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The vision of JRASK Planning + Engineering Consultants was to create a passageway that honours the rich culture and history existing throughout the Town of 
Oakville, while encompassing an aesthetically accessible corridor that fosters environmentally responsible industrial land uses and intensifies employment 
growth and diverse job opportunities. We fully believe that our team has achieved our initial vision, and that the Town of Oakville has been provided with a 
detailed framework and guidelines that will direct the future of planning along Speers Road. 

We trust that our final report submission meets the expectations of the Town of Oakville. Please do not hesitate to contact me if you have any further questions.  
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EXECUTIVE SUMMARY 
JRASK Planning and Engineering has 
completed a three month study on the 
Speers Road corridor, located in Oakville 
Ontario.  During this period, our team 
worked tirelessly on identifying areas of 
opportunity and developing strategies that 
would enhance and promote sustainable 
development for the corridor.  The Speers 
Road corridor was a unique project, which 
our team approached from a variety of 
backgrounds.  Through our wide knowledge 
base and multidisciplinary approach, JRASK 
Planning and Engineering has developed a 
plan in which the Town of Oakville may use 
to guide future development along the 
Speers Road corridor. 

Due to the existing conditions of the 
corridor, it is recommended that the Town 
of Oakville designate the corridor as a 
Community Improvement Area.  This 
designation provides the Town with the 
ability to provide loans, grants, and direct 
development in a sustainable 
manner.  Adjustments to land uses and 
zoning requirements have been suggested 
to enable intensification of major nodes 
throughout the corridor.  Included in our 

report are urban design guidelines which 
Oakville may include in the future planning 
process for the corridor, such as improved 
buffers between residential areas industrial 
uses, as well as the promotion of active 
transportation.  An important component 
of our plan is public 
participation.  Stakeholder consultation will 
be a vital part of developing a vision for the 
corridor.  Our report discusses how Oakville 
can achieve a high level of public 
participation. 

Finally, methods of monitoring have been 
identified in order to ensure whichever plan 
Oakville uses to redevelop this area 
works.  This includes economic, 
environmental, and social indicators that 
can be assessed to determine the success of 
Oakville’s chosen approach. 

1.0 INTRODUCTION 
Currently, Speers Road is zoned for a 
multitude of land uses, predominantly 
Business Employment, Industrial, and Low 
Residential. There is an abundance of 
industrial use located along the north side 
of Speers Road, and a small Mixed Use node 
at the corner of Speers Road and Kerr 

Street. By evaluating the current zoning 
within the corridor, the study will 
determine potential growth nodes and 
locations for sustainable development and 
intensification. 

The majority of Speers Road is presently 
four lanes, with occasional dedicated left-
turn lanes. Due to the heavy industrial use 
in the area, there is a high volume of 
transport traffic throughout the day. The 
corridor is currently under vehicular 
pressure during peak hours, in both the AM 
and PM, and due to the anticipated 
population growth within the region over 
the next 15 years, is at a great risk of being 
over-capacity. Furthermore, alternative 
modes of transportation are nearly non-
existent along the corridor. Public transit 
service is inconsistent and most stops do 
not supply adequate shelter for their 
patrons.  There are no dedicated bike lanes 
along Speers Road, and the current state of 
infrastructure provides minimal buffering 
between cyclists and the heavy vehicular 
traffic in the area. 

There are a variety of municipal 
infrastructures throughout the Speers Road 
Corridor, including telecom, hydro, gas, 
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sanitary, water and stormwater services. 
Telecom and hydro are located on the 
south side of Speers Road, with much of the 
lines buried beneath the road. Union Gas 
utilizes Speers Road as a major service 
corridor, but in addition, there are unknown 
gas lines that must be located below grade. 
The sanitary sewer service is separated into 
two sections, with the midway divide 
located at the Speers Road/Fourth Line 
intersection, and the overall capacity must 
be evaluated to support intensification. The 
water pipes run beneath the road 
centerline from Dorval Drive to Kerr Street, 
then continue along the north side of 
Speers Road until Bronte Road. The Burloak 
Water Purification Plant Expansion will 
facilitate in meeting the water demands for 
the intensified corridor. Finally, there are six 
stormwater catchments throughout Speers 
Road, with half flowing to storm sewers and 
the other to natural creeks. 

