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June 12, 2017

DELIVERED VIA EMAIL [townclerk@oakville.ca]

Town Council c/o Town Clerk
Town of Oakville, Clerk’s Department
1225 Trafalgar Road
Oakville, Ontario  L6H 0H3

Dear Sir/Madam:

Re: Urban Structure Review – Official Plan Amendment
Allcolour Paint Limited – 1257 Speers Road

We represent Allcolour Paint Limited (“Allcolour”) with respect to the above captioned matter. 
Pursuant to s. 17(24) of the Planning Act, the following are written submissions to Town Council
on behalf of Allcolour regarding the draft Urban Structure Official Plan Amendment (the 
“OPA”).

Allcolour is concerned with the wording found in the draft OPA regarding the Employment 
Areas. As contained in the proposed section 3.7, the draft OPA states: 

[…] The Employment Mixed Use Corridor along Speers Road and Cornwall Road is identified for 
its mix of non-traditional employment development. 

It is anticipated that development in the Employment Areas shall continue to reflect an evolving 
macro-economy premised on decreased industrial and manufacturing growth and increased 
demand in the office sector. […] [emphasis added]

Having operated its business on Speers Road since 1963, this focus by the Town to decrease
industrial and manufacturing growth in the Employment Areas is a concern for our client as its 
facility on Speers Road employs these types of uses. As such, an emphasis by the Town away 
from industrial and manufacturing uses may threaten the viability of its business and the 
significant investments that have been made to its operations on Speers Road.

My client’s concern is that this amendment to the urban structure policies may be used to inform 
future OPAs, such as the anticipated OPA following the Speers Road Corridor Study, and may 



ultimately affect zoning for Speers Road.

Accordingly, our client asks that Council protect manufacturing and industrial uses in the Speers 
Road corridor by removing this policy which negatively targets these types of uses.

Please contact the undersigned should you have any questions.

Yours truly,

O’CONNOR MACLEOD HANNA LLP

Simon Fung
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June 12, 2017

DELIVERED VIA EMAIL [townclerk@oakville.ca]

Town Council c/o Town Clerk
Town of Oakville, Clerk’s Department
1225 Trafalgar Road
Oakville, Ontario  L6H 0H3

Dear Sir/Madam:

Re: Urban Structure Review – Official Plan Amendment
Bot Holdings Limited – 1224, 1225, 1233, 1317, 1391, and 1407 Speers Road
Bot Construction (Canada) Limited – 1212, 1218, and 1313 Speers Road

We represent Bot Holdings Limited and Bot Construction (Canada) Limited (“Bot
Construction”) with respect to the above captioned matter. Pursuant to s. 17(24) of the Planning 
Act, the following are written submissions to Town Council on behalf of Bot Construction
regarding the draft Urban Structure Official Plan Amendment (the “OPA”).

Bot Construction is concerned with the wording found in the draft OPA regarding the 
Employment Areas. As contained in the proposed section 3.7, the draft OPA states: 

[…] The Employment Mixed Use Corridor along Speers Road and Cornwall Road is identified for 
its mix of non-traditional employment development. 

It is anticipated that development in the Employment Areas shall continue to reflect an evolving 
macro-economy premised on decreased industrial and manufacturing growth and increased 
demand in the office sector. […] [emphasis added]

Having operated its business on Speers Road for decades, this focus by the Town to decrease
industrial and manufacturing growth in the Employment Areas is a concern for our client. Bot
Construction currently owns five properties on Speers Road that relate to its construction 
business. As such, an emphasis by the Town away from these types of land uses may threaten the 
viability of its operations and the significant investments that have been made at these locations.

My client’s concern is that this amendment to the urban structure policies may be used to inform 



future OPAs, such as the anticipated OPA following the Speers Road Corridor Study, and may 
ultimately affect zoning for Speers Road.

Accordingly, our client asks that Council protect manufacturing and industrial uses in the Speers 
Road corridor by removing this policy which negatively targets these types of uses.

Please contact the undersigned should you have any questions.

