
  

 

  

  

  

  

    
  

  

 

  
  

 
  

 
 

 
 
 

 
 

 
 

 
 

  
 

 
 

 
 

   

 
 

 
 

   
  

The Corporation of the 
Town of Milton 

Report To: Council 

From: Barbara Koopmans, Commissioner, Planning and Development 

Date: March 4, 2019 

Report No: PD-002-19 

Subject: Technical Report – Proposed Local Official Plan Amendment 
and Zoning By-law Amendment by Jacal Holdings Ltd. for the 
property located at 130 Thompson Road South (Town Files: Z-
12/16 and LOPA-03/16). 

Recommendation: THAT Planning and Development Report PD-002-19 
outlining applications for amendments to the Town of 
Milton Official Plan and Zoning By-law 016-2014, as 
amended, to facilitate the construction of three mixed-use 
apartment buildings, BE APPROVED; 

AND THAT staff be authorized to bring forward Official Plan 
Amendment No. 53 in accordance with the draft Official Plan 
Amendment attached as Appendix 2 to Report PD-002-19 for 
Council adoption; 

AND THAT staff be authorized to bring forward an amending 
Zoning By-law in accordance with the draft By-law attached 
as Appendix 3 to Report PD-002-19 for Council adoption; 

AND THAT WHEREAS the Planning Act limits the ability to 
apply for a minor variance for a 2-year period following 
approval of this By-law, BE IT RESOLVED that a privately-
initiated application for a minor variance may be made. 

EXECUTIVE SUMMARY 
The purpose of this Report is to seek Council’s approval of amendments to the Official 
Plan and Zoning By-law initiated by Jacal Holdings Ltd.  The approval of these 
applications would permit the development of a mixed-use, multi-storey residential 
development on the lands municipally known as 130 Thompson Road South.  The 
applicant is proposing to construct three high-rise apartment buildings with heights of 31, 
29 and 27 storeys, respectively, including permission for 990 square metres of grade-
level commercial uses which may include a day-care centre.  The proposed development 
yields an overall unit count of 802 units, achieving a residential net density of 524 units 
per hectare.  A total of 1,028 parking spaces are provided on site consisting of 827 

Town of Milton
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residential spaces (1.03 space per unit) and 201 shared visitor and commercial parking 
(0.25 spaces per unit). 

In order to permit the increased building height, local official plan and zoning by-law 
amendments are required.  The LOPA would add a Specific Policy Area No. 53 
designation to the subject lands on Schedule I1 of the Official Plan.  This policy would 
allow the property to be developed with residential buildings up to 31 storeys in height. 

The zoning by-law amendment would add site-specific provisions to the existing Urban 
Growth Mixed Use Zone (UGC-MU) to a site-specific Urban Growth Mixed Use Zone 
(UGC-MU*258).  A holding provision (“H31”) will be put on the lands to ensure that 
outstanding technical issues including the submission of a Record of Site Condition and 
implementation of recommended Traffic Demand Management (TDM) measures, noise 
mitigation measures, pedestrian wind study and site plan approval are addressed 
satisfactorily.  Attached to this report as Appendix 3 is the Draft Zoning By-law. 

Planning Staff recommend that the applications be APPROVED for the following reasons: 

• The Provincial policies contained in the PPS 2014 and the Growth Plan (2017) actively 
promote and encourage compact urban form, intensification, optimization of the use 
of existing land base and infrastructure, and a development form which will better 
support access to and utilization of public transit. Staff concludes that the proposal is 
consistent with the PPS 2014 and is in conformity with the 2017 Growth Plan. Staff is 
further of the opinion the proposal would create a compact, mixed-use, transit 
supportive and pedestrian-friendly area where residents could live, work and shop. 

• There are policies and provisions within the Town’s current Official Plan and Zoning 
By-law do not fully implement the direction and objectives of Provincial policies. As 
such, it is reasonable and appropriate to consider site-specific Official Plan and Zoning 
amendment applications for the subject lands. 

• The proposal represents intensification within Milton’s Urban Growth Centre that 
would make a positive contribution to meeting the Town’s growth targets in 
accordance with Town, Regional and Provincial planning policy. 

• The close proximity of the subject lands to the multi-modal transit hub at the GO 
Station justifies reducing the Town’s normal parking standards as the location 
supports reduced dependence on the automobile.  

• The proposed new landmark buildings would bring a vibrant new residential form and 
use to the Urban Growth Centre and would provide for a range of housing 
opportunities for present and future residents off all ages and incomes. 
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• The proposal will create new commercial development and will help strengthen the 
economic vitality of the Urban Growth Centre. 

• The various updated supporting studies confirm that the development is appropriate 
and the proposal meets all the requirements of the Town and the affected external 
agencies from a technical perspective. 

• The proposed residential buildings are compatible with both existing and future 
surrounding land uses and represent an appropriate form of residential intensification 
subject to the satisfaction of all of the conditions pursuant to the holding provision 
placed on the lands. 

REPORT 

Background 
OWNER: 
Jacal Holdings Ltd., PO Box 36, Milton, Ontario 

AGENT: 
Korsiak Urban Planning, 206-277 Lakeshore Road East, Oakville, Ontario 

LOCATION/DESCRIPTION 

The subject lands are located at the southwestern quadrant of Thompson Road South 
and Drew Centre, immediately east of the Milton GO Station platform. The subject lands 
are legally described as Part of Lot 13, Concession 3 NS (Trafalgar) and municipally 
identified as 130 Thompson Road South. The lands are approximately 1.53 ha in size. 
The site is the current location of NPL Canada (formerly known as Link-Line) which is 
a gas distribution contractor. The site currently serves as a dispatch center for NPL’s 
fleet of service trucks.  The location of the subject property is illustrated in Figure 1 
attached to this Report. 

Surrounding land uses include a commercial complex (Milton Common) to the north 
consisting of a number of service commercial, retail shops, restaurants, banks, and 
anchored by the Real Canadian Superstore. There are leisure and recreational uses to 
the east and northeast (i.e., Lions Sports Park, Milton Memorial Arena, FirstOntario Arts 
Centre Milton, Milton Public Library and Milton Leisure Centre). Immediately west is the 
Milton GO Station and the main hub for Milton Transit. The CP Rail line abuts the 
subject lands immediately to the south and further south along Nipissing Road is a 
mixture of commercial, industrial and institutional land uses. There are existing low 
density residential land uses south of the subject lands along Childs Drive and 
southeast, opposite Thompson Road South. 
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DESCRIPTION OF PROPOSED DEVELOPMENT 

The applicant is proposing to redevelop the 1.53 ha subject property to allow for the 
development of three high-density mixed-use residential condominium apartment 
buildings consisting of a combined estimated total of 802 units. The proposed 
approximate heights of the buildings are Tower 1 – 31 storeys (approximately 100 
metres in height), Tower 2 – 27 storeys (approximately 86 metres in height) and Tower 
3 – 29 storeys (approximately 94 metres in height). The three towers are proposed to 
be constructed on a mutual podium, surrounded by pedestrian open space and 
landscaping. All onsite parking is provided via five levels within the podium, consisting 
of two levels of underground parking and three levels of above grade parking. Access 
to the development is provided through a proposed single driveway with access from 
Drew Centre. The development proposes to reduce the required parking to 1.28 parking 
spaces per unit inclusive of visitor parking (1.03 parking spaces per unit plus 0.25 
spaces for visitor) and shared commercial parking, totaling 1,028 parking spaces. A 
minimum of one dedicated parking space will be provided for car sharing as per the 
approved recommended Transit Demand Management Measures. The existing Zoning 
By-law currently requires 1.5 parking spaces per unit (1.25 residential parking spaces 
per unit plus 0.25 spaces for visitor parking) equating to a total of 1,203 parking spaces 
plus 25 commercial spaces for a grand total of 1,228 spaces based on the proposal, 
resulting in an overall proposed reduction of 200 parking spaces. 

Figure 2 illustrates the proposed concept plan for the site and Figure 3 illustrates the 
conceptual renderings (aerial and street view) of the proposed development. It should 
be noted that the proposed development has been re-designed from what was shown 
in the Public Meeting Report as the Applicant has worked with Urban Design Staff to 
incorporate the objectives outlined in Milton’s Tall Building Guidelines and their 
comments.  The original design had three (3) levels of underground parking and a two-
storey podium that was shared by two towers and a separate podium for the third tower 
that was physically separated from the other two. In addition, the original concept had 
surface parking and driveways/walkways on the upper concourse (See Figure 4 
attached). The two separate podiums have now been replaced by a single mutual 
stepped podium from which all three towers connect and the podium is now three 
storeys in height along Drew Centre with commercial uses at grade that wraps around 
corner of Thompson Road and Drew Centre and then transitions to primarily residential 
units along Thompson Road, making use of the grade separation. 

From a conceptual standpoint, the proposed size breakdown for residential units is as 
follows, but subject to change depending on market conditions: 
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Suite Mix 
Total Residential Suite Mix 

Unit Type 
Tower Total 

1 2 3 # % 

1 Bedroom 79 75 62 216 26.93 
1 Bedroom + Den 87 80 91 258 32.17 
2 Bedroom 102 85 93 280 34.91 
3 Bedroom 16 16 16 48 5.99 

Total Suites 284 256 262 802 100.00 

 

 

 

  

      

  
  

  
  

      

  
      

 
 

 

 
 

 

 
 

 
 

  
    

     
   

  
  

 
   

 
 

 
  

 
 

 
 

 
 
 

   
   

 

Suites greater than 75 m² 
(approximately 807 sq. ft) 

42 40 40 122 15.21 

Residential amenity areas of approximately 5,589 square metres will be provide within 
the podium and within the buildings.  Commercial uses are proposed at grade level 
fronting onto Drew Centre, with preliminary design allocating approximately 990 square 
metres to a wide range of office and retail uses and a potential day care centre. 

PROPOSED AMENDMENTS 

The proposed Local Official Plan Amendment seeks to allow a maximum building height 
of 31 storeys with a maximum residential density of 524 units per net hectare, based 
on the proposed 802 units. The current Official Plan policies permit a maximum of 8 
storeys in height. The Official Plan also contains bonussing policies that would allow an 
increased height of an additional three storeys (i.e. 11 storeys). The recently Town 
adopted Regional Modifications to OPA 31 state that all permitted uses within the Urban 
Growth Centre (UGC) Mixed Use Sub-Area shall contribute to achieving the overall 
minimum development density target for the UGC of 200 residents and jobs combined 
per hectare, subject to the availability of appropriate infrastructure. Attached to this 
Report as Appendix 2 is the Draft Official Plan Amendment. 

The subject lands are currently zoned Urban Growth Centre Mixed-Use (UGC-MU) 
pursuant to Zoning By-law 016-2014, as amended. The UGC-MU Zone permits high 
density residential uses up to a maximum height of eight (8) storeys or 29 metres in 
height. 

As the proposal is seeking an increase in height, a site-specific zoning by-law 
amendment is required. In addition, site-specific zoning also addresses the reduction 
in parking and other provisions to accommodate the proposed design and layout. A 
Holding ‘H’ provision is proposed to be added to the development to allow outstanding 
technical matters to be addressed and/or obtained including the submission of a Record 
of Site Condition, implementation of recommended Traffic Demand Management 
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(TDM) measures, noise mitigation measures, pedestrian wind study and site plan 
approval. 

SUPPORTING STUDIES AND REPORTS 

The following information has been submitted in support of the applications. It should 
be noted that there have been a number of updates and revisions to the studies made 
either because of changes to the original proposal or in response to comments received 
from Town staff and external agencies: 

• Air Quality Assessment prepared by 02e Inc. dated April 2017; 
• Draft Zoning by-law prepared by Korsiak Urban Planning dated November 2017, 

revised June 2018, October 2018; December 2018 
• Conceptual Aerial And Street View Renderings prepared by KNYMH Inc. dated April 

18, 2017; 
• Conceptual Site Development Plans prepared by KNYMH Inc. dated November 

2017, revised May 25, 2018;  
• Architectural Plans prepared by KNYMH Inc. dated December 2017; 
• Engineering Drawings prepared by Crozier & Associated dated November 9, 2017, 

revised  April 2018; 
• Geotechnical Investigation prepared by Landteck Limited dated February 3, 2016; 
• Functional Servicing Report/Preliminary Stormwater Management Report prepared 

by Crozier & Associates, dated December 2016; revised November 2017 and April 
2018 

• Land Use Compatibility Brief prepared by Korsiak Urban Planning dated July 25, 
2017; revised ; 

• Draft Official Plan Amendment prepared by Korsiak Urban Planning; 
• Planning Justification Report prepared by Korsiak Urban Planning dated December 

2016 revised, July 25, 2017, October 18, 2017, May 24, 2018 and September 26, 
2018;  

• Noise Impact Study prepared by J.E. Coulter Associates; dated January 4, 2017; 
revised May 24, 2018, revised October 25, 2018 

• Pedestrian Level Wind Letter of Opinion, prepared by Rowan Williams Davies & 
Irwin Inc., dated November 24, 2016; 

• Shadow Study, prepared by KNYMH Inc., dated November 30, 2016; 
• Traffic Impact Study prepared by GDH dated December 2016; revised May 28, 

2018, September 18, 2017, September 26, 2018; December 17, 2018 
• Urban Design Brief, prepared by KNYMH Inc., dated December 2016; revised 

October 18, 2017, May 2018 and September 2018; 
• View Analysis Memo Drawings 1-7, prepared by Korsiak Urban Planning dated 

November 4, 2017, revised May 25, 2018. 
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PLANNING POLICY 

Provincial Policy Statement (PPS 2014) and Growth Plan (2017) 

The applications have been reviewed pursuant to the relevant policies of the PPS 
(2014) and Growth Plan for the Greater Golden Horseshoe (Growth Plan, 2017). Staff 
is of the opinion that the proposed development conforms to Provincial and Regional 
planning policy and is consistent with the intent of the Town’s Regionally Modified 
Official Plan Amendment 31 (OPA 31) policies by appropriately intensifying 
underutilized lands within the Urban Growth Centre (UGC) and Major Transit Station 
Area. The proposed development supports the policy objectives related to focusing 
growth in existing settlement areas. The proposal provides for a mix of uses, mix of 
housing types and appropriate densities. The proposal promotes an efficient land use 
pattern which reduces land consumption related to residential development and 
provides for a compact, mixed-use urban form that will utilize existing infrastructure and 
community facilities. 

The Urban Growth Centre policies do not prescribe a maximum density. Rather, a 
minimum of 200 people and jobs per hectare must be planned to be achieved. The 
proposed development yields an overall unit count of 802 units, achieving a net 
residential density of 524 units per hectare. Using Milton’s 2015 Development Charge 
By-law calculation for Persons Per Unit (P.P.U.), (i.e. 1.52 for apartments) the proposed 
development will generate a population of approximately 1,219 people, equaling 
approximately 797 persons per hectare (exclusive of jobs). The intensification of the 
subject lands will assist Milton in achieving the minimum overall density targets as it will 
help offset the land displaced by the new future GO station parking lot which will not 
deliver persons or jobs within the Urban Growth Centre – Major Transit Station Area. 
Therefore, an increase beyond the minimum prescribed density where feasible is 
acceptable and desirable. The proposal conforms to the directions set out in the Growth 
Plan which supports the creation of complete communities by prioritizing intensification, 
specifically within strategic growth areas, including urban growth centres and major 
transit station areas. 

The proposed amendments would ensure that future development of the site will 
contribute to the diversification of the Town of Milton’s housing stock and would assist 
in ensuring the Town provides a full range of housing types and densities in order to 
meet a wide range of needs for current and future households. 

A more comprehensive review and analysis of the relevant policies of the PPS (2014) 
and Growth Plan (2017) is attached as Appendix 1 to this Report. 

Metrolinx – 2041 Regional Transportation Plan (2018) 
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In 2008, the Province released “The Big Move: Transforming Transportation in the 
Greater Toronto and Hamilton Areas (GTHA)” which contained action items to develop 
and implement a comprehensive Regional multi-modal transportation network.  The Big 
Move identified major transit station areas as well as the area within an 800-metre 
radius of the transit station as mobility hubs throughout the GTHA. In addition, these 
areas were generally forecast to achieve or have the potential to achieve a minimum 
density of approximately 10,000 people and jobs within an 800 metre radius. Pursuant 
to The Big Move, Milton was scheduled to have all-day, two-way transit service within 
the first 15 years (i.e. 2023). However, updates to The Big Move in 2013, postponed 
the delivery of all-day, two-way service between the Milton Station and the Meadowvale 
Station to 2033 (within 25 years). 

On March 8, 2018, Metrolinx Board of Directors approved its 2041 Regional 
Transportation Plan for the Greater Toronto and Hamilton Area (2018) which is meant 
to be the successor to the Big Move 2008 Plan. As shown on Map 5 of the Regional 
Transportation Plan, the Milton GO Transit line has been identified as part of the 
“Proposed 2041 Frequent Rapid Transit Network” and is identified as “15-minute two-
way all-day GO Service” from Union Station to the Milton Go Station. 

In addition, on November 15, 2017, the Province announced that improvements would 
be made to the existing Milton GO station which would include: 

• A new station building; 
• Upgraded surface parking lot with an additional 850 parking spaces bringing the 

total to approximately 2,300 spaces; 
• Reconfiguration of the lots, bus loop and passenger pick up drop off areas; 
• Accessible connections and upgraded platforms and infrastructure; 
• Improved pedestrian connections and bicycle storage. 

The proposed development will benefit from the new transportation plan and GO 
infrastructure improvements as it will have direct access to frequent transit. Further, it 
will allow for an urban-scaled, transit oriented community that will contribute to a 
reduction on automobile dependency, increase pedestrian connections and movement 
and act as a catalyst for future investment and intensification within the Town’s Urban 
Growth Centre. The integration of high density mixed-use development with transit will 
create a positive synergy that will in turn help shift the modal split towards higher levels 
of transit use and more active modes of transportation. 

Region of Halton Official Plan (ROP) 

ROPA 38 (2009) put the Region of Halton’s Official Plan into conformance with the 2006 
Growth Plan.  As prescribed by the Growth Plan (2006), ROPA 38 identifies Milton’s: 
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• Built Boundary; 
• Urban Growth Centre;  
• Intensification Areas; and 
• Mobility Hub (Major Transit Station Area, i.e., Milton GO Station).  

