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 Introduction 
 

C.F. Crozier & Associates Inc. (Crozier) was retained by Glanelm Property Management to 

undertake a Parking Justification Study for the proposed mixed-use development located at 5353 

Lakeshore Road, in the City of Burlington. The purpose of the study is to assess the parking 

requirements associated with the proposed use, and to determine whether a lower parking supply 

than required by the Zoning By-Law for the site. 
 

 Existing Conditions 
 

The subject lands currently contain a commercial plaza, and are zoned by the City of Burlington 

Zoning By-Law 2020 as a Neighbourhood Commercial Zone – CN1-63. Relevant zoning map excerpts 

have been included in the Appendix B. 
 

The subject lands are bounded by Lakeshore Road to the south, Kenwood Avenue to the west, 

Hampton Heath Road to the east and Skyway Park to the north. Refer to Figure 1 for the site 

location. 
 

Lakeshore Road is an east-west roadway with a three-lane cross-section at the site frontage 

consisting of one lane in each direction and a two-way left-turn median lane. Lakeshore Road is 

under the jurisdiction of the City of Burlington and is defined as a Minor Arterial according to 

“Schedule J” of the City of Burlington Official Plan, with a posted speed limit of 50 km/h at the site 

frontage. Sidewalks are located on both sides of the roadway, separated from the roadway by a 

boulevard strip. Lakeshore is a bicycle route with on-street shared lane markings for either direction. 
 

Kenwood Avenue is a north-south roadway with a two-lane cross-section, one lane in each 

direction. Kenwood Avenue is under the jurisdiction of the City of Burlington and is defined as a 

Collector Roadway according to “Schedule J” of the City of Burlington Official Plan, with a posted 

speed limit of 40 km/h. Sidewalks are located on both sides of the roadway, separated from the 

roadway by a boulevard strip. 
 

Hampton Heath Road is a north-south roadway with a two-lane cross-section, on lane in each 

direction. Hampton Heath Road is under the jurisdiction of the City of Burlington and is defined as a 

Collector Roadway according to “Schedule J” of the City of Burlington Official Plan, with a posted 

speed limit of 50 km/h at the site frontage. Sidewalks are located on both sides of the roadway, 

separated from the roadway by a boulevard strip. 
 

 Development Proposal 
 

The proposed redevelopment of the existing plaza includes mixed-use buildings comprising 

residential, retail, offices, restaurant and a grocery store. The proposed redevelopment will be 

implemented in five phases, and it is projected for full-buildout in the year 2025. 
 

As illustrated on the concept plan, dated 21st March, 2018, and phasing plans prepared by Cynthia 

Zahoruk Architects, the mixed-use development will be completed as follows:  
 

 Phase One: Demolish 2,400 m2 of the existing retail area and redevelopment of demolished 

area to contain Block B. Block B is a 6-storey (6,000 m2 GFA) residential building consisting of 5 

townhouse units and 46 apartment units. 
 

 Phase Two: Demolish an additional 1,500 m2 of the existing retail area and redevelopment of 

demolished area to contain Blocks A, E and F. Block A is a 1-storey (560 m2 GFA) restaurant. 

Blocks E (14-storey) and F (18-storey) share a common 6-storey podium. The entire E and F 

have 336 apartment units and 2520 m2 of retail space. 
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 Phase Three: Demolish an additional 4,270 m2 of the existing retail/grocery store area and 

redevelopment of demolished area to contain Block-I and a 1-storey new grocery store 

(3,175 m2 GFA). Block-I is 4-storeys and consist of offices (2,700 m2 GFA) and retail (900 m2 

GFA). 

 

 Phase Four: Demolish an additional 2,180 m2 of the existing retail area and redevelopment of 

demolished area to contain Blocks C and D. Blocks C and D are both 11-storeys and share a 

common 4-storey podium. The entire building has 224 apartment units and 2,320 m2 GFA of 

retail space. 

 

 Phase Five: Redevelop a portion of the existing parking area to contain Blocks G and H. 

Blocks G (18-storey) and H (10-storey) share a common 6-storey podium. The building has 284 

apartment units and 2480 m2 GFA of retail space. 

 

The existing site accesses to Kenwood Avenue, Lakeshore Road and Hampton Heath Road will be 

maintained, with a proposed additional access to Kenwood Avenue. Surface parking, as well as 

underground parking, will be available on-site. A total of 1350 parking spaces (1150 underground 

and 200 surface parking) will be provided on-site. Refer to the Figures section of this report for the 

concept plan, dated 21st March, 2018, and phasing plans prepared by Cynthia Zahoruk Architects. 

 

It is assumed that, the underground parking spaces will be used for the residential tenant and 

offices, while the surface parking will be shared by the visitor and commercial uses. 

 

 Parking Requirements 

4.1 Zoning By-Law Parking Requirements 

 

Section 2.25 of the City of Burlington Zoning By-Law 2020 was used to calculate the number of 

parking spaces required by the proposed mixed-use plaza development. The parking requirement 

rates for retail store, restaurant, office and grocery store from the By-law were used to calculate the 

required parking supply. Relevant Zoning By-Law excerpts are provided in Appendix B. 

