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1. Introduction

This Planning Justification Report has been prepared
on behalf of Evergreen Community (Burlington) Ltd.
(“Evergreen”) in support of the Official Plan amend-
ment, Secondary Plan, Zoning Bylaw amendment and
Plan of Subdivision for 5421, 5453, 5463 Dundas
Street and 3232 Tremaine Road (“the Property”) in
the City of Burlington. This report refers to the Prop-
erty and the “Evergreen Community” interchangeably,
as they represent the same lands.

The proposal for the Evergreen Community realizes
the City of Burlington Council’s direction of September
26, 2011 as amplified in November 2012 to support
a mixed use development in this location that incor-
porates environmentally sustainable neighborhood
development and building policies. The proposal
includes:

* A mixof land uses, including mixed use, employ-
ment and residential uses;

* Integrates new development efficiently and sensi-
tively with a robust natural heritage system pres-
ent on the site;

* Includes innovative low impact development
stormwater management strategies that are
focused on managing stormwater runoff close to
its source;

* Implements a ‘treatment train’ system that em-
ploys a number of processes including intercep-
tion, absorption, attenuation, infiltration, retention
and evapotranspiration; and

* Provides a new community of transit supportive
density to make efficient use of planned rapid
transit investment along Dundas Street (Bus
Rapid Transit) and Highway 407 (Highway 407
Transit way).

4 EVERGREEN COMMUNITY

The proposal meets the intent of provincial, regional
and local planning policies and realizes the shared ob-
jectives to build complete, walkable communities that
support a mix of uses and are transit supportive.

The development concept for the Property proposes

a minimum of 907 new units including apartments,
townhouses and single detached dwellings and ac-
commodates a minimum of 1,326 jobs, proposed to
be achieved in a mix of office-type employment and
retail/ service commercial employment across the site
at a density of 73 people and jobs per hectare. The
proposal preserves 19.6 hectares of natural heritage
features and associated buffers and linkages and
enhancements and includes approximately 2 hectares
of proposed parkland.

The following report will describe the proposal and
how it supports relevant planning policies and regula-
tions. In addition it will address the unique planning
history around the Property, address issues raised

by City staff in previous communications regarding
this development, summarize the conclusions of the
supportive studies prepared for this application and
provide a summary of the planning merits of the de-
velopment.



2. Location and Site Context

2.1. Evergreen Property

The Evergreen proposal is for lands located in the
north east corner of the City of Burlington, north of
Dundas Street, south of Highway 407, on the west
side of Tremaine Road, as illustrated on Figure 1:
Aerial Context Photo. The Property shares an easterly
border with the Town of Oakville and is bound to the
west by provincially-designated Greenbelt lands, to the
north by Highway 407, and south by Dundas Street
and Bronte Creek Provincial Park. The Property con-
tains approximately 67 hectares (166 acres) of land.

Currently, the Property is located on lands that have
been designated for future growth or development,
but have not yet been developed. The current land-
scape is largely agricultural in nature, consisting of
farm fields and hedgerows. The Property features

a woodland in the north portion of the site and a
wooded area in the south west. There are two exist-
ing residential dwellings on the site, one on Tremaine
Road about 280 meters south of Highway 407 and a
heritage house at the south west of the Property.

Figure 1: Aerial Context Photo; Site in red

2.2. Surrounding Context
2.2.1. West

To the immediate west of the Property are Bronte
Creek and the associated valleylands, which comprise
part of the Provincial Greenbelt. These lands are
owned by Infrastructure Ontario and form a natural
connection to Bronte Creek Provincial Park to the
south. At the south end of the Property, the westerly
border is shared with the First Student Bus Terminal.
Beyond these immediate uses is a Canada Brick site
on the north side of Dundas street; which has ceased
its extraction function and is now used for manufac-
turing of bricks and stockpiling of material. Lastly,
there are existing residential uses to the south of
Dundas Street.

2.2.2.So0uth

Bronte Creek Provincial Park is found to the immedi-
ate south of the Property. Bronte Creek Provincial
Park is a significant part of the surrounding natural
heritage, extending from Dundas Street south to the
Queen Elizabeth Way, Highway 403.

2.2.3.North

North of the Property is Provincial Highway 407. While
the area north of the Property beyond Highway 407

is currently agricultural in character, Hanson Quarry
recently began operations of a shale quarry at 3488
Tremaine Road.

2.2.4 East

The Property is at the very eastern boundary of the
City of Burlington. Beyond the Property to the east is
the Town of Oakville. While currently agricultural in
character, the lands east of the Property are desig-
nated employment lands in the North Oakville West
Secondary Plan. The lands are currently zoned “ED” or
Existing Development.

PLANNING JUSTIFICATION REPORT JULY 17 2015 5
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2.3. Secondary Plan Area

The Property is located within the Treamine Dundas
Secondary Plan Area. The Evergreen Community is com-
prised of approximately 67 hectares of land and forms
a majority of the Secondary Plan Area. The remain-
ing areas include the site of a school bus terminal on
Dundas Street, lands occupied by the existing Highway
407 right of way, planned Highway 407 Transitway and
hydro uses as well as the Bronte Creek valleylands. No
development is proposed in the Secondary Plan areas
outside of the Evergreen Community Property.

Figure 3: Tremaine Road Looking South, Town of
Oakuville left, Evergreen Property right

Figure 4: Highway 407 and the Evergreen Property
Beyond

PLANNING JUSTIFICATION REPORT JULY 17 2015 7
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3. Planning History

This Planning Justification Report reflects a revised
concept plan for the Property and addresses the
accompanying Secondary Plan, Official Plan Amend-
ment, Zoning Bylaw Amendment and Draft Plan of
Subdivision.

An application was made by Evergreen to the City

in December 2007 to permit 1275 dwellings on the
Property. Since the time of the 2007 application, Bur-
lington City Council have made several decisions that
impact the nature of the concept now proposed for
the Property. The following describes key points of the
recent planning history of the Property that have influ-
enced the development concept that is now proposed.

In the City of Burlington Official Plan the Property’s
land use designation is “Land Use Designation to be
Determined” as defined through Schedule B - Com-
prehensive Land Use Plan. Section 8.4 (b) and (c) of
Part VI Implementation of the City of Burlington Official
Plan requires the completion of a joint inter-municipal
study to establish an overall development concept to
serve as the basis of the secondary plan studies and
subsequent Secondary Plan, which will provide direc-
tion for placing urban use designations and polices for
the Evergreen Property.

In May 2008, Evergreen was advised that a secondary
plan exercise had been initiated by Halton Region, the
City of Burlington and the Town of Oakville. Macaulay
Shiomi Howson (MSH) was retained to prepare the
inter-municipal study for Tremaine and Dundas lands
identified in Burlington Official Plan. The study, Tre-
maine and Dundas Secondary Plan: Background and
Options Report, reviewed residential, employment and
mixed use land use options. The report was complet-
ed in 2009 for public review and feedback and re-
ceived by Burlington City Council in September 2011.
In Burlington staff report PB-36/11, which went to
Burlington’s Community Development Committee on
September 12, 2011, staff evaluated the MSH Back-
ground and Options Report and supported a mixed
use option for the Property. On September 26, 2011,
Burlington City Council approved the recommendation

to support a mixed use development on the Property,
directing the incorporation of:

“environmentally sustainable neighborhood
development and building policies into the Sec-
ondary Plan as criteria for the approval of residen-
tial subdivision, site plan and employment lands
development within the area.”

The mixed use direction was supported a second time
by Burlington City Council in 2012. Responding to a
staff report entitled Tremaine Road/ Dundas Street
(Evergreen) Community Planning Update (PB-82-12)
which went to Council on November 26, 2012, Council
directed the following:

“Director of Planning and Building to prepare a
secondary plan for the Evergreen Community
based on Concept A or Concept B or a “hybrid” of
the two concepts in principle, and providing land
use policies that can achieve between 816 and
980 jobs, according to the concept ultimately de-
termined and supported by an assessment of the
issues outlined in report PB-82-12, including the
comments from consultation with departments,
agencies and the public”

Concepts A and B in this case were proposed by Ev-
ergreen, both mixed use in nature, one incorporating
innovative stormwater management techniques (Con-
cept A) and another based on traditional stormwater
management techniques (Concept B). 980 jobs were
derived from the employment option set out in the
MSH Background and Options Report and 816 jobs
were estimated for the concept if traditional stormwa-
ter management techniques were used.

The concept that is described in and supported by this
Planning Justification Report reflects Council’s direc-
tions of 2011 and 2012 resulting from staff reports
PB-36-11 and PB-82-12, respectively. The proposal
that is detailed in this submission is a hybrid of the
Concepts A and B, largely based on Concept A as seen
in report PB-82-12, with refinements and further de-
tail provided reflecting further study by Evergreen and
its consultants.

PLANNING JUSTIFICATION REPORT JULY 17 2015 9
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4. Current Development Concept

As one of Burlington’s last significant greenfield
areas, the Evergreen Property presents an important
opportunity to create a distinct and special commu-
nity in Burlington. These lands are characterized by
impressive natural heritage features, access to exist-
ing and planned transportation routes, and important
remnants of the area’s cultural heritage. The develop-
ment proposal for the Evergreen Property recognizes
this opportunity by building upon the site’s many
unique assets to provide a model for an innovative,
integrated, and sustainable approach to community
design.

The concept plan, related schedules and draft Sec-
ondary Plan policies proposed respond directly to
Burlington Council’'s September 2011 and November
2012 resolutions. Building on this direction, the de-
velopment concept described in this planning ratio-
nale reflects an integrated approach to development
engineering, stormwater management, built form,
land use, and natural and built heritage preservation.

The direction for environmentally sustainable neigh-
bourhood development can be seen in all of the
structuring elements proposed on the Property. At
its core, the concept is structured around a robust
natural heritage system and is designed to enhance
and protect the natural features present on the site.
Sustainable community design has been implement-
ed through the introduction of:

* Transit supportive residential densities

* A porous street network to permit efficient move-
ment for pedestrians, cyclists and motor
vehicles through the site;

* A‘treatment train’ system that employs a number
of processes including interception, absorption,
attenuation, infiltration, retention and evapotrans-
piration to manage stormwater across the site
without the need for stormwater ponds;

* Building siting that takes advantage of planned
rapid transit along the Highway 407 Corridor as
well as the Bus Rapid Transit planned for Dundas
Street;

* A mix of uses, residential and employment, that
will contribute to a walkable, complete community
that can meet the day-to-day needs of residents
and employees in the area;

* The preservation of key natural heritage features,
and their buffers;

* Linkages with and to the Bronte Creek protected
lands for both recreational use, stormwater man-
agement, and wildlife mobility; and

* Connections to the City of Burlington’s proposed
cycling and trail network that will facilitate an
engagement with the natural heritage surrounding
the site and provide opportunities for recreation.

The concept is described in the following section

through the use of the following illustrations:

e Community Structure Map;

* Natural Heritage System and Open Space Map;

* Land Use Maps

* Transportation Network Map

e Conceptual Trails Network and Parks;

e Stormwater Management or Naturalized Areas;
and

e Concept Plan.

PLANNING JUSTIFICATION REPORT JULY 17 2015 13
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4.1. Community Structure

The proposed Community Structure of the Property
reflects its generally mixed use nature including resi-
dential, employment and mixed uses areas.

The natural heritage system and open space areas
present on the site are extensive, including natural
heritage features, buffers, linkages, and open space.
Schedule B, Natural Heritage System and Open Space
provides a more detailed look at this element of the
Community.

The lower density residential areas, which are shown
in more refined detail in the Land Use and Concept
schedules, are located in the interior of the Property.
These uses are buffered from the arterial roads of
Tremaine Road and Dundas Street by employment or
mixed use areas.

Taking advantage of the planned Bus Rapid Transit
route on Dundas Street, the mixed use activity areas
proposed for the property would include employment
and residential uses.

Along the Tremaine Road corridor the proposed con-
cept introduces an area which would provide residen-
tial uses with retail and commercial uses at grade to
provide essential community services for the Ever-
green Community.

Finally, taking advantage of the exposure along High-
way 407, the northeast corner of the proposal in-
cludes employment lands, envisioned to house office
or light industrial type employment that is compatible
with nearby residential uses.

4.2. Natural Heritage System
and Open Space

The Natural Heritage System (NHS) consists of the
Greenbelt NHS and the Regional NHS (RNHS). The
Greenbelt NHS consists of the lands within the bound-
aries of the Greenbelt Plan Area. An Environmental
Impact Report and Functional Servicing Study (EIR/
FSS) has also been prepared that provides detailed
scientific support and rationale for how the boundar-
ies of the NHS takes shape on the Property.

The consultants responsible for the preparation of
the EIR/FSS built on the data and analyses provided
through the Tremaine Dundas Secondary

Plan Subwatershed Study (“TDSPSS”) to make refine-
ments to the key features, buffers and linkages based
on more detailed site-specific findings and analyses.

The graphic shown on Schedule B is an illustration of
the key features and other components of the NHS
and open space network proposed for the Evergreen
Property. The key features adjacent to or on the

site are the Bronte Creek Valley Corridor, the central
woodland, the southern woodland, the wetland at
the northeast corner of the site and the regulated
watercourse at the southeast corner of the site. The
Evergreen NHS system is comprised of key features,
buffers and linkages.

PLANNING JUSTIFICATION REPORT JULY 17 2015 15



16

SCHEDULE B

legend

== subject property
"""""" buffer boundary
greenbelt boundary

Natural Heritage System &

Open Space

~
Future 40
\[Iransnway

Central
Woodland

Southern
Woodland

[ Bronte Creek
Provincial Park

I oreenbelt NHS
ey features
I buffers
I linkages

open space

—___ TREMAINE Roap

Figure 10: Secondary Plan Schedule B Natural Heritage System and Open Space

EVERGREEN COMMUNITY



The following describes the Key Features on the Ever-
green Property and their associated buffers:

10 m from * dripline of the Central Wood-
land (or to the Greenbelt Plan
Area boundary, whichever is
greater)

* Dripline of the Central Wood-
land (or to the Greenbelt Plan
Area boundary, whichever is
greater)

* Dripline of the Bronte Creek
valley woodlands (or to the
Greenbelt Plan Area bound-
ary, whichever is greater)

The staked edge of the Pond
wetlands (or the Greenbelt
Plan Area boundary, which-
ever is greater)
* The stable top of valley slopes
of significant valleylands
in the Bronte Valley (or the
Greenbelt Plan Area bound-
ary, whichever is greater)
* The bankfull channel for
warmwater habitat found in
the south east watercourse.

15 m from o

30 m from ¢ The bankfull channel for cool
or cold water habitat found in
the north west watercourse

Figure 11: NHS Feature and Buffer Summary

Evergreen has proposed an NHS through the prepara-
tion of the EIR/FSS, which fulfils the EIR/FSS Terms of
Reference presented in the Tremaine Dundas Sec-
ondary Plan Subwatershed Study (TDSPSS) (AECOM
2009).

The local linkages shown on Schedule B are (1) the
linkage between the central woodland and the Bronte
Creek Valley Corridor which is about 89 to 94 m wide
and 120 to 159 m long and (2) the linkage between
the southern woodland and the Bronte Creek Valley
Corridor which is about 124 to 192 m long and 102 to
108 m wide.

Open Space shown on Schedule B includes undevel-
opable land that is outside of the Evergreen Commu-
nity Property. This land, located north of the Southern
Woodland, is owned by Infrastructure Ontario. Main-
taining these lands as Open Space will add to the
strength of the Natural Heritage System on the site.
Additional Open Space areas include an area around
the Heritage House adjacent to the Southern Wood-
land. This Open Space area will allow for development
related to the preservation and retention of the Heri-
tage House. Maintaining these lands as Open Space
will support the retention of the setting of this heritage
asset on the site.

