The Corporation of the
Town of Milton

MILTON

Report To: Council

From: Jill Hogan, Commissioner, Development Services

Date: February 24, 2025

Report No: DS-012-25

Subject: Technical Report - Plan of Subdivision, Local Official Plan
Amendment and Zoning By-law Amendment by Anatolia Real
Estate Corp. for the lands known as 6728 Sixth Line (Files: 24T-
24001/M, LOPA-01/24, and Z-02/24)

Recommendation: THAT Town of Milton Council support the granting of Draft Plan
Approval by the Commissioner of Development Services for the
proposed plan of subdivision (Town File: 24T-24001/M);

AND THAT applications to the Town to amend the Town of Milton
Official Plan and Zoning By-law 016-2014, to facilitate the
development of a business park with light industrial warehouses BE
APPROVED (Town Files: LOPA-01/24 & Z-02/24);

AND THAT staff be authorized to bring forward Official Plan
Amendment No. 91 in accordance with the Official Plan Amendment
attached as Appendix 2;

AND THAT staff be authorized to bring forward an amending Zoning
By-law holding provisions in accordance with the Zoning By-law
Amendment attached as Appendix 3;

AND FURTHER THAT the Commissioner of Development Services
forward this report to the Provincial Ministers of Heath, Education,
Transportation and Infrastructure and Metrolinx with a request to
review and plan for future Milton District Hospital, school, and
transportation expansions.

EXECUTIVE SUMMARY

The property owner, Anatolia Real Estate Corp. is proposing to construct a business park
with light industrial warehouses and ancillary office uses, in accordance with the Derry Green
Corporate Business Park Secondary Plan. To facilitate the proposed development, the
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applicant has submitted Draft Plan of Subdivision, Official Plan Amendment, and Zoning By-
law Amendment applications.

The proposed Plan of Subdivision consists of 4 development blocks of a variety of shapes
and sizes to allow for the future development of light industrial uses including warehouses
with ancillary office uses and includes the extension of Clark Boulevard to Derry Road.

The proposed Official Plan Amendment seeks to modify the Derry Green Secondary Plan to
permit parking between the buildings and the street along Derry Road and to clarify that
loading bays can be provided along the Clark Boulevard street frontage. All other policies of
the Official Plan and the Derry Green Corporate Business Park Secondary Plan are proposed
to remain the same.

Lastly, the proposed Zoning By-law Amendment seeks to rezone the lands from the existing
Golf Course (GC) zone and Natural Heritage System (NHS) zone to the Business Park (M1)
zone, the Natural Heritage System (NHS) zone, and the Open Space-Stormwater
Management (OS-2) zone, with site specific provisions. A portion of the lands currently zoned
Greenlands A (GA) in the Town of Milton Rural Zoning By-law 144-2003 will remain the same.
Site specific Zoning By-law provisions are proposed related to permitted uses, parking areas,
minimum parking rates, driveway widths, and maximum building heights. Holding provisions
are also proposed to ensure that an enhanced level of berming, landscaping and urban
design along Derry Road will be provided through the site plan approval process, to ensure
the completion of detailed noise studies for each of the employment development blocks,
and to ensure that adequate municipal services are available. An additional holding provision
is proposed for Block 3 (Corner of Derry Road and Clark Boulevard) to ensure that the Sixth
Line Environmental Assessment is completed and that any related road widenings are
conveyed, prior to any development occurring on the lands.

Conclusions and Recommendations

Staff is satisfied that the Draft Plan of Subdivision attached as Appendix 1, subject to the
requested conditions of Draft Plan Approval, the Local Official Plan Amendment attached as
Appendix 2, and the site-specific Zoning By-law Amendment attached as Appendix 3,
conform to Provincial, Regional and Town planning policies, and further achieve acceptable
engineering and design standards. Planning staff is also satisfied that the proposed Official
Plan Amendment and Zoning By-law Amendment are consistent with the land use policies
of the Provincial Planning Statement (2024). Therefore, staff recommends approval of the
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Official Plan Amendment and Zoning By-law Amendment, and the endorsement of Draft Plan
Approval of the Plan of Subdivision as presented through this report.

REPORT

Background

Owner: Anatolia Real Estate Corp.
Applicant: Glen Schnarr & Associates Inc.
Location/Description:

The subject property known municipally as 6728 Sixth Line currently contains a Golf Course.
It is located at the south west corner of Derry Road and Sixth Line in Ward 3. The subject
property borders employment lands to the north, west and south. The existing Enbridge Gas
corridor runs directly south of the site. See Figure 1 for the Location Map.

Proposal:

The applicant is proposing to construct a business park with light industrial and office uses,
in accordance with the Derry Green Corporate Business Park Secondary Plan. Figures 2
and 3 illustrate the proposed concept plans. The proposal consists of 4 development blocks
to accommodate the construction of 4 buildings. The buildings are proposed to consist of a
total of approximately 184,000 square metres (1,980,559 square feet) of building floor area.

Plan of Subdivision Application (24T-24001/M)

The proposed Plan of Subdivision consists of 4 development blocks of a variety of sizes to
allow for the future development of light industrial with ancillary office uses. The proposed
plan also includes a stormwater management block, natural heritage system blocks, and the
future extension of Clark Boulevard to Derry Road. A copy of the Draft Plan of Subdivision
can be found in Appendix 1.

Official Plan Amendment (LOPA-01/24)

The proposed Official Plan Amendment seeks to modify the Derry Green Secondary Plan to
permit parking between the buildings and the street along Derry Road and to clarify that
loading bays can be provided along the Clark Boulevard street frontage. All other policies of
the Official Plan and the Derry Green Corporate Business Park Secondary Plan are
proposed to remain the same. Attached to this report in Appendix 2 is the Official Plan
Amendment.

Zoning By-law Amendment (Z-02/24)
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Lastly, the proposed Zoning By-law Amendment seeks to rezone the lands from the existing
Golf Course (GC) zone and Natural Heritage System (NHS) zone to the Business Park (M1)
zone, the Natural Heritage System (NHS) zone, and the Open Space-Stormwater
Management (OS-2) zone, with site specific provisions. A portion of the lands currently zoned
Greenlands A (GA) in the Town of Milton Rural Zoning By-law 144-2003 will remain the
same.