The urban built form and streetscape 
currently does not meet the requirements 
of Halton’s Regional Official Plan (ROP). It 
aims to intensify existing developed areas, 
to achieve higher density with a compact 
form. Due to the multitude of single storey 
developments and the abundance of 
parking lots and vacant properties, the 
current corridor requires a built form that 
better conforms to the intent of the ROP 
and appropriately transitions to adjacent 
areas. 

1.1 Overview of Study Area 
Speers Road is located south of Queen 
Elizabeth Way, between Bronte Street and 
Kerr Street as indicated in Appendix A – 
Overview Map. 

1.2 Precincts 
Please refer to the image at the bottom of 
the page for the reference map of precincts 
and zones. The colouring is as follows: 

██ Primary Node One:  Speers & Kerr 

██ Primary Node Two: Bronte GO Station 

██ The Secondary Employment Nodes: 
Speers Road & Fourth Line, and Speers 
Road & Bronte Road 

██ The Transition Area on Speers Road 
from Dorval Drive to Kerr Street 

██ The three Green Zones along 14 Mile 
Creek, Bronte Creek, and Bronte Road 

██ The Low Rise Industrial Area  

██ Business Employment Corridors 

1.3 Land Use 
A reference map for land use in the corridor 
can be found in Appendix B – Land Use Map. 

  

Precinct Map 
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1.4 Conceptual Model 
A conceptual model has been 
used to identify points 
where the Town of 
Oakville can intervene to 
improve and enhance 
and develop the 
employment lands within 
the Speers Road corridor. 
Three different strategies 
have been identified: 
changes in zoning that 
demand more intense 
development; urban 
design guidelines that 
promote active 
transportation; and 
financial incentives to 
increase the economic 
viability of 
redevelopment. 
Ultimately, these three 
intervention points will 
help the Speers Road 
corridor in reaching the 
highest and best use.  

Please refer to Appendix C – Conceptual Model for a 
larger image of this model. 

  

LEGEND 

https://www.lucidchart.com/documents/edit/0abfc679-a35e-4f2e-aeb4-bc3cc5de5bd9/0?callback=close&v=499&s=760
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2.0 POLICY TOOLS 
2.1 Existing Zoning 
Zoning by-law 2014-014 applies to all 
properties on Oakville south of Dundas Street 
and north of Highway 407 Speers Road has a 
variety of employment and mixed-use zones   

Permitted height along the corridor varies 
from 5 and 8 maximums for all of the 
employment zones and 6 to 8 storeys 
minimums and 8 to 12 storeys maximums in 
the mixed-use zones.  

The existing zoning provisions on Speers Road 
allow for low density, car oriented 
development that discourages complete 
streets, intensification opportunities, and 
overall an attractive employment corridor.  

2.2 Official Plan Amendment: 
An amendment to the Official Plan is done to 
incorporate a secondary plan where the 
design recommendations in this corridor 
study would have more of an influence on the 
future urban form and street scape. 

2.3 Zoning By-law Amendment: 
All development within the Speers Road 
Corridor should be zoned to as per Schedule 1 
in accordance with Livable Oakville policies 
and the urban design guidelines established 
in the Design Guidelines section.  

  

EMPLOYMENT ZONES 

Industrial - on the north side of Speers Road 
between Bronte Street and Fourth Line 

Office Employment - on the south side of Speers 
Road between Bronte Street and Fourth Line 

Business Employment - on the north side of 
Speers Road between Fourth Line and Kerr 
Street 

Business Commercial- at Speers Road and 
Bronte Street, Speers Road and Third Line, 
Speers Road and Fourth Line, and on the south 
side of Speers Road between Fourth Line and 
Kerr Street 

