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SUBJECT: Recommendation for official plan and zoning by-law 

amendments at 2421-2431 New Street 

TO: Planning and Development Committee 

FROM: Department of City Building - Planning Building and 

Culture 

Report Number: PB-32-19 

Wards Affected: 2 

File Numbers: 505-02/18 & 520-02/18 

Date to Committee: November 12, 2019 

Date to Council: November 18, 2019 

Recommendation: 

Modified approval of the applications for official plan and zoning by-law amendments 
made by TRG (New-Guelph) Inc. (c/o Weston Consulting), 2100 Old Lakeshore Road, 
Burlington ON L7R 1A3, to permit the development of two (2) joined 11-storey buildings 
on the site consisting of a retirement home building and a residential apartment building; 
and  

Approve Official Plan Amendment No. 117 to the City of Burlington Official Plan, as 
contained in Appendix B to department of city building report PB-32-19, to re-designate 
the lands located at 2421-2431 New Street from “Neighbourhood Commercial” to 
“Residential High Density” and to modify the “Residential High Density” policies to 
include site specific policy for the subject lands; and 
 
Deem that Section 17(21) of The Planning Act has been met; and  
 
Instruct the City Clerk to prepare the necessary by-law adopting Official Plan 

Amendment No. 117 as contained in Appendix B to department of city building report 

PB-32-19 to be presented for approval at the same time as the associated by-law to 

amend Zoning By-law 2020, as amended, for the development proposal; and  

Approve, in principle, the zoning regulations provided in Appendix C to department of 

city building report PB-32-19, to rezone the lands at 2421-2431 New Street from 

Neighbourhood Commercial “NC” to a site specific Residential High Density “RH4-503” 

with a Holding “H” prefix, subject to Residential Development Agreement conditions as 
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provided in Appendix D to department of city building report PB-32-19 and the provision 

of Community Benefits; and 

Direct the Executive Director of Community Planning, Regulation and Mobility to hold 

discussions with the applicant to secure community benefits in accordance with Section 

37 of the Planning Act and Part VI, Section 2.3 of the City’s Official Plan, as they relate 

to the requested increase in height and density on the subject property, and to return to 

Council with a report outlining the recommended community benefits and the 

implementing Zoning By-law Amendment.  

Purpose: 

The purpose of this report is to provide recommendation for modified approval of the 

applications for Official Plan Amendment and Zoning By-law Amendment for the 

property known as 2421-2431 New Street. The development applications propose two 

(2) 11-storey buildings, containing an apartment building and a senior’s retirement 

home. A portion of the ground floor area of the apartment building is proposed for a 

community institutional use for senior’s programming.  Planning Staff are 

recommending a modified approval of the development application to require the 

development to provide additional front and side of building stepbacks as well as 

increased setback of the underground parking structure from the front lot line. The 

subject applications align with the following objectives of the City of Burlington’s 

Strategic Plan 2015-2040:  

 

A City that Grows 

 Intensification 

1.2 a) Growth is being achieved in mixed-use areas and along main roads with 

transit service, including mobility hubs, downtown and uptown. 

The application proposes to intensify the subject lands with a mix of uses including 

residential, retirement home, and community institutional space. The lands are located 

on New Street, a minor arterial road and transit route.  

 Focused Population Growth 

1.3 a) Burlington is an inclusive and diverse city that has a growing proportion of 

youth, newcomers and young families and offers a price range and mix of 

housing choices. 

The application proposes to develop the site with two (2) 11 storey buildings with a mix 

of studio, 1 and 2-bedroom units. The buildings will offer retirement home units and 

traditional residential units.  
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REPORT FACT SHEET 

RECOMMENDATION:  Modified Approval Ward:       2 
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APPLICANT:  Weston Consulting 

OWNER: The Rosseau Group (TRG New-Guelph Inc.) 

FILE NUMBERS: 505-02/18 & 520-02/18 

TYPE OF APPLICATION: 
Official Plan Amendment 

Zoning By-law Amendment 

PROPOSED USE: 

Two (2) joined 11-storey buildings 

comprised of a retirement home (197 units) 

and a residential apartment building (145 

units) 
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PROPERTY LOCATION: North side of New St., west of Guelph Line 

MUNICIPAL ADDRESSES: 2421-2431 New Street 

PROPERTY AREA: 0.7 hectares 

EXISTING USE: Commercial plaza and restaurant 
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 OFFICIAL PLAN Existing: Neighbourhood Commercial 

OFFICIAL PLAN Proposed: Residential High Density 

ZONING Existing: Neighbourhood Commercial – CN1 

ZONING Proposed: Residential High Density – RH4-exception  
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NEIGHBOURHOOD MEETING: May 16, 2018 

APPLICATION RECEIVED: 
Received February 2, 2018 

Deemed Complete February 22, 2018 

STATUTORY DEADLINE: Elapsed 

STATUTORY PUBLIC MEETING January 15, 2019 

PUBLIC COMMENTS: 

457 households were circulated.  

21 comments from 16 correspondents, and 

4 public delegations at the Statutory Public 

Meeting.  
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Background and Discussion: 

On February 2, 2018 the Department of City Building received an application for an 

Official Plan and Zoning By-law Amendment for 2421-2431 New Street. On February 

22, 2018 Planning Staff acknowledged that the application submitted was complete. 

The application proposed two (2) joined 11-storey buildings comprised of 223 units 

geared to seniors living in the west building, and 139 residential units in the east 

building. Appendix A of this report provides a location sketch of the subject lands and a 

detail sketch of the proposed development, as well as proposed building elevations.  

On June 19, 2019 the applicant submitted a complete resubmission for review.   

Site Description 

The subject properties, known as 2421 and 2431 New Street are located on the north 

side of New Street, approximately 75 metres west of Guelph Line. Currently the subject 

property is occupied by three separate low-rise commercial/retail buildings, one being a 

stand-alone restaurant on the south-east corner of the lot. Access to the subject 

property is currently provided from three driveways off New Street. The property is 

generally rectangular in shape, has a combined area of approximately 0.7 hectares and 

has approximately 80 meters of frontage along New Street.  

Surrounding land uses include: 

 North: Single detached dwellings along the cul-de-sac known as Karen Drive. 

 West: 6-storey residential condominium apartment building and a 3-storey 

residential apartment building, both zoned Residential High Density (RH1). 

 South: four 4-storey apartment buildings zoned Residential High Density (RH1), 

two (2) 11-storey apartment buildings zoned RH1-443, and a commercial plaza 

at the corner of New Street and Guelph Line zoned Neighbourhood Commercial 

(CN1). 

 East: Gas station zoned Neighbourhood Commercial (CN1) and Roseland Plaza 

further east at the north-east corner of Guelph Line and New Street.  

Application Description 

Weston Consulting, on behalf of TRG (New-Guelph) Inc., has made applications for an 

Official Plan Amendment and Zoning By-law Amendment for the subject lands. These 

applications have been made to permit the development of two (2) joined 11-storey 

buildings comprised of a retirement home in the west building and a residential 

apartment in the east building. The buildings are proposed to be joined on the 6th and 

7th floor, with the 7th floor being exclusively used for the care of residents with dementia 
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and are referred to as memory care units. Both buildings are proposed to be terraced 

down to 6 storeys at the back. The development proposes a combination of 

underground and surface parking, with the majority of spaces being provided in an 

underground parking structure. Vehicles are proposed to enter the site from a single 

driveway off New Street between the two proposed buildings. There are no dwelling 

units proposed on the ground floor of either building.  

The development proposal was submitted in February 2018 and consisted of 223 units 

in the retirement home building (including 32 memory care units), 139 units in the 

residential apartment building, and a total of 319 parking spaces. A 2-level underground 

parking structure was proposed. The initial development proposal contemplated indoor 

amenity area on the ground floor of both buildings. A hammerhead vehicle turn-around 

was proposed to be located at the north end of the site and included an area for pick-up 

of waste storage. Full details of the original development application can be found in 

Report PB-05-19. 

The applicant provided a resubmission of the development proposal in June 2019 for 

consideration. All materials for the application, including resubmission materials, are 

available on the development application webpage for the proposal: 

www.burlington.ca/2421NewStreet.  

