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Amalie Holdings Limited 
Michael Tylman 

Re: Proposed Change of Use for Existing Commercial Development at 1881 Fairview Street, 

Burlington, ON – Traffic Brief  

Dear Mr. Tylman, 

TRANS-PLAN is pleased to submit this Traffic Impact Brief in support of the proposed change of use to a 
supermarket at 1881 Fairview Street, Burlington. The unit to be replaced is currently occupied by a retail 
company. 

Our study findings indicate that the proposed land use change will have minimal impact on the 
surrounding road network. While some individual movements are already over capacity and experiencing 
delays—conditions expected to continue—overall intersection performance remains acceptable, except 
at Brant Street and Fairview Street under future conditions. Notably, the proposed change is not the 
primary cause, as existing traffic volumes are already near capacity. 

Sincerely, 

Anil Seegobin, P.Eng.       

Partner, Principal Engineer

Trans-Plan Transportation Inc.  

Transportation Consultants  

September 11, 2025 
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Traffic Brief 
Proposed Change of Use to Supermarket/Grocery 

1881 Fairview Street, Burlington, Ontario 

1. INTRODUCTION 

TRANS-PLAN has been retained to complete a Traffic Brief for a proposed change of use for the existing 

commercial development at 1881 Fairview Street, in Burlington. This study includes the following 

components and tasks: 

Traffic Brief 

• A review and assessment of the existing road network 

• A review of the site context and development proposal 

• An assessment of the impact of site-generated traffic (auto, transit, cycling, and walking trips) on the 

adjacent roadway network under existing traffic conditions before and after site traffic is added to 

the network 

• Determination of roadway and intersection improvements and transit and pedestrian/cycling 

infrastructure improvements, if required, to accommodate the proposed development 

2. STUDY AREA CONTEXT 

2.1 Site Location 

The site is located at 1881 Fairview Street, Burlington, located west of Brant Street and Fairview Street, 

as shown in Figure 1. The property is currently occupied by a one-storey retail building with access to the 

property at Brant Street and along Fairview Street. The property offers 315 parking spaces. 
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Figure 1 – Site Location 

 

Source: Google Maps 
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2.2 Road Network 

The study area roadways in the immediate site vicinity are as follows: 

Brant Street (Halton Regional Road 18) is a regional roadway maintained by the Halton Region. It runs 

north–south and has a posted speed limit of 50 km/h near the study area. The road consists of three lanes 

in each direction, including dedicated lanes for both left and right turns. 

Fairview Street is a major arterial road under the jurisdiction of the Halton Region. It runs west–east and 

generally provides three through lanes in each direction, with tapered dedicated turn lanes at the 

intersection with Brant Street. The posted speed limit is 60 km/h. 

De Pauls Lane is a local residential roadway located adjacent to the study site. It runs east-west with three 

lanes – one in each direction and one dedicated left turn lane. It provides direct access to nearby 

residential properties and connects to Fairview Street. The roadway operates at low volumes with a typical 

residential speed environment. It has a posted speed limit of 15 km/h. 

Grays Lane is a local roadway that directly connects to the subject site, serving as one of the site’s primary 

access points. It connects to De Pauls Lane and primarily serves the nearby residential. It provides local 

access and operates at low traffic volumes with a low posted speed limit. The roadway accommodates a 

dedicated left turn and functions solely as a local access street. It is assumed to have a speed limit of 40 

km/h. 

3. EXISTING CONDITIONS 

3.1 Study Area Intersections and Driveways 

The study area intersections and driveways reviewed in our analysis are as follows: 

1. Brant Street & De Pauls Lane/Grays Lane 

2. Brant Street & Fairview Street 

3. Fairview Street & Site Access 1 

These intersections were included as per the correspondence with the Town. The existing study area 

roadway characteristics are shown in Figure 2. 