 

The Zoning By-Law parking rates are 1.25 and 1.50 for one and two-bedroom units respectively, while 

a rate of 0.35 is required for visitor parking. However, parking rates of 1.00 and 1.25 for one and two-

bedroom units were agreed upon in meetings between Cynthia Zahoruk Architects and the City of 

Burlington. Additionally, 0.25 parking spaces per unit was considered acceptable for the visitor 

parking. A 20% reduction in Gross Floor Area (GFA) was applied to the non-residential uses to 

account for areas dedicated for amenities such as storage, mechanical rooms, washrooms, stairs, 

and elevators. These established rates have been used for analysis herein as illustrated in Tables 1 

and 2. 

 

In order to completely determine the capacity of the proposed parking supply to support parking 

demand at any time throughout the multi-phase development of the mixed-use property, the 

parking requirements per the City of Burlington Zoning By-Law 2020 at the end of each phase were 

analyzed and are presented in Table 1. 

 

Additionally, analysis has been conducted to determine the capacity of parking provided for 

specific building blocks to support the parking demand generated within the buildings. This analysis 

is based on the City of Burlington Zoning By-Law 2020 parking requirements and established rates for 

the residential units. Interconnection between parking lots was taken into account and building 

blocks were aggregated accordingly. The underground parking is such that: 

 

 Blocks A, E, F, G, and H are connected at the 3 levels of underground parking 
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 Blocks B, C, and D are connected at the 3 levels of underground parking 

 Block I, and the grocery store are connected at the 3 levels of underground parking 

 

 Block D and I are connected at one level of underground parking 

 

A comparison of the parking requirements per the City of Burlington Zoning By-Law 2020 for the 

aggregated building blocks and the proposed parking supply are illustrated in Table 2. 

  

Table 1 summarizes the City of Burlington Zoning By-Law 2020 parking requirements for the multi-

phase mixed-use development based on the phase development plan. 

 

Table 1: Zoning By-Law Parking Requirement analysis by Phase 

Land Use Parking Rates Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 

Townhouse 
2 / townhouse unit 

& 0.25 / visitor 

5 units: 10 

& 5 units: 1 
- - - - 

Apartment 

1.25 /two bed-

units 

& 0.25 / visitor 

18 units: 23 

18 units: 5 

120 

units:150 

120 units: 30 

- 
72 units: 90 

72 units: 18 

110 

units:137.5 

110 units: 27.5 

1.0 /one bed-unit 

& 0.25 / visitor 

33 units: 33 

& 33 units: 8 

216 

units:216 

216 units: 54 

- 

152 

units:152 

152 units: 36 

174 units:174 

174 units:43.5 

Retail  
(Net GFA of 

demolished/ 

built) 

4(0.8)y /100 m2 

GFA (5% less)x 

4775 m2:  

153 

6355 m2:  

203 

3080 m2:  

94 

6300 m2: 

192 

8220 m2: 

250 

Restaurant 
25(0.8)y /100 m2 

GFA (5% less)x 
- 

560 m2:  

106 
(106) (106) (106) 

Office 
3.5(0.8)y /100 m2 

GFA (5% less)x 
- - 

2700 m2:  

72 
(72) (72) 

Grocery 

Store 

10(0.8)y /100 m2 

GFA (5% less)x 
(241) (241) 

3175 m2:  

241 
(241) (241) 

Parking 

Required 

for the 

Phase 

Residential–

Tenant/ Office 
66 366 72 242 311.5 

Visitor /Non-Resid.z 402 561 441 550 609 

Total 

Parking 

Required 

at End of 

Phase 

Residential–

Tenant/ Office 
66 432 504 746 1057 

Visitor /Non-Resid.z 402 561 441 550 609 

Total 

Parking 

Supplied 

Residential–

Tenant/ Office 
90 390 390 940 1150 

Visitor /Non-Resid.z 538 372 344 338 200 

Parking 

Deficiency 

Residential–

Tenant/ Office 
None 42 114 None None 

Visitor /Non-Resid.z None 189 97 212 409 

 Total None 231 211 212 409 
Note  x: City of Burlington By-Law 2020 Part 5 Section 4.6 (d);   y: 20% reduction for areas dedicated to amenities 

z: City of Burlington By-Law 2020 Part 5 Section 4.6 (c) and (d) 
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Table 2 summarizes the City of Burlington Zoning By-Law 2020 parking requirements for the multi-

phase mixed-use development based on the shared parking aggregation of the building blocks. 

 

Table 2: Zoning By-Law Parking Requirements for aggregated building blocks 

Combined 

Blocks 

Number of 

Dwellings/ GFA 
Parking Rates 

Parking 

Spaces 

Required  

Total 

Parking 

Required 

Total 

Parking 

Supplied 

Parking 

Deficiency 

Residential 

Blocks A, 

E, F, G & H 

390 Units 

(Apartment) 

1.0 /one bed-unit 

& (0.25 / visitor) 

390 

(98) 677 

residential/ 

office 

 

 

263 

Non-

residential/

Visitorz 

510 

residential/ 

office 

 

 

200 

Non-

residential/

Visitor 

167 

spaces 

 

 

 

 

Shared 

230 units 

(Apartment) 

1.25 /two bed-units 

& (0.25 / visitor) 

287 

(58) 

560 m2 

(Restaurant) 

25 (0.8)y /100 m2 

GFA (5% less)x 
106 

5000 m2  

(Retail) 

