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Overview

* Transition of Built Form to Adjacent Areas
* Requirements
* Sufficiency of the evidence of compliance provided

* Egress and ingress on residential streets
* Requirements
e Sufficiency of the evidence of compliance provided
* Pedestrians



Provincial Policy Statement (PPS)

PPS 2.4.1.3

b) identify the appropriate type and scale of development in strategic growth areas and
the transition of built form to adjacent areas;



Context: Subject Lands in the MTSA
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Context: Proposal is the Tallest in the Vicinity

intended to host mix use buildings with mid-rise built forms with gradually taller buildings
towards the Aldershot GO station. The intent of regulating maximum heights for the lower

Number | Address Storeys FAR R+J/ ha | Additional Information
(Rank) (Rank) | (Rank)
Proposal | 84,92 and 104 |11 (1) 4,88 (1) | 1,800 (1)¢ | The tallest building with the

Plains Road largest intensity and
East and 990 density of any project in
Glenwood the immediate vicinity.
Avenue

- &~ = a4 o pE & e A 4 4 & a4 smnT =-—i - 1

Taller than any adjacent proposal.
Taller than any proposal towards the GO Station.




Requirement to Transition between MTSA
and Adjacent Existing Neighborhood

Staff PPS Analysis

In accordance with Section 2.4.1 3., planning authorities should identify the appropriate
type and scale of development in Strategic Growth Areas and the transition of built form
to adjacent areas as well as permit development and intensification within these to
support the achievement of complete communities and a compact built form. The
proposed development has considered transition to adjacent areas based on the

applicable Official Plan design policies and associated design guidelines while providing
for residential intensification as later discussed in this analysis.




City of Burlington Official Plan (1997)

The Official Plan* includes numerous references to compatibility with existing
neighborhoods:

Compatibility in all land use decisions;

Design shall consider the surrounding neighborhood;

Infill will preserve and enhance the quality of life;

Intensification and infill within existing neighborhoods must be designed to be
compatible and sympathetic to existing neighbourhood character,;
Intensification must be evaluated against the need for compatibility with the
existing residential neighborhood,;

Redevelopment must be integrated within existing urban fabric;

Discourage traffic through existing residential neighborhoods;

Trucks (garbage trucks) and heavy traffic should not go through existing
residential neighborhoods if avoidable.



What evidence is used to prove compliance?
The Angular Plane Study

Part Ill, Section 2.5.2 a) (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.

building maintains compatibility with the existing neighbourhood character in terms of
scale, massing, height, siting, setbacks, coverage as later discussed under the analysis
of the Zoning By-law and applicable Urban Design Guidelines including the Mid-Rise
Building Guidelines, Pedestrian Level Wind Study Guidelines and Shadow Study

GGuidelines.

distance between neighbouring buildings with windows is to protect for privacy within
residential units and discourage overlook. Similarly, an angular plane study was also
submitted along with the application materials in accordance with Section 3.1 3) of the
Design Guidelines for Mixed-Use and Residential Mid-Rise Buildings. As later discussed




The Angular Plane

3. Where the building is on a site that is transitioning to a low-rise residential
neighbourhood area (including properties designated Residential — Low Density
and — Medium Density) a 45-degree angular plane should be applied from the
shared property line. The building form should fit entirely within this angular plane
and utilize setbacks and sfep-ba}:ks to ensure any impacts related to the change

in height, overlook, and shadowing, and pedestrian level wind impacts are
mitigated.
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The Revised Angular Plane Diagram

The proposed development also abuts a low-rise residential neighbourhood uses to the
rear property line. As previously mentioned, the initial application submission the applicant
provided a 45-degree Angular Plane diagram measured from the top of the fence along
the rear property line. Subsequently, staff requested that the applicant provide a revised
Angular Plane diagram measured from fixed grade from the rear property line. Staff were
able fo confirm that the proposed building is generally found within the 45-degree Angular
Plane. Staff is of the opinion that although sections of the building encroach into the 45-
degree angular plane, impacts of potential overlook into the neighbouring properties to

the rear are mitigated by way of the proposed 2.8m landscape buffer and proposed 3m
high fence which have been incorporated into the Zoning By-law.




e Phase One Environmental Site Assessment for property 92 Plains Road East prepared
by Soil-Mat Engineers & Consultants Ltd. dated April 30, 2025.

« Phase Two Environmental Site Assessment for property 92 Plains Road East prepared
by Rubidium Environmental Inc. dated November 21, 2017.

e Phase One Environmental Site Assessment Letter of Reliance prepared by MTE
Consultants Inc. dated May 9, 2025.
« Environmental Site Screening Questionnaire signed January 27, 2025.

