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February 12, 2018 GSAI File # 1036-001

Clerk's Department
Town of Oakville 
1225 Trafalgar Road
Oakville, Ontario L6H 0H3

Attention: Ms. V. Tytaneck - Town Clerk 

Dear Ms. Tytaneck

Tg<" " Nkxcdng"Qcmxknng"Qhhkekcn"Rncp"Tgxkgy"
" " Eqoogpvct{"qp"Qhhkekcn"Rncp"Tgxkgy"Î"Pqtvj"Qcmxknng"

5278"Pg{cicyc"Dqwngxctf""
""""""""""""""""""""""""Vqyp"qh"Qcmxknng""

"
Glen Schnarr & Associates Inc. is the planning consultant for the  family,
owners of the above noted property and herein referred to as the “subject property.” The subject 
property is located at the northwest corner of Dundas Street West and Neyagawa Boulevard and 
is approximately 9.3 acres (3.75 ha) in size. The subject property is adjacent to the Sixteen Mile 
Sports Complex to the north and the St. Peter and Paul Serbian Orthodox Parish Church (the 
“Serbian Church”) to the west. As part of the Official Plan review public consultation process, we 
are pleased to submit comments as they relate to our client’s property and the ongoing review of 
the Official Plan and associated North Oakville Secondary Plans. 

The subject property is currently designated “Dundas Street Urban Core Area” in the Town of 
Oakville Official Plan, North Oakville East Secondary Plan (the “Secondary Plan”). A “Secondary 
School Site” overlay designation also applies to the subject property. The School Site overlay 
designation also applies to the Serbian Church and to 1013 Dundas Street West. The Dundas Street 
Urban Core Area designation is intended to allow for a mixed-use development at medium and 
high densities, with a clustering of retail and service commercial uses, with high-density buildings 
at the intersections of major north/south streets. The Secondary School Site designation is a 
conceptual designation intended to recognize general potential locations for publicly funded 
elementary and secondary schools. It is an objective of the Official Plan to locate schools adjacent 
to parks, community facilities and recreation centres with the intention of maximizing the utility 
of the land and to allow for the shared use of facilities and spaces. 
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We understand that the North Oakville Secondary Plan(s) review will include recommendations 
to remove duplications and inconsistencies with the Livable Oakville Plan and to ensure 
conformity with Provincial and Regional plans. As we understand matters, the North Oakville 
Secondary Plan policies will ultimately be consolidated with the Livable Oakville Plan after the 
conformity exercise and public consultation process is complete. As school site overlays are not 
found in the Livable Oakville Plan and school sites are generally permitted in all designations in 
south Oakville, we are formally requesting that the School Sites overlay designation be removed 
from the North Oakville Secondary Plans and the future consolidated Livable Oakville Plan. This 
will ensure consistency throughout the Livable Oakville Plan.

As the Livable Oakville Plan was prepared to conform with the Province of Ontario’s Growth Plan 
for the Greater Golden Horseshoe (the “Growth Plan”) the update and incorporation of the North 
Oakville East and West Secondary Plan areas into the Livable Oakville Plan should be consistent 
with the objectives and requirements of the Growth Plan. The Growth Plan establishes population 
and employment growth distribution requirements, of which the Region of Halton is expected to 
accommodate a population growth of 820,000 in the year 2031, 911,000 by the year 2036 and a 
total population of 1,000,000 persons by the year 2041. 

Section 2.2.1 of the Growth Plan establishes intensification criteria for the management and 
allocation of the forecasted population growth. The vast majority of growth is to be directed to 
Settlement Areas within the built boundary that have existing or planned municipal and wastewater 
systems and can support the achievement of complete communities. Municipalities are required to 
undertake integrated planning to create an urban form that optimizes infrastructure, public services 
facilities, transit and to create complete communities while allocating the forecasted growth 
outlined in the Growth Plan. The subject property is located in the “Dundas Street Urban Core 
Area,” an area identified by the Town of Oakville to accommodate medium and high density 
residential uses, office/retail or mixed use development. Both Dundas Street West and Neyagawa 
Boulevard are designated “Major Arterial / Transit Corridors” by the North Oakville East 
Secondary Plan. The Growth Plan encourages intensification along major arterial roads and transit 
corridors, where they exist currently or are planned. The North Oakville East Secondary Plan 
currently envisions the subject property for medium and high density residential, commercial or 
mixed uses. It is our opinion that the Secondary School Sites overlay restricts the development 
potential of the subject property and as such may limit the accommodation of future growth targets 
required by the Province. 