Yours truly,

O’CONNOR MACLEOD HANNA LLP

Simon Fung
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Town Council c/o Town Clerk
Town of Oakville, Clerk’s Department
1225 Trafalgar Road
Oakville, Ontario  L6H 0H3

Dear Sir/Madam:

Re: Urban Structure Review – Official Plan Amendment
Valley Creek Inc. – 595, 2220, 2240, and 2270 Speers Road, Oakville, Ontario

We represent Valley Creek Inc. (“Valley Creek”) with respect to the above captioned matter. 
Pursuant to s. 17(24) of the Planning Act, the following are written submissions to Town Council
on behalf of Valley Creek regarding the draft Urban Structure Official Plan Amendment (the 
“Draft OPA”).

Valley Creek is concerned with wording found in the Draft OPA regarding the Employment 
Areas. As contained in the proposed section 3.7, the Draft OPA states: 

[…] The Employment Mixed Use Corridor along Speers Road and Cornwall Road is identified for 
its mix of non-traditional employment development. 

It is anticipated that development in the Employment Areas shall continue to reflect an evolving 
macro-economy premised on decreased industrial and manufacturing growth and increased 
demand in the office sector. […] [emphasis added]

This focus by the Town to decrease industrial and manufacturing growth in its Employment 
Areas will be harmful to Valley Creek’s business on Speers Road. Valley Creek operates as a 
commercial landlord and owns several buildings on Speers Road which have been designed, as 
permitted by the Town’s zoning by-law at the time, to accommodate industrial and 
manufacturing use. Having a reduction in these particular uses reflected in the Official Plan 
would threaten the viability of Valley Creek being able to lease these buildings. The concern is 
that future land use zoning changes based on this urban structure may result in the buildings on 
its properties being rendered obsolete. Valley Creek may be left with buildings constructed in 



accordance with the uses permitted by zoning at the time, but remain vacant in the future due 
land use changes.

Further, it must be noted that Valley Creek’s business is particularly vulnerable to land use 
changes. Typical mechanisms to mitigate the negative consequences of land use change, such as 
with legal non-conforming use, do not have the same effect for Valley Creek. This is due to the 
nature of its operations, which has its tenants playing a determining role in terms of how the land 
is used. For instance, an industrial or manufacturing use tenant who vacates the property may 
result in legal non-conforming use being forfeited and the use not being permitted for subsequent 
tenants.

It is understood that urban structure is not intended to be land use designations. The concern is 
not about this Draft OPA removing land uses, but more about how it may support planning 
policies in the future that will more directly affect land use. For instance, this amendment to the 
urban structure may be used to inform the OPA resulting from the Speers Road Corridor Study, 
which may ultimately affect zoning for Speers Road in the future.

Accordingly, the Draft OPA is a concern to my client. Valley Creek believes that this language 
regarding manufacturing and industrial uses will ultimately adversely impact its business on 
Speers Road, and many other businesses along the corridor that employ such uses. As such, it is 
asking that Council protect manufacturing and industrial uses in the Employment Areas and on 
Speers Road by removing the reference to decreasing manufacturing and industrial uses in the 
Draft OPA.

Please contact the undersigned should you have any questions.

Yours truly,

O’CONNOR MACLEOD HANNA LLP

Simon Fung
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Kirk Biggar

From: Kyle Rainbow <KRainbow@minto.com>
Sent: June-12-17 8:18 PM
To: Kirk Biggar
Cc: Town Clerk
Subject: File No. 42.15.52, Town Official Plan Amendments

