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INTRODUCTION

Agerton New Urban Ltd. (Agerton) retained RWDI to undertake a Land Use Compatibility Study in support of a
proposed development located in the Town of Milton’s Urban Expansion Area, Ontario. The proposed development
is the master plan for the Agerton Secondary Plan (i.e., the “subject lands” or “proposed development”), which is
located in Milton’s Urban Expansion Area. The development area is generally bounded by Highway 401 to its north,
Eighth Line to its east, Derry Road to its south, as well as Greenbelt Plan Area to its west. The Agerton Secondary
Plan is comprised of employment areas and a transit-supportive mixed-use high-density community, which
supports the extension of higher-order transit to this part of Milton. It provides policies to facilitate the
development of a Major Transit Station Area and also an office-priority Employment Area in the northern and
eastern portions. These proposed employment lands benefit from proximity to the interchange of Highway 401
with Trafalgar Road and Highway 407 with Derry Road and are compatible with nearby rail facilities and hydro
infrastructure. Sensitive uses, such as residential, are located in the southern portion of the proposed development.

A copy of the master site plan for this site can be found in Appendix A. The location of the proposed development

is shown in Figure 1.

The scope of this study was to identify any existing and potential land use compatibility issues and evaluate options
to achieve appropriate design, buffering and/or separation distances between the proposed sensitive land uses and
nearby employment areas and/or major facilities. This study was completed as per the terms of reference for the
Agerton Secondary Plan Land Use Compatibility Study dated May 2025 and aligns with the applicable requirements
contained in the Halton Region documents titled “Air Quality Guidelines” and “Noise Abatement Guidelines”. This
report was updated to address peer review comments from WSP, dated September 16, 2025.

APPLICABLE POLICIES AND GUIDELINES

Town of Milton Official Plan

OnJuly 1, 2024, through changes to the Planning Act, the Region of Halton became an “upper-tier municipality
without planning responsibilities". As a result, the Regional Official Plan became an official plan of the lower-tier
municipalities in Halton including the Town of Milton. Hence, there are two Official Plans which apply to the Town
of Milton: the Halton Regional Official Plan, 2024, and the Town of Milton Official Plan, 2024 1",

The Town of Milton's Official Plan sets long-term goals and objectives, guides by-laws, and informs Council on land-
use decisions and how to manage change. It addresses land-use compatibility in terms of how a new development
aligns with provincial policies and objectives, including the Provincial Planning Statement. The proposed
development is to be considered under the December 2024 Milton Official Plan.

Provincial Planning Statement

Section 3.5.1 of the Provincial Planning Statement 2024 21 (“PPS") states the following:

com
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“Maj or fands én gii teisv eshall berpldnnedsaedsdeveloped to avoid, or if avoidance is not
possible, minimize and mitigate any potential adverse effects from odour, noise and other contaminants,
minimize risk to public health and safety, and to ensure the long-term operational and economic viability of
maj or f iaaccoldirica wetls provincial guidelines, standards and procedures. ”

Section 3.5.2 of the PPS states the following:

“Where avoidance is not possible in accordance with policy 3.5.1, planning authorities shall protect the
long-term viability of existing or planned industrial, manufacturing or other major facilities that are
vulnerable to encroachment by ensuring that the planning and development of proposed adjacent
sensitive land uses is only permitted if potential adverse affects to the proposed sensitive land use are
minimized and mitigated, and potential impacts to industrial, manufacturing or other major facilities are
minimized and mitigated in accordance with provincial guidelines, standards and procedures.

Section 3.3.3 of the Provincial Planning Statement 2024 further states that:

“New development proposed on adjacent lands to existing or planned corridors and transportation
facilities should be compatible with, and supportive of, the long-term purposes of the corridor and should
be designed to avoid, or where avoidance is not possible, minimise and mitigate negative impacts on and
adverse effects from the corridor and transportation facilities.”

2.3 Provincial Compatibility Guidelines

To evaluate the objectives of the PPS, the Ministry of Environment, Conservation and Parks’' (MECP) D-series guidelines
are typically applied in considering land use compatibility in Ontario. The most relevant guideline in the present case
isGuidelineD-6Compati bility bet weé ihprévide a dassificatioh sclieme forlindusiries vased on
their potential for emissions that could cause adverse effects. The classification scheme is summarized in Table 1.

Table 1: D-6 Industry Classification Scheme

rwdi.com

Small scale

Self-contained

Packaged product

Low probability of fugitive emissions

Daytime operations only

Infrequent and/or low intensity outputs of noise, odour, dust, vibration

Medium scale

Outdoor storage of wastes or materials

Periodic outputs of minor annoyance

Low probability of fugitive emissions

Shift operations

Frequent movement of products and/or heavy trucks during daytime

= =4 -4 -8 —a -9 = =4 —a —a -8 -8
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Large scale

Outside storage of raw and finished products

Large production volumes

Continuous movement of products and employees during shift operations
Frequent outputs of major annoyance

High probability of fugitive emissions

= =& —a —a —a -8

For each class of industry, the guideline provides an estimate of the potential influence area and a minimum
recommended separation distance, which are set out in Table 2.

