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RECOMMENDATION:
1. That report PD-038-14 entitled Merton Planning Study, Official Plan
Amendment, Public Meeting Report be received; and
2. That comments from the public with respect to the proposed Official Plan
Amendment for the Merton Planning Study (File: 42.23.003) be received.
KEY FACTS
The following are key points for consideration with respect to this report:
•
•

•

•
•

•

The Livable Oakville Plan was approved by Council on June 2, 2009 and
subsequently approved by the Ontario Municipal Board on May 2, 2011.
The Livable Oakville Plan Section 26.5 identifies the “lands in the vicinity of
the QEW and Bronte Road on the north side for potential future
development and should be comprehensively studied to determine future
land uses and policies”.
The Merton Planning Study objectives and study process were endorsed by
Planning and Development Council on November 12, 2012 (PD-077-12) and
the study was initiated.
The finalized study Terms of Reference dated May 6, 2013 were received by
Council on June 10, 2013 (PD-044-13).
The study includes a detailed terms of reference for all of the required
technical studies to be completed by the landowner group, and reviewed by
the Town, the Region of Halton and Conservation Halton, and the Town’s
team of peer review experts.
A series of public open houses, public meetings, stakeholder group
meetings, online communications and engagement, and electronic surveys
have been undertaken to obtain public input.
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•

•
•

•

•

Staff from the Town, Region and Conservation Halton undertook a review
and analysis of the applicable planning policies, technical information, the
peer review and agency comments, the four draft land use options including
the option prepared by the Fourteen Mile Creek Residents’ Association, and
the public input received.
Based on this comprehensive review and analysis a draft preferred plan and
policies were prepared for public comment.
The draft plan and policies:
− provide for the protection and enhancement of the natural heritage
system as defined by the Region’s Official Plan;
− provide for a developable area to accommodate a mix of uses to
form a complete community with an elementary school site, a
neighbourhood park, parkettes and
− recognize the existing use of the Deerfield Golf Course as Private
Open Space and requires that the lands along the QEW corridor be
considered for future employment lands as part of the Town’s
upcoming Commercial and Employment Review.
− state that development on any of the developable areas shall be
undertaken until all of the technical studies are completed to
confirm the boundaries of the developable lands and the limits of
development.
Staff will continue to review the technical study information, policy
framework including the new 2014 Provincial Policy Statement, public and
stakeholder comments in preparing the recommended final plan and
policies.
Staff will bring forward a recommendation report at a future meeting of
Planning and Development Council.

BACKGROUND AND CONTEXT
This report provides an update on the Merton Planning Study including the existing
and emerging policy framework, pubic engagement and the expanded consultation
program, technical studies and the peer review, and planning analysis and plan
development. The planning analysis section details the draft preferred land use plan
and the draft Official Plan Amendment. The updated study process flowchart is
attached in Appendix A.
The Merton Planning Study was initiated in the fall of 2012 and consists of
approximately 234 hectares located north of the Queen Elizabeth Way, south of
Upper Middle Road West, east of Bronte Road (including some parcels just west of
Bronte Road) and west of existing residential uses west of Third Line. Existing land
uses within the study area include the Fourteen Mile Creek valley system, two golf
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courses, open space, large lot detached dwellings, utility and institutional uses, as
well as designated and listed cultural heritage resources (Figure 1 – Air Photo).