The revised submission includes a reduction in the number of retirement home units to 

197 (including 33 memory care units), an increase in the number of apartment units to 

145, and an increase in the on-site parking to 360 spaces. The additional parking 

spaces are proposed to be accommodated in a third level of underground parking. The 

hammerhead vehicle turn-around area has been removed and replaced with an open, 

landscaped area. Waste storage has been moved from the north end of the site to 

internal to the proposed buildings. The proposed underground parking structure setback 

has been increased on the north end of the property to 5.5 metres in order to retain the 

mature cedar hedgerow at the north end of the property. The proposed buildings have 

been setback further from the property line abutting New Street to 3 metres to the 

balconies and 5.5 metres to the building wall on floors 1-5. An additional 1.5 metre 

building stepback has been incorporated from floors 6-11. The development is also 

proposed to accommodate a community use on the ground floor of the apartment 

building. The proposed community use would provide recreational programming to 

seniors in the Burlington area. 

Planning Staff have reviewed the most recent submission by the applicant and are 

generally supportive of the application to provide additional housing for seniors as well 

as residential intensification in a compact built form. Planning Staff are also supportive 

of the application to allow a community use on the ground floor of the residential 

building. However, to ensure that massing of the building is respectful of its context, 

http://www.burlington.ca/2421NewStreet
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Planning Staff are recommending a modified approval of the application to incorporate 

additional building stepbacks on the upper building front and sides.  

Furthermore, the property is known to be affected by groundwater contamination from 

an off-site source. Prior to any development occurring on the site, the applicant will 

need to demonstrate that the contamination can be mitigated, to the satisfaction of the 

Ministry of the Environment, Conservation and Parks (MOECP). The applicant has 

proceeded by way of a Risk Assessment to demonstrate to that the contamination 

affecting the site can be mitigated. Prior to the finalization of the Risk Assessment and 

acknowledgement from the MOECP, a Holding Zone must be applied to the property. 

The applicant must satisfy the conditions of the Holding Zone prior to receiving the full 

land use permissions prescribed by the modified Zoning By-law Amendment.  

 

Policy Framework 

The application for Official Plan Amendment and Zoning By-law Amendment is subject 

to the following policy framework:  

PROVINCIAL POLICY FRAMEWORK 

Provincial Policy Statement (2014) 

The Provincial Policy Statement (PPS) came into effect on April 30, 2014 and provides 

broad policy direction on matters related to land use and development that are of 

provincial interest. Decisions affecting planning matters made on or after April 30, 2014 

are required to be consistent with the PPS. The PPS directs that growth and 

development be focused within established settlement areas (PPS, 1.1.3.1). The PPS 

provides policies for appropriate development within settlement areas based on efficient 

use of land and infrastructure, minimized negative impacts to air quality and climate 

change, support for active transportation and transit, and a range of uses and 

opportunities for intensification (PPS, 1.1.3.2). In planning for intensification and 

redevelopment within settlement areas, the PPS directs that new development shall 

have a compact built form and a mix of uses and densities that allow for the efficient use 

of land (PPS, 1.1.3.6). With regard to housing, the PPS directs that planning authorities 

provide an appropriate range and mix of housing by permitting all forms of housing 

required to meet social, health, and well-being requirements of current and future 

residents, including special needs requirements (PPS, 1.4.3 b). New housing shall be 

directed to locations within settlement areas that have appropriate levels of 

infrastructure and public service facilities, and shall support the use of active 

transportation and transit (PPS, 1.4.3 c and d).  
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Planning Staff have considered the policies of the PPS with regard to this development 

application. The subject lands are located within the settlement area of the City of 

Burlington east of the City’s downtown core. The development is located on a minor 

arterial road which is serviced by local bus routes. The proposed development of two (2) 

11-storey buildings on the subject lands for retirement home use and residential use 

increases the residential density of the site in a compact built form and supports a range 

and mix of housing to serve the needs of current and future residents of the City. 

Senior’s housing is considered a form of special needs housing, as defined in the City’s 

Official Plan and the retirement home portion of the development supports the policy of 

the PPS to encourage all forms of housing including housing for persons with special 

needs. The site is proposed to utilize existing public infrastructure to support the new 

development. The intensification proposed for the site is in an area of the City that is 

well served by local public facilities including libraries, parks, public schools, hospitals, 

and emergency services. For these reasons, Planning Staff find that the development 

proposal is consistent with the policies provided by the PPS.  

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019) 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe (Growth Plan) came 

into effect on May 16, 2019 as an update to the previous provincial growth plan. The 

Growth Plan provides specific growth management policy direction for the Greater 

Toronto and Hamilton Area (GTHA) and focuses development in the existing urban 

areas through intensification. The guiding principles of the Growth Plan include building 

complete communities that are vibrant and compact, and utilizing existing and planned 

infrastructure to support growth in an efficient and well-designed form.  

The application for redevelopment of the subject lands with two (2) 11-storey buildings 

with a combination of residential and retirement home uses supports the policies of the 

Growth Plan by increasing the diversity of housing options to accommodate people at 

all stages of life. The proposed buildings provide these uses in a compact built form in 

an area served by existing public transit routes. The development is proposed on full 

municipal water and wastewater services and can be supported by the local 

transportation infrastructure. Planning Staff have reviewed the applications and find that 

the proposed development of a retirement home and residential apartment building on 

the subject lands conforms with the policy direction provided by the 2019 Growth Plan.  

REGIONAL POLICY FRAMEWORK 

Halton Region Official Plan 

The Region of Halton’s Official Plan (ROP) provides goals, objectives and policies for 

land use development in Halton Region. The ROP provides intensification targets for all 
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local municipalities, including the City of Burlington.  The ROP identifies that the City is 

expected to meet a minimum intensification target of 8,300 new dwelling units 

constructed within the Built Up Area between 2015-2031 (ROP, 56, Table 2).  

The subject lands are designated as “Urban Area” in accordance with the ROP. The 

Urban Area designation supports residential intensification and the development of 

vibrant, mixed-use communities with opportunities for housing, work and leisure. The 

ROP states that permitted uses shall be in accordance with local Official Plans and 

Zoning By-laws, and that all development shall be subject to the policies of the ROP 

(ROP, 76). With regard to housing, Sections 84, 85 and 86 of the ROP provide direction 

to ensure an adequate supply and mix of housing stock throughout the Region, 

including the provision of affordable, assisted, and special needs housing. Section 89(3) 

of the ROP requires that all new development within the Urban Area designation be 

connected to the Region’s municipal water and wastewater systems. Section 147(17) of 

the ROP requires that, prior to considering any development application, the applicant 

must identify if there is any potential for soil contamination. As noted, the subject lands 

are known to be affected by soil contamination originating from an off-site source.  

Halton Region staff were circulated on the development application and associated 

technical studies and drawings. Regional staff have indicated that the applicant’s 

functional servicing report is satisfactory for the rezoning and Official Plan amendment 

application. Due to the known soil contamination on the property, the Region has 

required that a Holding “H” zone be placed on the lands until such a time as the Region 

is satisfied with the Ministry of the Environment Conservation and Parks Record of Site 

Condition or documentation from a Qualified Professional that demonstrates that the 

lands are suitable for the intended use.  

Burlington Planning Staff have reviewed the application against relevant policies of the 

ROP.  The application proposes residential intensification within the urban area on full 

municipal services and the proposed development increases the diversity and supply of 

housing in the Urban Area of Burlington. Planning Staff concur with the requirement of 

Regional Staff to place a Holding “H” zone on the subject lands to ensure the lands can 

be developed as proposed in consideration of the known soil contamination. As such, 

Planning Staff find that proposed local Official Plan Amendment and associated Zoning 

By-law Amendment conform to the policies of the ROP.  

CITY OF BURLINGTON POLICY CONTEXT 

City of Burlington Official Plan 

The subject lands are designated as Neighbourhood Commercial in the City’s Official 

Plan. The objective of this designation is to provide opportunities for limited commercial 

centres within, and at the periphery of residential neighbourhoods in locations that meet 

residents’ day-to-day and weekly goods and service needs. Residential uses are 
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permitted in the Neighbourhood Commercial designation, provided they are located on 

the second or third storey of a building with commercial uses at grade. 

This development application seeks to redesignate the property to the Residential – 

High Density designation. The City’s Official Plan states that Housing Intensification is 

encouraged within the Urban Planning Area in accordance with provincial planning 

policies, while recognizing that the amount and form of intensification must be balanced 

with other planning considerations such as infrastructure capacity and compatibility with 

existing residential neighbourhoods. In the Residential – High Density designation, 

either ground or non-ground-oriented housing units with a density between 51 and 185 

units per net hectare are permitted.  

