
 
 
 
 
 
 
 
 
August 11, 2021 
 
The Hon. Minister Clarke       
Ministry of Municipal Affairs and Housing      
777 Bay Street, 17th floor 
Toronto, Ontario 
M7A 2J3 
        Via email: sclarke @ontario.ca 
Dear Minister Clarke:  
 
RE:  ERO 019-4071 MINISTRY REFERENCE NUMBER 24-OP-217386 

HALTON REGIONAL OFFICIAL PLAN AMENDMENT NO. 48  
 WRITTEN SUBMISSION – ALDERSHOT GREENHOUSES LTD. 
 OUR FILE: 20379A 
 
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) are currently retained by Aldershot 
Greenhouses Ltd. (“Aldershot Greenhouses”) with respect to their lands located at 1097, 1107 and 1135 
Gallagher Road in the City of Burlington (the ‘Subject Lands’). Over the past year, Aldershot Greenhouses 
has submitted requests to the Regional Municipality of Halton (“Region”) to have its lands included within 
the Aldershot Major Transit Station Area (“MTSA”) boundary.  
 
The Region’s decision to not include the Subject Lands in the Aldershot MTSA as set out in ROPA 48 is, in 
our opinion, contrary to Provincial policy and does not consider and implement the Ministry’s comments 
that recommend they be included.  
 
While our planning justification for the inclusion of the Subject Lands has been submitted to the Region 
and a copy for reference is attached hereto, the following are key considerations for their inclusion:  
 

• In accelerating ROPA 48 in advance of a Preferred Growth Concept by Regional Council, it is 
unclear how the proposed MTSA boundaries will achieve the minimum density targets of 150 
people and jobs per hectare to meet ROPA 38’s targets for 2031, not to mention 2051 targets 
without all approvporate lands, currently underutilized within the 800 metre radius being 
included;   

• The Subject Lands are within the 15-minute neighbourhood of the Aldershot GO and would 
achieve the Growth Plan objectives of creating a complete community; 

• The Region has inconsistently applied their MTSA criteria, such as “blocks should remain intact to 
facilitate the cohesive and comprehensive development of an MTSA”  and did not apply this 
criterion to Aldershot Greenhouses’ request to include the Subject Lands within the Aldershot GO 
MTSA area. Grove Park and Aldershot Park on either side of the Subject Lands were removed citing 
these lands should be excluded as they are “already established and are not anticipated to 
change”. The exclusion of these areas does not only allow the MTSA to achieve complete 

204-442 BRANT STREET / BURLINGTON / ONTARIO / L7R 2G4 / T 905 639 8686 / F 905 761 5589 / WWW.MHBCPLAN.COM  

 

KITCHENER 
WOODBRIDGE 
LONDON 
KINGSTON 
BARRIE 
BURLINGTON 

 



 

community elements, or provide an opportunity to implement walking paths directly connecting 
to the Aldershot GO Station. 

• Ministry staff provided comments to the Region on the MTSA boundaries specifically noting the 
importance of including areas within the 800 metre radius that form part of the community and 
contribute to the MTSA as a complete community. As noted the Subject Lands are located within 
this 800 m radius of the MTSA and are underutilized. However they but have been excluded from 
the boundary without in our opinion any justification.  

• The Subject Lands are located within the recently approved, albeit new City of Burlington Official 
Plan which was approved by the Region in November of 2020. It is unclear why or how the lands 
are now not considered appropriate by the City of the Region?.  

 
We respectfully request that the Subject Lands, for the reasons outlined in our submission, be included 
within proposed MTSA boundaries for Aldershot GO Stations to ensure conformity with Provincial policy..  
 
 
Sincerely,  

MHBC 

 
Dana Anderson, FCIP, RPP 
 
cc:  Len Vander Lugt, Aldershot Greenhouses Ltd. 
 