Site specific Zoning By-law provisions are proposed related to permitted uses, parking areas,
minimum parking rates, driveway widths, and maximum building heights. Holding provisions
are also proposed to ensure that an enhanced level of berming, landscaping and urban
design along Derry Road will be provided through the site plan approval process, to ensure
the completion of detailed noise studies for each of the employment development blocks,
and to ensure that adequate wastewater and water services are available. An additional
holding provision is proposed for Block 3 (Corner of Derry Road and Clark Boulevard) to
ensure that the Sixth Line Environmental Assessment is completed and that any related road
widenings are conveyed, prior to any development occurring on the lands.

Attached to this report as Appendix 3 is the Zoning By-law Amendment.
Documents:

The following reports have been submitted and revised in support of the application:

e Draft Plan of Subdivision, prepared by Glen Schnarr & Associates Inc. and dated
Oct 11, 2024

e Draft Plan of Subdivision Block 4, prepared by Glen Schnarr & Associates Inc. and

dated Oct 17, 2024

Draft Official Plan Amendment, prepared by Glen Schnarr & Associates Inc.

Draft Zoning By-law Amendment, prepared by Glen Schnarr & Associates Inc.

Arborist Report, prepared by Dillon Consulting and dated Oct 2023

Archeological Assessment, prepared by The Archaeologists Inc and dated Jan 22,

2020

Architectural Drawings, prepared by Ware Malcomb and dated Nov 27, 2024

e Building 4 Conceptual Elevations by Ware Malcomb and dated May 16, 2024

e Functional Servicing and Stormwater Management Report, prepared by Stantec
Consulting Ltd and dated Oct 18, 2024

e Geotechnical Investigation Report, prepared by GEIl Consulting and dated August
15, 2024

e Hydrogeological Investigation Report, prepared by GEI Consulting and dated July
26, 2024
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e Landscape Concept Plan, prepared by Stantec Consulting Inc and dated Oct 18,
2024

e Noise Impact Study, prepared by Aercoustics and dated Dec 15, 2023

¢ Phase One Environmental Site Assessment, prepared by Envision Consultants Ltd
and dated Nov 15, 2023

e Phase Two Environmental Site Assessment, prepared by Envision Consultants Ltd
and dated Jan 18, 2024

e Phasing Plan prepared by Ware Malcome and dated Nov 27, 2024

e Letter of Reliance, prepared by Envision Consultants Ltd and dated Jan 18, 2023

e Planning Justification Report, prepared by Glen Schnarr & Associates Inc. and
dated Oct 2024

e Slope Stability Analysis, prepared by GEI Consulting and dated May 27, 2024

e Subsurface Utility Engineering Report, prepared by T2 utility engineers and dated
Sept 25, 2024

e Topographical Survey, prepared by Stantec Geomatics Ltd. And dated April 12,
2023

o Traffic Impact Study and Parking Justification, prepared by BA Group and dated
October 2024

e Updated Parking Justification Study, prepared by BA Group and dated Oct 17, 2024

e Pavement Assessment prepared by EXP Services Inc. and dated March 8, 2024

e Trail Feasibility Study, prepared by Anatolia Capital Corporation and dated Oct 21,
2024

e Urban Design and Sustainability Brief, prepared by Anatolia Investments Corp and
dated Oct 2024

The reports provide the basis to determine that draft plan approval can be granted for the
proposed Plan of Subdivision subject to conditions of Draft Plan Approval, and that the plan
is sufficiently advanced to support the Official Plan Amendment and the Zoning By-law
Amendment. As a condition of draft plan approval, any additional technical information
deemed to be required or reports that need to be updated or revised will be required to be
completed to the Town’s satisfaction prior to final registration of the subdivision.

Discussion
Planning Policy

Provincial Planning Statement (PPS) (2024)

On August 20, 2024, the Province of Ontario released the new Provincial Planning Statement
(2024) (‘PPS’) and announced that the PPS would come into effect on October 20, 2024.
The new PPS replaces the Provincial Policy Statement, 2020, as well as A Place of Grow:
Growth Plan for the Greater Golden Horseshoe and consolidates both of these previous land
use policy documents into one PPS document.
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The updated PPS and Planning Act have resulted in changes to employment area policies.
The changes amend the definition of “Area of Employment” and expressly exclude,
institutional and commercial uses, including retail and office uses not associated with primary
employment uses. Primary employment uses are limited to manufacturing uses, uses related
to research and development in connection with manufacturing uses, warehousing uses
including uses related to the movement of goods, and ancillary retail and office uses.

The Town of Milton is currently conducting a Town initiated Official Plan Amendment and
Zoning By-law Amendment to ensure that the Town of Milton Official Plan and Zoning By-
law are consistent with the new PPS and Area of Employment definition found in the Planning
Act.

Section 3 of the Planning Act requires that decisions affecting planning matters shall be
consistent with policy statements issued under the Act. The Provincial Planning Statement
is a policy statement issued under the authority of section 3 of the Planning Act. The
Provincial Planning Statement applies to all decisions in respect of the exercise of any
authority that affects a planning matter made on or after October 20, 2024. Additionally,
section 6.1.7 of the PPS states that, “Where a planning authority must decide on a planning
matter before their official plan has been updated to be consistent with the Provincial
Planning Statement, or before other applicable planning instruments have been updated
accordingly, it must still make a decision that is consistent with the Provincial Planning
Statement.” As a result, Planning staff have revised the subject Zoning By-law Amendment
to align with the PPS and the draft Employment Area Zoning By-law Amendment under
review.

Additionally, staff note that the applications are consistent with the following relevant sections
of the PPS:

2.3 Settlement Areas and Settlement Area Boundary Expansions

2.3.2. Land use patterns within settlement areas should be based on densities and a
mix of land uses which:

a) efficiently use land and resources;
b) optimize existing and planned infrastructure and public service facilities;
C) support active transportation;
d) are transit-supportive, as appropriate; and
e) are freight-supportive.
2.8 Employment

2.8.1.1 Planning authorities shall promote economic development and
competitiveness by:

a) providing for an appropriate mix and range of employment, institutional, and
broader mixed uses to meet long-term needs;
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b) providing opportunities for a diversified economic base, including maintaining

e)

a range and choice of suitable sites for employment uses which support a wide
range of economic activities and ancillary uses, and take into account the
needs of existing and future businesses;

identifying strategic sites for investment, monitoring the availability and
suitability of employment sites, including market-ready sites, and seeking to
address potential barriers to investment;

encouraging intensification of employment uses and compatible, compact,
mixed-use development to support the achievement of complete communities;
and

addressing land use compatibility adjacent to employment areas by providing
an appropriate transition to sensitive land uses.