The Regional Official Plan was consolidated on June 19, 2018 and is currently in force 
and effect. The subject lands are within the Town of Milton’s ‘Built Boundary’ and are 
designated “Urban Area” and are subject to the “Built Boundary” overlay in the Regional 
Official Plan (consolidated June 19, 2018). The subject lands are also located within 
the “Mobility Hub” as identified on Map 1 of the Regional Plan. Table 2 – Intensification 
and Density Targets, lists the minimum number of new housing units to be added to the 
Built-up Area between 2015 and 2031.  For Milton, the minimum number of new 
housing units to be added is 5,300 units. The minimum number for Halton Region 
as a whole is 32,200, which represents 40 per cent of the new residential units to be 
constructed within Halton Region’s built boundaries over the same planning horizon. In 
accordance with Table 1 Population and Employment Distribution of the ROP, Milton is 
expected to accommodate a population of 238,000 and 114,000 jobs by 2031. 

Section 72 of the Regional Official Plan sets out some of the principal objectives of the 
Urban Area designation. These objectives are summarized as follows: 

• Support a form of growth that is compact and transit supportive and reduces 
the dependence on the automobile; 

• Encourage complete communities which afford maximum choices for 
residence, work and leisure; 

• To ensure growth takes place commensurately both within and outside the 
Built Boundary; and, 

• To promote the adaptive re-use of brownfield and greyfield sites 
• Identify an urban structure that supports development of Intensification Areas 

and promotes intensification and increased densities. 

Relevant Regional Official Plan polices include: 

75. The Urban Area is planned to accommodate the distribution of population and 
employment for the Region and the four Local Municipalities as shown in Table 
1 and the Regional phasing as shown in Table 2a. 

77. (2.1) Direct, through Table 2 and Table 2a, to the Built-Up Area a minimum of 
40 per cent of new residential development occurring annually within Halton in 
2015 and every year thereafter. 

Section 253.2 defines Intensification Areas as “lands identified by the Region or its 
Local Municipalities within the Urban Area that are to be the focus for accommodating 
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intensification. Intensification Areas include Urban Growth Centres, Major Transit 
Station Areas (including Metrolinx-designated Mobility Hubs), Intensification Corridors, 
and Mixed Use Nodes”. 

Relevant sections on Intensification Areas include: 

78. The objectives of the Intensification Areas are: 
1. To provide an urban form that is complementary to existing developed 

areas, uses space economically, promotes live-work relationships, fosters 
social interaction, enhances public safety and security, reduces travel by 
private automobile, promotes active transportation, and is 
environmentally more sustainable. 

2. To provide opportunities for more cost efficient and innovative urban 
design. 

3. To provide a range of employment opportunities, facilities and services in 
centralized locations that are readily accessible by public transit. 

4. To provide a diverse and compatible mix of land uses, including 
residential and employment uses, to support neighborhoods. 

6. To cumulatively attract a significant portion of population and employment 
growth. 

8. To support transit and active transportation for everyday activities. 
9. To generally achieve higher densities than the surrounding areas. 

11. For Major Transit Station Areas and Intensification Corridors:  
a) To achieve increased residential and employment densities in order 

to ensure the viability of existing and planned transit infrastructure 
and service. 

b) To achieve a mix of residential, office, institutional and commercial 
development, where appropriate.  

c) For Major Transit Station Areas, to provide access from various 
transportation modes to the transit facility, including consideration of, 
but not limited to, pedestrians, bicycle routes and bicycle parking, 
commuter pick-up/drop-off areas, carpool parking, car share 
vehicles, and parking/recharging stations for electric vehicles. 

80. Intensification Areas are parts of the Urban Area and consist of: 
1. Urban Growth Centres, which are shown as an overlay on top of the Urban 

Area on Map 1, subject to specific policies in addition to those for 
Intensification Areas,  

2. Major Transit Station Areas (including Metrolinx-designated Mobility 
Hubs) as identified on Map 1 and Map 3 and/or in Local Official Plans, 
which generally consist of areas within 500 m of the Major Transit Station 

81. It is the policy of the Region to: 
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1. Direct development with higher densities and mixed uses to 
Intensification Areas. 

81.1 The objectives of the Urban Growth Centres, as shown on Map 1, are: 
1. To serve as focal areas for investment in institutional and region-wide 

public services, as well as commercial, recreational, cultural and 
entertainment uses. 

2. To accommodate and support major transit infrastructure.  
3. To serve as high density major employment centres that will attract 

provincially, nationally or internationally significant employment uses. 
4. To accommodate a significant share of population and employment 

growth. 

81.2 The Urban Growth Centres are parts of Intensification Areas, which in turn 
are parts of the Urban Area and therefore are subject to the objectives and 
policies for both Intensification Areas and the Urban Area. The boundaries of 
the Urban Growth Centres as shown on Map 1 are to be interpreted in 
accordance with Section 52 of this Plan. 

81.3 It is the policy of the Region to: 
1. Require Urban Growth Centres to achieve a minimum development 

density target of 200 residents and jobs combined per gross hectare by 
2031 or earlier.  

2. Require Local Official Plans to show how the development density target 
for Urban Growth Centres under Section 81.3(1) can be met, including 
the submission to the Region of any supporting background 
documentation. 

Housing 
84. The goal for housing is to supply the people of Halton with an adequate mix 

and variety of housing to satisfy differing physical, social and economic 
needs. 

86. It is the policy of this Region to: 
6. Adopt the following housing targets: 

a. That at least 50 per cent of new housing units produced annually in 
Halton be in the form of townhouses or multi-storey buildings.  

Transportation 
172. The objectives of the Region are: 

2. To develop a balanced transportation system that: 
a. Reduces dependency on automobile use; 
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b. Includes a safe, convenient, accessible, affordable and efficient 
public transit system that is competitive with the private automobile; 
and 

c. Promotes active transportation.  
(9.1) To ensure development is designed to support active transportation and 

public transit. 
(9.2) To integrate transportation planning, land use planning, and investment 

in infrastructure. 
(10) To promote land use patterns and densities that foster strong live-work 

relationships and can be easily and effectively served by public transit 
and active transportation. 

Map 1 – Regional Structure also identifies the subject lands as within the Mobility 
Hub/Major Transit Station Area.  Section 259.3 defines Mobility Hubs as: 

“Major Transit Station Areas (MTSA’s) that are designated by Metrolinx as 
regionally significant given the level of transit service that is planned for them 
and the development potential around them. They are places of connectivity 
between rapid transit services, and also places where different modes of 
transportation, from walking to high-speed rail, come together. They have, or 
are planned to have a concentration of mixed use development around a 
major transit station. Given the high level of transit service at or forecasted for 
Mobility Hubs relative to other MTSAs, it is recommended that the Mobility 
Hub areas receive a commensurately higher level of development 
intensity and design consideration that supports transit and multi-modal 
travel than what may be applied in other MTSAs”. 

ROPA 38 has implemented the intensification policies of the Growth Plan for the 
Greater Golden Horseshoe by identifying Milton’s built boundary, urban growth centre 
and major transit station area/mobility hub, intensification areas and mandating 
minimum intensification targets within the built boundary.  By intensifying the Urban 
Growth Centre / Major Transit Station Area, the proposed development will significantly 
contribute to achieving the prescribed minimum of 5,300 new residential units within 
Milton’s Built-up area by 2031.  Additionally, the proposal will contribute to the 
achievement of the prescribed minimum percentage (i.e. 50%) of new housing units 
required to be in the form of townhouses or multi-storey buildings. 

It is staff’s opinion that the proposal conforms with the Regional Official Plan as it meets 
all of the relevant policies and objectives as outlined above which includes encouraging 
and facilitating intensification in the Urban Growth Centres and compact and transit 
supportive development that contributes to the creation of complete communities. 
Furthermore, no issues of water or sanitary service capacity have been identified. The 
Region has reviewed the applications and supports their approval and has noted that it 
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is a key priority of the Region to consider intensification and the development of 
intensification areas as the highest priority of urban development within the Region of 
Halton. 

Town of Milton Official Plan as amended by Official Plan Amendment 31 

On June 14, 2014, Town Council adopted OPA 31, being an amendment to bring the 
Town’s Official Plan into conformity with the Growth Plan for the Greater Golden 
Horseshoe and the Sustainable Halton Plan. The approval of OPA 31 by Halton Region 
was stalled pending Provincial review and approval of Regional Official Plan 
Amendment No. 38 (“ROPA 38”), and then while defending ROPA 38 at the Ontario 
Municipal Board over several years. Subsequently, Regional staff has worked with 
Town Staff to identify modifications to OPA 31 to ensure its conformity with the 
substantially approved version of ROPA 38. 

On June 18, 2018, Town Council endorsed the Region of Halton’s proposed 
modifications to Official Plan Amendment No. 31. The Region’s post circulation letter 
advises that OPA 31, as proposed to be modified, conforms to the Regional Official 
Plan as approved by the OMB, is consistent with the 2014 Provincial Policy Statement 
and conforms to other applicable plans and policies. 

As such, the modified policies of OPA 31 were approved by the Chief Planning Official 
for the Region of Halton but are currently under appeal.   There are currently seven site-
specific appeals; however, the only appeals applicable to the urban area relate 
specifically to permissions for drive-through service facilities with the Urban Growth 
Centre. Staff has sought a legal opinion from the Town’s solicitor who has reviewed the 
OPA 31 appeals and has confirmed that none of the policies/schedules referenced in 
the OPA for 130 Thomson Road are under appeal. As such, Section 17(38) of 
the Planning Act provides that the decision of an approval authority with respect to any 
parts of an OPA not under appeal is final. This means, (a) all policies of OPA 31 that 
are not under appeal are in effect; and (b) the parent OP is amended by these policies. 

In order to meet the pre-2031 Urban Area policy requirements of ROPA 38, the 
proposed modifications to OPA 31 fully incorporate the Urban Growth Centre, Built 
Boundary and Designated Greenfield Area designations and targets and depict these 
designations in the modified Schedules to the Plan. Primarily, these proposed 
modifications will: 

Enable the Town to complete Area Specific Plans (Secondary Plans) for the 
major growth areas (e.g. the Major Transit Station Area (MTSA)) and the 
Sustainable Halton Plan (SHP) lands in accordance with ROPA 38; and 
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Clarify the application of minimum growth management targets for intensification 
and density, including minimum density targets for the UGC/MTSA and the SHP 
lands portion of the Designated Greenfield Area. 

It should also be noted that OPA 31 was undertaken as a conformity exercise with the 
2006 Growth Plan and Regional Official Plan (ROPA 38). Staff will be undertaking a full 
and thorough review of its Official Plan in order to ensure that it continues to be 
consistent and/or conforms with Provincial and Regional policy and input the Town’s 
growth objectives. OPA 31 sets out goals, objectives and policies that clearly 
contemplate higher density development and intensification; however, it is does not yet 
entirely conform with current Provincial policies as it has not yet been subject to a 
conformity exercise with the Growth Plan (2017). Nevertheless, the proposal is 
consistent with the intent of OPA 31 which contemplates the tallest buildings and 
highest densities within the Urban Growth Centre – Major Transit Station Area. 

The 2017 Growth Plan for the Greater Golden Horseshoe places significant emphasis 
on intensification and redevelopment within the delineated built boundary, planning for 
and protection of employment lands and careful management of growth so as to 
minimize further expansion of urban areas and unnecessary and inefficient 
consumption of land.  As set out in the Town’s future Urban Structure that was endorsed 
by Council in 2017, the Urban Growth Centre has been identified to be the focus for 
intensification and high density (i.e. tall buildings) to ensure conformity with the 2017 
Growth Plan (minimum 200 jobs and people per hectare) which in turn will support the 
achievement of two-way all day GO service.  Development within the Urban Growth 
Centre is expected to be compact, mixed-use and pedestrian and transit oriented. 

As outlined in greater detail below, the Town has initiated its MTSA study for the Urban 
Growth Centre and it will be through this exercise that more detailed policies will be 
developed that will identify appropriate built form and densities within the Town’s Urban 
Growth Centre; consistent with the direction of current Provincial policies. 

Schedule C of OPA 31 (Schedule ‘31’ to OPA 31) - Central Business District Land Use 
Plan designates the subject lands ‘Urban Growth Centre Mixed Use Sub-Area”. 
Additionally, the lands are located within the Major Transit Station Area. 

Relevant policies of OPA 31 include: 

2.1.3 MUNICIPAL STRUCTURE AND COMMUNITY CONTEXT 
2.1.3.2 Urban Area 
Higher density mixed use development is generally directed to the Urban Growth 
Centre. The Urban Growth Centre for the Town is generally centered along Main 
Street, in the easterly area of the Central Business District and is the focal area for 
investment in institutional and Region-wide public services, as well as for 
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commercial, recreational, cultural and entertainment uses. It is to be planned as a 
vibrant high density, mixed use regional centre supported by a full range of public 
and complementary services and major transit infrastructure. It will accommodate 
and support a significant share of population and employment growth as well as 
major transit infrastructure over the life of this Plan. The majority of the Town’s 
intensification will be directed to the Urban Growth Centre, particularly the Major 
Transit Station Area, located around the existing GO Station on Main Street. 

2.1.4 Growth Management 
Section 2.1.4.3 notes that between the years of 2015 and 2031, a minimum of 
5300 new housing units are to be added within the built boundary shown on 
Schedule K to this Plan.  

2.1.4.7 notes that within the Urban Growth Centre as identified on Schedule H, a 
minimum development density of 200 persons and jobs combined per gross hectare 
is to be achieved by 2031 or earlier subject to availability of appropriate 
infrastructure. Of particular importance, Section 2.1.4.8 states that within the Major 
Transit Station Area, additional height and density beyond the target for the Urban 
Growth Centre is encouraged. 

2.1.6 INTENSIFICATION 
2.1.6.1 The Town shall promote intensification in order to support the development 
of compact, efficient, vibrant, complete and healthy communities that: 
a) Support a strong and competitive economy; 
b) Protect, conserve, enhance and wisely use land, air and water; 
c) Optimize the use of existing and new infrastructure; 
d) Manage growth in a manner that reflects Milton’s vision, goals and strategic 

objective; and 
e) Support achievement of the intensification and density targets of this Plan. 

2.1.6.2 Intensification Areas are located within the Urban Area and consist of the 
Urban Growth Centre, Major Transit Station Areas, Intensification Corridors and 
Secondary Mixed Use Nodes along with specific sites. These areas along with the 
Built Boundary as delineated by the Province have been identified on Schedule K. 
The specific sites shown on Schedule “K” that are within an Employment Area 
designation are identified for the purposes of employment intensification. 

2.1.6.3 Intensification and the development of Intensification Areas shall be 
promoted to achieve the following objectives: 

a) To provide an urban form that is complementary to existing developed areas, 
uses space more economically, promotes live-work relationships, fosters social 
interaction, enhances public safety and security, reduces travel by private 
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automobile, promotes active transportation, and is environmentally more 
sustainable; 

b) To provide opportunities for more cost-efficient and innovative urban design; 
c) To provide a range of employment opportunities, facilities and services in 

centralized locations that are readily accessible by public transit; 
d) To provide a diverse and compatible mix of land uses, including residential and 

employment uses, to support neighbourhoods; 
e) To create a vibrant, diverse and pedestrian-oriented urban environment; 
f) To cumulatively attract a significant portion of population and employment 

growth; 
g) To provide high quality public open spaces with site design and urban design 

standards that create attractive and vibrant places; 
h) To support transit and active transportation for everyday activities; 
i) To generally achieve higher densities than the surrounding areas; 
j) To achieve an appropriate transition of built form to adjacent areas; 
k) For Major Transit Station Areas, Intensification Corridors and Secondary Mixed 

Use Nodes: 
i. to achieve increased residential and employment densities in order to 

ensure the viability of existing and planned transit infrastructure and 
service; and, 

ii. to achieve a mix of residential, office, institutional and commercial 
development, where appropriate; and 

l) For Major Transit Station Areas: 
i. to provide access from various transportation modes to the transit facility, 

including consideration of, but not limited to, pedestrians, bicycle routes 
and bicycle parking, commuter pick-up/drop-off areas, carpool parking, 
car share vehicles, and parking/recharging stations for electric vehicles. 

2.1.6.5 It is the policy of the Town to: 
a) Recognize the Milton GO Station as a Major Transit Station and the 

surrounding area as a Major Transit Station Area to which residential and 
employment intensification including major office and appropriate major 
institutional uses are to be directed in accordance with Section 3.5 of this Plan; 

d) Direct development with higher densities, including mixed uses and transit 
supportive land uses to Intensification Areas; and 

s) Promote the use of rehabilitated brownfield and greyfield sites for residential 
intensification. 

2.6.3.14 As an incentive to encourage travel demand management, the Town may 
permit reduced parking standards for developments which demonstrate through 
their travel demand management plan and implementation strategy that a reduction 
in the parking standards is appropriate. A reduction in parking standards may also 
be considered in locations where mixed use development is permitted, where there 

https://2.6.3.14


 

 

  

 
  

  
 

 
 

     

 

 
  

 
  

  
 

 
     

 
  

 
 

   
 

 
 

  
 
 

  
 

 
  

 

 
 

     
 
 

  

Report #: The Corporation of the PD-002-19 
Page 17 of 51 Town of Milton 

is a significant density of development and good accessibility to transit, such as the 
Central Business District and Urban Growth Centre, in accordance with the policies 
of Section 3.5 of this Plan. 

2.7 – Housing 
To meet the Town of Milton's current and future housing needs by: a) ensuring that 
an appropriate range and mix of housing by density, type and affordability are 
permitted within the Town to meet a wide range of needs of current and future 
households. 

2.7.3.13 The present and future demand for housing in Milton will be 
accommodated, in part, through forms of intensification, which include the efficient 
use of vacant residential lands, underutilized lots and existing housing stock in all 
neighbourhoods, while recognizing the flood susceptibility in the urban core. 

2.8 – Urban Design 
2.8.2.11 To achieve a varied pattern of built form which supports and enhances the 
urban experience through architectural design which addresses both aesthetic and 
functional requirements. 2.8.2.12 To achieve a complementary relationship between 
new buildings and existing buildings, while accommodating a gradual evolution of 
architectural styles, as well as accommodating innovative built forms. 2.8.2.13 To 
enhance the unique character of a district, neighbourhood, grouping of buildings or 
prominent building, based on an analysis of their identifiable architectural 
characteristics. 

3.5  Central Business District 
3.5.1 GENERAL PURPOSE 
3.5.1.1 The “Central Business District” (CBD) as identified on Schedule “B”, 
composed of the historic downtown area and the Urban Growth Centre (UGC), is 
the focal point of the municipality. The UGC, as identified on Schedule “C”, will serve 
as the focal area for investment in institutional and region-wide public services as 
well as residential, commercial, recreational, cultural and entertainment uses. 

The UGC is the primary focus for intensification and therefore is subject to the 
policies for Intensifications Areas as set out in Section 2.1.6 of this Plan, as 
appropriate. 

