


 

Page |  
 

Table of Contents 

1.0 Introduction ........................................................................................... 1 

1.1 Context ............................................................................................................. 1 

1.2 Purpose of the Employment and Commercial Review ..................................... 2 

1.3 Project Process ................................................................................................ 2 

1.4 Report Structure ............................................................................................... 3 

2.0 Employment and Commercial Policy Review ..................................... 4 

2.1 Provincial Policy Context .................................................................................. 4 

2.1.1 Provincial Policy Statement ................................................................ 4 

2.1.2 Provincial Growth Plan for the Greater Golden Horseshoe ................. 5 

2.1.3 Greenbelt Plan .................................................................................... 7 

2.1.4 Parkway Belt West Plan ...................................................................... 9 

2.2 Regional Policy .............................................................................................. 11 

2.2.1 Halton Region Official Plan & ROPA 38 ............................................ 11 

2.3 Local Policy Context ....................................................................................... 14 

2.3.1 Town of Oakville Livable Oakville Plan ............................................. 14 

2.3.2 North Oakville East and West Secondary Plans ............................... 17 

2.3.3 Zoning ............................................................................................... 20 

2.3.4 Other studies .................................................................................... 21 

3.0 Macro Economic and Demographic Trends ...................................... 23 

3.1 Ontario‟s Shifting Economic Structure ............................................................ 23 

3.2 The GTHA Employment Base is Highly Diverse and Steadily Increasing ...... 25 

3.3 GTHA Trends in Industrial/Office Development Activity ................................. 29 

3.3.1 GTHA Industrial Development Activity .............................................. 29 

3.3.2 GTHA Office Development Activity ................................................... 30 

3.3.3 GTHA Market Trends ........................................................................ 31 

3.4 Planning for Growth in the Town of Oakville .................................................. 33 

3.5 How Does Population Growth Impact Demand for Commercial and 
Employment Lands?....................................................................................... 36 

3.6 Conclusions .................................................................................................... 37 





 

Page |  
 

5.2.2 Existing Commercial Supply South of Dundas .................................. 80 

5.2.3 Potential Town-wide Commercial Supply .......................................... 83 

5.3 Characteristics of the Commercial Supply ...................................................... 84 

6.0 Reconciling Commercial Supply and Demand ................................. 89 

6.1 Commercial Land Supply and Demand .......................................................... 89 

6.2 Opportunities and Constraints Assessment ................................................... 90 

6.2.1 Key Commercial Issues .................................................................... 90 

6.2.2 Key Commercial Opportunities ......................................................... 92 

7.0 Policy Directions ................................................................................. 95 

7.1  Commercial Policy Directions ......................................................................... 95 

  

Tables 

Table 2-1: Growth Plan Population & Employment Projections ................................... 7 
Table 2-2: Town of Oakville Growth Forecast Comparison ........................................ 14 
Table 4-1: Study Area Population Forecasts by Retail Zone...................................... 70 
Table 4-2: Commercial Demand Analysis Summary (sq. ft.)...................................... 73 
Table 4-3:  Estimated Total Demand for Major Anchor Tenants ................................. 74 
Table 4-4:  Warranted Commercial Land Requirements Summary ............................. 75 
Table 5-1:   Maximum total Commercial Space Permitted in North Oakville ................ 82 
Table 5-2:  Total Town-Wide Vacant Commercial Designated Space Available ......... 83 
Table 5-3: Vacant Commercial Supply Analysis (Lot Level Results) .......................... 87 
 

Figures 

Figure 1-1:   Project Process ........................................................................................... 3 
Figure 2-1:   Greenbelt Plan In Oakville .......................................................................... 8 
Figure 2-2:  Parkway Belt In Oakville ........................................................................... 10 
Figure 2.3:  ROPA 38 Future Strategic Employment Areas ......................................... 14 
Figure 2-4:  Lands Designated For Commercial Use in the Livable Oakville Plan ....... 16 
Figure 2-5:  Lands Designated For Commercial Use in the Livable Oakville Plan ....... 19 
Figure 2-6:  Sites to be Considered During Employment and Commercial Review ...... 21 
Figure 3-1:  Province of Ontario GDP By Sector, 2003 and 2013 ................................ 24 
Figure 3-2:  GTHA Employment by Sector, 2014 ......................................................... 25 
Figure 3-3: GTHA Employment Growth by Sector, 2006-2009 ................................... 27 
Figure 3-4:  GTHA Employment Growth by Sector, 2010-2014 ................................... 28 
Figure 3-5:  Industrial Development within the GTHA (‟000s GFA), 2006-2014 ........... 30 

file://dillon.ca/DILLON_DFS/Oakville/Oakville%20Data/PROJECTS/DRAFT/2014/141098%20Oakville%20Empl%20&%20Commercial%20Review/Deliverables/Report/January%202016/MASTER%20Oakville_Employment_and_Commercial_Review_Report_March%204,%202016-hds.docx%23_Toc445271990
file://dillon.ca/DILLON_DFS/Oakville/Oakville%20Data/PROJECTS/DRAFT/2014/141098%20Oakville%20Empl%20&%20Commercial%20Review/Deliverables/Report/January%202016/MASTER%20Oakville_Employment_and_Commercial_Review_Report_March%204,%202016-hds.docx%23_Toc445271995






 

P a g e  |  2  
 

At the same time, the Town‟s commercial areas are evolving, as consumer demands 
change, pressure for intensification mounts, new Greenfield areas come on-line, and 
established areas, such as Downtown Oakville, continue to evolve.  

To ensure that the Town‟s employment and commercial areas remain competitive, the 
above economic trends and consumer demand patterns need to be addressed within the 
context of the current policy planning framework. Provincial, Regional and local policy 
continues to promote complete communities which provide a range of employment 
opportunities accommodated within a mix of industrial, commercial and institutional uses. 
Provincial, Regional and local policy also promotes compact, mixed-use built form, and the 
protection of employment areas for the long term. 

