Appendix A
MERTON PLANNING STUDY (QEW/BRONTE ROAD)
TERMS OF REFERENCE
May 6, 2013
1.

Introduction

The Town of Oakville requires a comprehensive study of the undeveloped lands generally located on the
north side of the QEW between Bronte Road and Third Line. The Study will be facilitated by the Town
and will consist of four components:
i) Technical Reports – A number of technical reports are to be completed as part of the study by
a consulting team retained by the major landowners. These will include studies relating to natural
heritage, servicing and infrastructure, transportation, noise, vibration, odour, archaeology and
phasing. These terms of reference outline the scope and requirements of those studies.
ii) Tertiary Plan – Land Use alternatives will be developed by the landowners’ consultants in
consultation with Town Planning Staff and participating landowners within the Study Area,
utilizing the Livable Oakville policies and schedules, and the initial constraint information from
the Technical Reports. The relationship between the technical reports and land use assessment
will be iterative with the technical reports informing the land use options in terms of development
boundaries and constraints. The technical reports will then assess the implications of the options.
The findings of the technical reports along with a policy review will lead to a preferred land use
option and the Tertiary Plan. The Tertiary Plan will recommend the most appropriate land use
designations and policies for the Study Area including policies that will set out what is required
for the development of the area.
iii) Peer Review – The Town will retain a consultant(s) (“Peer Review Consultant(s)”) to assist
with the peer review of the required technical studies and Tertiary Plan. The Peer Review
Consultant(s) will assist Town staff in the coordination of all internal Town comments and will
also co-ordinate the review and comments from the Region, Conservation Halton and other
applicable agencies.
iv) Applications and Approvals – The Tertiary Plan will be implemented through an
amendment(s) to the Livable Oakville Plan and through applications for draft plan of subdivision
approval. Individual development applications will be subject to a pre-consultation process and
may be made concurrent with the Tertiary Planning Study process to inform and provide context
to the technical reports and land use alternatives, recognizing that any such applications and/or
updates to the technical studies if required may require amendment as the study progresses. The
Town will use the technical reports, Tertiary Plan and peer review information to review the
applications for Official Plan and Zoning By-law Amendments and Draft Plan(s) of Subdivision
approval.
2.

Description of the Study Area

The Study Area consists of approximately 234 gross hectares and is located north of the Queen Elizabeth
Way (north of the North Service Road), east of Bronte Road (but including some parcels of land located
on the west side of Bronte Road), south of Upper Middle Road and west of existing residentially
developed lands west of Third Line.
The current land uses within the Study Area include:
• Saw Whet Golf Course and Deerfield Golf Course;

• Fourteen Mile Creek and natural heritage features associated with Bronte Creek;
• Ontario Hydro Right-of-Way;
• Office Employment and Institutional Uses (Region of Halton Offices and Halton Regional
Police Headquarters);
• An existing designated heritage cemetery;
• The Mid-HaltonWastewater Treatment Plant, and
• Existing rural residential uses including a designated heritage property, located immediately
west of Third Line, and two other listed properties.
The attached map shows the proposed Study Area land ownership and parcel sizes. The map also defines
the lands referred to in these terms of reference as the “Saw Whet lands” and the “Third Line lands”
3.

Background and Existing Planning Policy Framework

The Study Area lands are primarily designated Parkway Belt and Private Open Space. The Parkway Belt
designation is proposed to be removed and replaced with an Urban Area and Natural Heritage System
(NHS) designation as part of Regional Official Plan Amendment 38 (ROPA 38). ROPA 38 is currently
under appeal at the Ontario Municipal Board. Furthermore, Infrastructure Ontario (IO), on behalf of the
Ministry of Infrastructure, made applications in 2010 to MMAH for its Deerfield Golf Course, surplus
Ministry of Transportation land and Third Line lands to be removed from the Parkway Belt West Plan. IO
understands that the PBWP approvals for the Third Line lands are imminent. In 2011, IO undertook a
planning study for the provincial lands within the Study Area, which assessed constraints and
opportunities, which will inform the Tertiary Planning Study. IO has also undertaken extensive
environmental, geotechnical, hydrogeological, archaeological, planning, heritage, and site servicing due
diligence for the Third Line lands which will be used in the Technical Reports.
The Private Open Space designation, which comprises the Saw Whet golf course lands, are also identified
as part of the “Residential Areas” on the Town’s Urban Structure Schedule A1 and are currently
designated Urban Area in the Region of Halton Official Plan.
In anticipation of the lifting of the Parkway Belt designation and the redevelopment of the Saw Whet Golf
Course and other lands, the Town’s Official Plan (Livable Oakville) contains a policy regarding further
study necessary to determine the appropriate future detailed land uses for the area:
26.5

Other Areas for Further Study

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: and,
b) lands in the vicinity of Highway 403 on the west side between Dundas Street and Upper
Middle Road.
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.
The draft terms of reference for this Tertiary Planning Study responds to the Town’s requirement for
comprehensive studies to be completed prior to development proceeding.
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The landowner-initiated studies will need to reflect the Town’s mission to enhance its natural, cultural,
social and economic environments by ensuring that environmental sustainability, cultural vibrancy,
economic prosperity and social well-being are incorporated into growth and development decisions.

4.