PLANNING JUSTIFICATION REPORT JULY 17 2015 17
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4.3 Land Use

The refined land uses proposed on the Property
include a range of land use types, each with their
own character. The land uses are illustrated in two
ways: at an Official Plan level of detail (Figure 12)
reflecting how the proposed development would

fit within existing Official Plan land use categories
and at a Secondary Plan level of detail (Figure 13)
which provides greater detail on the natural heritage
system. The Secondary Plan (provided under
separate cover), Official Plan amendment and Zoning
By-law amendment (see Appendix A and B) that
accompany this planning justification report provide
additional detail about the land uses proposed and
the associated development permissions. In addition,
pursuant to policy 6.3 d) of Part Il of the Burlington
Official Plan, Urban Design Guidelines have been
developed for the proposal and included under
separate cover.

The proposal includes land use categories that are
described in detail below:

Business Corridor

The Business Corridor area within the Evergreen Com-
munity is located at the north east corner of the Prop-
erty. These lands are envisioned to support employ-
ment uses that include a broad range of office or light
industrial uses compatible with the proposed residen-
tial uses in other parts of the Property. At this location
employment uses will enjoy exposure from Highway
407 and future connectivity to the planned Highway
407 Transitway. Specific policies guiding appropriate
uses for the Business Corridor are outlined in the draft
Secondary Plan and proposed zoning by law.

Mixed Use Corridor-Employment

This land use is similar to that of the Business Corri-
dor, but is more restrictive in the types of employment
uses to be permitted at this location by excluding
light manufacturing uses. This designation prohibits
residential uses, which will ensure the long term goal
of job development at this higher order transit node,

that is part of the Dundas Street Bus Rapid Transit
(Dundas BRT). The Mixed Use Corridor-Employment
area is envisioned to include office uses and service
commercial uses that would become a landmark for
this important future transit node. The Mixed Use
Corridor-Employment area, flanked by Mixed Use Corri-
dor- General areas to the north and to the west (which
contemplate higher density residential development)
and a public park to the northwest will become an
anchor for this part of the community, providing that
critical mix of non-residential uses needed to create
an active community with a diversity of land uses.

Mixed Use Corridor- General

The Mixed Use Corridor - General area is envisioned
to offer a range of uses and building typologies. This
land use designation allows for flexibility in how these
areas are developed, but with the principle that they
will include a wide range of office, retail or commercial
uses at grade, complemented by high density residen-
tial uses in a variety of building forms. The Evergreen
proposal anticipates a mix of midrise or townhouse
form buildings with a density permission of between
51 and 185 units per hectare where ground floor retail
and commercial uses at grade would act to support
the day to day needs of the community.

Residential -Medium Density

The Residential- Medium Density land use is pres-
ent in the interior of the Property, abutting the valley
lands, creating a tight knit, lower scale community.
The Residential -Medium Density locations have been
identified in these areas to maximize the protection of
the natural heritage system by bounding it with lower
intensity uses. The Residential- Medium Density land
use are envisioned to include single detached, semi-
detached dwellings or townhomes with a minimum
density target of 26 units per hectare up to 50 units
per hectare, in line with the current standards in the
City of Burlington Official Plan for Residential- Medium
Density areas.

PLANNING JUSTIFICATION REPORT JULY 17 2015 19
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Greenlands

The Greenland designation is intended to ensure the
long-term preservation of lands that form a permanent
natural resource base consisting of ecologically
sensitive natural areas. The Greenlands areas are
shown in the Official Plan level land use map (Figure
12) and broken down into their component parts in
the Secondary Plan level detail land use map (Figure
13), showing the Greenbelt NHS key features, buffers
and linkages.

While no development is permitted in the Greenlands
areas, trails and non-intensive recreational uses

as well as a one special street designed with an
ecopassage is permitted.

The special street addresses the unique character
of the natural heritage system and the proposed
development, and balances the importance of
environmental protection with community connectivity.
The special street is narrower than a standard street
(17 meters instead of 20 meters) and includes
design features such as special paving treatment to
keep traffic very slow and signage to alert drivers of
the wildlife linkage role this area plays. It includes

a dedicated ecopassage underneath the road

to facilitate movement of amphibians and small
mammals between the central woodland at the east
and the Bronte Creek corridor at the west. Additional
attributes of the special street and the related
ecopassage are described in section 4.4 of this
report.

Open Space / Major Parks and Open

Space

Reflecting the direction in the City of Burlington Official
Plan in Part lll Section 6.3.2 b), neighbourhood-

level parks are not identified under a separate

land use designation in the Urban Planning Area.

The conceptual location of parks in the Evergreen
community is shown in Schedule E, Conceptual Trails
Network and Parks (Figure 15) as well as in the
concept plan (Figure 17).

The Open Space designation reflects the open space

areas identified on Schedule B and described earlier
in Section 4.2.
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4.4. Transportation Network

The proposal seeks to introduce a porous, connected
set of streets and blocks that allow for choice and
flexibility for how people enter and exit the community,
as shown on Schedule D (Figure 14). The proposal
envisions two street types: collector streets and lo-

cal streets. Collector streets will provide the primary
circulation system within the community. A compre-
hensive network of local streets is provided to connect
the interior residential blocks to the collector network.
The Urban Design Guidelines prepared for Evergreen
include detailed cross sections of each of the street
types, illustrating their function.

Reflecting the natural heritage linkage between the
Bronte Creek valley lands and the central woodland,
the proposal identifies a special street between these
two Natural Heritage Features. The proposed spe-
cial street is a unique element of the design of the
Evergreen Community. In order for the special street
to play an effective role for both supporting traffic
circulation and supporting wildlife that use this area
as a linkage between habitat in the valley lands and
the woodland, the special street could include surface
interventions such as narrowing the roadway, using
alternative paving treatments and speed bumps.

As detailed in the EIR/FSS, to enhance the linkage
function at this location, an ecopassage is proposed
as part of the road design to ensure connectivity is
maintained for amphibians and small mammals. The
ecopassage is based on the following principles:

* minimize grade separation between the road and
surrounding lands to facilitate movement

* minimize road width to reduce crossing distances
and times as well as potential collisions

* naturalize the road right of way to provide cover
and shelter for wildlife

* post signs to inform motorist of crossing activities

* post reduced speed limits to minimize or avoid
vehicular conflicts with wildlife

* include wet and dry portions within the culvert

* orient the culvert to intersect with the adjacent
wetland and drainage features

* design the culvert to be at least 2 m wide and 1 m
tall

* design the culvert to be day-lighted with grates to
allow for light penetration and air circulation, and

* install retaining walls or fencing to prevent am-
phibians from crossing on the road and to funnel
them to the ecopassage.

The proposed ecopassage includes linkage enhance-
ments such as wet depressions and habitat structures
to make conditions more suitable for amphibians and
small mammals. The proposed special street through
the ecopassage area supports wildlife while also con-
necting and integrating the northwest portion of the
site into the central community fabric, creating a co-
hesive community with linkages to transit, commercial
and employment uses, and community amenities. The
special street would facilitate future internal transit in
the Community, allowing for an efficient bus loop that
could service the whole of the development. Fur-
thermore, the special street provides a more direct
access and efficient route to Dundas Street; without
which, the routing of residents driving from the north
west corner of the Evergreen Community to Dundas
Street would be approximately 1 kilometer longer.
Finally, the special street provides an important role

in community safety, by allowing for an alternative
access for the residential vehicular traffic at the north
west corner, without having to traverse through the
employment-based commuter and truck traffic at the
north east corner.

The transportation considerations related to the
Evergreen proposal are further elaborated upon in BA
Group’s report titled Evergreen Community Proposed
Mixed Use Development Transportation Consider-
ations.
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4.5 Parks and Trails

The parks network in the Community include seven
small neighbourhood-based parks to provide ame-
nity for new residents shown in Figure 15. Park A
(3,300 square meters) and B ( 3,100 square meters)
are focused on servicing the residential node at the
north and west portion of the site. Park C (770 square
meters) protects a viewscape into the significant
central woodland feature and provides a connection
to the proposed trail that traces the westerly bound-
ary of the woodlot, connecting north to Park A. Park

D (810 square meters) provides views into the val-
leylands and acts as a trail head for the proposed

trail that extend north from Park D through the edge
of the existing valleylands. Park E is a centrally lo-
cated 3,000 square meter park in the heart of the
residential community, along the central street of the
proposed concept. Park F (2,000 square meters) at
the south west edge of the Property provides views
into the valleylands and a trailhead for proposed trails
that extend north. Park G is different in nature to the
other community parks. Park G (7,000 square meters)
is more urban in nature and is intended to frame the
mixed use employment node proposed at the corner
of Tremaine and Dundas roads. This park provides a
transitional space between more and less intensive
uses and is a green connection to the regulated wa-
tercourse at the south east corner of the site and its
associated trail.

The trails proposed for the Evergreen Property are
reflective of the City’s forthcoming Community Trails
Strategy document. The trails network includes for-
malization of some existing trails and creation of new
trails within the RNHS. The proposed trails consider
existing conditions, potential connections identified

in the City of Burlington’s Community Trails Strategy
and current City trails standards. The proposed trail
network establishes a careful balance between ac-
cess and protections of the identified Key Features
and their ecological functions. The trail network also
supports connectivity within the Property as well as to
trails and roadway connections outside of the Prop-
erty. The trails network is also further elaborated upon
in the EIR/FSS document in section 6.5.
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4.6 Stormwater Management
and Low Impact Development

Schedule F, shown in Figure 16 shows areas identi-
fied for use as part of the proposed stormwater man-
agement strategy, including locations for low impact
development (LID) strategies. These spaces will pro-
vide enhanced stormwater management to improve
water quality and erosion control without the need for
conventional stormwater management infrastructure
such as land-consumptive stormwater ponds. LID
techniques that may be implemented in these areas
include rainwater harvesting and recycling systems,
rain gardens, stormwater planters, bioretention cells,
permeable pavement surfaces and other innovative
stormwater management techniques.

These areas provide visual natural amenity to the
community and are a demonstration of the envi-
ronmentally progressive community design that the
proposal seeks to realize.

Parks within the Evergreen Community are envisioned
to contribute to the overall site stormwater manage-
ment strategy. Proposed Secondary Plan policies
permit stormwater management including low impact
development strategies in all parks provided that they
are designed as functional pieces of the landscape or
incorporated in an underground facility.

Guidelines for the implementation of stormwater man-
agement strategies for the Evergreen Community are
provided in the Evergreen Community Urban Design
Guidelines.
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4.7. Concept Plan

The Concept Plan for the Evergreen Community,
shown in Figure 17, illustrates conceptual building
envelopes, parking, street and open space network
and landscape areas proposed for the Property. This
plan is for illustrative purposes only and is subject to
change.

The concept illustrates how buildings would be orga-
nized on the site and how the proposal can achieve a
mix of uses, building typologies and densities. Further-
more, the Concept Plan builds on the land use plan
and policies set out in the Secondary Plan, the EIR/
FSS work, and the draft plan of subdivision.

The Residential- Medium Density area of the proposal
is comprised of single detached and townhouse form
buildings. The Business Corridor Area, reflecting its
location along Highway 407 and Tremaine Road,
contains three stand-alone buildings and associated
surface parking that are illustrated as office uses in
the concept. The Mixed Use Corridor-General area
includes a number of blocks containing higher density
residential uses with townhouse formats towards the
interior of the site and midrise building forms along
the Tremaine Road frontage. The Mixed Use Corridor-
Employment portion of the Concept Plan illustrates

a series of employment-only buildings, envisioned to
take advantage of the access to the planned higher
order transit service. The concept would accommo-
date a minimum of 2162 people and 907 new units
and generate a minimum of 1326 jobs.

The proposed development concept exceeds the job
target of between 816 and 980 jobs directed by Bur-
lington Council in November of 2012. In addition, the
concept exceeds the provincial minimum of 50 people
and jobs per hectare for new Greenfield development.

The assumptions used in yield calculations today dif-
fer from those provided to Burlington Council in 2012
in that the persons per unit assumption has been
modified to reflect recent data reflective of the Watson
and Associates 2014 Development Charges Back-
ground Study. In 2012 assumptions for Apartment
were 1.5 people per unit and Detached/ Townhouses
were 2.4 people per unit, based on available census
information at the time. The yields proposed represent
fewer overall units than proposed in 2012, but more
people due to the updating of people per unit assump-
tions. With regard to employment, the 2012 assump-
tions accounted only for jobs on exclusive employment
lands, while the most recent yields account for jobs in
employment lands and in mixed use areas.

It is worthy of note that a higher population can be
achieved on the property by increasing the density in
the mixed use buildings within the built form which is
permitted by the Secondary Plan and zoning by-law.

The figures on the following page provide a summary
of site statistics.
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Site Area Statistics

Gross Site Area 67.40 ha
Site Area Excluding NHS 47.7 ha
Residential Land Use Statistics Units People
Residential - Medium Density
Single Detached 374 1,230
Townhouses 123 289
Mixed Use Corridor- General
Condominium 360 525
Townhouses 50 118
TOTAL 907 2162
Employment Land Use Statistics Gross Floor Area Jobs
Mixed Use Corridor- Employment 21,723 m2 650
Business Corridor 11,910 m2 357
Mixed Use Corridor- General 16,577 m2 319
TOTAL 1,326
Jobs 1326
People 2162
Units 907
People and Jobs/ ha 73.3

Figure 18: Site Statistics

The following assumptions were made in developing the site statistics, taken from the Watson and Associ-
ates 2014 Development Charges Background Study for the City of Burlington:

People Per Unit Size Assumptions
Apartment 1.46 100 m2/ unit
Townhouse 2.35 n/a

Single Detached 3.29 n/a

Jobs Assumptions
Mixed Use Corridor- | 33.4 m2/ office job
Employment
Business Corridor | 33.4 m2/ office job

Mixed Use Corridor- | 51.9 m2/ retail job
General

Figure 19: Assumptions Summary
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4.8 Phasing Plan

The conceptual phasing strategy for the Evergreen Property is shown below

Undertaken in two phases, the development of the Evergreen Community will include residential along with mixed
use and employment uses to ensure a balanced and diversified mix within the Community

Evergreen Phasing

legend

@ phase 1
@ phase 2

note: drawings not to scale

Phase 1

Units: 550

Unit Breakdown:

Single Detached= 265
Townhouses= 118

Condo= 167

GFA Employment: 7,241m2
(Mixed Use Employment)
Mixed Use General GFA:
7,146m2

Phase 2:

Units: 356

Units Breakdown:

Single Detached= 110
Townhouses= 55

Condo= 192

GFA Employment: 11,910m2
(Business Corridor)

Mixed Use General GFA:

9,431m2

Figure 20: Phasing Diagram
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4.9. Urban Design and Planning
Principles

The Concept Plan for the Property was based on a
series of urban design and planning principles that in-
formed the basic street and block structure, approach
to built form and community design.

The urban design and planning principles described
here largely reflect the principles set out in the Tre-
maine Dundas Community Secondary Plan design
workshop for Burlington planning staff of January
2013. Notes outlining these principles were provided
to Urban Strategies by City Staff in 2013.

32 EVERGREEN COMMUNITY

The ten urban design and planning principles are:

Natural Environment

The natural environment will guide the design of the
Evergreen Community. Streets, open spaces, develop-
ment blocks, and buildings will be designed to mini-
mize their impact on the Natural Heritage System and,
where possible, contribute to its enhancement. Having
a community with accessible and well-integrated natu-
ral areas and components will support local environ-
mental, economic and social well-being.

Sustainable Building and Community

Design

All development will implement sustainable features
and shall take a compact, walkable form that
encourages active transportation and includes a mix
of uses to meet the future needs of residents and
employees

Servicing and Infrastructure

The Evergreen Community will incorporate best prac-
tices in water, wastewater and stormwater manage-
ment. The servicing infrastructure will be environmen-
tally sustainable and functionally integrated with the
community design.

