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Technical Report: Zoning By-law Amendment by Shearling
Heights Estates Ltd. applicable to the lands known as BLOCK
360, PLAN 20M-1184 (Town File: Z-15/21)

THAT Application Z-15-21 for a Zoning By-law Amendment to the
Town of Milton Zoning By-law 016-2014, as amended, to change
the current Mixed Use (MU Zone) to a Mixed Use with Site Specific
Provisions Zone with a Holding Provision (MU*323*H69) to permit
three (3) mid-rise mixed-use buildings (352 units), 32 double-car
car garage townhouse units and 28 back-to-back townhouses on
lands municipally identified as BLOCK 360, PLAN 20M-1184, BE
APPROVED;

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

AND THAT the Provincial Ministers of Health, Education,
Transportation and Infrastructure and Metrolinx receive a copy of
this report with a request to review and plan for future Milton
District Hospital, school and transportation expansions;

AND THAT staff be authorized to bring forward an amending
Zoning By-law in accordance with the Draft By-law attached as
Appendix 1 to Report DS-081-22 for Council adoption.

EXECUTIVE SUMMARY

The applicant is seeking amendments to the Town of Milton Zoning By-law 016-2014, as
amended, to facilitate the development of three (3) mid-rise mixed-use buildings totalling
352 units as well as 32 double-car garage townhouse units and 28 back-to-back
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townhouses at Block 360, PLAN 20M-1184.The three (3) mixed-use buildings feature
commercial units at grade with residential apartments above. The overall vision for the
proposed development is to create a mixed-use residential and commercial node that will
offer higher density, transit-supportive housing options in the area and in accordance with
the secondary plan requirements. The Zoning By-law Amendment seeks to rezone the
lands to permit the proposed townhouse units and back-to-back townhouses on the
subject property and further establish zone standards specific to the proposed
development.

The application is complete pursuant to the requirements of the Planning Act, the
proposed amendment is consistent with Provincial, Region and Town of Milton Planning
policies. Two members of the public attended the statutory public meeting and no written
comments from the general public were received. All internal departments and external
agencies have reviewed the proposed rezoning and do not object to the rezoning of the
subject property. Staff has reviewed all of the documentation, plans and comments
provided to date and is of the opinion that the applications are prepared in a manner that
would allow them to be considered by Town Council for approval.

Conclusion & Recommendations

Staff is satisfied that the Zoning By-law Amendment process under Z-15/21 conforms to
Provincial, Regional and Town planning policy and achieves acceptable design standards
is generally consistent with the Town of Milton Official Plan policies.

Staff is satisfied that the proposed Mixed Use Zone with Site Specifics Provisions Zone
with a Holding Provision (MU*323*H69) conforms to planning policies and Official Plan
policies and therefore, staff recommends approval of the Zoning By-law Amendment
attached as Appendix 1.

REPORT

Background
Owner: Shearling Heights Estates Ltd.

Applicant: Glenn Schnarr & Associates Inc.

Location & Site Description: The subject lands are approximately 2.12 hectares (5.2
acres) in size with approximately 130 metres of frontage on Bronte Street South and 116
metres of frontage on Britannia Road. Please see Figure 1 - Location Map. The lands are
currently vacant.
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The immediate neighbourhood to the north consists of residential uses, primarily single-
detached dwellings, semi-detached dwellings and townhouses. The lands to the
northwest of the subject property are part of the Shadybrook Development draft approved
plan of subdivision (24T-14012/M). The Shadybrook Development includes both
residential and commercial uses. The lands to the southeast and southwest remain
undeveloped.

Proposal: The application seeks to facilitate the development of three (3) mid-rise
apartment buildings, a total of 352 residential units as well as 32 double-car garage
townhouse units and 28 back-to-back townhouse units. The apartment buildings will
include:
e Building A which will be located to the northeast corner of Bronte Street South and
Britannia and will be 12 storeys;
e Building B which is to be located at the southeast corner of Bronte Street South
and Bronson Terrace and will be 6 storeys; and
e Building C is to be located at the northwest corner of Britannia Road and Chretien
Street and will be 6 storeys.