« Environmental Site Assessment Validity Letter prepared by Rubidium Environmental Inc.
dated August 8, 2019.

 Record of Site Condition prepared by Province of Ontario dated February 21, 2018.

+ Notification of Intent to Use Non-Potable Groundwater Site Condition Standards
prepared by Halton Region dated May 6, 2025.

Waste Management Plan prepared by Kozlowski Architect dated May 21, 2025.
Waste Management Report prepared by Kozlowski Architect dated January 27, 2025

 Reliance Letter for Functional Servicing Report prepared by Trafalgar Engineering Ltd.
dated May 12, 2025.

e Urban Design Brief prepared by MHBC Planning Ltd. dated May 2025.

« Electrical Plans prepared by EJS Engineering dated May 6, 2025.

« Revised Land Use Compatibility Study prepared by RWDI Air Inc. dated July 31, 2025.

« Tenant Relocation and Assistance Plan prepared by Miura Development Group Inc. dated
May 23, 2025.

o Tree 305 Implications prepared by Miura Development Group dated May 9, 2025.

« Revised Conceptual Site Plan and Architectural Plans prepared by Kozlowski Architect
dated July 28, 2025.

 Revised Angular Plane prepared by Kozlowski Architect dated August 14, 2025

The supporting documents have been uploaded on the City's website for the subject application
which can be found on the following link www.burlington.ca/100plainsroad




CITY OF

Burlington ‘

Su Ppo rti ng Docu men ts Geotechnical Study Hydrogeological Assessment

[Download Geotechnical Study Hydrogeologlcal Assessment - 06-06-2025]

Air Quality Assessment [Download Grading Plan - 05-12-2025] [Download Planning Justification Report - 01-05-2025]

[Download Alr Quality Assessment - 11-22-2024] Housing Impact Statement

[Download Housing Impact Statement - 01-05-2025]

Record of Site Condition

Application Form [Download Record of Site Condition - 02-21-2018]

[Downilcad Application Form - 05-16-2025] Land Use Compatibility Study

Retioriat Baort [Download Land Use Compatibility Study - 05-23-2025] [Download REVISED-Land-Use-Compatablilty-Study---7-31-2025]

Revised Land Use Compatability Study

Letter of Reliance
[Download Letter of Rellance - 05-09-2025]

[Download Arborist Report - 05-09-2025] Servicing Plan

City of Burlington and Halton Region Letter of Reliance Bxwiiond desuicing e - O JitBO2S]

[Download Clty of Burlington and Halton Reglon Letter of Rellance - 05-12-2025] Noise and Vibration Study Shadow Study

Conceptual Landscape Plan [Download Nolse-and-Vibratlon-5tudy-05-08-2025] [Download Shadow Study - 11-18-2024]

Non Potable Notification

[Download Conceptual Landscape Plan - 05-09-2025] Survey

[Download Non Potable Notification - 05-06-2025] [Download Survey - 01-18-2024]

Conceptual Site Plan and Architectural Plans

[Download Conceptual Site Plan and Architectural Plans - 05-09-2025] Pedestrian Level Wind Study TIS TDM Paking Justification

Electrical Plans [Download Pedestrian Level Wind Study - 05-08-2025] [Download TIS TDM Paking Justification - 05-23-2025]

[Download Electrical Plans - 05-06-2025] Phase One ESA

[Download Phase One ESA]

Tree Inventory and Preservation Plan

Elevation Renderings [Download Tree Inventory and Preservation Plan - 05-09-2025]

[Download Elevation Renderings - 06-11-2025] Phase One ESA - 92 Plains Rd E

ESA Validity Letter LD P S A RN ] [Download Urban Design Brief - 01-05-2025]

Phase Two ESA Waste Management Plan
[Download Phase Two ESA]

ESSQ [Download Waste Management Plan - 05-21-2025]
Phase Two ESA - 92 Plains RA E

FSR and SWM Report [Download Phase Two ESA - 92 Plains Rd E] [Download Waste Management Report - 01-27-2025]

Planning Justification Report
[Download Planning Justification Report - 01-05-2025]

Urban Design Brief
[Download ESA Valldity Letter - 08-08-2019]
[Download ESSQ - 01-27-2025]

Waste Management Report

[Download FSR and SWM Report - 05-12-2025]



At Underground Garage Entrance
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The balconies are missing

5. Balconies and other projections should be contained within all angular planes and
setbacks and shall not protrude into the public realm (over sidewalks).