Land Use Intensity

The Evergreen Community will include residential, em-
ployment and mixed use development that meets or
exceeds the Provincial Growth Plan targets for popula-
tion and employment density.



Connectivity

The Evergreen Community will have a well-connected
street network comprised of streets that optimize
efficient pedestrian, transit and cycling connections
to all parts of the Community. It will also incorporate
and contribute to a well-connected Natural Heritage
System which will facilitate the movement of wildlife,
and provide for off-road hiking and cycling.

Residential Development

Residential development in the Evergreen Commu-
nity will incorporate a range of housing types and
provide housing for different stages of the life cycle.
Evergreen will include a variety of built form typologies
and encourage the preservation and reuse of heritage
buildings where appropriate.

Employment Development

Employment development will consist of office, retail/
commercial and light industrial uses which are com-
patible with the residential and mixed-use areas of
the community, and compatible with natural heritage
objectives, and with planned land uses in the neigh-
bouring Town of Oakville lands.

Community Interaction

A system of parks and trails will be developed to
complement Evergreen’s street system and provide
an appropriate level of access to the Natural Heritage
System. Active streetscapes and trail networks will
contribute to community interaction.

Urban Design

All buildings, streetscapes, open spaces, pedestrian
connections and infrastructure will demonstrate
excellence in urban design. .

Financial Impact

Innovative servicing initiatives should create associat-
ed benefits but minimize ongoing maintenance costs
to the City related to those initiatives.

These urban design and planning principles are inte-
grated into the draft Secondary Plan through various
policies that discuss building massing and siting, view
preservation, building materials, relationships to the
street, building height and density.

In addition, the Urban Design Guidelines prepared for
Evergreen build on the principles listed here and dem-
onstrate in detail how the principles are implemented
in design strategies. The Urban Design Guidelines
show detail about both the proposed public and pri-
vate realms.
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5. Issues Raised by the City of Burlington and
Region of Halton Staff

The following section includes summaries of various
communication received from the City of Burlington
and the Region of Halton staff related to the proposed
development of the Property. This section addresses
that correspondence directly identifying how Ever-
green’s proposal responds to the concern.

5.1 Staff Report PB-82-12

On November 26, 2012, the following Council resolution was passed:

“Direct the Director of Planning and Building to prepare a secondary plan for the Evergreen community
based on Concept A or Concept B or a “hybrid” of the two concepts in principle, and providing land use
policies that can achieve between 816 and 980 jobs, according to the concept ultimately determined and
supported by an assessment of the issues outlined in report PB-82-12, including the comments from con-

sultation with departments, agencies and the public; and

Direct the City Solicitor to inform the Ontario Municipal Board at the pre-hearing scheduled for November
26, 2012 of the Committee instruction to staff to prepare a secondary plan on the basis of the aforesaid;

and

Direct the Director of Planning and Building to bring forward the secondary plan to the Development and

Infrastructure Committee in the second quarter of 2013; and

Direct the City Solicitor to request the Ontario Municipal Board at the prehearing on November 26, 2012
to adjourn the Evergreen Community (Burlington) Ltd. appeals of Official Plan Amendments 55 and 73

until the completion of the secondary plan for the Evergreen community. (PB-82-12-1)"

In Report PB-82-12, staff identified some main issues with the concept plans submitted by Evergreen to the City in
September 2012 (Concepts A and B) as well as secondary plan implementation issues that will require agreement
in order to ensure the realization of the concept plan. The following table is an assessment of the issues outlined in

report PB-82-12.
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Issue Identified in Table 1 PB-82-12

Issue
1. | Modifications to environmental
constraints, development limits and
stormwater management plans.

2. | Changes to the natural heritage
system eg. (buffers to woodlots and
wetlands). Approved open space ar-
eas are incorporated into the Region’s
OPA (ROPA) 38.

Description of how Issue is being addressed by Evergreen

Issues 1 and 2 identified by the City are related topics and are being
addressed in tandem by Evergreen and its consultants.

The NHS boundaries in ROPA 38 are not in legal force and effect,

as they are the subject of an appeal by Evergreen and will be deter-
mined by the Ontario Municipal Board. While a decision on the com-
plete extent of the NHS is outstanding, the environmental experts
for the Region and Evergreen have agreed upon the boundaries of
the Key Features and related linkages on the property which have
incorporated into the RNHS boundaries identified in the EIR/FSS.
No agreement was reached as to the extent of buffers which are ap-
propriate. The buffers set out in the EIR/FSS are in accordance with
the definition of “buffer” in the Regional Official Plan.

The EIR/ FSS provides scientific evidence to support the proposed
Evergreen NHS on these lands as well the proposed stormwater
management (low impact development strategies).

3. | Objections to background study modi-
fications

The current proposal deviates somewhat from the mixed use concept
provided by Macaulay Shiomi Howson in the Tremaine and Dundas
Secondary Plan: Background and Options Report. It is our opinion
that the proposed development supports the intent of the mixed use
concept shown in the MSH report, but has refined and resolved it be-
yond a conceptual land use designation into a well thought through
plan for the development of a community. The Concept Plan for the
current proposal responds directly to Burlington Council’'s September
2011 resolution “to incorporate environmentally sustainable neigh-
bourhood development and building policies into the Secondary Plan
as criteria for the approval of residential subdivision, site plan and
employment lands development within the area.” This resolution
was echoed in November 2012 to support a mixed use develop-
ment in this location that incorporates environmentally sustainable
neighborhood development and building policies. Building on this
direction, this concept advances the background study, and reflects
an integrated approach to development engineering, stormwater
management, built form, land use, natural and built heritage preser-
vation.

PLANNING JUSTIFICATION REPORT JULY 17 2015 35



Secondary Plan Implementation Issues

Issues

Description of how issue is being addressed by Evergreen

4. | Development will occur based on poli-
cies that specify the range of uses,
densities and form, with limitations
and minimum and maximum heights
and densities. This will affect:

* Mixed use development designa-
tions with employment and residen-
tial.

* Residential mix

e Land use configurations

The draft Secondary Plan proposes policies that specify the range of
uses, densities and form permitted along with minimum and maxi-
mum heights and densities.

Land use configurations are proposed in the draft Schedule A Com-
munity Structure and Schedule C Land Use.

5. | The Council approved mixed use plan
shows exclusive employment land.
While not quantified, the developer’s
concept plan shows a smaller propor-
tion but adds employment in a mixed
use form elsewhere.

6. | Concept plan replaces employment
with residential in the northwest quad-
rant of the site.

7. The concept plan expands the mixed
use designations to provide employ-
ment and remove a stormwater pond.

These issues relate to the differences between the Evergreen con-
cept plans that were proposed at the time (Concept A and Concept
B provided in PB-82-12) and the September 2011 council approved
mixed use option “Sketch 2” stemming from the MSH study, Tre-
maine and Dundas Secondary Plan: Background and Options Re-
port.

The outcome of the Council meeting where PB 82-12 was provided
was to support “Concept A or B or a “hybrid” of the two concepts in
principle.”

Therefore these issues have been resolved through the decision by
Council to support Evergreen’s Concept A, B or a hybrid of both.

8. | The stormwater management strategy
and techniques (low impact develop-
ment) have implications for municipal
obligations, implementation, stormwa-
ter ponds and phasing.

Through the EIR/FSS a significant amount of detail is provided that
describes the proposed sustainable stormwater management strat-
egy. The EIR/ FSS provides an overview of the proposed methods,
precedents, ownership, operations and maintenance options. See
sections 6.6 of the EIR/FSS for this detailed discussion.

9. | A phasing plan will be required to en-
sure an orderly and timely delivery of
a diversified mix of development.

A conceptual phasing plan has been developed as part of this Plan-
ning Justification Report.

10. | The roads and overall transportation
plan will require a detailed analysis.

The roads and transportation network proposed by Evergreen have
been studied by BA Group and provided in their detailed study is
titled: Evergreen Community Proposed Mixed Use Development
Transportation Considerations.
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11.

Park plans and external and internal
community connection plans require
review.

The proposed parks and connectivity to and within the site are illus-
trated on Schedule E and within the Concept Plan.

12. | The Regjon’s servicing plans and al- The proposed approach to servicing has been detailed by Urbantech
location timing needs updating. in the EIR/FSS document in section 6.9.
13. | OMB appeals including compatibility [ The appeals at the OMB include an appeal to OPA 55 related to the

conflict with Oakville’s ‘Employment
District’ planning for the east side of
Tremaine Road.

designation of the Property as employment lands on Schedule A, an
appeal to OPA 73 regarding population and employment projections
and a site specific appeal related to the natural heritage features on
the Property related to ROPA 38. The OPA 55 and 73 appeals with
respect to Evergreen have been deferred until the ROPA 38 appeals
are determined and to await the conclusions of the ongoing Second-
ary Planning studies.

With regards to land use compatibility with Oakville’s ‘Employment
District’, Evergreen met with the Town of Oakville on November 7,
2013 and September 23, 2014 to discuss land use compatibility
and strategies to achieve mixed use on the Burlington side of Tre-
maine Road without compromising the long term viability of the em-
ployment lands in Oakville on the east side of Tremaine Road. A third
meeting with the Town of Oakville is scheduled for late July 2015.
The location of employment and mixed use, mid-rise buildings along
Tremaine provide a buffer between Oakville’s Employment District
and lower density residential uses on the interior of the Property.

The reports prepared for Evergreen by Novus Environmental and
Valcoustics describe the compatibility issues from air quality and
noise and vibration perspectives as well as describe and provide

an analysis of the policy in place to govern future employment land
uses on the east side of Tremaine Road. The reports also detail what
strategies have been or can be employed to achieve long term com-
patibility between uses.
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5.2 January 24, 2013 Letter

On January 24, 2013 the Region of Halton staff directed a letter to Burlington’s director of Planning and Building,
Bruce Krushelnicki outlining three primary issues with the Evergreen proposal. This section sets out those issues
and provides Evergreen’s response to how the issues have been dealt with.

Issues Identified in January 24, 2013 Letter: Evergreen/ Connect Secondary Plan Review

Issue

Regional Natural Heritage System

In regard to the natural heritage system (NHS) on and adjacent to
Evergreen’s lands: the letter notes:

“The Region, City, and Conservation Halton each supported the NHS
boundaries determined through the Tremaine and Dundas Second-
ary Plan Subwatershed Study (TDSPSWS) process. This work was
subsequently incorporated into Regional Official Plan Amendment 38
(ROPA 38). Evergreen/Connect has sought party status with respect
to the NHS as represented in ROPA 38 to the Ontario Municipal
Board (OMB). The Region continues to support the delineation of the
NHS shown in the TDSPSWS and ROPA 38 without any modifications.
As Evergreen/Connect has linked the NHS matter of the local second-
ary plan with ROPA 38, it must be resolved through the ROPA 38
OMB process prior to the secondary plan process being advanced. It
is not appropriate to risk having one set of environmental policies for
the Evergreen/Connect lands and another in place for the balance
of the Watershed and the Region. The hearing date for ROPA 38 has
been set to start on September 27, 2013, by the Ontario Municipal
Board for a period of eight weeks.”

The Region also suggests the following process: “Alternatively, should
Evergreen/Connect withdraw from the ROPA 38 hearing and accept
the ROPA 38 policies as binding going forward, the matter may be
addressed outside of the Board process by providing to the Region

a detailed Addendum to the TDSPSWS prior to the secondary plan
process. If modifications to the NHS are proposed, the TDSPSWS

will need to be formally updated through an Addendum to the report
to maintain Regional OP policy conformity. Additionally, it is rec-
ommended that a Terms of Reference for the SWS Addendum be
established in consultation with the original members of the SWS
Steering Committee. The Addendum should be prepared by a mutu-
ally decided third party and in consultation with the Region and
Conservation Halton.”

“In addition, and if the proponent has withdrawn from the ROPA 38
hearing and the members of the TDSPSWS steering committee are
in agreement, the limits of NHS features may be refined through de-
tailed work conducted in support of the Environ- mental Implementa-
tion Report (EIR) and Functional Servicing Study (FSS) process. These
supporting reports would be required prior to Draft Plan submission
through policies of the Secondary Plan (pursuant to s. 6.3.2 of the
TDSPSWS).

Description of how Issue is being addressed by
Evergreen

Evergreen appealed the policies, definitions and
mapping related to the Regional Natural Heritage
System. During the hearing process related to ROPA
38 the Region requested that Evergreen withdraw

its Regional-wide appeal of these matters and
restrict its appeal to the Evergreen Property (which
Evergreen did having been given assurances by the
Region as its ability to obtain a full and fair hearing.)
The RNHS boundary in regard to the Evergreen
Property is the outcome of the Subwatershed Study
(TDSPSS) which was undertaken pursuant to s. 115
of the 2006 Regional Official Plan (not the ROPA 38
process) and does not replace the Greenlands B
boundary affecting the Evergreen Property until the
ROPA 38 RNHS boundary is approved by the Ontario
Municipal Board.

Rather than follow the elaborate process that is set
out in the Region’s letter for addressing changes to
the ROPA 38 RNHS boundaries (which process is not
consistent with the requirements of ROPA 38), Ever-
green has chosen to proceed with the preparation of
an EIR/FSS, which addresses the EIR/FSS Terms of
Reference presented in the TDSPSS and addresses
the requirements of an EIA (as specified in the Re-
gional Official Plan) as well the requirements of an
Environmental Evaluation Report (as specified in the
City of Burlington Official Plan).

The consultants responsible for the preparation of
the EIR/FSS have built on the data and analyses
provided through the TDSPSS and concluded that re-
finements to the key features, buffers, linkages and
enhancement areas identified in the TDSPSS/ROPA
RNHS mapping (Map 1 and Map 1G) were required
to conform with the policies of ROPA 38 based on the
more detailed site-specific findings and analyses. As
noted previously, the environmental consultant to the
Region has agreed that the boundary adjustments
for the Key Features and linkages between Key Fea-
tures related to the Subject Property are appropriate.
No agreement has been reached on the extent of
buffers and enhancement areas to Key Features.
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Final delineation of the NHS features would typically occur at this
stage. As such, an Addendum may not be necessary to address
some of the issues raised by Beacon”

Distribution of Population and Employment

The letter poses a concern over the distribution of population
and employment, related to the Region’s Best Planning Esti-
mates, estimates that include provisions for a distribution of
people and jobs. The letter notes that:

“The Regional best planning estimates (BPES), which were
supported by the City of Burlington and approved by Regional
council in July 2011, include certain provisions for a distribu-
tion of population and employment to the Evergreen lands. The
directions provided by City Council will constitute a significant
departure from the approved Regional BPEs that will impact
the distribution of population and employment throughout the
Region.”

To respond to this concern the Region asks:

“The City must provide to the Region a comprehensive ratio-
nale, including analysis and appropriate studies to demon-
strate the BPEs are being maintained and that the population
and employment distribution to 2031 are also maintained.
Additional consultation with the Town of Oakville, Town of
Milton, and Town of Halton Hills may be necessary. This must
be resolved prior to the advancement of the secondary plan
process.”

Malone Givens Parson has prepared for Evergreen
an Employment and Residential Assessment to
address the Region’s concern regarding the incon-
sistency between the Evergreen proposal and the
Region’s BPE.

The MGP report identifies that the BPEs are not
planning policy but rather are simply estimates of
what employment or population may result within
geographically identified traffic zones. The report
concludes since the proposed Evergreen develop-
ment does not impact in a meaningful manner on
the distribution of employment or population in
Burlington or Halton, it is unnecessary that the BPEs
be maintained for the Evergreen Property.

The Report considers the additional growth for the
Region added by the Growth Plan 2013 and con-
cludes that the Evergreen proposal and its employ-
ment component contributes to the amount of
employment provided in Burlington, in particular the
commercial and population-related employment.
With regards to residential uses, the report conclud-
ed that the proposed units, particularly low density
units, on the Evergreen property help to achieve the
City’s residential unit forecasts.