4(0.8)y /100 m2  

GFA (5% less)x 
152 

Residential 

Blocks B, 

C & D 

185 Units 

(Apartment) 

1.0 /one bed-unit 

& (0.25 / visitor) 

185 

(46) 308 

residential/ 

office 

 

 

72 

Non-

residential/ 

Visitorz 

640 

residential/ 

office  

 

 

200 

Non-

residential/

Visitor 

None 

 

 

 

 

Shared 

90 units 

(Apartment) 

1.25 /two bed-units 

& (0.25 / visitor) 

113 

(23) 

5 units 

(Townhouse) 

2 / townhouse unit 

& (0.25 / visitor) 

10 

(1) 

2320 m2  

(Retail) 

4(0.8)y /100 m2  

GFA (5% less)x 
71 

Block I, 

and 

Grocery 

Store 

900 m2  

(Retail) 

4(0.8)y /100 m2  

GFA (5% less)x 
27 

72  

residential/ 

office  

 

 

274 

Non-

residential/ 

Visitorz 

Shared 

with Blocks 

B, C & D  

 

 

200 

Non-

residential/

Visitor 

None 

 

 

 

 

Shared 

2700 m2  

(Office) 

3.5(0.8)y /100 m2 

GFA (5% less)x 
72 

3175 m2 

(Grocery store) 

10(0.8)y /100 m2 

GFA (5% less)x 
241 

Total for Entire Mixed-Use Development 

1057 

residential/ 

office 

 

609 

Non-

residential/ 

Visitorz 

1150 

residential/ 

office 

 

200 

Non-

residential/

Visitor 

None 

 

 

409 

spaces 

Note  x: City of Burlington By-Law 2020 Part 5 Section 4.6 (d);   y: 20% reduction for areas dedicated to amenities 

z: City of Burlington By-Law 2020 Part 5 Section 4.6 (c) and (d) 
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As outlined in Table 1, the proposed development is expected to satisfy the City of Burlington 

requirement for tenant and office parking after full buildout of the mixed-use development as 

indicated at the end of phase five. However, the critical phase with regards to tenant and office 

parking occurs at the end of phases two and three, where a deficiency of 42 and 114 parking 

spaces have been identified, respectively.  

 

Parking supply for the visitor and non-residential uses is deficient from phase two until full buildout, 

with the critical deficiency identified after full buildout as presented in Table 1. According to the City 

of Burlington Zoning By-Law 2020, a total deficiency of 409 parking spaces is forecasted. It is noted 

that the excess residential tenant parking of 93 spaces will be assigned to commercial and visitor 

parking where necessary. 

 

As presented in Table 2, the interconnected underground tenant parking for blocks A, E, F, G and H, 

are 167 spaces deficient of the zoning requirements for the blocks combined. The interconnected 

underground tenant parking at blocks B, C and D are in excess of zoning requirements by 332 

spaces. Some of the excess underground tenant parking spaces at blocks B, C and D will be 

allocated to blocks A, E, F, G and H to cover the deficiency. Similar to Table 1, Table 2 presents a 

total deficiency of 409 visitor/ commercial parking spaces for the entire mixed-use development. 

 

4.2 Surrogate Site Parking Demand 

 

In order to forecast the parking demand for the proposed mixed-use development, parking counts 

undertaken at sites with similar uses as the proposed redevelopment were examined. Based on the 

surrogate sites’ data, peak parking demand rates were determined and utilized for a comparative 

analysis to determine peak parking demands for the proposed mixed-use redevelopment. 

 

4.2.1 Residential Surrogate Sites 

 

Two residential surrogate sites were utilized as a comparative measure to forecast future parking 

demand at the proposed development. 

 

5340 Lakeshore Road, City of Burlington 

 

The 5340 Lakeshore Road development was selected as a surrogate site as it is a high-rise apartment 

building with surface and underground parking, located across from the proposed development 

along Lakeshore Road. A total of 42 dwelling units are located within the surrogate site, with a total 

of 60 tenant parking spaces underground, three tenant parking spaces on the surface and 16 visitor 

parking spaces on the surface. A parking utilization survey was completed by the facility’s own staff 

on Wednesday March 29th, 2017, from which a parking utilization rate was derived for tenant and 

visitor parking spaces. The data and calculation are provided in Appendix C. 

 

  



Glanelm Property Management      Parking Justification Study 
5353 Lakeshore Road, City of Burlington  April 2018 

C.F. Crozier & Associates Ltd.  Page 6 

Project No. 1281-4451 

6550 Glen Erin Drive, City of Mississauga 

 

The 6550 Glen Erin Drive development was selected as a surrogate site as it is a high-rise apartment 

building with surface and underground parking. It is located in an area similar to that of the 

proposed development, composed of residential and commercial developments. The parking 

survey was undertaken by Ontario Traffic Inc. between Tuesday, September 6th 2016 and Friday, 

September 16th, 2016. The dates were selected to survey the peak parking demand at the subject 

site during peak parking hours for residential and visitor parking. Surveys of residential parking 

recorded the number of occupied spaces between the hours of 1 a.m. and 5 a.m. Surveys of visitor 

parking recorded the number of occupied spaces on Friday between 6:00 p.m. and 10:00 p.m., and 

on Saturday between 12:00 noon and 4:00 p.m. Using the number of cars parked and the number of 

dwelling units of the surrogate site, the maximum peak parking demand rates were calculated. The 

parking survey results and rate calculation are provided in Appendix C. 