At Underground Garage Entrance
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Proposed Mitigation

The proposed development also abuts a low-rise residential neighbourhood uses to the
rear property line. As previously mentioned, the initial application submission the applicant
provided a 45-degree Angular Plane diagram measured from the top of the fence along
the rear property line. Subsequently, staff requested that the applicant provide a revised
Angular Plane diagram measured from fixed grade from the rear property line. Staff were
able to confirm that the proposed building is generally found within the 45-degree Angular
Plane. Staff is of the opinion that although sections of the building encroach into the 45-
degree angular plane, impacts of potential overlook into the neighbouring properties to

the rear are mitigated by way of the proposed 2.8m landscape buffer and proposed 3m
high fence which have been incorporated into the Zoning By-law.
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Urban Design Panel Review
Transition to the South

The Panel raised concerns about the proposed buffer provided for
the residential low-rise to the south, noting that it is quite narrow.

The Panel expressed concern that the current massing and parking
configuration is maximized on site, leaving little room for the
residents to the south.

They recommended considering a balance between density and
providing adequate space for neighbouring residents.



East and West Step-Backs
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Context: Urban Design Panel Review
Transition to the East

The Panel recognized that the cemetery to the east clearly marks
the end of the MTSA.

Suggested reducing the building massing as it moves eastward ...
stepping down towards the neighborhood, which is unlikely to
undergo further transformation.

The Panel emphasized the significance of the building’s eastern
elevation, noting its prominence as the endpoint of the MTSA and its
visibility due to adjacent lower-density development.



Context: Other development in the MTSA

Number | Address Step-backs, Setbacks, etc.

Proposal | 84, 92 and 104 | Does not meet the 45° angle test.
Plains Road Does not set step-back from east or west boundaries to low-
East and 990 rise residential.
Glenwood Minimal setbacks (e.g., 0.89m from Glenwood).
Avenue

5 40-70 The Tribunal settlement differentiates the two ends of this
Plains Road complex, restricting the easterly development to 10 stories
East and requiring step=backs and 5.5 m setbacks from the “key

transition point at the south-east of the property to abutting
low rise, low density residential development.”

Includes concealed vehicular access from Plains Road East.

4 53-71 The northwest section is situated on Cooke Blvd. and is
Plains Road adjacent to high-rise proposals. The 9-story section of the
East & 1025 project is on Plains Rd E and is proposed to be separated
Cooke Blvd from low-rise residential by a park to be installed by the
developer.
7 35 Plains This project is close to Waterdown Road and is not adjacent
Road East to any low-rise residential that is not already the subject of
redevelopment.
9 1085 An MTSA boundary property adjacent to low-rise residential.
Clearview This property is limited to 6 stories, has significant step-backs
Avenue and setbacks on multiple sides, and has a “townhouse

facade” on one side to help with the transition between the
MTSA and the adjacent low-rise low-density residential street.




Step-backs claimed in the Report

Report Analysis:

towards the Aldershot GO station. The intent of regulating maximum heights for the lower
portion of mid-rise buildings is to achieve human scale and pedestrian feel along the
streetscape. The proposed lower building portion includes step-backs along the west,
east and south elevations at the 6, 8" and 10t storeys, at approximately 16.8m, 22.8m
and 28.8m in height measured from fixed grade, to provide for building design articulation.

,o -

5. Where a streetwall is not established, the streetwall for new mid-rise buildings

should be limited to a height of 80% of the street width (up to a maximum of 6-

storeys) with additional storeys stepping-back a minimum of 3 metres above the
streetwall to maintain a humanscale and minimize shadowing. On streets with a




Steps-back 0.8m

Steps-forward, not back
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Summary

* Does not meet the publicly available 45-degree angular plane test
* Secret angular plane test is not available

* Does not conform to guidance on setbacks and step-backs

* Does not conform to expert advice on height, massing, setbacks
and step-backs

* Is inconsistent with height, massing, setbacks and step-backs for
reasonably comparable approved proposals in the MTSA.

* Proposed mitigation measures are shown to be ineffective and
Inadequate.



Egress and Ingress Points
Aka Driveways
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Requirements

Part Ill, Section 2.5.2 a) (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 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.




Requirements

Part lll, Section 2.5.2 a) (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.

Staff comment: The City's Transportation Planning staff have reviewed the application as
well as the associated materials submitted and have indicated support of the application
and the proposed land-use and density as the transportation network can accommodate

the increase without significant negative impact. Transportation planning staff have also
indicated that the proposed driveway accesses on Glenwood Avenue and Birchwood

Avenue are sufficient to meet the needs of the proposed development.