Table 2: D-6 Separation Distances

Potential Influence Area (m) Minimum Separation Distance (m)
I 70 20
1 300 70
1l 1000 300

Guideline D-6 recommends the following:

1. “..nosensitive land uses shall be permitted within the actual or potential influence areas of
Class |, Il or lll industrial land uses, without evidence to substantiate the absence of a problem.” (Sec. 4.5.1
of Guideline D-6).

2. “Noincompatible development other than that identified in Section 4.10, Redevelopment, Infilling and
Mixed-Use Areas should occur [within the recommended minimum separation distances]” (Sec. 4.3 of
Guideline D-6)

3. “When a change in land use is proposed in an area of urban redevelopment, infilling or transition to mixed
use] for either industrial or sensitive land use, less than the minimum separation distance ... may be
acceptable subject to either the municipality or the proponent providing a justifying impact assessment
(i.e., a use specific evaluation of the industrial processes and the potential for off-site impacts on existing
and proposed sensitive land uses). Mitigation is the key to dealing with less than the minimum to the
greatest extent possible.” (Sec. 4.10.3 of Guideline D-6).

With respect to how the separation distance should be measured, the guideline states that:

“Measurement shall normally be from the closest existing, committed and proposed property/lot line of the
industrial land use to the property/lot line of the closest existing, committed or proposed sensitive land use.”

However, it does allow the separation distance measurement to include areas within the lot lines (on-site buffers)
where site-specific zoning or site plan control precludes the use of the area for a sensitive use in the case of the
sensitive land use, and for an activity that could create an adverse effect in the case of the industrial land use.

When dealing with vacant industrial lands, the guideline states that:

“Determination of the potential influence area shall be based upon a hypothetical worst-case scenario for

which the zone area is committed”.

rwdi.com Page 3
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In practice, the “hypothetical worst-case scenario” would be evaluated based on a reasonable surrogate industry
that could exist given the site geometry, other existing uses in the area, and potential servicing limitations. For
example, a site of a few hectares may not be considered for a mine or oil refinery (if permitted) but could be

considered for an aggregate storage facility or fuel depot.

2.4 Terms of Reference

Terms of Reference (ToR) for the proposed Secondary Plan area were developed and reviewed by the Town of
Milton and their consultant, WSP. The proposed ToR and the applicable comments are included in Appendix B.

5 METHODOLOGY

To complete the compatibility analysis, the following items were reviewed:

1 The official plan and applicable secondary plans or regeneration areas, relevant decisions by the Ontario
Land Tribunal, Site and Area Specific Policies, and zoning by-laws for the surrounding area;

1 Development proposals posted on the Town's or City's website for the surrounding area, if any;

1 Published satellite imagery and street-based photography;

1 Searching the MECP Access Environment website for Environmental Compliance Approval (ECA) and
Environmental Sector and Activity Registry (EASR) permits for existing industries within 1000 m of the
subject lands;

1 Pending applications for amendment to ECA’s of any major facilities, posted on the Environmental Registry;

1 Environment and Climate Change Canada’s (ECCC) National Pollutant Release Inventory (NPRI) data for
industries within 1000 m of the subject lands;

1 Guidelines D-1 (Land Use Compatibility) and D-6 (Compatibility between Industrial Uses) from the Ministry
of the Environment, Conservation and Parks (MECP);

1 Meteorological data for the study area; and,

1 Anyrecent complaint history available from the applicable MECP District Office to determine if there are

any air quality or noise concerns within the area.

Toronto Pearson International Airport is considered as one of the nearest meteorological stations to the subject lands,
which was reviewed as a reference to understand the wind rose distribution of the region. A summary of the
directional distribution of winds over the period from 2004 to 2024 is shown in Figure 2. The compass directions in
the figure refer to the direction from which the wind blows, the concentric circles represent frequencies of
occurrence, and the various colours represent wind speed ranges in m/s as indicated in the legend. The prevailing
winds in the study area are mainly westerly, west-southwesterly and northerly winds throughout the year, while
south-southwesterly winds, southerly winds, and northeasterly winds are comparatively less frequent.

A review of the Environmental Registry of Ontario (ERO) revealed that there were a few posted proposals for water
facilities near to or within the study area in last 1 to 2 years. Most of these proposals related to permit for water
works and had been closed; hence, these works would not cause any potential impacts on the proposed
development. There is an ERO notice issued on January 22, 2025, for an ECA for Portland Energy Centre L.P. at 7870
Sixth Line, Halton Hills, Ontario for a natural gas-fired power plant, also known as the Halton Hills Generating
Station (HHGS). The HHGS is operated by Atura Power, which is the brand name for a subsidiary of Ontario Power

rwdi.com Page 4
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Generation. It also operates the Portlands Energy Centre in downtown Toronto. The ECA for this facility and its
associated potential effects will be discussed in Section 4 below.