Furthermore, Section 2.2.2.4 of the Growth Plan states that ÐCnn"owpkekrcnkvkgu"yknn" fgxgnqr" c"
uvtcvgi{" vq" cejkgxg" vjg" okpkowo" kpvgpukhkecvkqp" vctigv" cpf" kpvgpukhkecvkqp" vjtqwijqwv" vjg"
fgnkpgcvgf"dwknv"wr"ctgcu"yjkej"yknn"Î"
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c0 gpeqwtcig"kpvgpukhkecvkqp"igpgtcnn{"vq"cejkgxg"vjg"fguktgf"wtdcp"uvtwevwtg="
d0 kfgpvkh{"vjg"crrtqrtkcvg"v{rg"cpf"uecng"qh"fgxgnqrogpv"cpf"vtcpukvkqp"qh"dwknv"hqto"vq"

cflcegpv"ctgcu="
e0 kfgpvkh{"uvtcvgike"itqyvj"ctgcu"vq"uwrrqtv"cejkgxgogpv"qh"vjg"kpvgpukhkecvkqp"vctigv"

cpf"tgeqipk¦g"vjgo"cu"c"mg{"hqewu"hqt"fgxgnqrogpv="
f0 gpuwtg"ncpfu"ctg"¦qpgf"cpf"fgxgnqrogpv"ku"fgukipgf"kp"c"ocppgt"vjcv"uwrrqtvu"vjg"

cejkgxgogpv"qh"eqorngvg"eqoowpkvkgu="
g0 rtkqtkvk¦g"rncppkpi"cpf"kpxguvogpv"kp"kphtcuvtwevwtg"cpf"rwdnke"ugtxkeg"hceknkvkgu"vjcv"

yknn"uwrrqtv"kpvgpukhkecvkqp="cpf"
h0 dg"korngogpvgf"vjtqwij"qhhkekcn"rncp"rqnkekgu"cpf"fgukipcvkqpu."wrfcvgf"¦qpkpi"cpf"

qvjgt"uwrrqtvkpi"fqewogpvu0Ñ"

Given the subject property’s prominent location at the intersection of two major arterial roads, two
transit corridors and its location within the Dundas Street Urban Core, significant growth and 
urbanization should be expected at this location. It is a requirement of the municipality to create 
official plan policies and designations that are supportive of the intensification target and complete 
communities. It is our opinion that locating a Secondary School or similar institution at this 
location would run counter to the objectives of the Growth Plan and the planned urban structure 
for this area. 

We respectfully request that as part of the Official Plan Review process, the Town of Oakville 
consider removing the School Sites designation from the future consolidated Livable Oakville 
Plan.

In support of our request, we have attached herewith a concept showing an as-of-right development 
concept for the subject property. The development concept contemplates 10 residential buildings 
of up to 8 storeys. The development concept includes a range of residential built forms including 
mid-rise apartment buildings and rear lane townhouses. The development concept achieves a
residential FSI of 2.06. The as-of-right development scenario achieves the maximum building 
height however does not achieve the maximum FSI of 2.5 which is contemplated in the Dundas 
Urban Core land use designation. We feel that this concept illustrates the potential scale and urban 
form envisioned by the Dundas Street Urban Core Area and contributes to the Growth Plan 
objectives of creating complete communities in areas well served by transit, existing public service 
facilities and infrastructure. 

Additionally, for illustrative purposes, we have prepared a development concept which 
contemplates the development of the subject property with a higher FSI than what is permitted 
within the Dundas Urban Core land use designation. The development concept contemplates the 
development of the subject property with three high-rise residential buildings of 20, 15 and 12 
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storeys located along Dundas Street and Neyagawa Street. Additionally, the development concept 
includes two six storey building and rear lane townhouses located in the interior of the site. The 
development concept achieves a residential FSI of 3.5. The increase in FSI and building height 
could be achieved through the Town’s Bonusing provisions contained in the North Oakville 
Secondary Plan and the 2006 Parent Town of Oakville Official Plan. We are of the opinion that 
this development concept represents the highest and best use of the property and assists the Town 
of Oakville in achieving the aforementioned growth objectives established in the Growth Plan and 
Provincial Policy Statement. Furthermore, the development concept will assist in achieving the 
planned residential densities within the North Oakville Secondary Plan area which, as identified 
by Town Planning Staff, have not been achieved to date.  