Figure 1 – Air photo of the Merton lands
The purpose of the Merton Planning Study is to provide appropriate land use
designations and policies that will establish the long term policy framework and
direction for environmental protection and requirements for development.
The two major landowners in the study area are Infrastructure Ontario (IO) and
Bronte Green Corporation (BCG). IO owns the lands associated with Fourteen Mile
Creek and the Deerfield Golf Course. BCG recently purchased Saw Whet Golf
Course.
Other landowners include the Region of Halton, the Town of Oakville and private
individuals. The Region of Halton operates several facilities on their lands including
the Halton Regional Centre, Woodlands Operations Centre and the Mid‐Halton
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Wastewater Treatment Plant. The Town owns land for a small stormwater facility
and leases portions of the lands owned by Infrastructure Ontario.
Since 2009, the two major landowners within the study area have made inquiries
and have had consultations with town staff about urban development on portions of
their lands. As well, the major landowners have undertaken technical work in
support of future development applications.
The Merton Planning Study was initiated on November 12, 2012 through report PD077-12. Council endorsed the key objectives to be followed in undertaking the study
and identified the key determinations to be made through the work.
The study was to be undertaken in cooperation with the major landowners, the
Region of Halton and Conservation Halton. The study was also to take a
comprehensive approach to reviewing the lands as opposed to incrementally
through several development applications and processes.
The report also identified three major steps to the study:
1. Background Work and Technical Studies
2. Tertiary plan – Draft Options and Preferred Option
3. Official Plan Amendment(s)
Additionally, report PD-077-12 presented background on the policy framework,
policy history and cultural heritage and discussed the study process, timing, public
engagement and the context for the review of individual development applications
within the overall study.
Finally, the report established a process for undertaking the study through a
Technical Advisory Group comprised of staff from the Town, Region, Conservation
Halton and the major landowners. There were several technical studies that were
required to be completed by the major landowners to the satisfaction of the town.
The technical studies are to be reviewed by staff and the agencies with the
assistance of a peer reviewer. AMEC Environmental & Infrastructure was retained
by the Town in February 2013 as the peer reviewer for the study. The AMEC peer
review team is comprised of approximately 25 discipline specialists including
engineers, ecologists, scientists and planners.
Planning Services provided a memo to Council in May 2013 on public engagement
opportunities to receive feedback on three draft land use options. These options are
found under the heading Public Open Houses – May 15 and 16, 2013 at
http://www.oakville.ca/business/merton-planning-studies.html.
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In June 2013, Council received report PD-044-13 that provided an update on the
study and a finalized Terms of Reference (TOR). The TOR established
requirements for the technical studies as mandated by the Town, Region,
Conservation Halton and other agencies.
The TOR states that the land use plan developed through the Merton Study would
be implemented through amendment(s) to the Livable Oakville Plan and through
subsequent planning applications. The TOR established a framework whereby
development applications, subject to a pre-consultation, may be made concurrently
within the study process. Further, the TOR indicated that technical work from
development applications could be used to inform and provide context to the study.
Two development applications are now being circulated to reviewing agencies and
departments for comments and are referenced later in this report.
At the June 10, 2013 meeting, Council amended the resolution to include the
following:
“2. That staff be directed to continue to develop options to reflect conditions
as the studies unfold and the consultation with the public continues.”
POLICY FRAMEWORK
The Merton Planning Study lands are subject to a number of policies under
Provincial, Regional and local planning regimes which creates a complex policy
framework. The following sections set out the framework.
Parkway Belt West Plan
The Merton lands are located in the Burlington-Oakville Mini Belt of the Parkway
Belt West Plan (PBWP), which was approved in July 1978 and is administered by
the Province of Ontario. The majority of the Merton lands are designated “Public
Open Space” and “Buffer Area” under the PBWP and were intended to be used for
predominately public uses. The nature of the public use was for recreation-oriented
uses but could also include linear transportation, communication and utility lines,
public open space and buffers.
There are also Merton lands designated as a “General Complementary Area” under
the PBWP. Such areas were intended to permit low density, low-intensity
institutional, agricultural and recreational uses that were compatible with the
provisions of the Plan.
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Since at least 1998, the Province has approved the removal of several parcels of
land within the PBWP. These removals are generally to permit environmental
protection and urban development under more current and appropriate Regional
and local planning regimes. The Saw Whet Golf Course was removed from the
PBWP area in 1998. These lands are designated “Private Open Space” in the
Livable Oakville Plan.
There are currently several active PBWP amendment applications in process to see
additional lands removed. These include an application by Infrastructure Ontario, on
behalf of the Ministry of Infrastructure, to the Ministry of Municipal Affairs and
Housing for the Deerfield Golf Course, some surplus Ministry of Transportation
lands along the QEW, and the Third Line lands to be removed from the Parkway
Belt West Plan. There is also an application by the owner of the lands on the west
side of Bronte Road to remove the PBWP designation.
The current Livable Oakville Plan has an approved policy which encourages the
Province to continue to remove lands from the PBWP recognizing that such lands
once removed will be under the Town’s land use jurisdiction.
The Region unanimously approved direction for staff to pursue removing lands from
the PBWP to provide for the Urban Area designation found in ROPA 38. However, it
is important to note that until such time that the PBWP is amended to remove
additional lands from the plan area, the PBWP will govern the use of land within the
Parkway Belt West designations.
Provincial Policy Statement, 2005
The existing Provincial Policy Statement (PPS) came into effect on March 1, 2005.
The PPS provides policy guidance on land use issues of interest to the Province and
is intended to promote a policy led system, which recognizes that there are complex
relationships among environmental, economic and social factors in land use
planning. The Livable Oakville Plan was approved as being consistent with the 2005
PPS.
Growth Plan for the Greater Golden Horseshoe
The Growth Plan for the Greater Golden Horseshoe came into effect on June 16,
2006. The Growth Plan directs new growth to the built-up areas of the community
through intensification and identification of the appropriate type and scale of
development in these areas. Furthermore, the Growth Plan encourages
development proposals that efficiently use transportation and servicing
infrastructure. The Livable Oakville Plan was approved in conformity with the Growth
Plan.
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Provincial Policy Statement, 2014
The Province issued a new Provincial Policy Statement (PPS) in March 2014 that
will come into effect on April 30, 2014. The PPS applies province wide and replaces
the Provincial Policy Statement, 2005. There are no transition clauses provided in
the 2014 PPS and all planning decisions made on or after April 30, 2014 “shall be
consistent with” the 2014 PPS. Town staff is currently reviewing the 2014 PPS and
will be reporting to Council on its implications.
Greenbelt Plan
On February 10, 2014, Council passed a resolution to pursue Growing the
Greenbelt in Oakville. Specifically, Oakville Council requested that the Region
endorse the addition of publicly owned “Natural Heritage System” lands (as
designated in the Region’s ROPA 38 Plan) which includes the Fourteen Mile Creek
Valley lands to the “Urban River Valley” designation of the Greenbelt Plan.
The resolution also specified that the Region request the Province to include these
lands within Greenbelt Plan and that, if necessary to ensure the full protection of the
lands to be designated “Urban River Valley”, these lands be removed from the
Parkway Belt West Plan. A copy of the resolution can be found in Appendix B.
The Province is currently considering the request by the Town and Region.
Region of Halton Official Plan
The OMB has issued a series of decisions regarding the partial approval of ROPA
38 to the Halton Region’s Official Plan. Development applications are being
reviewed in accordance with the approved policies of ROPA 38.
The lands are designated “Urban Area” according to the Region’s Official Plan
(Figure 2). The Urban Area is “planned to accommodate the distribution of
population and employment for the Region and the four Local Municipalities”. One of
the objectives of the Urban Area (Policy 72(1)) is to “accommodate growth in
accordance with the Region’s desire to improve and maintain regional unity, retain
local community identity, create healthy communities, promote economic prosperity,
maintain a high quality, sustainable natural environment, and preserve certain
landscapes permanently”. The range of permitted uses and the creation of new lots
in the Urban Area will be in accordance with Local Official Plans and Zoning Bylaws. All development, however, shall be subject to the policies of the Regional
Plan.
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In addition, there are lands within the Merton Study area, associated with Fourteen
Mile Creek valley, that are designated “Regional Natural Heritage System”
according to the Region’s Official Plan (Figure 2). Policy 118 requires Local Official
Plans and Zoning By-laws to recognize the “Regional Natural Heritage System” as
identified in the Regional Plan and to protect the system through the local policies.

