The Corporation of the
Town of Milton

MILTON
Report To: Council
From: Jill Hogan, Commissioner, Development Services
Date: April 28, 2025
Report No: DS-023-25
Subject: LOPA-02-25 & Z-05-25 - 475 Harrop Drive (2514351 Ontario Inc.) -

Initial Report and Public Meeting

Recommendation: THAT Development Services Report DS-023-25 BE RECEIVED FOR
INFORMATION.

EXECUTIVE SUMMARY

Applications have been made for an amendment to the Town of Milton Official Plan and
Zoning By-law 016-2014, as amended, to facilitate the development of a truck terminal and
motor vehicle repair garage. Both applications are solely for a change in use and no site
works are proposed.

The application is complete pursuant to the requirements of the Planning Act and is being
processed accordingly. Upon completion of the consultation and review process, a Technical
Report, including recommendations, will be brought forward for Council consideration. The
Technical Report will address issues raised through the consultation and review process.

REPORT

Background

Owner: 2514351 Ontario Inc. (Wheelking Transhaul)
Applicant: Batory Planning & Management (c/o Chris Langley)
Location/Description:

The subject lands are in Ward 2 on the east side of Harrop Drive and north of Steeles Avenue
East. The property is municipally known as 475 Harrop Drive and is 6.29 acres (2.54
hectares) in size. The property contains two buildings which are used for a commercial
vehicle terminal and a standalone office space with associated site parking.

Surrounding land uses include industrial lands and uses to the north and west of the site as
well as automotive uses to the south and food manufacturing to the east. A Location Map is
included as Figure 1 to this Report.
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Proposal:

The purpose of the Official Plan Amendment and Zoning By-law Amendment are to amend
the Town of Milton Official Plan and Zoning By-law 016-20214, as amended, to
accommodate a site-specific use to allow for the existing buildings to be used as a truck
terminal and associated motor vehicle repair garage. There are no proposed plans for interior
or exterior works on the subject property and the applications are for a change in use.

The subject property is currently designated Business Park Area in the Town of Milton Official
Plan. The proposed amendment will amend the subject property to the Industrial Area
designation on the entire site. Further, the subject property is split-zoned, and the northern
half of the property zoned as General Industrial (M2) zone and the southern half of the
property is zoned as Business Park (M1) zone. The existing building which will be utilized for
the truck terminal and motor vehicle repair garage is located on the southern half and
requires the property to be re-zoned to allow for this use. The entire property will be re-zoned
to a site-specific General Industrial (M2*XX) zone.

A Concept Plan is included as Figure 2 to this Report.
The following information has been submitted in support of this application:
e Application Form, prepared by Batory Planning & Management;
e Cover Letter, prepared by Batory Planning & Management, dated February 12, 2025;

e Comment Response Matrix, prepared by Batory Planning & Management, dated
February 4, 2025;

e Draft Official Plan Amendment and Draft Zoning By-law Amendment, prepared by
Batory Planning & Management;

e Survey Site Plan, prepared by Y. Zhang Surveying Ltd., dated February 9, 2025;

e Cross Section Field Notes, prepared by Y. Zhang Surveying Ltd., dated December 6,
2024;

e Internal Layout Field Note, prepared by Y. Zhang Surveying Ltd., dated November 29,
2024;

e Sales Office Internal Layout, prepared by Argue & Associates Consulting Engineers,
dated April, 1988;

e Noise Brief, prepared by Gradient Wind Engineers & Scientists, dated February 12,
2025;

e Planning Justification Report, prepared by Batory Planning & Management, dated
February 12, 2025;

e Functional Servicing Report, prepared by J & B Engineering Inc., dated January 29,
2025;
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e Transportation Brief, prepared by C.F. Crozier & Consulting Engineers., dated
February 12, 2025;

e Stormwater Management Brief, prepared by J & B Engineering Inc., dated February
6, 2025; and

e Site Screening Questionnaire, prepared by 2514351 Ontario Inc., dated February 11,
2025.

Discussion

Planning Policy:

Town of Milton Official Plan

In the Town of Milton Official Plan, the subject property is designated as Business Park Area
(Schedule B) and further designated as Business Park Area (Schedule C.2.B) in the Town’s
401 Industrial/Business Park Secondary Plan. Prior to OPA 31, the subject property had a
dual designation of Industrial Area (northern half) and Business Park Area (southern half)
which allowed for the truck terminal to legally exist on the northern portion of the property.
However, through the OPA 31 consolidation, the dual designation was removed, and the
entire property was designated as Business Park Area. The proposed Official Plan
Amendment will designate the entire property as Industrial Area to allow for the truck terminal
and motor vehicle repair garage to operate within the existing building located on the northern
half of the site.