 

 

 

 

 

 

 

 

 

 

 



TRAFFIC IMPACT STUDY

Proposed Change of Use to Supermarket/Grocery

1881 Fairview Street, Burlington, Ontario

Figure 2: Existing Study Area Roadway Characteristics
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3.2 Traffic Counts 

TRANS-PLAN conducted fresh intersection turning movement counts (TMCs) on Tuesday, August 19, 2025, 

for the study area roadways. Table 1 provides a summary of the count and peak hours obtained for each 

intersection counted. Since recent traffic counts were not available for the Saturday peak hour, this study 

relied on historical data from a previous Traffic Impact Assessment1. The Saturday peak hour volumes 

were estimated by applying the ratio of Saturday peak hour to PM peak hour volumes—based on the 

previous TIA—to the current PM peak hour counts collected by Trans-Plan. Detailed Turning Movement 

Count (TMC) data are provided in Appendix A. 

Table 1 – Intersection Turning Movement Counts 

Location Count Date Count Hours 

Brant Street & De Pauls Lane/Grays Lane Tuesday, August 19, 2025 
7:00 am – 9:30 am 
2:00 pm – 6:30 pm 

Brant Street & Fairview Street Tuesday, August 19, 2025 
7:00 am – 9:00 am 
3:00 pm – 6:00 pm 

Fairview Street & 1881 Fairview Street  Tuesday, August 19, 2025 
7:00 am – 9:30 am 
2:00 pm – 6:30 pm 

4. SITE TRAFFIC 

4.1 Auto Trip Generation 

Vehicle site trips for the proposed supermarket were generated using the Institute of Transportation 
Engineers (ITE) Trip Generation manuals, 11th Edition. These standards are widely accepted and used to 
generate site trips for new developments throughout Canada. The following Land Use Code (LUC) was 
utilized: 

• LUC 850 for Supermarket 

• LUC 822 for Strip Retail 

Table 2 summarizes the trip generation for the proposed land use (Supermarket) compared to the existing 
land use (Strip Retail Plaza). The existing trips are deducted from the proposed trips to estimate the net 
future trip generation. Based on this analysis, the proposed Supermarket is expected to generate 
approximately 71 new two-way trips during the weekday AM peak hour, 247 new two-way trips during 
the weekday PM peak hour, and 339 new two-way trips during the Saturday peak hour. 

 

 

 

 

1 Traffic Impact Assessment for Mixed-use Development, prepared by Paradigm Transportation Solutions Limited, 
dated May 2021. 
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Table 2 - Site Trip Generation for Each Proposed Use 

Land 
Use 

GFA  
Weekday AM Weekday PM Saturday 

Peak Hour Peak Hour Peak Hour 

In Out Total In Out Total In Out Total 

Super-
market 

(LUC 
850) 

41.05 

Dir. 
Distr. 

59% 41% 100% 50% 50% 100% 42% 58% 100% 

Equation n/a 
Ln(T) = 0.81Ln(X) 

+ 2.92 
Ln(T) = 0.74Ln(X) 

+ 3.41 

Rate 1.68 1.17 2.85 2.67 6.49 9.16 1.51 
10.0

1 
11.52 

Trips 69 48 117 188 188 376 236 237 473 

Trip Reduction for change of land use 

Strip 
Retail 
Plaza 
(LUC 
822) 

20.32 

Dir. 
Distr. 

60% 40% 100% 50% 50% 100% 51% 49% 100% 

Equation 
Ln(T) = 0.66Ln(X) 

+ 1.84 
Ln(T) = 0.71Ln(X) 

+ 2.72 
n/a 

Rate 5.90 3.64 2 1.51 4.84 6.35 3.35 3.24 6.59 

-Trips 28 18 46 64 65 129 68 66 134 

Total Trips 41 30 71 124 123 247 168 171 339 
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Proposed Change of Use to Supermarket/Grocery 

1881 Fairview Street, Burlington, Ontario 

5. CAPACITY ANALYSIS 

5.1 Existing Conditions  

The existing traffic volumes for the weekday AM, weekday PM, and Saturday peak hours are shown in 
Figure 3.   