Figure 2. Regional Official Plan Map 1G
showing “Regional Natural Heritage
System” and “Urban Area”

Figure 3. Regional Official Plan Map 1B
showing “Parkway Belt West
Transportation and Utility Corridor”

The Region’s Plan also identifies a portion of the Merton lands as “Parkway Belt
West Transportation and Utility Corridor” (Figure 3). These are the lands within the
study area that would remain within the PBWP. The purpose of this is to recognize
lands that have been identified by the PBWP to accommodate future linear facilities
for transportation, community and utility purposes.
Policy 139.5(1) requires Local Official Plans and Zoning By‐laws to include mapping
and policies to protect the Parkway Belt Transportation and Utility Corridors from
incompatible uses.
Livable Oakville Plan
The Livable Oakville Plan is the town’s Official Plan for the lands south of Dundas
Street and north of Highway 407. Under the Planning Act, an official plan is required
to “contain goals, objectives and policies established primarily to manage and direct
physical change and the effects on the social, economic and natural environment of
the municipality”.
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Livable Oakville was adopted unanimously by Council in June 2009 and
subsequently approved by the Ontario Municipal Board in May 2011. Livable
Oakville is consistent with the Provincial Policy Statement (PPS) and conforms to
the Provincial Growth Plan for the Greater Golden Horseshoe (Growth Plan).
The Livable Oakville Plan establishes a planning framework to direct and manage
growth to 2031 that is based on “town-wide” population and employment forecasts.
Livable Oakville sets the Town’s direction for managing growth and change in order
to accommodate the forecasted population and employment growth.
Population and employment growth in the Town is to be accommodated in the
Town’s urban areas. The urban area includes the “built boundary” (defined in the
Plan as the lands generally south of Dundas Street) and the “greenfield” areas
(generally the lands north of Dundas Street referred to as North Oakville) (Figure 4.)