An objective stated in the Official Plan is to maintain a supply of assisted and special 

needs housing and integrate this form of housing in all neighbourhoods throughout the 

City (OP, Part III, Section 2.6.1). Senior’s housing is recognized as a form of special 

needs housing in the City’s Official Plan. The City’s Official Plan provides policy 

direction to encourage the supply and integration of senior’s housing throughout the City 

(OP, Part III, Section 2.6.2 g). The applicant has proposed 33 memory care units in the 

development, which are not intended to be provided with full culinary and sanitary 

facilities. The Official Plan states that these 33 units may be exempt from the calculation 

of density (OP, Part III, Section 2.6.2 h). The intention of this policy is to recognize that 

while the function of the units is residential, the residents of these units require the care 

and assistance needed similar to a hospital or long-term care facility.  

The density proposed by the applicant is 207.1 units per hectare for the residential 

apartment building, and 234.3 units per hectare for the retirement home building, 

excluding the 33 memory care units as per the Official Plan policy in Part III, Section 

2.6.2 h). The resulting density of units on the site is 441.4 units per hectare.   

The applicant is also proposing to use a portion of the ground floor of the residential 

apartment building for a community facility for senior’s support services and 

programming. The permitted uses within the residential land use designations include 

uses that are compatible with, complementary to, and serve the residential use of the 

land (OP, Part III, Section 2.2.2 a). The proposed community facility for seniors 

programming is compatible with the retirement home use proposed for a portion of the 

subject lands.  

While the proposal to redesignate the property from Neighbourhood Commercial to 

Residential - High Density results in the loss of the existing commercial plaza on the 

lands, the area is well served by retail and commercial centres close by. Roseland 

Plaza is located at the north-east corner of New Street and Guelph Line, and 

commercial uses extend north along Guelph Line leading to major retail centres like 

Burlington Mall. The proposal to include community institutional space for seniors on the 

ground floor of the residential building will provide a space for users not only from the 

immediate development but from the surrounding neighbourhood as well.  
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Part III, Section 2.5 of the City’s Official Plan provides objectives and policies related to 

housing intensification. Intensification, as a means of increasing the amount of available 

housing stock, is encouraged, provided the additional housing is compatible with the 

neighbourhood (OP, Part III, Section 2.5.1 a). Non-ground oriented housing is 

encouraged as a form of housing intensification at the periphery of existing residential 

neighbourhoods (OP, Part III, Section 2.5.1 b). The proposal for intensification of the 

subject lands is for two (2) 11-storey buildings. The proposed re-development is 

situated immediately south of an established residential neighbourhood. Applications for 

intensification within established neighbourhoods are required to satisfy specific 

evaluation criteria outlined in Part III, Section 2.5.2 of the OP. Staff assessment of these 

criteria for the subject application is provided as follows: 

 

i) Adequate municipal services to accommodate the increased demands 

are provided, including such services as water, wastewater and storm 

sewers, school accommodation and parkland. 

Comments received from Halton Region indicate that the functional servicing 

report submitted in support of the application is satisfactory for the purposes 

of the Official Plan Amendment and Zoning By-law Amendment. Comments 

received from the City’s Site Engineering staff indicate that the stormwater 

management proposed for the site is acceptable, subject to the addition of 

two more catch basins at the rear of the property. Comments from the two 

local school boards indicated no objection to the development and that 

capacity exists to accommodate students generated from the development at 

schools within the area. The subject lands are located less than 250 metres 

east of Central Park along New Street.  

Conclusion: Adequate municipal services are available to accommodate the 

increased demands generated from this site. This criterion has been met.  

 

ii) Off-street parking is adequate. 

The development application is proposing 360 parking spaces on the site, 

with 350 provided below grade and 10 provided at-grade. The parking rates 

considered for this development include residential (apartment) for the 145 

residential units, retirement home for the 164 retirement home units, long-

term care for the 33 memory care units within the retirement home building, 

and community institutional for the senior’s recreation and support services 

located at grade. The applicant has proposed to provided parking for the site 

which meets with the rates recommended through the 2017 City-Wide 

Parking Standards Review by IBI Group, as noted in the Zoning By-law 

section of this report.  
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Conclusion: This criterion has been met.  

 

iii) The capacity of the municipal transportation system can accommodate 

any increased traffic flows, and the orientation of ingress and egress 

and potential increased traffic volumes to multi-purpose, minor and 

major arterial roads and collector streets rather than local residential 

streets.  

New Street is considered a minor arterial road according to Schedule J of the 

City’s Official Plan, and therefore the ingress and egress criterion is satisfied.  

The applicant submitted a Traffic Impact Study update in April 2019. This 

updated study investigated the traffic impact of the development with the 

removal of the New Street Road Diet pilot project. Transportation Planning 

staff concurs with the applicant’s traffic impact assessment and has no 

concerns with the traffic that would be generated by the proposed 

development. 

Conclusion:  The criterion regarding capacity of the municipal transportation 

systems has been met.  

 

iv) The proposal is in proximity to existing or future transit facilities. 

New Street is served by Burlington Transit routes #10 (New-Maple), #50 

(Burlington South night route) and #52 (Burlington Northwest night route), 

with Route #10 offering service every 20-30 minutes, and Routes #50 and 

#52 offering late night service hourly. The closest westbound bus stop for 

routes #10 and #52 is located 75 metres west of the subject lands at New 

Street and Beverly Drive.  The closest eastbound bus stop for routes #10 and 

#50 is approximately 120 meters from the site (along the sidewalk and 

network) at the south-west corner of New Street and Guelph Line.  

Conclusion:  Given the transit availability near the subject lands, this 

criterion has been met. 

 

v) Compatibility is achieved with the existing neighbourhood character in 

terms of scale, massing, height, siting, setbacks, coverage, parking and 

amenity area so that a transition between existing and proposed 

buildings is provided.  

The existing residential neighbourhood immediately surrounding the site is 

comprised of a 6-storey residential apartment building to the west, and 

detached dwellings located to the north. The neighbourhood character is 

therefore mixed between higher density residential uses and lower density 
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residential uses. An examination of the compatibility of the proposed buildings 

in relation to these two contexts is provided below. Planning Staff have 

reviewed the built form of the proposed development using the City’s Design 

Guidelines for Mixed-Use and Residential Mid-Rise Buildings (referred to as 

the ‘Mid-Rise Design Guidelines’), approved in March 2019.  

 

Scale 

The scale of the development in relation to the 6 storey residential apartment 

building to the east has been considered by the use of a 1.5 metre stepback 

on the front of the building at the 6th storey to define the streetwall on New 

Street. The City’s Mid-Rise Design Guidelines suggest that a minimum 3 

metre stepback be provided to distinguish the lower building and streetwall 

portion of the building from the upper building components. The stepback 

assists in lessening the building scale as perceived from the street. Given that 

the proposed 11-storey building will be the tallest building along this block of 

New Street, Planning Staff recommend a 3m building stepback at the front of 

the building starting on the 6th floor in accordance with the Mid-Rise Design 

Guidelines.  

Similarly, the building scale on the sides of the building would better fit the 

existing and future building context if additional building stepbacks were 

provided. As proposed, the building is to be setback 7.5m from the building 

wall and 6.0m from the balconies to the side property lines to the east and 

west. In accordance with recommendations of the Mid-Rise Design 

Guidelines, Planning Staff are recommending a modified approval to require 

an additional stepback of 2.5m from the 6th to 11th floor, resulting in a building 

wall setback of 10m and a minimum balcony setback of 7.5m. This additional 

side yard building stepback on the upper building levels will result in the 

building meeting the intent of the recommended upper building separation 

from what is suggested by the Mid-Rise Design Guidelines.   

The rear of the proposed building has been reduced to 6 storeys in height to 

maintain compatibility with the low-density residential uses located to the 

north. The majority of the 6-storey building form fits within the 45-degree 

angular plane, and Planning Staff have suggested additional minor building 

setbacks for the 6th floor and 7th floor rooftop terrace edge to ensure that all of 

these elements fit within the angular plane.  

Subject to the modifications to the building stepbacks and setbacks 

recommended by Planning Staff, the building scale is compatible with the 

existing neighbourhood character.  
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Massing 

The massing of the proposed buildings is appropriate at the rear of the 

property in the 6-storey building form. The lowest and narrowest profiles of 

the proposed buildings are located closest to the lot line abutting the low-

density residential uses to the north. As noted, the proposed buildings fit 

within the 45-degree angular plane to the property line abutting the low-

density residential uses, subject to the minor modifications recommended by 

Planning Staff. The massing of the proposed buildings at the front and sides 

of the property will be improved by way of the additional building stepbacks 

proposed by Planning Staff as noted in the discussion of building scale in this 

report. The proposed east and west building elevations (side walls) require 

additional massing stepbacks to break up the visual appearance of a single, 

11-storey building wall from the side property lines. For this reason, Planning 

Staff recommend an additional 2.5m building wall stepback on the building 

sides starting at the 6th floor. Subject to the modifications proposed by 

Planning Staff, the proposed buildings can be considered compatible with the 

surrounding neighbourhood character. 