MIXED-USE ZONES 

Urban Centre - at Speers and Kerr 
Urban Core - at Speers and Kerr 

Schedule 1: Preliminary Zones 
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3.0 DESIGN GUIDELINES 
Design Guidelines will be broken down into sections of the Speers Road Corridor. As per the map below, one can see there are several separate and 
identifiable zones to the corridor. These sections include: 

██ The Primary Condominium node at Speers Road and Kerr Street; 
██ The other Primary Node, the Bronte GO Station, at Speers Road and Third Line; 
██ The Secondary Nodes at Speers Road & Fourth Line, and Speers Road & Bronte Road; 
██ The Transition Area on Speers Road from Dorval Drive to Kerr Street; 
██ The three Green Zones along 14 Mile Creek, Bronte Creek, and Bronte Road; 
██ The Low Rise Industrial Area; and  
██ The Business/Employment areas that make up the rest of the corridor. 

Each one of these sections will require different Design Guidelines, as per the following sections. 
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3.1 PRIMARY NODE ONE  
Speers Road & Kerr Street 
 

 

 

DESCRIPTION: The area is currently seeing 
the development of condominiums and 
mixed use to the east of the intersection. A 
large shopping plaza is also currently 
proposed in the south-west corner. 
Realignment of the entire intersection is 
expected with Shepherd Road. 

VISION: This area should be considered a 
primary node because of its intersection 
with Kerr Street, (a major commercial 
corridor in Oakville with pre-established 
character). As well, this end of Speers is the 
only section of the corridor that will allow 
for mixed-use zoning. It will have much 
different character than the rest of the 
node, and should be taken full advantage 
of. Higher densities are encouraged and it 
will act as one of the major gateways into 
the employment corridor. 

ZONING:  

Mixed-use Zone 4 

Minimum Front Yard and Flankage Setback 1.0 m 

Maximum Front yard and Flankage Setback 5.0 m 

Minimum Number of Storeys 8 

Maximum Number of Storeys 12 

Minimum Landscape Buffer Abutting Speers 
Road 3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: Zoning would have a 
Holding provision and not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval  
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3.2 PRIMARY NODE TWO 
Bronte GO Station 
 

 

 
 

DESCRIPTION:  The Bronte GO Station and 
developments surrounding Third Line and 
Speers Road should be considered the next 
primary node. Higher densities should be 
considered here as compared to the 
surrounding area. Being in close proximity 
the Bronte GO station, its role will be to 
facilitate residential mixed use area to 
encourage public transportation and attract 
working professionals who commute. 

VISION: The character in this area will 
emulate higher densities and should be 
considered for mixed-use in the future, if 
there is a surplus of employment lands. 

ZONING: 

Mixed-use Zone 3 

Minimum Front Yard and Flankage Setback 1.0 m 

Maximum Front yard and Flankage Setback 5.0 m 

Minimum Number of Storeys 8 

Maximum Number of Storeys 12 

Minimum Landscape Buffer Abutting Speers 
Road 3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: The zoning would have a 
Holding provision and would not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval 

 Permitted Uses: allow for live-work 

In 2009 Economic Development notes 
that there is a lack of housing 
opportunities to attract young workers. 
This may be justification to propose 
mixed use. 
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3.3 SECONDARY NODES 

 

 

 

 

DESCRIPTION: At the intersections of 
Speers Road and Fourth Line, and Speers 
Road and Bronte Road, which are secondary 
entrances to the corridor. 

VISION: Mediums densities will be set in 
these areas to help transition from the 
major arterial routes into the corridor. 
Heights will be lower than the primary 
nodes to establish a hierarchy. 

 

Image of Precedent from Harvester Road, Burlington 
ON 

ZONING: 

Business Commercial Zone 

Minimum Front Yard and Flankage Setback 1.0 m 

Maximum Front yard and Flankage Setback 5.0 m 

Minimum Number of Storeys 4  

Minimum Landscape Buffer Abutting Speers 
Road 3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: The zoning would have a 
Holding provision and would not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval 

Permitted Use: allow for ground floor 
commercial uses to complement 
employment  



 

9 
 

3.4 TRANSITION AREA 
Dorval Drive to Kerr Street 
 

 

 

DESCRIPTION: This area represents a 
transition zone from the high density Kerr 
Street node to rest of the employment uses 
in the corridor. Future phasing initiatives in 
the long term could see this area become 
mixed-use as well, assuming there is a 
surplus of employment lands. 