Section 3.8.2 of the Town’s Official Plan provides the permitted uses in the Business Park
Area which include light industrial and office uses as well as other accessory uses. Further,
Section 3.8.2.3 of the Town’s Official Plan identifies uses that are not permitted in the
Business Park designation and these include truck terminals, fuel depots, cement batching
and asphalt plants and waste management or compost facilities.

The subject property is designated as Business Park Area on Schedule C.2.B of the Town’s
401 Industrial/Business Park Secondary Plan. The permitted uses identified in the Business
Park Area of the Secondary Plan include the same uses as identified above.

The proposed Official Plan Amendment intends to redesignate the entire property as
Industrial Area to permit the truck terminal and motor vehicle repair garage in order to permit
the uses within the existing building on the subject property. The Draft Official Plan
Amendment is attached as Appendix 1 to this Report.

Official Plan policies relevant to the proposal include:

e 3.9.2 Industrial Area - establishes the uses that are permitted within the Industrial Area
designation.
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e 3.9.3 Industrial Area - establishes requirements for development within areas
designated as Industrial Area.

e (C.2.2.2 Design Elements - sets out the key design elements for the Milton 401
Industrial/Business Park Secondary Plan area.

e C.2.5.3 Industrial Area - policies within the Milton 401 Industrial/Business Park
Secondary Plan area that apply to development within the designation.

Zoning By-law 016-2014, as amended

The subject property is dual-zoned Business Park (M1) and General Industrial (M2) within
the Town of Milton Zoning By-law (016-2014), as amended. The subject property is zoned
as Business Park (M1) zone on the southern half and General Industrial (M2) zone on the
northern half.

The Zoning By-law Amendment application, as presented, proposes to re-zone the entire
site to a site specific General Industrial (M2*XX) zone to allow for such uses of a truck
terminal, warehouse, vehicle maintenance shop and accessory offices.

The Draft Zoning By-law Amendment is attached as Appendix 2 to this Report.
Public Consultation and Review Process:

Notice of Public Meeting was provided pursuant to the requirements of the Planning Acton
April 2, 2025. Signage providing information on the proposed application was posted on the
property along Harrop Drive, in addition to notice being sent by mail to all properties within
200 metres of the subject lands.

With respect to the proposal, Planning Staff has identified the following matters to be
addressed through the review process:

e Consistency with the Provincial Planning Statement, Regional Official Plan and Town
Official Plan (including the 401 Industrial Business Park Secondary Plan);

e Land use compatibility; and
e Transportation impacts, site circulation and parking.

Upon completion of the evaluation of the application, a Technical Report with
recommendations will be brought forward for Council consideration.

Financial Impact

There are no financial impacts associated with this report.

Respectfully submitted,
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Jill Hogan, MCIP, RPP
Commissioner, Development Services

For questions, please contact:  Taylor Wellings, MSc (Pl), MCIP, Phone: Ext. 2311
RPP

Attachments

Figure 1 - Location Map

Figure 2 - Concept Site Plan

Appendix 1 - Draft Official Plan Amendment By-law Amendment
Appendix 2 - Draft Zoning By-law Amendment

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 MUNICIPALLY INDENTIFIED AS 475 HARROP
DRIVE AND LEGALLY DESCRIBED AS PART OF LOT 1 CONCESSION 4, FORMER
GEOGRAPHIC TOWNSHIP OF TRAFALGAR, TOWN OF MILTON, REGIONAL
MUNICIPALITY OF HALTON (2514351 ONTARIO INC.) - FILES: LOPA-02/25 AND
Z-05/25

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. Amendment No. XX to the Official Plan of the Town of Milton, to amend
Schedules B and C.2.B of the Town of Milton Official Plan to permit the
development of a truck terminal use with ancillary warehouse, vehicle repair
facility and office use, at lands located at 475 Harrop Drive and legally
described as Part of Lot 1, Concession 4, Town of Milton, consisting of the
attached map(s) and explanatory text, is hereby adopted.

2. 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. The Clerk is hereby authorized to approve the aforementioned Amendment
Number No. XX to the Official Plan of the Town of Milton.

PASSED IN OPEN COUNCIL ON [DATE]

Mayor

Gordon A. Krantz

Town Clerk

Meaghen Reid
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AMENDMENT NUMBER XX

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. XX to the Official Plan of the Town of Milton

Page 2 of X of By-law XXX-2025




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. XX

To the Official Plan of the Town of Milton
475 Harrop Drive

Part of Lot 1, Concession 4

(File: LOPA 02/25 & Z-05/25)

PURPOSE OF THE AMENDMENT

The purpose of this amendment is to permit the use of a truck terminal, warehouse,
vehicle repair facility and ancillary office use on the lands known municipally as 475
Harrop Drive.