 

Height  

The proposed building height represents a substantial increase to what is 

permitted as-of-right by the current Official Plan designation of 

Neighbourhood Commercial (which permits 3-storeys). However, the siting of 

the proposed building and general building massing has resulted in an 11-

storey building that will fit within a 45-degree angular plane to the lot line 

abutting the low-density residential uses to the north, subject to the 

modifications to the 6th floor building setback and 7th floor rooftop terrace 

setback recommended by Planning Staff. At the front of the building, facing 

New Street, the lower building section closely aligns with the height of the 

adjacent 6-storey building to the west. Residential apartment buildings 

located on the south side of New Street range from 4 to 11-storeys in height, 

and therefore, the building height proposed through this application is similar 

to what exists in the surrounding areas. With regard to building height, 

Planning Staff consider the proposed buildings to be compatible with the 

existing neighbourhood character. 

 

Siting 

The proposed buildings have been sited so that a 45-degree angular plane 

can be achieved from the property line abutting the low-density residential 
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properties to the north. The proposed buildings have been sited closer to the 

front of the property to generally align with the established building setbacks 

along the north side of New Street on this block. The longer building faces are 

located along the side property lines, resulting in narrower building 

components at the rear yard interface. The siting has resulted in a generous 

rear yard amenity area for the future residents of the buildings. With regard to 

building siting, Planning Staff consider the proposed buildings to be 

compatible with the existing neighbourhood character. 

 

Setbacks 

The proposed building setbacks of the lower building form (floors 1-5) are 

acceptable to Planning Staff. Likewise, the reduction of the building massing 

to 6-storeys and proposed rear yard setback assists in providing compatibility 

with the adjacent low-density residential properties to the north. The proposed 

setbacks of the upper portion of the building require adjustment to ensure 

compatibility with the streetscape of New Street and adjacent properties on 

either side of the development.  As noted previously in this report, Planning 

Staff are recommending modified approval to require a 3m building stepback 

at the front of the building starting at the 6th floor, as opposed to the 1.5m 

stepback proposed by the applicant. The additional building stepback 

recommended by Planning Staff assists in reducing the upper building scale 

and massing along the New Street frontage. This building face stepback 

aligns with the recommendations of the City’s Mid-Rise Design Guidelines. 

The building design proposed by the applicant provided one 7.5m building 

wall setback (6.0m to the balcony) for the 11-storey building. Planning Staff 

have recommended that a 2.5m building stepback be provided along the 

building sides starting at the 6th floor. The additional side of building stepback 

will assist in providing adequate separation of taller building elements, should 

adjacent properties develop with a taller mid-rise building form. Subject to the 

modifications recommended by Planning Staff, the building setbacks can be 

considered to be compatible with the surrounding neighbourhood character. 

 

Coverage 

The applicant has proposed buildings which take up approximately 35% of 

the site area at grade. The remainder of the site is developed with landscaped 

and hardscaped area and a limited area for parking (10 spaces), driving and 

drop-off. The proposed building setbacks and site design allow for a large 

landscaped open space area at the back of the property and amenity area at 

the sides of the buildings. The proposed rear yard amenity area abuts the 
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rear yard amenity space of the two low-density dwellings to the north. The 

applicant has amended their below grade building area to ensure the long-

term protection of the cedar trees along the rear property line. Planning Staff 

feel that the proposed building coverage is appropriate in terms of 

compatibility with the surrounding neighbourhood character.  

 

Parking 

Motor vehicle parking on the site is proposed primarily in an underground 

parking structure, with limited parking proposed at grade. The applicant has 

proposed bicycle parking racks in front of the residential building entrances.  

The applicant has proposed 3 levels of underground parking to accommodate 

the majority of onsite vehicle parking for the residential apartment building, 

retirement home and community facility space. The above grade parking area 

is setback in the courtyard between the two buildings and not visible from the 

street which assists in providing the maximum frontage of active uses at 

grade in each of the two buildings. The parking area is setback approximately 

16 metres from the rear property line, resulting in a generous buffer between 

the parking area and the adjacent low-density residential uses. The parking 

rate proposed by the applicant aligns with the recommended rates in the 2017 

City-Wide Parking Standards Review for the proposed uses. However, given 

the potential mobility challenges faced by seniors parking on the site, 

Planning Staff are recommending that 10% of the required visitor and 

occupant parking for the retirement home be provided as accessible spaces. 

This represents an increase from the Zoning By-law requirement of 3% 

accessible parking for these uses. 

 

Amenity Area 

The proposal includes outdoor common amenity area at-grade at the rear of 

the property, as well as along walking paths at the sides of the building. 

Outdoor amenity area is also proposed as a rooftop terrace at the back of the 

building on the 7th floor. This rear terrace space is proposed only for use by 

the residents and staff of the memory care suites. A rooftop terrace on the 8th 

floor is provided as additional amenity space for the residents of the 

apartment building. All units in both buildings (with the exception of the 

memory care suites) are provided with private outdoor amenity space in the 

form of a balcony. Indoor amenity area is provided on the ground floors of 

each building and is also provided on the 7th floor exclusively for the residents 

of the memory care suites.  A total of approximately 10,000 square metres of 

amenity area is provided throughout the site to support the 342 units 
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proposed. Units in the residential building are proposed to be provided with 

approximately 27 square metres of amenity area per unit. Units in the 

retirement home building are provided with approximately 29 square metres 

of amenity area per unit. Memory care residents are proposed to have 

approximately 37 square metres of amenity area per unit.  

There are two properties which share the rear lot line with the subject lands. 

The proposed rear yard common amenity area at grade abuts the rear yard 

amenity areas of the low-density residential dwellings on Karen Drive. The 

interface is appropriate as the uses at-grade in the amenity area on the site 

are passive and informal, and the amenity area is primarily landscaped with 

soft landscaping elements up to 8 metres from the rear property line.    

 

Conclusion: As modified by Staff, compatibility is achieved with the existing 

neighbourhood character and represents an appropriate transition between 

lower density and higher density residential uses.  

 

vi) Effects on existing vegetation are minimized, and appropriate 

compensation is provided for significant loss of vegetation, if necessary 

to assist in maintaining neighbourhood character. 

The subject lands are currently characterized by mature trees at the side and 

rear property lines. The majority of the site is currently developed with 

impermeable asphalt paving and commercial buildings.   

The applicant’s arborist surveyed a total of 106 trees for the purposes of the 

development application. Two (2) trees were identified as City trees within the 

boulevard of New Street, 25 trees were identified as being located on 

neighbouring properties, 36 were identified as being located wholly on the 

subject property (including a stand of 35 white cedar trees at the back of the 

property), and 43 trees were identified as boundary trees with the majority 

located near the east side of the property. All trees surveyed are shown to be 

preserved by way of tree protection fencing as shown on the applicant’s tree 

inventory and preservation plan submitted by the consulting arborist. The 

proposed setback of the underground parking structure 5.5m from the rear 

property line will also assist in ensuring the viability of the cedar trees at the 

north end of the site. 

The applicant’s landscape concept plan depicts new plantings of deciduous 

and coniferous trees throughout the site. Further review of the viability of 

these plantings will be conducted at the Site Plan stage.  
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Planning Staff feel that the retention of the on-site trees assists with 

preserving the neighbourhood character and enhances the compatibility of 

the site to the low density residential uses to the north.  

Conclusion:  This criterion has been met.  

 

vii) Significant sun-shadowing for extended periods on adjacent properties, 

particularly outdoor amenity areas, is at an acceptable level. 

The sun-shadow study submitted by the applicant depicts the sun shadow 

cast by the development in the months of June, March and December during 

the times of 9:30am (morning), 12:30pm (mid-day) and 3:30pm (afternoon).  

The proposed rear yard setback and 6 storey building height at the back of 

the building positively impact the shadow cast by the development. While the 

shadow cast by the development impacts rear yards of residential properties, 

this is primarily in the morning, resolving by mi-day. The December shadow is 

the longest, however, the amenity areas of the impacted properties are likely 

to be less used during this time of year. Planning Staff find that the proposed 

sun-shadowing is acceptable since it does not impact any property for 

extended periods of time. 

Conclusion:  This criterion has been met.  

 

viii) Accessibility exists to community services and other neighbourhood 

conveniences such as community centres, neighbourhood shopping 

centres and health care.  