1.2 Purpose of the Employment and Commercial 
Review 

The Town is in the process of updating its Official Plan. The purpose of this report is to 
document the analysis, findings and policy directions of the Employment and Commercial 
Review undertaken by the consultant team and to inform staff‟s recommendations to council 
as part of the Official Plan review process. The Employment and Commercial Review is 
intended to proactively plan for and accommodate employment and commercial growth to 
the year 2041.  

1.3 Project Process 
The Town is undertaking this study in an integrated manner in order to review the lands 
designated commercial and employment comprehensively and recognize the links between 
commercial and employment land uses. The Review draws on the employment and 
commercial land use designations and policies outlined in Oakville‟s official plan documents, 
namely the Livable Oakville Plan and the North Oakville East and West Secondary Plans, 
and were carried out in four phases as presented in Figure 1-1.  

Public and stakeholder consultation events are being carried out during Phase 2 and Phase 
3 of the study process in order to gather feedback on the ongoing Review and dig deeper 
into the issues, opportunities and constraints in various areas across the Town.  
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direction for a range of areas – including land use, infrastructure and transportation 
planning. Relevant aspects of the Growth Plan for this study are summarized below: 
 

 Cities and towns should develop as complete communities with a diverse mix of land 
uses, a range and mix of employment and housing types, high quality public open 
space, and easy access to local stores and services. 

 Population and employment growth are to be accommodated by reducing 
dependence on the automobile through the development of mixed-use, transit-
supportive, pedestrian-friendly urban environments. 

 In general, the development of employment areas should be transit supportive, 
compact and minimize surface parking.  

 Municipalities should preserve lands within Settlement Areas in the vicinity of major 
highway interchanges, ports, rail yards and airports for manufacturing and associated 
retail, office and ancillary facilities where appropriate. 

 Major office uses and appropriate institutional development should be directed to 
Urban Growth Centres, major transit station areas or areas with existing or frequent 
transit. Midtown Oakville is identified as an Urban Growth Centre in the Growth Plan 
(Schedule 4, Growth Plan, 2006).  

In June 2013, the Ministry of Infrastructure released Amendment 2 to update and extend the 
Growth Plan‟s population and employment forecasts to 2041 and revise the interim 
forecasts (i.e., 2031B and 2036).  An updated office consolidation was released at the same 
time. The transition policies in Section 5.4.5 identify that the Schedule 3 forecasts shall be 
implemented by applying the 2031A forecasts to all existing Official Plan matters, and that 
the Updated Forecasts (i.e., 2031B, 2036 and 2041) should only be used in the next five-
year municipal Official Plan review. 

Table 2-1 illustrates the distribution of population and employment for the Region of Halton 
in both the original 2006 Growth Plan and the 2013 Office Consolidation. The 2031A 
projections are intended to be used for official plans commencing on or after June 16, 2006, 
but before June 17, 2013, and are therefore shown for context purposes only. The Region 
of Halton is expected to grow by 260,000 people and 110,000 jobs between 2011 and 2031 
(based on the 2006 projections), and by 480,000 people and 190,000 jobs between 2011 
and 2041 (based on the 2013 updated forecasts). The Region of Halton had 520,000 people 
and 280,000 jobs in 2011.  
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Figure 2-5 presents the lands designated under these four land use categories within the 
North Oakville Secondary Plans, while Table A4 of Appendix A outlines the permitted uses.  
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2.3.3 Zoning 
The Town of Oakville Zoning By-law 2014-014 was passed by Council on February 25, 
2014 and identifies the zoning that regulates land use within the Town (excluding lands 
north of Dundas Street which are included in the North Oakville Zoning By-law, described 
below). 

The Town‟s Zoning By-law provides four commercial zones, which are consistent with the 
land use designations (C1: Neighbourhood Commercial, C2: Community Commercial, C3: 
Core Commercial, and C4: Service Station). The permitted uses within each of these zones 
have been included in Appendix A. 

The North Oakville Zoning By-law 2009-189 regulates the lands that are located north of 
Dundas Street.  Retail and service commercial of various forms are permitted in nine zones 
(TUC: Trafalgar Urban Core Area, DUC: Dundas Urban Core Area, NUC: Neyagawa Urban 
Core Area, NC: Neighbourhood Centre, HDR: High Density Residential, LE: Light 
Employment, GE: General Employment, SA: Service Area - Employment, and AS: 
Automotive Service).  The permitted uses within each of these zones have been included in 
Appendix A.  
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error. This designation would have to be removed through a Regional Official Plan 
Amendment before the Town could consider any land use changes on the site. 
 

 Site #7 – South East corner Postridge Drive & Trafalgar Road is currently a 
commercial plaza with surface parking, and the property is 1.5 hectares.  It is 
designated Community Commercial. The study suggested a future mixed use 
designation such as Urban Centre which would allow up to 8 storeys and possibly 
higher through bonusing. The Community Commercial designation permits a variety 
of retail and service commercial intended to serve the local surrounding community.  
However it does not permit residential.  As both Trafalgar Road and Postridge Drive 
are bus routes, it would be appropriate to redesignate this property to Urban Centre 
Area to allow for residential uses, in line with transit-oriented development principles. 
 

 Site #8 – North East corner Postridge Drive & Trafalgar Road offers excellent 
intensification opportunities. The study recommended a mixed-use designation such 
as Urban Core Area to allow for taller built form and variety of land use options while 
continuing the commercial function of the site.  The Urban Core Area designation is 
primarily assigned to the Midtown Oakville and Uptown Core Areas. This site is not 
within the Uptown Core Area, but is immediately adjacent to it. Given the surrounding 
commercial built form, the Urban Core Area designation would be appropriate. The 
Urban Core Area designation allows a height range of 8 to 12 storeys, with provision 
for additional stories through bonusing policies.  Unlike Site #7, Site #8 is not 
surrounded by low density residential so issues of transition in height would not be a 
concern.   
 