Figure 3 – Existing Traffic Volumes, Weekday AM and PM Peak Hours  

 

A capacity analysis was undertaken for the study area intersection using Synchro 11 analysis software. 
Capacity Analysis Sheets are provided in Appendix B. The results of the analysis are shown in Table 3. 
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Table 3 – Capacity Analysis Results, Existing Conditions  

Intersection Existing Traffic Conditions 

Movement 
AM Peak Hour PM Peak Hour SAT Peak Hour 

v/c Delay LOS v/c Delay LOS v/c Delay LOS 

Brant Street & De Pauls/Grays Lane 0.30 5.2 A 0.50 27 C 0.35 9 A 

Eastbound Left 0.05 39 D 0.45 42 D 0.57 43 D 

Eastbound Through / Right 0.02 39 D 0.08 38 D 0.10 36 D 

Westbound Left 0.10 40 D 0.17 39 D 0.10 36 D 

Westbound Through / Right 0.03 39 D 0.08 38 D 0.04 36 D 

Northbound Left 0.02 4 A 0.04 6 A 0.08 7 A 

Northbound Through / Right 0.32 6 A 0.36 8 A 0.31 8 A 

Southbound Left 0.14 2 A 1.55 338 F 0.3 4 A 

Southbound Through / Right 0.22 2 A 0.22 3 A 0.24 3 A 

Brant Street & Fairview Street 0.64 28 C 0.91 50 D 0.87 35 C 

Eastbound Left 0.60 22 C 0.94 75 E 0.84 40 D 

Eastbound Through 0.71 33 C 0.68 36 D 0.70 34 C 

Eastbound Right 0.12 26 C 0.12 28 C 0.10 26 C 

Westbound Left 0.60 29 C 0.65 26 C 0.57 31 C 

Westbound Through 0.45 32 C 1.07 82 F 0.82 44 D 

Westbound Right 0.13 29 C 0.25 26 C 0.12 32 C 

Northbound Left 0.34 19 B 0.64 30 C 0.89 49 D 

Northbound Through 0.46 29 C 0.74 46 D 0.50 33 C 

Northbound Right 0.12 25 C 0.13 35 C 0.10 28 C 

Southbound Left 0.47 18 B 0.75 37 D 0.62 23 C 

Southbound Through 0.55 29 C 0.56 41 D 0.40 28 C 

Southbound Right 0.04 22 C 0.11 34 C 0.04 24 C 

Fairview Street & 1881 Fairview 

Eastbound Left 0.02 8 A 0.07 13 B 0.06 9 A 

Eastbound Through 0.33 0 A 0.35 0 A 0.35 0 A 

Westbound Through 0.16 0 A 0.47 0 A 0.24 0 A 

Westbound Right 0.01 0 A 0.01 0 A 0.01 0 A 

Southbound Right 0.00 9 A 0.07 12 B 0.02 9 A 

At Brant Street & De Pauls/Grays Lane, overall operations are acceptable, with the intersection 
functioning at Level of Service (LOS) A to C across all time periods. However, a significant concern is 
observed with the southbound left turn movement during the PM peak hour, which exhibits a very high 
volume-to-capacity (v/c) ratio of 1.55, accompanied by a delay of 338 seconds and LOS F, indicating severe 
congestion, while the rest of the intersection performs well. 
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At Brant Street & Fairview Street, the PM peak hour again presents notable capacity and performance 
issues. The overall intersection operates at LOS D during the PM peak, and certain movements contribute 
heavily to this decline. The eastbound left turn during the PM peak shows a high v/c of 0.94 with a delay 
of 75 seconds, resulting in LOS E, suggesting that this movement is nearing capacity and experiencing 
notable delay. Additionally, the westbound through movement shows signs of operational failure with a 
v/c ratio of 1.07 and a delay of 82 seconds, yielding LOS F, pointing to substantial queuing and delay. The 
northbound left turn also becomes problematic during the Saturday peak hour, with a v/c of 0.89 and a 
delay of 49 seconds, indicating LOS D and showing growing pressure on that approach. 

In contrast, the Fairview Street & 1881 Fairview intersection operates very efficiently across all time 
periods. The highest delays are recorded at the eastbound left and southbound right movements during 
the PM peak hour, both showing minor delays (13 and 12 seconds, respectively), with LOS B, which still 
represents good performance. No movements at this intersection exceed a v/c ratio of 0.47, and all 
maintain LOS A or B. 

