.9 Built Form 

6.9.1 Buildings should be designed to create a sense of identity through massing, form, 
placement, orientation, scale, architectural features, landscaping and signage. 

6.9.2 Building design and placement should be compatible with the existing and planned 
surrounding context and undertaken in a creative and innovative manner. 

6.9.3 To achieve compatibility between different land uses, development shall be designed to 
accommodate an appropriate transition through landscape buffering, spatial separation, 
and compatible built form. 

6.9.5 Buildings should present active and visually permeable façades to all adjacent streets, 
urban squares, and amenity spaces through the use of windows, entry features, and 
human-scaled elements. 

6.9.6 Main principal entrances to buildings should be oriented to the public sidewalk, onstreet 
parking and transit facilities for direct and convenient access for pedestrians. 

6.9.7  Development should be designed with variation in building mass, façade treatment and 
articulation to avoid sameness. 

6.9.8  Buildings located on corner lots shall provide a distinct architectural appearance with a 
high level of detailing and articulated façades that continue around the corner to address 
both streets. 

6.9.9  New development shall ensure that proposed building heights and form are compatible 
with adjacent existing development by employing an appropriate transition of height and 
form from new to existing development, which may include setbacks, façade step backs 
or terracing in order to reduce adverse impacts on adjacent properties and/or the public 
realm. 

6.9.10 Continuous streetwalls of identical building height are discouraged. Variety in rooflines 
should be created through subtle variations in roof form and height. 

6.9.11 Where appropriate, the first storey of a building shall have a greater floor to ceiling 
height to accommodate a range of non-residential uses. 

6.9.12 New development should be fully accessible by incorporating universal design principles 
to ensure barrier-free pedestrian circulation. 

6.9.13 Rooftop mechanical equipment shall not be visible from view from the public realm. 

6.9.14 Outdoor amenity areas on buildings should incorporate setbacks and screening 
elements to ensure compatibility with the local context. 



6.9.15 Buildings should be sited to maximize solar energy, ensure adequate sunlight and 
skyviews, minimize wind conditions on pedestrian spaces and adjacent properties, and 
avoid excessive shadows. 

Part D: Land Use Designations and Policies  

 

Section 12: Mixed Use 

The Mixed Use designations provide areas where residential, commercial and office uses are 
integrated in a compact urban form at higher development intensities. Mixed Use areas are to 
be pedestrian-oriented and transit-supportive. 

12.1.1 The intent of the Mixed Use designations is to allow for a diversity of residential, 
commercial and office uses which are integrated in buildings to provide for the efficient 
use of municipal services and infrastructure.  

12.1.2 Mixed use development will be focused on lands located within Oakville’s Growth Areas 
and along identified corridors. 

12.1.3 The Mixed Use designations are intended to create animated streets by providing retail 
and service commercial uses on the ground floor of mixed use buildings, fronting onto 
the street and other pedestrian environments. The location and size of any use on upper 
and/or lower floors within mixed use buildings will be determined through the 
development process and regulated by the implementing zoning.  



12.1.4 All development within the Mixed Use designations shall be of a high quality design that 
considers the integration of new and existing buildings, as well as building façade 
treatment.  

12.2 Main Street 2 

The Main Street 2 designation shall provide for mixed use development characterized by high 
quality design standards and appropriately scaled pedestrian environment for emerging Growth 
Areas such as Kerr Village and the Uptown Core and the gateway areas within Bronte Village.  

12.3.1 Permitted Uses 

a) A wide range of retail and service commercial uses, including restaurants, 
commercial schools, offices, places of entertainment, indoor sports facilities, 
hotels, and residential uses, may be permitted in the Main Street 2 designation. 
The ground floor of buildings in the Main Street 2 designation shall be primarily 
occupied by retail and service commercial uses. Limited office uses, and ancillary 
residential uses, may also be permitted on the ground floor of mixed-use 
buildings. 

b) The requirement for and the size and location of retail, service commercial and 
office uses on the ground floor of buildings shall be determined through the 
development process and regulated by the implementing zoning.  

12.3.2 Building Heights 

a) Buildings within the Main Street 2 designation shall be a minimum of four storeys 
in height and a maximum of six storeys in height. 

b) Additional building height may be considered in accordance with the applicable 
bonusing policies in this Plan.  

