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From: Al Wilmot 
Sent: November 5, 2020 4:52 PM
To: Town Clerk
Cc: _Members of Council; _Ward1
Subject: by law to repeal the 1984 Oakville Official plan as it applies to the West Secondary 

Plan area. November 23rd meeting.

SECURITY CAUTION͗ TŚŝƐ ĞŵĂŝů ŽƌŝŐŝŶĂƚĞĚ ĨƌŽŵ ŽƵƚƐŝĚĞ ŽĨ TŚĞ TŽǁŶ ŽĨ OĂŬǀŝůůĞ͘ DŽ ŶŽƚ ĐůŝĐŬ ůŝŶŬƐ Žƌ ŽƉĞŶ 
ĂƚƚĂĐŚŵĞŶƚƐ ƵŶůĞƐƐ ǇŽƵ ƌĞĐŽŐŶŝǌĞ ƚŚĞ ƐĞŶĚĞƌ ĂŶĚ ŬŶŽǁ ƚŚĞ ĐŽŶƚĞŶƚ ŝƐ ƐĂĨĞ͘  
I ŚĂǀĞ ůŽŽŬĞĚ Ăƚ ƚŚĞ ƉƌŽƉŽƐĂů ĂŶĚ I Ăŵ ĞǆƚƌĞŵĞůǇ ĐŽŶĐĞƌŶĞĚ ƚŚĂƚ ƚŚĞ ŶŽƌƚŚǁĞƐƚ ƋƵĂĚƌĂŶƚ ŽĨ OĂŬǀŝůůĞ ĚŽĞƐ ŶŽƚ ŚĂǀĞ Ă 
ůĂƌŐĞ ŐƌŽĐĞƌǇ ƐƚŽƌĞ Žƌ ŽƚŚĞƌ ůĂƌŐĞ ďŽǆ ƐƚŽƌĞƐ͘  WĞ ŚĂǀĞ ƚƌĂǀĞů ƚŽ BƵƌůŝŶŐƚŽŶ Ăƚ AƉƉůĞďǇ ĂŶĚ DƵŶĚĂƐ Žƌ ĨŽƌ ŐƌŽĐĞƌŝĞƐ ŐŽ ƚŽ 
ƚŚŝƌĚ ĂŶĚ NĞǇĂŐĂǁĂ Ăƚ DƵŶĚĂƐ Žƌ ƚŚŝƌĚ ůŝŶĞ ĂŶĚ ƵƉƉĞƌ ŵŝĚĚůĞ ƌŽĂĚ͘ I ďĞůŝĞǀĞ ƌĞƐŝĚĞŶƚƐ ŝŶ OĂŬǀŝůůĞ ƐŚŽƵůĚ ƐƉĞŶĚ ŝŶ 
OĂŬǀŝůůĞ ĂŶĚ ĐƌĞĂƚĞ ĞŵƉůŽǇŵĞŶƚ͘   LĂƌŐĞ ďŝŐ ďŽǆ ŚĂƌĚǁĂƌĞ ƐƚŽƌĞƐ ĂƌĞ ůŽĐĂƚĞĚ ŝŶ BƵƌůŝŶŐƚŽŶ Žƌ Ăƚ TƌĂĨĂůŐĂƌ ĂŶĚ DƵŶĚĂƐ Žƌ 
NŽƌƚŚ ƐĞƌǀŝĐĞ ƌŽĂĚ Ăƚ DŽƌǀĂů Žƌ CƌŽƐƐ AǀĞŶƵĞ Ăƚ TƌĂĨĂůŐĂƌ͘  HĂƐ ƚŚŝƐ ďĞĞŶ ŝŶĐŽƌƉŽƌĂƚĞĚ ŝŶ ƚŚĞ ƉůĂŶƐ͍  

Aů WŝůŵŽƚ 
 LŝƉƚĂǇ AǀĞŶƵĞ͕ 

OĂŬǀŝůůĞ͕ OŶ LϲM ϬMϳ 
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From: Tamara Tannis <ttannis@mhbcplan.com>
Sent: November 20, 2020 11:25 AM
To: Town Clerk
Subject: Submission - P&DCouncil Meeting-Nov 23-Town-Initiated OPA - The North West Area 

and Palermo Village - File 42-24-23
Attachments: SubmissionLetter-ProposedOPA-NorthWestArea-2020-11-20.pdf