The subject lands are located within 120 metres of Roseland Plaza which 

offers a mix of commercial, retail, office, and restaurant uses. Joseph Brant 

Hospital is located approximately 3.2 kilometers east of the subject lands. 

Central Park offers a mix of community uses including a public library, a 

senior’s centre, a curling club, an arena facility, and large park space. The 

central area of the park is approximately 570 metres from the subject lands 

along the street network.  

Conclusion:  This criterion has been met. 

 

ix) Capability exists to provide adequate buffering and other measures to 

minimize any identified impacts. 

The proposed development is immediately adjacent to a neighbourhood of 

single detached dwellings to the north. In order to provide adequate buffering 

between uses, the City’s Zoning By-law requires that high density residential 

developments provide a landscape buffer of 6 metres between these uses. 
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The applicant is proposing a 17 metre setback from the 6-storey portion of the 

buildings to the rear property line. The reduced building height and rear yard 

setback allows the majority of the rear portion of the building to fit within a 45-

degree angular plane. Planning Staff are recommending a modified approval 

to increase the setback slightly, in order to have all building components fit 

within this angular plane. Further, the applicant has proposed to retain the 

existing, mature cedar hedgerow at the north end of the property and has 

provided a 5.5 metre setback to the underground parking structure. The 

retention of the cedar hedgerow and underground parking structure setback 

allows for a landscape buffer that can provide year-long visual screening and 

an area were landscaping can mature without being compromised by 

maintenance of the underground structure.  

Conclusion:  Subject to the modifications recommended by Planning Staff to 

the rear yard setback, this criterion has been met. 

 

x) Where intensification potential exists on more than one adjacent 

property, and re-development proposals on an individual property shall 

demonstrate that future re-development on adjacent properties will not 

be compromised and this may require the submission of a tertiary plan, 

where appropriate.   

The lands adjacent to the site along New Street may re-develop in the future. 

The adjacent lands are sufficient in size to accommodate future development, 

independent of the development of this parcel. 

 

xi) Natural and cultural heritage features and areas of natural hazard are 

protected. 

No features have been identified on the site, and therefore this policy is not 

applicable.  

 

xii) Where applicable, there is consideration of the policies of Part II, 

Subsection 2.11.3, g) and m).  

These two policies are not applicable to the subject property as it is not 

located within a regulated floodplain or near a watercourse, and it is not 

located in the South Aldershot Planning Area. 

 

xiii) Proposals for non-ground oriented housing intensification shall be 

permitted only at the periphery of existing residential neighbourhoods 

on properties abutting, and having direct vehicular access to, major 
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arterial, minor arterial or multi-purpose arterial roads and only provided 

that the built form, scale and profile of development is well integrated 

with the existing neighbourhood so that a transition between existing 

and proposed residential buildings is provided.  

The proposed development consists of two (2) 11-storey buildings, which are 

considered non-ground oriented housing. The lands are located along New 

Street, with direct vehicular access onto this street. New Street is classified as 

a minor arterial road in Schedule J of the City’s Official Plan. As noted in the 

assessment of compatibility of the proposal, the proposed built form, scale, 

and profile of the development provides an appropriate transition between the 

building and the existing residential uses around the site.   

 

The City’s Official Plan policies for residential intensification and associated 

compatibility criteria have been considered with respect to the application. The 

application generally satisfies the Official Plan objectives and policies to encourage 

residential intensification that is compatible with, and peripheral to, the existing 

residential neighbourhood. The development of a retirement home use on the site also 

assists in achieving the Official Plan objective to maintain a supply and to integrate 

special needs housing, in the form of seniors housing, in all neighbourhoods. 

While Planning Staff are generally supportive of the application for intensification on 

these lands for the purpose of seniors housing and additional residential intensification, 

the proposed building envelope needs additional refinement to ensure that the building 

massing is appropriate on all elevations. As discussed, modifications are required to the 

building setbacks to the front and side lot lines on the upper portions of the building.  

Planning Staff are of the opinion that the retirement home and residential use and the 

density proposed for the site can be supported, subject to site specific modification as 

specified in the Zoning By-law regulations discussed later in this report. The proposed 

uses and density adequately supports the City’s objectives for intensification as 

prescribed in the City’s Official Plan and represents good planning.  

City of Burlington Adopted Official Plan, 2018  

The City’s proposed New Official Plan was adopted by Council on April 26, 2018 and has 

been developed to reflect the opportunities and challenges facing the City as it continues 

to evolve. The intersection of Guelph Line and New Street is identified as a 

Neighbourhood Centre in the adopted Official Plan. Halton Region has identified areas of 

non-conformity, and as such, the adopted Official Plan will be subject to additional review 

prior to its approval. Further, City Council has directed a new staff review and public 

engagement process to consider potential modifications to the adopted Official Plan in 

the area of the Downtown as outlined in the Appendix C, Scoped Re-examination of the 
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Adopted Official Plan: Proposed Terms of Reference to staff report PB-47-19, Work Plan 

for the scoped re-examination of the adopted Official Plan.  In addition, a minor desktop 

review of the Neighbourhood Centres policies will be undertaken. As a result, no weight 

is placed on the policies of the adopted Official Plan in the review of this application at 

this time. 

City of Burlington Zoning By-law 

The subject property is zoned Neighbourhood Commercial (CN1) in the City of 

Burlington’s Zoning By-law No. 2020. The CN1 zone permits various uses including 

retail, service commercial, office, community, automotive, entertainment & recreation, 

and residential uses in buildings up to 3 storeys in height.   

The Zoning By-law Amendment proposes to rezone the property to a site specific 

Residential High Density (RH4). The RH4 zone permits apartment buildings up to 12 

storeys, stacked and back-to-back townhouse, street townhouses, as well as retirement 

homes. Planning Staff are recommending modifications to certain site-specific RH4 

zoning regulations proposed by the applicant in order to address the building massing, 

separation, and setbacks. A summary of the proposal with respect to the RH4 zoning 

regulations is provided in the following table:   

 

Table 1: RH4 Zone Requirements and Proposal 

Regulation RH4 Zone 
Requirement 

Proposed by Applicant Amendment 
Required 

Permitted Uses Residential 
Apartment  

Retirement Home 

Residential Apartment 

Retirement Home 

Community Institution  

Memory Care Units 

Yes 

Comment: A community institutional space is proposed on the ground floor of the 
residential apartment building to provide recreation and support services to seniors in the 
community. The proposed area for the community institution use is 540m2. Given the 
retirement home use proposed on the site, the inclusion of a community institutional space 
geared to seniors is supported by Planning Staff. Memory Care Units are not a defined 
land use in the City’s Zoning By-law and therefore, a definition of these units is to be 
provided in the amending Zoning By-law regulations. 

Min. Lot Width 45m 80m No 

Min. Lot Area 0.2 ha 0.7 ha  No 

Front Yard 13.5m To building wall: 

Storeys 1-5: 5m  

Yes  

(Subject to 
modifications 
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(7.5m + 1m for each 
storey above 6) 

Storeys 6-11: 6.5m  

To balcony and overhang: 

Storeys 2-6: 3.5m  

Storeys 8-11: 5m 

by Planning 
Staff) 

Comment: The front yard setback proposed for the building (floors 1-5) and balconies 
(floors 2-6) is sufficient for providing a boulevard planting area at grade and responds well 
to the front yard setbacks of existing uses along this block of New Street (ranging from 
approx. 1.6m to 5.9m).  However, Planning Staff do not feel that the proposed 1.5m 
building wall stepback proposed starting at floor 6 is sufficient for reducing the building 
massing along New Street. Planning Staff are recommending a modified approval requiring 
a 3m building stepback at the front of the building starting at the 6th floor. Planning Staff 
have recommended this additional stepback to assist in reducing the upper building 
massing along New Street, and more clearly define the lower building as the streetwall. 
The 3m building stepback is consistent with the recommended building stepbacks for mid-
rise buildings as provided in the City’s Mid-Rise Design Guidelines. 

Side Yard  

 

18.7m  

(1/2 height of building 
+ 1m for every 5m 
wall segment beyond 
30m) 

East:  

6m to balconies 

7.5m to building wall  

West:  

6m to balconies 

7.5m to building wall 

Yes 

(Subject to 
modifications 
by Planning 
Staff) 

Comment: As proposed, there is no variation in the building wall setback along the side 
property lines and the building lengths are approximately 67m. Planning Staff recommend 
a modified approval to require that an additional 2.5m side yard stepback be provided from 
6th floor to the top of the building, resulting in a 10m side yard setback to the building wall 
and 7.5m setback to the balcony edge and roof overhang. The incorporation of additional 
stepbacks on the building sides results in adequate separation of the taller building 
elements from surrounding properties. The 10m setback equates to half of the 
recommended building separation for taller buildings as provided in the City’s Mid-Rise 
Design Guidelines. The provided setback, as modified by Planning Staff, ensures adequate 
building separation should adjacent sites redevelop with a mid-rise building form. 