The proposed residential lands are not within the potential area of influence of any existing industry, except the
CPKC Intermodal Rail Yard. The CPKC Intermodal Rail Yard is a federally regulated facility and does not possess an
environmental permit with the MECP. As such, a Freedom of Information request to the MECP is not required.

While a complaint history for the area is a helpful tool in the initial screening of industries, RWDI's experience has
shown that making such requests does not produce valuable information within appropriate timelines. However,
based on the nature of the industries within the study area (i.e., not significant sources of odour, dust or noise), it is
not expected that the conclusions within this compatibility study would change should there be any complaints on
record. An internet search for complaints in the local area was undertaken, but no information related to odour,
dust, or noise complaints was found.

RESULTS

Existing Industrial Uses

Table C-1 in Appendix C lists all facilities/industries within 1000 m of the proposed residential lands with potential
emissions of concern, including those with Environmental Compliance Approval - Air (ECA) or Environmental Activity
and Sector Registry (EASR) permits granted by the Ministry of the Environment.

There are five Class |, four Class Il, and two Class Il facilities identified within 1000 m of the proposed residential lands.
Table 3 lists the representative industrial facilities identified within 1000m. Some additional industries further than
1000m were identified in correspondence with the municipality’s peer reviewer and hence are discussed below as
additional due diligence. These facilities are shown in Figure 3 and more detailed information related to their
classification is included in Appendix C.

Page
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Table 3: Facilities whose Potential Influence Areas Impact the Subject Lands

Industry

Atura Power - Halton Hills

Address

Industry
Class

Potential Influence
Area (m)

Separation
Distance!

(m)

1 Generating Station 7870 Sixth Line 1] 1000 1470
2 Re-Flex 2000 Incorporated 7729 Eighth Line I 70 2205
Brampton Pallet Inc.,
Ledcor,
Day to Day Logistics Inc.,
3 Wingenback Ltd., 7125 Auburn Road I 300 4542
TOS America Inc.,
ICONIX Waterworks,
Walker Machinery Ltd.,
Klimer Platforms Inc.
Canadian Broadcasting
3]
4 Corporation (CBC) 7524 Auburn Road I 70 1140
5 Enbridge Consumers Gas 6710 Ninth Line Il 300 1022
6 CPKC Intermodal Rail Yard =~ 7251 Trafalgar Road I 1000 300!
7 Future Development 6728 Sixth Line Il 70 798
. . Eighth Line,
8 Rebel L|$;eal::u(ljsr£ Nishan between Steeles 70 2102
P Ave and Hwy 401
Along the northeast
Construction Equipment side of Eighth Line,
2 Yard between the CP rail 70 700
line and Derry Rd E
Along the northeast
10 Enbridge Consumers Gas side of Eighth Line, Il 300 707
south of Derry Rd E
1 407 Patrol Yard 14500 Derry Rd I 70 1157
1. The separation distance is generally from the property line of the potential sensitive uses to the property line of the industry unless otherwise noted.

2. Thefacilities are located in the employment area within the proposed development. However, the shortest separation distance between the facility and
potential sensitive uses is 454m.

3. Thefacility is located in the employment area within the proposed development. However, the shortest separation distance between the facility and
potential sensitive uses is 1140m.

4. The facility is located in the employment area within the proposed development. However, the separation distance between the intermodal terminal,

where rail car loading and unloading activities are expected to occur, and the proposed sensitive uses is approximately 300m.

Guideline D-6 recommends that no sensitive uses be permitted within the influence areas “without evidence to

substantiate the absence of a problem”. On this basis, all of the industries noted in Table 3 would be outside the

expected influence area of the proposed sensitive uses, with the exception of the CPKC rail yard. Additional discussion

on the noted industrial uses above are discussed below.

4117

rwdi.com

Atura Power - Halton Hills Generating Station
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The Halton Hills Generating Station is owned by Portlands Energy Centre LP and operated by Atura Power, which is
a subsidiary of Ontario Power Generation. The facility is a gas-fired electricity generation station with two natural
gas / hydrogen gas-fired combustion turbines, two horizontal heat recovery system generators, one steam turbine
generator, one natural gas fired auxiliary boiler and some associated sources (e.g. generators, heaters and fan
steam, etc.). As it is a power generating facility and has two tall stacks with height of 61m above grade, it is classified
as a Class Il facility. The facility is located approximately 1,470m from future sensitive uses in the proposed
development, which is greater than the potential influence area of 1000m for a Class Ill facility.

The facility's operation and its emissions are regulated by the MECP. From a noise perspective, given the setback
distance to the proposed development, the facility is not expected to have any adverse effect on the proposed
development particularly given the proximity of existing sensitive uses that are closer to the facility and its need to
meet provincial noise guidelines.

It is also anticipated that potential air quality levels from the facility at the proposed development would meet
provincial limits per its ECA and hence would not be of concern for compatibility purposes. Nevertheless, since the
facility is a Class Il facility with tall stacks, and there are planned medium density residential or mixed-use high-rise
residential buildings within the proposed development, a screening level air modelling assessment was conducted.
The details of this screening level air quality assessment are presented and discussed in Section 5 below.