In summary, it is our opinion that development of either of the attached development concepts 
would result in a better use of the subject property and one which would be more aligned with the 
policies contained in the North Oakville Secondary Plan. As such we respectfully request that the 
north Oakville Secondary Plans be aligned with the Livable Oakville Plan by removing the
Secondary School site overlay designation from the North Oakville Secondary Plans and that 
school sites be permitted generally throughout all land use designations with the exception of Open 
Space designations.

We thank you for the opportunity to submit comments during the Official Plan review process and 
we appreciate the Town’s consideration of this request. If you have any questions, please do not 
hesitate to contact the undersigned. 

Yours very truly,
GLEN SCHNARR & ASSOCIATES INC.

David Capper, MCIP, RPP
Associate

Cc: Dianne Childs, MCIP, RPP, Manager – Policy Planning and Heritage 
Kirk Biggar, MCIP, RPP, Senior Planner, Policy Planning

Crrgpfkz"3"Î"Cu/qh/tkijv"Fgxgnqrogpv"Eqpegrv"
Crrgpfkz"4"Î"Jkijguv"cpf"Dguv"Wug"Fgxgnqrogpv"Eqpegrv"
"
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Crrgpfkz"3"Î"Cu/qh/tkijv"Fgxgnqrogpv"Eqpegrv"
"
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Crrgpfkz"4"Î"Jkijguv"cpf"Dguv"Wug"Fgxgnqrogpv"Eqpegrv"
 





TURKSTRA MAZZA ASSOCIATES, LAWYERS 

Scott Snider 
Professional Corporation 

15 Bold Street 
Hamilton Ontario Canada L8P 1T3 

Receptionist 905 529 3476 (905 LAW-FIRM) 
Facsimile 905 529 3663 

ssnider@tmalaw.ca 

February 12, 2018 
                                                                                   
Gockn"vq< townclerk@oakville.ca 

Town of Oakville 
Clerk’s Department 
1225 Trafalgar Road 
Oakville, Ontario  
L6H 0H3   

Attention:  Mayor Rob Burton and Town of Oakville Council Members 

Tg<"" Rtqrqugf"Qhhkekcn"Rncp"Cogpfogpv"hqt"Pqtvj"Qcmxknng"Gcuv"Ugeqpfct{""
Rncp"Î"Rncppkpi"cpf"Fgxgnqrogpv"Eqwpekn"Uvcvwvqt{"Rwdnke"Oggvkpi.""
Oqpfc{."Hgdtwct{"34."423:""""

" Dtguuc"Fgxgnqrogpvu"Nkokvgf."Fwpqcm"Fgxgnqrogpvu"Kpe0."
Itc{fqp"Dcppkpi"Nvf0."Rgpfgpv"Fgxgnqrogpvu"Nkokvgf.""

" Nqygt"Hqwtvj"Nkokvgf."3786;:6"Qpvctkq"Nkokvgf.""
" 626294"Qpvctkq"Nkokvgf."Vjg"Dct"Yguv"Tgcnv{"Eqtr0.""
" Jwnog"Fgxgnqrogpvu"Nkokvgf"" "
" Ocvvco{"Fgxgnqrogpv"Eqtrqtcvkqp""" " "
" " Qwt"Hkng"Pq0"35482""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""""                             

""" " ""
We are counsel to Bressa Developments Limited, Dunoak Developments Inc. and 

Graydon Banning Ltd. (“Mattamy”), which have current applications in front of the Ontario 
Municipal Board (“Board” or “OMB”) for approval.  Mattamy has ownership of additional 
properties in North Oakville that are not appealed to the OMB.  Mattamy is also an active 
member of North Oakville Community Builders Inc. (“NOCBI”). 

We are writing in respect of the proposed Official Plan Amendment (“OPA”) for the 
North Oakville East Secondary Plan (“NOESP”).  According to the Town’s Notice of Statutory 
Public Meeting, we understand the purpose of the OPA is “vq"korngogpv"rqnke{"fktgevkqpu"
hqewugf"qp"ctgcu"qh"eqpegtp"vq"dg"cfftguugf"kp"vjg"ujqtv/vgto"vjtqwij"vjg"Pqtvj"Qcmxknng"
Ugeqpfct{"Rncp"Tgxkgyu.” 