Dear"Mr."Biggar,"
"
I"am"writing"to"you"on"behalf"of"DundasどTrafalgar"Inc.,"with"regard"to"the"request"for"public"comment"on"the"proposed"
amendments"recommended"in"the"townどinitiated"Official"Plan"and"Urban"Structure"review."
"
Specifically,"our"concerns"focus"on"the"expanded/added"node"at"the"intersection"of"Dundas"and"Trafalgar"Roads,"and"the"
lack"of"clarity"that"there"seems"to"be"in"the"size,"configuration"and"uses"permitted"within"that"node."At"this"evening's"
Public"Meeting,"Council"also"questioned"this""ThreeどCorner"Node","and"between"Councillors"and"yourself,"I"understand"
that"the"questions"I"have"raised"above"cannot"yet"be"answered"and"will"be"the"focus"of"future"area"studies"for"this"area.
"
Consultation"with"the"development"community"in"North"Oakville"has"begun"only"recently"(June"7th,"2017),"and"I"feel"
that"we"have"not"had"adequate"time"to"review"the"changes"to"the"urban"structure,"nor"the"detail"required"to"comment"
on"it,"as"I've"identified"above."I"would"request"that"this"consultation"continue"as"the"area"study"of"this"node,"and"the"
urban"structure"as"a"whole,"proceeds."
"
Until"adequate"consultation"with"landowners"and"the"development"community"in"North"Oakville"is"undertaken,"and"I"
note"that"this"cannot"be"effectively"undertaken"until""the"detail"on"the"configuration"and"uses"permitted"within"the"
Dundas"and"Trafalgar"node"is"provided,"we"do"not"have"the"information"requiered"to"provide"comment,"and"therefore"
cannot"support"the"proposed"amendments."
"
I"would"also"request"that"DundasどTrafalgar"Inc."be"notified"as"this"amendment"progresses."
"
Regards,"
"
ど"Kyle"
"
[http://images.mintofla.com/minto.gif]""Kyle"Rainbow,"BES,"LEED"AP"Development"Manager"
"
Minto"Communities"ど"Canada"
500ど90"Sheppard"Ave"E,"Toronto,"ON,"M2N"3A1"
"
T"647.777.2192"|"F"416.596.3428"
minto.com<http://www.minto.com>"
"
"
"
"
"
"
"
"
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BESSANT PELECH ASSOCIATES INC. 
Development Planning + Project Management Consultants 

__________________________________________________________ 
  

 
BPA Inc. No. 145-16 
August 8, 2017 

Via Email mark.simeoni@oakville.ca 
Planning Services Department 
Town of Oakville 
1225 Trafalgar Road 
Oakville, ON  L6H 0H3 
 
Attention: Mark H. Simeoni 

Director Planning Services  
 
Dear Sir: 
 
Re:  Official Plan Review (OPR) 
  2306803 Ontario Inc. 
  435 Reynolds Street 
  Town of Oakville, Halton Region 
____________________________________________________________________________________ 
 
Please be advised that we act as the land use planning consultants on behalf of 2306803 Ontario Inc., the 
owner of a property known municipally as 435 Reynolds Street and have specifically been retained in order 
to provide a written submission and review comments associated with the ongoing Town of Oakville Official 
Plan Review (OPR) study initiative. 
 
The purpose behind our engagement, as well as the intent of the owner, as previously indicated in a written 
submission dated May 8th, 2017 as input with respect to the OPR exercise, attached herein for easy 
reference, is to consider and advance the redesignation of the subject lands from “Neighbourhood 
Commercial” to “Residential” and specifically a ‘medium density residential’ designation.  To that end, the 
owner has retained the architectural design services of Open Architects to review and advance the 
conceptual development plans outlined in the earlier submission. 
 
Further to our attendance at the May 30th, 2017 Public Information Meeting and the subsequent statutory 
Public Meeting convened on June 12, 2017 with respect to the Urban Structure Review component of the 
ongoing Town of Oakville Official Plan Review study initiative, coupled with our review of the proposed 
Official Plan Amendment No. __ , Livable Oakville Plan (Draft 2017-06-12) and specifically Section 3.9 
which reads: 
 

“Residential Areas 
 
Residential Areas include low, medium and high density residential uses as well as a range of 
compatible facilities such as schools, places of worship, recreational and commercial use that serve 
the local residents of the Town. 
 
Development in the Residential Areas is to be limited and is intended to maintain the character of 
those communities.  The character of the Residential Areas will be significantly influenced by their 
relationship to the Natural Heritage System, parks and open space area.” 
 

_____________________________________________________________________________________________ 
1443 Miraya Court, Mississauga, ON L5C 2T6 
T: 416-574-5978 E: yurijp@bpainc.ca 
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While we acknowledge and recognize that existing “Residential Areas” are and will remain relatively stable, 
existing residential neighbourhoods and communities however are not static, and evolve and change over 
time.  Some change will occur, some change is inevitable and needs to be contemplated and anticipated.   
 
Incremental and strategic change is to be expected as a natural part of maturing neighbourhoods, provided 
such change remains sensitive to and respects the existing character of the immediate surrounding area.  
As such, Official Plan policies need to recognize and acknowledge that change occurs and that change in 
some circumstances and locales is appropriate, as recently evidenced on the former OTMH lands as part 
of the site planning review and development options exercise. 
 