Landowner Interest and Responsibility

There are two major landowners within the Study Area, being Bronte Green Corporation and the Province
of Ontario. Both have expressed an interest in proceeding with development applications and as noted
have already undertaken background work and have completed some technical studies to support the
development of their respective lands.
While the Town acknowledges the preference of the landowners to proceed immediately with their
development applications, the Tertiary Planning Study is required to establish the appropriate land use
designations and policies on a comprehensive basis, to guide and implement the proposed development
rather than responding to individual requests (as is stated in the Livable Oakville policies, noted above).
The Tertiary Planning Study will be facilitated by the Town. For clarity, individual landowners will be
responsible for undertaking all required site-specific studies in support of development applications.
This Terms of Reference is intended to set out the overall study requirements and identify the technical
studies and land use assessment to be undertaken collectively by the major landowners. The technical
studies that are undertaken by the landowners as part of the Tertiary Planning Study will also be
considered as meeting some of the complete application requirements for subsequent development
applications depending on the level of work completed for the lands through the Study (i.e., a higher level
of study being completed for Saw Whet and the Third Line lands).
In assessing site-specific development applications, the Town will review and use the information
prepared during the Tertiary Planning Study, as well as its own information.
The Town recognizes that lands within the Study Area are characterized by varying ownership, policy
contexts and development timeframes. The Town may consider the early approval of specific applications
for the Saw Whet and Third Line lands, provided such applications can function independent of adjacent
lands within the Study Area, are not reliant upon the implementation of yet to be delivered infrastructure
and community servicing to develop, and do not contribute to unacceptable environmental or natural
hazard impacts as a result of their early development.
It is recognized that not all landowners may want to or can participate in the study. For those landowners
who choose not to participate, it is important to note that while their land uses will be assessed and
determined as part of the Tertiary Planning Study, those landowners may be required to address servicing
and infrastructure issues and costs separately, and may be required to undertake more detailed sitespecific environmental impact studies as part of any site-specific planning application submission process
for their lands.
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5.

Objectives of the Study

5.1

In addition to the goals and objectives of the Livable Oakville Plan, the following key objectives
are to be followed in undertaking the study:
• Preserve, enhance and protect the town’s and region’s environmental features, biological
communities, wildlife corridors, and natural heritage system, and review connecting east-west
corridors between Environmental Study Assessment (ESA) 10 (Bronte Creek) and ESA 12
(Fourteen Mile Creek);
• Provide complete and sustainable communities with enhanced urban design, required
community facilities and parkland;
• Determine appropriate integration and connection of new development, where possible, with
the surrounding communities;
• Maintain a strong employment corridor along the Queen Elizabeth Way;
• Recognize the role and function of Bronte Road as a Major Arterial;
• Protect cultural heritage resources;
• Protect all natural hazards through policy and / or dedication to the municipality, and protect
new and existing infrastructure from future flooding and erosion concerns;
• Provide a safe, efficient and accessible transportation system with choices in mobility to
accommodate new growth;
• Provide cost-effective and coordinated infrastructure investment for new growth; and,
• Optimize use of existing infrastructure and public service facilities.
• Establish targets with respect to water quality parameters including the thermal regime for
stormwater management effluents.
• Demonstrate a net benefit to the significant population of Redside Dace within the Study Area.

5.2

The key determinations of the study include:
• The determination of the most appropriate detailed land use designations for the Study Area;
• The determination of desirable population and employment yields;
• The recommendation of additional Official Plan policies for development implementation
based on the recommended land use designations including proposed densities, use
limitations, buffering, phasing and future application stage study requirements;
• The identification of a natural heritage system, environmentally sensitive areas, open space
corridors, valley lands, woodlands, groundwater resources, and other natural features and
functions;
• The identification of natural hazards;
• The establishment of appropriate buffers from existing and neighbouring land uses;
• The identification of Town facilities and park needs as well as potential school site needs;
• The determination and timing of services and infrastructure, including transportation
improvements required for development within the Study Area;
• The recommendation and justification of an appropriate water management strategy
addressing quantity, quality, erosion and water balance targets.
• The phasing / staging of services and development.

6.

Study Process and Timing
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The West District Team of the Current Planning and Heritage Section of the Town of Oakville Planning
Services Department will facilitate the study process and provide Town input during key milestones in the
study process. The West District Team will be joined by technical staff from other Town Departments, as
well as staff from the Region of Halton, the Ministry of Transportation, the Ministry of Natural Resources
and Conservation Halton who will review and assist with the study. A Technical Advisory Group of town
and agency staff, including the major landowner representatives and consultants will be established at the
initial technical meeting. Bronte Green Corporation and their consultants will be responsible for preparing
and submitting studies and plans for the review and input by the Technical Advisory Group and will
participate in the technical review meetings by presenting the technical reports and findings and
responding to input. Technical Advisory Group meetings are to be held on monthly basis and more
frequently as required to meet study timelines. The details of the report formats and numbers of copies
required will be established by the project team.
It is anticipated that the study will be completed in 2013.
The following chart illustrates the anticipated key steps and proposed timing in the study process. The
proposed timing assumes all matters will be substantially addressed as required with the first submission
and that there will be the concurrent submission of the technical studies with the Draft Plans of
Subdivision for two of the properties (Saw Whet and the Third Line lands). The timing and completion of
the study may be required to be adjusted to ensure there is adequate time to address issues as they arise
and to ensure meaningful input and revisions to the studies and the Tertiary Plan. The timing may also be
adjusted to address notification requirements and Council’s schedule:
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

18

Key Steps
Information Report to Planning and Development Council –Draft Terms of
Reference
Technical Advisory Group meeting to finalize Terms of Reference and
establish meeting schedules
Background Technical Studies completion and submission
Review of Technical Study reports including Peer Review
Technical Advisory Group meeting on Technical Studies
Completion of monitoring works and data collection, and refinement and
update to Technical Studies and Models accordingly
Resubmission of updated Technical Studies
Review of Updated Technical Studies and Peer Review
Submission of Tertiary Plan Options and Criteria
Development Application pre-consultation meeting(s) as applicable
Meeting with Technical Advisory Group on Tertiary Plan Options and
Criteria
Public Information Meetings on the Tertiary Plan Options
Review and Analysis of Tertiary Plan Options
Completion of Final Technical Studies, Tertiary Plan Option Evaluation and
Preferred Tertiary Plan
Meeting with Technical Advisory Group on Final Technical Studies,
Tertiary Plan Option Evaluation and Preferred Tertiary Plan
Submission of Draft Plan / Development applications
Completion of Recommended Official Plan Land Use Designations and
Policies to Implement the Preferred Tertiary Plan (may include additional
amendments for Saw Whet and Third Line Lands)
Meeting with Technical Advisory Group on Recommended Policies for the

Timing
Q4 2012
Q1 2013
Q1 2013
Q1 2013
Q1 2013
Q1 2013
Q1 2013
Q1 2013
Q2 2013
Q2 2013
Q2 2013
Q2 2013
Q2 2013
Q3 2013
Q3 2013
Q3 2013
Q3 2013

Q3 2013
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19
20
21
22
23
24
25
26

7.