Sensitive Land Use- D6 Guidelines

The letter also addresses concern over “land use compatibility
issues between the current Evergreen/Connect proposal and
the land uses as described in the approved and in effect North
Oakville West Secondary Plan for the east side of Tremaine
Road in the Town of Oakville”. The Region requests:

“The City and/or proponent must provide to the Region com-
prehensive studies that demonstrate either how the MOE 06
Guidelines are being met or alternatively why the guidance pro-
vided in this document is not relevant to this particular devel-
opment. Further to this, it would be the Region’s expectation
that guidance will be provided in the study on which mitigation
measures and/or site specific land use will be used to resolve
land use compatibility issues.”

Evergreen has addressed the Region’s requirement
to provide comprehensive studies by retaining two
leading consultant firms to carry out the following: a
Noise and Vibration study, prepared by Valcoustics
and an Air Quality Study, prepared by Novus Environ-
mental.

The proponent team has met with the Town of
Oakuville on two occasions to discuss the concerns of
the municipality in regard to land use compatibility
and approaches to ensuring long term develop-
ment potential for both Evergreen and the Town of
Oakville. It is anticipated that these discussions will
continue following the publication of the aforemen-
tioned reports.
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6. Policy Context

The following section assesses the planning policy
related to development of the Evergreen lands. This
section is organized by topic area and within each
topic area provincial, regional and local level policies
are reviewed and a description of how the Evergreen
proposal supports the intent of the various policies is
provided. Where useful, policies are tabularized to al-
low for comparison of related policies and Evergreen’s
response. The topic areas covered include: General
Land Use Planning and Urban Design, Environment,
Transportation, Economy, Agriculture, Aggregate Im-
pact, Heritage and Noise and Air Quality.

6.1. General Land Use Planning
and Urban Design

Many land use policies are important to consider in
the review of the Evergreen proposal. The following
section describes the relevant provincial, regional and
local level policies and plans that are related to land
use planning and urban design.

6.1.1 Planning Act

The Planning Act states in Section 3(5) that land
decisions made by municipalities related to planning
matters shall be consistent with provincial policy
statements and shall conform to provincial plans. The
following sections describe the relevant provincial
policy and plans that are applicable in the context of
the proposed Evergreen Community.
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6.1.2 Provincial Policy Statement
2014

6.1.2.1 The PPS (2014) came into effect on April 30,
2014. The PPS section 6.1.2.1 sets forth the general
land use vision of the province and provides policy
direction on matters of provincial interest.

1.1.1 Healthy, livable and safe communities
are sustained by:

a) promoting efficient development and land
use patterns which sustain the financial well-
being of the Province and municipalities over
the long term;

b) accommodating an appropriate range and
mix of residential (including second units,
affordable housing and housing for older
persons), employment (including industrial
and commercial), institutional (including
places of worship, cemeteries and long-term
care homes), recreation, park and open space,
and other uses to meet long-term needs;

e) promoting cost-effective development
patterns and standards to minimize land
consumption and servicing costs;

h) promoting development and land use
patterns that conserve biodiversity and
consider the impacts of a changing climate.

The Evergreen proposal is land efficient, includes a
range of residential uses and employment uses, parks
and open spaces to create a balanced, mixed use
community. Furthermore the proposal, at 73 people
and jobs per hectare, minimizes land consumption
and promotes cost-effective development. Finally,

the arrangement of development in the proposal has
been carefully balanced with the natural environment,
conserving biodiversity on the site.



6.1.2.2 Section 1.2 of the PPS addresses
coordination. The following excerpts from policy 1.2.1
are relevant to the Evergreen proposal:

1.2.1 A coordinated, integrated and
comprehensive approach should be used
when dealing with planning matters within
municipalities, across lower, single and/or
upper-tier municipal boundaries, and with
other orders of government, agencies and
boards including

a) managing and/or promoting growth and
development;

c) managing natural heritage, water,
agricultural, mineral, and cultural heritage and
archaeological resources;

g) population, housing and employment
projections, based on regional market areas;

The proposal for the Evergreen Community requires
coordination within Burlington and across the lower
tier municipalities that comprise Halton Region.
Planning matters of importance on the Evergreen

site have ramifications for the Town of Oakville and
other municipalities within Halton. The proposed
development concept for the Evergreen Community
promotes an appropriate amount of residential and
employment growth for this location in Burlington,
contributing to population and employment
intensification. The proposal for the Evergreen site
addresses the population and employment projections
provided for this area in a manner that is cognizant
and coordinated with growth expected in other areas
of the Region, complying with the phasing allocation
for Units in Designated Greenfield Areas for Burlington
as defined by Halton Region.

Evergreen has made efforts in its site design to not
hinder the employment growth anticipated in the
neighbouring planned employment lands in the
Town of Oakville. The approach to natural heritage
management on the Evergreen site will retain
important natural heritage resources that contribute
to the overall richness and diversity of the natural
heritage system throughout the Region.

6.1.2.3 Section 1.4 of the PPS discusses housing and
the Province’s goals around providing an appropriate
range and mix of housing types and densities.

The Evergreen development concept supports the
following policies :

1.4.1 To provide for an appropriate range and
mix of housing types and densities required to
meet projected requirements of current and
future residents of the regional market area,
planning authorities shall:

a) maintain at all times the ability to
accommodate residential growth for a
minimum of 10 years through residential
intensification and redevelopment and, if
necessary, lands which are designated and
available for residential development .

1.4.3 Planning authorities shall provide for an
appropriate range and mix of housing types
and densities to meet projected requirements
of current and future residents of the regional
market area by:

d) promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities, and support the
use of active transportation and transit in
areas where it exists or is to be developed.

The Evergreen concept is helping to maintain the City
of Burlington’s ability to accommodate residential
growth. As one of the last greenfield developments

in the City of Burlington, the Evergreen Community
will support the ability of Burlington to accommodate
future employment and residential growth.
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6.1.3 Growth Plan

6.1.3.1 On June 16, 2006 the Government of Ontario
released the Growth Plan for the Greater Golden
Horseshoe. The Places to Grow Act, 2005 legislation
that implemented the Growth Plan, states that all
decisions made by municipalities (and other planning
authorities) under the Planning Act “shall conform
with” the Growth Plan. The Growth Plan is a Provincial
Plan that defines how and where long-term growth and
development shall occur in the Greater Golden Horse-
shoe (GGH) to 2041. Addressing the fast-growing mu-
nicipalities of the GGH as one region working together,
the Growth Plan establishes a vision and correspond-
ing policies addressing transportation, infrastructure,
land use planning, urban form, housing and natural
heritage protection.

6.1.3.2 Section 1.2.2 provides the guiding principles
of the Growth Plan:

¢ Build compact, vibrant and complete
communities.

* Plan and manage growth to support a
strong and competitive economy.

* Protect, conserve, enhance and wisely
use the valuable natural resources of
land, air and water for current and future
generations.

e Optimize the use of existing and new
infrastructure to support growth in a
compact, efficient form.

*  Provide for different approaches to
managing growth that recognize the
diversity of communities in the GGH.

* Promote collaboration among all sectors -
government, private and non-profit - and
residents to achieve the vision.

The Evergreen proposal supports this vision and con-
tributes to the development of a complete communi-
ties through the introduction of a compact community
that preserves natural resources and optimizes use of
planned infrastructure.

6.1.3.3 The Growth Plan also establishes a series of
land use designations that inform which policies apply

to specific areas of the GGH. The Evergreen property
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is considered a designated greenfield defined as
“the area within a settlement area that is not built-up
area”, which is a subcategory of a settlement area,
defined as:
“urban areas and rural settlement areas
within municipalities...where:
a) development is concentrated and which
have a mix of land uses; and
b) lands have been designhated in an official
plan for development over the long term
planning horizon provided for in the Provincial
Policy Statement, 2005.”

The Growth Plan mapping that identifies greenfield
areas is not to be relied upon for the identification of
greenfield areas. Policy 5.4.1.8 of the Growth Plan
states that “the designated greenfield area, shown on
Schedules 2, 4, 5, and 6, is conceptual. For the actual
settlement area boundary, the appropriate municipal
official plans should be consulted.”

The Evergreen property is designated as “Urban” in
the Regional Official Plan and in the Burlington Official
Plan, it is within the Urban Planning Area Boundary
and designated “Land Use Designation to be Deter-
mined,” which indicates the lands are designated for
development over the long term planning horizon.

6.1.3.4 Section 2.2.1 of the Growth Plan addresses
Growth Forecasts. These people and job numbers
provide the estimates to which municipalities in the
Growth Plan area are to plan to accommodate in their
future development. The policies found in 2.2.1 are
found below:
1. Population and employment forecasts
contained in Schedule 3 for all upper- and
Single-tier municipalities will be used for
planning and managing growth in the GGH.

2. The Minister of Infrastructure will review
the forecasts contained in Schedule 3 at
least every five years in consultation with
municipalities, and may revise the forecasts.

In accordance with 2.2.1.2, the 2013 update to the
Growth Plan allocated an additional 40,000 people
to Halton in 2031 than previously allocated by the



2006 Growth Plan. This amendment is referred to as
Amendment 2 to the Growth Plan. Amendment 2 is in
effect as of June 17, 2013.

6.1.3.5 Section 2.2.7 of the Growth Plan established
policies that apply to designated greenfield areas. The
Evergreen proposal, as a development of a designated
greenfield area supports the following policies:

2.2.7.1 New development taking place in
designated greenfield areas will be planned,
designated, zoned and designed in a manner
that -

a) contributes to creating complete
communities

b) creates street configurations, densities, and
an urban form that support walking, cycling,
and the early integration and sustained
viability of transit services

¢) provides a diverse mix of land uses,
including residential and employment uses, to
support vibrant neighbourhoods

d) creates high quality public open spaces
with site design and urban design standards
that support opportunities for transit, walking
and cycling.

2.2.7.2 The designated greenfield area of
each upper- or single-tier municipality will be
planned to achieve a minimum density target
that is not less than 50 residents and jobs
combined per hectare.

The Evergreen proposal, with its mix of residential
and employment uses and housing forms contributes
to the creation of complete communities. In addi-
tion, the site layout and circulation system has been
designed in an urban format that encourages walking,
connection to natural heritage trails and connections
to planned transit nodes. The Evergreen Community
creates high quality public open spaces, the design of
which are directed by the Evergreen Community Urban
Design Guidelines. The overall density of the Ever-
green Community is 73 residents and jobs combined
per hectare, excluding the natural heritage system
from the land base. This density supports the viability
of transit.

6.1.4 Halton Region Official Plan
2009

6.1.4.1 The Halton Regional Official Plan contains the
goals, objectives, and policies that manage growth
and direct physical change and its effects on the
social, economic and natural environment of Halton
Region, which includes the four lower-tier municipali-
ties of Oakville, Burlington, Milton, and Halton Hills.

As described earlier in this report, Evergreen submit-
ted an application for an Official Plan Amendment,
including a draft Secondary Plan, in December 2007
and applications for Zoning By-law Amendment and
Draft Plan of Subdivision in January 2008. At the time
of the applications, the Halton Official Plan 2006 (ROP
2006) was in force. As the ROP 2006 is the appli-
cable Regional Official Plan for the Evergreen Commu-
nity, the proposal for the Evergreen Community and
Evergreen’s applications have been considered in the
context of the ROP 2006 policies to ensure conformity.

This Planning Justification Report has also had regard
for and considered the proposal for the Evergreen
Community in the context of the amendments that
have been made to the Regional Official Plan since
the ROP 2006.

The last five-year review of the ROP was conducted

to incorporate the recommendations of Sustainable
Halton, which sought to integrate the Growth Plan, the
Provincial Policy Statement (2005), and the Greenbelt
Plan. Halton Regional Council adopted the findings

of Sustainable Halton through Regional Official Plan
Amendment 37 (ROPA 37) in May 2009 and Regjonal
Official Plan Amendment 38 (ROPA 38) in December
2009.

In 2011, the Province modified and approved ROPA
38, but this decision was appealed in its entirety to
the Ontario Municipal Board by a number of appel-
lants. As part of the appeals process at the OMB,
Orders were issued on February 4, 2014, October 2,
2014 and March 17, 2015 that confirmed approval of
many of these outstanding appeals. The most recent
version of the ROP is an Interim Consolidation as of
November 28, 2014 of ROP (ROP 2009) which identi-
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fies those policies that are still under appeal at the
OMB. Evergreen has appealed ROPA 38.

6.1.4.2 Part Il of the ROP describes the “basic posi-
tion” of Halton Regional Municipality and identifies the
vision of the ROP. Sections 25 to 33, which describe
the Regjon’s vision, demonstrate that Halton Region

is committed to the concepts of sustainable develop-
ment and landscape permanence, which recognizes
that sustainable development requires the permanent
protection of certain lands from urbanization and its
negative effects. The Evergreen proposal supports
this basic position through addressing a range of the
policy objectives in this section of the ROP.

6.1.4.3 Three broad land use categories are identified
in Section 27: settlement areas, rural countryside, and
natural heritage system; and are understood to be
complementary to each other. Moreover, Section 30
states “Regional Council...advocates the principle of
“land stewardship”--

"that all land owners are entitled to reason-
able use and enjoyment of their land but they
are also stewards of the land and should give
proper regard to the long term environmental
interests in proposing any land use change to
their land”.

6.1.4.4 These values will be reflected in the creation
of “healthy communities” which the ROP defines as:

A healthy community is one:

31(1) that fosters among the residents a state
of physical, mental, social and economic well-
being;

31(2) where residents take part in, and have
a sense of control over, decisions that affect
them;

31(3) that is physically so designed to
minimize the stress of daily living and meet
the life-long needs of its residents;

31(4) where a full range of housing,
employment, social, health, educational,
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recreational and cultural opportunities are
accessible for all segments of the community;

31(5) where mobility is provided primarily
through an affordable, convenient, safe and
efficient public transportation system and non-
motorized travel modes; and

31(6) where the principles of sustainability
are embraced and practiced by residents,
businesses and governments.

The Evergreen proposal supports the basic position of
the ROP outlined in Section Il in that it contributes to
the development of a range of housing, employment
and recreational opportunities for the community, is
physically designed to support the needs of residents
by including a range of housing types and mix of

uses, supports the development of an efficient public
transportation system by building at transit-supportive
densities and embodies sustainability practices such
as low impact development and natural heritage pres-
ervation in its site design.

The Region of Halton provides Healthy Community

Guidelines to assist in implementing the healthy com-
munity policies of their plan. The Healthy Community

Guidelines are discussed in Section 6.1.5 of this
report.

6.1.4.5 Section 50 states that Map 1 of the ROP “rep-
resents Halton’s basic position on the use of land and
natural resources”. On Map 1, the Evergreen property
is identified as Urban Area, a place “where urban
services are provided to accommodate concentrations
of existing and future development” and Regional
Natural Heritage System, “a system of connected
natural areas and open space to preserve and en-
hance the biological diversity and ecological functions
within Halton.” The Regional Natural Heritage System
is discussed further in Section 6.2. of this Planning
Justification Report.

6.1.4.6 Section 55 identifies that “The Regional Struc-
ture is accompanied by a growth strategy for Halton
based on the distribution of population and employ-



ment for the planning horizon year of 2031 as con-
tained in Table 1, and in accordance with the Regional
phasing outlined on Map 5.”

The Region’s growth strategy identifies how growth is
expected to unfold in the Region’s four municipalities.
Each municipality has a corresponding population
distribution and employment distribution in Table 1.