12.3.3 Parking  

Surface parking should be provided only within a side and/or rear yard or in areas that can be 
appropriately screened. Surface parking on corner lots should only be permitted in the rear yard 
or in areas that can be appropriately screened. 

12.4 Urban Centre 

The Urban Centre designation shall incorporate a mix of uses including retail and service 
commercial, major office, offices and residential uses. Development should be oriented to the 
street and shall contribute to a high quality pedestrian-oriented and transit-supportive 
environment. 

12.4.1 Permitted Uses 

a) A wide range of retail and service commercial uses, including restaurants, 
commercial schools, major offices, offices and residential uses may be permitted 
in the Urban Centre designation. Retail and service commercial uses shall be 
provided on the ground floor of mixed use buildings that directly front a public 
street. These uses may also extend to other floors. Places of entertainment, 
indoor sports facility, and hotels may also be permitted. Office uses and ancillary 



residential uses may be provided on the ground floor and/or above the ground 
floor.  

b) The size and location of uses shall be determined through the development 
process and regulated by the implementing zoning.  

12.4.2 Building Heights 

a) Buildings within the Urban Centre shall be a minimum of six storeys in height and 
a maximum of eight storeys in height. 

b) Additional building height may be considered in accordance with the applicable 
bonusing policies in this Plan. 

12.4.3 Parking  
      

a) Underground and/or structured parking shall be encouraged. 
 

b) Surface parking shall not be permitted in front of or between buildings. However, 
consideration may be given to limited surface parking within these areas for the 
purpose of visitor or commercial parking. 

Part E: Growth Areas, Special Policy Areas and Exceptions 

Section 22: Palermo Village 

Palermo Village is to be developed over a number of years with a mix of residential and 
commercial uses. 

While the predominant land uses will be residential, transit-supportive, high density mixed use 
development is encouraged along Dundas Street, Old Bronte Road and Khalsa Gate. Medium 
and Low Density Residential uses will provide a transition to the adjacent neighbourhoods. 

It is anticipated that Palermo Village will contain a significant civic and public presence with 
various government, institutional, cultural, recreational and open space uses. 

22.1 Goal  

Palermo Village will be a transit-supportive, pedestrian-oriented mixed use community.  

22.2 Objectives 

As Palermo Village develops, the Town will, through public actions and in the process of 
reviewing development applications, use the following objectives to guide decisions. 

22.2.1 To develop a balanced Growth Area by:  

a) providing a focus and sense of identity for the residential communities in the 
north-west part of the Town; and, 
 

b) facilitating development and redevelopment in a comprehensive manner. 



22.2.2 To ensure high quality urban design by:  

a) encouraging interesting and innovative design and built form;  
 

b) ensuring new developments are compatible with existing conditions and heritage 
buildings and features;   

 

c) providing attractive streetscapes through attention to the design of the public 
realm, built form, and the relationship between private development and public 
areas; 

 

d) creating a strong coherent urban image and a highly developed civic streetscape 
appearance at a human scale through the creation of: 

 

i. an active urban community; 
 

ii. a strong identifiable civic image; 
 

iii. pedestrian and vehicular linkages between surrounding communities and 
Palermo Village; 

 

iv. a clearly defined main street with commercial development oriented to Old 
Bronte Road and Khalsa Gate; 

 

v. an accessible park network integrated with other uses, which includes 
parks, parkettes and squares, all connected by the pedestrian-scaled 
street system; and, 

 

vi. streets and public spaces that have been defined by surrounding built 
form; 

 

e) protecting the ecological health and integrity of the existing natural features; 
f) establishing components of the open space system that will connect with the 

broader area; and, 
g) protecting, conserving and enhancing cultural heritage resources and integrating 

them into new developments. 
 

22.2.3 To efficiently provide for necessary infrastructure to support development by: 
 

a) identifying an appropriate site for the location of a transit terminal facility;  
b) establishing and maintaining a road system that provides high levels of 

accessibility and mobility to all users; 
c) protecting future major road and transit rights-of-way; and, 
d) encouraging travel demand management practices and increased utilization of 

public transit facilities and services.  
 