Figure 4. Schedule A2 showing the limits of the “built boundary”.
Consistently throughout the Provincial planning documents, and correspondingly in
the Livable Oakville Plan, growth targets within the “built boundary” are provided as
a minimum target and not a cap. There is nothing that states that growth targets
cannot be exceeded, in fact the opposite is encouraged by policy.
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Section 4 of the Livable Oakville Plan provides that the majority of intensification
within the build boundary occur within the Town’s Growth Areas as defined by Part
E of the Plan.
Additional intensification, as required by Provincial policy, outside of the Growth
Areas, is to be accommodated though opportunities such as infill, redevelopment
and greyfield and brown field sites in accordance with the policies of the Plan
including those of Section 11 that provide for the preservation of the character of
stable residential neighbourhoods.
Additional intensification opportunities also include “Special Policy Areas” that
provide for those areas subject to further study or those areas for which additional
policies apply beyond the underlying land use designations. Section 26.5.1 identifies
the Merton lands and states:
“The following areas have been identified for potential future development
and should be comprehensively studied to determine future land uses and
policies:
a) lands in the vicinity of the QEW and Bronte Road on the north side”
Requirements for what should be addressed in the comprehensive study are found
in Section 26.5.2 which states:
“The comprehensive studies for potential future development areas should
address servicing and infrastructure needs, including a detailed transportation
needs analysis, phasing of servicing and development, and appropriate land
uses. Approvals for individual site development applications in these areas
shall be considered premature until the necessary comprehensive studies are
completed.”
PUBLIC ENGAGEMENT
Public engagement in an integral part of the Merton Planning Study and a significant
amount of public interest and comment has been generated through the process.
Public Open Houses
On May 15 and 16, 2013, Planning Services hosted two Public Open Houses from
7:00-9:00 p.m. at the Queen Elizabeth Park Community Cultural Centre. The
purpose of the meetings was to provide an overview of the study and present the
three draft options for land use. Approximately 350 members of the public attended
the open houses and many concerns, comments and questions were received.
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Stakeholder Meetings
The Fourteen Mile Creek Resident’s Association is a key stakeholder group that has
engaged with the study team. The similarly aligned Oakvillegreen Conservation
Association has also participated in meetings with the residents association. Staff
has also met with the operators and members of the Deerfield Golf Club.
On-line Communications
A study webpage was developed and is updated regularly with postings of events
and information. The study webpage address is www.oakville.ca/business/mertonplanning-studies.html.
In response to ongoing comments, questions and concerns, staff has developed a
response document called Merton Planning Study Frequently Asked Questions. The
information is posted online at http://www.oakville.ca/business/merton-planningstudy-faq.html and covers topics ranging from why the study is being undertaken,
what are the non-developable lands, and who are the major landowners. This
webpage has been posted since May 16, 2013.
The study email address of mertonstudy@oakville.ca was created to keep those
interested participants apprised of the study progress and to drive activity to the
study website. An email list of over 400 names has been produced through the
study and is used for mass email communications.
Staff launched the Merton Planning Study Idea Forum in July 2013 from the town’s
website at https://oakville.uservoice.com/forums/213252-share-your-ideas-on-themerton-planning-study. The idea forum is an interactive community blog where
individuals may post ideas and other participants can provide comments. In addition
to expressing their opinions, participants may also show their preferences for certain
ideas by casting votes. Through this forum and the study email address a variety of
comments have been received and are summarized in Table 1.
Table 1. General Summary of Public Comments in the Merton Planning Study
Category
Response
Employment
• Not a need for more employment lands
• Height limit of 4 storeys in employment lands bordering NHS
• Limit 1-storey offices with a height minimum of 3-4 storeys for
office development
Natural
• Protect & enhance existing greenspace
Environment
• No development east of 14 Mile Creek
• Development will negatively impact wildlife habitat
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Table 1. General Summary of Public Comments in the Merton Planning Study
Golf Course
• Town should purchase Deerfield and run as a municipal golf
course
• Only ‘affordable’ course in Oakville, many people rely on it for
exercise and socialization, do not remove
• Incorporate a golf course into a housing development with
some commercial on western edge
Heritage
• Protect cultural heritage resources
Livable
• Air & noise pollution concerns
Community
• Schools are over-capacity in area already, must require new
schools to be built
• Loss of significant park and recreation space
• Unknown impact on existing community facilities
• Affordable housing should be incorporated in future
development plans
Transportation • Increased congestion
• Safety of all transportation routes, including cycling
Staff conducted an online opinion survey from November 2013 through February
2014. This survey asked participants to rank the importance of key principles being
addressed by the study including the natural environment, transportation, livability
and community design and employment opportunities.
The results of the survey show that the top three priorities rated “most important” by
the respondents are the Natural Environment, Cultural Heritage and Livable
Community. The online survey summary is attached in Appendix C.
Statutory Decision Process
As the study moves into the statutory process of approval under the Planning Act, a
series of meetings is scheduled. The first of these was a Public Open House to
provide stakeholders with a study update and to present and receive feedback on
the draft preferred plan and the draft policies. That open house was held on March
19, 2014 from 7:00-9:00 p.m. at the Queen Elizabeth Park Community Cultural
Centre. There was a capacity attendance at that meeting.
The next public engagement will be the Statutory Public Meeting before Planning
and Development Council on April 14, 2014, at 7 p.m. at Town Hall in the Council
Chambers.
Staff will also be hosting a drop-in open house on April 14, 2014 from 5-7 p.m. at
Town Hall in the South Atrium. This drop-in open house is provided in response to
ongoing public interest around the Merton Planning Study, and to accommodate
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individuals that may not have been able to attend the March 19, 2014 public open
house.
A final recommendation report on the Official Plan Amendment is scheduled for later
in 2014 with a target date of June 9, 2014.
TECHNICAL STUDIES
Five technical studies are required to be completed by the major landowners and
their consulting team for the Merton Planning Study:
•
•
•
•
•

Environmental Impact Study
Area Servicing Plan and Functional Servicing Study
Transportation Study
Stage 1 Archaeological Assessment
Noise and Odour Studies

The technical studies are to be integrated and coordinated to the extent possible to
ensure that potential development impacts and mitigation measures are presented
accurately and comprehensively. Upon submission, the technical studies are to be
reviewed by town staff with the assistance of the peer reviewer and agency staff
where appropriate.
A substantial amount of work has been completed through the second submission of
the technical studies. Based on the information submitted to date, there is sufficient
information to define the general areas of developable lands within the Merton
Planning Study area and to establish the policy framework to guide the review of
development applications.
On this basis, staff has prepared a draft preferred plan and draft policies for the
Livable Oakville Plan. The policies recognize the need to complete the further
technical studies according to the TOR and to the satisfaction of the town and
agencies before any new development can take place. Appendix D provides an
overview of the status of the five technical studies which would be required to be
completed as part of any further development application.
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PLANNING ANALYSIS
A series of internal planning sessions were held involving town staff, agency staff
and town consultants to assess and evaluate the Merton lands. Staff took into
consideration the constraints and information from the technical studies, the policy
framework as well as comments received from the public.
The analysis also considered the four draft land use options including the option
prepared by the Fourteen Mile Creek Residents’ Association and Oakvillegreen
Conservation Association. The four options may be viewed here
https://oakville.uservoice.com/forums/213252-share-your-ideas-on-the-mertonplanning-study.
An evaluation framework based on the principles the Livable Oakville Plan, Merton
Planning Study objectives and technical criteria established by the Technical
Advisory Group was used in this assessment.
The main thrust of this framework, as directed by Livable Oakville and in the study
objectives is planning for a “complete community”. This is defined in the Livable
Oakville Plan as follows:
“Complete community means a community that meet people’s needs for
daily living throughout an entire lifetime by providing convenient access to an
appropriate mix of jobs, local services, a full range of housing, and community
infrastructure including affordable housing, schools, recreation and open
space for their residents. Convenient access to public transportation and
options for safe, non-motorized travel is also provided.”
As required by Section 4 of the Livable Oakville Plan, the Merton study technical
studies and the subsequent peer and agency review, assessed how growth in the
developable areas could be accommodated efficiently through the use of existing
transportation and other infrastructure including water and wastewater services. Any
infrastructure required beyond the existing levels to accommodate growth on the
developable areas of the Merton lands would be provided through the development
process.
Based on the planning analysis, staff prepared a draft preferred plan and
accompanying policies that protect and enhance the natural environment and
provide for appropriate development of a “complete community”.
It is important to note that a certain amount of development is required in order to
provide for a “complete community”. A less desirable alternative would comprise
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isolated pockets and separated land uses lacking in integration and community
infrastructure.
The draft preferred plan proposes a development concept for a mix of residential
and commercial uses with concentrations along Bronte Road to support future
transit usage. An appropriate level of community infrastructure is provided including
an elementary school site, a neighbourhood park and recreational trails. Key policies
also provide for high quality urban design, environmental sustainability, protection
and integration of cultural heritage, a transportation network with mobility choices
including active transportation, walkability and connectivity.
At a more detailed level, the draft preferred plan, land use designations and policies:
•
•
•
•
•