The OPR study initiative represents an opportune time to identify and consider such change as “Residential 
Areas’ mature, while the subject lands represent an appropriate location for such change. That said, we 
would respectfully suggest that the Plan policy articulated under Section 3.9 requires further consideration, 
additional wording and needs to also speak to the inevitability of change within existing and stable but not 
static “Residential Areas”. 
 
Discussions with Town staff with respect to the OPR have indicated that subsequent stages of the initiative 
will specifically consider a ‘residential policy review’ with a ‘special study’ component attached which would 
consider the appropriateness of redesignating non-residential lands situated within the broader “Residential 
Areas” construct.  The ‘‘residential policy review’ OPR component has now commenced with the 
preparation and release of the ‘Residential Character Study’ Terms of Reference at the June 12th, 2017 
meeting of the Livable Oakville (Official Plan Review) Council Sub-Committee, as well as the associated 
timeframe for staff reporting milestones.   
 
Given that the OPR study schedule contemplates having a ‘draft’ Residential Character Study and a 
Residential Character Study Directions report brought to the Sub-Committee at the October 10th session, 
we intend to engage ourselves actively in this policy review process on behalf of our client.  As part of such 
engagement, we will also submit our architectural design brief and land use planning rationale in support 
of the requested land use designation for staff consideration, followed with formal deliberations and 
meetings with municipal staff and officials. 
 
In parallel with the ‘residential policy review’, our interest also includes the ongoing ‘commercial lands 
review’ and specifically the relevance of the existing retail commercial hierarchy promulgated within the 
Livable Oakville document, as well as emerging trends moving from traditional retail hierarchies to a 
structure of centres and corridors with mix of land uses.  
 
NĞǁ OĨĨŝĐŝĂů PůĂŶƐ ƚŚƌŽƵŐŚŽƵƚ ƚŚĞ GTA ŶŽǁ reflect Places to Grow: Growth Plan requirements of centres 
and corridors that focus on mixed-use development, in essence dictating a combined approach in the 
transition to a new mixed-use hierarchy rather strictly the historic retail hierarchy which in some quarters is 
being rendered as obsolete.   Such an emphasis is allowing existing retail centres within residential 
communities to transition to either mixed-use centres that combine the current retail function along with 
housing, office, institutional, and recreational uses and lifestyle destination functions or alternatively the 
redesignation for strictly residential purposes.   
 
While such transition may occur gradually over time and would no doubt extend beyond the current Official 
Plan planning horizon, it remains important to initiate the process as part of the current OPR initiative.   
 
Against this backdrop, we ask that staff add our contact information to the OPR notification circulation list 
to ensure that we receive advance notice of scheduled stakeholder consultation sessions, as well as the 
preparation and release any study reports and/or proposed Official Plan Amendments, associated with the 
specific ‘Residential Character Study component, as well as the Official Plan Review study initiative in 
general.   
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In addition, we respectfully hereby request receiving a copy of any ‘notice of adoption’ and/or associated 
Town Council ‘notice of decision’ related to a new Town of Oakville Official Plan document or any associated 
stand-alone Livable Oakville Official Plan Amendments.  

   
Thank you very much for your attention to our submission and we look forward to further inputs associated 
with the Town’s Official Plan Review study initiative, as well as working with municipal staff in advancing 
such development objectives forward.   
 
Yours truly, 
BESSANT PELECH ASSOCIATES INC. 

 
Yurij Michael Pelech, MA(Pl), MCIP, RPP, PLE 
Principal / Associate Planning Consultant 
 
attch. 
 
c.c. Diane Childs, Manager Policy Planning diane.childs@oakville.ca 
 Kirk Biggar, Senior Planner, Policy Planning kirk.biggar@oakville.ca 

Heinz Hecht, Manager Current Planning – Esat District heinz.hecht@oakville.ca 
Dave Gittings, Regional & Town Councillor Ward 3 dave.gittings@oakville.ca 
Nicholas Hutchins, Town Councillor Ward 3 nick.hutchins@oakville.ca 

 Keith Benjamin, Open Architects kdb@openarchitects.com 
2306803 Ontario Inc. ďĞŶǇďƌƵŶŽƋΛŐŵĂŝů͘ĐŽŵ 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 