The proposed development includes a variety of compatible residential built forms as
envisioned in the secondary plan for this area, including mid-rise mixed-use buildings,
townhouses and back-to-back townhouses. Through the three (3) mid-rise mixed use
buildings, a total of 352 residential units are proposed. The proposed density for the entire
site is a Floor Space Index (FSI) of 1.79. The unit break down includes:

Building Number of Units
Building A 224

Building B 59

Building C 69

TOTAL 352

It should also be noted that the proposal includes 729 parking spaces, which exceeds the
minimum parking requirements identified as 696 spaces in the Town’s Zoning By-law.

Building Required Parking Provided Parking
Building A 280 280

Building A (Commercial & | 56 56

Visitor)

Building B 104 104

Building C 89 89

Building B/C (Visitor) 32 32

Total 561 561
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Townhouses Required Parking Provided Parking
Back-to-Back Townhouses | 64 64
Back-to-Back Townhouses | 8 8
(Visitor Spaces)
Double-Car Garage | 56 56
Townhouses
Double-Car Garage | 7 7
Townhouses
Total 135 135

The proposed development also includes 6 additional temporary lay-by spaces at grade
and 26 additional spaces in the underground parking facility. Further, 15 barrier-free
spaces were required and provided. Town staff have no concerns with the parking scheme
proposed for the development.

The proposal also includes a total of 3,959 square metres of open space and over 600
square metres of indoor amenity spaces. The outdoor open spaces will include a large
linear open space central to the proposed development, two passive open space blocks
that will provide pedestrian connections to both Bronte Street South and Britannia Road
from within this development and broader residential area and one gateway/open space
block at the corner of Britannia Road and Chretien Street.

The proposal will also feature two focal art features throughout the proposed
development. Town staff have informed the applicant that staff in Culture Services will
work with Development Services to provide comment on any proposed public art at the
site plan review stage.

It should also be noted that Urban Design staff are satisfied with the design proposed for
the three types of residential units.

Figure 2 shows the concept plan for the proposed plan of development. Figure 3 shows a
simplified site plan for the proposal.

The plans and documents, which have been submitted in support of the applications are
listed below:
e Draft Plan of Subdivision prepared by J.D. Barnes Ltd., dated December 2016;
e Site Plan prepared by Glenn Schnarr & Associates, dated April 12, 2022;
e Conceptual Plans (Townhouse Concepts and Back-to-Back Concepts) prepared
by One Riser Designs, dated April 12, 2022;
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e Planning Justification Report prepared by Glen Schnarr & Associates, dated April
11, 2022;

e Archaeological Clearance Letter prepared by MTC, dated August 28, 2021,

e Traffic Impact Study prepared by GHD, dated April 7, 2022;

e Phase One Environmental Site Assessment prepared by Soil Engineers Lid.,
dated November 19, 2021;

¢ Functional Servicing Report prepared by Schaeffers Consulting Engineers, dated
April 2022;

e Geotechnical Engineering Report prepared by Grounded Engineers Ltd., dated
February 8, 2022;

e Hydrogeological Assessment prepared by Grounded Engineers Ltd., dated
February 18, 2022;

e Preliminary Noise Report prepared by Jade Acoustics Inc., dated June 7, 2021;

e Shadow Impact Study prepared by Strybos Barron King Landscape, dated January
31, 2022; and

e Urban Design Brief prepared by John G. Williams Ltd., dated April 11, 2022.

Planning Policy

The subject lands are within the Urban Area of the Town of Milton and further located
within the Boyne Secondary Plan Area. Further, the subject lands are identified as being
within the Ford neighbourhood of Schedule C.10.A of the Secondary Plan. The subject
lands are also located on the corner of Britannia Road (Major Arterial Road) and Bronte
Street South (Minor Arterial Road) as shown on Schedule C.10.B of the Secondary Plan.
The subject lands are designated as Major Node Area on Schedule C.10.C and are within
Phase 3A area as noted on Schedule C.10.D. The subject lands are zoned as Mixed Use
(MU) as a result of a previous Zoning By-law Amendment approved for the property.