3.5.1.2 It is intended that the CBD, outside of the Regulatory Flood Plain, will 
continue to be the primary multi-functional centre of the Town, providing a broad 
range of commercial, civic and cultural services at a Town-wide scale. Higher 
density mixed-use development and residential intensification, including major 
office, retail and appropriate major institutional development, will be directed to the 
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UGC, and especially to the Major Transit Station Area located around the GO 
station. 

Development will be planned to: 
a) Accommodate and support major transit infrastructure and multi-modal 

access to the GO station with active transportation infrastructure and 
connections to nearby trip generators, such as community facilities; 

b) Serve as a high density major employment centre that will attract provincially, 
nationally or internationally significant employment uses; and, 

c) Accommodate a significant share of population and employment growth and 
within the UGC, achieve a minimum development density of 200 residents 
and jobs per gross hectare by 2031 or earlier, subject to the availability of 
appropriate infrastructure. 

3.5.2 PERMITTED USES 
3.5.2.1 The Central Business District designations on Schedule “C” shall permit a 
variety of commercial, institutional and office uses, and community facilities, 
including a diversified mixture of basic shopping facilities, specialty retail, business 
and professional offices, personal service uses, assisted, affordable and special 
needs housing and religious, recreational, entertainment and cultural facilities, 
unless otherwise specified in the Sub-Area classifications as set out in Section 3.5.3. 

3.5.2.2 Residential uses shall be permitted in accordance with the policies of the 
various sub-areas as outlined in Section 3.5.3. 

3.5.3 CENTRAL BUSINESS DISTRICT POLICIES 
3.5.3.1 The intent of the Central Business District land use designation is to 
preserve, promote and enhance the function of the core area of the Town as the 
primary centre for commerce, tourism and civic activity at a pedestrian-scale. 

3.5.3.5 The development of a wide range of complementary uses to contribute to 
the vitality of the Central Business District and foster a live-work relationship, 
including the development of residential units above commercial establishments or 
offices, shall be encouraged. 

3.5.3.7 Transit-supportive densities and pedestrian oriented, active streetscapes 
and improvements to the public realm that revitalize and enhance the character of 
the Central Business District are required. 

3.5.3.8 New development shall exhibit high quality architectural and urban design 
and shall be integrated with adjacent, established residential neighbourhoods 
through the incorporation of appropriate transitions to minimize impacts. 
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3.5.3.11 Active transportation opportunities for pedestrians, cyclists and transit will 
be promoted to reduce automobile dependency. 

URBAN GROWTH CENTRE MIXED USE SUB-AREA 
3.5.3.22 The Urban Growth Centre Mixed Use Sub-Area designation makes up the 
majority of the CBD and is to be planned as a concentrated, vibrant urban centre 
that accommodates a significant share of the Town’s population and employment 
growth supported by Regional scale public services and major transit infrastructure. 

3.5.3.23 In addition to the uses permitted within the Central Business District land 
use designation, within the Urban Growth Centre Mixed Use Sub-Area designation, 
higher density residential and employment uses, major office, retail, hotels and 
convention centres and appropriate major institutional uses, may be permitted. All 
permitted uses within the Urban Growth Centre Mixed Use Sub-Area shall contribute 
to achieving the overall minimum development density target for the UGC of 200 
residents and jobs combined per hectare, subject to the availability of appropriate 
infrastructure. 

3.5.3.24 New development and redevelopment in this area may take the form of 
purpose designed or mixed use buildings and shall be guided by the following 
policies: 

b) Pedestrian traffic generating activities, particularly retail commercial uses and 
restaurants, shall be located at grade level, with residential and office uses in 
upper storey locations, except within purpose designed buildings; 

As prescribed in the site-specific By-law, the proposal development will have active 
frontage as a minimum of 950 square metres of commercial/retail gross floor area 
will be located on the ground floor facing Drew Centre which in turn will encourage 
pedestrian activity at grade with good connections to transit. 

c) Parking shall be provided in accordance with the policies of subsection 
3.5.3.48, with the majority of the required parking being provided in a structured 
parking garage or underground; 

The proposed development is proposing no surface parking as all parking will be 
located underground or within the podium to maximize the efficiency of land use and 
designed to create a vibrant, street oriented active frontage. 

d) Buildings abutting established residential neighbourhoods shall be stepped 
back, terraced or setback to maintain an appropriate transition and relationship 
between the different built forms 
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There are appropriate transitions and setbacks from the proposed towers to existing 
low density residential uses and the proposed design is in conformity with Milton’s 
Council endorsed Tall Building Guidelines. These guidelines identify a number of 
design features (i.e. slender floorplates, generous separation between towers, use 
of heavier and lighter materials to provide differentiation, vertical and horizontal 
articulation, towers stepped back above podium) that help minimize the perceived 
massing and height of the buildings. While the proposed buildings are different in 
terms of scale and height than the surrounding built form, utilizing good design 
principles will help ensure that they can be compatible with the surrounding 
neighbourhood. 

f) All new buildings shall be located close to or at the street line; 

The proposed development has been designed to create a human-scaled active 
streetscape both for pedestrians and for the surrounding street level public realm. 
The three-storey podium actively fronts onto the street and features a minimum of 
950 square metres of retail/commercial space at grade level creating a positive 
relationship with the street. 

g) Building heights may be increased within the Major Transit Station Area as 
shown on Schedule C and in gateway locations as shown on Schedule 
C.7.A.CBD, in accordance with the applicable bonussing policies of this Plan; 
and 

h) Development shall be designed to facilitate access to public transit, including 
commuter pick-up/drop-off areas and bicycle parking, and encourage walking 
and cycling. 

The proposed development is ideal for intensification as it is located within the 
Central Business District and directly beside the existing GO Station. Moreover, the 
GO Station is serviced by all of Milton’s local bus transit routes, making both regional 
and local commuting accessible and convenient. The site is also within walking 
distance of many existing amenities including commercial/retail, 
entertainment/leisure and recreational, restaurants and institutional land uses. As 
prescribed in the site-specific By-law, the development will also have a significant 
amount of long-term bicycle parking (excess of 600 spaces) to encourage cycling. 
Short-term bicycle parking spaces will also be provided on site. All parking is 
accessed through a sole driveway along Drew Centre, reducing the potential for 
movement conflicts between pedestrians and cyclists. 

3.5.3.25 A pedestrian linkage across the rail line to connect Nipissing Road and 
Childs Drive to the GO Station and Main Street will be encouraged. 
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3.5.3.26 A new trail system shall be developed along each side of the rail line from 
Thompson Road to Ontario Street. 

3.5.3.27 The comprehensive redevelopment of existing industrial and automotive-
related establishments within the Urban Growth Centre and replacement with 
intensive, high density residential, office and institutional uses shall be promoted. 

OPEN SPACE, LINKAGES AND NODES (Gateways and Focal Points) 

3.5.3.36 Schedule "C.7.B.CBD" identifies a system of open spaces, linkages and 
nodes (classified Gateway or Focal Point). Development on lands designated as 
Gateway will have regard for the importance of these intersections as major entry 
points into the Town and shall be consistent with subsections 2.8.3.19 to 2.8.3.22 
(Gateways) of this Plan. 

3.5.3.38 Schedule "C.7.B.CBD" identifies a network of major and minor Open Space 
Linkages throughout the Central Business District. The linkages identified in this 
Schedule will be developed in conjunction as adjacent development and 
redevelopment occurs. Applications for development will, where required, 
incorporate the trail linkage into the site design. 

3.5.3.39 Major linkages refer to "off street" trails facilitating both bicycle and 
pedestrian traffic, and typically will be wider in dimension than minor linkages. Minor 
linkages occur within existing streets or constrained areas and are identified by 
street signage and pavement markings. The design of both major and minor linkages 
shall have regard for the CBD Urban Design Guidelines. 

3.5.3.40 The major open space linkages adjacent to the CPR corridor will eventually 
serve as a major east-west connection through the centre of the Town, providing 
access to points of community interest via a system of minor trail connections. This 
linkage will also serve to protect the CPR corridor from noise and vibration sensitive 
developments. 

3.5.3.41 A corridor width of 5 to 20 metres will be achieved on both sides of the CPR 
right of way. 

The development has examined opportunities for the enhancement of existing linkages 
and the creation of new linkages to enhance transit, pedestrian and cycling connectivity. 
These options will be examined further through the site plan approval process and 
implemented as appropriate. 

The subject lands are located within the Urban Growth Centre and Major Transit Station 
Area as shown on Official Plan Schedule C – Central Business District Land Use Plan 
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(Schedule 31 to OPA 31).  The Urban Growth Centre and Major Transit Station Area 
are intensification areas, where significant growth is to occur.  Specifically, the Urban 
Growth Centre is to accommodate a significant share of population and employment 
growth, achieving a minimum development density of 200 residents and jobs per gross 
hectare by 2031 or earlier, subject to the availability of appropriate infrastructure.  The 
proposed development will significantly contribute to the intensification of the Urban 
Growth Centre by providing high-density mixed-use development that is transit 
supportive and pedestrian oriented. As set out in specific policies of OPA 31, reduced 
parking standards are warranted within the Central Business District and Urban Growth 
Centre in locations within close proximity to transit and a travel demand management 
plan is implemented which has been established in this proposal.  

Town of Milton – Official Plan (August 2008 Consolidation) 

The Town’s Official Plan (OP) 2008 Consolidation was brought into conformity with 
Provincial and Regional planning documents with the approval of OPA 31. As noted 
above, the parent Official Plan now includes all OPA 31 policies that were not under 
appeal. 

Town of Milton – Major Transit Station Area/Mobility Hub Study 

In February 2018, the Town initiated a multi-disciplinary study of the Milton Major 
Transit Station Area/Mobility Hub to make recommendations to guide future 
development and intensification in the area.   On April 9, 2018, Town Council awarded 
the bid to R.E. Millward & Associates / DTAH.  The study is anticipated to be completed 
in July 2019. 

The study is a significant component in planning for intensification. It will contribute local 
inputs to the Region’s ongoing growth management exercise, inform the Town’s own 
Official Plan Review, provide the evidence base and policy framework for the 
preparation of an area specific Secondary Plan and also support the business case for 
all-day, two-way GO rail service. 

The study has six stages which are broken down as follows: 

1. Study Context and Background Review 
2. Prepare Development Vision, Guiding Principles and Alternatives 
3. Prepare Land Use Planning and Design Framework 
4. Technical Analysis 
5. Major Transit Station Area Design and Layout 
6. Implementation Plan and Recommended Planning Framework 
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Stages 1 and 2 are complete and informed the preparation of initial Planning and 
Development alternatives. For Stage 3, the Planning and Development alternatives 
were presented at the Planning and Innovation Fair on December 4, 2018. The Fair 
included a public workshop at which participants had the opportunity to discuss the 
Planning and Development Alternatives and provide input. Several aspects were 
considered including options for the distribution of building heights. Generally, the 
concentration of taller building along the rail corridor was preferred. The preferred 
options are currently being further developed and refined, based on the public input 
received and findings from the technical analysis. 

The Major Transit Station Area/Mobility Hub study will provide the basis to update 
Milton’s Official Plan in conformity with current Provincial intensification policies.  

Town of Milton – Tall Building Guidelines 

On May 7, 2018, Town Council endorsed the Milton Mid Rise and Tall Building 
Guidelines prepared by Planning and Development Staff.  The Town has proactively 
developed these design guidelines to aid the integration of these types of developments 
into communities.  They are recognition of the Province’s emphasis on urban 
intensification and increasing developer interest in pursuing mid-rise and tall buildings 
in Milton. 

By clarifying the Town’s expectations for the design of tall buildings, it is intended that 
the guidelines will assist with the interpretation and application of Official Plan policies 
and objectives and provide a clear design direction related to building height, massing, 
transitions, sun/shadowing, and building articulation to promote and encourage high-
quality tall building proposals. They provide urban design solutions to ensure that mid 
and high-density projects will be well integrated within the existing neighbourhood 
context. In addition, they provide design techniques to reduce potential impacts on the 
surrounding neighbourhood. Developers are encouraged to have regard to the 
guidelines and Development Review staff will use them to evaluate development 
proposals.  

An Urban Design Brief has been submitted to the satisfaction of staff demonstrating 
conformity with the Tall Building Guidelines. Staff further addresses the guidelines and 
their implementation within this proposal as part of the “Issues of Concern” section of 
this report. 

Zoning By-law 016-2014 

The subject lands are currently zoned Urban Growth Centre – Mixed Use (UGC-MU) 
under Comprehensive Zoning By-law 016-2014. The Urban Growth Centre – Mixed 
Use zone permits residential high-density uses, retirement dwellings, office uses, 
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restaurants, and high density mixed use development among others. The Zoning By-
law currently does permit high-density residential uses but only allows a maximum 
height of 8 storeys or 29 metres. A site-specific Zoning By-law amendment (UGC-
MU*258) is required to permit the proposed increase in height (maximum of 31 storeys), 
reduction in parking and other provisions to accommodate the proposed design and 
layout. 

The proposed site-specific zoning by-law amendment supports the uses already 
permitted within the UGC-MU zone, however further supports the notion of mixed-use 
development in keeping with the directions regarding built form and density 
contemplated by the PPS 2014, Growth Plan (2017) and Regional Official Plan. 

Staff has recommended that a holding provision be placed on the lands to address a 
number of issues prior to the commencement of any development of the lands. 

Attached to this report as Appendix 3 is the Draft Zoning By-law. 

Site Plan Control 

Site Plan approval is required prior to the issuance of a building permit for any new 
development on the site. Detailed site plan drawings addressing such matters as 
building elevations, lot grading and drainage, site design, lighting and landscaping will 
be required to be submitted for review and approval. The future developer will also be 
required to enter into a site plan agreement with the Town and provide securities to 
guarantee the completion of works in accordance with the approved drawings. Staff has 
also included a holding provision (H31) that requires the Owner to provide site plan 
drawings and an agreement which ensures that the Town is satisfied that an enhanced 
level of urban design is achieved on the site. 

Discussion 
Public Consultation 

In accordance with the Planning Act, the applicant submitted a public consultation 
strategy as part of their complete application. This was required to ensure that members 
of the public are given an opportunity to review, understand and comment on the 
proposal. 

An informal Public Information Session which was hosted by the applicant on 
Wednesday, March 29, 2017, at the Milton Memorial Arena and was well attended.  The 
meeting was an informal drop-in format that included preliminary conceptual plans 
designs and elevations.  No formal presentations were made at this Information Session 
but members of the project team were there to answer questions and receive resident 
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and stakeholder feedback. Town Planning staff and Town Councillors were also in 
attendance. 

All materials, technical studies and reports prepared in support of the applications 
were made available to the public via the Town’s website. 

Notice for the Statutory Public Meeting was provided pursuant to the requirements of 
the Planning Act on June 6, 2017 and the Public Meeting was held on June 26, 2017. 
A public meeting report (PD-028-17) prepared by staff was made available to the public 
prior to the statutory public meeting being held. Six members of the public came 
forward to address the Committee with regard to the proposed applications.  All six 
people voiced objections to the applications with concerns over privacy/shadow 
impacts, traffic impacts, pedestrian safety, incompatibility with the character of the Town 
and inappropriateness in terms of height and scale. 

Staff has received numerous written comments from surrounding residents who have 
noted objections to the applications.  Their concerns relate to traffic impacts, reduced 
parking, loss of privacy, lack of necessary infrastructure, shadow impacts, nuisance 
caused by construction, pedestrian safety, potential impact on schools and the proposal 
being out of character for the Town of Milton.  

In addition, staff received written correspondence from Votorantim Cimentos (St. Marys 
CBM) which operate CBM Milton Ready Mix concrete batching plant at 805 Nipissing 
Road. Their letter notes that they would like to ensure that any proposed sensitive land 
uses are appropriately sited and designed in a manner which reflects their location 
relative to the existing industrial operation. Further, they ask that the Town take into 
account Ministry of Environment, Conservation and Parks D-Series Guidelines when 
considering the applications. 

Staff has also received written correspondence from Planning Consultants Zelinka 
Priamo Ltd., on behalf of their client Choice Properties REIT and Loblaw Properties 
Limited which are the land owner and lease holder of the lands located at 820 Main 
Street East and 120 Thompson Road South (Real Canadian Superstore and associated 
gas bar). Their concerns relate to land use compatibility with their existing commercial 
operation, specifically with respect to noise impacts and potential traffic impacts. 
Furthermore, a letter has been received from Firelight Infrastructure Partners who owns 
the installed rooftop solar panel system located on the roof of the Real Canadian 
Superstore building located at 820 Main Street East. Concerns over shadows that the 
buildings may cause and the significant loss of solar production and consequently lost 
revenue if the applications are ultimately approved. 

All written submissions have been attached as Appendix 4 to this Report. All of the 
issues raised are addressed in the “Issues of Concern” section of this Report. It should 
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be noted that these concerns have been responded to through the various technical 
reports and supporting studies provided in support of the applications in this Report. 

Agency Circulation 

The following Town departments and external agencies had comments which are 
summarized briefly below: 

Region of Halton 

Halton Region Planning staff reviewed the application in the context of the PPS and 
Growth Plan (2017) and have noted that is their opinion that the proposal is consistent 
with the overall direction and general policy intent of the Provincial plans. 

The subject lands are designated as Urban Area and are subject to the Built Boundary 
overlay in the ROP. The policies of the ROP support residential intensification and the 
development of vibrant and healthy communities. The Regional Plan puts significant 
emphasis on achieving minimum densities, maximizing opportunities for intensification 
and the achievement of intensification targets.  It is a key priority of the Region to 
consider intensification and the development of Intensification Areas as the highest 
priority of urban development within the Region.  The proposal helps achieve these 
policies and will also reduce the need for long distance commuting, increase the modal 
share for transit and active transportation. 

Regional staff have reviewed the Land Use Compatibility Brief prepared by Korsiak 
Urban Planning and agree with the findings of their assessment and in particular as it 
relates to the existing concrete batching plant being a Class II land use under Provincial 
D Series Guidelines. 

With respect to water and wastewater servicing, there does not appear to be, at this 
time, any impediments to providing Regional water and wastewater services to the site 
for the uses being proposed. Final confirmation of the ability to service the development 
and required capacity will be made by the Region at site plan approval stage. 

The Region has reviewed the Environmental Site Screening Questionnaire and since 
the applications would have the effect of changing the current industrial/commercial 
land uses to a more sensitive residential and day nursery land uses, a Ministry of 
Environment Acknowledge Record of Site Condition is required to ensure the subject 
property is suitable for the intended uses. It should be noted that staff has made this a 
condition of the holding provision (i.e. H31) placed on the lands as part of the draft 
Zoning By-law.  
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In terms of waste management, the owner will be required to design the site in 
conformity with the Region’s Development Design Guidelines for Source Separation of 
Solid Waste for this development to be eligible for regional waste collection service. 
The Region will provide confirmation respecting the ability to provide on-site refuse and 
recycling collection through the site plan approval process. If it is determined that 
Regional waste collection is not available for this development, the owners will need to 
secure a private waste collection contractor. 