4112 Re-Flex 2000 Incorporated

The facility is a manufacturer of screen-printed heat transfers. An Emission Summary and Dispersion Modelling
(ESDM) Report was submitted with the facility’s ECA application.

The facility is well-contained without any obvious fugitive dust sources identified. It has some heavy vehicles parking
within the facility, but no outdoor storage is identified. No tall stack emission is identified. As such, it is classified as
a Class | industry use. The facility would be expected to meet provincial air quality standards at its property line to
obtain its ECA.

The separation distance between the facility and the future sensitive uses of the proposed development is
approximately 2,205m, which is more than the potential influence area of 70m for a Class | facility. Therefore, there

are no adverse air quality and noise effects expected on the proposed development.

4113 Brampton Pallet Inc., Ledcor, Day to Day Logistics Inc., Wingenback Ltd., TOS America Inc., ICONIX
Waterworks, Walker Machinery Ltd., and Kilmer Platforms Inc.

There is one ECA record in this area, which is owned by J&M Recycling Inc, and no permits noted for the other
facilities. The J&M ECA mentions there is one industrial tub grinder to grind unsalvageable wood pallets into wood
chips and has a stack of 2.4m above grade for discharging the exhaust to the atmosphere. However, the facility is
currently named as “Brampton Pallet Inc.”, which is a manufacturer of new, re-manufactured, and recycled wooden
pallets. The facility is well-contained without any tall stack observed. It has outdoor storage of wooden pallets and
are well organized. No obvious fugitive dust source is identified. As a result, it is considered a Class Il industry.

Conservatively, the other facilities in this area were also considered as Class Il industries despite the lack of any
obvious sources of concern beyond trucking.

rwdi.com Page 7
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The facilities in this area are within the proposed employment area of the Agerton Secondary Plan. The shortest
separation distance between the facilities and future sensitive uses is 454m which is more than the potential
influence area of 300m for a Class Il industry. Therefore, adverse air quality and noise impacts on the proposed
development are not expected from these industries.

4.1.14 Canadian Broadcasting Corporation

The land is currently managed by the Canadian Broadcasting Corporation (CBC). The facility has one standby diesel
generator set, having a rating of 275 kilowatts, to provide power for the transmitter station during emergency
situations.

The facility is well-contained and without any tall stack identified. There is no outdoor storage area, and no fugitive
dust source is identified. Given these factors and the emergency purpose of the only noted source, it was classified
as a Class | industry.

The facility lies within the proposed development site boundary, in the employment area district. The shortest
separation distances between the facility and future sensitive uses is 1,140m, which is more than the potential
influence area of 70m for a Class | industry. Therefore, adverse air quality and noise impacts on the proposed
development are not expected.

4115 Enbridge Consumers Gas - 6710 Ninth Line

The facility is an energy transportation and distribution company that includes a natural gas-fired generator set,
and eight natural gas-fired low-NOXx boilers. This Enbridge facility is expected to be associated with natural gas
distribution.

Some stacks and exhaust vents are found at the facility, which also includes enclosed pipeline connections
identified on the ground expected to be associated with natural gas transmission. There is no outdoor storage area
and no obvious fugitive dust sources identified within the facility. Given its size and potential sources, it was
conservatively classified as a Class Il facility.

The separation distance between the facility and future sensitive uses is approximately 1,022m, which is more than
the potential influence area of 300m for a Class Il facility. Therefore, adverse air quality and noise impacts on the
proposed development are not expected.

4116 CPKC Milton Intermodal Rail Yard

The CPKC Milton Yard located at 7251 Trafalgar Road is an intermodal rail yard that supports freight rail operations
and associated logistics activities. The location of the CPKC Milton Yard is indicated on Figure 3. Based on historical
imagery, the rail yard appears to have had two distinct historical operations, the intermodal terminal where rail car
loading and unloading activities are expected to occur and an associated car port located south of the rail line which
can be seen in the images below.

rwdi.com Page 8
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Intermodal Terminal (2018 image) Car port (2018 image)

The car port appears to have been established in late 2017 with activities lasting until 2019. Current aerial imagery
shows no activity in this area and lack of any discernible maintenance as the site is overgrown. The intermodal
operations are considered to be a Class lll industrial use. The activities at the historical car port location are
anticipated to be minor (i.e., storage of cars over weeks or months) but were conservatively considered Class Il due
to the potential for 24-hour activity.

The CPKC facility is within the proposed employment area of the Agerton Secondary Plan. The property boundary of
the facility is adjacent to proposed sensitive uses and some are on the CPKC property. However, the intermodal
terminal portion of the facility is located approximately 300m from the proposed sensitive uses to the south. CPKC
is part of the development plans and has control over the land uses within this area including proposed sensitive
uses. Development within this area may need to incorporate non-sensitive uses such as commercial areas to act as
buffer areas for any planned sensitive uses, subject to the results of a detailed assessment of the rail yard, however
development is expected to be feasible and able to be designed to be compatible.