Section C.10.3.1 of the Boyne Secondary Plan provides a goal for the area which seeks
to create a safe, liveable, attractive complete and healthy community in the Boyne Survey
which is designed to be integrated with the rest of the Milton Urban Area, and to reflect
the engaging, balanced and connected character of the Town of Milton as a whole. Town
staff are of the opinion that the proposed development achieves the goal of the Secondary
Plan.

Section C.10.4.4. of the Boyne Secondary Plan states that the Boyne Survey is designed
to provide a diverse range of housing options and transit-supportive development.
Further, the Plan provides a housing mix-target, which anticipates a higher percentage of
medium and high density development.
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Section C.10.5.6.1 of the Boyne Secondary Plan states that the Major Node Area is
intended to be the focus of urban activity for surrounding residential neighbourhoods, be
pedestrian-oriented and maximize the use of public transit.

Section C.10.5.6.2 of the Boyne Secondary Plan provides a list of permitted uses which
include a variety of high density residential uses as well as a) medium-density residential
Il uses and e) retail and service commercial uses, generally not exceeding a combined
total gross floor area of 2,787 square metres within a single node, located on the main
floor of a multi-storey building. Town staff are satisfied as the proposed development
includes high density residential, medium-density residential uses as well as retail and
service commercial uses at-grade.

Section C.10.5.6.3 of the Boyne Survey Secondary Plan notes that the design of
development within the Major Node Area shall ensure compatibility and transition
between the Node and adjacent development. In addition, the following
policies apply:
a) Land assembly to create larger viable holdings and facilitate comprehensive
development shall be encouraged;
b) A variety of building heights and forms is encouraged with the highest buildings
being orientated to the primary intersection, and stepped back or terraced
abutting development outside of the Node;
c) Buildings shall have a minimum height of three storeys and a minimum FSI of
1.0, however development with additional height and density is encouraged to a
maximum height of 15 storeys and a maximum FSI of 3.0.;
d) Buildings should be located on or close to the street line and massed at
intersections to establish a strong street edge;
e) 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 in purpose designed buildings;
f) Parking is strongly encouraged to be located underground or within parking
structures; surface parking, where permitted, should be minimized and shall be
located away from the streetline; and,
g) Development shall be designed to facilitate access to public transit.

Staff is of the opinion that the proposal is in conformity with the policies as noted above
and provides for an appropriate transition to the adjacent low density residential uses.

Section C.10.2.2 f) of the Boyne Secondary Plan states that Britannia Road represents a
significant corridor in and through the Boyne Survey and Milton Urban Area, as such
requires enhanced streetscape design. Also, Section C.10.3.2.8 of the Boyne Secondary
Plan provides an objective that speaks to developing neighbourhoods that each have a
“sense of place” created by the design of the development, including pedestrian
orientation of the streetscape and emphasis placed on parks, which are designed as
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“‘meeting” points for the immediate area. Town staff are of the opinion that the proposed
development meets both policies of the Secondary Plan as there is a sufficient amount of
outdoor amenity space throughout the development as well as unique features such as
two focal art features that will contribute to the overall site design.

Based on the information provided and outlined above, Town staff is satisfied that an
Official Plan Amendment is not required for the proposed development as the density
range for High Density Residential Uses is met and the emphasis on a high level of Urban
Design and the development of a unique “Sense of Place” is at the forefront of the
development proposal.

Zoning By-law 016-2014, as amended

The subject lands are currently zoned Mixed Use (MU) under the Zoning By-law 016-
2014, as amended, as part of a previous plan of subdivision application presented to
Town Council for the subject property. The MU zone does permit apartment buildings but
does not permit the proposed townhouse uses, a Zoning By-law Amendment was
required to accommodate the development.

The lands are proposed to be zoned site specific Mixed Use with a Holding Provision
(MU*323*H69) to facilitate the proposed development. In addition to allowing townhouse
units, the site specific zoning also includes a number of special provisions required to
accommodate the unique design parameters and features being offered by the developer.