 

4.2.2 Commercial Surrogate Site 

 

A survey of the existing commercial plaza (at 5353 Lakeshore Road, Burlington) was completed by 

Ontario Traffic Inc. on Saturday April 1st, 2017, and Wednesday April 5th, 2017, between 9 a.m. and 9 

p.m. These hours were selected as they incorporate the peak hours of operations of the majority of 

the commercial plaza uses. 

 

The floor area of the existing plaza, as listed in the site statistics, was used in association with the 

parking survey results in order to derive a parking utilization rate for the plaza. This rate will be 

applied to the commercial components of the proposed redevelopment to determine the required 

parking supply for the non-residential portion of the development. The parking survey results and 

rate calculation are provided in Appendix B. Given that, the commercial plaza had no residential 

components, it is noted that the rates obtained are likely an overestimation and the forecast 

parking requirement based on the calculated maximum rate is conservative. This is because the 

rate does not account for internal trips from the onsite residents who will not require parking. 

 

4.2.3 Office Building Surrogate Site 

 

A parking survey undertaken at an office building located at 5450 Explorer Drive, in the City of 

Mississauga was used to forecast parking required for the office. The parking surveys at 5450 Explorer 

Drive were undertaken on Thursday, March 23rd, 2017 and Tuesday, March 28th, 2017. The surveys at 

both locations were conducted between the hours of 8:00 a.m. to 12:00 p.m. and 1:00 p.m. to 6:00 

p.m. The dates and hours were selected to capture the peak parking demand of the office 

building. 

 

Using the number of cars parked and the Gross Floor Area (GFA) of the surrogate site, the maximum 

peak parking demand rate for the office was calculated. The parking survey results and rate 

calculation are provided in Appendix C. 

 

Table 3 summarizes the peak parking rates calculated from the residential, commercial plaza and 

office surrogate sites. 
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Table 3: Peak Parking Rates from Surrogate Site Data 

Use Surrogate Site 
Maximum Peak Parking  

Demand Rate  

Apartment Building 

5340 Lakeshore Road 
1.07 tenant spaces /unit 

0.10 visitor spaces /unit 

6550 Glen Erin Drive 
1.02 tenant spaces /unit 

0.07 visitor spaces /unit 

Office Building 5450 Explorer Drive 2.34 spaces /100 m2 

Existing Commercial 

Plaza 

Existing Commercial 

Plaza 
1.67 spaces /100 m2  

 

Based on the peak rates for the surrogates presented in Table 3, the maximum peak parking rates 

for tenant parking is 1.07 spaces per unit, visitor parking is 0.10 spaces per unit, office is 2.34 per 100 

m2 and 1.67 spaces per 100 m2 for the commercial uses. 

 

Table 4 summarizes the parking requirements forecasted for the mixed-use development based on 

the proposed development plan by phase. 

 
Table 4: Parking Requirements Forecast Based on Surrogate Site Data for Aggregate Blocks 

Land Use Parking Rates Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 

Residential 

Tenant 
1.07 / unit  

56 units:  

60 

336 units: 

359 
- 

224 units: 

240 

284 units: 

304 

Residential 

Visitor 
0.10 / unit 

56 units:  

6 

336 units: 

34 
- 

224 units:  

22 

284 units:  

28 

Commercial 
(Net GFA of 

demolished/ built)  

1.67(0.8)y / 

100 m2 GFA 

7950 m2:  

106 

10,090 m2:  

135 

6255 m2:  

84 

4160 m2: 

56 

11955 m2: 

160 

Office 
2.34(0.8)y / 

100 m2 GFA 
- - 

2700 m2:  

51 
(51) (51) 

Parking 

Required for  

the Phase 

Residential–Tenant 

and Offices 
60 359 51 240 304 

Visitor /Non-Resid.z 108 138 86 57 163 

Total Parking 

Required at  

End of Phase 

Residential–Tenant 

and Offices 
60 419 470 710 1014 

Visitor /Non-Resid.z 108 138 86 57 163 

Total Parking 

Supplied 

Residential–Tenant 

and Offices 
90 390 390 940 1150 

Visitor /Non-Resid.z 538 372 344 338 200 

Parking 

Deficiency 

Residential–Tenant 

and Offices 
None 29 80 None None 

Visitor /Non-Resid.z None None None None None 

 Total None None None None None 

y: 20% reduction for areas dedicated to amenities z: City of Burlington By-Law 2020 Part 5 Section 4.6 (c) and (d) 
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As outlined in Table 4, the parking supply for the proposed mixed-use redevelopment is sufficient for 

both residential tenant plus offices and residential visitor plus non-residential uses at full buildout as 

indicated at the end of phase five. Additionally, parking supply at the end of each of the other 

phases is sufficient for the visitor and commercial (non-residential) uses. The only deficiency is the 

residential tenant and office parking at the end of phases two and three, with a maximum 

deficiency of 80 parking spaces. Given that the available surface parking supply for visitor and 

commercial at the end of those phases have more than 100 excess parking spaces, the tenant or 

office parking deficiency can be accommodated during those phases. Therefore, no parking 

deficiency issues are forecast based on analysis by phase. 
 