There are no relevant ECA or EASR records related to air or noise emissions for this facility which is expected since
it is federally regulated. Federal facilities are not required to obtain provincial environmental permits but may do so
voluntarily in some instances. Rail companies generally do not pursue these, although some federal government
institutions do.

From an air quality perspective, fugitive emissions may arise from transloading of raw materials (from rail
cars/tankers to trucks) which could cause impacts at the future residential areas. However, our experience at other
similar yards suggests potential fugitive dust that may be generated from bulk solid transfers is limited due to
controls such as fully enclosed conveyers, the use of sock drop chutes, or stockpiling to limit the dropping height.
Other raw materials such as liquid or gases are usually transferred via closed loop systems, hence there are no
emissions as vapors would be recycled back into the tank car headspace.

rwdi.com Page 9
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From a noise perspective, noise sources at the rail yard are expected to consist of diesel locomotive and freight car
movements, and impulsive noise from rail shunting. The Federation of Canadian Municipalities and Railway
Association of Canada proximity guidelines generally suggest vibration be concerned within 100m of rail facilities.
Vibration is not expected to be a concern given the proposed sensitive uses are more than 100m away from the rail

movements and shunting.

Details of the specific activities in use at the rail yard are not currently known, but common on-site mitigation
measures can allow the proper control of fugitive dust emissions. Provided sufficient separation distance and
transition uses are considered relative to the future residential areas, adverse air quality, noise, and vibration

impacts are not anticipated.

With the recommendation for non sensitive buffer uses within the proposed Neighbourhood Centre Mixed Use
Area, the proposed development is expected to be compatible with the existing CPKC Rail Yard.

During the detailed air and noise assessment for the proposed development a review of the yard's current and future
operations will be conducted to confirm that there is no potential for adverse impacts at nearby proposed sensitive

uses.

4117 Future Development - 6728 Sixth Line

A review of the Town of Milton Planning website indicates one future development within 1000m of the proposed
development. This future development is municipally identified as 6728 Sixth Line and is a business park development
project currently in review. The development is located approximately 798m away from the future residential lands,
and is shown in Figure 3. Based on the proposed 6728 Sixth Line development drawings included in its Notice of
Complete Application, the proposed development will consist of 3 one-storey industrial buildings with truck loading
bays and parking lots. Therefore, it is anticipated that uses at this proposed business park subdivision would be
predominately Class | industries such as light industry or commercial usesPl.

As it is a proposed business park, there is no air quality concern. The proposed development is located beyond the
potential influence area for both Class | and Class Il industries and therefore is anticipated to be compatible.

4118 Rebel Line Hauls / Nishan Transport

The facility is a company providing cross border truck logistic solutions, which is neither included in the ECA nor
EASR database. The facility only consists of one simple building structure with most of its area used for vehicle or
truck parking. No stack, emission sources of outdoor storage and obvious fugitive dust emission is identified within
the site. Hence, it is classified as a Class | facility. It is located 2,102m from the future residential lands, greater than
the potential influence area for the facility of 70m. Therefore, there is no compatibility concern.

4119 Construction Equipment Yard

There is an existing property located along the northeast side of Eighth Line, between the CP rail line and Derry Rd
E, that appears to have a construction equipment yard. This appears to be a small storage yard and is not likely to
be a significant source of air emissions or noise. Hence it is classified as a Class | facility. It is 700m from the future

residential lands, greater than the potential influence area for the facility of 70m.

41110  Enbridge Consumers Gas - Along the Northeast side of Eighth Line

rwdi.com Page 10
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4.2

There is another Enbridge Consumers Gas facility located along the northeast side of Eighth Line, just south of
Derry Road E. This facility is likely to consist of similar operations to the neighbouring Enbridge facility at 6710 Ninth
Line and would also be considered a Class Il facility. The separation distance between the facility and the future
sensitive uses is approximately 707m, which is more than the potential influence area of 300m for a Class Il facility.
Therefore, adverse air quality and noise impacts on the proposed development are not expected.

411177 407 Patrol Yard

There is a 407 Patrol Yard located at 14500 Derry Rd. This facility appears to be a maintenance and operations
facility supporting highway upkeep and winter control. The facility is classified as a Class | facility. The separation
distance between the facility and the future residential lands is approximately 1,157m, which is more than the
potential influence area of 70m for a Class | facility. Therefore, adverse air quality and noise impacts on the

proposed development are not expected.

Future Industrial Uses

According to the Town of Milton and Town of Halton Hills, the current zoning designations are provided in Figure 4.

Current designations under the Town of Milton Official Plan for the surrounding area are provided in Figure 5.

There are general industrial areas located within the proposed Agerton Secondary Plan, and also some prestige
industrial areas are located to the north and northwest of the site. Existing zoning in these areas are designated as
General Industrial Zone (“M2") under the Town of Milton Comprehensive Zoning By-Law 016-2014. Lands
designated “M2" are subject to the restrictions of By-Law 016-2024 Section 8.1, which lists the restrictions for the
permitted uses. Of the permitted uses for “M2", some general non-residential uses are permitted including but not
limited to:

1  Adult entertainment parlour, video store, aggregate recycling facility, bulk fuel depot, bulk propane storage
depot, commercial school, commercial storage facility, concrete batching plant, contractor’s yard, motor
vehicle body shop, motor vehicle repair garage, and transportation terminal.