Municipal- | Population Employment
ity

2006 2031 2006 2031
Burlington | 171 193 88 106
Oakuville 172 255 82 127
Milton 56 238 28 114
Halton Hills | 58 94 20 43
Halton 456 780 218 390
Region

* numbers in 000s

The population and employment targets for 2031 that
appear in Table 1 are dictated by the population and
employment distribution identified in Schedule 3 of
the Growth Plan for the Greater Golden Horseshoe.
Pursuant to Growth Plan policy 5.4.2.2 a. upper tier
municipalities such as Halton Region will allocate

the growth forecasts provided in Schedule 3 to lower-
tier municipalities. In 2013 the Province of Ontario
brought into effect Amendment 2 to the Growth Plan
for the Greater Golden Horseshoe. Amendment 2 in-
troduces revised growth forecasts for Schedule 3. The
population for Haton in 2031 in the revised Schedule
3 increases by 40,000 people to 820,000.

The Regjon of Halton Official Plan population and em-
ployment distribution found in Table 1 do not reflect
this adjustment.

6.1.4.7 Table 2 of ROP identifies Intensification and
Density Targets for the Region. In Burlington, the
minimum overall development density target for new
development in “Designated Greenfield Areas” is 45
residents and jobs combined per gross hectare. As
noted previously, Evergreen provides 73 jobs and
residents per hectare, which will assist Burlington in
achieving its minimum density target.

6.1.4.8 Section 55.2 states that
“The Regional Structure also sets out the
Regional phasing to be achieved every five
years from 2012 to 2031 between the Built-up
Areas and the Designated Greenfield Areas in
Table 2a.”

Table 2a for the City of Burlington is replicated below:

2012- 2017- | 2022- 2027-
2016 2021 |[2026 2031

Units in Desig- | 428 432 133 221
nated Green-
field Areas

Low Density | 287 302 106 123
Units

Medium and | 141 130 27 98
High Density
Units
Units inside the | 2525 2758 2669 2659
Built Boundary

Employment 3055 4136 1299 1204

According to the BPESs, low density units are defined
as single detached houses and semi detached hous-
es, medium density as townhouses and duplexes, and
high density as apartments

6.1.4.9 The Evergreen Community is in a Designated
Greenfield Area. The development concept proposes
907 residential units, as set out in the table below. It
is anticipated that many of these units will be built
prior to 2021.

Total
Low Density Units 374

Medium and High Density Units 532

The Evergreen development proposes a total of 374
low density units, which is below the 589 low density
units allocated up to 2021 in ROP Table 2A. It is antici-
pated that 271 medium and high density units will be
built by 2021, in accordance with Table 2A. The bal-
ance of the medium and high density units will built
subsequent to 2021..
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6.1.4.10 It is important to note that Table 2A is in-
tended to reflect the overall population distribution
for Burlington provided from ROP Table 1. As noted
previously, Table 1 does not reflect the additional
40,000 people allocated to Halton Region by Amend-
ment 2 to the Growth Plan. The units allocated inside
and outside the built boundary in Burlington would
be expected to rise to accommodate this additional
growth. The overall units proposed by Evergreen are in
line with the current projections to 2031 for the Des-
ignated Greenfield Areas and when the ROP Tables 1
and 2A numbers are updated to conform to Growth
Plan Amendment 2, the units proposed by Evergreen
would continue to comply.

6.1.4.11 Part lll of the ROP “describes policies that
promote “land stewardship, including goals, objec-
tives, permitted uses, and general policies for each
land use designation on the Regional Structure map.”
As noted earlier, the Evergreen lands are designated
Urban Areas in Map 1. The Evergreen proposal sup-
ports the following policy objectives for Urban Areas:

72 The objectives of the Urban Area are:

(1) To accommodate growth in accor-
dance with the Region’s desire to improve and
maintain regional unity, retain local com-
munity identity, create healthy communities,
promote economic prosperity, maintain a high
quality, sustainable natural environment, and
preserve certain landscapes permanently.

The Evergreen proposal accommodates growth in a
concept that: includes residential and employment
uses, promoting economic prosperity, retains and pro-
tects a significant natural heritage system, preserving
important landscapes permanently and is walkable,
mixed use and of transit supportive density, there by
contributing to the creation of healthy communities.

(2) To support a form of growth that is com-
pact and supportive of transit usage and
non-motorized modes of travel, reduces the
dependence on the automobile, makes ef-
ficient use of space and services, promotes
live-work relationships and fosters a strong
and competitive economy.
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The Evergreen proposal will support the planned
higher order Bus Rapid Transit along Dundas street
and the Highway 407 Transitway. The inclusion of
employment and residential development in the Ev-
ergreen community promotes live work relationships
and supports the regional economy.

(3) To provide a range of identifiable, inter-con-
nected and complete communities of various
sizes, types and characters, which afford maxi-
mum choices for residence, work and leisure.
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The Evergreen Community will provide a uniquely
mixed use community that includes a variety of built
form character and type allowing for increased choice
in residence and employment opportunities.

(7) To plan and invest for a balance of
jobs and housing in communities across the
Region to reduce the need for long distance
commuting and to increase the modal share
for transit and active transportation.

The Evergreen Community includes a balance of jobs
and housing opportunities, contributing to reducing
the need for long distance commuting. The Commu-
nity is also along two higher order transit lines, the
Dundas BRT and Highway 407 transitway, contributing
to an increase in modal share for transit.

(9) To facilitate and promote intensification
and increased densities.

The Evergreen proposal includes 907 units at a den-
sity of 73 people and jobs per hectare. This proposal
promotes intensification and increased, transit sup-
portive densities.

(10) To provide for an appropriate range and
balance of employment uses including indus-
trial, office and retail and institutional uses to
meet long-term needs.

The Evergreen proposal includes employment uses
that include sites identified for light industrial and
office uses as well as a mixed use corridor area where
retail uses are contemplated. The Evergreen Commu-
nity will provide a range and balance of employment
uses.

75 The Urban Area is planned to accom-
modate the distribution of population and
employment for the Region and the four Local
Municipalities as shown in Table 1 and the
Regional phasing as shown in Table 2a.

77 It is the policy of the Region to:

(2.4) Require development occurring in Desig-
nated Greenfield Areas to:

a) contribute towards achieving the develop-
ment density target of Table 2 and the Region-
al phasing of Table 2a;

The Evergreen proposal contributes to the density tar-
get of Table 2, surpassing the minimum target of 45
people and jobs per hectare. In addition, the proposal
contributes towards achieving the Regional phasing of
2a, as described in this planning rationale.

b) contribute to creating healthy communities;

The Evergreen Community, with its mix of housing
typologies, mix of uses, interconnected street and trail
network and connectivity to natural heritage resources
and recreational trails contributes to the development
of a healthy community where people and live, work
and recreate.

c) create street configurations, densities, and
an urban form that support walking, cycling
and the early integration and sustained viabil-
ity of transit services;

The street network proposed by the Evergreen Com-
munity is not typical for a Greenfield residential devel-
opment. A more urban street and block pattern has
been proposed in Evergreen to support connectivity
to planned transit routes and existing transportation
infrastructure as well as support alternative transpor-
tation modes such as walking and cycling.

d) provide a diverse mix of land uses, includ-
ing residential and employment uses to sup-
port vibrant neighbourhoods; and

The Evergreen Community proposes a range of resi-
dential densities as well as different opportunities for
employment uses, from light industrial to retail, to sup-
port a vibrant and more complete community.

e) create high quality parks and open spaces
with site design standards and urban design
guidelines that support opportunities for tran-
sit and active transportation.
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The Evergreen proposal includes 2 ha of parks as part
of the development. 19.6 ha of natural heritage re-
sources have been preserved and protected as part of
the Evergreen proposal. In addition, design guidelines
are provided for parks and open space in the accom-
panying Urban Design Guidelines document.

6.1.4.12 Housing is addressed by the Regional Official
Plan in section 84 through 86. As stated in policy 84,
the goal for housing is to supply the people of Halton
with an adequate mix and variety of housing to satisfy
differing physical, social and economic needs. The
following policies are important to consider when as-
sessing the Evergreen proposal:

85(8) To encourage the Local Municipalities
and the building and development industry to
develop innovative housing designs that stress
flexibility in use, mix of compatible land uses,
good environmental practices, universal physi-
cal access, public safety and security needs,
cost-efficiency, affordability and energy and
natural resource conservation while maintain-
ing sound engineering and planning principles.

86(6) Adopt the following housing targets:

a) that at least 50 per cent of new housing
units produced annually in Halton be in the
form of townhouses or multi-storey buildings;

86(23) Encourage the Local Municipalities
and the development industry to consider
innovative residential development designs
which contribute to affordability and energy
and natural resource conservation.

With regards to policy 85 (8) the Evergreen proposal
includes a mix of compatible land uses including
residential uses of varying densities and employ-
ment uses that are compatible and support natural
resource conservation through the protection of 19.6
ha of natural heritage lands and the promotion of low
impact development techniques throughout the Com-
munity and through its design. The design proposed
in the Concept Plan contributes to affordability in
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that it provides for a range of housing types includ-
ing single-family houses, townhouses and apartment
units helping to achieve policy direction in 86 (6).

The site design, its compact and mixed use building
forms and proximity to planned transit investment
supports policy 86 (23) by contributing to natural
resource conservation by encouraging transit use and
active transportation.

Furthermore, the innovative stormwater management
strategies in the EIR Section 6.6 will educate future
residents of the Evergreen Community about the low
impact development strategies used on the site and
promote the conservation of water including reduced
fertilizer/pesticide use, alternate lawn practices, rain
gardens, rain barrels, pet litter control and environ-
mental sensitivities of the NHS, further addressing
policy 85(8).

6.1.4.13 Sections 150 to 164 of the Plan ad-
dress the provision of human services within Halton
Region. Human services include public safety, health,
educational, and supportive institutions and organiza-
tions as well as governance and recreation. The fol-
lowing policies and objectives are relevant to consider
in the context of the Evergreen proposal:

153 The objective of the Region is to strive for
the provision of the following for all residents
of Halton:

(3) employment opportunities to earn
adequate income to support basic material
needs.

156 It is the policy of the Regjon to:

(1) Require all proponents of development
to have regard for the Healthy Communities
Guidelines in considering and providing physi-
cal design features that promote safety and
security.



164 It is the policy of the Region to:

(3) Encourage the Local Municipalities to

design their communities to provide ample op-
portunities for a range of physical activities by
all age groups of the inhabitants.

(8) Encourage and support the establish-
ment, within communities and at locations
accessible by active transportation or public
transit, of facilities that provide a compre-
hensive range of community health care and
support services.

The diverse range of uses provided for through the
proposed land use and zoning designations for Ev-
ergreen will create opportunities for the inclusion of
a number of community and human services on the
Property. The intent of the proposed mixed use com-
munity is to contribute to a more complete community
where residents can live, work, and play, minimizing
the need to travel by automobile and creating a com-
munity where the diverse needs of a community can
be met. The Healthy Community Guidelines refer-
enced in Section 156 are addressed in section 6.1.5
of this report.

PLANNING JUSTIFICATION REPORT JULY 17 2015

49



6.1.5 Region of Halton
Guidelines

The Region of Halton guidelines are a set of docu-
ments that help to implement the policies of Halton
Region’s Official Plan, as called for in section 192

of the Plan. The Guidelines are intended “to clarify,
inform, and aid in the implementation of the Plan’s
policies” according to the preamble found within the
introduction to each guidelines. The Guidelines cover
a range of areas; the relevant guidelines for Ever-
green application are as follows: Healthy Community
Guidelines, Land Use Compatibility Guidelines, Urban
Services Guidelines, Livestock Facility Guidelines,
Agricultural Impact Assessment Guidelines, Environ-
mental Impact Assessment Guidelines, Guidelines
for Reviewing Development Applications with Respect
to Contaminated or Potentially Contaminated Sites,
Air Quality Impact Assessment Guidelines, and Noise
Abatement Guidelines.

This planning rationale report will discuss how the
Evergreen proposal is consistent with the Healthy
Community Guidelines. Other guidelines are ad-
dressed in relevant consultant studies accompanying
this application.

6.1.5.1 Healthy Community Guidelines

The purpose of the Healthy Communities Guidelines is
“to identify attributes of a healthy community so that
the Region and Local Municipalities can work together
during Area-Specific plans and long range planning
policy review processes to achieve Healthy Communi-
ties.”

The purpose of the Guidelines are elaborated upon in
Section 1 of the Guidelines, referring back to a shared
goal amongst the Region and local municipalities to
create “healthy and livable communities ensures that
[there is] a focus on public health, climate change,
and the built environment.” Policy context is provided
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that identifies how the guidelines are in line with
provincial planning policies in the PPS (section 1.1.1)
and the Growth Plan (section 1.2.2). Sections 6.1.2
and 6.1.3 of this planning justification elaborate on
how Evergreen supports these provincial-level policies
related to the development of healthy communities.

Section 2 of the Guidelines outline seven components
of a healthy community and describe each one in turn,
describing elements that may be included in achieving
these attributes. The following table describes how
the Evergreen proposal addresses each of the seven
attributes and the extent to which the identified ‘ele-
ments’ are provided for in the development proposal.



ATTRIBUTES

‘ELEMENTS’ IN EVERGREEN PROPOSAL

2.1

Built
Environment

The Evergreen proposal features compact development at 73 people and jobs per hect-
are. The proposed community structure features a diversity of uses including residential
uses of varying density and form, employment and mixed use opportunities for retail/
commercial uses along with residential uses in the proposed mixed-use buildings. The grid
of streets proposed lends to its walkable nature, connecting residents to nearby natural
heritage attributes or planned transit service. The mix of proposed residential uses will re-
sult in a diversity of housing including townhouses, apartment units and single detached
homes. The Community has been designed around a significant natural heritage system
that will support a strong urban forest in the community, along with new tree planting that
will take place along with the development. A range of local and local collector streets will
support a strong pedestrian environment where buildings face the street edge, are active
by ground floor commercial or residential uses, are connected to parks and natural open
spaces and provide a safe place for pedestrians, cyclists and vehicle drivers.

2.2

Mobility

The ability for future residents to get around the Evergreen Community is enhanced by a
fine grained street network that, through the use of sidewalk and proposed trail nhetwork, is
supportive of active transportation and will support pedestrian movement through the site
as well as cycling routes. Transit accessibility is at the core of the proposed site design,

as the proposed development is located at two planned transit routes, the BRT along
Dundas Street and the Highway 407 Transitway along the north edge of the site. Making
efficient use of this planned transit investment, the Evergreen proposal can accommodate
73 people and jobs per hectare, a transit supportive density. For higher density land uses
proposed in the site, structured or underground parking is proposed, making efficient use
of the land for mixed use development rather than extensive surface parking.

2.3

Nature Envi-
ronment and
Open Space

The Natural Heritage System proposed as part of the Evergreen development concept pre-
serves 19.6 ha of natural heritage open space and 2 hectares of non- NHS open space for
parkland. The elements of the open space system support the health of the natural envi-
ronment as well as contribute to the supporting recreational opportunities. The parks and
public spaces proposed as part of the Evergreen Community range in size and in function,
allowing for a range of uses and experiences of open space. The concept is supported by
a network of trails that connect into the Bronte Creek Valley Lands as well as pathways
through the proposed parks and along the full network of sidewalks that will be part of the
Community structure.

24

Human Ser-
vices

The mix of built form contemplated for the Evergreen Community has the ability to facili-
tate the co-location and integration of services. While not specifically prescribed, the abil-
ity for human services to locate in the Evergreen Community will be permitted in the mixed
use areas within the zoning by law.

PLANNING JUSTIFICATION REPORT JULY 17 2015

51



2.5

Sustainable
Design

The design of the Evergreen Community has incorporated a number of features that em-
body sustainable design. The transit supportive density of the site and connectivity to two
planned transit lines will contribute to conservation of energy in that it will make travel

by modes other than private automobile more attractive and convenient. The low impact
development strategies used on the Evergreen site will contribute to the conservation and
wise use of water. The LID strategies including implementing a ‘treatment train’ system
that employs a number of processes including interception, absorption, attenuation, infil-
tration, retention and evapotranspiration will improve the water quality on site and impact
the quality of the water leaving the site.