VISION: The area will see the similar height 
requirements as a primary node with the 
intent to transition to the lower heights of 
employment uses. 

 

Image of Precedent, Office Property in Burlington, 
ON

ZONING: 

Business Employment Zone 

Minimum Front Yard and Flankage Setback 1.0 m 

Maximum Front yard and Flankage Setback 5.0 m 

Minimum Number of Storeys 5 

Maximum Number of Storeys 8 

Minimum Landscape Buffer Abutting Speers 
Road 

3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 

3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 

5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: The zoning would have a 
Holding provision and would not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval  
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3.5 GREEN ZONES 

 

 

DESCRIPTION: Green Zone areas have been 
identified in order to recognize certain 
environmental features within the corridor, 
such as the 14 Mile Creek. These features 
should be protected and enhanced in order 
to preserve their integrity. 

VISION: Trails and connectivity 
improvements should be made in these 
areas, with an emphasis on landscaping 
improvements. 

ZONING: Addressed through the 
landscaping buffers in the other zones.  
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3.6 LOW RISE INDUSTRIAL 

 

 

DESCRIPTION: This area is meant to be a 
preservation zone for current low-rise, large 
building footprint industrial uses  

VISION: Maintain some of the industrial 
structures and uses that currently exist in 
the corridor. 

 

Image of Precedent, Industrial Building from 
Harvester Road in Burlington, ON

ZONING: 

Industrial Zone 

Minimum Front Yard and Flankage Setback 3.0 m 

Maximum front yard and Flankage Setback 10.0 m 

Minimum Number of Storeys 2 

Maximum Number of Storeys 5 

Minimum Landscape Buffer Abutting 
Speers Road 

3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 

3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 

5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: The zoning would have a 
Holding provision and would not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval  
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3.7 BUSINESS EMPLOYMENT AREAS 

 

 

DESCRIPTION: These areas make up the 
backbone of the corridor, and will be the 
major use in the area. 

VISION: A minimum height requirement is 
recommended for the sections in order to 
meet density requirements and promote 
new developments. Improved landscaping 
and buffer requirements should be 
considered in these areas are they are in 
greatest proximity to the single residential 
homes to the south of Speers Road. 

ZONING: 

Business Employment Zone 

Minimum Front Yard and Flankage Setback 1.0 m 

Maximum Front yard and Flankage Setback 5.0 m 

Minimum Number of Storeys 3 

Maximum Number of Storeys 5 

Minimum Landscape Buffer Abutting Speers 
Road 3.0 m 

Minimum Landscape Buffer Abutting a 
Residential Zone 3.0 m 

Minimum Landscape Buffer Abutting a 
Green Zone 5.0 m 

Parking: not permitted between the front 
lot line and the front building wall 

Holding Provision: The zoning would have a 
Holding provision and would not allow 
development until the following conditions 
were met: 

x Transportation Impact Study 
x Servicing Study 
x Site Plan approval  
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4.0 INCENTIVE PROGRAM 
Oakville by-law 2013-20 offers credits and exemptions for 
development charges for increasing industrial gross floor area and 
when buildings are demolished for redevelopment. This by-law 
agrees with the recommendations for the Speers Road corridor and 
should be promoted with the implementation of new programs. 

4.1 General Power to Make Grants 
(s. 107 of Municipal Act) 

Section 107 of the Municipal Act gives municipalities the power to 
provide grants, which include: providing loan guarantees, selling or 
leasing land at a nominal amount, and providing for the use of 
municipal employees on terms stated by council among others.  
Generally speaking, financial assistance cannot be provided by 
municipalities to companies and businesses which undertake 
manufacturing, or industrial and commercial activities through the 
granting of bonuses.  However, exceptions to this exist, and can be 
applied in relation to planning objectives ( such as community 
improvement plans), as well as small-business creation (business 
programs or incubations). 