As shown on Appendix A, there is a planned Neighbourhood Centre Mixed Use / Mixed-Use High Density
Residential and mixed commercial area situated to the east and west sides of Trafalgar Road within the proposed
development, which are approximately 400m and 200m away from the General Industries (i.e. M2 zone),
respectively. Future industrial uses within the M2 zoned areas are constrained by the proposed sensitive lands
shown in the Agerton Secondary Plan. Future industries could be limited to Class | or Class Il industries, as there are
proposed residential uses within the recommended minimum setback distance of 300m from a Class Ill industry.
Future industries within the Agerton Secondary Plan boundary should be planned to consider any potential air and
noise impacts on the existing and future residential lands during their planning stages and propose mitigation

measures where required.

Within the Agerton Secondary Plan area, the existing industries are light industrial sites that are mainly classified as
Class | and Class Il under Guideline D-6, with the exception of the CPKC Intermodal Rail Yard. RWDI has not found
evidence of plans for the expansion or intensification of existing employment uses located to the north that would
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4.3

result in the introduction of Class Ill facilities. However, the introduction of high density residential and medium
density residential land uses within the proposed development may constrain the introduction of medium-sized
(Class Il) industries that could operate in the proposed employment area of the Secondary Plan.

As shown in Figure 6, the proposed employment area block located south of the rail line and east of Trafalgar Road
has the potential to impact the proposed mixed-used residential areas also located east of Trafalgar Road and existing
sensitive land uses to the east of Eighth Line. Potential incompatibilities can be mitigated by incorporating lighter uses
such as Class | industries on the boundaries of the employment lands to increase the buffer area for any proposed
larger scale Class Il industries which should be planned centrally within the employment lands. This is a similar
principle to the mixed commercial area and public use areas such as the district park and community centre, which
provide buffer areas between the residential uses and potential industrial uses.

Potential impacts arising from the proposed employment area within the Agerton Secondary Plan area can be
minimized through site design and incorporation of buffer areas to ensure adequate setback distances. As a result,
appropriate designs should be considered as early as possible during the planning stage of any proposed industrial
developments.

Located to the south of the proposed development is the approved Trafalgar secondary plan area, which can be
seen in Figure 5. The Agerton and Trafalgar Secondary Plan areas are being developed together and are part of
Milton’s next phase of growth and development. As such a review was completed of the interface between both
Secondary Plan areas to confirm no potential incompatibility exists.

Land uses within the Agerton Secondary plan land that are adjacent to the Trafalgar Road Secondary Plan area are
designated residential or commercial thereby reducing the potential for incompatibility as shown in Figure 6. The
separation distance between the Agerton proposed employment lands and future sensitive uses to the south of
Derry Road are approximately 240m, thereby permitting Class | industries anywhere in the employment lands and
potentially limiting Class Il industries to areas more central to the Agerton employment lands. A more detailed
review of potential industry types could further relax and potential constraints.

Transportation Corridors

Highway 401 is located to the immediate northwest of the proposed development, while Highway 407 is located to the
northeast of the Site at a distance of approximately 850m. Both highways are classified as major arterial roads .
Trafalgar Road is located within the proposed development and aligns across the site from northwest to the
southeast. Itis classified as an arterial road, which aligns to Appendix B of Vision 2057 namely “Trafalgar Road
Corridor Study - Terms of Reference” issued by Town of Oakville .. The proposed development is bounded by Derry
Road to the south. Traffic information provided by Halton Region in 2024, indicates that the Ultimate Annual Average
Daily Traffic (UAADT) for both Derry Road and Trafalgar Road is 51,000 vehicle per day. The proposed development is
also adjacent to the CPKC Galt Subdivision rail line on which Metrolinx, VIA, and CP may operate. Within the
development there is a proposed GO Transit Station to be located in the Mixed - Use High Density Residential area
of the Secondary Plan as shown in Figure 6.

Transportation emissions are not expected to be a compatibility concern but may require mitigation consideration
in some areas. The following sections review the influence of transportation for air quality and noise.
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4.3.1 Air Quality

The City of Toronto Report: “Reducing Health Risks from Traffic Related Air Pollution (TRAP) in Toronto” (P.E23.7,
October 16, 2017) states that:

“Health risk from TRAP is higher within 500m of highways with an average daily traffic volume of 100,000
vehicles or more, and within 100m of arterial roads with an average daily traffic volume of 15,000 vehicles or

more”.

The City's report: “Avoiding the TRAP: Traffic-Related Air Pollution in Toronto and Options for Reducing Exposure”
(October 2017) states that the most widely reported mitigation strategy for traffic-related air pollutants (TRAP) is
separation distances or buffer zones, with some environmental agencies (California and British Columbia)
recommending a setback of 150m from major highways with annual average traffic volumes of 100,000 vehicle or
more per day and 100m from roads with annual average traffic volumes of 15,000 vehicle or more per day.