Attach. 
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June 11, 2021 
 
Regional Halton Council         
c/o Regional Clerk Graham Milne       
1151 Bronte Road  
Oakville, Ontario 
L6M 3L1 

email: regionalclerk@halton.ca 
email: ropr@halton.ca 

 
 
Dear Chair Carr and Members of Regional Council: 
 
RE:  REGIONAL OFFICIAL PLAN AMENDMENT NO. 48 (“ROPA 48”) STATUTORY PUBLIC 

MEETING 
 MAJOR TRANSIT STATION AREA BOUNDARY ADJUSTMENT 

1097, 1107 AND 1135 GALLAGHER ROAD, BURLINGTON 
 OUR FILE: 20379A 

 
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC”) are currently retained by 
Aldershot Greenhouses Ltd. (“Aldershot Greenhouses”) with respect to their lands located at 1097, 1107 
and 1135 Gallagher Road in the City of Burlington (the ‘Subject Lands’). Over the past year, Aldershot 
Greenhouses has made multiple requests to the Region to have its lands included within the Aldershot 
Major Transit Station Area (“MTSA”) boundary including a detailed request and justification attached 
as Appendix A to this letter. To date Aldershot Greenhouses has not received any formal response to 
their written comments or their request for the Subject Lands to be included within the Aldershot GO 
MTSA. 
 
Background 
 
In June, 2020, Halton Region released an Integrated Growth Management Strategy Regional Urban 
Structure Discussion Paper, which was prepared as part of the Regional Official Plan Review Process 
(ROPR). The Discussion Paper addressed planning for growth in the Region, Settlement Areas, 
Community Areas and Employment Areas. The Paper provided an overview of the Region’s Major 
Transit Station Areas (MTSAs) both existing and proposed. The Discussion Paper additionally set out a 
methodology for delineating the MTSA boundaries. The Discussion Paper stated that “the MTSA 
delineation exercise identifying the proposed boundaries has taken into account the local plans and 
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studies completed to date where appropriate.” Based on the methodology provided in Appendix B, 
there was no assessment, planning rationale or information to clarify why the Subject Lands were 
removed and not included in the proposed MTSA boundary whereas they were included by the City in 
its Official Plan Review study process specific to Aldershot GO MTSA. 
 
Discussion question 4 from the Discussion Paper asked “From the draft boundaries identified in Appendix 
B and the Major Transit Station Area (MTSA) boundary delineation methodology outlined, do you have any 
comments on the proposed boundaries? Is there anything else that should be considered when delineating 
the Major Transit Station Areas?” On October 30, 2020, comments were provided in response to the 
Discussion Paper by Aldershot Greenhouses and a formal detailed justification and request was 
submitted to the Region of Halton to give consideration to include the Subject Lands within the revised 
Aldershot GO MTSA boundary. As noted, a copy of this request is attached as Appendix A.  
 
In February of 2021, a draft of Regional Official Plan Amendment No. 48 (“ROPA 48”) was proposed as 
a first phase of the Region’s MCR work and was noted to reflect local plans and priorities. It included 
the MTSA boundaries but did not reflect the approved local Official Plan’s delineation of the Aldershot 
MTSA.  
 
The proposed draft Aldershot GO Station MTSA boundary as provided in ROPA 48 continues to be 
significantly different than  the MTSA boundary currently identified in the Council-adopted and 
Regionally approved City of Burlington Official Plan (currently under appeal). The Region’s proposed 
Draft Aldershot GO MTSA boundary is significantly reduced in size from the boundary identified in the 
new Official Plan which was reviewed and studied through the City’s Official Plan Review process which 
included the Aldershot GO Mobility Hub Study as one of the many studies to inform the City’s new 
Official Plan. It was through the work completed by the City that the boundary was identified and 
supported in accordance with the Growth Plan. The boundary was based on the inclusion of strategic 
lands within 800 metres of the GO Station. In the case of the Subject Lands, they are located within 400 
metres of the GO Station.   
 
As noted, the Subject Lands are located within the 800 metre radius of the Aldershot Go Major Transit 
Station Area, with the closest portion of the Subject Lands approximately 400 metres from the 
Aldershot Go Station. These lands represent a block of lands directly east and connected to the GO 
Station. The Subject Lands represent a unique opportunity, due to their size and redevelopment 
potential, to allow for strategic intensification within walking distance of the GO Station that can 
implement appropriate buffering and setbacks to the surrounding mature neighbourhoods. The 
inclusion of the lands conforms to the Growth Plan policy that requires the inclusion of a diverse mix of 
land uses (Section 2.2.1(a)).  
 