With this in the mind, the Town of Oakville will be enabled to provide 
existing businesses and potential new businesses with grants and 
loans.  This financial incentive has worked in other municipalities 
throughout Ontario, and in the case of Speers Road would be an 
excellent approach to intensifying business opportunities within the 
corridor. 

4.2 Community Improvement Plans  
(s. 28 of Planning Act) 

A community improvement plan (CIP) is another approach that could 
be undertaken and applied to the Speers Road corridor.  Through 
these plans, municipalities are enabled to provide financial incentives 
for the purpose of achieving planning objects that are, as the Ministry 
of Municipal Affairs and Housing put it, for the broader public good.  
For example, municipalities can plan for community improvement 
throughout their entire jurisdiction through development, 
redevelopment, maintenance and rehabilitation (Ministry of 
Municipal Affairs and Housing 2007).  This means that the 
municipality would have the ability to acquire, hold, clear, lease and 
sell land in specific areas.  Additionally, the municipality would be 
enabled to direct and stimulate development in these identified areas 
through grant and/or loan programs that are conducive to the 
community-building goals (Ministry of Municipal Affairs and Housing 
2007).  These goals would be outlined at the beginning, and could 
include things such as: assessing soil contamination, retrofitting 
existing buildings or constructing buildings for energy efficiency and 
accessibility, improving streetscapes, building affordable housing, and 
adaptive reuse of industrial, commercial, and historic buildings 
(Ministry of Municipal Affairs and Housing 2007). 

As an upper-tier municipality as outline in Ontario Regulation 221/07 
of the Planning Act, Oakville can adopt CIPs.  These plans can be 
tailored to support municipal redevelopment as well as to direct 
revitalization goals.  In regards to Speers Road, this means Oakville 
has the ability to diversify employment opportunities, improve 
accessibility, attract-green technology industries, remediate and 
redevelop brownfields, and revitalize core areas (Ministry of 
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Municipal Affairs and Housing 2007).  Additionally, CIPs can include 
programs that are focused on public-space improvements.  These can 
include park improvements, barrier-free paths and walkways, as well 
as financial incentive programs which encourage retrofitting of 
existing buildings and the adoption of energy efficient equipment. 

As of 2007, CIPs no longer require provincial approval.  There are 
however provincial staff available to discuss and guide the planning 
process when it comes to creating community improvement plans.  
We believe this would be an excellent approach for Oakville to take. 

4.3 Façade Improvement Loans and Grants 
Speers Road is a unique corridor, with a mix of business types, 
building structures, and landscape layouts.  This – in addition to the 
number of large and relatively new industrial facilities – makes it 
difficult to institute drastic changes to the physical layout of the 
corridor.  Thus, it will be important to provide businesses with 
financial aid to improve the aesthetics of their businesses.  
Woodstock Ontario has a number of programs which promote these 
improvements.  The City of Woodstock provides a 10-year interest-
free loan in an attempt to encourage the refurbishment of their 
downtown properties (The City of Woodstock, 2014).  These loans are 
provided up to $25,000 per building, and payments on the loans are 
not required for the first five years.  In the sixth year, minimum 
payments of $1,000 must be paid annually, with the entirety of the 
loan being paid back by the end of the tenth year. 

Woodstock also provides grants of $10,000 for a storefront, or 
$30,000 for a corner building, for refurbishments of facades (The City 
of Woodstock, 2014). 

4.4 Brownfield Incentives 
It is recognized that brownfield contamination creates a significant 
cost barrier to the redevelopment of underutilized and vacant 
contaminated lands. Typically brownfield incentives are allocated to 
an area that has undergone a CIP (Ministry of Municipal Affairs and 
Housing 2007; MMM Group, 2009). The CIP can manifest at three 
different scales: the entire municipality, the neighbourhood or district 
scale and the a case-by-case property scale (MMM Group, 2009). 
Providing relief from costs associated with studies and site 
remediation is the most practical approach due to the nature of the 
contamination and the intent of land use (OMMAH, 2007). The 
Region of Halton should be contacted when developing the 
brownfield incentive program as they have an interest in partnering 
with local municipalities (Halton Economic Development, 2006). 