22.3 Development Concept 

It is the intent of this Plan to establish a lively and active mixed use corridor along Old Bronte 
Road and Khalsa Gate, which will function as a main street.  



Development on the lands designated Urban Centre will be of high quality pedestrian-oriented 
design.  

The area to the east of Old Bronte Road/Khalsa Gate will transition to Medium and Low Density 
Residential housing. 

The area to the west of Bronte Road will contain a mix of High, Medium and Low Density 
Residential housing. 

22.4 Functional Policies 

In addition to the policies in Parts C and D of this Plan, the following functional policies apply 
specifically to Palermo Village. 

22.4.1 Transportation 

a) A transit terminal facility is required to serve inter-regional connections along 
Dundas Street and Highway 407, and connect with local transit. The facility may 
be located between Bronte Road and Old Bronte Road. It is also intended that this 
site incorporate a variety of commercial and community uses, and become an 
anchor for the redevelopment of Old Bronte Road as a main street. 
 

b) Parking – Urban Centre and Main Street 2 
i. Structured parking is preferred, and additional lot coverage for buildings 

may be considered if at least 75 percent of the required parking is provided 
belowgrade or in an above-grade structure.  

ii. The maximum portion of any lot that may be used for surface parking shall 
be approximately 50 percent. 

iii. Properties used primarily for the provision of parking, such as public 
parking facilities, may use up to 75 percent of the lot for parking and must 
include appropriate landscaping, to the satisfaction of the Town. 

iv. Individual driveway access to Bronte Road or Dundas Street shall not be 
permitted.   

22.4.2 Urban Design  

a) Detailed urban design and streetscape guidelines will be prepared for Palermo 
Village to establish standards for built form and the treatment of public and private 
realms. 
 

b) Old Bronte Road/Khalsa Gate will include streetscape elements that support its 
planned function as a pedestrian-oriented main street. It is expected that this main 
street will be improved with a high quality public realm that includes sidewalks on 
both sides, special paving treatment, pedestrian scaled lighting, street trees and 
planters 

 

c) A number of small urban squares shall be located along Old Bronte Road and 
Khalsa Gate. These should not be less than 0.15 of a hectare in size and will 
serve as transition areas between the public and private realm 
 

22.4.3 Growth Target 



 
Palermo Village can accommodate approximately 5,200 residents and 3,800 jobs. This 
target includes existing population and employment, the intensification target of 800 new 
residential units and proposed greenfield development.  
 

22.5 Land Use Policies 
 
Land use designations are provided on Schedule N. In addition to the policies in Part D of 
this Plan, the following policies apply specifically to Palermo Village. 
 

 

22.5.1 The lands designated Urban Centre are subject to the following additional policies:  

a) The minimum residential density shall be 100 units per site hectare. 
 

b) Mixed use and residential and office developments shall have a maximum floor 
space index of 4.0. 

 

c) The minimum building height shall be two storeys. The maximum building height 
shall be eight storeys, except on corner sites it shall be 10 storeys. 

 

d) Public parking facilities may also be permitted. 
 

e) South of Pine Glen Road, the following uses may be permitted: 
 

i. multiple-attached dwellings; 
ii. stand-alone apartment buildings; 



iii. stand-alone office buildings; and, 
iv. stand-alone retail and service commercial buildings, which shall not 

exceed a gross floor area of 6,000 square metres. 

22.5.2 On lands designated Main Street 2:  

a) Street, block and stacked townhouses and stand-alone residential apartment 
buildings may also be permitted.  

b) The residential density shall be between 50 and 100 units per site hectare.  
c) The minimum building heigh shall be two storeys and the maximum building height 

shall be six storeys.  
 

22.6 Palermo Village Exceptions – Schedule N 
The following additional policies apply to certain lands on Schedule N, Palermo Village 
Land Use.  

22.6.1 On the lands designated Urban Centre south of Pine Glen Road, a motor vehicle 
service station may also be permitted.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Official Plan Amendment No. 34 – Under Appeal 

 



 

 



 

 



 

 



 

 



 

 



 



 



 



 



 



 



 



 

 



 



 



 



 



 

 



 

Zoning By-law 2014-014 

 



 

 

 

 