Key Steps
Preferred Tertiary Plan
Town Initiated Official Plan and Zoning By-law Amendment
Submission(s)
Statutory Public Meeting before Council on the Preferred Tertiary Plan
Tertiary Plan refinements as applicable
Public Information Meeting on Development Applications
Development Application refinements as applicable
Recommendation Report to Council with Official Plan Amendment to
implement Tertiary Plan
Statutory Public Meeting before Council on Development Applications
Recommendation Report to Council on Official Plan and Zoning By-law
Amendment(s), Draft Plan(s) of Subdivision and Subdivision Conditions
for Development Applications (as applicable)

Timing
Q3 2013
Q3 2013
Q3 2013
Q3 2013
Q4 2013
Q4 2013
Q1 2014
Q1 2014

Technical Studies and Reports Required

The following technical studies are required to be coordinated and completed by the landowners and peer
reviewed by the Town and agencies. The technical studies will be completed at a Tertiary Plan level for
the entire Study Area, unless otherwise noted. After completion of the technical studies, the Town, in
conjunction with the Agencies and its peer reviewer, will review the findings of the technical studies and
the preferred Tertiary Plan including any Draft Plan(s) of Subdivision and related submission
requirements submitted by the landowners.
To the extent possible technical studies shall be integrated and coordinated to ensure that all impacts and
mitigation measures are presented accurately and comprehensively.
Terms of reference for the peer review role and function will be provided in a separate appendix to these
Terms of Reference and be completed by the Town with input from the Region and Conservation Halton.
In cases where technical studies have already been or are in the process of being undertaken by a
landowner within the Study Area, the studies will be used to inform the Tertiary Planning Study and may
also be used in support of site-specific development applications.
7.1

Environmental Impact Study

The Environmental Impact Study (EIS) shall be prepared in advance of development to include the
components outlined below.
Section 3 of this document outlines the different planning context associated with the Saw Whet lands and
the provincial Third Line lands, as compared to the remainder of the Study Area. Accordingly, the Saw
Whet lands and the provincial Third Line lands will be developing on a timeline well ahead of the balance
of the Study Area.
Further, the Saw Whet lands are generally contained within the Fourteen Mile Creek subwatershed (as
illustrated on Figure 1).
The provincial Third Line lands are also separated from the remainder of the Study Area by the
significant Fourteen Mile Creek and associated valley lands, so they have a somewhat unique geographic,
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environmental and servicing context from the remainder of the Study Area. It is noted that the Halton
Natural Areas Inventory (2006) recommended that these lands be evaluated for possible extension of
Environmentally Sensitive Area #12.
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Figure 1 – Merton (QEW Bronte Road) Planning Study Area
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In consideration of the foregoing, the EIS will include additional details for the Saw Whet lands and the
provincial Third Line lands, inclusive of field data collected on site, and detailed stormwater management
and servicing recommendations at a development application level of analysis. The remainder of the
Study Area will be studied at a conceptual level to establish relevant constraints and parameters for future
detailed study and field investigation.
The following categorizes the expected level of study for the Tertiary Plan Area, and the additional level
of detail to be undertaken in support of a development application for each of the components of the EIS.
Where the more detailed application level studies have already been undertaken or are in the process of
being undertaken, they will be used to inform the Tertiary Planning Study. The EIS should be completed
in keeping with Conservation Halton’s Environmental Impact Study Guidelines and the Region of
Halton’s Environmental Impact Assessment Guidelines. Studies associated with Hazard Delineation must
be completed in accordance with Provincial Guidelines, and Stormwater Management planning is to be
completed in accordance with Town of Oakville, Halton Region and Ministry of the Environment
requirements.
7.1.1

Policy Context

i)

Undertake a review of applicable environmental planning policies at the federal, provincial,
regional and local levels and describe how they govern land use planning within the Study Area
and other regulatory requirements that may need to be considered prior to development of the
property.

7.1.2

Characterization of Existing Conditions
The characterization of Existing Conditions will be undertaken at two levels. The first level is a
higher-level characterization of the entire Study Area using information from published mapping,
other studies completed in and around the Study Area and any site-specific work data that may be
available. The second level of study is a more detailed characterization of the existing conditions
based on site-specific fieldwork and monitoring of the Saw Whet and Third Line lands. The
requirements for each level of study are described below.
Note: The decision for the need for site-specific fieldwork to supplement existing background
information will be made through discussion between consultant/town/agency staff discipline
specialists once the technical submissions for these matters have been presented and reviewed.
Supplemental fieldwork may be required for example to assess erosion potential, erosion
threshold limits.

a)

Entire Study Area

Biophysical resources in the Study Area will be characterized with respect to physiography, topography,
soils, bedrock geology, surficial geology, hydrogeology (groundwater), hydrology (surface water), fluvial
geomorphology and natural heritage resources*. Further detail on the scope of these topics is provided as
follows:
i)
Characterization of the geology and hydrogeological conditions in the Study Area will include
description of the regional hydrostratigraphy, local groundwater use, water quality and quantity,
depth to water table, seasonal fluctuations of groundwater levels, interpreted groundwater flow
directions, recharge and discharge conditions, and calculation of the overall water balance to
quantify expected infiltration conditions within the Study Area based on existing land use in the
Study Area. Watercourse observations and spot-flow measurements will be included, as well as
any flows from contributing tributaries.
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ii)

iii)

iv)

v)