Table 5 summarizes the parking requirements forecasted for the mixed-use development based on 

the shared parking aggregation of the building blocks. 
 

Table 5: Parking Requirements Forecast Based on Surrogate Site Data for each Phase 

Combined 

Blocks 

Number of 

Dwellings/ 

GFA 

Parking Rates 

Parking 

Spaces 

Required  

Total 

Parking 

Required 

Total 

Parking 

Supplied 

Parking 

Deficienc

y 

Residential 

Blocks A, E, F, 

G & H 

Residential 

620 units 

1.07 / unit  663 663 

residential 

tenant/ 

offices 

 

75 

Non-

residential/

Visitorz 

510 

residential 

tenant/ 

offices 

 

200 

Non-

residential

/Visitor 

153 

spaces 

 

 

None 

0.10 / unit 62 

Commercial 

5560 m2 

1.67(0.8)y / 

100 m2 GFA 
74 

Residential 

Blocks B, C & 

D 

Residential 

280 units 

1.07 / unit  300 
300 

residential 

tenant/ 

offices 

 

32 

Non-

residential/ 

Visitorz 

640 

residential 

tenant/ 

offices  

 

200 

Non-

residential

/Visitor 

None 

 

 

 

None 

 

0.10 / unit 28 

Commercial 

2320 m2 

1.67(0.8)y / 

100 m2 GFA 
31 

 
Office 

2700 m2 

2.34(0.8)y / 

100 m2 GFA 
51 

51 

residential 

tenant/ 

offices 

 

56 

Non-

residential/ 

Visitorz 

Shared 

with 

Blocks B, 

C & D  

 

200 

Non-

residential

/Visitor 

None 

 

 

 

None 

 

Block I, and 

Grocery Store 

Commercial 

4075 m2 

1.67(0.8)y / 

100 m2 GFA 
56 

Total for Entire Mixed-Use Development 

1014 

residential 

tenant/ 

offices 

 

163 

Non-

residential/ 

Visitorz 

1150 

residential 

tenant/ 

offices  

 

200 

Non-

residential

/Visitor 

None 

 

 

 

None 

y: 20% reduction for areas dedicated to amenities z: City of Burlington By-Law 2020 Part 5 Section 4.6 (c) and (d) 
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As presented in Table 5, the interconnected underground tenant parking for blocks A, E, F, G and H, 

are 153 spaces deficient of the parking forecast for the blocks combined based on the surrogate 

site peak parking demand rates. The interconnected underground tenant parking at blocks B, C 

and D are in excess of requirements by 340 spaces. Some of the excess underground tenant parking 

spaces at blocks B, C and D will be allocated to blocks A, E, F, G and H to cover the deficiency. 

 

The retail at Block-I, plus the grocery store and all other commercial uses at the other blocks are 

forecasted to require a maximum of 163 parking spaces, resulting in a surplus of 37 spaces 

compared to the proposed supply for the site. It is noted that the rate for the commercial plaza is 

likely an overestimation as no residential units currently exist on the property, therefore, the 

forecasted parking requirement of 163 spaces is conservative. 

 

The surrogate site peak rates forecast a total parking demand of 1177 spaces for the entire 

development, resulting in a surplus of 173 parking spaces compared the total parking supply of 1350 

spaces proposed for the site. 

 

4.3 Transportation Tomorrow Survey (TTS) Data  

 

In order to further determine a parking rate and assess parking for the proposed development, 

Transportation Tomorrow Survey (TTS) data was used. TTS data was used to determine the vehicle 

ownership rate per household based on the type of household and the location of the household.  

 

The proposed development is located in Zone 4075 of the TTS 2006 Traffic Zones. The TTS data and 

calculations of the vehicle ownership rate for Zone 4075 are included in Appendix C. the TTS data 

resulted in parking rate requirements of 0.83 spaces per apartment unit and 1.25 spaces per 

townhouse unit. TTS does not provide data for non-residential or visitor uses. Table 6 summarizes the 

parking requirements for the residential portion of the development. 

 

Table 6: TTS Parking Rate 

Development 
Number of 

Dwellings 

Vehicle Ownership 

Rate 
Parking Required 

Apartment 

(Zone 4075) 
895 

0.83 vehicles per 

apartment unit 
743 spaces 

Townhouse 

(Zone 4075) 
5 

1.25 vehicles per 

apartment unit 
6 spaces 

Total Residential Parking Required 749 spaces 

 

As aforementioned, TTS data does not include visitor parking, nor commercial uses, therefore, the 

forecasted 51 spaces for offices and 163 spaces for commercial/ visitor uses from the surrogate site 

calculations will be used. The total number of parking spaces required for the entire mixed-use multi-

phase development is 963 parking spaces per the TTS/surrogate data calculations. Therefore, the TTS 

data shows that the site has a parking supply surplus of 387 parking spaces. 
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 Travel Demand Management 

There are some of low impact opportunities for the development to promote Travel Demand 

Management (TDM) measures in support of reduced automobile use. 