2.8.2.1. Planning authorities shall plan for, protect and preserve employment areas
for current and future uses, and ensure that the necessary infrastructure is provided
to support current and projected needs.

2.8.2.2. Planning authorities shall protect employment areas that are located in
proximity to major goods movement facilities and corridors, including facilities and
corridors identified in provincial transportation plans, for the employment area uses
that require those locations.

2.8.2.3. Planning authorities shall designate, protect and plan for all employment
areas in settlement areas by:

a)

planning for employment area uses over the long-term that require those
locations including manufacturing, research and development in connection
with manufacturing, warehousing and goods movement, and associated retail
and office uses and ancillary facilities;

prohibiting residential uses, commercial uses, public service facilities and other
institutional uses;

prohibiting retail and office uses that are not associated with the primary
employment use;

prohibiting other sensitive land uses that are not ancillary to uses permitted in
the employment area; and

including an appropriate transition to adjacent non-employment areas to
ensure land use compatibility and economic viability.

3.6 Sewage, Water and Stormwater

3.6.1. Planning for sewage and water services shall:

a)

accommodate forecasted growth in a timely manner that promotes the efficient
use and optimization of existing municipal sewage services and municipal
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water services and existing private communal sewage services and private
communal water services;

ensure that these services are provided in a manner that:
can be sustained by the water resources upon which such services rely;
is feasible and financially viable over their life cycle;

protects human health and safety, and the natural environment, including the
quality and quantity of water; and

aligns with comprehensive municipal planning for these services, where
applicable.

promote water and energy conservation and efficiency;

integrate servicing and land use considerations at all stages of the planning
process;

3.6.8. Planning for stormwater management shall:

a)

Accordingly,

be integrated with planning for sewage and water services and ensure that
systems are optimized, retrofitted as appropriate, feasible and financially viable
over their full life cycle;

minimize, or, where possible, prevent or reduce increases in stormwater
volumes and contaminant loads;

minimize erosion and changes in water balance including through the use of
green infrastructure;

mitigate risks to human health, safety, property and the environment;
maximize the extent and function of vegetative and pervious surfaces;

promote best practices, including stormwater attenuation and re-use, water
conservation and efficiency, and low impact development; and

align with any comprehensive municipal plans for stormwater management
that consider cumulative impacts of stormwater from development on a
watershed scale.

staff is of the opinion that the proposal achieves these objectives and is

consistent with the relevant policies of the PPS 2024
Region of Halton Official Plan (ROP)

As of July 1, 2024, Halton Region has become an upper-tier municipality without planning
responsibilities, however the Halton Region Official Plan (‘ROP’) remains in-effect and the
local municipalities are responsible for administering the plan until such time that it is
revoked or amended by the respective municipality.
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The subject lands are located within the “Urban Area” and “Natural Heritage System”
designation with an Employment Area overlay in the Region of Halton Official Plan (ROPA
38). The Urban Area designation under Section 76 permits uses in accordance with Local
Official Plan and the Zoning By-law. All development shall be subject to the policies of the
Regional Official Plan.

Section 77(6) requires the Local Official Plans are to specify development phasing strategies
within the Urban Area, which are consistent with the ROP, giving priority to development of
employment lands and completion of existing communities. The subject property is located
within the approved Derry Green Corporate Business Park Secondary Plan and it is
appropriate to develop this property for employment uses in accordance with provincial,
regional and local policies. Staff is of the opinion that the proposed official plan amendment
and the proposed development is appropriate and conforms to the policies of the Halton
Region Official Plan.

Town of Milton Official Plan

The subject lands are designated Business Park Area and Natural Heritage System on
Schedule B in the Town of Milton Official Plan. The Business Park Area designation permits
primarily employment uses, including a full range of office uses and light industrial uses
such as warehousing. Commercial uses are limited and residential uses and institutional
uses are not permitted. A portion of the lands are also designated as Natural Heritage
System. The purpose of the Natural Heritage System designation is to define and protect
areas that have environmental significance and to improve and restore the quantity and
quality of ground and surface water.

The subject development proposes to provide light industrial uses (including
warehouse/distribution uses) and ancillary office uses, which are both permitted within the
Business Park Area.

Section 3.8.3 outlines the Business Park Area policies and notes that development shall be
permitted subject to:

a) the provisions of the applicable Secondary Plan as outlined within Part C of this Plan;

b) the submission of a development plan which demonstrates that the proposed
development can be physically integrated with existing and proposed uses of
adjacent lands, including lands outside the Business Park Area designation;

c) no outdoor storage being allowed;

d) a high quality of landscaped site development particularly adjacent to Provincial
Freeways, Highways, Major Arterial, Minor Arterial or Multi-Purpose Arterial roads;

e) the proposed development complies with the Community-wide policies of Section 2.0
of this Plan; and,
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f) applicants can demonstrate that there is adequate wastewater and water treatment
capacity to accommodate the proposed use.

The proposal is consistent with the above noted policies as a development concept plan has
been provided to illustrate the proposed site layout can be physically integrated with
adjacent lands within the Derry Green Secondary Plan. The applicant is proposing a high
quality of landscaping along Derry Road along with enhanced architectural features. Staff
has included a holding provision in the proposed Zoning By-law Amendment to ensure that
no development shall proceed until such time as a site plan has been provided which
demonstrates than an enhanced level of berming and/or landscaping and urban design can
be provided along Derry Road.

No outdoor storage is being proposed as outdoor storage is defined as the storage of
equipment, raw or processed materials and does not include the parking of tractor trailers
associated with the warehouse/distribution use. Moreover, the proposed siting and
orientation of the truck loading and trailer areas are sited to minimize visual impacts from
Derry Road. It is noted that to minimize the impact of truck trailer parking on Derry Road,
the truck trailer parking is proposed instead along the Clark Boulevard frontages and interior
to the sites.