Characterize the existing hydrological (surface water) conditions (water quality and quantity) in
the Study Area using available calibrated model, to be provided by the Town of Oakville. The
watershed scale hydrological model will need refinement within the study area to allow for
generation of appropriate and comparable nodes at key outlet points from the study area. The
refined model will be updated during late phase of the study to evaluate development impacts and
the mitigation plan.
Characterize the geomorphological condition of watercourses in the Study Area and downstream
to a point where flow contributions and groundwater contributions from the Study Area are
considered small relative to the greater drainage systems using background information and/or
site-specific information where available. (10% is noted as an acceptable threshold; however,
other measures could also be acceptable subject to agency approval). Geomorphological
assessment of the watercourses will be undertaken to characterize watercourse conditions and
sediment transport functions.
Characterize existing natural heritage resources for the Study Area using available background
information sources. Terrestrial, wetland and aquatic ecosystems in the Study Area should be
classified using ELC to the finest level possible based on background information. Vegetation,
wildlife and fisheries in the Study Area will be characterized using background information.
Species status should be noted using current recognized lists [COSEWIC, SARO, NHIC S-Ranks
and Halton Region NAI rankings.
A summary of significant biophysical resources within the Study Area will be provided, including
descriptions of key hydrologic and natural heritage features and functions (i.e., discharge areas,
populations of species at risk, significant wildlife habitat, linkages) and their role in the Natural
Heritage System.

*Note: Background information and data may be used for initial characterization, but may need to be
supplemented with fieldwork.
b)

Site-Specific - Saw Whet and Third Line lands

Site-specific technical investigations will be undertaken to confirm existing conditions and collect
supplementary data to better characterize the site’s physiography, topography, soils, bedrock geology,
hydrogeology (groundwater), hydrology (surface water), fluvial geomorphology and natural heritage
resources. Further detail on the scope of these topics is provided as follows:
i)

ii)

iii)

iv)

As it specifically relates to the provincial Third Line lands, a separate terms of reference for the
site-specific environmental study has been developed, once approved it will be used to define the
site-specific studies for those lands.
Geotechnical investigations including the drilling of subsurface boreholes will be undertaken to
confirm and describe in greater detail the existing soil, surficial sediments and bedrock conditions
of each site. These investigations will also determine slope stability.
Additional site-specific geomorphic assessment may be required to support new infrastructure
crossings of the Fourteen Mile Creek or its tributaries and the design of new infrastructure
proposed within the meander belt.
Hydrogeological investigations will be undertaken to confirm and describe in greater detail the
hydrogeological conditions of each site. Shallow and deep monitoring wells will be installed to
permit monitoring of groundwater levels, hydraulic conductivity testing and sampling for
groundwater quality testing. The number of monitoring wells, hydraulic conductivity tests and
water samples collected will be determined by the consultant to appropriately characterize the
conditions. The groundwater level monitoring should be completed to confirm the depth to water
table, seasonal variations, hydrostratigraphy and hydraulic gradients (recharge and discharge
conditions) and these data will be used in conjunction with the regional information from the
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v)

vi)

vii)

Study Area to refine the groundwater flow directions and assess potential baseflow contributions
to the local watercourses.
Surface water features will also be monitored to assess the potential for groundwater/surface
water interactions (i.e., contributions to baseflow). This will involve the installation of drive-point
piezometers in selected areas to permit monitoring of shallow groundwater levels and hydraulic
gradients along watercourses, as well as spot-flow measurements recorded upstream and
downstream of the subject site.
Characterization of the surface water quality and groundwater quality within the subject area will
be completed. The number of water samples, locations and list of parameters to be included in the
analysis will be determined by the consultant based on site-specific conditions and concerns (e.g.,
known contamination sources from existing land use and sensitivity of the receiving stream).
Parameters should include at a minimum basic ions as well as general water quality indicators
such as pH, conductivity, temperature, dissolved oxygen, nitrate and phosphorous. Water quality
parameters should be presented with regard to the provincial and federal water quality guidelines.
Characterization of the existing natural heritage resources at the site will be completed by
undertaking the following assessments:
a. Conduct field surveys to classify ecological features to the ecosite or ecoelement level
using ELC protocols.
b. Classify watercourses according to the Ontario Stream Assessment Protocols and map
aquatic habitat using MTO protocols.
c. Conduct three season floristic surveys (spring, summer, fall).
d. Conduct amphibian breeding surveys using Marsh Monitoring Program protocols.
e. Conduct breeding bird surveys on two occasions during the breeding season using
transect method.*
f. Conduct incidental wildlife surveys as part of other surveys.
g. Conduct targeted surveys for butterflies and odonates in suitable habitats.
h. Conduct targeted surveys for reptiles (turtles and snakes).
i. Conduct targeted surveys for wintering owls on three occasions in suitable habitats.
j. Conduct targeted surveys for Species at Risk.

*Note: The transect method is not in keeping with the standardized point count method. Agency staff will
review any breeding bird data collected to date for adequacy in terms of dates, times and locations of field
study. Any future breeding bird surveys will follow standardized survey methods.
viii)
ix)

xi)

Document fish and benthic invertebrates using available background information.
Document species status using current recognized lists [COSEWIC, SARO, NHIC S-Ranks and
Halton Region NAI rankings].
Define the limits of the natural heritage system and natural features such as woodlands,
valleylands and wetlands. Field verification of the natural features with agency staff to be
undertaken at the time of a development application;
Complete a tree inventory on the subject property according to Town of Oakville standards.

c)

Site-specific - Bronte Creek catchment

i)

Appropriate stormwater management criteria will be documented or determined, including:
a. confirmation of whether or not impacts from development may be accommodated by the
existing drainage outlet without negatively impacting the stability of the valley wall, the
conservation of land, water quality and fish habitat.
If the existing drainage outlet cannot be maintained, a minor diversion could be considered.
The need for any minor flow diversions to will be identified through the Tertiary Study, as well as
the contribution this diversion would make to stormwater flows across the entire study area.