 

5.1 Transit Proximity 

 

Multiple Burlington Transit routes operate in the immediate surroundings of the proposed 

redevelopment. Route 20 – Burloak – Lakeshore and Route 40 – Pinedale – Hampton Heath both 

allow access from the proposed redevelopment to the Appleby Mall as well as the Appleby GO 

Station. Route 50 – Burlington South allows access from the proposed development to the west of 

the City of Burlington, with a stop at the Burlington GO Station, the downtown of Burlington, and 

other city attractions such as the Appleby Mall and the Mapleview Mall. Finally Route 301 – Pinedale 

allows access from the proposed redevelopment to the Appleby Mall and the Eastway Plaza. 

Therefore, the site is accessible via transit. Relevant maps are included in Appendix D. 

 

5.2 Cycling Facilities 

 

Lakeshore Road has bicycle lanes located on both sides of the roadway, as well as a multi-use path, 

per the Long-Term Cycling Master Plan Map. Additionally, Kenwood Avenue and Spruce Avenue 

are both considered bicycle priority streets per the Long-Term Cycling Master Plan Map. These 

cycling infrastructures are connected to the City of Burlington cycling network through the road 

network. Therefore, the site is accessible via cycling facilities. Relevant maps are included in 

Appendix D. 

 

5.3 Proposed TDM Measures 

 

The provision of trail and cycling route maps within the lobby of each floor of the high-rise 

apartment buildings will increase awareness of nearby pedestrian and cycling routes, and provide 

incentive for residents and visitors to utilize the existing non-auto network. Prior to occupancy, future 

residents can be informed of the active transportation and TDM opportunities of the proposed 

development. 

 

Furthermore, upon occupancy, a TDM information package comprised of active transportation 

network maps, transit maps/schedules and a loadable PRESTO card can be provided to residents. 

Information on Smart Commute and Car share opportunities may also be beneficial to educate 

residents of alternative transportation modes for their existing and future areas of employment. 

 

5.4 Summary 

 

Given the conveniently close proximity of transit and cycling infrastructure, as well as the proposed 

TDM measures for this development, lower auto-trips are forecasted for the proposed development, 

which will result in a lower parking utilization. 
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 Conclusions 
 

The proposed mixed-use redevelopment at 5353 Lakeshore Road requires a total of 1666 parking 

spaces (1057 tenant/office parking and 609 visitor/commercial) according to the City of Burlington 

Zoning By-Law 2020. The parking requirements exceed the total parking supply of 1350 parking 

spaces (1150 tenant/office parking and 200 visitor/commercial) proposed for the site. 

 

Based on the peak parking demand rate determined from the surrogate sites (at 5340 Lakeshore 

Road, 5450 Explorer Drive and 6550 Glen Erin Drive), a total peak period demand of 1177 parking 

spaces is forecasted to be sufficient for the entire development. This results in a surplus of 173 parking 

spaces. Additionally, parking supply is forecasted to be sufficient for every phase of the multi-phase 

development and for the aggregated building blocks based on parking lot connections (sharing 

between blocks where necessary). 

 

The Transportation Tomorrow Survey (TTS) data calculates an even lower parking requirement of 749 

spaces for the residential uses compared to the surrogate site data. Combining this lower residential 

forecast with the surrogate site forecast of 163 spaces for the commercial uses and 51 spaces for 

the offices, creates a total requirement of 963 parking spaces. Therefore, a surplus of 387 spaces is 

forecast per TTS data. 

 

Accordingly, based on the surrogate site survey data, and the Transportation Tomorrow Survey (TTS) 

data, the proposed mixed-use development at 5353 Lakeshore Road can be supported from a 

parking justification perspective. The forecasted peak parking demands can be accommodated 

by the proposed supply of 1350 parking spaces (1150 tenant/office parking and 200 

visitor/commercial). 

Respectfully submitted by, 

 

C.F. CROZIER & ASSOCIATES INC.    C.F. CROZIER & ASSOCIATES INC.  

         

 

 

Peter Apasnore, MASc., E.I.T.     R. Aaron Wignall    

Transportation       Project Manager, Transportation 

 
I:\1200\1281-Glenelm Property Mgmt\4451-5353 Lakeshore Rd\Reports\Parking Study\2018.04.19 - 5353 Lakeshore Rd Parking 
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Parking Survey

Location: 5340 Lakeshore Road, Burlington

Survey Time: March 29th, 2017, 11:30 p.m.