4.5 Stormwater Credit Program 
The Speers road corridor is characterized by large building and 
parking areas; rendering the majority of a property impermeable. 
Large impermeable areas and the industrial nature of the corridor 
increase the quantity and decrease the quality of stormwater 
discharged into municipal infrastructure and natural waterways. As 
such, it is important to reduce stormwater discharge; Stephens et al. 
(2002) identify lot scale stormwater management strategies as the 
most important part of the treatment train. The City of Waterloo 
provides a tax relief from the stormwater fee, of up to 45%, for 
developments that include stormwater best management practices 
that are accepted by industry and meet the MOE's Stormwater 
Management Planning and Design Manual (City of Waterloo, By-Law 
2012-125). Providing reductions in municipal taxes or development 
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charges should be used as incentive to promote the use of lot level 
stormwater management best management practices.  
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5.0 MONITORING 
Seasons (2003) identified monitoring as an important follow up to 
evaluate municipal policies through different economic, social and 
environmental indicators. We recommend that monitoring be used to 
evaluate the effectiveness of the implemented tools to inform what 
changes need to be made to ensure that the vision for the corridor 
can be met. As such, we recommend the use of economic, 
environmental and social to monitor the performance of the policies 
and tools selected to meet the objectives.  

The Town of Oakville already collects data that could be used as 
indicators through development applications and the Employment 
Land Review; we recommend that data pertaining to the Speers Road 
corridor be aggregated from the data set. If indicators suggest that 
economic goals are not being met we recommend further assessment 
of the indicator. Economic Development should be consulted to on 
market trends to re assess objectives. 

The Region of Halton has a database of contaminated and potentially 
contaminated lands; this database provides an excellent baseline for 
tracking the progress of brownfield remediation. We recommend a 
partnership with the Region to implement and monitor the 
effectiveness of brownfield remediation.  Social indicators will yield 
qualitative data that should be leveraged for decision making 
support. We recommend surveying those that manage lots and the 
employees working in the study area to assess the perception of the 
corridor.  Ultimately monitoring aims to answer the questions: Are 
the time and funds being allocated to the study area making a 
difference; are the tools being used more, or less effective than 
predicted; does the plan need to be reevaluated. 

  

The I-481 Industrial Corridor Transportation 

Study had good recommendations consistent 

with examples from the Congress of New 

Urbanism and a phasing plan to implement 

them, however, ten years after the study little 

has been implemented. 
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OBJECTIVE PRIORITY FREQUENCY INDICATOR DATA SOURCE 

Economic 

Increase the density of office, 
retail and industrial space 

High High 
Increased number of new development 
application 

Development Applications 

Low 
Medium/ 
Low 

Increase the GFA of employment uses  Municipal Property Assessment Corporation 

Decrease the vacancy rate of 
office, retail and industrial 
space 

Medium/ 
Low 

Medium Reduce vacant employment land to 0 ha Employment Land Survey 

Medium Medium 
Increase Office space by and reduce office 
vacancy below 10% 

Global Research and Consulting 

Environmental 

Increase the number of 
brownfield remediation 
projects 

Medium High 
Increase the number of applicants taking 
advantage of the incentive program 

Development Applications 

Low Medium Reduce the number of brownfield properties 

Region of Halton - Environmental Source Information 
Search 

Development Applications - Record of Site Condition 

Improve the quality of the 
public realm and active 
transportation 

High High* Improved streetscape facilities and design Oakville Roads and Works Operations 

High High* Allocation of funds in the capital budget Oakville Department of Economic Development 

Social 

Improve the perception of 
the corridor 

Medium Medium* 
Opinions of developers and landowners about 
the draw to the area 

Survey -  viability of development and investment 
opportunity in the corridor 

High/ 
Medium 

High* 
Opinions of employers and employees about 
the character of the corridor 

Survey - character and perception assessment  

High priority items should be completed within 5 years of the implementation of the tool. 
Medium priority items should be completed within 5-10 years of the implemented tool. 
Low priority items should be completed within 10-20 years of the implemented tool. 