Derry Green Corporate Business Park Secondary Plan

The lands are located within the Derry Green Corporate Business Park Secondary Plan.
This plan forms part of the Official Plan and designates the lands as Business Park Area
and a “Street Oriented Area”. These designations further define the types of employment
uses permitted.

Within the Business Park Area designation, a full range of light industrial and office uses are
permitted. The Business Park Area with the “Street Oriented Area” overlay permits office
uses and light industrial uses which include a significant office component.

As noted previously, as a result of the new Provincial Planning Statement (2024) and new
“Area of Employment” definition, some uses currently permitted in the Business Park Area
designation and street-oriented area overlay are no longer permitted. In particular, only retail
and office uses associated with a manufacturing use and warehousing uses are permitted.
Stand alone offices and retail uses are not permitted.

Section C.9.4.6.7 of the Secondary Plan, requires an enhanced level of streetscape design
along Derry Road and notes that through the Zoning By-law and site plan approval process,
the Town shall control development along these roads to ensure both a high quality of site
design. Additionally, the policies note that buildings shall be designed to front onto these
roads, that significant parking areas will be screened by berms and landscaping, that
service, loading and open storage areas shall not be permitted abutting the road, that safe
and functional vehicular and pedestrian access shall be provided, and that the use of native
an non-invasive specifies for landscaping and street tree planning will be promoted. The
Business Park “Street Oriented Area” overlay include additional policies related to urban
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design including requiring that buildings be a minimum of two storeys or 6 metres in height
and that no parking shall be located between the building and the street.

The applicant has made application for an Official Plan Amendment to allow surface parking
between the proposed building and the street along Derry Road. While the Town
encourages building placement close to the street edge as the dominant and consistent
element within the Street Oriented Site Area designation, in this instance it is not feasible or
desirable as the buildings proposed are larger industrial buildings that demand large
rectangular shaped buildings and by their function require extensive loading bays/service
areas. Further, orientation of the buildings in this manner would result in an inefficient site
design. As such, the buildings may require parking to be provided between the buildings
and the street to ensure that the loading doors and service areas are further from Derry
Road. Through the strategic use of berming or landscaping, staff is of the opinion that the
intent of this policy can be maintained and achieved through the site plan approval process.
The Town is also recommending placing a holding provision (H87) along the Business Park
Street Oriented Site designation to ensure the enhanced level of urban design is built as
illustrated in the concept plans provided.

Attached to this report as Appendix 2 is the Official Plan Amendment.

Lastly, the Natural Heritage System designation is intended to recognize areas within the
Urban Area boundary where preservation of natural areas and features is considered to be
essential from an environmental sustainability perspective. This designation reflects the
natural watercourses and wetlands that are located on the land. A specific Subwatershed
Impact Study (SIS) has been prepared and submitted by a team of consultants on behalf of
the applicant. The SIS is intended to implement the recommendations that have come out
of the overall Subwatershed Update Study (SUS), Functional Servicing and Environmental
Management Strategy (FSEMS) and Conceptual Fisheries Compensation Plan (CFCP)
prepared for the Secondary Plan. The related SIS for the site has been approved. As a result
of the implementation of the SIS, an appropriate NHS system and features including their
buffers are proposed to be protected and placed as shown on the subdivision plan and
corresponding zoning by-law.

Zoning By-law

The subject lands are currently zoned as the Golf Course (GC) zone and the Natural Heritage
System (NHS) zone. A portion of the lands currently zoned Greenlands A (GA) in the Town
of Milton Rural Zoning By-law 144-2003 will remain the same.

The applicant is proposing to rezone the lands currently zoned as Golf Course (GC) zone
and the Natural Heritage System (NHS) zone to the Business Park (M1) zone, the Natural
Heritage System (NHS) zone, and the Open Space-Stormwater Management (OS-2) zone,
with site specific provisions. Site specific Zoning By-law provisions are proposed related to
permitted uses, parking areas, minimum parking rates, driveway widths, and maximum
building heights.
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Holding provisions are also proposed to ensure that an enhanced level of berming,
landscaping and urban design along Derry Road will be provided through the site plan
approval process, to ensure the completion of detailed noise studies for each of the
employment development blocks, and to ensure that adequate waste water and water
services are available. An additional holding provision is proposed for Block 3 (Corner of
Derry Road and Clark Boluvard) to ensure that the Sixth Line Environmental Assessment is
completed and that any related road widenings are conveyed, prior to any development
occurring on the lands.

Attached to this report as Appendix 3 is the Zoning By-law Amendment.
Site Plan Control

Should the applications be approved, the developer is required to obtain site plan approval
prior to building permit issuance. Detailed site plan drawings addressing such matters as
building design, lot grading and drainage, lighting, landscaping, internal driveways, parking
areas, garbage disposal, utilities, and water and sanity sewer connections will be required to
be submitted for review and approval.

Public Consultation

A Statutory Public meeting for the applications was held on March 25, 2024. Notice for the
Statutory Public Meeting was provided on February 28, 2024 pursuant to the requirements
of the Planning Act and Town of Milton Official Plan.

At the Statutory Public meeting, one delegate from Tackol CMCC Derry Limited Partnership
spoke in support of the applications. Council did not have any comments or concerns on the
applications.

Town staff also received written comments from Village Securities limited, who is the
landowner immediately west of the subject lands. They noted that while they are generally
supportive of the application, that they wished for a condition to be included in the draft plan
of subdivision application to require a mutual access through the subject property to the lands
to the west. As a result, the Town will be requesting that as a condition of draft plan approval,
that the owner provide a right-of-way easement over the shared driveway in Block 1, in favour
of the adjacent lands.

The public comments provided can be found in Appendix 4 -Public Comments.
Agency Circulation

The applications were circulated to internal/external agencies and their comments are
summarized below. While all internal/external agencies have noted that they have no
concerns with the approval of the applications, the following provided comments which



The Corporation of the DS.012.25

i Page 13 of 16
MILTON Town of Milton

Discussion

resulted in revisions/changes to the applications and/or requested the inclusion of specific
holding provisions or conditions of draft plan of approval.