SECURITY CAUTION͗ TŚŝƐ ĞŵĂŝů ŽƌŝŐŝŶĂƚĞĚ ĨƌŽŵ ŽƵƚƐŝĚĞ ŽĨ TŚĞ TŽǁŶ ŽĨ OĂŬǀŝůůĞ͘ DŽ ŶŽƚ ĐůŝĐŬ ůŝŶŬƐ Žƌ ŽƉĞŶ 
ĂƚƚĂĐŚŵĞŶƚƐ ƵŶůĞƐƐ ǇŽƵ ƌĞĐŽŐŶŝǌĞ ƚŚĞ ƐĞŶĚĞƌ ĂŶĚ ŬŶŽǁ ƚŚĞ ĐŽŶƚĞŶƚ ŝƐ ƐĂĨĞ͘  
AƚƚĂĐŚĞĚ ƉůĞĂƐĞ ĨŝŶĚ Ă ǁƌŝƚƚĞŶ ƐƵďŵŝƐƐŝŽŶ ĨŽƌ ƚŚĞ NŽǀĞŵďĞƌ Ϯϯ͕ ϮϬϮϬ PůĂŶŶŝŶŐ Θ DĞǀĞůŽƉŵĞŶƚ CŽƵŶĐŝů MĞĞƚŝŶŐ 
ƌĞŐĂƌĚŝŶŐ ƚŚĞ ƚŽǁŶͲŝŶŝƚŝĂƚĞĚ OĨĨŝĐŝĂů PůĂŶ AŵĞŶĚŵĞŶƚ ƚŽ ƚŚĞ NŽƌƚŚ WĞƐƚ AƌĞĂ ĂŶĚ PĂůĞƌŵŽ VŝůůĂŐĞ͕ FŝůĞ ϰϮ͘Ϯϰ͘Ϯϯ͘ 

TAMARA TANNIS͕ MCP͕ MCIP͕ RPP ͮ AƐƐŽĐŝĂƚĞ 

MHBC PůĂŶŶŝŶŐ͕ UƌďĂŶ DĞƐŝŐŶ Θ LĂŶĚƐĐĂƉĞ AƌĐŚŝƚĞĐƚƵƌĞ 
ϰϰϮ BƌĂŶƚ SƚƌĞĞƚ͕ SƵŝƚĞ ϮϬϰͮ BƵƌůŝŶŐƚŽŶ ͮ ON ͮ LϳR ϮGϰ ͮ T ϵϬϱ ϲϯϵ ϴϲϴϲ ǆ ϮϯϬ ͮ F ϵϬϱ ϳϲϭ ϱϱϴϵ ͮ C Ϯϴϵ ϵϲϮ ϯϳϭϬ 
ƚƚĂŶŶŝƐΛŵŚďĐƉůĂŶ͘ĐŽŵ 