Overall, while most movements at the intersections studied perform well, there are emerging capacity 
and congestion concerns during the PM peak hour at Brant Street & Fairview Street and a critical failure 
in the southbound left turn at Brant Street & De Pauls/Grays Lane. These locations may warrant targeted 
mitigation or further study. During the existing conditions, all movements operate at an acceptable LOS 
of B or better during the weekday AM and PM peak hours. Source information for the Level of Service 
(LOS) Definition for unsignalized intersections is provided in Appendix C. 

5.2 Future Conditions  

The traffic volumes in the study area were analyzed to determine the directional distribution of site-
generated trips. During the weekday AM, weekday PM, and Saturday peak hours, the majority of traffic 
travels northbound and southbound via the site access on Grays Lane, and westbound via the site access 
on Fairview Street. 
 
Based on this analysis, the distribution of site traffic assignments is detailed in Figure 4. 
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Figure 4 – Site Traffic Distribution, Weekday AM and PM Peak Hours  

 
A two percent annual growth rate was applied to the existing traffic conditions to project the traffic 
conditions for the horizon year within the study area. Total future site traffic volumes are provided in 
Figure 5. 
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Figure 5 – Future 2032 Traffic Volumes, Weekday AM and PM Peak Hours 

Similar to the existing condition, a capacity analysis was undertaken for the study area intersection using 
Synchro 11 analysis software. The results are shown in Table 4, and Capacity Analysis Sheets are provided 
in Appendix B. 
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Table 4 – Capacity Analysis Results, Future Conditions  