Region of Halton

As of July 1, 2024, the Halton Region’s role in land use planning and development has been
scoped to only deal with certain Regional matters. In the case of the proposed development,
this includes water and wastewater servicing and transportation as the subject lands are on
a Regional Road (Derry Road). Halton Region staff has reviewed the applications and offers
no objections to the approval of the draft plan of subdivision, official plan amendment or
zoning by-law amendment subject to requested holding provisions and conditions of Draft
Plan Approval.

Halton Region has identified that while a trunk watermain is located on Derry Road adjacent
to the property, that no sanitary services are currently available. The Region has undertaken
a trunk wasterwater main project adjacent to the subject lands and the project is scheduled
to start in 2025. As a result, a Holding provision is recommended in the Zoning By-law
Amendment to ensure that no development proceeds on the lands until full municipal
servicing becomes available.

Halton Region has identified that a current road widening of 23.5 metres from the centreline
of Derry Road is required to be conveyed. The Region notes however, that Halton Region’s
Transportation Master Plan identifies the need to widen Derry Road to six lanes from
Tremaine Road to Highway 407. This improvement is currently scheduled to start
construction in 2031. Depending on when the development is finalized, the land dedication
will be required to satisfy the greatest dedication of the following listed below. Currently, a
Municipal Class Environmental Assessment or Detail Design project has not been initiated.
The current road widening required has been shown on the draft Plan of Subdivision.

Lastly, it is noted that Halton Region’s Transportation Master Plan identifies the need for
additional roadway network capacity to support new growth in the Town of Halton Hills and
Town of Milton. A new 6 lane corridor, now known as “New North Regional Road” (previously
known as “5 %2 Line”) is shown in the Region’s TMP between Fifth Line and Sixth Line and
referred to in the policies of the Derry Green Corporate Business Park Secondary Plan
(C.9.4.3.1). This corridor will provide additional north-south capacity between Britannia Road
and Steeles Avenue, including a proposed interchange with Highway 401. New North
Regional Road is currently programmed by the Region for 2031. Halton Region notes that
the development proposal must consider that the future north-south roadway (Clark
Boulevard) may ultimately be identified as a six-lane Regional Road, requiring a 47 metre
right-of-way. As a result, the Zoning By-law Amendment has been revised to require that all
buildings be setback a minimum of 23.5 metres from the centreline of Clark Boulevard.

Conservation Halton

Conservation Halton staff have confirmed that they have no objection to the Town of Milton
granting Draft Plan approval for the subject subdivision, subject to their conditions. The
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Town will be incorporating Conservation Halton’s conditions into the final Draft Plan
conditions.

Development Engineering

Development Engineering staff identified that they have no objection to Draft Plan approval
of the plan of subdivision and approval of the Official Plan Amendment and Zoning By-law
Amendment. They noted however, that the following items will need to be addressed as a
condition of draft plan approval or through the detailed engineering submission:

e The Hydrogeological Report will need to be revised to further review of the elevated
groundwater levels is required in support of detailed design to assess groundwater
levels in relation to proposed infrastructure including, but not limited to, the
Stormwater Management Facility and the potential need for a SWM pond
depressurization system.

e The Geotechnical Investigation will need to be updated in coordination with the
hydrogeological report.

e The Functional Servicing Report will need to be updated in coordination with the
hydrogeological report as well as the pavement assessment for Sixth Line.

e An updated Subsurface Utility Engineering Report and Mapping will be required at
detailed design.

In addition, development engineering staff have requested that a holding provision be
included for Block 3 and will not be removed until any necessary interim and ultimate road
works on Sixth Line, adjacent to the site, are determined to the Town’s satisfaction. This is
to be included as external works to the subdivision and to be included in the detailed
engineering submission as well as any relevant agreements to the Town’s satisfaction.

As a result of Development Engineering’s comments above, a holding provision for Block 3
has been incorporated into the Zoning By-law Amendment, and planning staff will incorporate
any requested draft plan conditions prior to issuing draft plan approval.

Parks Planning

The Derry Green Corporate Business Park Secondary Plan identifies a trail located within
the Enbridge Gas Corridor (previously Union Gas) lands directly south of the proposed
development. As a result of challenging environmental features close to Sixth Line, the trail
will need to be diverted from the Enbridge Gas corridor north through the subject lands. The
applicant has provided a Trail Feasibility Study to identify and evaluate the possible position
of the trail through the subject lands.

Town of Milton and Conservation Halton staff are generally satisfied with the conceptual trail
alignments proposed however, additional details will be required to confirm the preferred trail
alignment. These details will be evaluated by the Town in consultation with Conservation
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Halton staff through the detailed trail design. As a result, the Draft Plan of Subdivision does
not identify the related trail blocks at this time.

In the interim, the Town has requested that a trail connection be constructed along the Clark
Boulevard extension, to provide a trail connection from the Enbridge Gas Corridor to Derry
Road until the ultimate trail connection to 6th Line can be completed. The trail will be
incorporated as a 3m wide asphalt trail system within the future Clark Boulevard right of way.
Town staff are also exploring the feasibility of the Clark Boulevard trail providing the intended
trail connection necessary from James Snow Parkway to the subject site, potentially in lieu
of the Union Gas trail segments originally contemplated in the vicinity. These potential trail
connections are a more economical approach than what was originally intended, at a higher
level, in the Secondary Plan.

Infrastructure

In the Town of Milton Official Plan, Sixth Line is identified as a minor arterial road in the Town
of Milton Official Plan and a road widening will be required. Additionally, the Derry Green
Secondary Plan includes the following policy:

A portion of Sixth Line south of Derry Road is within the Regional Storm flood plain
associated with the Sixteen Mile Creek and is subject to seasonal flooding. As a result, Sixth
Line may have to be diverted to move it outside of the Regional Storm flood line. No
development shall occur on adjacent lands until flood free access is available and has
received all required approvals, including but not limited to the approval of an Environmental
Assessment. (Section C.9.4.1.2).