TŚŝƐ ĐŽŵŵƵŶŝĐĂƚŝŽŶ ŝƐ ŝŶƚĞŶĚĞĚ ƐŽůĞůǇ ĨŽƌ ƚŚĞ ŶĂŵĞĚ ĂĚĚƌĞƐƐĞĞ;ƐͿ ĂŶĚ ŵĂǇ ĐŽŶƚĂŝŶ ŝŶĨŽƌŵĂƚŝŽŶ ƚŚĂƚ ŝƐ ƉƌŝǀŝůĞŐĞĚ͕ 
ĐŽŶĨŝĚĞŶƚŝĂů͕ ƉƌŽƚĞĐƚĞĚ Žƌ ŽƚŚĞƌǁŝƐĞ ĞǆĞŵƉƚ ĨƌŽŵ ĚŝƐĐůŽƐƵƌĞ͘ NŽ ǁĂŝǀĞƌ ŽĨ ĐŽŶĨŝĚĞŶĐĞ͕ ƉƌŝǀŝůĞŐĞ͕ ƉƌŽƚĞĐƚŝŽŶ Žƌ 
ŽƚŚĞƌǁŝƐĞ ŝƐ ŵĂĚĞ͘ IĨ ǇŽƵ ĂƌĞ ŶŽƚ ƚŚĞ ŝŶƚĞŶĚĞĚ ƌĞĐŝƉŝĞŶƚ ŽĨ ƚŚŝƐ ĐŽŵŵƵŶŝĐĂƚŝŽŶ͕ ƉůĞĂƐĞ ĂĚǀŝƐĞ ƵƐ ŝŵŵĞĚŝĂƚĞůǇ ĂŶĚ ĚĞůĞƚĞ 
ƚŚŝƐ ĞŵĂŝů ǁŝƚŚŽƵƚ ƌĞĂĚŝŶŐ͕ ĐŽƉǇŝŶŐ Žƌ ĨŽƌǁĂƌĚŝŶŐ ŝƚ ƚŽ ĂŶǇŽŶĞ͘ 
SƉĞĐŝĂů NŽƚĞ͗ DƵĞ ƚŽ ƚŚĞ COVIDͲϭϵ ƉĂŶĚĞŵŝĐ͕ ĞĨĨĞĐƚŝǀĞ MĂƌĐŚ ϭϳƚŚ MHBC ŵŽǀĞĚ ƚŽ Ă ƌĞŵŽƚĞ ǁŽƌŬ ĞŶǀŝƌŽŶŵĞŶƚ͘ 
DƵƌŝŶŐ ƚŚŝƐ ƚŝŵĞ ǁĞ ǁŝůů ĐŽŶƚŝŶƵĞ ƚŽ ƉƌŽǀŝĚĞ ƐĞƌǀŝĐĞƐ ĂŶĚ ĐŽŶĚƵĐƚ ďƵƐŝŶĞƐƐ ĂƐ ƵƐƵĂů ƵƐŝŶŐ ƚĞůĞƉŚŽŶĞ ĂŶĚ ǁĞď 
ĐŽŶĨĞƌĞŶĐŝŶŐ͘ PůĞĂƐĞ ĚŽ ŶŽƚ ŚĞƐŝƚĂƚĞ ƚŽ ĐŽŶƚĂĐƚ ƵƐ ǁŝƚŚ ĂŶǇ ƋƵĞƐƚŝŽŶƐ͘ WĞ ŚŽƉĞ ĞǀĞƌǇŽŶĞ ƐƚĂǇƐ ǁĞůů ĂŶĚ ƌĞŵĂŝŶƐ 
ŚĞĂůƚŚǇ ĚƵƌŝŶŐ ƚŚŝƐ ĐŚĂůůĞŶŐŝŶŐ ƚŝŵĞ͘ 
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is developed within employment areas and assumes this trend will continue. 1 Approximately half of 
employment growth in employment areas to 2041 is anticipated to be from the commercial sector.2 The 
review also notes that there is a projected shortfall of approximately 83,612 square metres of commercial 
lands to 2041. When examining the context in North Oakville and accounting for the recommendations 
and evaluation contained in the Review, there is a projected commercial shortfall of 17,049 square metres. 
If 20% of the future demand for commercial space were accommodated within employment areas, this 
would significantly reduce the projected shortfall. 
 
The following letter outlines the current physical and policy context for the Subject Lands and references 
the conversion request made through the Town of Oakville Official Plan Review process for the lands. This 
letter provides a justification for the employment land conversion to permit a mix of commercial uses in 
relation to Section 77.4(4) of the ROP and includes an assessment of the additional Regional criteria as set 
out in the Discussion Paper.  
 
SITE CONTEXT 
 
As shown on Figure 1, the Subject Lands are generally bound by Dundas Street West to the south, William 
Halton Parkway to the north, McCraney Creek to the east, and Palermo Park to the west. The Subject Lands 
are irregularly shaped and occupy approximately 24 hectares. 

The Subject Lands are currently vacant and are surrounded by broad range of land uses clearly delineated by 
Dundas Street West. The surrounding land use context is characterized by a mix of vacant lands, natural heritage 
areas, institutional uses, and residential uses south of Dundas Street West. 

More specifically, the Subject Lands are surrounded by the following land uses: 

NORTH: The Subject lands abut William Halton Parkway to the north with approximately 633 
metres of frontage. Further north are mostly vacant lands designated as Employment 
District up to the Highway 407 corridor. 

EAST: The Subject Lands abut McCraney Creek. Further east are vacant lands designated as 
Employment District and the Oakville Trafalgar Memorial Hospital. A health-oriented 
mixed use node is proposed for the area immediately surrounding the hospital. 

SOUTH:  The Subject Lands abut Dundas Street West to the south with approximately 637 metres 
of frontage. South of Dundas Street West exist a range of residential and institutional uses, 
including a range of low-rise housing types (single detached, duplex, townhouse), 
schools, parks, and neighbourhood commercial uses. 

WEST:  The Subject Lands abut Palermo Park to the west. Other nearby land uses include a mix of 
service commercial land uses on the north side of Dundas Street West, including a 
restaurant, a gas bar, and an automobile repair shop.  