The Town’s “short-term” approach is premature, with little consideration of any 
engineering or environmental work that has been undertaken over the past decade with the 
Town, Halton Region and the Conservation Authority. " "
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TGSWGUV"

As noted in the staff report, there were a number of meetings held with NOCBI to review 
concerns prior to this OPA coming forward.  It is not clear how staff have integrated the 
extensive background material provided at those meetings. As a result, we see a number of 
outstanding technical and policy issues that have not been properly considered and that could 
have unintended consequences for planning in the NOESP area.  As such, it is our request that 
Council direct staff to continue to discuss the various outstanding issues with NOCBI with the 
goal of refining or amending the proposed amendments to the NOESP area.  

FKUEWUUKQP"

Our clients own nine properties within the NOESP, three (3) of which are subject to 
OMB appeals.  Three landowners filed plan of subdivision and re-zoning applications: Bressa’s 
applications were deemed complete on October 30, 2012, Dunoak’s on October 30, 2012 and 
Graydon Banning’s on November 19, 2015. All of the applications were appealed to the Board 
on May 30, 2017. The Board has already conducted prehearings for all of the appeals and there 
are Board Orders for each setting out a process for either resolving or clarifying the issues with 
respect to each property.

Clearly these current appeals must be resolved based on the in force NOESP policies: all 
of the applications, including their supporting studies, were submitted based on the existing 
NOESP policies.  Mattamy’s environmental impact report (“EIR”) is virtually complete after 
more than 3 years of time and effort. The proposed policy would almost certainly result in major 
amendments to this work further delaying development in an area that is already lagging behind 
the Region’s Best Planning Estimates (“BPE’s”) as well as the target dates established in the 
Region’s Allocation Agreements.  Furthermore, there are Minutes of Settlement between our 
clients and the Town that reflect very lengthy and detailed settlement discussions as part of the 
resolution of the NOESP appeals. At least some of the proposed changes would be inconsistent 
with the Minutes of Settlement. 

  Nevertheless, the concerns set out below apply generally to the overall development of 
the proposed amendments to the NOESP. 

The proposed OPA for the NOESP raises the following specific concerns: 

Uvqtoycvgt"*9080404+:

The proposed change to restrict stormwater management (“SWM”) facilities from 
locating within 100m of Arterial/Transit Corridors in the Trafalgar, Dundas and Neyagawa 
Urban Core areas raises several unanswered questions. There appears to be no technical 
engineering work provided to support this amendment.  If it was prepared it has not been made 
available publicly.  In addition, this proposed policy change does not appear to have taken into 
consideration the extensive work completed and approved in the Subwatershed Study (“SWS”) 
as required in Policy 7.6.2.2. It is unclear if the NOESP will still meet the objectives and 
directions set out within the SWS with this new policy. 
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This policy change also raises a number of other significant technical questions such as:

‚ How are Region of Halton storm water requirements for accommodating drainage from 
these major roads to be addressed? In all instances, the Region (and Town) require the 
Dundas Street ROW drainage to be accommodated within SWM ponds on adjacent 
development lands.  Locating the SWM Pond 100m upstream of Dundas Street would 
require conveyance of the Dundas Street road drainage 100m north to the SWM pond and 
require an additional 100m of SWM Pond outlet piping to convey the pond controlled 
flows back to the outlet at Dundas Street. All of this infrastructure is to be ultimately 
owned by the municipality upon assumption and as such the policy may have negative 
impacts on taxpayers through increased maintenance and replacement costs.  

‚ Will the policy be contrary to Environmental Assessments that have already been 
completed?  For instance, the Region of Halton through the Environmental Assessment 
for Dundas Street, William Halton Parkway and Trafalgar Road has stormwater 
management ponds proposed within 100m of these major arterial roads.  How will this 
process be impacted by this change?

‚ How much development land will be lost and what will the implications be for 
accommodating projected growth? The most efficient use of infrastructure and preserving 
land for development purposes is to locate the SWM Pond facilities at the lowest point in 
the drainage system which is adjacent to Dundas Street. The additional infrastructure 
described above will require additional lands in the form of easements or drainage blocks. 
Greater drainage distances may necessitate larger SWM facilities.    

‚ How will the policy affect technical and urban design issues?  Technical design 
advantages for storm flow may be lost by creating this stringent and arbitrary distance 
requirement where water must now drain uphill.  This would almost certainly create 
cascading issues, such as for grading and servicing including the need for extensive 
placement of fill along Dundas Street which has a whole host of other urban design and 
site plan implications.   

‚ What are the implications for open space policies as SWM facilities are part of the 
Natural Heritage System? 