Both Highway 401 and 407 are located more than 150m away from sensitive uses within the proposed development,
hence potential adverse vehicular emissions arising from the highways is anticipated to be minimal. Trafalgar Road
runs through the middle of the project site and is located next to some proposed residential uses and hence would be
within the recommended 100m setback. This 100m setback from Trafalgar and Derry roads should be considered
where feasible in the design of sensitive uses. A detailed TRAP assessment is recommended to be carried out at a
later design stage to evaluate if vehicular emissions may be a concern.

Referring to Section 3.3.1 of “Guidelines for New Development in Proximity to Railway Operations” 7], which
provides recommended building setbacks for new residential development in proximity to railway operations, the
setback for a principal main line is 30m. This setback should be respected where feasible unless detailed
assessment suggests it can be reduced. For air quality, idling diesel locomotives will be the main source of
emissions but these are not expected to occur in proximity to any proposed sensitive uses with the possible
exception of the proposed GO station. Regardless, such idling would be brief and expected to be limited to minutes
per hour.

The U.S. Environmental Protection Agency (EPA) recommends attention be given to sensitive uses within
approximately 150-200 meters (500-600 feet) of locomotive operations. Planned sensitive uses adjacent to the
existing railway line and new GO station should consider this setback in design development. Where necessary, air
quality assessment of diesel locomotives emissions is recommended where these setbacks cannot be maintained.

The CPKC Galt Subdivision rail line is located approximately 225m from the planned Neighbourhood Centre Mixed Use
Area which is greater than the U.S. EPA setback recommendations for diesel locomotives. Activities at this site will be
considered as part of future air quality assessment to confirm the lack of impacts and to inform if mitigation is needed.

Sensitive land uses, such as residential and outdoor amenity areas, that may be in proximity to traffic corridors can
include mitigation measures such as the following to reduce the effect of transportation-related air pollutants:

1 Locating residential units and outdoor use areas (particularly ones for prolonged use) as far as possible from
the roadways and buffered by transitional uses;

1 Vegetation that is designed as a barrier (as a complement to other mitigation measures);
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Physical barriers such as sound barriers;

Mechanical rather than passive building ventilation with air particle filtration;
Location of ventilation air intakes away from known pollution sources and roads;
Only opening windows on the side of the buildings that face away from TRAP sources;

Optimizing the timing and quantity of ventilation make-up air; and,

= =4 =4 -4 -4 A

Management of outdoor activities.

4.3.2 Noise

Sound levels at the proposed noise sensitive blocks within the Agerton Secondary plan area are anticipated to be
elevated due to road traffic especially at blocks abutting Derry Road and Trafalgar Road. Screening level modelling
based on UAADTSs for both Derry Road and Trafalgar Road has been completed to determine the setback distance
required before sound levels trigger the requirement to upgrade fagade components for noise sensitive uses.

Modelling indicates that upgraded fagcade components (i.e., beyond minimum Ontario Building Code requirements)
will be required for noise sensitive uses located approximately 150 m from Trafalgar Road and 270 m from Derry
Road. Results are provided in Appendix D. The setback distance is anticipated to reduce once block design is
complete and building screening is considered. Upgraded fagade components such as window glazing and balcony
doors are expected to be required for certain buildings within the secondary plan area, particularly facades facing
transportation corridors. Outdoor living areas, based on the location and shielding, may need barriers to achieve
acceptable sound levels. Further transportation noise mitigation analysis is recommended to be completed in the
detailed noise and vibration study once building locations and block design have been established.

An assessment of railway noise impacts will be required given that noise-sensitive blocks are expected to be located
directly adjacent to the CPKC Galt Subdivision. NPC-300 guidance recommends that the exterior walls of the first
row of dwellings next to railway tracks are to be built to a minimum of brick veneer or masonry equivalent
construction, from the foundation to the rafters when the rail traffic 24-hour equivalent sound level is greater than
60 dBA, and when the first row of dwellings is within 100 metres of the tracks.

An assessment of the proposed GO Transit Station to be located within the proposed development will also be
required. Expected sources of noise can include trains travelling through and idling at the station, and mechanical
noise sources associated with the station itself (e.g., HVAC, speaker systems, and emergency generator). The
assessment will determine potential noise and vibration impacts should sensitive uses be integrated into the
station or near the station. The detailed noise and vibration study will outline any recommended noise and
vibration mitigation measures to be incorporated into the station design once detailed information is available.

4.3.3 Vibration

An assessment of vibration impacts will also be required given that proposed sensitive blocks are expected to be
located within 75 m of the rail line. Measurements of potential vibration levels will be completed as per the Noise
and Vibration Study Terms of Reference for the Agerton Secondary Plan (see Appendix B). Any required vibration
mitigation measures for proposed buildings that are found to exceed the vibration guideline limits will be outlined
in the detailed noise and vibration study.
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5 SCREENING LEVEL AIR QUALITY ASSESSMENT

As discussed above, the Halton Hills Generating Station is a Class Il facility with tall stacks. A screening level
modelling assessment was conducted to evaluate the predicted air quality levels arising from the facility on the

proposed Secondary Plan, especially at planned high density residential buildings.