Halton Region has reviewed the Air Quality Assessment report using the AERMOD 
modeling system which is designed to produce conservative estimates of pollutant 
concentrations. Given that none of the predicted concentration exceed limits set by the 
Ontario Ministry of Environment, Conservation and Parks, Halton Region is of the 
opinion that no additional air quality assessment work is warranted. 

The Owner will be required pay all applicable Regional development charges in 
accordance with the Region of Halton Development Charges By-law, as amended. In 
addition, commencing January 1, 2017, every owner of land located in Halton Region 
intended for residential development will be subject to the Front-ending recovery 
payment. 

The Region of Halton has also provided written correspondence dated January 29, 
2019 confirming that local Official Plan Amendment No. 53 is exempt from Regional 
approval in accordance with By-law No. 19-99. 

Milton Engineering Services 

Development Engineering staff has noted no concerns with the approval of the 
applications subject to site plan approval. 

As a requirement of site plan approval, detailed engineering drawings and supporting 
documentation are to be submitted which comply with the Town of Milton Engineering 
and Parks Development Standards Manual and the Town’s guidelines for site plan 
approval. Accordingly, an updated geotechnical investigation report will be required to 
reflect the most current design, an updated stormwater management report and a 
Hydrogeological Assessment for the proposed parking garage with underground levels. 

A Transportation Impact Study has been submitted to the satisfaction of staff. Staff is 
satisfied that the conceptual site plan meets site circulation requirements. More detailed 
site circulation comments will be provided at the Site Plan Approval Stage. The 
proposed reduction in parking is justified by the proposed Transportation Demand 
Management (TDM) measures.  A Holding ‘H’ provision will be placed on the zoning of 
the subject lands until such time that the Owner can demonstrate that all recommended 
TDM measures will be implemented to the satisfaction of the Town. 
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Engineering staff has reviewed the above-noted application and are willing to approve 
the rezoning/LOPA application on the condition that a Holding provision be placed on 
the subject lands until such time that the following conditions are met: 

The Owner must demonstrate to the satisfaction of the Town of Milton that they will be 
able to achieve all proposed TDM measures outlined in the 130 Thompson Road Traffic 
Impact Study dated December, 2018 by GHD, including any ongoing programming or 
management that may be required for program success. All costs associated with the 
implementation of the TDM measures are the responsibility of the Owner. The TDM 
measures are to set out in holding provision section of the draft By-law attached as 
Appendix 3 to this Report.  

Milton Transit staff has no objections to the proposals and note that the density of the 
proposed development would support a transit-orientated mobility hub near the Milton 
GO Station. 

Milton Fire Department 

The Fire Department provided comments given the concerns raised from a fire and life 
safety perspective regarding high-rise buildings. The Fire Chief noted that from an 
emergency response perspective, the Fire Department rarely have any comments or 
concerns due to the extensive and comprehensive fire and life safety requirements 
required under the Ontario Building Code. These buildings are very compartmentalized, 
made with non-combustible materials and should there be a fire in any area of the 
building fire alarm systems are designed as early warning for the occupants, sprinkler 
systems are designed to contain fire and HVAC/ventilation systems are to assist fire 
department staff with removal of smoke and gases.  Most modern day apartment 
building/high rise fire are actually room and content fires that have to be attacked and 
suppressed by staff entering the building and fighting the fire on the floor of origin. 
Milton Fire Department currently has the apparatus and equipment to deal with these 
types of incidents. 

CP Rail 

The proposed development is located adjacent to mile 31.02 of our Galt subdivision 
classified as a principle main line. CP is generally not in favour of residential 
developments adjacent to or near our right of way as this land use is not compatible 
with railway operations. The health, safety and welfare of future residents could be 
adversely affected by railway activities. 

However, to ensure the safety and comfort of adjacent residents and to mitigate as 
much as possible the inherent adverse environmental factors, CP request that their 
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standard principal main line requirements are considered as part of the municipalities 
review. As it may be premature to address some of the requirements in the context of 
the current applications, CP appreciates the opportunity to review any site plan for the 
proposed development. CP did note that they agree with the noise mitigation 
recommendations that were included in the Noise and Vibration Report that was 
submitted as part of the development applications. 

It should be noted that should the application be approved, staff will circulate CP with 
any subsequent site plan and/or condominium applications for review and provide 
formal comments in order to ensure that all of their requirements have been adequately 
addressed through the development (i.e. 30 metre setback to residential dwellings, 
installation of safety berm and fencing, interior noise levels must meet MOE noise level 
criteria, and appropriate warning clauses are included in all purchase and sale 
agreements). 

Metrolinx (GO Transit) 

Metrolinx staff notes that CP Rail who own the tracks adjacent to the subject property 
are the “primary commenting agency” and that GO and CP Rail requirements for 
developments adjacent to rail corridors are very similar. GO Transit also states that: 
while GO runs service along the abutting rail line, it is owned by CP Rail and they are 
the primary commenting agency. 

Metrolinx staff are satisfied with the noise mitigation recommendations that were 
included in the Noise and Vibration Report that was submitted as part of the 
development applications. Clauses should be included in Purchase and Sale 
Agreements warning prospective purchases of the proximity of the rail way and its 
potential impact. 

Metrolinx will require an environmental easement over the development for operation 
emissions from the owner of the subject property. 

Halton District School Board (HDSB) 

The Board has no objection to the proposed application subject to HDSB standard 
conditions provided including appropriate warning clauses in all purchase and sale 
agreements of prospective purchasers. Students from this area are currently within 
Robert Bateman, W.I. Dick public school catchment and Craig Kielburger Secondary 
School catchment.  According to the Board’s projections these schools are projected to 
be over building capacity.  As a result, students generated from this development are 
expected to be accommodated in the respective schools with the addition of portables. 
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Education development charges are payable in accordance with the applicable 
Education Development Charge By-law are required prior to the issuance of a building 
permit. 

Halton Catholic District School Board (HCDSB) 

HCDSB has no objections to the proposed development. In terms of school 
accommodation, if the development were to proceed today, elementary students 
generated from this proposal would be accommodated at Holy Rosary Catholic 
Elementary School located at 141 Martin Street. Secondary school students would be 
directed to Bishop Reding Catholic Secondary school located at 1120 Main Street East. 

Should approval of a future plan of condominium proceed, standard conditions are to 
be placed in the future agreement. 

Education development charges are payable in accordance with the applicable 
Education Development Charge By-law are required prior to the issuance of a building 
permit. 

Canada Post 

Canada Post offered no concerns. Standard comments were provided regarding mail 
service to high density residential buildings. 

Community Services 

Community Services staff has noted that cash-in-lieu of parkland dedication is 
applicable in accordance with Town By-law 128-2001 and Policy No. 48 as per the 
following rates: one hectare per 500 dwelling units for the residential portion and 2% for 
the commercial component. The preceding rates will be applied proportionately, with 
the combined fee due prior to the issuance of the first building permit. 

Also, a site specific property appraisal (entirely at the owners expense) will be required 
and is to be prepared by an accredited Canadian Professional Appraiser, having regard 
for the location, uses (commercial/residential mix) and unit types (density) proposed, 
as well as services/utilities available, among other key characteristics that define 
property value.   

Staff requested that an Addendum to the Planning Justification Report be provided to 
address the ‘Pedestrian Linkages’ contemplated in the Official Plan, Central Business 
District schedules.  The applicant submitted the addendum to the satisfaction of 
Community Services staff. Community Services staff have requested that the site plan 
and engineering drawings should include the active transportation route (shown to the 
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western property boundary by the existing Town-owned storm water management 
pond) and confirm that it is physically possible to construct the linkage and to confirm if 
the linkage is on lands external to the subject lands. 

Milton Hydro 

The owners are to contact Milton Hydro well in advance for confirmation of electrical 
servicing requirements. 

Corporate Services 

Corporate Services have confirmed that development charges will be required for the 
proposed development and that Trustee Clearance is not required. 

Issues of Concern 

Urban Design/Height/Massing: 

High-rise or Tall Buildings are an important component in the creation of higher density, 
mixed-use communities that are vibrant, walkable and transit supportive due to the 
importance of good built form in creating a sense of place. Higher density mixed use 
development is generally directed to the Urban Growth Centre. Preferred locations for 
Tall Buildings are close to the GO Transit Station and Milton Transit Hub and at the 
intersections of two Arterial Roads. In these strategic and key locations, building up 
instead of out, makes the best use of land and infrastructure and supports the growth 
of central and well connected neighbourhoods. 

An Urban Design Brief has been submitted to the satisfaction of staff demonstrating 
conformity with Official plan urban design policies and the Council endorsed Tall 
Building Guidelines. As the proposed towers would be a highly prominent feature on 
the skyline, careful consideration has been given to ensure the building tops will be 
designed to the highest architectural standard.  Town staff will continue to work with the 
applicant through Site Plan Approval to ensure that the design of the site and buildings 
are desirable and appropriate. 

An acceptable guideline in determining maximum height is measuring a 45 degree 
angular plane from the property line of existing residential uses to the elevated building 
envelope. This guideline is reflected in the Tall Building Guidelines, to address the 
transition between proposed higher density developments and existing low density 
residential uses. The Town of Milton Tall Buildings Guidelines (the Guidelines) and the 
Mid-Rise Buildings companion document were endorsed by Council at its meeting on 
May 7, 2018 (PD-022-18). The Guidelines are intended to assist with policy 
interpretation and provide a clear design direction. 
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The key design principles underpinning the Guidelines have been referenced 
throughout the pre-application and formal application process. The Urban Design Brief 
prepared by Korsiak Urban Planning and KNYMH Inc., has been prepared and 
submitted in accordance with the Town’s Development Application Guidelines for 
Briefs. The Urban Design Brief is directly related to the Guidelines. 

The Guidelines acknowledge the preferred locations for siting tall buildings in 
accordance with planning policy. The site is located within the Major Transit Station 
Area (i.e. within a 5 minute walk of the Milton GO Rail Station) at the eastern end of the 
Urban Growth Centre and near the intersection of two arterial roads (Main St E and 
Thompson Rd S). The location is well situated for services and infrastructure, with 
shopping, cultural, sports and recreation facilities all close by. 

The proposed development reflects the three-part built form recommended by the 
Guidelines (i.e. podium or base, tower or middle and building top) to further reduce the 
perceived height of the buildings. The height of the podium will have a human scale 
that is well related and proportional to the surrounding public realm. At the podium 
levels the development will address Thompson Road South, Drew Centre and the 
adjacent storm water pond. Along Thompson Road South the development will be 
elevated above the existing grade separation, but will be animated by four levels of 
residential suites which will wrap and conceal the parking garage. 

Along Drew Centre and at the corner of Drew and Thompson, commercial uses at street 
level with a high proportion of transparent windows and main building entries will create 
an active and animated streetscape. Two floors of residential suites above the 
commercial uses will ensure that the street is animated at all times of day. Along the 
western side of the development enhanced landscape treatments incorporating 
pedestrian walkways and seating will establish a sensitive edge and transition to the 
storm water pond. 

Above the podium, three slender point towers with compact floorplates are separated 
and offset to create a substantial amenity deck on the podium roof and to permit views 
and sunlight to permeate through the development. The proposed variation in building 
height of 27, 29 and 31 storeys respectively will contribute to a visually interesting 
skyline. Articulation of the towers, a contrast of lighter and heavier materials and step 
backs from the podium will help to reduce the perceived mass and bulk of the residential 
towers and maintain a human scale at street level. 

Refinement of the building top design incorporating step backs, overhangs, articulation 
and lighter materials will help to differentiate the uppermost floors from the tower below 
and create a distinctive crowning features. 
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Structured parking will be entirely accommodated within the building envelope, 
eliminating the visual impact of surface parking. The public realm will be enhanced 
through sidewalk and boulevard improvements along Drew Center, remodeling and 
landscaping the grade separation along Thompson Road South and creating a sensitive 
landscape/grade transition to the storm pond. The proposed amenity terrace on the 
podium roof will further humanize the scale and appearance of the development while 
the provision of substantial deck planting will serve to soften and diminish the apparent 
mass of the development. 

The proposed height of the buildings are appropriate given the subject lands’ proximity 
to the GO Station and Town Transit Hub, being within the Town’s Urban Growth Centre 
and the minimal impact to surrounding land uses. The buildings were designed with 
regard to the Council adopted Tall Buildings Guidelines ensuring the highest standards 
of architecture and urban design. 

As noted above, an acceptable guideline in determining maximum height is measuring 
a 45 degree angular plane from the property line of existing residential uses to the 
elevated building envelope. The angular plane measured from the existing residential 
uses to the south along Childs Drive to Tower 2 is approximately 25 degrees. The 
applicant has demonstrated consistency with the Tall Building Guidelines through the 
submission of an Urban Design Brief to the Town’s satisfaction which in turn serve as 
mitigation measures to lessen the perceived height/massing on the site and the 
surrounding area. 

With taller buildings, it is the Town’s intent to avoid the slab block-like apartment 
buildings typical of the 1960s and 1970s where buildings were wide and thick, 
dominated the skyline, cast expansive shadows and were comprised of extensive 
surface parking areas and poorly landscaped greenspace or amenity areas. Instead, 
the objective is to ensure tall buildings are well-designed to help mitigate potential 
impacts associated with height and massing and ensure that they can be well-
integrated within the surrounding area. Tall buildings should be directed to the 
appropriate locations in Town such as the Urban Growth Centre where residents and 
visitors can take advantage of the existing facilities and amenities (i.e. transit, parks 
and recreation, employment and commercial uses) these areas can offer. The three-
point tower design is desirable as their shadows track quickly, minimizing impact to 
adjacent land uses, as opposed to shorter, ‘stockier’ buildings that produce larger 
shadows that track longer.  A shadow impact study has been submitted in support of 
the application which satisfactorily demonstrates this. Greater details on the shadow 
impact study are provided below. 

Finally, a  holding ‘H’ provision (i.e. H31) will be placed on the lands through the 
rezoning, to be removed until the final stages of Site Plan Approval, where staff is 
satisfied that an enhanced level of urban design has been achieved for the site. 
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Noise and Vibration Impacts 

A Noise Impact Study, prepared by J.E. Coulter Associates Limited, dated January 4, 
2017 (revised May 24, 2018, October 25, 2018) was submitted in support of the 
development application. The purpose of the study was to establish if the proposed 
development requires noise and/or vibration control measures to meet the 
requirements of the Town of Milton, the Ministry of the Environment, Conservation and 
Parks (“MOECP”) and the Canadian Pacific Railway. Noise sources were identified 
from transportation sources such as CP Rail Corridor (Trains) and Thompson Road and 
stationary noise sources from existing commercial and industrial uses such as the Real 
Canadian Superstore’s Loading Area, St. Mary’s CBM and CP Rail (Snow Fan). The 
study has been based on meeting the Class 1 (Urban Area) sound level criteria. 

The study concludes that the vibration levels from train passbys were measured and 
monitored and were well below the criterion level of perception (0.14 mm/second 
velocity) and as such no vibration mitigation is required.  

The January 4, 2017 noise study was peer reviewed, on behalf of the Town, by Novus 
Environmental who concurred with the findings regarding vibration and recommended 
a number of revisions to the stationary noise assessment. Accordingly, a revised noise 
study was submitted to address the recommendations made. 

Appropriate noise attenuation measures have been proposed and will ensure noise 
levels are within the MOECP’s recommended maximum for Class 1 developments 
pursuant to NPC-300. Furthermore, appropriate warning clauses have been 
recommended to be included in agreements of Offers of Purchase and Sale, 
lease/rental agreements and condominium declarations to notify a potential purchaser 
or tenant of a potential annoyance due to an existing source of environmental noise. 

Staff has included a holding provision as part of the site-specific By-law to ensure that 
appropriate noise mitigation measures are in place and installed prior to the 
development of the lands.  

Shadow Impacts 

The applicant submitted a shadow impact analysis prepared by KNYMH Inc., dated 
November 30, 2016 in support of the development application to the satisfaction of 
Town staff, demonstrating minimal impact to the surrounding area. As the Town of 
Milton currently does not have Shadow Analysis Guidelines, staff asked that the Town 
of Oakville Shadow Analysis Guidelines be used as they are of similar solar latitude 
and longitude coordinates and are applicable. As per the guidelines, the shadow impact 
analysis must demonstrate that adequate sunlight is available for residential amenity 
spaces to maximize their use during spring, summer and fall afternoons and evenings. 
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Shadow impacts from proposed development should not exceed two consecutive 
hourly test times after 12:00pm on Spring, Summer and Fall equinoxes (or where the 
adjacent site is undeveloped, on at least 60% of that site). 

The shadow impact analysis must demonstrate that public sidewalks, public plazas, 
public parks, and school yards receive at least five (5) hours of continuous sunlight per 
day on March 21, June 21 and September 21. 

The shadow impact analysis must demonstrate that proposed development allows 
adequate sunlight on building faces and roofs for the possibility of using solar energy. 
Shadow impacts from proposed development should not exceed two consecutive 
hourly test times on December 21. 

Figures 7-9 illustrate sun shadow impacts of the proposed buildings at the Spring/Fall, 
Summer and Winter equinoxes. It should be noted that the Fall and Spring are the 
“moderate” in terms of the annual shadows.  In regard to the summer equinox, at this 
day the solar altitude is at a maximum which in turn means that shadows are minor and 
stay short, falling mostly upon the development site. Winter equinox represents sun 
shadows when they are longest in terms of shadow length due to a very low sun angle. 

The analysis concludes the proposed development will not have a significant negative 
effect on this neighbourhood and the proposed development will have no impact on 
nearby residential lands uses during the spring, summer and fall. 

The proposed development is expected to have very limited impact on the distant 
townhome and single detached dwellings to the southeast of the subject lands. This will 
only occur at the end of the day, and in proximity to the winter solstice, when the solar 
angles are at a minimum. 

In the spring, summer, and fall months, at times when the open space Lions Sports 
Park areas are likely to be in use, the shadow fall is minimal and limited to the southern 
extent of the park. 

The shadow impact of the proposed slender point towers is minimized as their shadows 
will track very quickly. 

Based on the foregoing, staff is of the opinion this development is compatible with the 
area and does not have a significant effect on the existing neighbourhood in general. 

Privacy, Views and Vistas 

Concerns were raised from residents who reside in the surrounding existing low-density 
dwellings. The proposal seeks to situate the tallest tower at the intersection of Drew 
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Centre and Thompson Road furthest away from the existing low-density residential 
uses. The southernmost proposed tower (Tower 2 – 27-storeys), is the smallest of the 
three and is nearly 200 metres from the rear lot lines of the homes on the north side of 
Childs Drive with intervening land uses which include the CP Rail Corridor, Nipissing 
Road, commercial/office uses and Milton Baptist Church located in-between thus 
creating a significant buffer and separation distance between the existing and proposed 
development. This setback is approximately twice the height of the tallest tower at 100 
metres or 31 storeys. 