As a result, the Town has included a holding provision for Block 3 which will not permit for
any development to proceed until the Sixth Line Environmental Assessment has been
completed and any related road widenings have been conveyed to the satisfaction of the
Town of Milton.

Enbridge Gas

Enbridge Gas noted that while they do not object to the proposed applications, that prior to
registration of the plan, the Owner shall make satisfactory arrangements with Enbridge Gas
Inc. (Enbridge Gas) to provide the necessary easements and/or agreements required by
Enbridge Gasfor the provision of local gas service for this project.

Planning staff note that the subject lands are immediately north to the Enbridge Gas
(previously Union Gas) gas corridor. Additionally, a gas pipeline and related easement in
favour of Enbridge gas is located within the subject lands through the existing and proposed
Natural Heritage System. It is noted that the applicant will be required obtain Enbridge Gas
approval prior to commencing any site works on or adjacent to the Enbridge Gas
lands/easement.
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Financial Impact

None arising from this report.

Respectfully submitted,

Jill Hogan
Commissioner, Development Services

For questions, please contact: Natalie Stopar, MCIP, RPP Phone: Ext. 2297
Planner, Development Services

Attachments

Figure 1- Location Map

Figure 2- Concept Plan

Figure 3- Concept Plan -Block 4
Appendix 1- Draft Plan of Subdivision
Appendix 2- Official Plan Amendment
Appendix 3- Zoning By-law Amendment
Appendix 4- Public Comments

Approved by CAO
Andrew M. Siltala
Chief Administrative Officer

Recognition of Traditional Lands

The Town of Milton resides on the Treaty Lands and Territory of the Mississaugas of the
Credit First Nation. We also recognize the traditional territory of the Huron-Wendat and
Haudenosaunee people. The Town of Milton shares this land and the responsibility for the
water, food and resources. We stand as allies with the First Nations as stewards of these

lands.
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THE CORPORATION OF THE TOWN OF MILTON
BY-LAW XXX-2025

BEING A BY-LAW TO ADOPT AN AMENDMENT TO THE TOWN OF MILTON
OFFICIAL PLAN PURSUANT TO SECTIONS 17 AND 21 OF THE PLANNING ACT
IN RESPECT OF THE LANDS DESCRIBED AS CONCESSION 6 PART LOT 10
FORMER GEOGRAPHIC TOWNSHIP OF TRAFALGAR, KNOWN MUNICIPALLY AS
6728 SIXTH LINE, TOWN OF MILTON, REGIONAL MUNICIPALITY OF HALTON
(ANATOLIA REAL ESTATE CORP) - FILE: LOPA-01/24

The Council of the Corporation of the Town of Milton, in accordance with the provisions
of Sections 17 and 21 of the Planning Act R. S. O. 1990, c. P.13, as amended, hereby
enacts as follows:

1. THAT Amendment No. 91 to the Official Plan of the Town of Milton, to amend
Schedule 11 of the Town of Milton Official Plan to permit surface parking
between the building and the street along Derry Road in the Street Oriented
Area overlay, at the lands located at 6728 Sixth Line and legally described as
as Part of Lot 10, Concession 6 NS (Trafalgar), Town of Milton, consisting of
the attached maps and explanatory text, is herby adopted.

2. THAT pursuant to Subsection 17(27) of the Planning Act, R.S.0. 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 Ontario Land Tribunal.

3. THAT the Clerk is hereby authorized to approve the aforementioned
Amendment No. 91 to the Official Plan of the Town of Milton.

PASSED IN OPEN COUNCIL ON February 24, 2025.

Mayor

Gordon A. Krantz

Town Clerk

Meaghen Reid
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AMENDMENT NUMBER 91
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. 91 to the Official Plan of the Town of Milton
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PART 1: THE PREAMBLE
THE TITLE

This amendment, being an amendment to the Official Plan of the Town of Milton shall
be known as:

Amendment No. 91

To the Official Plan of the Town of Milton

6728 Sixth Line

Part of Lot 10, Former Geographic Township of Trafalgar, Town of Milton
(LOPA-01/24)

PURPOSE OF THE AMENDMENT
The purpose of this amendment is add Specific Policy Area 53 to the lands at 6728
Sixth Line.

LOCATION OF THE AMENDMENT

The subject lands are located on the south side of Derry Road, on the west side of
Sixth Line and east of Fifth Line. The lands are municipally identified as 6728 Sixth
Line and are legally described as Part of Lot 10, Concession 6 NS (Trafalgar), Town
of Milton.

BASIS OF THE AMENDMENT

The effect of the amendment will remove the restrictions on the location of parking
between the proposed buildings and Derry Road, and to permit loading spaces along
Clark Boluvard to facilitate the function of the buildings on the site.
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PART 2: THE AMENDMENT

All of this document, entitled Part 2: THE AMENDMENT consisting of the following
text constitutes Amendment No. 91 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. 91, pursuant to Sections 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. 53 to the lands at 6728 Sixth Line (known legally
as Part of Lot 10, Former Geographic Township of Trafalgar, Town of

Milton).

2.0 TextChange

2.1 Adding the following text to Section 4.11 “Specific Policy Area No. 53”:

4.11.3.53

That notwithstanding Section C.9.5.1.5b) and C.9.5.2.3 d)
of the Derry Green Corporate Business Park Secondary
Plan, on lands identified as Specific Policy Area No. 53 on
Schedule 11 of this Plan, being the lands at 6728 Sixth Line
know legally as Part of Lot 10, Former Geographic
Township of Trafalgar, Town of Milton, may permit surface
parking between the building and the street, within the
Street Oriented Business Park overlay designation along
Derry Road.

