
 

October 27, 2020                                                                                                                              VIA EMAIL 
 
Town of Oakville 
Planning Services Department 
1225 Trafalgar Road 
Oakville, Ontario 
L6H 0H3 
 
Attention: Kate Cockburn, MCIP, RPP 
  Planner, Planning Services 
 
Re: Zoning By-law Amendment Application and Redlined Draft Plan of Subdivision  

EMGO (North Oakville I) Ltd. 
Part of Lot 15, Concession 1, NDS  

 Town of Oakville 
Related File Nos: 24T-12012/1315 & Z.1315.03 

 
Dear Ms. Cockburn, 
 
In response to the comments received at our Public Meeting on Tuesday, September 8, 2020, we are 
pleased to offer further information regarding the following: 
 

A. A Detailed Parking Plan is to be provided in the recommendation report 
A Detailed Parking Plan, including parking details, has been provided and is appended to this letter 
as Attachment I. Visitor parking will be accommodated within the on-street parking spaces 
illustrated on the Detailed Parking Plan.  
 

B. Staff are to provide a market justification for the changes proposed. 
Since the plan was approved ARGO has acquired the West Morrison Creek on the west side of 
Sixth Line.  The acquisition of these lands provided an opportunity to create more flexible 
commercial spaces for the activity node in a mixed use building at the northwest corner of Sixth 
Line and Marvin, in addition to maintaining a select number of live/work units in the proposed 
development with larger, more feasible commercial square footage.  
 
Commercial needs are constantly evolving and have transformed significantly since the original 
draft plan application (May 2016) which provided for 20 live/work units. Small live/work units 
with limited square footage are difficult to lease or occupy and this leads to persistent 
vacancies, significant turnover and reoccupation of these units as home offices, which does not 
support the function of the Activity Node and makes these areas less desirable to visit or walk 
to. There are a number of factors that make leasing or owning  townhouse live-work units 
challenging including: 

APPENDIX "C"



 

• Small Unit Sizes: Commercial units at the base of the townhouse units provide very small 
floorplates (400-600 square feet) which makes leasing these units less desirable to retail 
tenants. 

• Difficult to Accommodate Restaurants: Restaurants require their own ventilation and 
servicing to operate which is difficult to accommodate in small units and is often 
incompatible with residential users. 

• Location: Retailers often want to be located along major roadways.  
• Ownership: These units are individually owned and do not benefit from leasing plans or 

arrangement found in commercial shopping centres. 
 

Instead of developing 20 traditional live/works, EMGO and their team of architects have created 
a more functional commercial/residential unit that considers the above factors to provide a 
larger more viable commercial space on the ground floor with 2 residential units above.  The 
proposed plan includes 4 of these units.  These live/work units are connected to the lane-based 
townhouse blocks at the intersection of the Marvin Avenue and Sixth Line. Moreover, the 
connected lane-based townhouses will be designed with the flexibility of using the ground floor 
space as commercial space, at the option of the unit owners. 
 
These 4 units paired with the commercial uses proposed within the mixed use building on the 
west side of Sixth Line is a preferred alternative to 20 traditional live/work units. Together, the 
mixed-use building and 4 live/work units will provide approximately 464.5 square metres (5000 
square feet) of commercial space at the relocated activity node with unit sizes capable of 
supporting the viability of a wide range of commercial uses.  The proposed change is in keeping 
with the intent of the Neighbourhood Area in the North Oakville East Secondary Plan (NOESP) 
which states that: 
 
The neighbourhoods will each include a neighbourhood central activity node, a five minute walk 
from most residences, which will include public facilities that serve the neighbourhood. Live/work 
units and limited commercial uses will also be encouraged to locate in this area. 
 
The proposed activity node is located along Sixth Line, which is a minor arterial road. By having 
mixed use development on both sides of Sixth Line, this ensures that residents on both sides will 
have easy access to commercial/non-residential uses without having to cross a minor arterial 
road. The proposed change to the live-work units within the EMGO (North Oakville I) ltd. site 
allows for more flexibility in the uses that can locate within these buildings by providing a larger 
90 square metre commercial space. The reduced number of live-work units, together with the 
increased commercial unit size, will provide more desirable market conditions to reduce the 
potential for vacancies and turnovers which can affect the viability and function of the Activity 
Node. 
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