2.6

Economy

The population and jobs supported on the Evergreen site is estimated to be 73 people and
jobs per hectare. This includes 907 residential units and approximately 33,000 square
meters of dedicated employment space on employment lands. Such a mix of people and
jobs promotes diversity of employment opportunities and is at the center of creating a suc-
cessful mixed use community where there are opportunities to live and work in the same
area. The proposed retail/ commercial/ service employment at grade in the mixed use
general area are has the potential to deliver neighbourhood jobs filling needs for a diver-
sity of employment opportunities.

2.7

Community
Food Supply

The Evergreen Community supports the notion of community food supply and small scale
retail food options and employment related to local food distribution process or warehous-
ing may be an appropriate use for the business corridor land uses at the north edge of the
site.
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6.1.6 Burlington Official Plan

6.1.6.1 The Burlington Official Plan (OP) supports Hal-
ton’s ROP by providing more geographically specific
policy and land use permissions within its municipal
boundary. Section 44 of the ROP states that “Local
Municipalities are to deal with their local environ-
ments to best express their own individualities...
[through] the structuring of communities and neigh-
bourhoods and the internal configuration of each of
the Local Municipalities...as long as the overall plan-
ning vision for Halton and policies of [the ROP] are
adhered to.”

The OP provides a number of policies that describe
the kind of development Burlington (the City) is seek-
ing to encourage and support, establishing an overall
vision for how growth should be organized and man-
aged within the municipality.

The current OP was approved by the Ontario Municipal
Board in October, 2008, but has since been updated
with changes up to December 2013. However, some
portions of the document that apply to the Evergreen
proposal are still under appeal at the OMB, such as
the identification of the Property on Schedule A of the
OP and four clauses in Part VI, Section 1.3 that con-
cern the development approval.

6.1.6.2 Part Ill of the Burlington Official Plan concerns
land use policies that apply to specific designations
found on Schedule A, Settlement Pattern and Sched-
ule B, Comprehensive Land Use Plan. The Property is
currently identified as “Employment Lands” on Sched-
ule A Settlement Pattern. The Property is designated
as “Land Use Designation to be Determined” on
Schedule B, Comprehensive Land Use - Urban Plan-
ning Area. This identification of the Property as “Em-
ployment Lands” on Schedule A was introduced as
part of OPA 55, which contained revisions to the 1997
City Official Plan that resulted from an Official Plan Re-
view initiated in 2002. Prior to OPA 55, the Evergreen
Lands were identified as “Land Use Designation to be
Determined” on both Schedules A and B. Evergreen
has appealed OPA 55 to the OMB.

Official Plan Schedule A

,—-
=+ railway L I Deferral

—
mm City Boundary L I Referral
B Urban Planning Area Boundary

Figure 22: Excerpt Official Plan Schedule A Burl-
ington Official Plan Settlement Pattern

The change in Schedule A in OPA 55 has been ap-
pealed by Evergreen and is not in legal effect. Further-
more, Schedule A indicates that it is not a land use
designation map
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Residential Areas . Natural Features/Open Space

Employment Lands Rural Lands

Rural Settlement Area

. Major Retail Areas

Mixed Use Activity Areas E North Aldershot Planning Area

Figure 23: Excerpt Official Plan Schedule B
Burlington Official Plan Comprehensive Land Use
Plan - Urban Planning Area

6.1.6.3 Section 8 of Part VI provides special direc-
tion for areas where land use designations are to be
determined as illustrated on Schedule B, Compre-
hensive Land Use Plan - Urban Planning Area. The
Evergreen site is addressed in Section 8.4 Tremaine
Road/ Dundas Street Study Area. The policies in the
section make it clear that secondary planning or ma-
jor planning studies are to be conducted to determine
long term development policies for Land Use Designa-
tion to be Determined areas (8.1 b). In addition, they
provide specific requirements to realize such plans or
studies. In the case of Tremaine Road/ Dundas, an
inter-municipal study is identified to establish the over-
all development concept (8.4b). As detailed in section
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3 of this report, this inter-municipal study, undertaken
by MSH, was completed in 2009 and received by Bur-
lington City Council in September 2011. In Burlington
staff report PB-36/11, which went to the Burlington’s
Community Development Committee on September
12,2011 and evaluated the MSH Background and
Options Report, staff supported a mixed use option for
the Property.

Further direction is provided in section 8.4 ¢) and d) of
the OP stating that:

8.4 ¢) Land use policies within the Tremaine/
Dundas Street Study Area shall be directed
by the findings of Secondary Plan study(ies)
and the subsequent adoption of the Second-
ary Plan(s) and amendment to this Plan. The
planning study referred to in Part VI, Subsec-
tion 8.4 b)[the inter-municipal study] shall

be used as the basis for the Secondary Plan
study(ies).

d) The Secondary Plan study(ies) referred to in
Part VI, Subsection 8.4 c¢) shall be conducted
in accordance with Part VI, Section 5.0.

Section 5 of Part VI describes the Secondary and Ter-
tiary/ Neighborhood Planning process. In the Council
direction of November 26, 2012, Council directed the
Planning Director to prepare a secondary plan for the
Tremaine Dundas Lands. Policies 5.2 b) describes
matters to be considered in the secondary plan devel-
opment. As part of this development application, draft
Secondary Plan policies have been created. These
policies have been the subject of consultations with
the City of Burlington. The draft Secondary Plan pro-
vides proposed policies related to community vision,
land use structure, environmental strategy, land use
design and transportation, reflecting the development
concept for the Evergreen lands presented with this
application.

The land use policies proposed by Evergreen are con-
sistent with the Council direction in 2011 in regard to
a mixed use development and then in 2012 in regard
to Options A or B or a mix of the two. The proposed
draft Secondary Plan prepared for Evergreen includes
the matters to be considered as directed by Part VI,



Section 5.0 of the OP, including the preparation of
an Urban Design Plan - provided in the context of the
draft Secondary Plan polices—as outlined in Part VI
Section 5.3.b).

With the completion of the process identified in Part
VI, Section 8.4, the proposed OPA will delete the poli-
cies in Section 8.4 and redesignate Tremaine Dundas
Plan area according to the Secondary Plan and related
Official Plan Amendment.

6.1.6.4 Part | of the Official Plan addresses the Policy
Framework for the Plan. It indicates that the OP will
manage and direct development and planning to a ho-
rizon of 2021, when it is expected that the population
will have grown to 182,000 residents with 108,000
employees within the municipality. The guiding prin-
ciples for the OP are described in Section 3.0 Guiding
Principles as follows:

a) Provide a community plan and growth strat-
egy aimed at creating an attractive, liveable
community that offers a wide range of hous-
ing, employment, transportation, and leisure
opportunities for all its citizens.

b) Support a healthy, clean and sustainable
community based on an ecosystem approach
and the implementation of the principles of
Sustainable Development, by ensuring that
environmental integrity and diversity, social
and economic factors, and compatibility are
considered in land use decisions.

c) Ensure that the City’s infrastructure and
services are maintained or expanded at a level
that is fair, realistic and affordable.

d) Foster a unique, vibrant and strong com-
munity identity.

e) Create a community development pattern
that supports the existing business commu-
nity and promotes new business development
opportunities, by protecting critical areas of
economic enterprise and promoting a variety
of locations for economic activity.

f) Support a vigorous local economy.

g) Promote safety and health in the commu-

nity as well as fair access to housing, munici-
pal services, community facilities, education

facilities and economic opportunity.

The Evergreen proposal provides a liveable community
with a mix of uses and employment opportunities sup-
porting the guiding principles of the Official Plan. The
Evergreen community, in its preservation of 19.6 ha of
natural heritage systems and incorporation of sus-
tainable development principles such as low impact
development strategy supports guiding principle b).
Further more its proposed employment opportunities
and mix of uses promote a vibrant community and
areas for economic activity as identified in principles
d, e, fandg.

6.1.6.5 Part | Section 4.0 addresses the City of
Burlington’s land use vision. This narrative statement
describes the City’s character, its present built form
and its vision for future growth. The vision describes
the changes that the OP encourages such as:
4.3
i) the development of a greater diversity of
housing types to meet the changing needs of
the population;

ii) the development of a more self-contained
city by encouraging a greater live-work rela-
tionship and supporting designation of lands
for a wide variety of employment uses;

iii) the focusing of more intense land uses into
specified mixed use centres and along certain
roads;

iv) a move towards a more balanced transpor-
tation system; and

V) a greater emphasis on the long term preser-
vation and conservation of significant natural
features with greater public access particularly
to the waterfront and reasonable and respon-
sible access to other areas.
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The Evergreen proposal realizes many of the changes
that are sought by the Official Plan. The proposal
includes a variety of housing types including single
detached houses, townhouses and apartment units;
the introduction of employment uses and mixed use
development to support the idea of ‘self-containment’;
a community of transit-supportive densities which
support a move toward a more balanced transporta-
tion system where transit use is encouraged through
urban design; and a site design that protects and en-
hances the natural heritage features that are present
on the site.

6.1.6.6 Part Il of the OP establishes the functional
policies that are applicable throughout the City regard-
less of the land use designation. Nevertheless, some
policies apply only to specific types of land use desig-
nations. Section 2 of Part Il details the principles, ob-
jectives, and general policies that inform the centrality
of the concept of sustainable development to the
overall vision for the City’s growth. Sections 2.6 and
2.7 discuss sustainable development more specifi-
cally. The following policies are relevant to consider in
the context of Evergreen’s proposal:

2.6.2 Sustainable Development and City Op-
erations: Policies

g) Energy conservation shall be encour-
aged through community and site planning,
design, and the use of energy-efficient ma-
terials and landscaping. When development
applications are reviewed, consideration shall
be given to energy conservation measures
such as the solar orientation of streets and
buildings, increased densities, walkability and
decreased automobile dependency, and the
use of landscaping and building materials.

The Evergreen proposal and its proposed site design
includes increased densities, a more compact, urban
type street grid that encourages walkabilty and an
innovative approach to site landscaping that promoted
low impact development strategies.

2.7.3 Sustainable Design and Compatibility
Policies
d) Where appropriate, new development shall
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be designed to be compatible with and en-
hance existing natural features, such as the
Lake Ontario and Burlington Bay waterfronts,
the Niagara Escarpment, woodlots, water-
courses and stream valleys.

e) The City will encourage development that
provides choices in housing, shopping, em-
ployment, and transportation.

f) Energy conservation shall be encouraged
through community and site planning, design,
and the use of energy-efficient materials and
landscaping. When development applications
are reviewed, consideration shall be given to
energy conservation measures such as the
solar orientation of streets and buildings,
increased densities, walkability and decreased
automobile dependency, and the use of land-
scaping and building materials.

n) Exposure of residential and other land uses
sensitive to vibration, noise, dust, odours

or other effects caused by transportation or
industrial facilities, and likewise, the encroach-
ment of sensitive land uses on these facilities,
shall be avoided through the use of separation
distances, the placement of non-sensitive land
uses in buffer areas, and/or other means.
Proponents may be required to submit studies
and undertake necessary mitigating actions
to address compatibility issues to the satisfac-
tion of the City and Region. Provincial guide-
lines shall be referred to for direction in land
use planning decisions.

The Evergreen Proposal is consistent with the policies
outlined above in that it incorporates many sustain-
able development principles in its planning and
design. The proposal is designed to integrate with
existing woodlots and watercourses (d); it provides

a range of housing typologies including single family
townhouse and apartment units, a mix of employ-
ment opportunities and a walkable community that is
connected to transit to supporting housing, shopping,
employment and transportation choice (e); it protects
and enhances natural features on the site and is com-
patible with the on site woodlands and watercourses



(f); it includes the use of low impact development
strategies to control and treat stormwater on site (h);
it includes the preservation of 19.6 ha of heavily treed
and wooded areas and will include extensive street
tree planting supporting item (m); and includes appro-
priate separation of sensitive residential areas from
planned employment uses (n).

6.1.6.7 Section 6 of Part Il of the OP concerns the
integration of design considerations into planning
processes for the City. The basic principle of the OP
related to urban design is: The tangible elements of
the urban form, consisting of a combination of the
built environment and open space that form the urban
landscape, shall be designed in an efficient, attractive
and compact manner to enhance the well-being of the
residents of the community and to reflect the vision of
this Plan (6.1). The site design of the Evergreen pro-
posal meets this principle. The general design objec-
tives that are most relevant to this application are:

6.2 Design: Objectives

a) To ensure that the design of the built envi-
ronment preserves, enhances and connects
natural features and landscapes.

d) To ensure that the design of the built
environment in new communities integrates
with the natural setting and provides a diverse
social setting that is well served by public
transit, and by attractive and well-developed
pedestrian environments.

e) To achieve a high quality of design within
the public realm.

f) To ensure consistency, compatibility and
quality in the built environment while allowing
for a diverse design expression.

h) To ensure that the principles of Sustain-
able Development are considered in the
design of the built environment

The Evergreen proposal is supported by a carefully
crafted, intentional design to create a new type of
Greenfield development; one that integrates with it
natural surrounding while creating a dense, walk-
able, attractive community that is connected to higher
order transit and a mix of uses including retail and
employment. The streets and blocks within the Ever-

green proposal have been designed to allow for a high
quality public realm that contributes to the commu-
nity’s identity and success. More details regarding
Evergreen’s approach to design can be found in the
accompanying Urban Design Guidelines.

6.1.6.8 Section 6.3 and 6.4 discusses urban design in
the context of existing and new communities and the
public realm, respectively. Policy 6.3. d) and €) de-
scribes the preparation of design plans that support a
development proposal and the preference of the City
for compact development

d) City Council may require the prepara-
tion of design plans in conjunction with devel-
opment proposals. These plans shall, among
other things, identify the natural environment
system as the organizing framework for new
community forms, define a physical organiza-
tion that supports the goals of mixed land use,
diversity and pedestrian orientation, define
the public realm and the relationship of built
form to the public realm, address issues of the
physical integration of the community with sur-
rounding areas, encourage the use of public
transit and the creation of an environment for
pedestrians and bicyclists, identify opportuni-
ties to integrate public art or other cultural ele-
ments into the community, and promote public
safety.

e) Preference will be given to community
design containing more compact forms of de-
velopment that support higher densities, are
pedestrian oriented and encourage increased
use of public transit.

The Evergreen proposal provides a number of plans
that illustrate various elements outlined in 6.3 d) in-
cluding the relationship of the proposed development
to the natural heritage system (Schedule B) the physi-
cal organization of the plan and the proposed mix of
uses (Schedules A, C and the Concept Plan), and the
support of public transit use through convenient con-
nections to the planned BRT transit stop at Tremaine
and Dundas (Schedule D).
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The Evergreen proposal supports higher density
development that is pedestrian oriented and encour-
ages the use of transit by connecting to the Dundas
BRT and the future Highway 407 Transitway (6.4 €).
Furthermore, the proposal support the creation of

a strong public realm in that the design of proposed
streets and buildings face the street and create at-
tractive pedestrian spaces (6.4 b) and link proposed
parks and existing open spaces (6.4 d).

6.1.6.9 Section 6.5 of Part Il describes design guide-
lines policies. The Secondary Plan prepared in con-
junction with this application for the Evergreen lands
addresses various policies in this section, creating

a refined description of the type and form of devel-
opment anticipated in the Evergreen Community,
defining the design elements required to ensure
compatibility, connectivity and an overall healthy, safe
community.

The Secondary Plan address the density and height of
proposed building forms(6.5 a); compatibility between
sensitive uses and planned employment uses on the
east side of Tremaine road(6.5 b); a focus on the de-
velopment of a safe, pedestrian friendly streetscape
that is safe and vibrant (6.5 ¢, d, f); connectivity to ar-
eas of planned transit investment (6.5 e); site design
that anticipates shared or underground parking for
more intense uses, improving the public realm (6.5 g);
and a design that supports sustainable development
considerations (6.5 m).