Intersection Future Traffic Conditions  

Movement 
 AM Peak Hour   PM Peak Hour  SAT Peak Hour 

v/c Delay  LOS  v/c Delay  LOS  v/c Delay  LOS  

Brant Street & De Pauls/Grays Lane 0.41 10 A 0.63 36 D 0.51 13 B 

Eastbound Left 0.49 39 D 0.64 45 D 0.69 44 D 

Eastbound Through / Right 0.14 36 D 0.14 35 C 0.22 33 C 

Westbound Left 0.06 35 D 0.12 35 C 0.07 32 C 

Westbound Through / Right 0.08 35 D 0.15 35 C 0.10 32 C 

Northbound Left 0.29 10 B 0.28 12 B 0.38 16 B 

Northbound Through / Right 0.40 9 A 0.46 12 B 0.40 12 B 

Southbound Left  0.19 4 A 1.84 464 F 0.44 7 A 

Southbound Through / Right 0.27 4 A 0.28 5 A 0.30 6 A 

Brant Street & Fairview Street 0.77 32 C 1.09 80 F 1.13 53 D 

Eastbound Left 0.76 29 C 1.15 139 F 1.04 92 F 

Eastbound Through 0.75 35 C 0.82 43 D 0.76 35 C 

Eastbound Right 0.14 26 C 0.14 30 C 0.12 25 C 

Westbound Left 0.75 38 D 0.84 49 D 0.73 39 D 

Westbound Through 0.49 32 C 1.27 164 F 0.9 52 D 

Westbound Right 0.16 29 C 0.36 29 C 0.15 32 C 

Northbound Left 0.49 23 C 0.80 40 D 1.23 162 F 

Northbound Through 0.60 34 C 0.92 60 E 0.65 39 D 

Northbound Right 0.14 28 C 0.23 37 D 0.11 31 C 

Southbound Left  0.66 24 C 0.92 62 E 0.87 43 D 

Southbound Through 0.70 35 C 0.67 44 D 0.51 32 C 

Southbound Right 0.05 25 C 0.13 35 D 0.06 26 C 

Fairview Street & 1881 Fairview 

Eastbound Left 0.08 9 A 0.28 20 C 0.16 10 A 

Eastbound Through 0.39 0 A 0.4 0 A 0.41 0 A 

Westbound Through 0.18 0 A 0.54 0 A 0.28 0 A 

Westbound Right 0.03 0 A 0.04 0 A 0.02 0 A 

Southbound Right 0.04 9 A 0.18 13 B 0.06 2 A 

At Brant Street & De Pauls/Grays Lane, the overall intersection performance is projected to remain 
acceptable during the AM and Saturday peak hours, maintaining Levels of Service A and B, respectively. 
However, during the PM peak hour, the intersection is expected to operate at LOS D, signaling a decline 
in performance due to increasing volumes. The most critical issue remains the southbound left turn 
movement, which deteriorates further compared to existing conditions. This movement is projected to 
operate at an alarming v/c ratio of 1.84, with a delay of 464 seconds and LOS F, indicating severe 
congestion and operational failure. This suggests that without mitigation, this movement will become a 
major bottleneck. All other movements at this intersection are expected to remain at LOS C or better, 
indicating that the southbound left turn is a highly localized but serious issue. Thus, the assessment 
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confirms that the trips generated by the change of land use have no impact on the major congestion of 
the intersection, especially the southbound left turn. 

At Brant Street & Fairview Street, future conditions indicate a marked degradation in performance, 
particularly during the PM and Saturday peak hours. The overall intersection is projected to reach LOS F 
during the PM peak hour, with a v/c ratio of 1.09 and a delay of 80 seconds, and LOS D on Saturday. 
Several individual movements are expected to exceed capacity and experience substantial delays. Most 
notably, the eastbound left turn will operate at LOS F in both PM and Saturday peak hours, with v/c ratios 
of 1.15 and 1.04, and delays of 139 and 92 seconds, respectively. The westbound through movement also 
reaches LOS F during the PM peak, with a v/c of 1.27 and a delay of 164 seconds, signifying extreme 
congestion. Additionally, the northbound left turn during the Saturday peak is projected to become a 
major concern, with a v/c ratio of 1.23 and a delay of 162 seconds, again resulting in LOS F. These 
projections indicate significant pressure on multiple approaches, particularly during the busiest periods, 
and underscore the need for capacity improvements or operational changes at this intersection. 

In contrast, the Fairview Street & 1881 Fairview intersection is expected to continue operating efficiently 
under future conditions. All movements remain within acceptable v/c thresholds, and delays are minimal. 
The eastbound left and southbound right turns experience only modest increases in delay during the PM 
peak, with the southbound right movement reaching LOS B, but no critical performance issues are 
anticipated. 

Overall, the forecasted traffic conditions suggest that while some intersections will continue to function 
well, particularly Fairview Street & 1881 Fairview, both Brant Street & De Pauls/Grays Lane and Brant 
Street & Fairview Street are expected to experience worsening congestion. In particular, specific turning 
movements—such as the southbound left at De Pauls/Grays Lane and the eastbound left and westbound 
through at Fairview Street—are projected to reach or exceed capacity, indicating a pressing need for 
intervention. 

6. SUMMARY AND CONCLUSIONS 

This Traffic Brief, prepared in support of the proposed change of land use application to permit a 

supermarket to replace an existing retail currently at one of the units in the existing retail building at 1881 

Fairview Street, Burlington, ON, is summarized as follows: 

• The intersection analysis under existing conditions highlights significant congestion during the PM 
peak hour, particularly at Brant Street & Fairview Street and Brant Street & De Pauls/Grays Lane. 
Notably, the southbound left at De Pauls/Grays Lane operates at LOS F with extreme delays, while 
multiple movements at Brant & Fairview are nearing or exceeding capacity. In contrast, Fairview & 
1881 Fairview functions efficiently with minimal delays across all periods. 

• This analysis shows that the study site is not the primary source of future congestion, as several 

movements are already at or over capacity under existing conditions. For example, the southbound 

left at Brant & De Pauls/Grays Lane currently operates at LOS F, and Brant & Fairview experiences 

significant delays during the PM peak. This suggests that future congestion is mainly due to existing 

network limitations and general traffic growth, rather than impacts directly related to the study site. 
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Respectfully submitted, 

 

 

Anil Seegobin, P.Eng.                                                                                                      

Partner, Principal Engineer          

Trans-Plan Transportation Inc.  

Transportation Consultants  
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