That notwithstanding Section 2.8.3.13 building functions
which do not directly serve the public, such as loading bays
may be placed along the Clark Boulevard street frontage.
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THE CORPORATION OF THE TOWN OF MILTON
BY-LAW XXX-2025

BEING ABY-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 CONCESSION 6
PART LOT 10 FORMER GEOGRAPHIC TOWNSHIP OF TRAFALGAR, KNOWN
MUNICIPALLY AS 6728 SIXTH LINE, TOWN OF MILTON, REGIONAL
MUNICIPALITY OF HALTON (ANATOLIA REAL ESTATE CORP) - FILE: Z-02/24

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 and the Derry Green Corporate
Business Park Secondary Plan provides for the lands affected by this by-law to be
zoned as set forth in this by-law;

AND WHEREAS the Town of Milton Official Plan, as amended by Official Plan
Amendment No. 91, provides for the lands affected by this by-law to be zoned as set
forth in this by-law;

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 Golf Course (GC) Zone and
Natural Heritage System (NHS) Zone symbols to the Natural Heritage System
zone (NHS), the Open Space- Stormwater Management zone (0S-2), to a site
specific Business Park Zone with a Holding Provision H87 (M1*363-H87), and
to a site specific Business Park Zone with a Holding Provision H87 and H88
(M1*363-H87, H88), on the land shown on Schedule A attached hereto.

2. THAT Section 13.1.1 of Comprehensive Zoning By-law 016-2014, as amended,
is hereby further amended by adding Section 13.1.1.363 to read as follows:

Notwithstanding any provisions of the By-law to the contrary, for lands zone
site-specific Business Park *363 (M1* 363), the following standards and
provisions shall apply:

A. Notwithstanding Section 8.1 -Table 8A Permitted Uses, only the
following uses shall be permitted:
1) Cannabis Production and Processing Facility
2) Dry Cleaning Establishment
3) /ndustrial Use
4) Office Use
5) Research & Technology Use
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6) Warehouse/Distribution Centre

B. Special Site Provisions

1) For the lands zoned special provision Business Park *363 (M1*
363) the following special site provisions shall apply:

a)

b)

A Cannabis Production and Processing Facility must comply
with the special employment provisions of Section 8.3.1.

All permitted uses shall be wholly enclosed in a building. No
outdoor storage is permitted.

Up to a maximum of 15% of the gross floor area of a principal
use or 480 square metres whichever is less, may be used for
the retail sale of goods produced on the premises.

An office use shall only be permitted accessory to a principle
use.

Notwithstanding anything to the contrary, for the /ot located at
the southeast corner of Derry Road and Clark Boulevard the
following shall apply:

a. The Front Lot Line shall be deemed as the /ot /ine
abutting Derry Road;

b. A minimum /ot area of 0.76 hectares shall be
permitted; and

c. The minimum Lot Frontage shall be deemed to
comply.

Notwithstanding anything to the contrary, for the purpose of this
by-law, where the /ot /ine of a /otabuts a reserve of 0.3m or less
that has been established by the Town of Milton or Halton
Region to restrict or control access to an abutting street, the /ot
is considered to have frontage on a public street

Notwithstanding Section 5.12, Table 5L, Parking Areas may be
setback 0.0 metres from the /ot /ine when located adjacent to
shared access private driveway.

Notwithstanding Section 5.8.2, Table 5G, the minimum off-
street parking requirements for an /ndustrial use, Cannabis
Production and Processing Facility and warehouse/distribution
centre premises shall be provided as follows:

i. Parking is calculated for each individual industrial and
warehouse/distribution premises as follows:

a) For the first 5,000 square metres of gross floor area,
1 parking space per 100 square metres of gross floor
area shall be provided; and

Page 2 of X of By-law XXX-2025




b) Gross floor areas greater than 5000 square metres
shall provide 1 parking space per 200 square metres
of gross floor area.

i.  Notwithstanding any provisions of the By-law to the
contrary, accessory retail and office uses associated with
a primary use shall be included within the above noted
calculations.

i)  Notwithstanding Section 8.2, Table 8B, a maximum Building
height of 16.0 metres shall be permitted.

j)  Notwithstanding Section 8.2, Table 8B, all Buildings must be
setback a minimum 23.5 metres from the centreline of Clark
Boulevard.

k) Notwithstanding Table 5K, Loading Spaces shall be permitted
along Clark Boulevard provided that a minimum /andscaped
bufferof 3.0 metres is provided along Clark Boulevard.

[)  Notwithstanding Table 5B, the maximum driveway width for a
two-way driveway shall be 17.0 metres.

THAT Section 13.2 of Comprehensive Zoning By-law 016-2014, as amended,
is hereby further amended by adding the following conditions for removal of the
‘H87’ Holding Provision and “H88’ Holding Provision:

“H87” shall not be removed until:

a) a site plan has been provided to the satisfaction of the Town, which
demonstrates that an enhanced level of berming and/or landscaping and
urban design along Derry Road can be provided;

b) a Noise Study is submitted to the satisfaction of the Town of Milton; and

c) adequate waste water and water services have been provided to the
subject lands, to the satisfaction of Halton Region.

“H88” shall not be removed until:

a) the Sixth Line Environmental Assessment has been completed and any
related road widenings have been conveyed to the satisfaction of the
Town of Milton; and

b) that a Qualified Person (QP) has demonstrated that the risk
management measures, as set out in the provided Due Diligence Risk
Assessment, have been implemented to the satisfaction of the Region.

If no appeal is filed pursuant to Section 34(19) of the Planning Act, R.S.0O.
1990, c. P.13, as amended, or if an appeal is filed and the Ontario Land Tribunal
dismisses the appeal, this by-law shall come into force on the day of its passing.
If the Ontario Land 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
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upon the day the Tribunal’s Order is issued directing the amendment or
amendments.

PASSED IN OPEN COUNCIL ON February 24, 2025.

Mayor

Gordon A. Krantz

Town Clerk

Meaghen Reid
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SCHEDULE A
TO BY-LAW No. -2025

TOWN OF MILTON

Part Lot 10, Concession 6 (New Survey) Former Geographic Survey of Trafalgar
TOWN OF MILTON

11319

M1*363 (H87)

-

QIVAITNOE MHV19 (JuNLNd)

M1*363 (H87)

12300

(REEER{TO/RURAL
ZBL 144-2003)

6597

THIS IS SCHEDULE A
TO BY-LAW NO. PASSED
THIS 24TH DAY OF FEBRUARY, 2025.

MAYOR - Gordon A. Krantz

CLERK- Meaghen Reid

|:| GA - Existing lands zoned Greenlands A (GA)
in Rural Zoning By-law 144-2003 to remain.