Figures 10 and 11 attached to this report are aerial photos taken by a drone at a height 
of approximately 25 storeys looking north, south, east and west. As illustrated, the 
single detached dwellings on the north side of Childs Drive are fenced in and well 
screened by mature trees. It is clearly evident that the proposed development will be 
“observed” as taller buildings are generally defined as just that, being taller than their 
surrounding built form. As such, there will always be some potential overlook from a 
taller building or structure to one that is lower. Notwithstanding, staff is of the opinion 
that the significant distance between the proposed development and the existing low 
density dwellings forms an acceptable buffer that mitigates any potential direct 
overlooking into these properties. 

The properties on both sides of Nipissing Road are also within the Urban Growth Centre 
(and Major Transit Station Area from Thompson Road to St. Mary’s CMB) and are 
expected to be redeveloped into higher density uses consistent with the prescribed 
minimum density target of 200 people and jobs per hectare. As such, the existing single 
detached dwellings on the north side of Childs Drive will likely not be visible from the 
proposed development in the future as the properties along Nipissing Road are 
redeveloped over time. 

The Official Plan speaks to views in Sections 2.8.3.39 and 2.8.3.40 which notes that 
the “preservation of important views from strategically located viewpoints, and the 
preservation of significant sequences of views of particularly important landmarks and 
features shall be encouraged to the extent possible.” Also, "landmark" views of unique 
features, such as the Central Business District streetscape and the Niagara 
Escarpment, shall be enhanced to the extent possible. 

The applicant submitted a View Analysis Study (attached as Appendix 5) demonstrating 
the impact of the escarpment view from the proposed development. In total, seven view 
analysis renderings were provided to demonstrate the proposed views from a number 
of key locations. A conceptual 3D rendering is also attached as Figure 13 to show an 
overall view of how the proposed development would fit into the existing built fabric. 
The net visual impact to the escarpment is minimal given the location and the existing 
building fabric in the background which shows where the escarpment is visible it is 
partially obscured. Most importantly, the View Analysis illustrates that the proposed 
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development would not have any greater impact on the view to the Escarpment than 
an 8-storey building that is currently permitted in the Zoning By-law. As demonstrated 
through the view analysis, the important vista looking west on Main Street towards the 
Niagara Escarpment and historic downtown is preserved and not impacted as a result 
of this proposal.   Moreover, as noted above, the proposed development conforms to 
the Tall Building Guidelines, as the towers are designed to be slender (i.e. small floor 
plates), have adequate separation distances and are off-set, thus creating a number of 
vantage of openings that vary as the perspective of viewing angle changes as one 
moves. 

Based on the foregoing, staff is of the opinion that the proposed height of the buildings 
is appropriate given the property’s proximity to the GO Station and Town transit hub, 
being within the Town’s Urban Growth Centre and its minimal impact to surrounding 
land uses. It is staff’s opinion that the extent of obstruction resulting from the proposed 
development’s height and massing is reasonable given the urban context and dynamic 
skyline. 

Servicing 

A Functional Servicing and Preliminary Stormwater Management Report was submitted 
to the Town and Region and Conservation Halton’s satisfaction, demonstrating 
sufficient water, sanitary and stormwater infrastructure capacity. 

St. Mary’s CBM – Land Use Compatibility 

As noted above, staff has also received written correspondence from St Mary’s CBM 
regarding their concrete batching plant located at 805 Nipissing Road. CBM expressed 
concern regarding the introduction of a sensitive land use (i.e., residential) in proximity 
to their operation and wants to ensure the Town takes into account the Ministry of 
Environment, Conservation and Parks (“MOECP”) D-Series Guidelines when 
considering the siting and design of the proposal to ensure appropriate land use 
compatibility. CBM has proposed the inclusion of appropriate warning clauses in the 
future purchase and sale agreements which staff have no issues with including at the 
through the appropriate applications (i.e. Site Plan and Plan of Condominium) and at 
the applicable time. 

In response, the applicant submitted a Noise Impact Study, Air Quality Assessment and 
Land Use Compatibility Assessment to the satisfaction of Regional and Town Staff. 

Industrial uses and setbacks from industrial uses are regulated by the Ministry of 
Environment, Conservation and Parks, through the regulation as set out in Guideline 
D-6: Compatibility between Industrial Facilities and Sensitive Land Uses. The D-Series 
Guidelines identifies three industrial facility classifications according to their size, 
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volume of operations, and nature of their emissions (i.e. Class 1- light industrial, Class 
2 – medium industrial and Class 3 – heavy industrial) and provides “minimum 
separation distances” and “potential areas of influence” for each industrial classification 
as follows: 

Industrial Classification 
Recommended Minimum 
Separation Distance (m) 

Potential Area of Influence 
(m) 

Class 1 20 70 
Class 2 70 300 
Class 3 300 1000 

The subject property is located approximately 240 metres at the closest point from the 
St. Mary’s CBM property. As such, the minimum recommended separation distance of 
70 metres for a Class II facility are met and while it does not meet the guidelines’ 
minimum recommended separation distance of 300 metres, the applicant has provided 
specialized technical reports (i.e. Noise and Air Quality) in support of the application to 
further demonstrate land use compatibility between the existing industrial use and the 
proposed residential use. Figure 12 illustrates a 300 metre buffer from the subject lands. 

As noted above a noise impact study was submitted and as part of the study, St Mary’s 
CBM was specifically assessed.  In order to meet Class 1 sound level criteria, the study 
notes that the plant requires a permanent stationary blower that is silenced so that the 
truck mounted blowers are not used to unload powders given the high sound levels that 
are generated. This measure will help attenuate sound levels for existing and future 
residents and will require discussions with St. Mary’s CBM. 

In addition, appropriate warning clauses have been recommended to be included in 
agreements of Offers of Purchase and Sale, lease/rental agreements and condominium 
declarations to notify a potential purchaser or tenant of a potential annoyance due to 
an existing source of environmental noise. In addition, as prescribed in the draft By-law, 
a holding symbol (i.e. H31) will be placed on the lands to ensure that appropriate noise 
mitigation measures are in place and it will be the responsibility of the applicant to 
ensure that these measures are installed prior to the development of the lands. 

The applicant also submitted an air quality assessment prepared by 02e Inc. dated April 
2017 to evaluate air quality impacts on the proposed development located due to 
emissions from local industrial land use, rail traffic and vehicular traffic on Thompson 
Road South. Using the AERMOD modeling system, which is designed to produce 
conservative estimates of pollutant concentrations, the study focuses on potential air 
contaminant impacts from the following existing industrial facilities: the CBM concrete 
batch plant and the Lorama Group Inc. facility both located southeast of the proposed 
site. The study also focused on potential air contaminant impacts from the following 
transportation sources: CPR rail corridor (GO Transit) and personal vehicle traffic on 
Thompson Road. The report concludes that the air quality impacts at the proposed 
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development site resulting from surrounding industrial land use, rail traffic and 
passenger vehicle traffic are in compliance with the applicable point of impingement 
limits. 

It is also important to note that while the applications are seeking an amendment to 
allow for increased height and density, residential land uses (i.e. 8 storey apartment 
building) are permitted as of right on the subject lands and there are residential land 
uses that are in much closer proximity to St. Mary’s CBM such as the Jasper condo 
project at 716 Main Street which is within an approximately 50 metre radius.  There is 
also a significant amount of existing low-density residential uses within a 300 metre 
radius of the plant and existing institutional land uses such as daycares and places of 
worship in proximity to CBM. 

Based on the foregoing, staff is satisfied that the proposed development will be 
compatible with the surrounding existing commercial and industrial uses.   

Choice Properties REIT and Loblaw Properties Limited (Real Canadian Superstore) 

As noted above, Choice REIT and Loblaws, through their planning consultant Zelinka 
Priamo Ltd., raised concerns related to land use compatibility to their existing 
commercial operation specifically noise impacts. In addition, concerns were raised 
regarding potential traffic impacts, specifically on the existing commercial accesses. 
Furthermore, a letter has been received from Firelight Infrastructure Partners who owns 
the installed rooftop solar panel system located on top of the Real Canadian Superstore 
building located at 820 Main Street East. Concerns over shadows that the buildings 
may cause and the significant loss of solar production and consequently lost revenue if 
the applications are ultimately approved. 

Choice REIT undertook peer reviews of the Traffic Impact Study (undertaken by Lea 
Consulting Ltd.) and the Noise Impact Study (undertaken by Aercoustics Engineering 
Limited) submitted in support of the development application. The applicant’s 
consultants responded to issues raised through the said peer reviews to the satisfaction 
of Town staff. 

With respect to noise, the noise report submitted assesses the Real Canadian 
Superstore and indicates that the Superstore was found to generate a noise impact as 
a result of the refrigeration unit at the southeast receiving dock.  There is currently an 
existing noise barrier (approximately 4 metres in length) located at the south limit of the 
dock; however, because its length terminates at the front of the trailer and given the 
proposed height of the closest residential building, it provides little acoustical value. 
Consequently, in order to meet Class 1 at Tower 3 would prove to be difficult and as 
such a number of recommendations specific to the Superstore are made including: an 
enclosed east dock with ventilation can be discussed with the Superstore to reduce the 
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noise impact of the operation of the trailer and three roof-top air cooled condenser units 
will need to be reviewed in greater detail in order to possibly replace the existing 
propeller fans with ones that are 5 to 7 decibels quieter. 

As noted, staff have included a holding provision that includes a specific provision to 
ensure that appropriate noise mitigation measures are in place to ensure that MOECP 
NPC-300’s Class 1 noise criteria can be achieved and it will be the responsibility of the 
applicant to ensure that these measures are installed prior to the development of the 
lands. 

With respect to the concerns raised by their peer reviewer (Lea Consulting Ltd.) 
regarding traffic, the applicant’s consultants responded to said peer reviews to the 
satisfaction of Town Engineering staff. 

In a memorandum dated October 15, 2018 by LEA Consulting Ltd. concerns were 
raised regarding the residential trip generation assumptions used in the 130 Thompson 
Road Transportation Impact Study dated May 2018 by GHD. Traffic counts were 
conducted at a similar high density proxy site (40-50-60 Old Mill Road in Oakville) 
situated next to a GO Station by GHD to develop accurate trip generation rates to be 
used for the 130 Thompson Road site. LEA proceeded to collect their own traffic counts 
at this location to verify the accuracy of GHD’s counts. LEA’s counts resulted in slightly 
higher trip generation rates than the counts GHD utilized. It was determined that GHD’s 
counts (mid-December) may have not been representative of typical weekdays / 
Saturdays potentially due to the dates being too close to the holiday season and /or 
inclement weather. To address this concern, GHD revised the 130 Thompson Road 
Transportation Impact Study using the data that LEA collected. The update resulted in 
a nominal effect to the capacity analysis and had no effect to the findings of the study. 

LEA had also raised concerns on impacts to the Choice Properties shopping centre 
driveway directly opposite the proposed 130 Thompson Road site access. It should be 
noted that there are seven (7) site access points to the shopping centre with the majority 
of them having a significant amount of reserve capacity and very little delay during peak 
times. Traffic will naturally divert from one access to another if a queue develops. 
Therefore, the proposed development will not have a negative impact to the CHP 
shopping centre. 

The existing road network will be able to accommodate the site generated traffic. It 
should be noted that the 130 Thompson Road Transportation Impact Study is 
conservative as it analyses a “worst case scenario”, in that it looks at the peak hour 
traffic times with conservative growth rates applied to the traffic volumes and does not 
take into consideration the impact of proposed Transportation Demand Management 
measures that will assist in reducing vehicular trips. With that said, the analysis still 
indicates that the adjacent road network will operate satisfactorily and that the 
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difference to the road network operations in the future with and without the additional 
site generated traffic is minimal. 

Concerns were also raised regarding potential loss of solar production for the existing 
installed rooftop solar panel system located on top of the Real Canadian Superstore 
owned by Firelight Infrastructure L.P who currently operates under a Feed-In-Tariff 
(FIT) contract with the Independent Electricity System Operator (IESO), expiring in 
2033.   

As noted in the shadow impact section of this report above, the Town of Milton uses 
the Town of Oakville’s Shadow Impact Analysis terms of reference.    Criteria # 3 of the 
terms of reference states that “the shadow impact analysis must demonstrate that 
proposed development allows adequate sunlight on building faces and roofs for the 
possibility of using solar energy. Shadow impacts from proposed development should 
not exceed two consecutive hourly test times on December 21”.   

The applicant’s Planning consultant responded to this concern by noting that the 
Shadow Impact Study prepared by both the applicant’s consultant and Turner Fleischer 
on behalf of Choice REIT and Loblaws (attached as Appendix 4), demonstrate at no 
point throughout the year, a shadow impact that exceeds two consecutive hours and 
there is no impact on solar panels after 10:00 am at any point in the year.  Further, 
sunrise on December 21st at the subject lands is ±7:30 am, making the first test time 
±9:00 am.  As there is no shadow impact at 10:00am, the development proposal 
complies with the solar energy test. Accordingly, staff is staffed with this response and 
is of the opinion that the projected shadow impacts are acceptable. 

Building Design Considerations 

The proposed design of the site and buildings is appropriate for the 1.53 ha property 
immediately adjacent the GO station and Milton Transit Hub. Residential, visitor and 
commercial parking have been internalized within the podium, via five levels of parking. 

The three-point tower design is desirable as their shadows track quickly, minimizing 
impact to adjacent land uses, as opposed to shorter, ‘stockier’ buildings that produce 
larger shadows that track longer. The three point tower design on a mutual podium 
also maximizes outdoor amenity space on the podium rooftop for future residents. 
Rooftop mechanical equipment will be screened by the parapets. The building design 
is in conformity with the Town’s Official Plan urban design policies and the Tall Building 
guidelines.  

Conformity to Provincial and Regional Planning Policies 

As explained in greater detail in Appendix 1, the proposal is consistent with and in 
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conformity with the policies of the relevant Provincial documents, the Regional Plan and 
the Town’s strategic plan for growth. The proposed development is within the Urban 
Growth Centre and within a Major Transit Station Area where it optimizes the use of 
land and available infrastructure; prioritizes intensification; produces a development 
that is cost-effective, compact and transit supportive; and contributes to the vibrancy of 
the area. 

Also, as noted above, the development is consistent with the Town’s future Urban 
Structure that was endorsed in principle by Council in 2017 (Report PD-049-17), which 
identifies the Urban Growth Centre to be the focus for intensification and the most 
appropriate for high density (i.e. tall buildings) to ensure conformity with the 2017 
Growth Plan (minimum 200 jobs and people per hectare). Development with the Urban 
Growth Centre is expected to be compact, mixed-use and pedestrian and transit 
oriented. 

Milton’s Urban Growth Centre, stretching approximately from Martin Street in the west 
to Thompson Road in the east, and from just north of Main Street in the north, to 
Nipissing Road in the south is approximately 136.8 hectares of land in size. However, 
there are a number of take-outs that must be accounted for such as the regulatory 
floodplain (approximately 15 ha.) existing institutional, commercial, recreational, low 
density residential land uses and the preservation of the historic downtown that may 
produce limitations on the extent of intensification that can occur within this area. 
Pursuant to the Regional Official Plan, Milton is anticipated of having a total population 
of 238,000 by 2031. With an estimated population of 56,000 in 2006, it provides for the 
addition of 182,000 people to the population of Milton between 2006 and 2031 of which 
a significant amount is to be accommodated within the built boundary and more 
specifically with the Urban Growth Centre. Accordingly, the Town must rely on infill 
and/or intensification largely within the built boundary to achieve their planned growth 
targets and it is critical the Town optimizes existing land to support growth in a compact, 
efficient form. 

Traffic Impacts and Parking Standards 

Concerns have been raised that the existing transportation infrastructure is already 
operating at capacity and the proposed development will only generate further traffic 
that will in turn create adverse traffic impacts on the surrounding neighbourhood. A 
Traffic Impact Study (TIS) prepared by GHD dated December 2016; revised May 28, 
2018, September 18, 2017, September 26, 2018; December 17, 2018 was submitted 
in support of the application. The TIS was reviewed by Town transportation staff as well 
as being peer reviewed by an impartial third-party traffic consultant retained on behalf 
of the Town (WSP Global Inc.). 



 

 

  

 
  

  
 

  
 

 
  

   
  

 
   

  
 

  
 
 

  
    

 
 

 
  

 
 

 
 

  
 

 
 

 
 

   

   
   

  
  

 

Report #: The Corporation of the PD-002-19 
Page 43 of 51 Town of Milton 

The study was undertaken to address the impacts of the proposed uses on the local 
road network and to assess the functionality of the proposed accesses. 

Submissions of this TIS based on received comments from the Town and other peer 
review agencies is described herein: 

• GHD submitted an initial TIS report dated December 2016, and had received 
comments from the Town of Milton dated April 2017, and a peer review report 
from WSP dated July 2017. 

• In response, GHD submitted a second TIS report dated September 2017, and 
had received comments from the Town dated November 2017, and peer review 
reports from WSP dated November 2017 and LEA Consulting dated October 
2017.  

• GHD submitted a third submission dated May 2018, and had received 
comments from the Town dated July 2018, and a peer review letter from LEA 
Consulting dated July 2018.  

• GHD submitted a Third Submission Comment Response Matrix, dated August 
2018, in response to the received Town comments, and Response to 
Comments Letter, dated September 2018, in response to the received peer 
review letter from LEA Consulting. 

• GHD submitted a fourth submission dated September 2018, and had received 
comments from the Town (in an email) dated November 28, 2018, requesting 
the TIS report be updated using LEA’s residential proxy trip generation data 
found in the peer review letter from LEA Consulting dated July 2018. 

• A final and fifth TIS submission dated December 17, 2018 represents the latest 
revision in response to all comments received. 

The objectives for the TIS were set out to: 

• Establish baseline traffic conditions for the study area and update the existing 
traffic conditions to derive the future background operating conditions for the 
study intersections at a future 2025 (5 year post build-out) planning horizon. 

• Based on the residential and commercial composition of the site, apply the 
estimated traffic generation and distribution of the development to the adjacent 
road network, and determine the future impacts in the context of all local 
transportation modes.  

• Review the site plan in the context of operational/geometric issues, and provide 
recommendations on how to address any deficiencies (if any are revealed).  

• Suggest TDM measures to support active transportation and transit use to 
reduce the number of auto trips to/from the proposed development. 