Allowing for the inclusion of Grove Park within the MTSA boundary would also implement an 
immediate connection from the Subject Lands to the Aldershot GO parcel to the immediate west of 
Grove Park, as originally envisioned in the Draft Precinct Plan for the Aldershot GO Mobility Hub 
Preferred Concept which planned for an active transportation connection along the southern limits of 
the rail corridor. The inclusion of existing parks within MTSA areas should be an important planning 
principle to achieve complete community elements within the MTSAs. It is unclear why the Regional 
delineation would exclude such areas. In our opinion, this is contrary to the Growth Plan which states in 
Section 2.2.1(4): “Applying the policies of this Plan will support the achievement of complete 
communities that…(d) expand convenient access to: iii) an appropriate supply of safe, publicly-
accessible open spaces, parks, trails and other recreational facilities.” 
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On April 12, 2021, a meeting was held with Regional Planning staff to discuss Aldershot Greenhouse’s 
October 2020 submission, comments and request. It was raised at the meeting that there had been no 
formal response to the request and it was unclear how the comments provided had been considered in 
the preparation of ROPA 48. A question was also asked as to where and when the comments on the 
Discussion Paper and ROPA 48 would be made public as part of the public planning process. We believe 
it is important for Regional Council to have all available information before them to inform the decision 
making on critical growth issues. While the Phase 2 Initial Consultation Summary provided a high level 
overview of themed comment areas and on-line survey results, it did not identify key issues and 
concerns and illustrate how they had or were being addressed in the current recommended draft of 
ROPA 48. In fact, landowners and stakeholders who provided specific comments were not identified 
and their comments were not addressed as part of a public response document. Discussions with 
Regional staff regarding boundaries and impacts to specific properties took place after ROPA 48 was 
issued.  

 
At the meeting on April 12, 2021, Regional staff advised that they removed the Subject Lands from the 
MTSA boundary as a result of removing Grove Park, and the lands to the south that included an existing 
place of worship and the additional Aldershot Park. The rationale provided was that these areas were 
part of an existing established neighbourhood and should not be part of the MTSA. This response, again 
in our opinion, is completely contrary to integrated planning principles as established by the Growth 
Plan for building complete communities. In fact, it sets a dangerous precedent to completely 
disconnect existing built up areas from strategic growth areas. It is also unclear why the Region did not 
remove the Subject Lands when they were included and approved by both the City and the Region 
within the City’s new Official Plan in accordance with the Growth Plan.  

 
The Subject Lands should be included together with Grove Park in the Aldershot GO MTSA boundary 
for several reasons: 
 

• The lands are within 400 metre of the station; 
• The lands are under utilized and represent an ideal location given their size and location to 

provide for much needed housing supply and redevelopment that can be appropriately 
designated and transitioned; 

• The lands were included, supported and justified in the Preferred Draft Precinct Plan endorsed 
by the City of Burlington through the Aldershot Go Station Mobility Hub Study; 

• The lands were included, supported and justified in the City’s new Official Plan which envisions 
an active transportation connection along the southern limits of the rail corridor;  

• The lands were included, supported and justified in the City’s new Official Plan as part of the 
MTSA to accommodate growth to 2031. The growth targets are now required to be met to 2051 
as provided in the Growth Plan (2020) and the removal of lands within walking distance of the 
MTSA reduces the ability to address the growth requirements; 

• There is no support or justification provided based on the methodology for MTSA boundary 
delineation as to why the Subject Lands should not be included; and 

• The inclusion of the Subject Lands is in conformity with the Growth Plan and advances the 
planning policies as noted.  
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For the reasons outlined above, we would recommend the Aldershot GO Station Area boundary be 
amended to include Grove Park and the Subject Lands to maintain elements of a complete community 
for the MTSA and the broader community and to ensure sufficient land is provided to meet the Region’s 
growth targets and reflect the local plans.  

 
Sincerely,  

MHBC 
 

 
Dana Anderson, MA, FCIP, RPP 
Partner 
 
Attach. 
 
CC:  Curt Benson, Region of Halton 
 Karyn Poad, Region of Halton 
 Allison Enns, City of Burlington 
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APPENDIX A 
Response Letter Submitted 

 to Region, October 30, 2020 
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APPENDIX A: Aldershot GO Mobility Hub Draft Precinct Plan – May 2018
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