 Site #9 – South East corner Dundas Street & Trafalgar Road is designated Core 
Commercial. For the similar rationale as for Site #8, an Urban Core Area designation 
would be appropriate. 

 





















 

P a g e  |  3 2   
 

available from CSCA.  The data is summarized in Figure 3-7, below.  It is based on the 
overall amount of retail and vacant space in each component municipality of the GTHA.   

The data indicates that the amount of retail and vacant space has been experiencing annual 
increases since the beginning of the study period, 2007.  There was approximately 117 
million square feet (~1.08 million square metres) of retail and vacant space in 2007.  This 
figure increased to approximately 135 million square feet (~1.25 million square metres) by 
2013. 

Growth over this time period was influenced by various forms of retail development.  The 
earlier portions of the study period were influenced most directly by the proliferation of 
power centres.  More recently, the GTHA has experienced an intensification of regional 
scale shopping centres, downtown mixed use development and the introduction and 
expansion of factory outlets. 

  

FIGURE 3-7: GTHA RETAIL AND VACANT SPACE (GFA), 2007-2013 

The per capita amount of retail and vacant space is indicated in Figure 3-8, below.  The 
data indicates an increase from 18.3 square feet (~1.7 million square metres) per capita in 
2007 to 19.3 square feet (~1.8 million square metres) per capita by 2013.  However, the 
average per capita figure has remained relatively constant from 2009 to 2013, between 19.2 
and 19.3 square feet (~1.8 million square metres) per capita. 

These figures are indicative of the tightening of the supply of commercial land which has 
been, at least partially, influenced by the Growth Plan.  These figures are also influenced by 
the reduction of the number of Greenfield sites, and conversely, the intensification of 
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By 2031, Oakville‟s population and employment base are forecast to reach 246,400 and 
128,400 respectively.7  This represents an increase of approximately 64,000 persons and 
40,000 jobs from 2011.   By 2041 the Town‟s population and employment base could reach 
265,000 and 136,000, people and jobs respectively.8  

Given the steady rate of future population and employment forecast for the Town of 
Oakville, it is important that the Town‟s long-term commercial and employment land needs 
are assessed in a comprehensive manner.  This includes a review of opportunities to 
accommodate long-term employment growth on designated and future non-residential areas 
through intensification and Greenfield development.  While the 2014 PPS limits 
municipalities to a 20-year time horizon regarding the designation of urban land, it does 
permit planning authorities the ability to plan beyond a 20-year period regarding the long-
term protection of employment areas, provided that lands are not designated beyond the 
identified planning horizon. 

Employment uses on employment lands (i.e. manufacturing, warehousing and logistics) 
typically require large tracts of land with good access to trade corridors near major highway 
interchanges and other major transportation facilities (such as ports, rail yards, intermodal 
facilities and airports).  Both the Growth Plan and the PPS contain policies which protect 
employment areas in proximity to major goods movement facilities and corridors which 
require those locations.  As such and knowing Oakville‟s boundaries are fixed, consideration 
should be given to reserving strategically important land for future employment purposes 
throughout the Town of Oakville, no matter how long in the future they may be needed.  

3.5 How Does Population Growth Impact Demand for 
Commercial and Employment Lands?  

Population growth impacts the need for non-residential lands in different ways. Population-
related development (i.e. retail commercial, personal service uses and institutional uses) is 
automatically attracted to locations convenient to local residents. Generally, as the 
population grows, the demand for population-related development also increases to service 
the needs of the local community (subject to available services within the surrounding 
market area).  

Industrial development (i.e. export-based industries), on the other hand, are not directly 
linked to local population growth and tend to be more influenced by broader market 
conditions (i.e. regional economic competitiveness, transportation access and distance to 
employment markets), as well as local site characteristics such as servicing, highway 

                                            

7 In accordance with the June 2011. Halton Region Best Planning Estimates (B.P.E.).  
8 Watson & Associates Economists Ltd. 2015.  
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4.0 Commercial Market 
Demand 

4.1 Commercial Market Demand Methodology 
For this review, a work plan based on consumer research was designed which included field 
inspections and a detailed commercial market demand analysis in the Town of Oakville.  
Appendix B provided at the end of this report summarizes the research and analysis that 
was conducted in February 2015. The  approach used is outlined below in greater detail. 

 Review and Assessment of Retail Trends in Ontario 
A review of the shopping centre and retail development industries trends influencing the 
future supply of retail space in the Town was undertaken.  This information is useful as a 
guideline to plan for long term retail needs.  

 Study Area Delineation 
For the purpose of the retail commercial market demand analysis, the Study Area was 
delineated by dividing the Town into three zones that are identified as South Oakville, 
Northwest Oakville and Northeast Oakville.       

 Inventory of Existing Commercial / Retail and Service Space 
An inventory of the Town‟s retail, service and vacant commercial space was undertaken. 
This information was used to determine the base year level of supply and the 
competitive mix of retail and services in the Town.   

 Consumer Research 
Various survey methods were used involving over 4,500 data points.  These surveys 
included a licence plate survey of vehicles to assess the customer draw of existing 
centres, an in-home consumer telephone survey to determine Town residents‟ current 
shopping and expenditure patterns, and an on-street customer survey to determine 
shopping patterns in the town‟s “Main Street” Growth Areas - Bronte Village, Kerr Village 
and Downtown Oakville.    