 
 
 
 

                                                             
1 Town of Oakville Employment and Commercial Review – Appendix A: Employment and Commercial Report, p. 92. 
2 Ibid, p. 61. 
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POLICY CONTEXT 
 
As illustrated on Halton Region Official Plan Map 1, the Subject Lands are currently designated ‘Urban Area’ 
on Map 1 – Regional Structure of the in-force ROP and are located within the ‘Employment Area’ overlay.  The 
Employment Area overlay designation permits a range of employment uses. The Subject Lands are designated 
Employment District in the North Oakville West Secondary Plan (see Figure 2). The Subject Lands are not 
located within the Provincially Significant Employment Zones as provided through the A Place to Grow, 
2019.  
 
Under the North Oakville West Secondary Plan, Employment Districts refer to land designed to 
accommodate development of predominantly employment generating uses including a wide range of 
industrial and office development. Limited retail and service commercial uses designed to serve the 
businesses and employees are permitted within the Employment Districts. 

A previous request for conversion for the Subject Lands was submitted to the Town of Oakville as part of 
their Commercial and Employment Review which resulted in Official Plan Amendment 26 (“OPA 26”). The 
conversion request is listed as Request #11 under Appendix F of the Town’s recommendation report dated 
March 22, 2018. The request proposed redesignating the lands to allow for additional residential, 
commercial, and institutional uses within the existing Employment District. Recommendation #6 from the 
Employment and Commercial Review directs the Town to undertake a comprehensive review of the 
employment lands surrounding the hospital. While the lands are not considered part of this review, they 
are supportive of the area. The Town noted that consideration for a broader range of employment related 
and supportive uses may be warranted due to the location of the Subject Lands outside the surrounding 
contiguous employment area. 

As part of the Town’s review, the site was not recommended for conversion. However, the mix of uses 
required to support the employment and nearby “Node for Further Study” around the hospital identified 
by OPA 15 (Urban Structure) was recommended for consideration through the North Oakville Secondary 
Plans Review.  
 
A review of the North Oakville Secondary Plans was initiated in May 2017. This study was a component of 
the ongoing Official Plan Review by the Town. Official Plan Amendment 322 (“OPA 322”) to the North 
Oakville West Secondary Plan (By-law 2018-075) was adopted on June 11, 2018. Halton Region approved 
OPA 232 on September 21, 2018. We understand the previous employment conversion request was not 
considered or implemented through OPA 322 but can now be considered through the Region’s ROPR 
process to be further implemented, if approved, through Oakville’s conformity update.  
 
This request focuses on removing the Subject Lands from the Region’s Employment Area overlay 
and redesignating them to permit needed commercial uses. 
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CONVERSION CRITERIA ASSESSMENT 
 
The following two tables below provide justification and rationale for the conversion request as shown on 
Figure 2 in relation to the existing conversion criteria set out in provincial policy, the ROP, through Section 
77.4(4), as well as the new criteria set out in Appendix D of the Discussion Paper.  
 

1. Conversion Criteria - Section 77.4(4) ROP 
 

Table 1: Assessment of Conversion Request against ROP Conversion Criteria per Section 77.4(4)  
Criteria Rationale/Justification 
There is a need for the conversion   The conversion would facilitate the comprehensive 

development of the Subject Lands and would support the 
nearby Oakville Health Oriented Mixed Use Node, located 
approximately 430 metres to the east. The lands are 
proximate to a planned mixed-use Node that serves an 
important function to support health sciences and 
technology employment in a transit supportive manner. 
Consideration of a broader range of land uses including 
commercial and employment supportive uses is warranted 
to ensure the development of integrated and compatible 
land uses while still providing for employment 
opportunities. 
 

The lands are not required for 
employment purposes over the long 
term  

The lands can retain employment functions through a 
broader range of commercial and employment supportive 
land uses. They are not required to be protected for long 
term pure employment purposes given their location and 
lack of direct access to major goods movement facilities and 
corridors. They are also and relatively isolated from the 
broader employment area. 
 

The conversion will not compromise 
the Region’s or Local Municipality’s 
ability to meet the employment 
forecast in Table 1 and Table 2a  

The conversion will not compromise the Region’s or the 
Town’s ability to meet the employment forecasts. 
 

The conversion will not adversely affect 
the overall viability of the Employment 
Area, and achievement of the 
intensification and density targets of 
Table 2 and other policies of this Plan  

The Subject Lands are physically separated from the area to 
the east by McCraney Creek. The Subject Lands are also 
located on the periphery of the broader employment area. 
Given the retention of employment generating uses on the 
lands, the conversion will not adversely affect the overall 
viability of the employment area to provide jobs. 
 

There is existing or planned 
infrastructure to accommodate the 
proposed conversion  

The property is within an area where future services and 
infrastructure will be available to accommodate the 
conversion. 
 