x)

ii)
iii)
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7.1.3

Evaluation of Existing Conditions

i)

Provide an evaluation of the biophysical resources to determine their significance to and
relationship to environmental policies at the provincial, regional and local level. The evaluation
should consider those environmental policies related to natural heritage resources, surface and
groundwater resources and natural hazards. These include the Natural Heritage, Water, and
Natural Hazard policies of the Provincial Policy Statement (PPS), Greenlands and Water policies
of the Region, and local Natural Areas policies.
Slope Stability Assessment in accordance with the MNR’s Technical Guidelines. The physical
top of bank must also be staked by Conservation Halton staff.
Hydrogeological Evaluation – identify areas of groundwater recharge, discharge and areas of high
water table. Complete a water balance assessment based on the identified soil and groundwater
conditions to quantify existing groundwater recharge conditions as well as the groundwater
contributions to baseflow (discharge) to Fourteen Mile Creek from the Study Area. Identify
suitable areas for groundwater recharge for the conceptual post-development land use conditions.
Hydrological Analyses – Feature–based Water Balance Analysis, Hydrologic Model, Water
Quality Assessment on an entire study area basis.
Geomorphic Assessment – Including two commonly applied assessment techniques, such as
Rapid Steam Assessment Technique (RSAT), Rapid Geomorphic Assessment (RGA), Index of
Stability (Simon & Downs).
Base flows (ecological flow values) required to maintain water quality and existing ecological
conditions.
Undertake an evaluation of natural features within the Study Area to establish which areas satisfy
Halton Region's Environmentally Sensitive Area criteria and provide recommendations for
boundary modifications where necessary.

ii)
iii)

iv)
v)

vi)
vii)

7.1.4

Identification of Constraints and Opportunities

The EIS will identify constraints and opportunities associated with the entire Study Area at a general level
using available information. The constraints and opportunities will be refined at the site-specific level
using a combination of the available background information and supplementary information collected
through the site-specific technical investigations. Constraints and opportunities to be considered should
include:
i)

ii)

Natural heritage constraints in accordance with applicable Provincial, Regional, Town of
Oakville and Conservation Halton policies and regulations. Natural heritage constraints to be
considered include:
a. Environmentally Sensitive Areas (ESA)
b. Areas of Natural and Scientific Interest (ANSI)
c. Significant Woodlands
d. Significant Valleylands
e. Wetlands & Watercourses
f. Significant Wildlife Habitat
g. Fish Habitat
h. Habitats of Threatened and Endangered Species
i. Natural Heritage System
Hydrologic and hydrogeologic constraints and opportunities will be identified. This will involve
identifying the local water resource systems, surface water features and functions, groundwater
features and functions, construction considerations such as areas of high water table and
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iii)

iv)
v)
vi)

vii)

dewatering/depressurization requirements, and opportunities for increasing infiltration and
minimizing stormwater runoff.
Natural hazard constraints in accordance with applicable Provincial, Regional, Town of Oakville
and Conservation Halton policies and regulations and technical guidelines. Natural hazard
constraints to be considered include the following:
a. Erosion hazards
b. Flood hazards
c. Flooding and erosion hazard limits to be determined in accordance with the Ministry of
Natural Resources Guideline documents.
Constraints to be classified as high, moderate or low based on their ecological functions.
Constraints to be mapped spatially.
Opportunities for enhancement of natural heritage features and functions within the Study Areas
should be identified. Opportunities to be considered include, but are not necessarily limited to the
following:
a. Tree preservation opportunities
b. Watercourse enhancement through natural channel design (This approach will be
acceptable provided no channel relocations are proposed as part of site development)
c. Slope stabilization and erosion control
d. Water quality improvements
i. removal of online ponds subject to feature specific evaluation
ii. restoration of in-stream cover
iii. directing treated urban storm runoff where beneficial to the system
iv. low impact development (LID)
e. Natural Heritage System Enhancements
i. Removal of litter and refuse from natural areas
ii. Invasive species management
iii. Habitat enhancement through vegetation management
iv. Buffers
f. Linkage Enhancements
i. Wildlife corridor enhancement
ii. Trail opportunities
iii. Design road crossings of environmental features to accomodate pedestrian,
wildlife and fish passage.
Coordinate with the Transportation Study in establishing trails in an environmentally responsible
manner, and identify areas where enhanced wildlife habitat connectivity (e.g., through the use of
ecopassages) will be achieved.

7.1.5

Description of the Proposed Development

i)
ii)
iii)
iv)
v)

Description of the land use alternatives.
Grading & Servicing Plans (see section7.2).
Stormwater Management Plan (See Section7.2).
Description of development related activities.
Development Schedule / Timeline.

7.1.6

Impact Assessment & Mitigation

As with the other EIS components, the EIS will assess impacts and mitigation based on the information
available with a higher level of assessment being undertaken for the entire study area and/or the Saw
Whet and Third Line lands. This work will include the following tasks:

13

i)
ii)
iii)

iv)
v)

vi)

vii)

viii)

ix)

x)
xi)

xii)

xiii)
xiv)