LOCATION OF THE AMENDMENT

The subject property is located on the east side of Harrop Drive and north of Settles
Avenue and is approximately 6.29 hectares in size. The lands are legally described as
Part of Lot 1, Concession 4, Town of Milton, and municipally known as 475 Harrop
Drive.

BASIS OF THE AMENDMENT

Provincial Policy establishes the foundation for regulating the development and use of
land to sustain healthy, liveable and safe communities, including accommodating an
appropriate range and mix of residential, employment, institutional, recreation, park
and open space, and other uses to meet long term needs. The focus of growth and
development, including residential and employment intensification shall be directed to
settlement areas where infrastructure and public amenities are available. The subject
lands are located within the Urban Area, and an Employment Area within the Region
of Halton and Town of Milton Official Plans.

The Halton Region Official Plan identifies the Urban Area for the local municipalities
and includes policies that provide for a range of permitted uses within the Urban Area.
All proposed development within the Urban Area is required to conform to the policies
of the Halton Region Official Plan. The subject lands are also within the Employment
Area in the Halton Region Official Plan, which is intended to plan for, protect and
preserve the Employment Areas for current and future use.

The Halton Region Official Plan also requires development within the Urban Area to
be in accordance with local Official Plans and Zoning By-laws. Town of Milton Official
Plan Amendment No. 31 brought the Town’s Official Plan into conformity with
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Provincial and Regional growth and employment policies and is deemed to conform
to the Halton Region Official Plan.

The proposed amendment permits the land use conversion of the existing site and
buildings for the use of a truck terminal, warehouse, vehicle repair facility and ancillary
office use, which otherwise is consistent with the objectives of the Town of Milton
Official Plan for the Employment Area designation. The proposed land use fits within
its surrounding context, and is compatible with adjacent areas. The proposed
development is located in an area with good access to existing infrastructure and the
401 Highway, will contribute to achieving both the overall employment targets, and the
targeted form of development, established in Provincial, Regional, and Local policy.
The proposal is located within an area intended for employment as identified in both
the Halton Region Official Plan and the Milton Official Plan.
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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. XX to the Town of Milton Official Plan.

DETAILS OF THE AMENDMENT

The Town of Milton Official Plan is hereby amended by Official Plan Amendment No.
XX, pursuant to Sections 17 and 21 of the Planning Act, as amended, as follows:

1.0 Map Change(s)

1.1 Amending Schedule B - “Urban Land Use Plan” by modifying the Maps to
provide an ‘Industrial Area’ designation for the lands at 475 Harrop Drive (Part
of Lot 1, Concession 4)

1.2 Amending Schedule C.2.B - “Milton 401 Industrial/Business Park Secondary
Plan” by modifying the Maps to provide an ‘Industrial Area’ designation for the
lands at 475 Harrop Drive (Part of Lot 1, Concession 4)

End of text
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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 PART OF LOT 1,
CONCESSION 4, FORMER GEOGRAPHIC TOWNSHIP OF ESQUESING, TOWN
OF MILTON, REGIONAL MUNICIPALITY OF HALTON (2514351 ONTARIO INC.) -
FILE: Z-05/25

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 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 Business Park Zone (M1)
Zone Symbol to a site-specific General Industrial (M2*XX) Zone Symbol on the
lands shown on Schedule “A” attached hereto.

2. THAT Section 13.1 of Comprehensive Zoning By-law 016-2014, as amended,
is hereby further amended by adding Section 13.1.1.XX to read as follows:

Notwithstanding any provisions of the By-law to the contrary, for lands zoned
M2*XX, the following standards and provisions shall apply:

i. Zone Standards:
Notwithstanding any provisions to the contrary, the following shall apply:
a. Minimum Landscape buffer abutting a street: 3.0 metres;
b. Minimum front yard setback: 6.0 metres;

3. 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 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
upon the day the Tribunal's Order is issued directing the amendment or
amendments.

PASSED IN OPEN COUNCIL ON MONTH XX, 2025.
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Mayor

Gordon A. Krantz

Town Clerk

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

TOWN OF MILTON
475 HARROP DRIVE
(PART OF TOWNSHIP LOT 1, CONCESSION 4 SOUTH MILTON)

Town of Milton
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Rezoned from M1 & M2:
THIS IS SCHEDULE A
TO BY-LAW NO.

PASSED El:] M2*XX - Site-Specific General Industrial Zone
THIS 28TH DAY OF APRIL, 2025.

MAYOR - Gordon A. Krantz

CLERK- Meaghen Reid
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