Cross-jurisdictional issues have been 
considered  

There are no cross-jurisdictional issues of note for this 
property. 
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Table 1: Assessment of Conversion Request against ROP Conversion Criteria per Section 77.4(4)  
Criteria Rationale/Justification 
All Regional policies and requirements, 
financial or otherwise, have been met  

This criteria is satisfied. Additional retail and commercial uses 
for the site to serve North Oakville and the Health Oriented 
Mixed Use Node are encouraged. 
 

 
2. Conversion Request Evaluation Criteria - Discussion Paper & Appendix 
 

Table 2: Assessment of Proposal in relation to Conversion Request Evaluation Criteria Per Appendix 
D of the Urban Structure Discussion Paper 
Subject Principle Rationale/Justification 
Employment 
Land Supply 

Current Context The site is currently vacant, surrounded by planned 
employment land uses with the exception of the Oakville 
Health Sciences Mixed Use Node which is planned for a 
broader mix of land uses.  
 

Future Potential The future potential of the lands is best suited when considered 
in relation to the development of the Oakville Health Sciences 
Mixed Use Node and the surrounding land use context. 
 
The Subject Lands are located at a strategic location within the Town 
of Oakville. The proximity of the site to the nearby Node represents 
potential for the Subject Lands to support increased opportunities 
than would otherwise be feasible under the pure Employment District 
designation and would ensure more compatible uses. 

Strategic Parcel 
Supply 

The proposed conversion would not adversely impact the 
supply of parcels adjacent to or near major goods movement 
facilities as the existing context currently includes planned 
employment uses that are retained to the north and west of 
the Subject Lands. 
 

Land Budget 
Implications 

Due to the Subject Lands’ configuration and location on the 
periphery of the broader employment area, the proposed 
conversion would not impact the supply and ability to achieve 
the employment forecast. 
 

Demonstrated 
Need 

Strategic Location The Subject Lands have over 600 metres of frontage on Dundas 
Street West, which is identified in the Livable Oakville Plan as a 
major arterial road and a busway corridor on Schedule C 
(Transportation Plan). The proposed conversion is located 
within a strategic area that is capable of supporting a broader 
mix of land uses that will better contribute to meeting the 
Town’s growth and intensification targets and commercial 
needs. 
 

Strategic 
Opportunity 

The proposed conversion would allow for more appropriate 
development of the site given the surrounding context. 
Traditional employment uses are not optimal land uses to 
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Table 2: Assessment of Proposal in relation to Conversion Request Evaluation Criteria Per Appendix 
D of the Urban Structure Discussion Paper 
Subject Principle Rationale/Justification 

create a pedestrian friendly and transit supportive streetscape 
along Dundas Street West. The proposed conversion would 
enable development that supports the Regional Urban 
Structure and Local Urban Structure along an identified transit 
corridor. Expanding the range of permitted uses on the Subject 
Lands will contribute to the Town’s strategic growth 
management objectives by accommodating increased 
employment growth and achieving density targets.  
 

Specific 
Conditions and 
Constraints 

The development of the lands for pure employment uses is 
constrained as a result of their locational context. The Subject 
Lands are also irregularly shaped and areas designated under 
the Region’s Natural Heritage System further constrain the site’s 
capability to support larger industrial employment land uses.  
 

Employment 
Area Viability 

Locational 
Impacts 

The conversion would not negatively impact the remaining 
employment areas to the north and west.  
 

Compatibility The proposed conversion would allow for supportive land uses 
to be integrated and comprehensively developed with the 
broader Node area located to the east and support the 
proposed Innovation District around the hospital. 
 

Continued 
Function and 
Expansion 

As noted above, the conversion would not hinder the 
continued function and expansion of the planned contiguous 
employment areas located to the north and east. 
 

General 
Considerations 

Cross-
Jurisdictional 

There are no cross-jurisdictional issues of note for this property. 

Supporting 
Infrastructure 

The property is within an area where services and infrastructure 
to accommodate the conversion will be provided. The Dundas 
BRT is planned to support a broader range of land uses.  
 

Other Regional 
Requirements 

There are no other Regional policies or requirements that 
would be impacted by the proposed conversion. 
 

Local Support There appears to be local support for the introduction of a 
broader range of uses on the site. A broader range of 
commercial and employment supportive uses on the site will 
support the Node centred on the hospital and is generally 
supported through the Town of Oakville’s OPA 15.  
 

 
The Subject Lands should not be designated for pure employment land uses in the future planning in the 
North Oakville West Secondary Plan or the Region’s Official Plan. A broader range of uses including 
commercial and employment supportive uses should also be permitted. The Subject Lands should be 
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