High frequency items should be completed on an annual basis. Medium frequency items should be 
completed every 5 years; usually concurrent with other citywide reviews. Low frequency items should be 
completed every 10 years. 

* denotes that the item should be reviewed at the recommended frequency, but only completed if further follow up is required. 
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6.0 PUBLIC CONSULTATION 
Public consultation will be an important process in the 
redevelopment of the Speers Road Corridor. To identify the best 
methods of consultation to employ, it is important to first recognize 
and analyze all the possible stakeholders involved in the project. Each 
stakeholder will require a different form of consultation and 
involvement.  

Stakeholders included in this project will range from the corporate 
level, to local residents. Current and potential business owners should 
be invited to involvement sessions, as well as employees and those 
working in the area. Current and potential landowners and 
developers should be included in these discussions as well. 
Commuters who will be using the GO Train stations, local buses, and 
bike paths would require their own consultation method. Finally, the 
consultation sessions should also involve any Oakville residents, 
especially those who are nearby to the corridor. It is important to 
design and plan sensibly with the concerns of all stakeholders kept in 
mind. 

There are five levels of public impact according to the International 
Association of Public Participation (IAP2). They range from 
informative techniques, consultative techniques, involvement 
techniques, collaboration techniques, and empowerment techniques, 
(IAP2, 2007). Each technique increases in its level of public impact, 
respectively.  

Web-based Techniques, Computer Approaches, and Social Media are 
widely available in today's world, and can attract more members of 
the public than any other consultation technique, (Shipley & Utz, 

2012). These technologies can be used to demonstrate visualizations 
to the public, and involve them in the decision-making and design 
processes, (Lewis, Casello, & Groulx, 2012; Shipley & Utz, 2012). It 
also allows for planning professionals to obtain more data on people's 
preferences and ideas, through easily accessed surveys and 
questionnaires. The downfalls of this approach would be that not all 
members of the public have access to computers and the internet, 
but perhaps this methods could still attract more citizens than a 
public meeting or workshop could, (Lewis, Casello, & Groulx, 2012; 
Shipley & Utz, 2012). Data gained from this method would be mostly 
qualitative, and could be used jointly with other key players such as 
GO Transit and Oakville Public Transit where people may buy tickets 
online. These surveys and questionnaires could also be posted onto 
the neighbourhood association web pages in the area.  

Since Speers Road is in the preliminary stages of its revitalization, 
visioning techniques will be most important. The method will help to 
determine common goals and ideas for the future of the corridor. 
Visioning has been used on many levels - community, national, and 
international - and is used to develop and decide on a set of values 
that could be implemented in future planning and decision making, 
(Shipley & Utz, 2012). Before the values are developed, visioning 
requires "directed imagery” that helps to create images of the desired 
future. Visioning can often require more participants than the other 
techniques of consultation and can be a costly and time-consuming 
method, (Shipley & Utz, 2012). 

Focus Groups aim to provide planners with qualitative data of citizen 
perceptions that may have been missed by other techniques, (Shipley 
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& Utz, 2012). Focus groups usually involve four to twelve participants, 
and allow for discussion on planning related topics. Group members 
and questions are arranged in order to increase the participation of 
each member, (Shipley & Utz, 2012). It is important to note that the 
environment of these groups can sometimes alter people's point of 
view because of the social pressure involved, (Shipley & Utz, 2012). It 
is suggested that focus groups be run by the Town as it can become 
relatively expensive to use a designated testing facility, (IAP2, 2004). 
A skilled focus group facilitator is needed to conduct the sessions, 
where they have the opportunity to test the ‘visions’ for the site in a 
selected target audience. 