Maintain, protect and enhance the natural heritage system.
Recognize existing land uses that are not expected to change in the near term.
Recognize lands to remain designated in the Parkway Belt West Plan to maintain
the utility corridor function for the Hydro One power line.
Provide a land use designation for the Deerfield Golf Course that recognizes and
maintains the current recreational use.
Determine appropriate land use designations for the developable portion of the
Saw Whet Golf Course and the lands west of Bronte Road.

Development Applications on the Merton Lands
There are two development applications submitted for lands within the Merton
Planning Study area:
1) Infrastructure Ontario has submitted applications for an Official Plan Amendment
and Zoning By-law Amendment to permit 60 townhouse units on December 21,
2012. This application was considered premature in relation to the Merton Planning
Study and was held in abeyance during the study process. The lands subject to
these applications are located on the undeveloped lands south of Brays Lane and
west of Third Line. The “Third Line Lands” measure approximately 3.9 ha in area.
2) Bronte Green Corporation has submitted applications for a Zoning By-law
Amendment, Draft Plan of Subdivision and Draft Plan of Condominium on March 7,
2014 to permit a new subdivision including approximately 875 residential units,
parkland and mixed uses on the lands currently occupied by the Saw Whet Golf
Course. The lands subject to these applications measures approximately 55.1 ha.
These applications will be assessed in accordance with the process under the
Merton Planning Study Terms of Reference.
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DRAFT OFFICIAL PLAN AMENDMENT
This section presents details of the draft preferred plan (attached in Appendix E) and
the draft Official Plan Amendment (attached in Appendix F).

Merton Planning Study
Special Policy Area
•
•

The town wide policies of the
Livable Oakville Plan apply
SPECIAL POLICY AREA
o Identifies the entire
study area where
specific policies for the
Merton lands apply

Analysis
The Merton lands provide for redevelopment in the Urban Area. Recognizing the area
as a “Special Policy Area” in the Livable Oakville Plan will ensure that:
• any new development will preserve, enhance and protect and connect the
Fourteen Mile Creek valley through a natural heritage system
• a complete and sustainable community is provided with a mix of uses,
enhanced urban design, required community facilities and parkland
• any new development is appropriately connected and integrated with the
existing neighbourhoods and community
• development is provided in accordance with enhanced urban design guidance
• a safe, efficient and accessible transportation system is provided
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Merton Planning Study
Existing Uses
•

•

•

INSTITUTIONAL
o recognizes and permits
existing Region of Halton
complex
UTILITY
o recognizes and permits
existing Region of Halton
wastewater treatment
plant
PARKS AND OPEN SPACE
o recognizes and permits
Langtry Park and the
existing Town facilities

ANALYSIS
Within the Merton Planning Study area, a number of existing land uses are proposed to
be recognized, as they are not expected to change in the near future.
The following existing land uses are proposed to be recognized to allow the existing
uses to continue:
Halton Region’s Administrative complex, including the Halton Regional Police Service
Headquarters and the Woodlands Operations Centre are proposed to be designated
“Institutional”.
The “Utility” designation is proposed to apply to the Region’s Mid-Halton Waste Water
Treatment Plant which recognizes and permits the existing uses to continue.
The “Parks and Open Space” designation is proposed to apply to the existing Langtry
Park which recognizes and permits the existing uses to continue.

From:
Date:
Subject:

PLANNING AND DEVELOPMENT COUNCIL MEETING
Planning Services Department
March 24, 2014
Merton Planning Study - Official Plan Amendment
Public Meeting Report
Page 18

Merton Planning Study
Natural Area & Parks and
Open Space
•

•

NATURAL AREA
o protects Fourteen Mile
Creek valley – including
the Saw Whet field, the
Third Line lands, and the
Bronte Creek linkage.
PARKS AND OPEN SPACE
o provides enhancements
to the Natural Area

ANALYSIS
The “Natural Area” designation is proposed to apply to the entire Fourteen Mile Creek
valley including lands at the corner of Third Line and Brays Lane, the field on the Saw
Whet Golf Course and the linkage area extending westwards to Bronte Road along the
tributaries of Fourteen Mile Creek.
The linkage area extending westwards is reflective of the importance of the Redside
Dace fishery habitat located there and exceeds the amount of land identified in
Region’s Natural Heritage System (NHS).
The “Natural Area” designation as proposed includes the lands at the intersection of
Third Line and Brays Lane. These lands are the subject of a pending development
application that is being held in abeyance pending the outcome of the Merton Study.
However, these lands are currently located within the Region’s NHS and constrained
from a transportation perspective such that they are considered undevelopable. The
proposed “Natural Area” designation in the Livable Oakville plan reflects the Region’s
NHS designation.
In terms of enhancements to the “Natural Area”, the “Parks and Open Space”
designation is proposed to apply to parcels of land along the east side of the Fourteen
Mile Creek Valley. Through this combination of designations, appropriate protection
from new development is provided to the Town of Oakville natural heritage system.