Requirements

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;

Transportation Planning staff have advised that the proposed development is
expected to generate approximately 86 two-way (27 inbound and 59 outbound) trips
during the weekday a.m. peak hour and 100 two-way (60 inbound and 40 outbound)
trips during the weekday p.m. peak hour. Staff have no concerns with the traffic that
will be generated by the proposed development and agree with the conclusions of the
submitted traffic impact study that the transportation network will not be adversely
impacted. This criterion has been met.




Evidence — forecasting trip generation

3.4.2 Trip Generation

The Institute of Transportation Engineers (ITE) Trip Generation Manual (11" edition) was used to forecast
trip generation for this site. Land use code (LUC) 222 — Multifamily Housing was used for the estimation of
residential trips into and out of the proposed development. For the commercial outlets included in the
development, LUC 822 — Strip Retail Plaza was used to estimate trip generation. These two LUCs most
accurately describe the properties and intended uses of the site, the former being residential units with
greater than 10 floors of living space and the latter referring to commercial establishments with a total gross
floor area (GFA) of less than 40,000 ft2 (3,716 m?2). The data sheets containing the parameters used in the
calculation of trip generation can be found in Appendix C.

1 ITE recommends using average rates for land uses with fewer than 20 data points and fitted curve values for land
uses with 20 or more data points. For this analysis, The fitted curve values were only applied for the PM peak hour for
Land Use Code 822 which has more than 20 data points available in the ITE Trip Gen Manual.



Appendix C - Multifamily Housing (High Rise) Close to Rail Transit
A Small Sample

Caution - SmﬂlSampIe Size

Multifamily Housing (High-Rise)

Multifamily Housing (High-Rig
Close to Rail Transit (222)

Vehicle Trip Ends vs: Residents
On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 1
Avg. Num. of Residents: 250

Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Resident

Close to Rail Transit (222)

Vehicle Trip Ends vs: Residents
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
Setting/Location: General Urban/Suburban
Number of Studies: 1
Awvg. Mum. of Residents: 250
Directional Distribution: 5% entering, 95% exiting

Vehicle Trip Ends vs: Residents
On a: Weekday,
Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
Setting/Location: General Urban/Suburban
Number of Studies: 1
Avg. Hum. of Residents: 250
Directional Distribution: 63% antering, 37% axiting

Vehicle Trip Generation per Resident Vehicle Trip Generation per Resident
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210 210 - 210 =
0.23 0.23-023 s 0.20 0.20 - 020 -
Data Plot and Equation et - i . :
q Caition - Small Sample Size Data Plot and Equation Caution — Small Sample Size Data Plot and Equation C":ﬁ ~ Small Sample Sire
600 A
= = x
Q)
B : A [ b R
42
: s [ B 0
E H § . g
; : 2 ;
= : = : .
F . g e
= g
: O
200 |
g [ B e
g [, FPRUTPTTPRRTTTTRNUITRNIN- @ T
%a 100 00 300 : s -
- - . ] 100 200 ang
¥ tumber el feananes e 10 =a Mo ¥ = Mumber of Residents
X Study Site = === - Avorage Rate X = Number of Resderfs
¥ Study Site - - - - - Avorage Ratz
Fitted Gurve Equation: Not Given R= ¥ Study e ===e- Avorage Rate
Fitted Curse Eguation: Mot Given Ri= ===
Fitted Curve Equation: Mot Given Rim ==
2326 Trip Generation Manual 11th Edition - Volume 3 te=
" ! ' N 't" - 328 Trip Generation Manual 11th Edition + Volume 3 it‘f
lt‘.- General Urban/Suburban and Rural (Land Uses 000-3939) 327



Summary of Appendix C — Multifamily Housing (High Rise) Close to Rail Transit

The sites were surveyed in the 1980s, the 2000s, and the 2010s in California, District of Columbia,
Maryland, New Jersey, New York, Ontario (CAN), Oregon, Pennsylvania, and Virginia.




e Phase One Environmental Site Assessment for property 92 Plains Road East prepared
by Soil-Mat Engineers & Consultants Ltd. dated April 30, 2025.

« Phase Two Environmental Site Assessment for property 92 Plains Road East prepared
by Rubidium Environmental Inc. dated November 21, 2017.

e Phase One Environmental Site Assessment Letter of Reliance prepared by MTE
Consultants Inc. dated May 9, 2025.
« Environmental Site Screening Questionnaire signed January 27, 2025.

« Environmental Site Assessment Validity Letter prepared by Rubidium Environmental Inc.
dated August 8, 2019.