Section 6.6 ¢) which addresses the need for Urban
Design Guidelines for large scale developments like
Evergreen’s are addressed in a stand alone Urban
Design Guidelines document submitted as part of this
application, which details the urban design guidelines
that will shape the development of the Evergreen
Community.

6.1.6.10 Part Il sets out the land use designation
policies for the City of Burlington. The settlement
pattern land use categories proposed to amend OP
Schedule A include: Residential Areas, Mixed Use Ac-
tivity Areas, Employment Lands and Natural Features/
Open Space (See proposed Schedule A). Six specific
land use designations are proposed to amend OP
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Schedule B: Business Corridor, Mixed Use Corridor-
Employment, Residential - Medium Density, Mixed Use
Corridor- General, Greenlands and Major Parks and
Open Space.

6.1.6.11 Section 2 of Part Il provides guidance on
how growth on lands identified as “Residential Area”
on Schedule A should be managed, designed, and
accommodated. The proposed residential area on the
Evergreen lands supports the principles and objec-
tives set out in section 2.1 including supporting Bur-
lington’s supply of housing (2.1 b), includes a range
of housing types (2.1 ¢, 2.2.1 d, f), addresses new
housing demand through the development of a new
community (2.1d), is compatible with the protection of
the natural environment (2.2.1 b), encourages use of
public transit in that the proposal is located near the
planned BRT along Dundas ( 2.2.1 ¢) and includes a
mix of uses that encourage a live/ work relationship in
the city (2.2.1 d).

The following polices are also relevant to consider in
the context of the Evergreen proposal:
2.2.2
d) In Residential - Medium Density areas,
either ground or non-ground oriented housing
units with a density ranging between 26 and
50 units per net hectare shall be permitted.

g) The following building forms for residential

development shall be permitted:
ii) detached and semi-detached
homes, townhouses, street town
houses and stacked townhouses,
back to back townhouses, attached
housing and walk-up apartments shall
be permitted in Residential-Medium
Density areas, provided that these
forms meet the density as specified in
Part lll, Subsection 2.2.2 d), for these
areas.

A broad range of dwelling types are proposed in the
Community. The density of the lands proposed to be
designated Residential - Medium Density, as iden-
tified in Schedule C, is estimated at 32 units per
hectare and includes detached, semidetached and
townhouse forms.



6.1.6.12 The Evergreen proposal contributes to meet-

ing Burlington’s short and long term housing supply,

as set out in subsection 2.3 of Part Ill.
2.2.3
a) To the extent to which land is available in
the Urban Planning Area, City Council shall
maintain its fair share of land within the
regional market area with servicing capacity
sufficient to provide a three year supply of resi-
dential units, available through lands suitably
zoned to facilitate residential intensification
and re-development, as well as land in draft
approved and registered plans, in order to
meet anticipated short term housing needs.

b) To the extent to which land is available in
the Urban Planning Area, City Council shall
maintain the ability to accommodate its

fair share of residential growth within the
regional market area for a minimum of 10
years through residential intensification and
re-development and, if necessary, lands which
are designated and available for residential
development, in order to meet anticipated
long term housing demands.

The ways in which Evergreen’s proposal meets Bur-
lington’s long and short term housing needs are
further described in MGP’s Report, “Employment and
Residential Assessment Evergreen Property.”

6.1.6.13 Section 3 of Part Il discusses lands identi-
fied as “Employment Lands” on Schedule A. The
northeast portion of the Property is proposed to be
identified as Employment Lands, and more specifically
designated as Business Corridor. Employment Lands
are described in the OP as “the main locations where
office and industrial activities will occur.” The Ever-
green proposal supports the principles, objectives
and general policies related to employment lands in
that it increases job opportunities in the city (3.1 b), is
balanced with consideration for the natural heritage
system (3.1 ¢), is compatible with other uses proposed
on the site (3.1 d, 3.2.2 ¢), is located nearby to public
transit (3.1 f) and, with the proposed Business Cor-
ridor designation, the Evergreen site would be pro-
moting the expansion of corporate and professional
business offices (3.2.1 a).

6.1.6.14 At a finer level of detail the Employment
Lands in the northeast corner of the site are proposed
to be designated Business Corridor. This land use was
identified as appropriate for this location because

the site can provide a good location for prestige-type
office uses with good visibility along Highway 407, as
anticipated in the OP (3.4.1 a, 3.4.2 g(vii)). The draft
Secondary Plan prepared for Evergreen anticipates

a broad range of light industrial uses and office uses
to be permitted in this area (3.4.2 a) i) that would be
compatible with the proposed neighbouring residen-
tial uses.

6.1.6.15 The Council direction provided on Novem-
ber 26, 2012 stated that the land use policies are

to achieve between 816-980 jobs. The lands desig-
nated as Business Corridor are anticipated to achieve
11,910 square meters of development and 357 jobs,
helping to satisfy this Council direction. The remaining
jobs that the Evergreen concept proposes are found

in the Mixed Use Corridor Employment designation, at
650 jobs, and to a lesser extent, in the Mixed Use Cor-
ridor General designation, at 319 jobs, where employ-
ment will be found in permitted ground floor retail or
commercial businesses.

6.1.6.16 Section 5 of Part lll details the principles,
objectives, and policies addressing lands identified

as Mixed Use Activity Areas. This land use category is
proposed for a majority of the lands abutting Tremaine
Road on the eastern side of the Property, as well as
the lands along Dundas Street near Tremaine Road.
Furthermore, these lands are proposed to be more
specifically designated as “Mixed Use Corridor - Gen-
eral” and “Mixed Use Corridor - Employment” as per
Schedule C Land Use.

6.1.6.17 Mixed Use Activity Areas, as described in
Section 5.0, are intended for places that “provide
locations where employment, shopping and residen-
tial uses will be developed.” The proposed Mixed
Use Activity Area in the Evergreen proposal supports
the principles, objectives and policies related to this
land use as it encourages the efficient use of physi-
cal resources and services ( 5.1 a) through compact
development, provide opportunities for the integration
of uses such as residential uses with retail stores in
a compact urban form (5.2.1 a), and proposed these
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used in a compact, pedestrian-oriented form acces-
sible by public transit (5.2.1 b, 5.2.2 d).

6.1.6.18 Section 5.3 addresses objectives and poli-
cies related to Mixed Use Corridor- General and Mixed
Use Corridor - Employment. The corner of Tremaine
Road and Dundas Street is proposed for a designa-
tion of Mixed Use Corridor - Employment to reflect its
use as a center for job creation and not residential
development. The policies related to Mixed Use Cor-
ridor- Employment, found in Section 5.3.4 of the OP
are addressed in Section 6.7.26 of this document. The
remainder of the land proposed for Mixed Use Corridor
- General supports the policies found in section 5.3.2
of the OP, and addressed below.

6.1.6.19 The uses permitted in Mixed Use Corridor

- General areas permit a wide range of retail and
service commercial uses as well as high density resi-
dential and a full range of office uses (5.3.2 a. i, ii).
The proposed concept for the Evergreen lands realizes
these types of uses in a compact, pedestrian oriented
form that can provide for the day to day needs of fu-
ture residents (5.3.2 b).

The Mixed Use Corridor - General lands in the Ever-
green proposal are conceptualized to contain flexible
retail, service commercial or office uses at grade in
the high density residential buildings (5.3.2 ¢). While
additional design detail is necessary at the site plan
stage, the proposal seeks to support street level
pedestrian oriented uses, maintain compatibility to
adjacent residential areas through the use of tran-
sitioning built form and integration with surrounding
uses (5.3.2 g). In addition, as visualized in the Con-
cept Plan, the proposal seeks to support convenient
pedestrian travel to the planned BRT stop at Tremaine
and Dundas (5.3.2 h, i)

6.1.6.20 Criteria for re-designation of lands to Mixed
Use corridor is addressed in policy 5.3.2 j:

j) Proposals for the re-designation of lands

to Mixed Use Corridor from another designa-
tion shall require an amendment to the Plan
and shall be evaluated based on the following
criteria:
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(i) the impact of the proposal on adjacent land
uses, particularly residential;

(il) adequate municipal services are available;
(iii) sufficient on-site parking is provided;

(iv) the site is served by efficient peak period
public transit;

(v) vehicular access to and from the site does
not adversely affect local streets; and

(vi) the site is located on a multi-purpose arte-
rial or major arterial road that can accommo-
date the anticipated traffic

The Mixed Use Corridor - General lands proposed for
the Evergreen site are compatible with adjacent pro-
posed residential land uses, will be serviced through
new servicing introduced to support the entirety of the
new Evergreen Community, and has been designed

to allow future flexibility to meet the potential parking
needs for the site through a mix of shared surface,
structured or underground parking that will sufficiently
service the ultimate uses on the site. Access to the
mixed use areas is proposed from Tremaine Road or
Dundas Street. This strategy limits impacts on the
proposed internal local streets of the community and
respects 5.3.2. j vi) in that the site is partially located
along Dundas Street, a major arterial road as desig-
nated on Schedule J of the Official Plan.

The lands proposed to be designated “Mixed User Cor-
ridor - General” will be an important element influenc-
ing how Evergreen contributes to the development of
complete communities. The wide range of businesses
and community services that are permitted on the
lands will enable residents to live, work, and play, de-
creasing the need for car travel to other areas of the
municipality or the region. The design of the buildings
in the mixed use corridor area, as illustrated in the
Concept Plan, will be oriented to the pedestrian realm
and the height of the buildings, will ensure its compat-
ibility with the low-density and low-rise character of
the internal residential neighbourhood. Roughly 25%
of the anticipated jobs to be realized by the Evergreen
proposal are found in the Mixed Use Corridor - General



land use, 319 jobs, assumed to be retail/ commer-
cial/ service use jobs in the ground level of proposed
mid-rise building forms.

6.1.6.21 Mixed Use Corridor- Employment is discussed
in Section 5.3.4 of the OP. The employment uses
anticipated in the Mixed Use Corridor Employment cat-
egory would generate the balance of the jobs directed
to be realized at this location, 650 jobs, assuming an
office-type use. No residential uses are permitted by
the OP in the Mixed Use Corridor - Employment desig-
nation and none are proposed for this designation in
the Evergreen concept. This employment node is in-
tended to take advantage of the planned higher order
transit investment at the corner of Tremaine Road and
Dundas Street, supporting 5.3.4 g. As directed in the
OP, the Evergreen proposal allows for a range of em-
ployment uses in the location such as office, limited
retail and service commercial (5.3.4 b). Office uses
are illustrated in the Concept Plan that accompanies
this report.

6.1.6.22 Criteria for re-designation of lands to Mixed
Use Corridor- Employment is addressed in section
5.3.4 h:

h) Proposals for the re-designation of lands

to Mixed Use Corridor - Employment from an-
other designation shall require an amendment
to the Plan and shall be evaluated based on
the following criteria:

(i) the impact of the proposal on adjacent land
uses, particularly residential;

(if) adequate municipal services are available;
(iii) sufficient on-site parking is provided;

(iv) the site is served by efficient peak period
public transit;

(v) vehicular access to and from the site does
not adversely affect local streets; and

(vi) the site is located on a multi-purpose arte-
rial or major arterial road that can accommo-
date the anticipated traffic.

The Evergreen proposal meets the criteria set out in
5.3.4 h) in that the location of these lands has been
designed to be sensitive to the planned residential
uses adjacent to it, transition in height to the mid-rise
forms conceptualized to its north and west and is
buffered from the internal low rise residential uses by
a proposed park; will be serviced through new ser-
vicing introduced to support the entirety of the new
Evergreen Community; has been designed to allow
future flexibility to meet the potential parking needs
for the site through a mix of shared structured or
underground parking that will sufficiently service the
ultimate employment uses at this location; access to
the mixed use employment area is proposed from
Tremaine Road or Dundas Street and limits impacts
on the proposed internal local streets of the com-
munity and the site is located along Dundas Street, a
major arterial road as designated on Schedule J of the
Official Plan.

6.1.6.23 Section 6 of Part lll addresses the land use
designations that concern the natural features and
open spaces of the Urban Planning Area. The Ever-
green proposal includes a unique mix of natural fea-
tures and open space. The proposal includes natural
heritage features and their associated buffers and
linkages, classified as Greenlands in the Burlington
OP; Open Space areas. While no land use category is
associated with them, conceptual identification has
been provided for community-level parks in Schedule
E and areas to be used for stormwater management
and low impact development in schedule F.

6.1.6.24 Section 6.2 addresses the Greenlands Des-
ignation. The Greenlands designation are no longer
specifically referenced by ROPA 38, as the designa-
tion has been incorporated into the Region’s Natural
Heritage System. The objectives of the Greenlands
designation are outlined in policy 6.2.1 and include
long term preservation of lands that are part of a
permanent natural resources base (6.2.1. a); the
preservation and protection of significant natural and
cultural heritage features (6.2.1.c).

6.1.6.25 The Evergreen proposal meets the objectives

for the Greenlands designation, in that the proposed
NHS preserves and protects lands that are part of the
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permanent natural heritage resource base. These ar-
eas have been defined through the EIR/ FSS process.
A detailed account of the Greenlands system on the
Evergreen Property found in the EIR/FSS report.

6.1.2.25 Section 6.3 addresses Major Parks and
Open Space. While the Evergreen proposal does not
include any major parks as defined by the Official
Plan, Schedule E includes seven community-level
parks . The detailed design of these parks has not
been undertaken at this stage, but the role of these
parks in the community could range from Park to
Neighborhood Park (6.3.2 i, ii) depending on its size
and detailed design. The proposed parks spaces
support connectivity between parks and other natural
amenities (6.3.2 f), connecting through a series of
proposed trails or sidewalk connections as seen in
Schedule E.

6.1.2.26 The Major Parks and Open Space designa-
tion has been identified in the proposed amendment
to Schedule B. On the Evergreen Property, the lands
around the Heritage House are proposed as Major
Parks and Open Space. This area is an important
open space areas in the Evergreen Community and
support the objective of 6.3.1 a), recognizing open
space lands as valuable resources to the community.
A site specific exception to allow the Heritage House
use in the Major Parks and Open space designation is
introduced in the draft Official Plan Amendment.
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6.2 Environment
6.2.1 Provincial Policy Statement
2014

6.2.1.1 The PPS sets out Ontario’s overall land use
planning vision in a statement that encompasses the
many factors at play in creating balanced, healthy
communities. As set out in Part |, Preamble, the PPS
provides for appropriate development while protect-
ing resources of provincial interest, public health and
safety, and the quality of the natural and built environ-
ment.

The PPS policies illustrate the attention given to the
objectives of efficient land development and environ-
mental protection, and the need for balance in regard
to these important matters. The environmental poli-
cies of the PPS are discussed in the following para-
graphs.

6.2.1.2 Section 1.5 addresses the use and promotion
of public spaces, recreation, parks, trails and open
space in planning matters. These policies are central
to the type of community that the Evergreen proposal
seeks to develop. The design and orientation of the
Evergreen Community around a significant natural
heritage system and including a range of new park
spaces supports policy 1.5.1.

1.5.1 Healthy, active communities should be
promoted by:

a) planning public streets, spaces and fa-
cili- ties to be safe, meet the needs of pedes-
trians, foster social interaction and facilitate
active transportation and community connec-
tivity;

b) planning and providing for a full range
and equitable distribution of publicly-acces-
sible built and natural settings for recreation,
including facilities, parklands, public spaces,
open space areas, trails and linkages, and,
where practical, water-based resources;

d) recognizing provincial parks, conservation
reserves, and other protected areas, and mini-
mizing negative impacts on these areas.