From:
Date:
Subject:

PLANNING AND DEVELOPMENT COUNCIL MEETING
Planning Services Department
March 24, 2014
Merton Planning Study - Official Plan Amendment
Public Meeting Report
Page 19

Merton Planning Study
Parkway Belt
•

•

PARKWAY BELT BOUNDARY
o lands within this
boundary are currently
subject to the Parkway
Belt West Plan
o no development under
the Livable Oakville Plan
can occur until the lands
are removed from the
Parkway Belt West Plan
by the Province
PARKWAY BELT
o consistent with the
Region of Halton Official
Plan, the lands to remain
in the Parkway Belt
include the existing
hydro corridor

ANALYSIS
Land designated under the Parkway Belt West Plan (PBWP) will continue to be
governed by that plan until such time the PBWP is amended and lands come under the
jurisdiction of the Livable Oakville Plan. Currently, the lands designated under the
PBWP are all the lands within the study area with the exception of the Saw Whet Golf
Course.
In the long term, all the lands within the Merton Study area will eventually be removed
from the PBWP, with the exception of the north-south corridor containing the
hydroelectric utility operated by Hydro One. As a result, this corridor is proposed in the
draft preferred plan to continue to be designated “Parkway Belt” and would remain
designated as such in the Livable Oakville Plan in recognition of the utility.
For the remaining lands that are currently designated under the PBWP, but are
anticipated to be taken out of the PBWP area, the “Parkway Belt” designation is
applied as an outline. This indicates that although the PBWP still governs the lands,
there are underlying Livable Oakville designations in place.
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Merton Planning Study
Deerfield Golf Course and
Lands along the QEW
•

•

•

PRIVATE OPEN SPACE
o permits existing the
existing golf course use
PRIVATE OPEN SPACE
o permits the existing
residential use
EXCEPTION
o these lands will also be
subject to a future town
wide Commercial and
Employment Land
Review (Municipal
Comprehensive Review)
to determine the
location, type and
amount of employment
land along the QEW

ANALYSIS
The “Private Open Space” designation is proposed for the Deerfield Golf Course lands
and the lands located at the curve in North Service Road West over by Third Line. This
Livable Oakville designation has the effect of permitting the existing uses to continue
legally and needs to be in place for when the Parkway Belt designations are removed
by the Province.
These lands in this part of the study area are also identified with an “Exception”
indicating they will be subject to further study under a future town wide Commercial
and Employment Land Review to determine the location, type and amount of
employment lands that may be required along the QEW.
Given their location along the QEW corridor, these lands were considered for
employment land designations under Livable Oakville. The Merton Planning Study
objectives include “Maintain and strong employment corridor along the Queen
Elizabeth Way”.
However, recognizing the existing use under the Private Open Space designation
should continue until further analysis is completed. Staff notes that there was also
considerable public input to identify the existing use and to allow it to continue.
Employment lands are an essential component of a complete community and providing
for this opportunity on the Merton lands along the QEW is a prime objective of the
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study. Earlier land use options provided for employment uses on this portion of the
study lands. However, proper consideration of the location, type and amount of
employment lands is best determined at a town wide scale.
It is through the future Commercial and Employment Land Review that an overall
balance of employment lands supply and demand may be considered. The results of
that review and any determination around the suitability of employment lands along the
QEW will help set the stage for determining what other types of designations might be
appropriate for the balance of the Deerfield lands. This could include maintaining area
for a golf course of the development of other land uses such as residential.
Under the current Provincial planning regime, that future study would constitute a
municipal comprehensive review. This type of review is a requirement for implementing
provincial plans, including for example the Growth Plan.