7.1.7

Assess, quantify and predict potential impacts of the proposed development on the biophysical
resources and ecological functions of the Study Area.
Generate a detailed matrix that clearly identifies, quantifies and predicts the development related
impact source and its effect on the environment.
The matrix will identify the specific development activity, describe quantitatively and
qualitatively the potential effect on environmental receptors (features and functions), and
recommend mitigation measures and possible management and monitoring requirements to assess
the net quantitative and qualitative effect on the environment.
Impacts related to site preparation and development will be assessed and described in terms of
their short and long-term effects on the biophysical environment.
An assessment of erosion potential in the entire Study Area and further downstream to a point
where the catchment is a relatively small contribution to the greater system, and identification of
stormwater management criteria as they relate to erosion control.
The identification of existing documented constraints in the entire Study Area as they relate to
downstream capacity and flood risk, and the identification of stormwater management criteria as
they relate to flood risk, as well as a detailed water balance for all retained natural heritage
systems.
The establishment of stormwater management criteria in the entire Study Area as they relate to
maintaining base flow, mitigating flood risk, mitigating erosion potential and meeting water
quality objectives.
As the Town of Oakville has completed an update and calibration of the hydrologic model for
Fourteen Mile Creek, the study will update the available existing hydrologic model for the entire
Study Area to estimate existing and future flow rates, and ensure that the model updates are
completed to the satisfaction of the Town, Region and Conservation Halton.
Utilize existing targets established through previous or existing study, in conjunction with
available existing conditions hydrologic models to establish water quality, quantity and erosion
targets appropriate for the development and demonstrate that those targets will not result in
negative downstream flooding or erosion impacts on both a continuous and event basis,
recognizing that continuous modeling may occur in later iterations once more detailed system
designs have been developed. This modeling shall consider the full range of design storm events,
i.e. low flows, 1:2, 1:5, 1:10, 1:25, 1:50 and 1:100 and Hurricane Hazel, and a cumulative basis
that considers duration and magnitude of erosion threshold exceedence. The erosion threshold
should be verified in the field.
Demonstrate how thermal warming of Fourteen Mile Creek from urban stormwater inputs will be
mitigated.
Determine appropriate transportation crossing designs that will ensure no impediments to fish and
wildlife passage up to and during a 25-year storm event. Appropriate transportation crossing
designs shall also ensure continued natural fluvial geomorphological processes to occur without
hardening of valley or stream corridors.
A range of mitigation measures that can be used to avoid or reduce development related impacts
to natural heritage features and ecological functions on the subject property. Mitigation measures
to be considered will include buffers, stormwater management, Low Impact Development (LID)
measures to promote infiltration to address water balance deficits and as a measure to reduce end
of pipe facilities and others.
Summarize any residual impacts that cannot be avoided or mitigated.
Identify, quantify and describe cumulative impacts of the proposed land use change in the Study
Area on water quality, water quantity, hydrology, hydrogeological features and functions, aquatic
and terrestrial features and functions and on fish and wildlife communities within the Study Area.
Indicate how these impacts can be mitigated.
Monitoring
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i)

ii)

The EIS or concurrent document will include recommended terms of reference for a pre- and
post-development monitoring program to evaluate changes to the biophysical and chemical
environment of the Study Area and to evaluate compliance and performance of the environmental
management strategies recommended through the various technical studies prepared in support of
the Tertiary Plan and individual Draft Plans. The terms of reference will be prepared through
consultations with the Region, Town and Conservation Halton. The post development monitoring
program will be prepared in keeping with programs that have been prepared for other similar
development areas in the vicinity.
Baseline and post-development monitoring, including baseline groundwater level and quality
monitoring, will consider a variety of biophysical parameters within the Study Area and for some
period of time following complete build out of the area. The purpose of this monitoring is to
evaluate changes to relevant components of the biophysical and chemical environment. As
background studies are completed, the agreed upon value-added parameters that would
potentially require monitoring, including quantifiable potential impacts, would be better
understood and the detailed program established at that time. The location and distribution of the
monitors across the study area, water quality parameters and timing of data collection should be
sufficient for site characterization and potential impact monitoring.

7.1.7

Peer Review

The Environmental Impact Study will be peer reviewed by a consultant to be retained by the Town of
Oakville.
7.2

Area Servicing Plan and Functional Servicing Study

The Area Servicing Plan (ASP) and Functional Servicing Study (FSS) address municipal servicing, and a
Stormwater Management Report will provide an analysis of the most appropriate means of servicing the
Study Area, and the timing of service installations.
As with the EIS portion of the technical studies, the servicing analysis is divided into two levels of study
as outlined below. An Area Servicing Plan (ASP) level of detail will be completed for the Tertiary Study
Area, with additional Functional Servicing Study details being completed in support of site-specific
development applications as required. As a starting point, these reports must cross-reference natural
heritage constraints (including buffers) as identified in the EIS.
7.2.1 Area Servicing Plan
Water Servicing:
Evaluation of Existing Water System:
•
•

Outline of existing water system and pressure zones within the Study Area and the impact
the new development will have on these.
Outline the improvements and upgrades required to the existing water system
infrastructure to accommodate development in this Study Area.

Proposed Water System:
•

A preliminary servicing plan should be provided that shows the trunk watermain system
that will be required within this Study Area. Should the trunk cross any valley systems,
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•

•
•
•
•
•

geomorphic input should be provided with respect to anticipated future downcutting and
planform adjustment.
A skeletal watermain modeling analysis is to be provided of the proposed watermain
system within this Study Area and this analysis is to provide preliminary sizing of
watermains, expected static pressures and fire flows. The analysis is to be in accordance
with Halton Region standards, based on the network model provided by Halton Region.
The watermain analysis will also address the phasing of the development within the
Study Area.
The study will review opportunities for system redundancies and watermain looping
within the Study Area.
The study is to review land and easement requirements for Development Charge (DC)
watermain infrastructure.
The cost and timing of DC watermain infrastructure, sensitive to phasing, is to be
addressed in the study.
Identify all DC projects that may potentially require a Municipal Class EA when project
specific details are better defined.

Wastewater Servicing:
Evaluation of Existing Wastewater System:
•
•
•

Outline the existing wastewater system and drainage areas within the Study Area.
Determine any downstream constraints in the existing wastewater system such as pump
stations, pipe capacity and plant capacity.
Determine the improvements required in the existing wastewater system based on the
development of the Study Area and identify the triggers for these improvements.