• Evaluate the proposed parking supply in the context of the Town’s minimum 
parking requirement for the site and evaluate the rationale for a proposed site-
specific parking standard, if required. 
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The study area examined the following intersections: 

• Thompson Road at Drew Centre 
• Thompson Road at Main Street 
• Thompson Road at Derry Road 
• Main Street at Drew Centre opposite the commercial plaza access 
• Drew Centre at the GO Station access opposite the existing commercial access 
• Drew Centre at the proposed site access opposite the existing commercial 

access  
• The remaining five accesses for the commercial property opposite the subject 

site.  

As requested by Town staff, residential site traffic generated by the proposed 
development for the weekday AM, PM and Saturday peak hours was estimated by 
applying calculated trip generation rates based on residential trip generation data 
collected by LEA Consulting Ltd. at 70 Old Mill Road located adjacent to the Oakville 
GO Station. The collected proxy data is appended to the Trip Generation Peer Review 
letter by LEA Consulting Ltd., dated October 15, 2018. 

Furthermore, as requested by Town staff, commercial site traffic generated by the 
proposed development was based on data collected by Paradigm Transportation 
Solutions at 5327 Upper Middle Road in the City of Burlington, both of which have been 
approved by the Town. 

Full build-out of the proposed development is expected to generate a total of 189 new 
two-way vehicle trips during the AM peak hour consisting of 50 inbound and 139 
outbound trips. During the PM peak hour it is expected to generate 272 new two-way 
vehicle trips consisting of 168 inbound and 104 outbound trips. In addition, build-out of 
the proposed development is expected to generate a total of 248 new two-way vehicle 
trips during the Saturday peak hour consisting of 127 inbound and 121 outbound trips. 

The TIS concludes that under future conditions, the proposed development will have 
acceptable impacts on the transportation network. 

Engineering staff have undertaken an extensive and thorough review of the TIS to 
ensure that it was completed to their satisfaction in order to demonstrate that the 
existing road network will be able to accommodate the site generated traffic. 
Transportation staff has noted that the 130 Thompson Road Transportation Impact 
Study is conservative as it analyses a “worst case scenario”, in that it looks at the peak 
hour traffic times with conservative growth rates applied to the traffic volumes and does 
not take into consideration the impact of proposed Transportation Demand 
Management measures that will assist in reducing vehicular trips. With that said, the 
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analysis still indicates that the adjacent road network will operate satisfactorily and that 
the difference to the road network operations in the future with and without the 
additional site generated traffic is minimal. 

Based on the forgoing, staff is satisfied that traffic concerns have been adequately 
addressed. 

Proposed Parking Ratios 

The applicant has submitted a Parking Justification Study as part of the TIS to the 
satisfaction of staff.  The TIS undertook a number of proxy surveys at multiple existing 
multi-unit residential development in the Greater Toronto Area (GTA) for the purpose 
of collecting parking demand data for both residents and visitors. Sites included 
apartment buildings in Milton, Oakville and Burlington which demonstrated that parking 
rates generally fall below 1.0 resident space per unit with the average rate being 0.83 
spaces per unit. Reduced parking is justified by the site’s proximity to the Milton GO 
Station/Transit Hub as well as the many Transportation Demand Management 
measures that will be implemented through Site Plan Approval and residential 
occupancy including bicycle parking, a dedicated car share parking space, subsidized 
transit passes for future residents and unbundled parking. 

The following parking supply is proposed for the 802 residential apartment units and 
990 square metres of commercial GFA: 

• Resident parking provided at 1.03 spaces per unit: Total of 827 parking spaces. 
• Residential visitor parking at 0.25 spaces per unit: 201 parking spaces required. 
• Commercial (retail) parking at 1 space per 40 square metres of GFA: 25 parking 

spaces required. These spaces will be shared with residential visitor parking. 
This is a total provision of 1,028 on-site parking spaces. 

The current Town of Milton Zoning By-Law requires minimum apartment building 
parking rates as follows: 

• Resident parking 1.50 spaces per unit: 1,203 parking spaces required. 
• Residential visitor parking at 0.25 spaces per unit: 201 parking spaces required. 
• Commercial (retail) parking at 1 space per 40 square metres (Zone UGC-MU): 

25 parking spaces required. 

These rates are extremely conservative and actual requirements are consistently 
demonstrated to be lower through site-specific parking studies.   

Furthermore, the TIS also examined more recent parking study information including 
that of the Town of Oakville. The supporting studies clearly show that the parking 
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demand for visitor parking has decreased in the GTA, and that the actual requirement 
for parking spaces should be reduced to reflect transit services and land use density. 

For example, in an effort to support the Town’s strategic and policy objective related to 
transit, growth management and design, the Town of Oakville’s By-Law 2014-014, as 
amended, sets out minimum parking rates for apartment dwelling units in growth areas 
as follows: 

• space per dwelling unit where the unit has less than 75.0 square metres net 
floor area.  

• 1.5 spaces per dwelling unit where the unit has 75.0 square metres net floor 
area or greater.  

• Of the total number of parking spaces required, 0.25 of the parking spaces 
required per dwelling shall be designated as visitor’s parking spaces 

• space per 18.0 square metre net floor area for retail uses. 

Based on the proposed 802 residential apartment units and 990 square metres of 
commercial GFA, this results in a supply of: 

• 863 residential parking spaces, of which 216 shall be visitor parking and 647 
shall be resident parking; 

• Commercial (retail) parking at 1 space per 18 m2 of GFA: 55 parking spaces 
required. These spaces will be shared with residential visitor parking. 

This in turn means that the same proposal in Oakville, in complete compliance with the 
By-law, would require 165 fewer parking spaces than what is being proposed. 

Furthermore, the proposed reduction in parking is justified by the proposed 
Transportation Demand Management (TDM) measures. TDM refers to a variety of 
strategies to reduce congestion, minimize the number of single-occupant vehicles, 
encourage non-auto modes of travel, and reduce vehicle dependency to create a 
sustainable transportation system These TDM measures are supported by Section 
2.6.3.14 of the Official Plan which supports such measures to reduce parking within the 
Urban Growth Centre. 

A Holding ‘H’ provision ( H31) will be placed on the subject lands through the rezoning 
until such time that the Owner can demonstrate that all recommended TDM measures 
will be implemented to the satisfaction of the Town through the Site Plan Approval 
process. 

Pedestrian/Vehicular Circulation 

Staff is satisfied that the conceptual site plan meets pedestrian and vehicular site 
circulation requirements. The proposal for the redevelopment of these lands includes 
creating a more pedestrian friendly sidewalk/linkage with at grade commercial/retail 
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uses along much of the Drew Centre frontage. More detailed site circulation comments 
will be provided at the Site Plan Approval stage. 

Impacts of Construction 

Impacts on the surrounding area during construction of the development was also 
expressed as a concern. Through the site plan approval process and building permit 
process, staff would work with the applicants to ensure that disruptions to the 
community associated with construction activity are minimized. Accordingly, the Town 
has By-laws in place to regulate and help mitigate impacts of construction activity (e.g. 
dust control, mud tracking, noise, etc.) and ensure appropriate safety mitigation 
measures are implemented on site. 

Student Population 

Concern was raised with respect to the proposed development placing an increased 
strain on the local schools.  As noted above, both the Halton Catholic and Public District 
school boards were circulated the application, both of which noted no objections to the 
applications subject to appropriate warning clauses be inserted in all purchase and 
sales agreement through the future site plan/condominium application. 

The chart below shows the calculated the projected pupil yield using the Halton District 
School Board and Halton Catholic District School Board Education Development 
Charge Background Study (2018).  Per below, the site is not expected to produce a 
significant amount of students with less than approximately 70 students total for both 
school boards estimated at full build out. Moreover, it should be noted that a 
development of this size would not be built all at once and would likely need to be 
phased over a number of years which allows for an incremental increase in the amount 
of students. 

Halton District School Board – Milton High Density 
High Density Pupil Yield No. of Units Projected Pupils 

Elementary School 0.029 802 23.258 
Secondary School 0.026 802 20.852 

Total 44.11 

Halton Catholic District School Board – Milton High Density 
High Density Pupil Yield No. of Units Projected Pupils 

Elementary School 0.02 802 16.04 
Secondary School 0.011 802 8.822 
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Servicing and Stormwater Management 

A Functional Servicing and Preliminary Stormwater Management Report was submitted 
to the Town and Region’s satisfaction, demonstrating sufficient water, sanitary and 
stormwater infrastructure capacity. Further analysis will be required as part of Site Plan 
Control. 

Environmental Site Assessment 

A Phase One/Phase Two Environmental Site Assessment (ESA) prepared in support 
of a Record of Site Condition (RSC) has not been submitted in support of the 
development application. NPL Canada is actively using the site for its business 
operations. This use has continued throughout the development review process and is 
anticipated to continue through Site Plan Approval. Phase One ESAs prepared in 
support of an RSC are only acceptable for a period of one year, after which time a new 
ESA is required. Construction of the proposed buildings is not anticipated within this 
time frame. As such, staff have deferred the requirement of the submission of a Phase 
One ESA and a Record of Site Condition until such a time as the existing industrial use 
has ceased and/or an application has been submitted for Site Plan Approval. A Holding 
(H) provision has been included in the Amending By-law (Appendix 3), requiring a 
Phase One (and potentially Phase Two) ESA & RSC as condition for removal. 

Pedestrian Level Wind Mitigation 

A Pedestrian Wind Letter of Opinion prepared by RWDI Inc. dated November 24, 2016 
was submitted in support of the development application. It should be noted that this 
opinion was based on an initial design concept that has since changed since the opinion 
being prepared. The study concluded that the proposed development consist of several 
positive design features for wind control, including the large podium and the recessing 
of Towers 2 and 3 from sidewalks. Increased wind speeds are predicted on and around 
the development site and although suitable wind conditions are generally expected 
along sidewalks and walkways and parking lots, uncomfortable or even unsafe wind 
conditions are predicted during the winter at the corner of Tower 1 near the intersection 
of Drew Centre and Thompson Road. In addition, higher then desired wind speeds are 
also predicted for the building entrances to Towers 2 and 3 during the winter, as well 
as on the amenity level in the summer. Accordingly, staff recommends a more robust 
analysis that is specific to their final design be submitted through the Site Plan Approval 
process. Through this study, staff will recommend that appropriate wind mitigation 
measures have been installed to ensure that wind conditions on the site would be 
acceptable. The avoidance of undesirable wind conditions shall be promoted through 
tower step-backs and weather protection for pedestrians such as canopies, 
colonnades, or recessed ground floor facades along the pedestrian routes. (Milton OP, 
2.8.3.16, 2.8.3.31-33; CBD-UDG, 5.4) Further design details of the vertical wind 
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mitigation measures will be finalized and secured through the site plan process. The 
implementation of these measures are recommended to be completed as a condition 
the holding provision on the subject lands to the Town’s satisfaction. 

Site Compatibility with Surrounding Residential Land Uses 

Compatibility is defined in the Town’s Official Plan (OP) as “development or 
redevelopment or uses which may not necessarily be the same as or similar to the 
existing or desired development, but which blends, conforms or is harmonious with the 
ecological, physical, visual or cultural environment and which enhances an established 
community and coexists with existing development without unacceptable adverse 
impacts on the surrounding area.” 

It is clear by this definition that where residential intensification should be compatible 
with the surrounding neighbourhood, compatibility should not be narrowly interpreted 
to mean “the same as” or even as “being similar to” but rather capable of existing 
together in harmony within an area. 

It is staff’s opinion that the proposed development is compatible with the surrounding 
area. As outlined above, there are appropriate transitions and physical separation from 
the proposed towers to the existing low density residential uses and the proposed 
design is in conformity with Milton’s Council endorsed Tall Building Guidelines. These 
guidelines identify a number of design features that have been incorporated into the 
proposed development (i.e. slender floorplates, generous separation between towers, 
use of heavier and lighter materials to provide differentiation, vertical and horizontal 
articulation, towers stepped back above podium) that help minimize the perceived 
massing and height of the buildings. While the proposed buildings are different in terms 
of scale and height than the surrounding built form, utilizing good design principles will 
help ensure that they can be compatible with the surrounding neighbourhood. It should 
also be noted that utilizing the existing OP policies, which are more conservative then 
what is being sought with this proposal, provides for the opportunity to redevelop the 
surrounding lands at a greater height and density than the present built form. 
Accordingly, the character of the neighbourhood is likely to evolve over time through 
redevelopment opportunities. 

In addition, pursuant to the findings of the technical studies undertaken, there is minimal 
to no resulting adverse traffic, shadow, noise, health and safety, wind, and/or 
environmental impacts arising from the proposal. The proposed development will create 
a prominent, well-articulated building that will act as a focal point within the Urban 
Growth Centre.  The site will be accessible by all forms of transportation with a safe, 
attractive pedestrian realm. 
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Conclusion 

Planning staff is of the opinion that the proposed amendments conform to Provincial 
and Regional planning policy, meets the intent of the Town’s Official Plan and achieves 
acceptable engineering and urban design standards. The proposal would create a 
mixed-use development containing residential and commercial uses and create a 
complete community in which residents can work, live and shop. The proposed use, 
height and density are compatible with adjacent land uses, resulting in appropriate 
development of the subject lands. On the basis of the foregoing, staff recommends that 
the draft Local Official Plan amendment and draft Zoning By-law amendment, attached 
as Appendix 2 and 3, be brought forward for Council adoption subject to the required 
holding provision. 

Financial Impact 

None arising from this Report. 

Respectfully submitted, 

Barbara Koopmans, MPA, MCIP, RPP, CMO 
Commissioner, Planning and Development 

For questions, please contact: Christian Lupis, MCIP, RPP Phone: Ext. 2305 
Director, Development Review 
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Figure 12 – MOECP D6 Guidelines Proximity Map 
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Appendix 5 – View Analysis 
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Chief Administrative Officer 
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 West 
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3D CONCEPTUAL VIEW 
 (MAIN STREET WEST FROM HAMPSHIRE GATE) 

 

 



Page 1 
 

APPENDIX 1 
PD-002-19 

PROVINCIAL POLICIES 
 
Provincial Policy Statement (2014) 
 
The PPS provides policy direction on matters of provincial interest related to land use 
planning and development. The PPS sets the policy foundation for regulating the 
development and use of land. Key objectives include: building strong communities; wise 
use and management of resources; and, protecting public health and safety. The PPS 
includes policies that encourage Ontario municipalities to build healthy, livable and safe 
communities through intensification and directing development to already settled and 
well-serviced areas. The PPS is issued under Section 3 of the Planning Act and all 
decisions of Council in respect of the exercise of any authority that affects a planning 
matter shall be consistent with the PPS. Comments, submissions or advice affecting a 
planning matter that are provided by Council shall also be consistent with the PPS. 
 
The PPS is more than a set of individual policies. It is to be read in its entirety and the 
relevant policies are to be applied to each situation. The following PPS policies are 
relevant to this application: 
 

Section 1.1 Managing and Directing Land Use to Achieve Efficient and Resilient 
Development and Land Use Patterns 
 
Section 1.1.1 – Healthy, Liveable and safe communities are sustained by: 
a) promoting efficient development and land use patterns which sustain the financial 

well-being of the Province and municipalities over the long term; 
b) accommodating an appropriate range and mix of residential (including second 

units, affordable housing and housing for older persons), employment (including 
industrial and commercial), institutional (including places of worship, cemeteries 
and long-term care homes), recreational, park, open space, and other uses to meet 
long-term needs;  

c) avoiding development and land use patterns which may cause environmental or 
public health and safety concerns; 

e) promoting cost-effective development standards to minimize land consumption 
and servicing costs; 

g) ensuring that necessary infrastructure and public service facilities are or will be 
available to meet current and projected needs. 

 
Section 1.1.2 - Sufficient land shall be made available to accommodate an appropriate 
range and mix of land uses to meet projected needs for a time horizon of up to 20 
years. However, where an alternate time period has been established for specific 
areas of the Province as a result of a provincial planning exercise or a provincial plan, 
that time frame may be used for municipalities within the area.  
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Within settlement areas, sufficient land shall be made available through intensification 
and redevelopment and, if necessary, designated growth areas.  

 
1.1.3.1 - Settlement areas shall be the focus of growth and development, and their 
vitality and regeneration shall be promoted. 

 
1.1.3.2 - Land use patterns within settlement areas shall be based on: 
a) densities and a mix of land uses which:  

1. efficiently use land and resources;  
2. are appropriate for, and efficiently use, the infrastructure and public service 

facilities which are planned or available, and avoid the need for their unjustified 
and/or uneconomical expansion;  

3. minimize negative impacts to air quality and climate change, and promote 
energy efficiency;  

4. support active transportation;  
5. are transit-supportive, where transit is planned, exists or may be developed;  

b) a range of uses and opportunities for intensification and redevelopment in 
accordance with the criteria in policy 1.1.3.3, where this can be accommodated.  

 
1.1.3.3 - Planning authorities shall identify appropriate locations and promote 
opportunities for intensification and redevelopment where this can be accommodated 
taking into account existing building stock or areas, including brownfield sites, and the 
availability of suitable existing or planned infrastructure and public service facilities 
required to accommodate projected needs.  
 
Intensification and redevelopment shall be directed in accordance with the policies of 
Section 2: Wise Use and Management of Resources and Section 3: Protecting Public 
Health and Safety. 
 
1.1.3.4 - Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks to 
public health and safety.  
 
1.1.3.5 - Planning authorities shall establish and implement minimum targets for 
intensification and redevelopment within built-up areas, based on local conditions. 
However, where provincial targets are established through provincial plans, the 
provincial target shall represent the minimum target for affected areas. 
 
1.1.3.6 - New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and shall have a compact form, mix of uses and 
densities that allow for the efficient use of land, infrastructure and public service 
facilities. 

 
Both the terms “intensification” and “redevelopment” are defined by the PPS. 
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Intensification: means the development of a property, site or area at a higher density 
than currently exists through:  
a) redevelopment, including the reuse of brownfield sites;  
b) the development of vacant and/or underutilized lots within previously developed 

areas;  
c) infill development; and  
d) the expansion or conversion of existing buildings.  
 
Redevelopment: means the creation of new units, uses or lots on previously 
developed land in existing communities, including brownfield sites. 
 

It is staff’s opinion that the proposed re-development promotes an efficient land use 
pattern with a compact, well integrated, mixed-use urban form that will utilize existing 
infrastructure and community facilities. It also represents appropriate intensification 
through redevelopment of lands within the context of an existing built-up area at an 
increased density on a site situated within close proximity to public transportation and 
other public service facilities, as envisioned by the PPS. 

 
1.2.6.1      Major facilities and sensitive land uses should be planned to ensure they 
are appropriately designed, buffered and/or separated from each other to prevent or 
mitigate adverse effects from odour, noise and other contaminants, minimize risk to 
public health and safety, and to ensure the long-term viability of major facilities.  