 Population and Expenditure Forecast 
Population levels were forecast for the study period from 2014 to 2041.  Based primarily 
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4.3 Existing Retail Market Characteristics 
This section provides a summary of Oakville‟s existing retail market characteristics 
determined through the Retail Study, with further detail of the results of this research 
provided in Appendix B. 

4.3.1 The Oakville Study Area  

The geographic boundary of the Retail Study is the municipal boundary of the Town of 
Oakville.  For the purposes of the demand analysis, the Town has been divided into three 
geographic Retail Study Area zones. Figure 4-1 provides a map illustrating these zones.  
These zones are generally described as follows: 

 South Zone:  This zone includes the portion of the Town of Oakville that is located 
south of the QEW. 

 Northwest Zone:  This zone includes the portion of the Town of Oakville located north 
of the QEW and west of Neyagawa Road / Sixteen Mile Creek.   

 Northeast Zone:  This zone includes the portion of the Town located north of the 
QEW and east of Neyagawa Road / Sixteen Mile Creek. 

These zones have been included in the analysis that follows to reflect different demographic 
and locational characteristics that influence current and forecast shopping patterns.   
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4.3.2 Inventory of Competitive Retail Space in Oakville 

A complete inventory of all retail, service, and vacant commercial space in the Town of 
Oakville was undertaken in October/November 2014.  This subsection of the report provides 
a summary of all existing retail space in the Town.  

Figure 4-2 presents a map including each of the retail nodes within Oakville.  Figure 4-3 
presents a summary of Oakville‟s major retail establishments. Appendix B includes further 
details on Oakville‟s 2014 inventory base. 

The existing retail structure of the Town of Oakville can be summarized as follows: 

 Overall, the Town of Oakville contains approximately 8.9 million square feet 
(approximately 827,000 square metres) of retail, service and vacant space.   

 There are approximately 1.0 million square feet (approximately 93,000 square 
metres) of space occupied by FOR uses, 3.8 million square feet (approximately 
353,000 square metres) of space occupied by NFOR uses, and another 3.8 million 
square feet (approximately 353,000 square metres) of space occupied by other retail 
and service oriented uses.  Approximately 0.4 million square feet (approximately 
37,000 square metres) is vacant.  

 The 2014 commercial/retail space per capita level in Oakville is estimated to be 47.8 
square feet (4.4 square metres) per capita. This level is considered within industry 
norms. 

 This space is not evenly distributed throughout the Town.  The following points 
summarize its distribution: 

o 4.6 million square feet in South Oakville (70.8 square feet per capita or 
~427,000 square metres). 

o 1.2 million square feet in Northwest Oakville (20.8 square feet per capita or 
~111,000 square metres). 

o 3.0 million square feet in Northeast Oakville (48.6 square feet per capita or 
~279,000 square metres). 

Figure 4-2 and 4-3 indicate that Northwest Oakville is understored relative to the Town 
overall, and particularly relative to South Oakville. 

 The vacancy level In Oakville is estimated at 4.3%. A balanced market is typically 
between 5.0% and 7.5%.  Oakville‟s vacancy levels are below this typical range, 
which is indicative of demand for additional retail space.    
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FIGURE 4-3:  CONSOLIDATED SUMMARY OF OAKVILLE COMMERCIAL INVENTORY 

 There are two enclosed shopping centres in Oakville.  They are South Oakville 
Centre, totalling 334,000 square feet (~31,000 square metres), which was formerly 
known as Hopedale Mall, and Oakville Place, which totals 455,000 square feet 
(~41,000 square metres).  South Oakville Centre is anchored by a Metro 
supermarket and includes a large vacancy that was formerly Oakville‟s only Target 
department store.  No detailed plans have been announced for re-tenanting the 
former Target space.  Oakville Place is anchored by Hudson‟s Bay and Sears.  It is 
currently undergoing a renovation that will include the addition of Pusateri‟s, an 
upscale supermarket. 

 The Uptown Core Area, which includes 884,000 square feet (~82,000 square 
metres), and RioCan Burloak, which includes 547,000 square feet (~51,000 square 
metres) comprise the Town‟s largest concentration of large format or big-box 
retailing.    The Uptown Core Area is anchored by a Real Canadian Superstore, 





 

P a g e  |  5 4   
 

Department Stores 

There are three department stores operating in Oakville.  These stores consist of a 119, 400 
square foot (~11,000 square metre) Hudson Bay and a 104,200 square foot (~9,700 square 
metre) Sears at Oakville Place and a 203,600 square foot (~19,000 square metre) Walmart 
SuperCentre in the Uptown Core Area.  As stated previously, at the time of this report, 
Target had vacated its premises at South Oakville Centre.   

Building and Outdoor Home Supply 
There are 118 Building and Outdoor Home Supply (BOHS) retailers occupying 598,900 
square feet (~56,000 square metres) of space in Oakville.  In terms of home improvement 
centres, there are three Home Depot stores and two Rona stores.   

Canadian Tire 
Canadian Tire operates three locations in Oakville. 

Costco Warehouse Membership Club 
There are no Warehouse and Membership Clubs (WMC) operating in Oakville; however, 
there are Costco locations serving Oakville residents from nearby locations in Burlington 
and Mississauga.  

Pharmacies and Personal Care Stores 
Pharmacies and Personal Care Stores occupy 288,700 square feet (~27,000 square 
metres) of space in Oakville.  Drug stores often function as anchor tenants for local and 
neighbourhood commercial centres. The two largest retail chains, Shoppers Drug Mart and 
Rexall, each operate multiple stores in Oakville. 

Other NFOR 
For the purpose of this study, other NFOR businesses consists of retailers categorized in 
the following retail categories: clothing, shoes and accessories; furniture, home furnishings 
and electronics; miscellaneous retailers; and automotive parts, accessories and tires.  Other 
NFOR consists of 523 businesses occupying 2,039,300 square feet (~189,000 square 
metres) of space in Oakville.   