Merton Planning Study
Saw Whet and Lands west of
Bronte Road
•

•

•

•

•

•

LOW DENSITY RESIDENTIAL
o detached, semi-detached &
duplex dwellings
MEDIUM DENSITY RESIDENTIAL
o detached, semi-detached,
duplex, multiple-attached &
apartment dwellings
MAIN STREET 1
o commercial/office uses on
ground floor with residential
above - maximum 4 storeys
NEIGHBOURHOOD
COMMERCIAL
o Permits a small scale retail
plaza
EXCEPTION
o low density residential
development may be
permitted subject no
negative impact on Natural
Area (linkage area)
PROPOSED ROAD
o minor collector road through
the community
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ANALYSIS
For the development, a minor collector road is proposed. The proposed road would be
the primary route through the new community and would provide mobility choices,
connections and links to community facilities. Additional policies specify a right-of-way
width of 22 metres that accommodate transit, active transportation facilities and onstreet parking.
The proposed road would connect with Bronte Road in two locations: to the north at a
new four-way intersection and to the south at improved version of the existing
intersection. Implementing the southern connection would be contingent on the Region
of Halton providing public access through the upper portion of the Woodlands
Operations Centre along a portion of the existing internal road.
The draft plan and policies provide for the development of a “complete community”,
which in this location would consist of residential and mixed uses and required
community facilities. To realize this concept, the “Main Street 1” designation is
proposed for the lands located at the northern intersection of the minor collector and
Bronte Road. This mixed use designation permits commercial and office uses on the
ground floor with residential above, to a maximum height of four storeys. This
designation in this location will establish a node and gateway with a main street feel
into the new community.
From the node at the intersection, the “Medium Density Residential” designation is
proposed to extend along both sides of Bronte Road, and in both directions. In behind
these lands, the “Low Density Residential” designation is proposed.
A series of policies are provided in the draft OPA that would have the combined effect
of producing new development that has high visibility and appropriate building interface
along Bronte Road, as well as suitable transition to areas of lower residential density.
Higher residential densities at the node and along Bronte Road would provide support
for transit and commercial activity along the small-scale main street.
In terms of permitted uses, the “Low Density Residential” designation permits
detached, semi-detached and duplex dwellings. The “Medium Density Residential”
designation generally permits multiple attached and small-scale apartment dwellings.
Additional draft proposed policies provide for design flexibility by permitting limited
“Low Density Residential” uses in the “Medium Density Residential” designation. These
additional permissions could be realized only if an overall minimum density of 50 units
per site hectare was achieved over the areas within these two designations.
The lands in the developable part of the study area constitute approximately 20% of
the total study area.
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For the lands designated “Low Density Residential” at the southeast corner of Upper
Middle Road West and Bronte Road, an exception is applied to only permit
development on these lands if it can be demonstrated through further study that there
would be no negative impact on the adjacent Natural Area that forms the linkage area.
For the lands at the upper northeast corner of the study area, the “Neighbourhood
Commercial” designation is proposed and would permit a small-scale retail plaza. The
lands were identified as having development potential since they consist of tablelands
located outside of the Region’s Natural Heritage System and are designated Urban
Area in the Region’s Official Plan.
The lands were further identified as unconstrained by natural features or buffers
through the Environmental Impact Study required for the Merton Planning Study. In
terms of connectivity to the existing the transportation network, the existing adjacent
intersection with Grand Oak Trail is complementary.
Staff notes that historically there have been comments from nearby residents about a
shortage of walkable and accessible convenience-type retail opportunities in the area.
OTHER POLICIES
Community Facilities
The draft policies identify the requirement to provide for an elementary school site
generally located where the future minor collector crosses the Hydro One electric
utility corridor. The requirement of a school site is in response to a request from the
Halton District School Board.
Through the Merton Planning Study process, the need for town parklands, open
space and recreational facilities was assessed. Staff relies on the Parks, Recreation
and Library Facilities Master Plan (PRLFMP) as the basis for these determinations.
This master plan was approved by the Community Services Committee on October
23, 2012 and was subsequently approved by Council, in principle, on October 29,
2012.
In the vicinity of the school site, the requirement to provide a park has been
identified and is contained in the draft policies. Oakville staff has defined this need
as a “Neighbourhood Park” that is intended to accommodate active recreational
activities as well as opportunities for informal active recreation at a neighbourhood
scale. This type of park may contain sports fields as well as tennis and basketball
courts, playgrounds and splash pads.
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Oakville staff has also identified the need for one or two parkettes within the lands
proposed to be developed for residential and mixed uses. These types of facilities
are typically designed as “village” squares or local greenspaces and may include
playgrounds. The final quantity and location will be determined based on final
housing form and street networks; it is the Town’s goal to provide this type of local
amenity for all residents to have access within a 5-minute walk, or approximately
400m radius.
Accompanying the parkland requirements, the draft policies set out the requirement
to provide for recreational trails within and along the natural heritage system with
appropriate crossings and connections to existing trails on the east side of Fourteen
Mile Creek and connections to the proposed new community to be developed.
Through the Merton Planning Study review, staff determined that a municipal golf
course was not needed in this location. The PRLFMP states “the provision of golf
courses or driving ranges is not an area that the town should pursue at this time”.
Staff’s review also determined that additional parkland or open space beyond the
standard requirements established in the PRLFMP was not required from the
Merton lands other than the amount to accommodate the new community.
The final locations and sizes of the blocks of land required for warranted parkland,
open space and recreational facilities will be determined through the development
process and in accordance with Town guidelines and master plans.
Community Design
The study area is characterized by existing institutional uses, private open space
and natural heritage features. Lands within the area have the potential to develop
into a compact and complete community that could, while protecting cultural
heritage resources, provide for a mix of uses that would be distinctive and
pedestrian-oriented.
In conjunction with updated land use policies through the proposed Official Plan
Amendment, community design policies and guidelines will ensure that new
development will be sustainable, compatible with the existing context, and diverse.
The proposed community design policies are intended to augment the existing
Livable Oakville Plan urban design policies and focus specifically on community
structure, and creating a well-linked and walkable community featuring a strong
main street area.
The proposed policies will help to establish development with strong linkages
providing choices in mobility. Built form is intended to frame streets and open
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spaces, while limiting rear lots and other barriers between new development and
public spaces.
The community design principles will focus on promoting diverse, context-sensitive
urban form of a human scale and streetscape with enhanced urban design,
accommodating the needs of all users.
The general urban design policies are recommended through the study and outlined
in the attached proposed draft Official Plan Amendment. These policies work in
conjunction with the broader urban design policies found in Section 6 of the Livable
Oakville Plan. Further urban design principles and guidelines will be developed
through preparation of the final study report and staff recommendation.
Sustainability
Additional policies regarding sustainability are proposed through the draft policies
that provide for opportunities for enhanced buffers to be assessed beyond the
required buffers through the development process. The objective of no net loss of
existing tree canopy cover will be addressed in future development.
As well, the complete and compact community design is founded on the provision of
required community facilities in a walkable mixed use and residential environment.
Mobility options are also considered in terms of the proposed transportation system
providing choices and playing higher residential densities where it can support
transit use.
Cultural Heritage Resources
On the Merton lands, several properties are recognized for their cultural heritage
significance under the Ontario Heritage Act. The Part IV designated properties are:
•
•
•