Yard abutting R2.3 
zone  

(rear property line) 

20m 

(15m + 1m for every 
storey above 6) 

Storeys 1-6:  

17.2m to balcony  

18.7m to building wall 

Storeys 7-10:          

29.7m to balcony 

31.2m to building wall 

Storey 11:  

Yes 

(Subject to 
modifications 
by Planning 
Staff) 
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32.7m to balcony 

35m to building wall 

Comment: The proposed setback abutting the rear property line and the adjacent R2.3 
zone places the majority of the building within a 45-degree angular plane. Further, the 
retained trees along the rear property line provide an enhanced visual buffer. A small area 
of the 6th floor projects into the 45-degree angular plane, and therefore Planning Staff are 
recommending a modified approval to require that the building wall on the 6th floor be 
setback to 19.1 metres from the rear property line, and the balcony rail on the 7th floor 
rooftop terrace railing be setback a minimum of 20.2 metres from the rear property line. 
With these modified setbacks, the buildings will fit within the 45-degree angular plane and 
the rear yard setbacks are acceptable to Planning Staff. 

Density  Max. 150 units/ha for 
residential uses 

Apartment: 207.1 units/ha  

Retirement: 234 units/ha 

Total: 441 units/ha 

Yes 

Floor Area Ratio 
(FAR) 

1.25:1 3.68:1 (both buildings) Yes 

Comment: The City’s Official Plan permits that units for special needs housing that are not 
equipped with full culinary and sanitary facilities can be exempted from density 
calculations. The proposed memory care units on the 7th floor of both buildings have been 
removed from the calculation of density since the residents of these units are living within 
an institutional environment for their care. While the zoning regulations of the RH4 zone 
contemplate a density measure for residential uses, the same is not used for retirement 
homes, instead Floor Area Ratio (FAR) is used. However, given that the site is proposing a 
combination of these uses, and the building height and setbacks will be regulated by the 
amending Zoning By-law, Planning Staff recommend that FAR not be applicable to the site. 
The proposed maximum density for the site is supportable given the compact built form of 
the site, the significant reduction to surface parking, and the compatibility of the proposed 
building form (as modified by Planning Staff).  

Building Height  12 storeys 

 

11 storeys + mechanical 
penthouse  

No 

Comment: Planning staff have included a provision in the draft zoning regulations to 
ensure that building height does not exceed 11 storeys and to ensure that the connecting 
building area is located on the 6th and 7th storeys only.  

Amenity Area 25m2/bedroom 

15m2/efficiency 

 

Required: 9,620m2 

Proposed: 10,034m2 
including all common 
outdoor and indoor amenity 
areas, as well as private 
balconies  

No 

Landscape Area 
abutting New St. 

6m  0m Yes 

Comment: The front of the property is proposed to be developed as a combination of soft 
landscaping, tree planting, and hardscaping to act as an active boulevard extending from 
the public sidewalk to the front of the building. While the proposed area in front of the 
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proposed building does not meet the Zoning By-law definition of a ‘Landscape Area’, the 
combination of hardscaping and paths mixed with areas for seating, flower beds, and tree 
planting assists in creating a vibrant pedestrian environment along this corridor of New 
Street and provides additional informal gathering space for residents of both the retirement 
home and residential building.  

Landscape Buffer 
Abutting R2.3 zone 

6m 5.5m   Yes 

 

Comment: The proposed landscape buffer provided at the north end of the site retains the 
stand of mature white cedar trees which extends the width of the rear property line. 
Retention of this stand of mature trees assists in providing a compatible transition to the 
low-density residential uses to the north by visually screening the proposed building and at 
grade uses, as well as limiting overlook into these rear yards. The applicant has also 
proposed a setback of the underground parking structure 5.5m from this rear lot line, 
ensuring the long-term survival of this mature stand of trees. 

Parking:  

Enclosed occupant 
parking 

75% 100% No 

Required parking 
per use 

Parking rate required Parking rate proposed  

Apartment Building 

(based on 145 units) 

Occupant:  

   1 bdrm:1.25/unit 

   2 bdrm:1.5/unit 

Visitor: 0.35/unit 

Service: 1/building 

 

Total: 242 

Occupant: 

   1 bdrm: 1.0/unit 

   2 bdrm: 1.25/unit 

Visitor: 0.2/unit 

Service: 1/ 75 units 

 

Total: 184 

Yes 

Retirement Home 

(based on 164 units 
with estimated 20 

employees shared 
with Memory Care) 

Occupant: 0.5/unit 

Employee: 0.85/emp. 

Visitor: 0.25/unit 

Service: 1/building 

 

Total: 141 

Occupant/Employee: 
0.6/unit  

Visitor: 0.25/unit 

Service: 1/50 units 

 

Total: 144 

Memory Care Units 

 (based on 33 units)  

Employee: 0.85/emp. 

Visitor: 0.25/bed 

 

Total: 9  

Employee/Visitor:  

0.35 /bed 

 

Total: 12 

Community 
Institution 

1 space/4 persons 
capacity 

Total: 20 

1 space/4 persons capacity 

 

Total: 20 
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Comment: The applicant has proposed a parking rate that aligns with the updated parking 
rates provided in the 2017 City-Wide Parking Standards Review prepared by IBI Group. 
The parking rate proposed for the Memory Care units is consistent with the parking rates 
proposed in the 2017 City-Wide Parking Standards Review for long term care facilities 
although these units do not themselves strictly meet the Zoning By-law definition for as 
long term care units. The proposed parking is substantially provided in 3 levels of 
underground parking. Planning Staff support the parking rate proposed by the applicant 
based on the proposed uses for the site. 

Accessible Parking:  

Apartment Building Occupant: 6 spaces 

Visitor: 2 spaces   

 

Total: 8 acc. spaces 

3% of all proposed parking 

  

Total proposed: 12 

Yes  

(Subject to 
modifications 
by Planning 
Staff) 

Retirement Home Occupant: 2 spaces 

Visitor: 1 space 

Memory Care Units Visitor: 1 space 

Community 
Institutional 

1 space  

Comment: The applicant has based their proposed accessible parking on a 3% of the total 
number of parking spaces provided on the site. While this percentage is reasonable for the 
residential apartment building use, the proposed accessible parking provided for the 
retirement home, memory care and community institutional use is not sufficient. The 
retirement home and memory care suites will likely need a higher ratio of accessible 
parking to meet the needs of residents and their visitors. Likewise, the community 
institutional use proposed for the site is proposed to provide recreational and support 
services to a senior population. The City’s Zoning By-law requires that institutional uses 
provide a minimum of 1 accessible parking space, however where out-patient services are 
provided on a site, 10% of the required parking shall be designated as accessible. 
Planning Staff are recommending modified approval, requiring 10% of all occupant and 
visitor parking for the retirement home, memory care and community institutional use be 
provided as accessible spaces. This will ensure that the mobility of the population using the 
site for these purposes is being fully considered. Based on the proposed unit count in the 
retirement home from the applicants most recent submission, the site would need to 
provide a minimum of 9 accessible spaces for retirement home residents, 5 spaces for 
retirement home visitors, 1 space for memory care visitors, and 2 spaces for the 
community institutional use, resulting in 17 accessible parking spaces for these uses and 8 
accessible spaces for the residential apartment building (total 25 accessible spaces).  

Setback from 
window of habitable 
room on first level to 
driveway or parking 
space 

6m to parking 

9m to driveways 

 

No ground level units 
proposed 

No 
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Parking lot setback 
abutting New Street 

4.5m Exceeds 4.5m No 

Number of 
Driveways 

1  1  No 

Setback of parking 
and driveways from 
R2.3 zone 

6m 16m  No 

Underground 
parking structure 
setback 

3m from all lot lines East: 3m 

West: 3m 

North: 5.5m 

South: 0.7 (New Street) 

Yes 

(Subject to 
modifications 
by Planning 
Staff) 

Comment: In order to ensure minimal disturbance to the pedestrian environment on New 
Street during construction, and to ensure soil depths for long-term tree planting in front of 
the proposed buildings, Planning Staff recommend modified approval of this regulation 
requiring a minimum 3m setback to the south property line, abutting New Street. 