 
The proposal is consistent with this policy by ensuring through the necessary studies (i.e. 
Air Quality Assessment and Noise Impact Study) that the proposed use is compatible with 
the existing industrial uses and that any impacts with respect to noise can be mitigated to 
ensure that no adverse impacts occur. Furthermore, it is acknowledged that a Phase I 
and II ESA and potentially an RSC will be required from the Ministry of the Environment 
Conservation and Parks (“MOECP”) prior to any development proceeding as part of the 
holding provision placed on the subject lands.  

 
1.4 Housing  
1.4.1 - To provide for an appropriate range and mix of housing types and densities 
required to meet projected requirements of current and future residents of the regional 
market area, planning authorities shall:  
a) maintain at all times the ability to accommodate residential growth for a minimum 

of 10 years through residential intensification and redevelopment and, if necessary, 
lands which are designated and available for residential development; and  

b) maintain at all times where new development is to occur, land with servicing 
capacity sufficient to provide at least a three-year supply of residential units 
available through lands suitably zoned to facilitate residential intensification and 
redevelopment, and land in draft approved and registered plans.  

 
1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 
types and densities to meet projected requirements of current and future residents of 
the regional market area by:  
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a) establishing and implementing minimum targets for the provision of housing which 
is affordable to low and moderate income households. However, where planning 
is conducted by an upper-tier municipality, the upper-tier municipality in 
consultation with the lower-tier municipalities may identify a higher target(s) which 
shall represent the minimum target(s) for these lower-tier municipalities;  

b) permitting and facilitating:  
1. all forms of housing required to meet the social, health and well-being 

requirements of current and future residents, including special needs 
requirements; and  

2. all forms of residential intensification, including second units, and 
redevelopment in accordance with policy 1.1.3.3;  

c) directing the development of new housing towards locations where appropriate 
levels of infrastructure and public service facilities are or will be available to support 
current and projected needs;  

d) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed. 

 
The proposed development will contribute to the diversification of the Town of Milton’s 
housing stock and will assist in ensuring the Town provides an appropriate range and mix 
of housing types, unit sizes and densities suitable to meet a wide range of needs of 
current and future households. 
 
The proposed development will provide new housing at a location well served by public 
infrastructure and service facilities, which supports active transportation and public transit 
in a compact form and which contributes to public health and safety in keeping with Policy 
1.4.3 of the PPS.  
 
Section 1.6.3 of the PPS notes that the use of existing infrastructure and public service 
facilities should be optimized, wherever feasible, before consideration is given to 
developing new infrastructure and public service facilities. The proposed development 
utilizes the existing system, which has the capacity to support the proposed development. 
 
Accordingly, it is Staff’s opinion that the proposal achieves the objectives and is consistent 
with the relevant Provincial policies. 
 
Places to Grow – Growth Plan for the Greater Golden Horseshoe (2017) 
The 2017 Growth Plan for the Greater Golden Horseshoe update was released on May 
18, 2017 and came into effect on July 1, 2017. The update builds on previous iterations’ 
policies to manage growth, build complete communities, curb sprawl and protect the 
natural environment. The new Growth Plan establishes more aggressive intensification 
and density targets within the built boundary and major transit station areas. The Growth 
Plan builds upon the policy foundation provided by the PPS and provides more specific 
land use planning policies to address growth management issues faced by the Greater 
Golden Horseshoe (GGH) Region.  The policies of the Growth Plan take precedence over 
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the policies of the PPS to the extent of any conflict, except where the relevant legislation 
provides otherwise.  
 
In accordance with Section 3 of the Planning Act all decisions of Council in respect of the 
exercise of any authority that affects a planning matter shall conform to the Growth Plan. 
Comments, submissions or advice affecting a planning matter that are provided by 
Council shall also conform to the Growth Plan. 
 
The policies of the Growth Plan represent minimum standards. Within the framework of 
the provincial policy-led planning system, decision-makers are encouraged to go beyond 
these minimum standards to address matters of importance, unless doing so would 
conflict with any policy of the Growth Plan. 
 
Section 2.1 (Context) supports mixed-use intensification within built up areas in close 
proximity to transit. Key paragraphs of this section note: 
 

“Better use of land and infrastructure can be made by directing growth to settlement 
areas and prioritizing intensification, with a focus on strategic growth areas, including 
urban growth centres and major transit station areas, as well as brownfield sites and 
greyfields. Concentrating new development in these areas provides a focus for 
investments in transit as well as other types of infrastructure and public service 
facilities to support forecasted growth, while also supporting a more diverse range and 
mix of housing options.” 
 
“Communities need to grow at transit-supportive densities, with walkable street 
configurations.  Compact built form and intensification efforts go together with more 
effective transit and active transportation networks and are fundamental to where and 
how we grow.” 
 
The Growth Plan recognizes transit as a first priority for major transportation 
investments. It sets out a regional vision for transit, and seeks to align transit with 
growth by directing growth to major transit station areas and other strategic growth 
areas, including urban growth centres, and promoting transit investments in these 
areas. 

 
The policies of the Growth Plan consider the subject lands as a “Strategic Growth Area” 
which is defined as: 
 
“Within settlement areas, nodes, corridors, and other areas that have been identified by 
municipalities or the Province to be the focus for accommodating intensification and 
higher-density mixed uses in a more compact built form. Strategic growth areas include 
urban growth centres, major transit station areas, and other major opportunities that may 
include infill, redevelopment, brownfield sites, the expansion or conversion of existing 
buildings, or greyfields. Lands along major roads, arterials, or other areas with existing or 
planned frequent transit service or higher order transit corridors may also be identified as 
strategic growth areas.”  
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The following Growth Plan policies are relevant to this application: 
 

1.2.1 Guiding Principles 
• Support the achievement of complete communities that are designed to support 

healthy and active living and meet people’s needs for daily living throughout an 
entire lifetime.  

• Prioritize intensification and higher densities to make efficient use of land and 
infrastructure and support transit viability.  

• Support a range and mix of housing options, including second units and affordable 
housing, to serve all sizes, incomes, and ages of households. 

 
2.2.1 Managing Growth  
Forecasted growth to the horizon of this Plan will be allocated based on the following:  
2 a) the vast majority of growth will be directed to settlement areas that:  

i. have a delineated built boundary; 
ii. have existing or planned municipal water and wastewater systems; and 
iii. can support the achievement of complete communities; 

c. within settlement areas, growth will be focused in:  
i. delineated built-up areas; 
ii. strategic growth areas; 
iii. locations with existing or planned transit, with a priority on higher order 

transit where it exists or is planned; and 
iv. areas with existing or planned public service facilities; 

4. Applying the policies of this Plan will support the achievement of complete 
communities that:  
a. feature a diverse mix of land uses, including residential and employment uses, 

and convenient access to local stores, services, and public service facilities; 
b. improve social equity and overall quality of life, including human health, for people 

of all ages, abilities, and incomes; 
c. provide a diverse range and mix of housing options, including second units and 

affordable housing, to accommodate people at all stages of life, and to 
accommodate the needs of all household sizes and incomes; 

d. expand convenient access to:  
i. a range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation; 
ii. public service facilities, co-located and integrated in community hubs; 
iii. an appropriate supply of safe, publicly-accessible open spaces, parks, 

trails, and other recreational facilities; and 
iv. healthy, local, and affordable food options, including through urban 

agriculture; 
e. ensure the development of high quality compact built form, an attractive and 

vibrant public realm, including public open spaces, through site design and urban 
design standards; 
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f. mitigate and adapt to climate change impacts, build resilience, reduce greenhouse 
gas emissions, and contribute towards the achievement of low-carbon 
communities; and 

g. integrate green infrastructure and low impact development. 
 

2.2.2 Delineated Built-up Areas  
1. By the year 2031, and for each year thereafter, a minimum of 60 per cent of all 

residential development occurring annually within each upper- or single-tier 
municipality will be within the delineated built-up area.  

2. By the time the next municipal comprehensive review is approved and in effect, 
and each year until 2031, a minimum of 50 per cent of all residential development 
occurring annually within each upper- or single-tier municipality will be within the 
delineated built-up area.  

3. Until the next municipal comprehensive review is approved and in effect, the 
annual minimum intensification target contained in the applicable upper- or single-
tier official plan that is approved and in effect as of July 1, 2017 will continue to 
apply.  

 
Per Section 2.2.2, the Provincial directive moving forward states that by 2031, a minimum 
of 60% of all development occurring annually must be within the delineated built-up area 
(delineated built boundary).  
 
Section 2.2.4 of the Growth Plan requires that all municipalities develop a strategy and 
policies through their Official Plans to phase in and achieve allocated intensification and 
the intensification targets. Policies are to encourage intensification throughout the built up 
area; identify the appropriate scale and type of development, transition of built form to 
adjacent areas, identify strategic growth areas to support achievement of the 
intensification targets, support the achievement of complete communities. 
 
On June 14, 2010, Town Council adopted Official Plan Amendment No. 31 (OPA 31), 
being an amendment to bring the Town's Official Plan into conformity with the 2006 
Growth Plan. On June 18, 2018, Town Council endorsed the Region of Halton’s proposed 
modifications to OPA 31, which will be discussed in greater detail in a latter section of this 
report. OPA 31 has identified the subject lands as both an “Intensification Area” 
designation and a “Major Transit Station Area” as shown on Schedule K of the Plan. In 
order to meet the pre-2031 Urban Area policy requirements of ROPA 38, the proposed 
modifications to OPA 31 fully incorporate the Urban Growth Centre (UGC), Built Boundary 
and Designated Greenfield Area designations and targets and depict these designations 
in the modified Schedules to the Plan. Primarily, these proposed modifications will:  a), 
enable the Town to complete Area Specific Plans (Secondary Plans) for the major growth 
areas (e.g. the Major Transit Station Area (MTSA)) and the Sustainable Halton Plan 
(SHP) lands in accordance with ROPA 38; and b), clarify the application of minimum 
growth management targets for intensification and density, including minimum density 
targets for the UGC/MTSA and the SHP lands portion of the Designated Greenfield Area. 
Whereas OPA 31 developed a basic strategy of conformity to the 2006 Growth Plan, it 
will be the MTSA study and subsequent area-specific Secondary Plan which will set out 
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more detailed policies and criteria for this area in order to conform to the 2017 Growth 
Plan.  
 
The updated Growth Plan prescribes stronger policies regarding Urban Growth Centres 
and transportation supportive areas, including:  
 

2.2.3 Urban Growth Centres  
1. Urban growth centres will be planned:  

a. As focal areas for investment in regional public service facilities, as well 
as commercial, recreational, cultural, and entertainment uses;  

b. To accommodate and support the transit network at the regional scale and 
provide connection points for inter- and intra-regional transit;  

c. To serve as high-density major employment centres that will attract 
provincially, nationally, or internationally significant employment uses; and 

d. To accommodate significant population and employment growth. 
2. Urban growth centres will be planned to achieve, by 2031 or earlier, a minimum 

density target of:  
a. 400 residents and jobs combined per hectare for each of the urban growth 

centres in the City of Toronto; 
b. 200 residents and jobs combined per hectare for each of the 

Downtown Brampton, Downtown Burlington, Downtown Hamilton, 
Downtown Milton, Markham Centre, Downtown Mississauga, 
Newmarket Centre, Midtown Oakville, Downtown Oshawa, Downtown 
Pickering, Richmond Hill Centre/Langstaff Gateway, Vaughan 
Metropolitan Centre, Downtown Kitchener, and Uptown Waterloo urban 
growth centres; and  

c. 150 residents and jobs combined per hectare for each of the Downtown 
Barrie, Downtown Brantford, Downtown Cambridge, Downtown Guelph, 
Downtown Peterborough and Downtown St. Catharines urban growth 
centres. 

 
2.2.4 Transit Corridors and Station Areas 

1. The priority transit corridors shown in Schedule 5 will be identified in official 
plans. Planning will be prioritized for major transit station areas on priority 
transit corridors, including zoning in a manner that implements the policies of 
this Plan.  

2. For major transit station areas on priority transit corridors or subway lines, 
upper- and single-tier municipalities, in consultation with lower-tier 
municipalities, will delineate the boundaries of major transit station areas in a 
transit-supportive manner that maximizes the size of the area and the number 
of potential transit users that are within walking distance of the station.  

3. Major transit station areas on priority transit corridors or subway lines will be 
planned for a minimum density target of:  

a. 150 residents and jobs combined per hectare for those that are served by 
the GO Transit rail network.  
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8. All major transit station areas will be planned and designed to be transit-
supportive and to achieve multimodal access to stations and connections to 
nearby major trip generators by providing, where appropriate:  

a. connections to local and regional transit services to support transit service 
integration;  

b. infrastructure to support active transportation, including sidewalks, bicycle 
lanes, and secure bicycle parking; and  

c. commuter pick-up/drop-off areas.  
9. Within all major transit station areas, development will be supported, where 

appropriate, by: 
a. planning for a diverse mix of uses, including second units and affordable 

housing, to support existing and planned transit service levels;  
b. fostering collaboration between public and private sectors, such as joint 

development projects;  
c. providing alternative development standards, such as reduced parking 

standards; and  
d. prohibiting land uses and built form that would adversely affect the 

achievement of transit-supportive densities.  
10. Lands adjacent to or near to existing and planned frequent transit should be 

planned to be transit-supportive and supportive of active transportation and a 
range and mix of uses and activities.  

11. In planning lands adjacent to or near higher order transit corridors and facilities, 
municipalities will identify and protect lands that may be needed for future 
enhancement or expansion of transit infrastructure, in consultation with 
Metrolinx, as appropriate.  

 
The Growth Plan defines a Major Transit Station Area as “areas including and around any 
existing or planned higher order transit station or stop within a settlement area; or the 
area including and around a major bus depot in an urban core.  Major transit station areas 
generally are defined as the area within an approximate 500 metre radius of a transit 
station, representing about a 10-minute walk.” 
 
Priority Transit Corridors are defined as Transit corridors shown in Schedule 5 (see 
Figure 5 to this Report) or as further identified by the Province for the purpose of 
implementing this Plan.  It can be interpreted as higher order transit that has all day, two-
way service.  Higher Order Transit is defined as Transit that generally operates in 
partially or completely dedicated rights-of-way, outside of mixed traffic, and therefore can 
achieve levels of speed and reliability greater than mixed-traffic transit. Higher order 
transit can include heavy rail (such as subways and inter-city rail), light rail, and buses in 
dedicated rights-of-way.  
 
Per Schedule 5 of the GGH 2017, the Milton GO Line is not a Priority Transit Corridor as 
all-day, two-day service is currently not provided. However, as the subject lands are within 
the Urban Growth Centre, the greater density requirement of 200 people and jobs per 
hectare apply. 
 



Page 10 
 

3.5 Policies for Infrastructure to Support Growth  
3.2.3(1) – public transit will be the first priority for transportation infrastructure 
planning and major transportation investment. 
• 3.2.3(2) – all decisions on transit planning will be made prioritizing areas with 
existing or planned higher residential and employment densities to optimize return 
on investment and the efficiency and viability of existing and planned transit 
service levels and increase the capacity of existing transit systems to support 
strategic growth areas. 

 
The updated Growth Plan builds on the mandated intensification targets of the 2006 
(Consolidated 2013) Growth Plan by prescribing increased intensification targets within 
the built boundary and major transit station areas. The proposed development conforms 
to the Provincial policy set out by the updated Growth Plan. 
 
It is staff’s opinion that the proposed development conforms to the aforementioned 
pertinent policies of the 2017 Growth Plan. The subject lands are located within the 
Town’s built boundary and form part of the “Urban Growth Centre” as illustrated on 
Schedule 4 of the Growth Plan (attached as Figure 6) where significant population and 
employment growth is projected. The subject lands are also within a Strategic Growth 
Area and within a Major Transit Station Area which are expected to be the focus of 
compact, higher density, transit supportive development. The proposed development is 
not only transit supportive by providing a higher density and mixed use development in 
close proximity to transit but also integrates transit connections into its design to enhance 
access to and use of transit. The proposal will significantly contribute to the achievement 
of a complete community that supports the development of high quality, compact built 
form, attractive and vibrant public realm, including public open spaces through site design 
and urban design standards. Furthermore, the proposal supports the achievement of the 
minimum density target of 200 people and jobs per hectare within the Urban Growth 
Centre. The proposal optimizes and intensifies underutilized lands within the Urban 
Growth Centre, is highly transit and pedestrian supportive and in close proximity to 
commercial, institutional, recreational and community facilities and services that in turn 
will mitigate auto-dependence and vehicular trips. Moreover, the proposed development 
includes provisions for bicycle storage, and opportunities to provide on-site commercial 
services that reduce the need for off-site travel. The proposal furthers the policy objective 
in 2.2.1.4 c) by providing a mix of building forms and range in unit types by size and 
number of bedrooms to accommodate households of varying size and needs. 
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THE CORPORATION OF THE TOWN OF MILTON 
 

BY-LAW NO. XXX-2019 
 
BEING A BY-LAW OF THE TOWN OF MILTON TO ADOPT AN AMENDMENT TO 
THE TOWN OF MILTON OFFICIAL PLAN PURSUANT TO SECTION 17 OF THE 
PLANNING ACT, AS AMENDED, IN RESPECT OF THE LANDS MUNICIPALLY 
IDENTIFIED AS 130 THOMPSON ROAD SOUTH, LEGALLY DESCRIBED AS PART 
OF LOT 13, CONCESSION 3, FORMER GEOGRAPHICAL SURVEY OF 
TRAFALGAR, TOWN OF MILTON, THE REGIONAL MUNICIPALITY OF HALTON 
(FILE NO. LOPA 03/16) 
 
The Council of the Corporation of the Town of Milton, in accordance with the provisions 
of Section 17 and 21 of the Planning Act R.S.O. 1990, c. P.13, as amended, hereby 
enacts as follows: 
 
1. Amendment No. 53 to the Official Plan of the Town of Milton, to amend Policy 

4.11 and Schedules C.7.A.CBD and I1 of the Town of Milton Official Plan to 
provide for permission for the development of three high-rise residential 
buildings with heights of 31, 29 and 27 storeys, respectively, with a maximum 
density of 524 units per net hectare. In addition, a minimum of 950 square 
metres of retail/commercial gross floor area shall be provided at grade within 
any of the three high-rise residential buildings at lands located at 130 
Thompson Road South and legally described as Part of Lot 13, Concession 3 
NS (Trafalgar), Town of Milton, consisting of the attached maps and 
explanatory text, is hereby adopted. 
 