1179 Bronte Road – White Oak Tree
North Service road west – Merton Mount Pleasant Cemetery
2031 North Service Road West – Hilton Farm house and orchard

The properties listed on the Oakville Heritage Register are:
•
•
•
•

2363 North Service road West
1242 Bronte Road (just outside study area)
1326 Bronte Road
1470 Bronte Road (just outside study area)
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The policies in the draft Official Plan Amendments propose that cultural heritage
resources shall be maintained and integrated into new development and that a
heritage impact assessment shall be required on sites containing cultural heritage
resources through the development process.
Additional Policy Highlights
Additional policies are provided for:
•

•
•

Stormwater management ponds and facilities will be sized appropriately and
placed in locations where they may provide enhancements to the natural
heritage system and extensions to the parkland and open space systems.
Active transportation opportunities are to be provided throughout (e.g. bike
routes, trails and pedestrian connections).
Sensitive lands uses (e.g. housing) are to be set back 300m from the wastewater
treatment plant and 70m buffer from Woodlands Operation Centre unless
mitigation is possible

COMMENTS RECEIVED ON THE DRAFT PLAN AND POLICIES
Correspondence received on the draft preferred plan and draft Official Plan
Amendment since they were made available to the public on March 7, 2014 will be
provided to Council by way of an Addendum Report for the April 14, 2014 Statutory
Public Meeting on the Merton Planning Study.
ADDITIONAL MATTERS TO BE ADDRESSED
The following summarizes the concerns and issues raised at the Public Open House
held March 19, 2014:
•
•
•
•
•
•
•
•
•
•

What the Commercial and Employment Review and/or a Municipal
Comprehensive Review and how does this impact the draft preferred plan?
The Town has met its growth caps in the Plan so why do we need to develop
these lands?
What is the driving force behind this study?
Can a “no change” option be considered?
When will the current activities cease at Saw Whet Golf Course?
Who is undertaking the technical studies and why doesn’t the town do this?
If the landowner group is undertaking the technical studies, is this not a conflict
of interest?
What percentage of the tree canopy is changing?
Can the town buy the Merton lands?
How will stormwater outputs be considered into the Fourteen Mile Creek Valley?
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•
•

How will the outstanding matters from the technical studies be addressed?
Will the comments from Conservation Halton be made available?

Many of these matters have been previously addressed through study
communications and frequently asked questions (FAQ). Staff has updated the FAQ
to address new questions and provide clarification.
All of the public comments and technical issues will be considered in staff’s final
review of the draft plan and policies and revisions will be made where necessary
and addressed in the recommendation report to Planning and Development Council.
NEXT STEPS
The Merton Planning study will continue in terms of review and comment on the
technical studies and other materials by Town staff, the Town’s peer review team as
well as the Region of Halton and Conservation Halton. Comments from these
reviewers will be made available to the public, as they are submitted and finalized.
The study will proceed with revisions to the draft technical studies based on the
ongoing process of review and comment. This information will also be made
available to the public.
Staff needs to determine through the finalization of the technical studies, comments
and review of the 2014 PPS whether there are any significant impacts to the
developable areas which may have implications of the ability to plan for a complete
community.
It is important to note that the amount and type of development that may occur on
the Merton lands is subject to further change and refinement through this process
and through future processes anticipated with pending development applications
and as required by the Livable Oakville Plan.
Staff will revise the draft preferred plan and draft Official Plan Amendment as
appropriate and based on the input received through the study, at the statutory
public meeting, and from further technical information as it becomes available.
A future report on the Merton Planning Study will be brought forward to Council
addressing detailed technical content, public input, and planning analysis. This
reporting will accompany a future recommendation report and adopting by-law for
the Official Plan Amendment to the Livable Oakville Plan.
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CONSIDERATIONS
(A) PUBLIC
A Public Open House to provide a study update and present the draft
preferred plan and the draft Official Plan Amendment was held March 19,
2014. Notification of the open house was posted on the town website and
given by email communication.
Notification for the statutory Public Meeting on April 14, 2014 was given by
mail to property owners and tenants within the study area boundary and to
properties within 120 metres of the subject lands. This notice was also
provided through mass email communication, published in the local paper
on March 19, 2014 and distributed in paper form at the Public Open House
on March 19, 2014.
(B) FINANCIAL
There are no financial impacts arising from this report.
(C) IMPACT ON OTHER DEPARTMENTS & USERS
Several town departments are involved in the Technical Advisory Group
established through the study including Planning Services, Development
Engineering, Engineering and Construction and Parks & Open Space.
(D) CORPORATE AND/OR DEPARTMENT STRATEGIC GOALS
This report addresses the corporate strategic goal to:
• be the most livable town in Canada
(E) COMMUNITY SUSTAINABILITY
The Merton Planning Study is being carried out in accordance with the
sustainability policies of the Livable Oakville Plan.
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APPENDICES:

Appendix A – Study Process
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Prepared by:
Kirk Biggar, MCIP, RPP
Senior Planner, Long Range Planning

Recommended by:
Diane Childs, MCIP, RPP
Manager, Long Range Planning
Charles McConnell, MCIP, RPP
Manager, Current Planning, West District

Submitted by:
Dana Anderson, MCIP, RPP
Director of Planning Services