Jgkijv1Fgpukv{"Tgswktgogpvu"Î"Fwpfcu"Wtdcp"Eqtg"*9080705+:

The maximum density set out within Section 7.6.5.3(b) needs to be increased to correlate 
with the increase in height permissions in a similar manner to the revisions proposed to the 
Trafalgar Urban Core area policies. Clarification is also required as to how this policy will work 
within the context of the bonusing policies of the 1984 Official Plan as the bonusing policies of 
the Livable Oakville Plan do not apply to North Oakville.  
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Ncem"qh"Hngzkdknkv{:

It is possible that some of the concerns raised with the proposed amendments could be 
addressed if the OPA created greater flexibility.  As currently written, it is extremely prescriptive 
in terms of how the Town will require achievement.  This could limit the ability to achieve a 
complete community with a true range and mix of housing forms and unit sizes.   

Nqecvkqp"qh"Eqoogtekcn"Fgukipcvkqpu"kp"vjg"Pqfgu"*9080903+<

The Neighbourhood Area policies propose a mandatory requirement for a minimum of 
one “okzgf"wug"qt"ukping"wug"eqoogtekcn"dwknfkpi” despite prior agreement with Town staff that 
previous commercial lands studies did not look into the issues of commercial uses in North 
Oakville in sufficient detail. This change is premature prior to further work being completed. 

A single commercial use may not be viable and broader study is required prior to 
requiring commercial uses.  “Mixed Use” in the Nodes has been added and it should be clarified 
if this will allow for “live/work” units which use category has been deleted.  This term should be 
defined to clearly include live/work. 

Ogfkwo/Fgpukv{"Fghkpkvkqp"*9032035*n++:

One of the consequences of this proposed change is the land use permitted within the 
Neighbour Centre Areas, which are long narrow stretches along the local collector network.  The 
effect of this definition change is to limit the built form to townhouses and rear-lane townhouses. 
With the introduction of all these townhouses on collector roads, there will be many single car 
driveways on units with limited frontage (ie. approx. 6.0m in proximity) creating many conflicts 
in traffic movement and on-street parking challenges.  Collector roads in many instances serve as 
transit routes.  Has the Town considered the potential traffic or safety impacts of all of these cars 
entering and exiting driveways on collector roads?  Have any of these policy changes been vetted 
through the Town’s engineering staff who have traditionally been very active in promoting safe 
movement, on-street parking, traffic calming techniques and public and private traffic patterns? 

Permitting only townhouses and rear-lane townhouses on local collector roads can impact 
and restrict grading.  Townhouse units and rear-lane townhouse units are typically grade 
intolerant housing product, and the preference for adjacent road slopes is 1.5% or less.  If road 
slopes exceed 1.5% there are issues with driveway slopes being too shallow at one end of the 
townhouse block and too steep at the other end of the block. Long stretches of road with only 
townhouses or rear-lane townhouses that have road grades exceeding 1.5% will also lead to the 
foundations of units having to be stepped much more frequently, which creates both urban 
design issues and the possible need for retaining wall(s).  Prescribing townhouses and rear-lane 
townhouses on collector roads will also restrict how those roads are graded. A mix of units 
generally helps to transition slopes. Has the Town considered how creating long corridors of 
grade intolerant housing product may impact the ability to effectively complete grading design?   
From an urban design perspective, having only one dominant built form along a long, continuous 
street front is not desirable.
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Jkij/Fgpukv{"Fghkpkvkqp"*9032035*o++:

Stacked Townhouses should not be removed from the high density definition as they are 
built at a density that is considered a high density residential use. With the proposed addition of 
apartments to the medium density category as a permitted use, there will be overlap in the built 
form within the definitions.  This policy change to the high density definition is inconsistent and 
requires more flexibility. 

Further to the issues identified herein, we are respectfully requesting that the Town defer 
consideration of the proposed OPA.  Our clients are committed to meeting with Staff and 
engaging in meaningful dialogue to find appropriate solutions for Staff’s concerns with the 
current policy framework. 

By way of this correspondence, we are requesting future notice, including Notice of all 
Committee and Council meetings where the proposed OPA will be considered and any related 
decisions.

If you have any questions, please do not hesitate to contact us.

Yours truly, 

       

                Scott Snider 

"
cc:""Kirk Biggar, Senior Planner, Planning Services Department 

G. Gregoris and M. Dickie, Mattamy Corp. 

SS:sk:nd
13260/10
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