2. Pursuant to Subsection 17(27) of the Planning Act, R.S.O. 1990, c. P. 13, as 
amended, this Official Plan Amendment comes into effect the day after the last 
day for filing a notice of appeal, if no appeal is filed pursuant to Subsections 17 
(24) and (25). Where one or more appeals have been filed under Subsection 
17 (24) or (25) of the said Act, as amended, this Official Plan Amendment 
comes into effect when all such appeals have been withdrawn or finally 
disposed of in accordance with the direction of the Local Planning Appeal 
Tribunal. 

 
PASSED IN OPEN COUNCIL ON March 4, 2019 
 
 

       Mayor 
 Gordon A. Krantz 

 
 

     Acting Town Clerk 
William Roberts 
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AMENDMENT NUMBER 53 
 

TO THE OFFICIAL PLAN OF THE TOWN OF MILTON 
 
 

Part of Lot 13, Concession 3 NS (Trafalgar) 
130 Thompson Road South 

Town of Milton 
(Town File:  LOPA-03/16) 
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AMENDMENT NUMBER 53 
 
 

TO THE OFFICIAL PLAN OF THE TOWN OF MILTON 
 
 
 
 
 

PART 1 THE PREAMBLE, does not constitute part of this Amendment 
 
 
 
 
PART 2 THE AMENDMENT, consisting of the following text constitutes 

Amendment No. 53 to the Official Plan of the Town of Milton. 
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PART I:  THE PREAMBLE 
 
THE TITLE 
 
This amendment, being an amendment to the Official Plan of the Town of Milton shall 
be known as: 
 
 Amendment No. 53 
 To the Official Plan of the Town of Milton 
 
 130 Thompson Road South 
 (Part of Lot 13, Concession 3 NS (Trafalgar)) 
 (Town of Milton) 

(LOPA 03/16) 
 
PURPOSE OF THE AMENDMENT 
 
The purpose of this amendment is to add a Specific Policy Area 35 to the lands at 130 
Thompson Road South. 
 
LOCATION OF THE AMENDMENT 
 
The subject lands are located on the south side of Drew Centre Drive, west of 
Thompson Road South and north of the Canadian Pacific Railway line.  The lands are 
municipally identified as 130 Thompson Road South and are legally described as Part 
of Lot 13, Concession 3 NS (Trafalgar), Town of Milton.  The location of the property 
is illustrated in Figure 1. 
 
BASIS OF THE AMENDMENT 
 
The proposed amendment would permit the development of three high-rise residential 
buildings of 31, 29 and 27 storeys respectively, containing up to 802 residential units 
with a density of up to 524 units per hectare on the subject lands. Also, to allow 950 
square metres of commercial/retail space on the ground floor of any of the three high-
rise residential buildings.  
 
a) The subject application proposes intensification that is consistent with the 

Provincial Policy Statement (PPS 2014) and Provincial Growth Plan 2017. The 
Provincial policies contained in the PPS 2014 and the Growth Plan actively 
promote and encourage compact urban form, intensification, optimization of the 
use of existing land base and infrastructure, and development which will take 
better advantage of existing public transit. 
 

b) The proposal contributes in building a complete community that is compact and 
creates a mixed-use, transit supportive and pedestrian-friendly area where 
residents could live, work and shop. 
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c) The proposal represents intensification within Milton’s Urban Growth Centre 

that would make a positive contribution to meeting the Town’s growth targets 
in accordance with Town, Regional and Provincial planning policy. 
 

d) The close proximity of the subject lands to the multi-modal transit hub at the 
GO Station justifies reducing the Town’s normal parking standards and reduces 
the dependence on the automobile. 
 

e) The proposed new landmark would bring a vibrant new residential use to the 
Urban Growth Centre and would provide for a range of housing opportunities 
for present and future residents off all ages and incomes. 
 

f) The subject application promotes urban design excellence within Milton’s 
Urban Growth Centre and will help maintain and enhance a well-designed built 
form that contributes to community image and identity. 
 

g) The proposed high-rise residential buildings are compatible with surrounding 
land uses and an appropriate form of residential intensification subject to the 
satisfaction of all of the conditions pursuant to the holding provision placed on 
the lands. 
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PART II:  THE AMENDMENT 
 
All of this part of the document entitled Part II:  THE AMENDMENT consisting of the 
following text constitutes Amendment No. 53 to the Town of Milton Official Plan. 
 
DETAILS OF THE AMENDMENT 
 
The Official Plan of the Town of Milton is hereby amended by Official Plan Amendment 
No. 53 pursuant to Section 17 and 21 of the Planning Act, as amended, as follows: 
 
1.0 Map Change 
 

1.1 Amending Schedule I1 – “Urban Area Specific Policy Areas” by adding 
Special Policy Area No. 35 to the lands at 130 Thompson Road South 
(known legally as Part of Lot 13, Concession 3 (NS Trafalgar)). 

 
1.2 Amending Schedule C.7.A.CBD – Central Business District Secondary 

Plan, Central Business District Height Limits by permitting a maximum 
height of thirty-one storeys on the lands at 130 Thompson Road South 
(known legally as Part of Lot 13, Concession 3 NS (Trafalgar) Town of 
Milton). 

 
2.0 Text Change 

 
2.1 Adding the following text to Section 4.11 “Specific Policy Area”: 
 

4.11.3.35 The land identified as Specific Policy Area No. 35 on Schedule 
I1 of this Plan, being the lands at 130 Thompson Road South may be 
developed to provide three high density residential buildings of up to 31 
storeys in height and with a maximum residential density of 524 units 
per hectare. A minimum of 950 square metres of commercial/retail 
space must be provided on the ground floor of any of the three high-rise 
residential buildings. 
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APPENDIX 3 
PD-002-19 

THE CORPORATION OF THE TOWN OF MILTON 
 

BY-LAW NO.XXX.2019 
 
BEING A BY-LAW TO AMEND THE TOWN OF MILTON COMPREHENSIVE 
ZONING BY-LAW 016-2014, AS AMENDED, PURSUANT TO SECTION 34 OF THE 
PLANNING ACT IN RESPECT OF THE LANDS DESCRIBED AS PART OF LOT 13, 
CONCESSION 3, FORMER GEOGRAPHIC SURVEY OF TRAFALGAR, TOWN OF 
MILTON, REGIONAL MUNICIPALITY OF HALTON (JACAL HOLDINGS LTD.) – 
TOWN FILE - Z-12/16  
 
WHEREAS the Council of the Corporation of the Town of Milton deems it appropriate 
to amend Comprehensive Zoning By-law 016-2014, as amended; 
 
AND WHEREAS the Town of Milton Official Plan will provide for the lands affected by 
this By-law to be zoned as set forth in this By-law upon the approval of Official Plan 
Amendment Number 53. 
 
NOW THEREFORE the Council of the Corporation of the Town of Milton hereby 
enacts as follows: 
 
1. THAT Schedule A to Comprehensive Zoning By-law 016-2014, as amended, 

is hereby further amended by changing the existing Urban Growth Centre 
Mixed Use (UGC-MU) Zone symbols to the to a new site-specific Urban Growth 
Centre Mixed Use (UGC-MU*238-H31) Zone symbol on the land shown on 
Schedule A attached hereto. 

 
2. THAT Schedule D to Comprehensive Zoning By-law 016-2014, as amended, 

is hereby further amended by changing the existing Maximum Building Height 
to 31 storeys on the land shown on Schedule B attached hereto. 

 
3. THAT Section 13.1 of Comprehensive By-law 016-2014, as amended, is 

hereby further amended by  adding subsection 13.1.1.238 as follows: 
 
Urban Growth Centre Mixed Use – Special Section (UGC-MU*238-H31) Zone 
 
Additional Permitted Uses: 
 
a. A Day Nursery 
b. A Mixed Use Building 

 
Special Site Provisions: 

 
The following use is not permitted on lands zoned UGC-MU*238-H31: 
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a) Drive-through facilities either stand-alone or ancillary to another 

permitted use. 
 

b) For the purpose of this By-law, a Guest Unit means 
 

A Guest Unit is a room within the apartment building that is not 
connected to any individual apartment, but which includes bedroom 
and bathroom space that can be used by visitors to the apartment 
building as overnight temporary accommodation and it shall not 
include a kitchen.  A Guest Unit does not constitute an apartment 
and shall not require a separate parking provision.  

 
c) For the purpose of this By-law, floor plate area means: 

 
The gross horizontal floor area of a single floor measured from all the 
exterior walls of a building or structure excluding balconies. 

 
d) Notwithstanding the provisions of Section 4.19.4, Exceptions to Height 

Requirements, the calculation of Building Height shall be exclusive of 
mechanical penthouses, rooftop equipment, elevator tower, stair tower 
and/or architectural features such as parapets and screen walls. 
 

e) Notwithstanding the provisions of Section 5.8.1 j), Table 5E to the 
contrary: 

 
i) The parking requirement for an apartment building shall be 1.03 

spaces per dwelling unit plus 0.25 visitor parking spaces per 
dwelling unit. 
 

ii) Shared parking provision – Visitor parking associated with a 
residential use, and client parking associated with a permitted 
non-residential use, may be provided in any combination of a 
parking structure and may be used for any combination of 
residential and permitted non-residential uses.  

 
f) Notwithstanding Section 5.14.1 to the contrary, the underground parking 

structure may be located within 0.5 m of a street line or lot line. 
 
g) Notwithstanding Section 5.10 vi) Bicycle Parking Space Requirements; 

a minimum of 600 bicycle parking spaces shall be provided and must be 
located in a long-term bicycle parking area that must be locked and have 
access permitted to residents only. 

 
h) Notwithstanding Section 5.1 ix) of By-law 016-2014, any required 

loading space(s) may be provided in a building. 
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i) A minimum of 4 square metres per dwelling unit of outdoor communal 

amenity space shall be provided at grade and/or as a rooftop amenity 
area on the podium and shall be maintained and operated by a common 
entity (such as a condominium corporation).  This outdoor communal 
amenity space shall be aggregated into areas of not less than 50 square 
metres and have a minimum width of 6.0 metres. 

 
j) Where there is more than one residential building, the minimum 

separation between towers shall be 25 metres measured from the main 
face of the building and excluding balconies. 

 
k) Any portion of a building between a height of 8 storeys and 15 storeys 

must not exceed a floor plate area of 1,000 square metres on the 
development site.  

 
l) Any portion of a building above a height of 15 storeys must not exceed 

a floor plate area of 750 square metres or 40 linear metres measured 
diagonally on the development site.  

 
m) The podium of a residential or mixed use building shall have a minimum 

height of 3 storeys and a maximum height of 6 storeys.  
 
n) A minimum of 950 square metres of commercial gross floor area shall 

be provided at grade.  
 
o) Waste storage areas shall be located within the principal building. 
 
p) Any awning, canopy and/or similar weather shielding structure, and any 

restaurant patio, may project to any lot line. 
 
q) Transformer and Telecommunications:  Transformer and 

telecommunications vaults and pads shall not project towards a public 
street beyond the main wall of the building. 

 
r) Building Height:  Minimum height of a non-residential first storey 

(measured from top-of-slap to top-of-slab) of a mixed used building is 
4.5 metres. 
 

Zone Standards:  
 
Notwithstanding the provisions of Section 7.2, Table 7C to the contrary: 
 
a) Maximum number of dwelling units is 810 units 
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b) The maximum permitted gross floor area of all buildings and structures 
on the lands is 88,000 square metres. 

 
c) The maximum lot coverage shall be 70%. 
 
d) The maximum exterior side yard shall be 11.0 metres. 
 
e) Maximum height of all buildings is 31 storeys and 100 metres. 
 

4. THAT Section 13.2 of By-law 016-2014, as amended, is hereby further 
amended by adding Section 13.2.1.65 to read as follows: 

 
 For lands with Holding Provision H31, the H31 Holding Provision shall apply 

and shall not be removed until: 
 

a) The submission of a Letter of Reliance for the Phase 1 and Phase 2 
Environmental Site Assessment pursuant to Ontario Regulation 153/04, 
and a MOECC acknowledged Record of Site Condition (RSC) is secured 
to demonstrate that the lands are suitable for the proposed residential 
use to the satisfaction of Halton Region. 
  

b) The Owner must demonstrate to the satisfaction of the Town of Milton 
that they will be able to achieve all proposed TDM measures outlined in 
the 130 Thompson Road Traffic Impact Study dated December 17, 2018 
by GHD, including any ongoing programming or management that may 
be required for program success. All costs associated with the 
implementation of the TDM measures are the responsibility of the Owner. 
The TDM measures are as follows: 
 
(i) The provision of a minimum of 600 long-term secure bicycle 

parking spaces plus at-grade short-term visitor bicycle parking 
spaces. The long-term bicycle parking areas must be locked and 
have access permitted to residents only. The bicycle parking 
facilities must comply with the Town of Ajax and /or City of Toronto 
Bicycle Parking Guidelines. The bicycle parking spaces must be 
shown on the plans including details of the lockers/racks. 
 

(ii) The provision of a minimum of one (1) car share vehicle and 
dedicated car share parking space (above resident/visitor parking 
requirements) in a priority location that is accessible to residents. 
Proof of how the car share program will be facilitated will be 
required. It must also be noted in the purchase/rental agreement 
which must be provided to the Town for review. 

 
(iii) The provision of subsidized GO Transit (PRESTO) cards at a rate 

of one (1) pre-loaded PRESTO card per unit for a period of two (2) 
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years. Each pre-loaded PRESTO card shall be provided upon 
occupancy of a unit. The availability of the pre-loaded PRESTO 
cards must be noted in the purchase/rental agreement which must 
be provided to the Town for review. 

 
(iv) The Owner agrees to charge for parking as a separate cost to 

occupants. All units are to be unbundled from parking spaces. The 
purchase/rental agreement between the occupant and the property 
owner must be provided noting the cost of a parking space and the 
ability for occupants to opt in or out of having a parking space. 

 
(v) The Owner agrees to provide active uses at-grade along street 

frontages. 
 

c) The Owner submits an updated noise mitigation report and implements 
any recommendations to the satisfaction of the Town of Milton and that 
the owner provide confirmation by a qualified acoustical engineer that 
the required noise mitigation measures have been constructed to 
address the stationary noise sources and meet Class 1 under NPC-300. 
 

d) The Owner has made site plan application, including detailed design 
drawings and has entered into a site plan agreement to the satisfaction 
of the Town of Milton. 

 
e) The Owner provides an updated Pedestrian Wind Study as part of the 

site plan application to the satisfaction of the Town of Milton.  
 
5. THAT if no appeal is filed pursuant to Section 34(19) of the Planning Act, 

R.S.O. 1990, c. P.13, as amended, or if an appeal is filed and the Local 
Planning Appeal Tribunal dismisses the appeal, this by-law shall come into 
force on the day of the passing. If the Local Planning Appeal Tribunal amends 
the by-law pursuant to Section 34(26) of the Planning Act, as amended, the 
part or parts so amended come into force upon the day the Tribunal’s Order is 
issued directing the amendment or amendments. 
 

PASSED IN OPEN COUNCIL ON March 4, 2019. 
 

 
 

       Mayor 
Gordon A. Krantz 

 
 
 

     Acting Town Clerk 
William Roberts 
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TO BY-LAW NO.      -2019 PASSED
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•ig ht Infrastructure Partners

Firelight Solar L.P. 
30 Adelaide Street East, Suite 301 
Toronto, ON M5C 3H1 

September 19th
, 2018 

Clerk's Division
Corporate Services Department
Town of Milton 
150 Mary Street 
Milton, ON L9T 6Z5 

Attn: Mr. Troy McHarg, Town C1erk 
Dear Mr. McHarg: 

Re: Solar Impacts of Planning Approvals for 130 Thompson Rd., Milton 

We write to you with respect to our concerns regarding the applications to amend the Town's 
Oficial Plan and Zoning By-law to increase the permitted residential height and density to allow 
for the development of three high-rise buildings at 130 Thompson Rd., Milton (the "Site"). 

Firelight Infrastructure L.P ., through Firelight Solar L.P ., owns the installed rooftop solar system 
located at 820 Main St East, which is adjacent to the proposed Site to the northwest. The array 
currently operates under a Feed-In-Tariff (FIT) contract with the Independent Electricity System 
Operator (IESO), expiring in 2033. As such, we are concerned that the proposed amendment to the 
zoning by-law will negatively impact our Site. We expect to incur a significant loss of solar 
production and, consequently, lost revenue if the applications are approved for the development of 
high-rise buildings. 

Currently, there are no high-rise buildings in the vicinity of 820 Main St. East. The current zoning 
limits the building height at 130 Thompson Road to a maximum of 8 storeys. The proposed 
development of the Site seeks to increase the maximum height from 8 storeys to over 27 storeys, 
more specifically, three high-rise buildings of 31, 29, and 27 storeys. At those heights, the towers 
will block 810-820 Main St. East's access to the sun, thereby negatively impacting the performance 
of the installed solar array. 

Given that the solar system has approximately fourteen years remaining in its FIT contract, the total 
negative impact of the proposed high-rise towers on the solar array is estimated at 201.5MWh, or 
15.5MWh/year as a FIT-connected array. l Further, the array was intended and designed for
continued use after the expiry  of the FIT contract to provide savings on electrical bills: savings
which would be lessened based on the proposed development. This lost production equates to
approximately $180,731 in total lost revenue, equal to $11,051/year or $143,663 total as a FIT-
connected solar array and $3,706/year or $37,068 total as a Post-FIT connected solar array.

1 The total lost production and total lost revenue calculations assume that the proposed high-rise towers are built in 2020
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(LOPA-03/16 and Z-12/16)
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Memo 
To: Chris Lupis & David Twigg 

From: Korsiak Urban Planning 
RE: 130 Thompson Road South  
       Town File Nos: LOPA-03/16 & Z-12/16  

In support of the above noted development applications, we are pleased to provide the following view 
analysis renderings. In total, seven view analysis renderings are included; four were previously submitted 
for your review in November of 2017 and three are new renderings as requested. The view analysis 
renderings included are as follows: 
 

1. Looking southwest from the intersection of Thompson Road and Main Street East, dated 
November 4, 2017; 

2. Looking southeast from the intersection of Main Street East and Wilson Drive, dated November 
4, 2017;  

3. Looking northwest from the intersection of Thompson Road South and Childs Drive, dated 
November 4, 2017; 

4. Looking southwest from the intersection of Main Street East and Harris Boulevard, dated 
November 4, 2017; 

5. Looking northwest from the intersection of Laurier Avenue and Costigan Road, dated May 22, 
2018;  

6. Looking west at Drew Centre just east of Thompson Road South, dated May 22, 2018; and 
7. Looking west from the apex of Ellis Crescent abutting Lions Sports Park, dated May 22, 2018. 

 
Please feel free to contact me directly should you have any questions or require any further information.
 
Sincerely yours, 
 

KORSIAK URBAN PLANNING 
 
 
 
 
Jacob Kaven, MES, RPP 
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