4.3.5 Other Retail and Service Competition in the Study Area  

Services can often play a significant role in defining the planned function of a commercial 
area.  Service uses can provide residents with convenient access to routine daily activities 
such as banking and financial services, personal services, restaurant and fast food 
establishments and entertainment.  However they can also have a regional function in terms 
of providing access to social and health services, municipal government and public 
amenities such as libraries and postal services. The following points summarize the service 
space competition in Oakville. 
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4.4.1 Oakville Residents Shopping Patterns  

As part of the research program undertaken for this report, 600 in-home consumer 
telephone surveys were completed of Oakville residents in November 2014.  This research 
provides an indication of Town residents‟ shopping patterns influencing demand for retail 
space in the Town.  Figure 4-4 and the following points summarize the key findings of the 
survey: 

 In terms of department store shopping, Walmart is the most shopped department 
store.  It is followed, in order, by Hudson Bay, Sears and Target (which was 
operating at the time of the survey). 

 Oakville residents are frequent shoppers at Costco, although Costco is not located 
within the Town.  The most frequented Costco is located in Mississauga, near the 
Oakville/Mississauga border.  

 Residents remain primarily within Oakville for their Building and Outdoor Home 
Supply shopping, which reflects the three Home Depot and three Canadian Tire 
locations in the Town. 

 In terms of Clothing, Shoes and Accessories shopping, Oakville Place is the most 
frequently shopped location for Oakville residents.  The Uptown Core area is the 
second most shopped in this category.  Outside of Oakville, residents shop most 
frequently at Mapleview Mall in Burlington, Square One in Mississauga and Sherway 
Gardens in Toronto for Clothing, Shoes and Accessories.   

 The Miscellaneous Retail or Specialty Store category is well represented locally.  
South Oakville residents make 80.3% of their expenditures in this category in 
Oakville, Northwest Oakville residents make 82.8% and Northeast Oakville 
residents, 75.1%.  Dorval Crossing, given its concentration of stores such as 
Chapters, Toys R Us and Staples in this category, is the most frequently shopped 
location.   

 In the Furniture, Home Furnishings and Electronics Store category, survey results 
indicate that more than 60% of Oakville residents‟ expenditures are made at stores 
located outside of Oakville.  Northeast Oakville residents make 25.5% of 
expenditures within Oakville.  A large portion of expenditures in this category is 
made in Mississauga, primarily near Winston Churchill Boulevard and 
Dundas Street.  This expenditure pattern reflects the lack of availability in this retail 
category within Oakville in conjunction with the concentration of these store types in 
Mississauga.  
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FIGURE 4-4: OAKVILLE RESIDENTS’ SHOPPING PATTERNS  
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FIGURE4-5: OAKVILLE SHARE OF EXPENDITURES IN SELECTED RETAIL CATEGORIES OVER TIME  
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FIGURE 4-7: DOWNTOWN CUSTOMER SURVEY – PURPOSE OF VISIT  

       

 There is also a significant portion of respondents who are “Just Passing Through” 
the downtown areas.  This illustrates the importance of unique storefronts and 
displays to attract customers who do not have a specific destination planned. 

 Most of the survey respondents are frequent shoppers at the downtown areas, which 
is influenced by the portion of respondents who also live in the immediate area, as 
presented in Figure 4-8. 





 

P a g e  |  6 6   
 

 

FIGURE 4-9: DOWNTOWN CUSTOMER SURVEY – DOWNTOWN OAKVILLE UNIQUE QUALITIES 

 

FIGURE 4-10: DOWNTOWN CUSTOMER SURVEY – KERR VILLAGE UNIQUE QUALITIES  
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FIGURE 4-12: DOWNTOWN CUSTOMER SURVEY – STORE/SERVICES ADDED TO DOWNTOWNS  

 The most frequent mode of transportation to arrive in the area was the car in 
Downtown Oakville and Kerr Village, and walking in Bronte Village.  Overall, cars 
were used by less than half of the respondents as demonstrated in Figure 4-13, 
indicating the convenience nature of the downtown areas for a significant portion of 
shoppers.  
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TABLE 4-1 STUDY AREA POPULATION FORECASTS BY RETAIL ZONE 

 

Town of Oakville Population sources are as follows: 

 2011 – Statistics Canada, Census of Canada 

 2031 - Halton Region 2011 Best Planning Estimates. 

 2014, 2021 and 2041 - Watson & Associates Economists Ltd.  
 

As can be seen in Table 4-1, moderate growth is forecast in South Oakville and Northwest 
Oakville.  The majority of Oakville‟s population growth is forecast to occur in Northeast 
Oakville.  Overall, Oakville‟s population is forecast to increase from 186,400 residents in 
2014 to 265,000 residents by 2041. 

The following sections provide an overview of market demand for retail space in Oakville. 

4.5.2 Retail Expenditure Potential Forecast 

Retail expenditure forecasts are provided for both the FOR and NFOR store categories.  
These forecasts result from both population and per capita expenditure growth.  As a result, 
Study Area annual FOR expenditure potential is forecast to increase from $442.7 million in 
2014 to $670.7 million in 2041, see Figure 4-14.  These figures are expressed in constant 
2014 dollars and do not reflect inflationary increases.  These figures represent all 
expenditures made in stores located in Oakville. 