Proposed Wastewater System:
•

•
•
•

•
•
•
•

Provide a preliminary servicing plan that shows the proposed trunk wastewater system
required to service this Study Area. Should the trunk cross any valley systems,
geomorphic input should be provided with respect to anticipated future downcutting and
planform adjustment.
Provide external and internal drainage area plans and preliminary design sheets for major
trunk sewers, and related conceptual sizing calculations.
The wastewater analysis will also address the impact of phasing of the development on
within the Study Area.
The study should review the size and locations of pump station infrastructure, including
alternative to pumping station infrastructure, and address potential overflows and
environmental impacts, if required.
Preliminary Plan and Profile drawings are to be provided for DC trunk wastewater mains
based on preliminary grades.
The study is to review land and easement requirements for DC wastewater infrastructure.
The cost and timing of DC wastewater infrastructure, sensitive to phasing, will be
addressed in the study.
Identify all DC projects that may potentially require a Municipal Class EA when project
specific details are better defined.
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Stormwater Management:
•

•

•
•

•

•
•

7.2.2

A Stormwater Management analysis that demonstrates an understanding of existing
conditions including the hydrologic requirements of natural features and watercourses,
which will be retained. Note: Should the Tertiary Study or individual development
applications propose the elimination or re-alignment of an existing riverine corridor
(regulated or otherwise) additional study may be required. In that case, the Town and
agencies should be contacted for a more detailed terms of reference.
Outline how the proposed development will be serviced in such a way as to meet the
stormwater management targets with respect to quantity, quality and erosion control.
Conceptual plans showing grading of the proposed facilities, and updated hydrologic
modeling will be required.
Outline the existing stormwater drainage systems that are part of the Regional road
network.
At a conceptual level, determine the impact of stormwater drainage from the development
area to existing and planned Regional roadways, including potential impact upon existing
and planned stormwater drainage systems within a Regional roadway, including
mitigation.
At a conceptual level, determine the feasibility and benefit of incorporating existing and
future drainage from Regional roadways into development area stormwater management
infrastructure.
Identify the potential for any upgrades or improvements necessary to the stormwater
drainage systems on Regional roadways including culverts, ditches, storm sewers, etc.
Use of stormwater management designs that will consider at source controls and Low
Impact Development techniques wherever feasible to reduce erosion potential, mitigate
thermal impacts of urbanization on Redside Dace populations in Fourteen Mile Creek and
to maintain groundwater contributions to baseflows in Fourteen Mile Creek.

Functional Servicing Study

In addition to the detail in Section 7.2.1, the Saw Whet and the Third Line lands will be studied and
assessed to a functional servicing level of study. The Functional Servicing Study will expand on the
general concepts outlined in the Area Servicing Plan in support of a site-specific development application,
as outlined below. This study must be coordinated with the EIS and address the following:
• A detailed Water Pressure Network Analysis for the development lands will be completed to
advise how the area can be serviced in accordance with Town, Region and Provincial
standards, and in keeping the ASP recommendations;
• Identification of constraints as well as water looping strategies to accommodate phased
development of the development site;
• Calculation of estimated sanitary flows from the future development area with a view to
servicing the area with gravity sanitary sewers where possible, in accordance with the
recommendations of the ASP;
• A determination of the role of groundwater in the Study Area, how development impacts
groundwater, and the role of groundwater in the watershed;
• In consultation with the Town, Halton Region and Conservation Halton staff, develop
alternative stormwater management strategies where feasible, which will include practices
such as at-source infiltration, end of pipe stormwater management facilities, water quality
swales and trunk sewers;
• The FSS will respect constraints imposed by the natural heritage system;
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• Preparation of preliminary grading plans for the development area
• Preparation of preliminary storm sewer network for the development area, including drainage
area plans and storm trunk sizing
• Provide a recommended stormwater management strategy that will summarize the criteria,
identify the type and approximate size/location of recommended facilities, and prescribe
phasing requirements; consideration of the feasibility of Low Impact Development measures
(LID) will be among the alternatives;
7.2.3

Peer Review

The Area Servicing Plan and Functional Servicing Study will be peer reviewed by a consultant to be
retained by the Town of Oakville, with the opportunity for additional review and comment by Halton
Region.
7.3

Transportation Study

The Transportation Study will provide an understanding of transportation issues associated with the
development of the Tertiary Plan options. The assessment will determine the need for any improvements
to the adjacent and nearby transportation system in order to maintain a satisfactory level of service, an
acceptable level of safety and the appropriate access provisions for the proposed development to the
satisfaction of the Ministry of Transportation, Region of Halton and Town of Oakville. The study will be
coordinated with the EIS with respect to maintaining and, if possible, enhancing wildlife habitat
connectivity, in addition to environmental considerations around trails, with due consideration for the
Town of Oakville and Halton Region Transportation Master Plans. A Tertiary Plan level review of the
above will be undertaken for the Study Area, as outlined below:
• Identify the existing transportation network and opportunities and constraints,;
• Confirm the components of the proposed development uses such as the road network and land
uses, as well as development staging, if appropriate;
• Review and document the existing and future background traffic operations at the Study Area
intersections;
• Develop the vehicular and transit trip generation associated with the proposed development
and assign new vehicular site traffic to the study intersections;
• Forecast future background and total traffic volumes for the appropriate horizon periods and
peak hours, and document the operations;
A more detailed functional study will be undertaken for the Saw Whet lands and any additional lands with
active applications during the study timeframe. Future additional Transportation Study analyses may be
required at the time of development application on the remaining lands within the Study Area. In
particular, the detailed study will:
• Identify any mitigating measures such as turn lanes or road/intersection improvements, etc.
and timing of implementation will be identified, if any;
• Review the number and locations of all the access points, the requirements for exclusive
turning lanes, and sight distance requirements at access / intersection locations;
• Review the spacing and operations of the external intersections along adjacent roadways and
internal intersections within the subject lands;
• Conduct signal warrant analysis to determine whether signalized traffic control will be
required at the proposed site access intersections;
• Review pedestrian connectivity and prepare a Pedestrian Circulation Plan to illustrate the
pedestrian network (i.e. including pedestrian crossing facilities, walkway, sidewalks, multi-use
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•
•

•
•

pathways and critical points for potential vehicle-pedestrian conflicts) within the Study Area,
with emphasis on protecting the natural heritage system
Review potential operational and safety issues (for all road users including auto, transit,
pedestrian and cyclist) for the total future traffic conditions;
Review potential impacts on transit usage and services (routes and frequency) within the
Study Area for the interim and ultimate conditions and identify any required improvements,
modifications and mitigative measures. Also, identify the locations for new bus stops, as well
as the required type;
Review and comment on the cycling connectivity within the Study Area.
New roads and connections should consider the location of natural hazards, and must be
located in accordance with Conservation Halton’s policies.

