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Figure 1: Site Location 

The development proposal will involve redeveloping the existing 2-storey historic building into a day care facility, 
and adding a 2-storey addition. The proposal also involves constructing a new 2-storey building on the east side 
of the site that will also be a day care facility. The site plan is found in Appendix A. 

Site Statistics 

Table 1 shows the site statistics for the proposed new site: 

Table 1: Site Characteristics 

Address: 2477 Queensway Drive, Burlington Ontario, 
L7R 0C9 

Legal Designation: Lot 16 Concession 3, City of Burlington 

Zoning Designation: BC1-266 

Land Area: 3,037 square metres (32,690 square feet) 

Historical Building Gross 
Floor Area: 

355 square metres (3,821 square feet) 

Proposed Building Gross 503 square metres (5,414 square feet) 
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Floor Area: 

Number of Daycare 
Students: 

130 (between both buildings) 

 

Site Circulation 

The site circulation was tested using AutoTURN vehicle tracking software. The vehicle tracking diagrams are 
found in Appendix A. Two ��������#���	�
����#�	#��-�����		���������%�������
�	#����	��	���#���'&�������	��#	����
the AutoTURN analysis are discussed in the following section. 

Passenger Pick-Up/Drop-Off 

The proposed site plan includes a one-way, passenger pick-up/drop-off area (PPUDO). The PPUDO area was 
analyzed using AutoTURN. The vehicle tracking diagrams are found in Appendix B. It was found that based on 
the vehicle turning radius (5.9 metres) that was provided, passenger cars will not have adequate space to 
navigate the circle. A minimum 7.25 metre radius is required for the passenger car to navigate the turning circle.  

The following options may potentially be considered to improve the passenger pick-up/drop-off area: 

• Keep the south driveway open to allow through traffic to acc�		�#���	�#�-����	�����#����
���������#�����������
to the intersection of Guelph Line and Queensway Drive/Harvester Road (located about 45 metres to the 
east)- 

• Re-��������#���	�#�������#��	�#����#��������#�
�#��#�����������#�������������-�#������'����	����	 opposite the 
��
�������������#���	���
��'����#�����
����������
����������#����������- 

• "�����#��#�����
����������#����.�������	�������#������������	�#������		�#���//0
 - 
• Consider using parking spaces only for pick-up/drop-off, and requiring caretakers to accompany their 

students into the building, instead of having a PPUDO area. 

Garbage Enclosure 

Garbage collection for the site will be privately collected, so various sizes of garbage truck were tested in 
AutoTURN. The AutoTURN analysis indicated that garbage trucks of various sizes will have difficulty accessing 
the garbage enclosure where it is currently located. Both a front-end loading truck and a small garbage truck 
(European garbage truck) were tested, and it was found that neither could maneuver in and out of the space 
allotted for garbage pick-up. The following options may potentially be considered to accommodate garbage pick-
up: 

• Relocating the garbage enclosure to the north of the site, or repositioning the enclosure to allow garbage 
trucks to enter at a less steep angle. Currently, the garbage trucks need to make a 90 degree turn, and due 
to the small turning radius, the vehicle turning path conflicts with parking spaces on the north edge of the 
site. 

• Size restrictions on garbage trucks on site (e.g. pick-up truck)-�the turning radius limits the size of vehicle 
that is able to access the site.  

Trip Generation 

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition, was used to determine the 
number of trips associated with the daycare facility. The ITE Trip Generation Manual publishes established rates 
from traffic surveys done for land uses throughout different locations in the United States and Canada. The ITE 
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land use type used for trip generation was Land Use 565, Day Care Center.  

The ITE Trip Generation Manual correlates trip rates with multiple independent variables for this land use. 
Information regarding number of students and gross floor area was available, so these variables were selected 
to generate trips, and to provide a comparison. The trips were generated for the anticipated peak hour of the 
daycare, as opposed to the peak hour of the adjacent street traffic, as the peak hour for day care facilities tends 
to be earlier than that of adjacent roads.  

The estimated number of trips during the AM and PM peak hours is summarized in Table 2 and Table 3. 