Consensus Building is a consultation technique that fosters discourse 
between groups. Group -members are chosen specifically for their 
role within a problem, and are chosen this way to represent the 
diversity of the public (Buchecker, Meier, & Hunziker, 2010; Shipley & 
Utz, 2012). Members go over their view of the "cause and effects" of 
the problem and are able to learn each other's viewpoints, and 
discover the best solution for their situation. The participants are put 
into groups of similar and mixed viewpoints that are led by 
professional, neutral administrators (Buchecker, Meier, & Hunziker, 
2010; Innes, 1996). Groups focus on producing their shared 
experiences and views, and utilize these while developing solutions, 
(Buchecker, Meier, & Hunziker, 2010; Innes, 1996). Consensus 
building aims to share benefits and minimize conflict among groups 
but is often a costly and time-consuming method (Buchecker, Meier, 
& Hunziker, 2010). These sessions should be run with a simplified 
methodology and provide structure to the decision making process, 
(IAP2, 2004). 

SUMMARY OF TECHNIQUES VERSUS STAKEHOLDERS: 

Stakeholder Survey Visioning Focus 
Groups 

Joint 
Consensus 

Building 

Regional Council and 
other Officials  ✓   

City Council & other 
Public Officials  ✓   

Business Owners in the 
Speers Road Corridor  ✓   

Land Owners in the 
Speers Road Corridor  ✓   

Developers in the 
Industrial/Business/Office 
Market  ✓   

Current Employees within 
the Corridor  ✓   

Commuters at the city bus 
and GO stations ✓  ✓  

Nearby Residents to the 
south of the Corridor ✓ ✓ ✓  

OVERALL 
   ✓ 
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7.0 PHASING 

ACTION POTENTIAL RESPONSIBLE AGENCIES 
Short-Term (0 to 5 years) 

Establish Community Improvement Plan 
Oakville Building Planning and Development 
Oakville City Council 
Ontario Provincial Government 

Zoning Changes Oakville Building Planning and Development 

Urban Design Guidelines Oakville Building Planning and Development 

Incentive Programs Oakville Building Planning and Development 
Region of Halton 

Speers Road Widening - Third Line to Dorval Oakville Roads and Works Operations 
Oakville Department of Engineering and Construction 

Public Participation Oakville Building Planning and Development 
Resident, commuters, employees 

Medium-Term (5 to 10 years) 

Speers Road Widening - Bronte to Third Line Oakville Roads and Works Operations 
Oakville Department of Engineering and Construction 

Public Participation 

Oakville Building Planning and Development 
Landowners, developers 
Oakville City Council 
Halton Regional Council 

Long-Term (10 to 20 Years) 

Connecting Speers Road to Brook Valley Park 
Town of Oakville 
Conservation Halton 
Land owners 

Kerr to Dorval Mixed-Use Conversion Oakville Building Planning and Development 
Region of Halton 
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8.0 RECOMMENDATIONS & CONCLUSIONS 
Currently the Speers road corridor is an underutilized employment 
area. Access to the QEW, rail and current servicing; the corridor can 
support more intense development. The following table represents 
JRASK’s concluding recommendations for the Speers Road Corridor. It 
summarizes the areas in which we have found changes appropriate, 
and then further outlines the specific areas in which these changes 
can be implemented.

SUMMARY TABLE: 

Intervention Points Recommendation 

Zoning Changes 
Minimum Building Height 

Set Backs 

Urban Design Guidelines 
Residential Buffer 

Buffer around industrial uses 

Financial Incentives 

Planning fee reductions/exemptions 

Facade improvement program 

Brownfield remediation incentive 

Stormwater management incentive 

Public Participation 

Survey 

Visioning 

Focus Group 

Joint Consensus Building 

Monitoring 

Economic indicators 

Environmental indicators 

Social indicators 
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APPENDIX A – OVERVIEW MAP 
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APPENDIX B – LAND USE MAP 
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APPENDIX C – CONCEPTUAL MODEL 
 
 

Legend 

https://www.lucidchart.com/documents/edit/0abfc679-a35e-4f2e-aeb4-bc3cc5de5bd9/0?callback=close&v=499&s=760
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