 Record of Site Condition prepared by Province of Ontario dated February 21, 2018.

+ Notification of Intent to Use Non-Potable Groundwater Site Condition Standards
prepared by Halton Region dated May 6, 2025.

Waste Management Plan prepared by Kozlowski Architect dated May 21, 2025.
Waste Management Report prepared by Kozlowski Architect dated January 27, 2025

 Reliance Letter for Functional Servicing Report prepared by Trafalgar Engineering Ltd.
dated May 12, 2025.

e Urban Design Brief prepared by MHBC Planning Ltd. dated May 2025.

« Electrical Plans prepared by EJS Engineering dated May 6, 2025.

« Revised Land Use Compatibility Study prepared by RWDI Air Inc. dated July 31, 2025.

« Tenant Relocation and Assistance Plan prepared by Miura Development Group Inc. dated
May 23, 2025.

o Tree 305 Implications prepared by Miura Development Group dated May 9, 2025.

« Revised Conceptual Site Plan and Architectural Plans prepared by Kozlowski Architect
dated July 28, 2025.

 Revised Angular Plane prepared by Kozlowski Architect dated August 14, 2025

The supporting documents have been uploaded on the City's website for the subject application
which can be found on the following link www.burlington.ca/100plainsroad




CITY OF

Burlington ‘

Su Ppo rti ng Docu men ts Geotechnical Study Hydrogeological Assessment

[Download Geotechnical Study Hydrogeologlcal Assessment - 06-06-2025]

Air Quality Assessment [Download Grading Plan - 05-12-2025] [Download Planning Justification Report - 01-05-2025]

[Download Alr Quality Assessment - 11-22-2024] Housing Impact Statement

[Download Housing Impact Statement - 01-05-2025]

Record of Site Condition

Application Form [Download Record of Site Condition - 02-21-2018]

[Downilcad Application Form - 05-16-2025] Land Use Compatibility Study

Retioriat Baort [Download Land Use Compatibility Study - 05-23-2025] [Download REVISED-Land-Use-Compatablilty-Study---7-31-2025]

Revised Land Use Compatability Study

Letter of Reliance
[Download Letter of Rellance - 05-09-2025]

[Download Arborist Report - 05-09-2025] Servicing Plan

City of Burlington and Halton Region Letter of Reliance Bxwiiond desuicing e - O JitBO2S]

[Download Clty of Burlington and Halton Reglon Letter of Rellance - 05-12-2025] Noise and Vibration Study Shadow Study

Conceptual Landscape Plan [Download Nolse-and-Vibratlon-5tudy-05-08-2025] [Download Shadow Study - 11-18-2024]

Non Potable Notification

[Download Conceptual Landscape Plan - 05-09-2025] Survey

[Download Non Potable Notification - 05-06-2025] [Download Survey - 01-18-2024]

Conceptual Site Plan and Architectural Plans

[Download Conceptual Site Plan and Architectural Plans - 05-09-2025] Pedestrian Level Wind Study TIS TDM Paking Justification

Electrical Plans [Download Pedestrian Level Wind Study - 05-08-2025] [Download TIS TDM Paking Justification - 05-23-2025]

[Download Electrical Plans - 05-06-2025] Phase One ESA

[Download Phase One ESA]

Tree Inventory and Preservation Plan

Elevation Renderings [Download Tree Inventory and Preservation Plan - 05-09-2025]

[Download Elevation Renderings - 06-11-2025] Phase One ESA - 92 Plains Rd E

ESA Validity Letter LD P S A RN ] [Download Urban Design Brief - 01-05-2025]

Phase Two ESA Waste Management Plan
[Download Phase Two ESA]

ESSQ [Download Waste Management Plan - 05-21-2025]
Phase Two ESA - 92 Plains RA E

FSR and SWM Report [Download Phase Two ESA - 92 Plains Rd E] [Download Waste Management Report - 01-27-2025]

Planning Justification Report
[Download Planning Justification Report - 01-05-2025]

Urban Design Brief
[Download ESA Valldity Letter - 08-08-2019]
[Download ESSQ - 01-27-2025]

Waste Management Report

[Download FSR and SWM Report - 05-12-2025]



Pedestrians: MTSA vs Glenview Catchment
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Summary

* Does not meet OP requirements for ingress and egress points NOT
to be on residential streets

* Does not meet OP and PPS requirement for integration will
existing neighborhood

* Data for forecasting future trips is insufficient and inadequate

* Future pedestrian travel to local school not considered, putting
children at risk
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