A Holding Provision (H69) will be applied to the lands and includes two conditions that
require noise concerns to be addressed to the satisfaction of CN Rail and stormwater
management concerns to be addressed to the satisfied of Engineering Development Staff
at the Town of Milton.

During the review, CN Rail requested further noise measurements be conducted to
determine the traffic and rail noise given the subject property being in close proximity to
the proposed CN Intermodal Rail Yard. The applicant has provided CN Rail with an
updated Noise Report but at this time, it is being peer reviewed to confirm if it satisfies the
concerns outlined by CN Rail. To ensure that this item is addressed to the satisfaction of
CN Rail, a Holding Provision (H) will be placed on the zoning and will not be lifted until the
Town has received confirmation that these requirements have been met.

In regards to a condition related to stormwater management concerns, Town staff
identified that one of the proposed culvert replacements which crosses Britannia Road
was not constructed during the reconstruction of Britannia Road, as envisioned in the
Subwatershed Impact Study (SIS). The reconstruction of Britannia Road is now
substantially complete and installing the culvert per the SIS is no longer a possibility. This
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culvert affects the stormwater drainage of both the subject lands (Shearling Heights) and
the lands at the northwest corner of Bronte/Britannia (Shadybrook).

In order to facilitate storm water drainage for these two affected properties, additional
engineering work is required in coordination with Conservation Halton, Halton Region and
the adjoining land owners to determine a suitable storm water outlet that will work with the
future land uses. As noted above, applying a Holding Provision (H) to the subject property
allows for the development to move forward while the additional engineering and
coordination works are advanced to the satisfaction of the Town of Milton.

A draft of the Zoning By-law Amendment is included as Appendix 1.

Discussion
Public Consultation and Review Process

Notice of a complete application was provided on July 21, 2021, pursuant to the
requirements of the Planning Act. Notice for the public meeting was provided pursuant to
the requirements of the Planning Act on September 9, 2021, through written notice to all
properties within 200 metres of the subject lands, as well as an ad in the Milton Canadian
Champion. The Public Statutory Meeting was held on October 4, 2021 and Town staff did
not receive any public comments nor did any public attend the meeting.

The applicant held a virtual privately initiated Public Information Centre session (PIC) on
September 29, 2021. The purpose of the PIC was to provide the public with an informal
opportunity to not only view the drawings and concepts illustrating the proposal, but also
to directly ask questions of the applicant and technical consultants and learn about the
application process. Town staff were present at the PIC as well. Two residents did attend
the PIC but no questions or concerns were raised regarding the proposed development.
It should also be noted that since the Public Statutory Meeting and PIC, Town staff have
not received any public comments.

Agency Consultation and Summary of Issues

The proposed Zoning By-law Amendment and all supportive documents were circulated
to both internal and external commenting agencies. Halton Region, Town Departments,
School Boards and other agencies offered no objection to the application, subject to the
Holding (H) Provision requested by CN Rail and Town of Milton Development Engineering
Staff. Agencies will continue to work with the applicants through the Site Plan Approval
process prior to the development of the site.

Conclusion

Staff is satisfied that the Zoning By-law Amendment process under Z-15/21 conforms to
Provincial, Regional and Town planning policy and achieves acceptable design standards
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is generally consistent with the Town of Milton Official Plan and Boyne Survey Secondary
Plan policies.

Staff is satisfied that the proposed Mixed Use Zone with Site Specifics Provisions Zone
with a Holding Provision (MU*323*H69) conforms to planning policies and Official Plan
policies and therefore, staff recommends approval of the Zoning By-law Amendment
attached as Appendix 1.

Financial Impact
None arising from this Report.
Respectfully submitted,

Jill Hogan
Commissioner, Development Services

For questions, please contact:  Taylor Wellings, MCIP, RPP Phone: Ext. 2311
Planner, Development Review

Attachments

Figure 1 - Location Map

Figure 2 - Concept Plan

Figure 3 - Simplified Site Plan

Appendix 1 - Schedule A & Draft Zoning By-law

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