Table 2: Trip Generation, Number of Students 

Description/ 
ITE Code 

Units 
(students) 

ITE Vehicle Trip Generation Rates Distribution of Generated 
Trips 

AM PM AM 
In 

AM 
Out 

PM 
In 

PM 
Out 

AM 
Peak 

PM 
Peak 

AM 
In 

AM 
Out 

PM 
In 

PM 
Out 

Day Care 
Center 565 130 0.81 0.84 53% 47% 47% 53% 106 110 57 49 52 58 

*ITE Trip Generation Manual, 9th Edition Total: 106 110 57 49 52 58 

 
Table 3: Trip Generation, Gross Floor Area 

Description/ 
ITE Code 

Units 
(1000 
square ft) 

ITE Vehicle Trip Generation Rates Distribution of Generated 
Trips 

AM PM AM 
In 

AM 
Out 

PM 
In 

PM 
Out 

AM 
Peak 

PM 
Peak 

AM 
In 

AM 
Out 

PM 
In 

PM 
Out 

Day Care 
Center 565 9.2 13.44 13.75 53% 47% 47% 53% 124 127 66 58 60 67 

*ITE Trip Generation Manual, 9th Edition Total: 124 127 66 58 60 67 

 

The two estimates that were generated are comparable for both the AM and PM peak periods. Up to 124 trips 
during the AM peak and 127 trips during the PM peak are anticipated based on ITE rates.  

The number of trips based on the proposed site usage was compared with the number of trips based on the 
currently allowed land uses to determine the number of additional trips associated with each land use. ITE Land 
Use 715, Single Tenant Office Building, was used to generate trips to compare existing trips associated with the 
office space with future trips.  

Under the existing City of Burlington Official Plan, the land is zoned as Employment Lands (specifically, a 
Business Corridor usage). The maximum allowable floor area ratio under the current zoning by-law is 0.5:1.0. 
The estimated number of trips during the AM and PM peak hours is summarized in Table 4.   

Table 4: Trip Generation, Existing Office Building  

Description/ ITE Code Units (1000 square ft) ITE Vehicle Trip Generation Equation Trips 

AM PM AM Peak PM Peak 

Single Tenant Office Building 715 16.3 Y=1.67(X)+21.93 Y=1.52(X)+34.6 49 59 

 

Based on the existing site zoning, the site would generate 49 trips during the AM peak and 59 trips during the 
PM peak under office usage. Given the trip generation for the proposed day care usage, the site may see an 
additional 75 trips during the AM peak and 68 trips during the PM peak. The impact on the adjacent road network 
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Parking Requirements 

It is estimated that the site can accommodate about 10 parking spaces. The City of Burlington zoning by-laws 
were reviewed which indicate that the minimum number of parking spaces for a Day Care Centre is 4 spaces per 
100 square metres gross floor area 1. Based on the gross floor area of 858 square metres (both day care 
buildings combined), the minimum parking supply should be 34 spaces. The site plan proposes to add 33 
spaces. This indicates a parking deficit of 1 space against the City�s zoning by-law parking requirements. One 
additional space would need to be provided to comply with the City of Burlington�s zoning by-law. 

The ITE Parking Generation Manual was used to compare parking demand. The average peak period parking 
demand is 3.16 vehicles per 1000 square feet gross floor area for Land Use 565, Day Care Center. Given that 
858 square metres is equivalent to 9235 square feet, at 3.16 spaces per 1000 square feet, 29 spaces will be 
required. As there are 33 spaces provided in the site plan, the ITE Parking Generation Manual indicates that the 
parking supply will be adequate for average peak period parking demand. 

Conclusions and Recommendations 

• Site Circulation: The AutoTURN analysis showed that the site does not provide adequate turning radii for 
passenger cars wishing to use the passenger pick-up/drop-off area, or for a garbage truck that requires 
access to the garbage enclosure. It is recommended that the site is reconfigured to allow a larger turning 
radii for passenger vehicles, or to eliminate the need to make on-site U-turn maneuvers, and to reconfigure 
or reposition the garbage enclosure to allow garbage trucks to maneuver in and out of the area. 

• Trip Generation: The proposed daycare is estimated to generate between 106-124 trips in the AM peak, 
and 110-127 trips during the PM peak. The peak hour of the day care is expected to occur earlier than the 
adjacent street during the AM peak, and at the same time during the PM peak. The day care is not expected 
to have significant impact to the adjacent road network, however analysis using traffic data should be done 
to confirm that Queensway Drive has adequate capacity for these additional trips. 

• Parking Requirements: The parking supply in the site plan is one less than the minimum set by the City of 
Burlington. One additional parking space would need to be provided to comply with the City of Burlington�s 
zoning by-law. 

                                                      
1 City of Burlington, Zoning By-Law 2020, Part 1 � G eneral Conditions and Provisions �2 .25 Off Street Parking and Loading Requirements 
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AutoTURN Diagrams 
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