The Transportation Study will be peer reviewed by a consultant to be retained by the Town of Oakville.
7.4

Stage 1 Archaeological Assessment

A Stage 1 Archaeological Assessment is required for the Study Area. All work is to be carried out in
accordance with the provisions of the Ontario Heritage Act, R.S.O. 1990, by a qualified archaeologist
licensed by the Ontario Ministry of Tourism, Culture and Sport. In addition, all archaeological work will
comply with the technical guidelines for archaeological resource assessment prepared by the Province of
Ontario.
The primary objective of the Stage 1 archaeological assessment is to determine whether a property or
Study Area has any potential for archaeological resources. The Stage 1 assessment will:
• Determine if there are any registered and/or unregistered archaeological sites, or other
significant features such as portage routes, on or in close proximity to the subject lands;
• Examine a number of different criteria including distance to water, soil drainage, presence of
significant topographical features, and proximity to historically significant transportation
routes and areas of early Euro-Canadian settlement; and,
• Identify any areas of archaeological potential located on the lands, which represent concerns
for Stage 2 field survey.
This information will form the basis for recommendations concerning which sections of the Study Area, if
any, will require a Stage 2 Archaeological Assessment as part of the development application process.
The Archaeological Assessment(s) will be peer reviewed by a consultant to be retained by the Town of
Oakville.
7.5

Noise and Odour Studies

The noise and odour studies will provide an understanding of:
• The impacts of the surroundings on the proposed development area, including road traffic
noise sources, and noise from existing uses located within the Study Area (i.e., the Mid-Halton
Wastewater Treatment Plant and existing employment uses); and,
• The impacts of the development of the Study Area on itself (i.e., the impact of noise
associated with various land uses proposed for the Study Area on other land uses proposed for
the area).
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The noise and odour studies will be prepared at a Tertiary Plan level of detail based on the Ministry of
Environment Guidelines, including LU-131 Guidelines for Stationary Noise Sources. This level of detail
will provide a comprehensive noise impact assessment, which will:
•
•
•
•
•

identify land use restrictions for sensitive land uses;
identify the land use implications for potential new noise sources in the Study Area;
input into the assessment of land use options;
identify generalized noise mitigation/abatement requirements; and
set out further noise and odour study requirements at the draft plan of subdivision / site plan
approval stage.

A follow up more detailed noise and odour studies will be undertaken for the Saw Whet lands and any
additional lands with active applications during the study timeframe addressing the study requirements
emanating from the overview study.
The Noise and Odour Studies will be peer reviewed by a consultant to be retained by the Town of
Oakville.

8.0

Tertiary Plan

The process leading up to the development of the Tertiary Plan will identify up to three land use options
based on the technical reports. The land use options considered shall also include and consider plans
submitted by one or more of the landowners. The land use options shall identify parks and school needs,
vehicular and active transportation connectivity and assess varying residential housing forms and
densities/heights and a range of employment opportunities.
Input from the technical review along with an assessment of Provincial, Regional and Town policies,
including a review of the Town’s current growth management policies, its employment and commercial
land supply (without conducting a needs assessment), intensification targets, heritage and other Livable
Oakville policies will be used to evaluate the land use options for the Study Area.
A set of evaluation criteria incorporating these matters will be developed to evaluate the land use options.
The evaluation criteria will be reviewed with and confirmed by Town staff prior the evaluation of the land
use options.
The final Tertiary Plan (preferred land use alternative) will recommend the appropriate land use
designations and policies as well as associated infrastructure and community servicing needs.
A public open house will be held to present the existing conditions, land use options and preferred option
to the public. The final technical study reports and Tertiary Plan will be presented to Council.
The Tertiary Plan will be peer reviewed by a consultant to be retained by the Town of Oakville.

9.0

Documentation to be Referenced and Referred to:

Low Impact Development Stormwater Management Planning and Design Guide. Toronto and Region
Conservation Authority and Credit Valley Conservation Authority. 2010.
Draft Guidance for Development Activities in Redside Dace Protected Habitat. Ontario Ministry of
Natural Resources. February 2011.
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Ontario Provincial Policy Statement. Ontario Ministry of Municipal Affairs and Housing, 2005.
Natural Heritage Reference Manual for Natural Heritage Policies of the Provincial Policy Statement.
Ontario Ministry of Natural Resources.
Erosion and Sediment Control Guideline for Urban Construction. Greater Golden Horseshoe
Conservation Authorities. December 2006.
Water Balance Guidelines for the Protection of Natural Features. Dec. 2011.
http://www.sustainabletechnologies.ca/Portals/_Rainbow/Documents/Water%20Balance%20for%20the%
20Protection%20of%20Natural%20Features%20Guideline%20.pdf
Ontario Stream Assessment Protocol. Ontario Ministry of Natural Resources.
Conservation Halton Long Term Environmental Monitoring Annual Reports for Urban Creeks.
Conservation Halton Environmental Impact Study Guidelines. 2005.
Conservation Halton Landscaping and Tree Preservation Guidelines. April 2010.
Understanding Natural Hazards, Ministry of Natural Resources, 2001
Technical Guide – River & Stream Systems: Flooding Hazard Limit, Ministry of Natural Resources &
Watershed Science Centre, 2002
Technical Guide – River & Stream Systems: Erosion Hazard Limit, Ministry of Natural Resources &
Watershed Science Centre, 2002
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