5.1.1 Halton Hills Generating Station Emissions

Nitrogen Oxide (NOx) is the major pollutant emitted from the stack of the power generating station, therefore it is
selected as the representative pollutant to simulate air quality impacts arising from the stacks. Based on the
facility’s latest ECA (No. A-500-1219118959 Version 2.0 dated January 22, 2025), the maximum NOx emission limit
from the stack is 25 ppmv. The emission rates are estimated according to the ECA information and are tabulated in

Table 4 below:

Table 4: Emission Summary Table for the Power Generation Station

Exit Stack Stack
Temperature | Diameter Exit

(K) ()] Velocity

.« 9YGHz2t qRYUHNe
AJHY211 ! HEq! 1
.« 9YGHz2t qRYUHNe
AUJHY211 ! HEq! 1

OzZPIKO= ZK=ZF 2Nk NTHKC =ZPH=ZPHBYT

OzZPIKO= ZK=ZF ZNFE NTHKC =ZPH=ZPHBYT

5.1.2 Methodology
Boundary Receptors at the Proposed Development

Representative receptors were selected on the nearest high density residential buildings facing the Halton Hills
Generating Station, with their assumed locations placed at the boundary of the building block. As maximum
building height limit of the high-density residential building is not confirmed at this stage, hence the height of the
building was conservatively assumed to be 50 storeys, consistent with many taller high-rise buildings. The receptors
are located starting from 1.5m above ground and extend for every 3m above the first level up to the 50 storeys. The
emission sources and receptor Locations for air modelling input are shown in Figure 7 and results are presented in

Appendix E.
Source Information and Assumptions
The following data and assumptions were adopted in the air modelling:

1 The major emission sources from the generation station are the stack emissions, and where the only point

sources included using emission rates based on data from the approved ECA.
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el

1 Meteorological data from 1996 to 2000 for suburban land use in the Toronto region as obtained from the
MECP.

Rural mode is used in AERMOD.

DEM data “cdem_dem_030M" obtained from the MECP was adopted for AERMAP.

NOx is selected as the representative pollutant.

= =4 4 =

Maximum 1-hour and the maximum daily results of NOx are compared to Ontario’s Ambient Air Quality
Criteria (AAQQ).

Dispersion Model

The current regulatory air dispersion model for Ontario, i.e. U.S. EPA AERMOD dispersion model
(Version 22112), was used in this assessment. The modelling analysis was conducted in accordance with MECP
GuidelineA11:Ai r Di spersion Model l.ing Guideline for Ontario

5.1.3 Results

The maximum predicted NOx values are shown in Table 5.

Table 5: Concentrations at Proposed Receptors due to Halton Hills G.S.

Maximum Predicted NOx .
. Ontario’s AAQC (pg/m3)
Concentration (ug/m3)

Maximum 1-Hour 223 400
Maximum 24-Hour 41 200

The results demonstrate that predicted NOx concentrations at conservative receptor locations due to emissions
from the Halton Hills Generating Station are predicted to meet the Ontario AAQC limits. Hence, the Halton Hills
Generating Station is predicted to have no adverse effect on the proposed Agerton development.

6 CONCLUSIONS

Based on the above analysis, the proposed Agerton Secondary Plan development is compatible with existing
industrial uses and can be made compatible with proposed industrial uses within the secondary plan through
appropriate design considerations. Transportation corridors are also expected to be compatible but will be subject
to design recommendations from later detailed assessments. The following summarise the recommendations:

o Regarding surrounding Stationary Noise, additional analysis is required to confirm what setbacks and built
forms will be required to meet the applicable guideline limits for the CPKC rail yard.

o Regarding Transportation Noise, additional analysis is required for Trafalgar Road and Derry Road to
assess facade elements. Upgraded glazing and acoustical barriers are potentially required for certain
areas of the development to address transportation noise impacts. These noise mitigation measures are
to be confirmed and determined, if necessary, in the detailed noise and vibration study.
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o Regarding Rail Vibration, additional analysis and measurements are required for rail activity on CPKC Galt
Subdivision. Vibration mitigation measures are to be confirmed and determined, if necessary, in the
detailed noise and vibration study.

No air quality compatibility issues are anticipated based on the results of the above analysis.
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8 STATEMENT OF LIMITATIONS

This report was prepared by Rowan Williams Davies & Irwin Inc. (‘RWDI") for Agerton New Urban Ltd. (Agerton)
(“Client”). The findings and conclusions presented in this letter have been prepared for the Client and are specific to
the project described herein (“Project”). The conclusions and recommendations contained in this report are based
on the information available to RWDI when this letter was prepared. Because the contents of this letter may not
reflect the final design of the Project or subsequent changes made after the date of this letter, RWDI

recommends that it be retained by Client during the final stages of the project to verify that the results and
recommendations provided in this letter have been correctly interpreted in the final design of the Project.

The conclusions and recommendations contained in this letter have also b