Total Underground Residential Parking Supply: 60 spaces

Total Surface Residential Parking Supply: 3 spaces

Overall Residential Parking Supply: 63 spaces

Total number of Residential spaces occupied: 45 spaces

Total Visitor Parking Supply: 16 spaces

Total number of visitor spaces occupied: 4 spaces

Total number of dweling units occupied: 42 units

Residential Parking Rate: 1.07 residential spaces/dwelling unit

Visitor Parking Rate: 0.10 visitor spaces/dwelling unit



Location: 5353 Lakeshore Rd, Burlington 632

Saturday April 1st, 2017 Wednesday April 5th, 2017

Parked Vehicles Parked Vehicles

9:00 to 9:15 77 90

9:15 to 9:30 88 95

9:30 to 9:45 111 111

9:45 to 10:00 133 116

10:00 to 10:15 144 128

10:15 to 10:30 147 137

10:30 to 10:45 150 145

10:45 to 11:00 153 149

11:00 to 11:15 149 156

11:15 to 11:30 145 159

11:30 to 11:45 147 152

11:45 to 12:00 143 155

12:00 to 12:15 139 152

12:15 to 12:30 136 158

12:30 to 12:45 131 155

12:45 to 13:00 128 155

13:00 to 13:15 125 157

13:15 to 13:30 123 160

13:30 to 13:45 125 159

13:45 to 14:00 121 163

14:00 to 14:15 119 167

14:15 to 14:30 117 166

14:30 to 14:45 118 169

14:45 to 15:00 115 170

15:00 to 15:15 116 173

15:15 to 15:30 114 171

15:30 to 15:45 113 167

15:45 to 16:00 113 163

16:00 to 16:15 112 158

16:15 to 16:30 113 155

16:30 to 16:45 112 153

16:45 to 17:00 109 152

17:00 to 17:15 101 134

17:15 to 17:30 93 121

17:30 to 17:45 85 112

17:45 to 18:00 74 104

18:00 to 18:15 68 91

18:15 to 18:30 65 86

18:30 to 18:45 63 81

18:45 to 19:00 60 77

19:00 to 19:15 57 72

19:15 to 19:30 51 67 Area of the existing development: 10340 square metres

19:30 to 19:45 47 61

19:45 to 20:00 42 60

20:00 to 20:15 37 54 Satuday parking rate: 1.48 parking spaces per 100 square metres

20:15 to 20:30 35 50

20:30 to 20:45 30 46 Weekday parking rate: 1.67 parking spaces per 100 square metres

20:45 to 21:00 33 41

MAX: 153 173

Time

Total Available Spaces =

ONTARIO TRAFFIC INC - PARKING COUNTS



6550 Glen Erin Dr Residential Building (southwest corner of Glen Erin Dr & Battleford Rd)

Location: Residential Parking

Reading #1 at 1:00 a.m.

Reading #2 at 3:00 a.m.

Maximum residential use: 112 spaces

Weekday 1 Weekday 2 Weekday 3 Sunday

6-Sep-16 8-Sep-16 13-Sep-16 11-Sep-16 Number of occupied residential units: 110 units

1 86 98 111 109

2 87 94 112 108 Residential parking rate: 1.02 residential spaces/dwelling unit

Location: Visitor Parking

Date:

Parked

Vehicles

12:00 to 12:30 6

12:30 to 13:00 7

13:00 to 13:30 7

13:30 to 14:00 6 Maximum visitor use: 8 spaces

14:00 to 14:30 8

14:30 to 15:00 6 Number of occupied residential units: 110 units

15:00 to 15:30 7

15:30 to 16:00 6 Visitor parking rate: 0.07 vistor spaces/dwelling unit

Location: Visitor Parking

Date:

Parked

Vehicles

18:00 to 18:30 5

18:30 to 19:00 4

19:00 to 19:30 3

19:30 to 20:00 4

20:00 to 20:30 4

20:30 to 21:00 3

21:00 to 21:30 2

21:30 to 22:00 2

Friday, September 16, 2016

Time

ONTARIO TRAFFIC INC - PARKING STUDY

Parked Vehicles

Reading #

Saturday, September 10, 2016

Time



Location: 5450 Explorer Drive, Mississauga

Date: Tuesday, March 28, 2017

Surface Underground

297 216

08:00 to 08:15 54 23 77

08:15 to 08:30 66 31 97

08:30 to 08:45 82 37 119

08:45 to 09:00 109 46 155

09:00 to 09:15 138 54 192

09:15 to 09:30 150 57 207

09:30 to 09:45 165 62 227

09:45 to 10:00 171 67 238

10:00 to 10:15 178 71 249

10:15 to 10:30 198 73 271

10:30 to 10:45 199 75 274

10:45 to 11:00 198 74 272

11:00 to 11:15 199 76 275

11:15 to 11:30 198 77 275

11:30 to 11:45 199 77 276

11:45 to 12:00 202 74 276

13:00 to 13:15 184 71 255

13:15 to 13:30 184 72 256

13:30 to 13:45 187 73 260

13:45 to 14:00 188 70 258

14:00 to 14:15 189 71 260

14:15 to 14:30 191 70 261

14:30 to 14:45 190 71 261

14:45 to 15:00 190 74 264

15:00 to 15:15 183 73 256

15:15 to 15:30 179 72 251

15:30 to 15:45 168 72 240

15:45 to 16:00 167 71 238

16:00 to 16:15 156 68 224

16:15 to 16:30 146 68 214

16:30 to 16:45 135 64 199

16:45 to 17:00 121 61 182

17:00 to 17:15 101 57 158

17:15 to 17:30 77 50 127

17:30 to 17:45 64 41 105

17:45 to 18:00 47 32 79

Available Parking Spaces = 513

ONTARIO TRAFFIC INC - PARKING COUNTS

Parked Vehicles

Total

Tuesday, March 28, 2017

Time



Location: 5450 Explorer Drive, Mississauga

Date: Tuesday, March 28, 2017

Surface Underground Surface Underground Total Total

243 193 18% 11% 436 15%

231 185 22% 14% 416 19%

215 179 28% 17% 394 23%

188 170 37% 21% 358 30%

159 162 46% 25% 321 37%

147 159 51% 26% 306 40%

132 154 56% 29% 286 44%

126 149 58% 31% 275 46%

119 145 60% 33% 264 49%

99 143 67% 34% 242 53%

98 141 67% 35% 239 53%

99 142 67% 34% 241 53%

98 140 67% 35% 238 54%

99 139 67% 36% 238 54%

98 139 67% 36% 237 54%

95 142 68% 34% 237 54%

113 145 62% 33% 258 50%

113 144 62% 33% 257 50%

110 143 63% 34% 253 51%

109 146 63% 32% 255 50%

108 145 64% 33% 253 51%

106 146 64% 32% 252 51%

107 145 64% 33% 252 51%

107 142 64% 34% 249 51%

114 143 62% 34% 257 50%

118 144 60% 33% 262 49%

129 144 57% 33% 273 47%

130 145 56% 33% 275 46%

141 148 53% 31% 289 44%

151 148 49% 31% 299 42%

162 152 45% 30% 314 39%

176 155 41% 28% 331 35%

196 159 34% 26% 355 31%

220 166 26% 23% 386 25%

233 175 22% 19% 408 20%

250 184 16% 15% 434 15%

Available Parking Spaces = 513

Residual Supply % Utilization Residual Supply % Utilization 

ONTARIO TRAFFIC INC - PARKING COUNTS



Location: 5450 Explorer Drive, Mississauga

Date:

Surface Underground

297 216

08:00 to 08:15 56 21 77

08:15 to 08:30 67 28 95

08:30 to 08:45 83 31 114

08:45 to 09:00 112 36 148

09:00 to 09:15 128 49 177

09:15 to 09:30 153 56 209

09:30 to 09:45 158 66 224

09:45 to 10:00 164 70 234

10:00 to 10:15 178 71 249

10:15 to 10:30 181 71 252

10:30 to 10:45 184 73 257

10:45 to 11:00 186 73 259

11:00 to 11:15 190 74 264

11:15 to 11:30 192 75 267

11:30 to 11:45 194 75 269

11:45 to 12:00 198 73 271

13:00 to 13:15 180 65 245

13:15 to 13:30 178 63 241

13:30 to 13:45 180 64 244

13:45 to 14:00 182 62 244

14:00 to 14:15 183 64 247

14:15 to 14:30 183 67 250

14:30 to 14:45 182 67 249

14:45 to 15:00 178 67 245

15:00 to 15:15 173 65 238

15:15 to 15:30 169 64 233

15:30 to 15:45 166 63 229

15:45 to 16:00 160 62 222

16:00 to 16:15 155 58 213

16:15 to 16:30 153 53 206

16:30 to 16:45 142 52 194

16:45 to 17:00 125 52 177

17:00 to 17:15 107 50 157

17:15 to 17:30 76 37 113

17:30 to 17:45 60 34 94

17:45 to 18:00 48 25 73

Available Parking Spaces = 513

Parked Vehicles

ONTARIO TRAFFIC INC - PARKING COUNTS

Time

Thursday, March 23, 2017

Total



Location: 5450 Explorer Drive, Mississauga

Date:

Surface Underground Surface Underground Total Total 

241 195 19% 10% 436 15%

230 188 23% 13% 418 19%

214 185 28% 14% 399 22%

185 180 38% 17% 365 29%

169 167 43% 23% 336 35%

144 160 52% 26% 304 41%

139 150 53% 31% 289 44%

133 146 55% 32% 279 46%

119 145 60% 33% 264 49%

116 145 61% 33% 261 49%

113 143 62% 34% 256 50%

111 143 63% 34% 254 50%

107 142 64% 34% 249 51%

105 141 65% 35% 246 52%

103 141 65% 35% 244 52%

99 143 67% 34% 242 53%

117 151 61% 30% 268 48%

119 153 60% 29% 272 47%

117 152 61% 30% 269 48%

115 154 61% 29% 269 48%

114 152 62% 30% 266 48%

114 149 62% 31% 263 49%

115 149 61% 31% 264 49%

119 149 60% 31% 268 48%

124 151 58% 30% 275 46%

128 152 57% 30% 280 45%

131 153 56% 29% 284 45%

137 154 54% 29% 291 43%

142 158 52% 27% 300 42%

144 163 52% 25% 307 40%

155 164 48% 24% 319 38%

172 164 42% 24% 336 35%

190 166 36% 23% 356 31%

221 179 26% 17% 400 22%

237 182 20% 16% 419 18%

249 191 16% 12% 440 14%

Available Parking Spaces = 513

Residual Supply % Utilization Residual Supply % Utilization 

ONTARIO TRAFFIC INC - PARKING COUNTS

Thursday, March 23, 2017
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USER     : Alexander Fleming - CF Crozier and Associates

DATE     : Apr 11 2017 (15:02:28)

DATA     : 2011 TTS V1.0 Households

TABLE    : gta06_hhld (4075)

FILTER 1 : gta06_hhld => 4075

ROW      : dwell_type

COLUMN   : n_vehicle

Number of vehicles per dwelling type: 0 1 2 3 4 6

House 35 308 779 73 54 31

Apartment 202 276 104 0 0 0

Townhouse 99 99 101 0 26 0

Total number of apartments: 582

Total number of Townhouses: 325

Total number of vehicles for apartment units: 484

Total number of vehicles for Townhouse units: 405

Vehicle ownership rate for apartment dwellings: 0.83 vehicles/apartment dwelling unit

Vehicle ownership rate for Townhouse dwellings: 1.25 vehicles/apartment dwelling unit
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Transit and Cycling Maps 
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