Rezoned from Golf Course Zone (GC):

| ] M1*363 (H87) - Buisness Park Zone Special
with Holding Provision 87

== M1*363 (H87)(H88) - Buisness Park Zone Special
with Holding Provisions 87/88

- 0OS-2 - Open Space Zone 2

- NHS - Natural Heritage System V

Z-02/24
24T-24001M
LOPA-01/24



TAKOL CMCC DERRY

Limited Partnership

2300 Yonge Street, Suite 902
Box 2310, Toronto, ON M4P 1E4
T. (416) 977-0901 F. (647) 977-9199

Town of Milton
150 Mary Street,
Milton ON

L9T 675

Subject: Letter of Support
Proposed Prestige Industrial Park, 6728 Sixth Line, Milton, ON
Owner: Anatolia Real Estate Corp.
(Town File: 24T-24001/M, LOPA-01/24, and Z-02/24)

To whom it may concern,

As landowner of 11801 Derry Road, Milton, ON, | confirm receipt of the public notice and related
submission information regarding the above Anatolia proposed prestige industrial park and herein
submit my views of support for the following related applications:

e Draft Plan of Subdivision (24T-24001/M): Consisting of 4 proposed development blocks
(numbers 1-4, ‘Business Park’) in a range of sizes and configurations to allow for the
development of office and light industrial warehouses, including the extension of Clark
Boulevard to Derry Road.

o |view these blocks as consistent with the employment and planning goals of the
Derry Green Secondary Plan. The range of block sizes, | believe, will meet the diversified
functional and area requirements of the future users. The blocks seem to be arranged
in an organized manner around both the extension of Clark Boulevard to Derry Road as
well as supporting the channel of the natural heritage system. Three industrial
buildings, including their respective offices, will have frontage on Derry Road,
transforming a former golf course into an enriched street with a professional
appearance with their proposed landscape buffers. | feel confident the proposed
buildings on the blocks will uphold urban design principles, given the applicant’s
history of building quality, and the subdivision certainly appears to consider and
protect significant natural heritage features throughout the property.

e Official Plan Amendment (LOPA-01/24): Proposing a modification of the Derry Green
Secondary Plan to permit surface parking between not only the buildings but also the street
along Derry Road.

o | believe the proposed modifications will provide i) necessary clarity to the users and
their customers regarding access to the buildings and ii) a helpful distinction between
future parking and loading areas. Many users consider the visibility of parking from the
street as an essential function, an opinion | fully appreciate. Overall, my view is the
parking between the buildings and the street along Derry Road simplifies the vehicle
circulation, making operations safer and more efficient, without compromising street
characteristics.

e Zoning By-Law Amendment (Z-02/24): Rezoning the lands to Business Park (M1) zone, the
Natural Heritage System (NHS) zone, and the Open Space-Stormwater Management (OS-2)
zone.

o |view the M1, business park, as a strong use in this particular site, and well aligned to
the employment intention of the Derry Green Secondary Plan. The proposed plan of
the applicant appears to be consistent with the surrounding uses on other newly built
developments within the Derry Green Secondary Plan. The result of the by-law
amendment, | believe, will strengthen the overall employment node of the area and
preserve key features of the natural environment.



For greater clarity, | have no concern with the content of the respective applications: 24T-24001/M,
LOPA-01/24, and Z-02/24 as presented and | understand.

In summary, | view the application as an exciting opportunity for the Town of Milton and its community.
| confirm the applicant has acted with integrity working together with other landowners to
collaboratively invest in the Derry Green Corporate Business Park, including efforts to invest in the
building of off-site infrastructure to the benefit of many. The proposed Anatolia prestige industrial
development appears well aligned with the town's vision for economic growth and sustainable
development, further consistent with the intended land use of the Derry Green Business Park and
generally conforming with the Town of Milton's Official Plan.

Should you require any additional information or assistance, please do not hesitate to contact me at
(416) 977-0901 or Takashi@kolt.ca.

Thank you for considering my views of strong support.

Sincerely,

wo s

/

Takashi Yamashita
TAKOL CMCC DERRY Limited Partnership
Director and Officer


mailto:Takashi@kolt.ca

VILLAGE SECURITIES LIMITED

March 22, 2024
Town of Milton

150 Mary Street
Milton, ON L9T 675

Via email to: townclerk@milton.ca

To Whom it May Concern:

RE: Public Meeting and Information Report: Plan of Subdivision, Local Official Plan
Amendment and Zoning By-law Amendment by Anatolia Real Estate Corp. for the lands
known as 6728 Sixth Line (Files: 24T-24001/M, LOPA-01/24, and Z-02/24, the
“Applications”)

Village Securities Limited (c/o The Remington Group Inc.) is a community builder within the Town
of Milton with land holdings in the Derry Green Corporate Business Park immediately to the west
of the lands which are the subject of the Applications.

We applaud the work and collaboration of both Anatolia Real Estate Corp., (“Anatolia") and the
Town of Milton on the continued efforts to deliver jobs within the Derry Green Corporate Business
Park. It is in this light that we recognize the work that has been done to date to show an east/west
driveway across the Anatolia lands, terminating at the shared property line between Village
Securities Limited and Anatolia, as highlighted on the attached. This east/west driveway will
ultimately connect with a driveway on our lands which will facilitate truck and vehicular access
through the Anatolia site, out to Clark Boulevard to the future full movement access at Clark
Boulevard and Derry Road. Absent this connection across the Anatolia lands, truck and vehicular
movements from the Village Securities Limited lands would be restricted to right-out only on Derry
Road, thereby limiting the opportunities for tenants at this location.

Given the foregoing and in recognition of this east/west driveway being shown across the Anatolia
lands, we would ask that a condition be included as part of the approval of draft plan of subdivision
application 24T-24001/M which secures for the requirement to provide for this mutual access.

Thank you for the time and consideration of our letter and we look forward to continue working
with Anatolia Real Estate Corp. and the Town of Milton to finalize the above.

Sincerely,

=X

Jason Sheldon, MCIP, RPP
Executive Vice President, Land, The Remington Group Inc.

Encl. Attachment 1 — Mutual Access to Clark Boulevard

7501 KEELE STREET, SUITE 100, VAUGHAN, ONTARIO L4K 1Y2
Tel: 905.761.8200 Fax: 905.761.2137
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