2014 2021 2031 2041 2014-2041

Oakville South
Population 65,000         67,250          73,450          77,400         12,400             
Average Annual Growth 321              620              395             459                 
Average Annual Growth % 0.5% 0.9% 0.5% 0.7%

Oakville Northwest
Population 57,600         57,600          62,550          65,100         7,500              
Average Annual Growth -               495              255             278                 
Average Annual Growth % 0.0% 0.9% 0.4% 0.5%

Oakville Northeast
Population 63,800         85,750          110,400        122,500       58,700             
Average Annual Growth 3,136            2,465            1,210           2,174              
Average Annual Growth % 4.9% 2.9% 1.1% 3.4%

Total Study Area 186,400       210,600        246,400        265,000       78,600             

Halton‟s Best Planning Estimates and the Town‟s Department of Planning and Development.
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 NFOR uses represent the largest portion of forecast demand.  There is market 
demand for approximately 1.3 million square feet (~121,000 square metres) of NFOR 
uses by 2031.  A 140,000 square foot (~13,000 square metre) warehouse 
membership club is included in this total; 

 There is market demand for approximately 1.1 million square feet (~102,000 square 
metres) of Other Retail and Service uses by 2031;   

 The remaining 5% of new warranted space in 2031, totalling 213,000 square feet 
(~20,000 square metres), has been forecast as part of a vacancy contingency 
allowing for flexibility in the market12;  

 Over the study period, there will be market demand for additional space.  By 2041, 
there is forecast to be demand for approximately 3.5 million square feet (~325,000 
square metres) of retail commercial space, above current levels13; and 

 In total, the demand, including existing and forecast demand, is forecasted to be 
approximately 12.4 million square feet (~1.2 million square metres) of commercial 
space by 2041, as a result of market and expenditure growth.  

4.5.5 Demand for Anchor Tenant Space 

Typically, major retailers such as department stores, home improvement centres, Canadian 
Tire, membership (i.e. Costco), drug stores and supermarkets function as anchor tenants for 
shopping centres or shopping nodes.  Table 4-3 summarizes the number of new/additional 
potential locations that could be warranted for major anchor tenants in Oakville over the 
period 2021 – 2041. 

TABLE 4-3 : ESTIMATED TOTAL DEMAND FOR MAJOR ANCHOR TENANTS 

Major Anchor Tenants Number of Locations Existing   Number of Locations Warranted 

2014 2021 2031 2041 

Department Store 4 1 1 2 

Home Improvement Centre 5 1 1 2 

Canadian Tire 3 0 1 1 

                                            

12 This vacancy contingency added in the analysis combined with vacant space identified in the inventory 
equals 5% of the total existing and new warranted space in the Study Area.   In a balanced market, a normal 
vacancy levels is 5% to 7.5%. 
13 The forecast demand for 2041 is based on population projections provided by Watson and Associated to 
inform this study. These forcasts will need to be reviewed with the Region of Halton following the region‟s 
Official Plan Review process currently underway and may be adjusted.  
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future site development will intensify.  This intensification will allow for higher site coverage 
ratios and lessen the overall land requirements.  We also note that a portion of these land 
requirements can be addressed through the intensification of existing commercial sites 
throughout the Town, including the downtown areas and open concept retail centres.   

In the long term, it is anticipated that the commercial/retail land needs forecast for the Town 
will be reduced beyond 2021 from the 25% coverage ratio estimated above.  At a 40% site 
coverage ratio, there is demand for approximately 32 hectares (79 acres) of commercial 
land by 2021, increasing to 82 hectares (202 acres) by 2041.   

4.6 Summary of Market Findings 
Oakville residents are well served in terms of retail selection.  The only major retail store 
type not represented in Oakville is a warehouse membership club (such as Costco).  Some 
areas of Oakville are better served with commercial space than others.  In particular, 
Northwest Oakville is “under-stored” relative to the Town overall.  Oakville also includes 
three vibrant downtowns that are locally oriented, but also cater to wider based clientele. 

Oakville residents tend to shop outside of Oakville for some comparison shopping goods, 
such as clothing, shoes and accessories, furniture and other miscellaneous retailers.  There 
is an opportunity for Oakville to recapture a portion of these expenditures that are currently 
leaving the Town.  Conversely, Oakville also attracts customers from the surrounding 
municipalities, particularly Mississauga and Burlington.  This cross shopping amongst the 
local municipalities is expected to continue.  

The commercial demand analysis has identified the opportunity for approximately 1.4 million 
square feet (130,000 square metres) of new commercial/retail space in Oakville by 2021.  
Development of this amount of space is anticipated to require between 26 and 51 hectares 
(63 and 127 acres) of land, depending on its built form and density.  Long term demand for 
new commercial/retail space is forecast to increase to approximately 2.9 million square feet 
(271,000 square metres) by 2031 and approximately 3.5 million square feet (327,000 
square metres) by 204114 requiring additional supply of commercial lands.  Increased 
pressure on the supply of commercial/retail land expected in the future will result in more 
intensified developments to meet demand for new retail space over the long term.  

 

                                            

14 2041 forecasts are based on Watson‟s population projections which were prepared to inform this study but 
have not been confirmed with the Region of Halton. 
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Within the Dundas Urban Core, the majority of the land in the proposed or approved draft 
plans is for residential purposes.  However, a new Commercial Plaza is located at the 
northeast corner of Neyagawa Blvd and Dundas Street (approximately 14,000 sq. m. in 
size), and additional blocks totalling approximately 3.5 hectares with applications in 
progress may develop for commercial uses.  Live works units are also proposed along 
Dundas Street.  There are also approximately 20 hectares of land within this designation 
that have no draft applications on them, but these lands are not expected to develop entirely 
as commercial.   The total permitted retail space in the Dundas Urban Core is 32,000 
square metres plus additional space for service commercial uses. 

The remaining North Oakville Urban Core Areas have permission for a maximum of 131,000 
square metres of retail commercial floor area plus additional space for service commercial 
uses and with potential in some areas for a greater amount of retail space subject to a 
market study. 