Underground 
parking structure 
encroachment into 
required landscape 
buffer 

No encroachment 5.5m  

Encroachment of 0.5m into 
required 6m landscape 
buffer  

Yes 

Comment: The proposed underground parking structure is setback in line with landscape 
buffer of 5.5m proposed by the applicant. The setback of the underground parking 
structure will allow for adequate distance to maintain a root area for large trees, including 
the existing white cedars to be retained. The proposed 5.5m setback maintains the intent 
of the 6m required landscape buffer setback required by the RH4 zone and is acceptable 
to Planning Staff.  

Off-street loading 2 

(1 space per 
building) 

1 Yes 

(Subject to 
modifications 
by Planning 
Staff) 

Comment: The two buildings on the site serve unique groups of residents and therefore 
Planning Staff recommend that the required off-street loading spaces be provided as per 
the regulations of the Zoning By-law (1 loading space per building).  

 

Conclusion:  

The proposed Zoning By-law Amendment requested by the applicant will facilitate the 

development of a residential apartment building and a retirement home building on the 

site. Planning Staff are proposing a modified approval of the requested Zoning By-law 

Amendment in order to increase the upper building setbacks at the front and sides of 
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the building, to require a greater parking structure setback abutting New Street, to 

increase the amount of accessible parking spaces on the site, and to require an 

additional loading space on the property. Recognizing that the modified setbacks 

proposed by Planning Staff may have an impact on the interior layout of the building 

and underground parking structure, Planning Staff have opted to prescribe a maximum 

density and FAR on the site per use, and a parking rate for the various uses on the site. 

This provides flexibility for the applicant to adjust the building layout without the need to 

maintain the number of units or parking spaces proposed.  

As noted earlier in this report, the property is impacted by site contamination originating 

from an off-site source. Therefore, the amending zoning for the property will be subject 

to a Holding (H) zone for this and other requirements, which will only be able to be 

removed once all the site-specific criteria required is provided to the satisfaction of the 

noted approval authority.  

The draft Zoning By-law Amendment for this application has been included as Appendix 

C to this report.  

 

Technical Review 

The supporting documents for the Official Plan Amendment and Zoning By-law 

Amendment application were circulated for review to internal departments and external 

agencies in February 2018 and throughout the spring and summer 2019. Initial technical 

agency comments received based on the original application submission are 

summarized in Report PB-05-19.  

Halton Region 

Regional Planning Staff are satisfied that the applications are consistent with the 

policies of the Provincial Policy Statement (2014) and conform to the policies of the A 

Place to Grow:  Growth Plan for the Greater Golden Horseshoe (2019). Regional 

Planning Staff acknowledge that the development would increase the range and mix of 

housing options, however the Region is not in a position to confirm if the retirement 

building will be considered a form of seniors or special needs housing until more 

detailed floor plans are submitted at the Site Plan stage. Regional Staff reviewed the 

applications against the relevant Housing policies of the Regional Official Plan and have 

commented that the proposal generally satisfies these polices. Further review of 

regional Housing policy conformity will be reviewed through the development approval 

process. The Phase One and Phase Two Environmental Site Assessments submitted 

by the applicant have been reviewed by Regional Staff. The Phase Two ESA document 

recommended a Risk Assessment approach for addressing the soil contamination 

affecting the subject lands, and as such, Regional Staff recommends that the approval 
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of the Zoning By-law Amendment be subject to a Holding “H” symbol. Regional Staff 

recommend that the following provision be included in the Zoning By-law Amendment: 

“That, prior to the Holding “H” symbol being lifted, the Owner satisfies the Region 

of Halton’s Protocol for Reviewing Contaminated of Potentially Contaminated 

Sites, by submitting a Ministry of the Environment, Conservation and Parks 

acknowledged Record of Site Condition; alternatively, that the Owner provides 

documentation prepared by a Qualified Professional that demonstrates that the 

lands are or will be suitable for the intended use, both of which is to the 

satisfaction of the Region of Halton” 

Planning Staff have included this language into the draft Zoning By-law Amendment 

provided as Appendix C to this report.  

Transportation  

Transportation Planning staff have reviewed the applicant’s updated traffic impact study 

and parking justification report for the application. The updated traffic impact study 

concludes that additional traffic from the development would be accommodated by the 

surrounding road network without changes to intersections or traffic control, and 

Transportation Planning staff concurs with this assessment. With regard to vehicle 

parking, Transportation Staff does not have concerns with the parking rate proposed by 

the applicant, as the rates proposed for the uses on site align with the 2017 Burlington 

City-Wide Parking Standards Review. Transportation Planning staff have proposed 

Transportation Demand Management (TDM) requirements for the development in order 

to reduce vehicle usage on the site. A Construction Management Plan will be required 

at the Site Plan stage to demonstrate that long-term sidewalk and vehicle lane closure 

will not be needed during construction. The proposed TDM measures are included as 

part of the Residential Development Agreement provided as Appendix D to this report.  

Landscaping & Urban Forestry 

Landscaping and Urban Forestry staff have provided no objection to the application. 

They have provided comment that landscaping details regarding the private 

development and the public realm on New Street will be addressed at the Site Plan 

stage.  

Site Engineering 

Site Engineering staff have reviewed the development application and have commented 

with regard to site contamination, servicing and grading, noise impacts, geotechnical 

review, and construction management. As discussed, the applicant has pursued a Risk 

Assessment approach for the addressing the site contamination affecting the property. 
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Site Engineering Staff would like to reserve their right to provide further comment and 

review of the proposed Risk Assessment. As noted in the review of the Region of 

Halton’s comments, a condition has been added to the Holding zone in the draft Zoning 

By-law to ensure that the City is satisfied with the proposed approach to contamination 

mitigation. Site Engineering Staff have also noted that they would like to have two 

additional catch basins added at the north-east and north-west corners of the property, 

and this will be reviewed at Site Plan. An assessment of the potential noise impacts 

from the roof top mechanical equipment on the adjacent residential apartment building 

to the east will be also be required. Site Engineering Staff would like further details from 

the applicant’s geotechnical consultant regarding the details of the 3rd level of 

underground parking. To address the concerns related to noise and geotechnical 

review, two conditions have been added to the Holding zone which must be addressed 

to the satisfaction of the City’s Site Engineering department.  

Burlington Hydro 

Burlington Hydro has commented that capacity is not available on the existing overhead 

power lines along New Street to accommodate the hydro services required for the 

proposed development. The developer will need to upgrade the hydro service from the 

northwest corner of Mayzel Road and New Street to make adequate servicing available. 

The system upgrades will be at the expense of the developer. The building will need to 

provide an electrical room along the south wall of the underground parking structure, 

accessible to Burlington Hydro staff. Burlington Hydro will be consulted on the 

specifications of the electrical room requirements at the Site Plan stage. 

Burlington Urban Design Advisory Panel 

The applicant presented their proposal to the Burlington Urban Design Advisory Panel 

(BUD) in February of 2019. The BUD panel made suggestions to the applicant 

regarding their initial proposal: 

 Possible to stagger building heights to transition to lower building heights? 

 Building massing is large resulting in limited areas for site movement and 

greenspace 

 Variation in building height to offset massing, rear transition to north is 

appropriate 

 Possibility to place bridge feature lower on building 

 Balcony flare at the top of the building makes the building appear heavier at the 

top, prefer flare out at the bottom instead 

 Rear hammerhead turnaround needs to be removed 



Page 29 of Report PB-32-19 

 Rear amenity area is important because side of building areas will be more 

impacted by shadows 

 Architectural expression needs to be softened to fit better in the neighbourhood 

 Increased front yard setback would be more characteristic of the neighbourhood 

 L-shaped building shape should be softened to allow the site to be more inviting 

from the street 

The applicant’s June 2019 resubmission incorporated changes informed by the 

feedback from the BUD panel, including removing the wave feature and balcony flare on 

all floors except the 6th floor, removing the hammerhead vehicle turnaround in favour of 

a larger greenspace for residents, and increasing the front yard setback of the building 

to New Street. The submitted plans did not include a staggering of building heights or 

change in the location of the bridge feature, however the 6th to 11th floors were stepped 

back slightly. The L-shape of the retirement building was softened by increasing the 

separation distance between the two buildings on the elevation fronting New Street. As 

noted earlier in the report, Planning staff have required additional building stepbacks at 

the 6th floor at the front and sides of the building in order to assist in reducing the 

building massing and increasing the building spacing from adjacent properties.   

 

Financial Matters: 

In accordance with the Development Application Fee Schedule, all fees determined 

have been received.  

 

Public Engagement Matters: 

Public Circulation 

The application was subject to the standard circulation requirements. A public notice 

and request for comments was circulated in February 2018 to surrounding property 

owners/tenants within 120 metres of the subject lands. A total of 457 notices were sent. 