5.2.2 Existing Commercial Supply South of Dundas 

Twenty six (26) sites have been identified as vacant and amount to approximately 20 
hectares of land.  The sites fall within the following size categories: 

 19 sites < 0.5 hectares 
 2 sites between 0.5 hectares and 1.0 hectares 
 3 between 1.0 hectares and 3.0 hectares 
 1 site approximately 7 hectares 

In total, these vacant designated commercial lands could potentially accommodate 60,000 
square metres of retail space, based on a 30% lot coverage ratio.  At 40% site coverage, 
approximately 80,000 square metres of retail space could potentially be accommodated on 
existing vacant commercial lands. At 50% site coverage, approximately 100,000 square 
metres could potentially be accommodated.  50% site coverage would require structured 
parking or no parking at all, and is not a realistic assumption given the large number of small 
parcels of vacant land in the inventory. 

Vacant commercial lands are clustered in four general areas (Figure 5-2): 

 Uptown Core Area 
 Lands surrounding the QEW between Trafalgar and Dorval 
 Downtown/Kerr Village 
 Dundas and 9th Line 
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Potential Supply in North Oakville 

Commercial designated lands in North Oakville are mostly vacant and, as such, the 
potential supply has been calculated based on the maximum commercial space permitted 
by the North Oakville Secondary Plan policies.  Table 5-1 below summarizes the maximum 
total amount of commercial space permitted within distinct areas of North Oakville. 

 

TABLE 5-1 :  MAXIMUM TOTAL COMMERCIAL SPACE PERMITTED IN NORTH OAKVILLE 

Area in North Oakville Maximum total commercial space permitted 
(sq.m.) 

Trafalgar Urban Core Area 93,000 retail and service  

Dundas Urban Core Area 32,000 retail and 21,000 service 

Neyagawa Urban Core Area 31,000 retail and 21,000 service 

Palermo Village North Urban Core Area 7,000 

Total North Oakville 191,000 retail and service commercial 

 

Most of North Oakville is not yet part of development applications.  Current development 
activity in North Oakville is focused in the Dundas Urban Core Area only, where the majority 
of the Dundas Urban Core Area is in either proposed or approved draft plans, and consists 
primarily of residential uses.  With regards to commercial development in the Dundas Urban 
Core Area: 

• A commercial plaza at the north-east corner of Neyagawa Boulevard and Dundas 
Street is under construction (14,000 square metres); 

• Additional Dundas Urban Core Area Blocks in proposed or approved draft plans may 
develop for commercial use (3.5 ha.) (in progress); 

• Additional live-work units are proposed along or near Dundas Street; and 
• Approximately 20 hectares remain vacant with no draft plan applications.  These 

lands are not expected to develop entirely as commercial. 
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5.3 Characteristics of the Commercial Supply 
Approximately 251,000 square metres (2.7 million square feet) of retail and service 
commercial space is theoretically available from vacant commercial designated lands.  
However, some of the vacant commercial lands south of Dundas Street have characteristics 
that may limit or reduce the attractiveness of these sites for commercial development.   

A retail analysis on the desirability of the Town‟s vacant commercial designated lands 
located south of Dundas Street (see Figure 5-3) was undertaken from an urban planning 
and retail perspective.  Each site was given an overall retail assessment (excellent, good, 
fair, poor) based on an evaluation of the following factors: 

 Site size, 
 Land use designation, 
 Zoning, 
 Potential retail floor area assuming 30% lot coverage, 
 Road type which the lot fronts onto,  
 Transit accessibility, 
 Visibility and exposure, 
 Existing adjacent uses, 
 Compatibility with adjacent uses, 
 Ingress and egress characteristics, and 
 Synergies with other adjacent uses in the surrounding area. 

 

Table 5-3 contains the detailed assessment of each vacant commercial site. 

The retail assessment determined that of the 26 vacant sites located south of Dundas 
Street, Site 7 should be removed from the vacant inventory as it is the rear portion of an 
existing developed site and is not likely to be developed and Site 15 is part of a 
condominium construction site and should also be removed from the inventory.  Of the 
remaining vacant sites, three (#6, 8a/8b, and 25) are poorly located leading to difficult 
accessibility and poor visibility.  The balance of the vacant commercial lands have fair to 
excellent retail assessment.  However, it‟s noted that 12 of the 21 infill sites with a Fair, 
Good, or Excellent overall retail assessment are small and offer potential retail floor area of 
only between 150 square metres and 500 square metres.  The small size of these parcels 
limits the type of commercial uses that would likely occupy these small sites despite the 
range of uses permitted in the Official Plan and Zoning By-law.   

In addition, there are opportunities for infill and intensification within the existing occupied 
commercial areas.  Intensification beyond 30% coverage will require reductions in parking 
standards or structured parking.   Structured parking is generally not feasible on small to 
moderately sized sites.  It can be feasible on large scale commercial sites depending on the 
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The following subsection explores some of the key issues and opportunities with the supply 
and demand in more detail, in an effort to understand the complex nature of commercial 
land planning.  

6.2 Opportunities and Constraints Assessment  

6.2.1 Key Commercial Issues 

In addition to the supply being below the anticipated demand, the analysis has uncovered a 
range of issues related to commercial uses in Oakville.  Many of the issues are unique to 
either the north or the south, where the north is facing issues related to greenfield 
development and the south is facing challenges related to infill development.  The following 
key issues have been identified: 

THE VACANT COMMERCIAL SUPPLY IS UNBALANCED 

There is an unbalanced supply of commercial lands in the north and south areas of Oakville.  
Twenty four percent of the vacant commercial floor (60,000 square metres of the 251,000 
total permitted) is located south of Dundas Street resulting in very limited commercial 
opportunities in the southern portion of the Town. The majority of future demand south of 
Dundas Street will have to be accommodated through redevelopment and/or intensification 
of existing commercial lands. 

ASSUMPTION OF 100% BUILD OUT OF VACANT COMMERCIAL LANDS MAY NOT 
BE REALISTIC 

Typically some of the available vacant commercial lands are vacant due to site conditions or 
limitations of the site.  It is difficult to achieve 100% build-out, as a number of the vacant 
sites south of Dundas Street are small or are poorly located, which limits the type of uses 
that can be located there and may not be as desirable for new commercial uses. As 
discussed in Section 5.2, many of the vacant infill sites that are well located for commercial 
uses are small and and offer potential retail floor area of only between 150 square metres 
and 500 square metres.  To a certain extent, the small size of these parcels limits the range 
of uses and desirability of these lands. As well, although the Livable Oakville Plan directs 
future retail growth to occur through intensification and redevelopment of existing 
commercial centres, the size of the properties may limit the potential for commercial 
intensification. 
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that includes the monitoring of commercial development and changing trends, 
including retail and demographics. This would allow the Town to proactively plan for 
commercial uses and continue to be successful in this competitive marketplace. 
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Section 
of OP 

Designation General Description of Permitted Uses 
Range of 

Commercial 
Uses 

Trafalgar/Burnhamthorpe intersections is 
envisioned as mixed use nodes with a 
commercial focus that serve to anchor the 
Trafalgar Urban Core Area. Retail and 
service commercial development will be 
encouraged in a “main street” format where 
retail and service commercial uses are 
oriented to the street in standalone stores or 
in the ground floors of mixed use buildings. 
The entirety of Trafalgar Road shall have a 
strong street- related built edge but it is 
anticipated that the areas of retail and service 
commercial development will be clustered 
into a few areas.  Additional commercial 
areas may occur throughout subject to 
specific policies 
Large scale commercial development is to be 
planned for the commercial node south of 
Burnhamthorpe Road (Urban Core Area 2).  It 
is intended that the built form in this area may 
be primarily single storey but may intensify to 
a more mixed use, multi-storey character 
 
Total retail space is not to exceed 93,000 sq. 
m. with a minimum of 55,000 sq. m. located 
in Urban Core Area 2.  Additional retail floor 
area in excess of 93,000 sq. m. may be 
permitted without amendment through a 
market study. 
 

7.6.5.2 
(NE OP) 

Dundas Urban Core The intent is to create a band of mixed-use 
development along Dundas, although retail 
and service commercial development is to be 
restricted to nodes at the intersections with 
Minor Arterials, Avenues and Connectors 
with Dundas Street. Where retail and service 
commercial development is permitted it will 
be encouraged in a “main street” format 
where retail and service commercial uses are 
oriented to the street creating a pleasant, 
pedestrian shopping environment. These 
retail and service commercial uses may be in 
stand alone stores or in the ground floor of 
mixed use buildings. 
 
Total retail space is not to exceed 32,000 sq. 
m. although service commercial space is not 
subject to the floor area limit.   Single use 
stores are not to exceed 7,000 sq. m. 

Moderate 

7.6.6 
(NE OP) 

Neyagawa Urban 
Core Area 

Intended to provide a mixed use area to 
accommodate a range of commercial, 
residential and institutional uses as a focal 
point for the western portion of the Planning 
Area. Where retail and service commercial 

Moderate 
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Permitted Uses in the Commercial Zones (Zoning By-law 2014-014) 
 C1 C2 C3 C4 
Retail Uses  
Outside display and sales area 現 現 現 現 
Retail propane and transfer facility   現

(3) 
現(3) 

Retail store  現 現 現 現(5) 
Service Commercial Uses 
Commercial school 現 現 現  
Drive-through facility 現

(1) 
現
(1) 

現
(1) 

現
(1)(2) 

Dry cleaning/laundry  現 現  
Financial institution 現 現 現  
Food production 現 現 現  
Funeral home  現   
Outside miniature golf  現 現  
Pet care establishment 現 現 現  
Place of entertainment  現 現  
Rental establishment  現 現  
Restaurant 現 現 現 現(5) 
Service commercial establishment 現 現 現  
Sports facility 現 現 現  
Veterinary clinic 現 現 現  
Office Uses 
Business office 現 現 現  
Medical office 現 現 現  
Community  Uses 
Art gallery 現 現 現  
Community centre 現 現 現  
Day care 現

(1) 
現 現  

Emergency service facility 現 現 現  
Food bank 現 現 現  
Library 現 現 現  
Museum 現 現 現  
Place of worship 現

(4) 
現
(4) 

現
(4) 

 

School, private  現 現  
Open Space Uses 
Conservation use 現 現 現 現 
Park, public 現 現 現 現 
Stormwater management facility 現 現 現 現 
Motor Vehicle Uses 
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Permitted Uses in the Commercial Zones (Zoning By-law 2009-189) 
 TUC DUC NUC NC HDR LE GE SA AS 

Commercial, Service and Related Uses       

Retail Store, but not a Convenience Store 現 現 現 現    現  

Service Commercial 現 現 現 現    現  

Vehicle Dealership; Vehicle Repair Facility         現 現 

General Office Use or Medical Office or 
Financial Institution 

現 現 現 現 現 現 現   

Commercial/Residential 現 現 現 現 現     

Commercial Fitness Centre 現 現 現 現 現   現  

Convenience Store 現 現 現 現 現   現  

Hotel 現 現 現  現   現  

Place of Amusement 現 現 現   現 現 現  

Club 現 現 現  現 現 現 現  

Nightclub 現     現 現 現  

Public Hall 現 現 現  現 現 現 現  

Parking Garage 現 現 現  現 現 現 現  

Restaurant 現 現 現 現 現   現  

Café 現 現 現 現 現   現  

Service Establishment 現 現 現 現  現  現  

Funeral Home 現 現 現       

Arena, Theatre, Stadium, Trade and Convention 
Centre 

現 現 現   現 現 現  

Veterinary Clinic 現 現 現       

Gas Bar         現 
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