A notice sign was posted on the property advising of the applications for Official Plan 

amendment and Zoning By-law Amendment on February 21, 2018. All technical studies 

and supporting materials were posted on the City’s website at: 

www.burlington.ca/2421NewStreet. 

Neighbourhood Meeting 

A neighbourhood meeting was held on May 16, 2018 at the Burlington Senior’s Centre 

and was attended by approximately 24 members of the public, the applicant and their 

http://www.burlington.ca/2421NewStreet
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consulting team, City of Burlington staff, the Ward 2 Councillor, as well as Ward 2 

councillor candidates. The comments at the neighbourhood meeting included concerns 

about parking, compatibility of the building with the surrounding neighbourhood, traffic 

and intersection safety, site contamination, increased noise from the site, building 

setback along New Street and timelines for leaseholders in the existing commercial 

buildings. The concerns raised at the Neighbourhood Meeting are summarized in more 

detail in Report PB-05-19.  

Statutory Public Meeting 

On January 15, 2019, a Statutory Public Meeting was held for the development 

application. At the Statutory Public Meeting four delegations were made by members of 

the public with respect to the proposed Official Plan amendment and Zoning By-law 

amendment. Public delegations at the Statutory Public Meeting highlighted concerns 

with site contamination, implications for privacy for single detached dwellings to the 

north, lease expiration and tenancy at the existing commercial plaza, reduced 

walkability through loss of commercial space, clarification about terminology for 

retirement home use, and potential vehicle traffic issues that may arise as a result of the 

development.  

Public Comments 

Since the development application was submitted in February 2018, Planning Staff have 

received 21 written comments from 16 correspondents with regard to this application. 

Public comments have been included as Appendix E to this report. The following table 

provides a summary of all written public comments that were received and how they 

were considered by Planning Staff in the development of this recommendation report. 

 

Public Comment Staff Response 

Building Design: 

 Too large for the site 

 Design is unattractive 

 Appreciate the proposed design as a 
piece of art 

 Height is too high in the context 

 Building height is appropriate and 
glad it is not a tall building 

 Losing neighbourhood character 

The proposed development on the site 
has been reduced in height to 6-storey at 
the back to address the adjacent low-
density residential context. Planning Staff 
are recommending modified approval to 
address the side and front of building 
setback for the upper portion of the 
building. 

The applicant had originally proposed a 
building design that incorporated a wave 
feature on the balconies on all levels but 
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has reduced the wave features on the 
resubmission based on public feedback.  

Site Design: 

 Proposed setback along New Street 
too small 

 Need additional space for 
streetscaping and gathering spaces 
in front of buildings 

 Not enough greenspace for future 
residents 

The proposed setback on New Street is 
similar to setbacks on the north side of 
New Street on the block. The proposed 
front yard setback is proposed to be 
increased on the upper building portion, 
based on the modified approval 
recommended by Planning Staff.  

The applicant has provided a large area of 
outdoor amenity space at the back of the 
property, and has increased the setback of 
the underground parking structure to 
ensure the survival of the existing white 
cedar trees along the back property line.  

Parking and Traffic: 

 Increased congestion on New Street 

 Cut-through traffic on local roads 

 Off-site parking on local streets 

 Parking is insufficient  

 Seniors traffic will not be at peak 
traffic times 

 Impact on public transit service 

 Would like bus stop to serve site 

The applicant has proposed a parking rate 
for the proposed uses which is in-line with 
the recommendations of the 2017 City-
Wide Parking Study. Planning and 
Transportation Staff support the parking 
rate proposed.  

A westbound bus stop is located on the 
same block as the site, easily accessible 
from the subject lands. An eastbound bus 
stop is located on the opposite side of 
New Street at Guelph Line.  

Intensification:  

 Density is not needed 

 Over intensification of a small site 

 Prefer townhouses 

 Capacity of existing infrastructure to 
accommodate intensity of use 

 Seniors units are needed 

 Impact on neighbouring property 
values 

The site is proposed to be developed in a 
compact built form and to serve the needs 
of residents who are looking for housing 
options to suit their lifestyle.   

The applicant is proposing to develop the 
site with servicing from the Region’s water 
and waste water infrastructure. Based on 
the review of the applicant’s materials, the 
Region has indicated that these 
documents are satisfactory for the Official 
Plan and Zoning By-law Amendment 
applications.  

Compatibility: 

 Noise generated from new uses and 
rooftop mechanical equipment 

A detailed noise assessment will be 
required at the Site Plan stage once the 
mechanical specifications of the rooftop 
equipment are known. The assessment 
will be required to ensure that there will no 
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 Privacy concerns due to potential 
overlook into adjacent yards 

 Shadow impact on adjacent 
properties 

negative impact on surrounding 
properties.  

The modified recommendation proposes a 
building within 45-degree angular plane, 
and the applicant has increased the 
parking garage setback to ensure the 
retention of the mature trees along the 
north property line. These measures will 
assist in reducing the potential for 
overlook into the two rear yards which are 
adjacent to this property.  

The shadow impacts from the 
development have been modeled in the 
applicant’s shadow study. Planning Staff 
have reviewed the shadow study and find 
that the proposed shadow impacts on the 
adjacent properties are minor, given that 
no properties are experiencing extended 
periods of shadow during the three 
seasons surveyed.   

Commercial space: 

 Loss of commercial and retail space 
in the neighbourhood 

 Leases with existing unit holders 

The applicant has addressed the loss of 
commercial and retail space in the 
neighbourhood by making available space 
on the ground floor or the residential 
apartment building for a community 
institutional use. This space is intended to 
be geared to seniors from the broader 
Burlington community.  

The surrounding area of New Street and 
Guelph Line includes a variety of retail and 
commercial uses which will continue to 
serve the immediate community. 

The matter of private leases to existing 
unit holders of the commercial plaza is a 
landlord and tenant issue and not one 
where the City can be involved.   

Site Contamination: 

 Diversion of flow of contaminated 
groundwater 

The applicant will be required to satisfy the 
City, Region and Province with regard to 
the mitigation of the ground water 
contamination flowing through the site. 
Until such a time as these approval 
authorities have determined that the site 
can be properly addressed in terms of site 
contamination, a Holding “H” zone will be 
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applied to the property and no 
development will be able to occur.  

File Processing: 

 Past the statutory timeframe for 
decision 

The statutory timeframe for this file has 
elapsed, however, the applicant has been 
working with Staff to address comments 
received.  

Construction: 

 No sidewalk closures while 
development is ongoing 

This development proposal will be 
required to submit a complete construction 
management and mobility plan to the 
satisfaction of the City 

 

The Burlington Sustainable Development Committee (SDC) has provided comment that 

they support the application and have provided recommendations for improvement. 

Complete comments from the SDC are included as Appendix C. to the previous 

Information Report (PB-05-19). The applicant has provided a letter responding to the 

comments from the SDC which has been included with this report as Appendix F. 

 

Conclusion: 

Planning Staff have reviewed the Official Plan Amendment and Zoning By-law 

Amendment applications submitted for the lands located at 2421-2431 New Street and 

find that the applications are consistent with and conform to Provincial planning 

documents, as well as the Regional Official Plan and Burlington Official Plan. In order to 

ensure that the building is appropriate for the site, Planning Staff have recommended a 

modified approval to include increased upper building setbacks on the front and sides, 

as well as minor modifications to the rear yard setback, and increased ratio of 

accessible parking for the site. The known site contamination currently impacting the 

property must be addressed prior to full land use permissions being granted for the 

development. As such Planning Staff recommend the use of a Holding “H” zone on the 

property until this, as well as other technical matters to support the development, can be 

resolved.  

 

 

 

Respectfully submitted, 

 

Lauren Vraets, MCIP RPP 
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Planner II 

905-335-7600 ext. 7536 

 

Appendices:  

A. Sketches and Mapping 

B. Proposed Official Plan Amendment 

C. Proposed Zoning By-law Amendment 

D. Proposed Development Conditions 

E. Public Comments 

F. Comment Response Letter from Applicant 

 

Notifications:  

Martin Quarcoopome, Weston Consulting Ltd. 

mquarcoopome@westonconsulting.com 

 

Report Approval: 

All reports are reviewed and/or approved by Department Director, Director of Finance 

and Director of Legal.  Final approval is by the City Manager.   

mailto:mquarcoopome@westonconsulting.com

	Recipient
	AuthoringDept_or_Division
	Recommendation
	ExecutiveSummary
	Background
	Environment
	AuthorsPosition
	Appendices
	Notifications