The Evergreen concept, as illustrated in the Concept
Plan, includes a community density that promotes
safe, efficient public streets that facilitates con-
nectivity as detailed in policy 1.5.1 a). In addition,
the concept includes 7 community park spaces and
extensive trails within the buffer areas of the Natural
Heritage System and conserves and enhances 19.6
ha of open space areas that make up the Evergreen
NHS, addressing policy 1.5.1 b). Lastly, the develop-
ment concept for Evergreen includes a trail network
that connects to and recognizes the importance of
neighbouring Bronte Creek Provincial Park to the
south (1.5.1 d).

6.2.1.3 Section 1.6 of the PPS addresses infrastruc-
ture and public service facilities. In policy 1.6.2, the
Province directs municipalities to promote green
infrastructure.

1.6.2 Planning authorities should promote
green infrastructure to complement infrastruc-
ture.

The Evergreen proposal incorporates a number of
low-impact development strategies, a type of storm-
water management system that includes innovative
and best-practice water and stormwater management
techniques and technologies to manage runoff and
promote an efficient use of infrastructure.

1.6.6.1 Planning for sewage and water ser-

vices shall

C) promote water conservation and water
use efficiency;

d) integrate servicing and land use
consider- ations at all stages of the planning
process;

1.6.6.7 Planning for stormwater management

shall:

a) minimize, or, where possible, prevent
in- creases in contaminant loads;

b) minimize changes in water balance
and

erosion;

c) not increase risks to human health
and

safety and property damage;

d) maximize the extent and function of
vegeta- tive and pervious surfaces; and
e) promote stormwater management

best practices, including stormwater attenua-
tion and re-use, and low impact development

The Evergreen concept and its approach to water
services has been planned around low impact devel-
opment strategies. These strategies promote water
conservation and efficiency (1.6.6.1 ¢), and this
approach has been incorporated into Evergreen’s
concept from the early stages of the design (1.6.1.1
d). Furthermore, the approach to stormwater manage-
ment, outlined in detail in the EIR in section xxxx, is
efficient and sustainable, supporting policy 1.6.6.7.

6.2.1.4 Section 2.0 of the PPS establishes policies
concerned with the wise use and management of re-
sources. Section 2.1 addresses natural heritage. The
Evergreen proposal has a carefully planned

and designed relationship with the natural heritage
system on the site. Through the proposed develop-
ment for the Evergreen Community supports policies
found in section 2.1 namely:

2.1.1 Natural features and areas shall be
protected for the long term.

2.1.2 The diversity and connectivity of
natural features in an area, and the long-term
ecologi- cal function and biodiversity of natu-
ral heri- tage systems, should be maintained,
restored or, where possible, improved, recog-
nizing linkages between and among natural
heritage features and areas, surface water
features and ground water features.

Sections 2.1.4 to 2.1.7 identify limitations on
development in enunciated kinds of natural features
while section 2.1.8 precludes development or

site alterations on adjacent lands to a specific
natural heritage feature or area unless it has been
demonstrated that there will be no negative impacts
on the natural features or their ecological functions.
The EIR/FSS evaluates the natural heritage features
and areas and the adjacent lands in accordance with
these PPS policies.
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6.2.1.5 Section 2.2 of the PPS addresses policies
related to water, its protection and restoration,
including the following:.

2.2.1 Planning authorities shall protect,
improve or restore the quality and quantity of
water by:

b) minimizing potential negative impacts,
including cross-jurisdictional and cross-water-
shed impacts;

d) maintaining linkages and related functions
among ground water features, hydrologic
functions, natural heritage features and areas,
and surface water features including shoreline
areas;

h) ensuring stormwater management prac-
tic- es minimize stormwater volumes and con-
taminant loads, and maintain or increase the
extent of vegetative and pervious surfaces.

6.2.1.6 Development and site alteration shall be
restricted in or near sensitive surface water features
and sensitive ground water features such that these
features and their related hydrologic functions will be
protected, improved or restored.

Mitigative measures and/or alternative development
approaches may be required in order to protect,
improve or restore sensitive surface water features,
sensitive ground water features, and their hydrologic
functions.

The Evergreen proposal supports the PPS policies
related to water found in sections 2.2.1 and 2.2.2.
The Evergreen proposal will not adversely impact upon
sensitive surface water features or sensitive ground
water features. All sensitive surface and groundwater
resources and their related hydrologic functions will be
protected, improved or restored using LID stormwater
management measures. These policies are supported
by the multi-disciplinary approach that is proposed

on the Property, where there is a integrated approach
to the natural heritage system, land use planning
strategies and innovative stormwater management
techniques.
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0.2.2 Growth Plan

6.2.2.1. The Growth Plan sets out guiding principles,
which include both elements of development and
environmental protection as part of the vision for the
Greater Golden Horseshoe. One of the principles,

as set out in section 1.2.2, is to “protect, conserve,
enhance and wisely use the valuable natural
resources of land, air and water for current and future
generations”.

6.2.2.2 Section 3.2.5 addresses water and
wastewater systems. The Evergreen proposal will
require new water and wastewater systems. The
proposal supports the following policy by developing
appropriate wastewater servicing infrastructure

and designing innovative stormwater management
techniques that are meant to enhance infiltration
and improve the quality of water entering the local
watercourses.

3.2.5.4 Construction of new, or expansion of
existing, municipal or private communal

water and wastewater systems should only be
considered where the following conditions are
met:

a) Strategies for water conservation and
other water demand management initiatives
are be- ing implemented in the existing service
area;

b) Plans for expansion or for new services
are to serve growth in a manner that supports
achievement of the intensification target and
density targets

A comprehensive water and wastewater servicing plan
has been prepared as part of the EIR/ FSS by
Urbantech in conformity with these Growth Plan
policies.

6.2.2.3 Section 4 of the Growth Plan establishes
policies that inform the protection of natural and
cultural heritage features within the GGH and
reinforce the directions of the Greenbelt Plan and the
Provincial Policy Statement. The Evergreen proposal
protects and enhances the natural heritage system
identified for the Subject Property in the EIR/FSS.In
addition, it proposes a balance of new open space



as well as sensitive locations for trails that do not
compromise the integrity of the natural features on
the site. The proposal responds appropriately to the
following policies:

4.2.1.3 Planning authorities are encouraged
to identify natural heritage features and areas
that complement, link, or enhance natural
systems.

4.2.1.4 . Municipalities, conservation authori-
ties, non-governmental organizations, and
other interested parties are encouraged to de-
velop a system of publicly accessible parkland,
open space and trails, including shoreline
areas, within the GGH that -

a) clearly demarcates where public ac-
cess is

and is not permitted

b) is based on a coordinated approach to
trail

planning and development

C) is based on good land stewardship

practices for public and private lands.

©6.2.3 Provincial Greenbelt

6.2.3.1 The Greenbelt Act was enacted by the
Province of Ontario in 2005 and permanently protects
approximately two million acres of land in Southern
Ontario through the Greenbelt Plan. Where the Growth
Plan establishes where growth ought to occur, the
Greenbelt Plan establishes where it cannot in order to
safeguard prime agricultural land and natural heritage
from development and protect natural features,
species, and ecosystem services from urbanization.
The Greenbelt Plan also builds on two other protected-
land policy frameworks, the Niagara Escarpment

Plan (NEP) and the Oak Ridges Moraine Conservation
Plan (ORMCP). Together, the lands identified in all
three plans, and the linkages between them, form the
Provincial Greenbelt.

6.2.3.2 A portion of the Property along the western
boundary is within the Provincial Greenbelt area.
While all lands within the Greenbelt Plan on the
Evergreen Property are contained within the proposed
NHS, it is important from a planning perspective to
reflect upon how the proposed development supports
the vision of the Greenbelt Plan, particularly how the
Greenbelt Plan is to give:

“permanent protection to the natural heritage
and water resource systems that sustain
ecological and human health and that form
the environmental framework around which
major urbanization in south-central Ontario
will be organized;” (1.2.1 Vision)

The Evergreen concept supports this element of the
vision of the Greenbelt in that it is a comprehensive
and integrated sustainable and low-impact
development approach to community design. At the
broadest level, the distribution of land uses and
building typologies are organized in such a way to

be particularly sensitive to the Greenbelt lands. The
densest and most traffic-intensive land uses and built
forms - the mixed-use buildings, offices, parking lots,
and mid-rise residential - are located on the northern,
southern, and eastern boundaries of the Property,
less intensive land uses are adjacent to the Greenbelt
lands.
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The Natural Heritage System features that are
present on the Evergreen site have been protected
and enhanced through buffers and linkages that
connect back to the Greenbelt lands to the west.
The Property’s design encourages a harmonious
relationship between the built and natural
environment.

6.2.4 Halton Official Plan 2006
(ROP 2006)

6.2.4.1. On Map 1 of ROP 2006, the Evergreen
Property is designated Urban Area, with a small
portion of the westerly boundary designated
Greenlands B. Lands immediately west of the
Property are designated Greenlands B. As set out in
section 118(3), the Evergreen Property is required

to undertake an Environmental Impact Study (EIA)

to “demonstrate that the proposed development will
result in no overall negative impacts to the functions
and features of that portion of the Greenlands System
affected by the development.” Were it not for ROPA
38, these policies would have been addressed in this
Planning Justification Report.

6.2.4.2 Section 115 of ROP 2006 sets out an
alternative process for identifying a Greenlands
System within a Secondary Plan area. The Tremaine
Dundas Secondary Plan Subwatershed Study (2009)
was prepared pursuant to this policy. However,

the process required under section 115 was never
completed as no local official plan amendment

with an alternative Greenlands B system was ever
approved. Rather, the Natural Heritage System
identified in the Tremaine Dundas Secondary Plan
Subwatershed Study was adopted into ROPA 38 as the
NHS for the Subject Property.
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6.2.5 Halton Official Plan 2009
(ROP)

6.2.5.1 As noted in section 6.1 of this report,
Halton’s Planning Vision is rooted in the concept of
“sustainable development”. To achieve this, as set
out in section 25 of the ROP:

Planning decisions in Halton will be made
based on a proper balance among the follow-
ing factors: protecting the natural environ-
ment, preserving Prime Agricultural Areas,
enhancing its economic competitiveness, and
fostering a healthy, equitable society.

Policies that address protecting the natural
environment are discussed in the following
paragraphs.

6.2.5.2 Sections 87 through 89 of the ROP address
Urban (Water Supply and Wastewater Treatment)
Services. The proposal for the Evergreen Property
supports the following policy of the Region.

89 It is the policy of the Region to:

(23) Minimize the number of disturbances to
the Regional Natural Heritage

System affected by the provision of urban ser-
vices, by integrating, if possible, construction
plans for both water supply and wastewater
treatment services, and by designing the ur-
ban services at those locations to take into ac-
count any possible future system expansion in
accordance with Section 89(10) of this Plan.

A comprehensive water and wastewater servicing
plan has been prepared as part of the EIR/ FSS, in
accordance with the policies related to water and
wastewater. The systems have been designed such
that there will be no disturbances to the Regional
Natural Heritage System (RNHS) identified in the EIR/
FSS.



6.2.5.3 The ROPA 38 NHS is depicted on Map 1 and

Map 1G and addressed in sections 113 through 132 of

the ROP.

The Natural Heritage System boundaries identified in
the EIR/FSS (“Proposed NHS”) reflect a refinement
from what is seen on Map 1 and Map 1G as discussed
in the EIR/FSS.

The Proposed NHS continues to address in an
appropriate manner the objectives of the NHS as

described in section 114.1 of the ROP:

114.1 The objectives of the Natural Heritage
System are:

(1) To maintain the most natural Escarp-

ment features, stream valleys, wetlands and re-

lated significant natural areas and associ- ated
cultural Heritage Features.

(4) To direct developments to locations
outside hazard lands.

(5) To protect or enhance the diversity of
fauna and flora, ecosystems, plant communi-
ties, and significant landforms of Halton.

(7) To protect or enhance fish habitats.

(8) To preserve and enhance the quality
and quantity of ground and surface water.

(9) To contribute to a continuous natural
open space system to provide visual separa-
tion of communities and to provide continuous
corridors and inter-connections between the
Key Features and their ecological functions.

(10)  To protect significant scenic and heri-
tage resources.

(12) To preserve native species and communi-
ties that are rare, threatened or endangered

(15) To preserve and enhance air quality.

(17)  To preserve the aesthetic character of
natural features.

(18) To provide opportunities, where appro-
priate, for passive outdoor recreational activi-
ties

Evergreen’s proposed NHS addresses these
objectives in an appropriate manner as discussed in
the EIR/FSS, as does the proposed Secondary Plan.

6.2.5.4. Section 115 describes the components of
the Regional Natural Heritage System while Section
116.1 describes how the boundaries of the Regional
Natural Heritage System may be refined.

As described earlier in this report, the Evergreen team
has prepared an EIR/FSS which identifies a Proposed
NHS for the Evergreen property.

6.2.5.5 Section 118(3) and (3.1) requires that the
proponent of any development or site alteration within
120 m of the RNHS undertake an Environmental
Impact Assessment (EIA) to demonstrate that the
development will not have a negative impact on

the natural features and areas or their ecological
functions potentially affected by the activity within the
Subject Property. The EIR/FSS has been prepared
to include all of the information and analyses that
would be found in an EIA, in accordance with ROP
policies and the Region’s EIA Guidelines.

The EIR/FSS determined that there would be no
negative impacts on the Proposed NHS from the
proposed development for the reasons explained in
the EIR/FSS.
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6.2.5.6 Section 118(6) addresses the development of
trails with in the Regional Natural Heritage System:

118(6) Encourage the development of trails
within the Regional Natural Heritage System
provided that:

a) the trails are located on publicly owned
lands or are part of the Bruce Trail;

b) the trails and associated activities do not
impact negatively on ecologically sensitive
areas or resource uses such as agricultural
operations;

The trails proposed in the Evergreen Community are
illustrated on Schedule E. These trails, identified
through the EIR/FSS process, do not negatively impact
the natural heritage system and represent appropriate
forms of access and use of the natural heritage
system.

6.2.5.6 Part IV of the ROP entitled “Healthy
Communities Policies” under the title Goal and
General Policies identifies the following goal and
policy which is relevant to the Evergreen proposal:

140  The goal for environmental quality is
to achieve a high-quality environment, for this
and future generations, that will sustain life,
main- tain health and improve the quality of
living.

141 It is the policy of the Region to:

(5) Encourage the use of the principles of
sustainability under Section 25 of this Plan in
evaluating plans, programs and policies affect-
ing the natural environment.

(8) Encourage opportunities for the consid-
eration and use of alternative engineering
standards to promote sustainability and more
efficient use of resources.
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The Evergreen proposal, in part through its protection
and enhancement of the proposed natural heritage
system on the site, helps to achieve the Region’s goal
for a high quality environment.

The proposal supports the principles of sustainability
described in Halton’s Planning Vision (Section

25) in that “ the natural environment is not being
degraded” rather it is being protected and enhanced.
The proposal also ensures that “this and future
generations’ capacity to meet their physical, social
and economic needs are not being compromised”

by the proposed development; rather these needs
are being addressed in a progressive manner by the
innovative approach to development proposed by
Evergreen.

Furthermore, through the use of alternative
engineering approaches in stormwater management
that incorporate low impact development techniques,
the proposal promotes sustainability and the more
efficient use of resources.

The proposed system of Low Impact Development
(LID) technologies will manage stormwater runoff
in terms of both quantity control and quality
enhancement.

6.2.5.7 With regard to Water, the following objectives
and policies are relevant:

144  The objectives of the Region are:

(3) To maintain, protect and enhance the
quality and quantity of groundwater and sur-
face water.

(5) To support the protection of water quality
and quantity in accordance with the objectives
of Watershed Plans and Sub-watershed Stud-
ies, where they exist, or through best manage-
ment practice, where such Plans/Studies do
not exist.

(6) To maintain and enhance fish habitat in
Halton.



(7) To promote efficient and sustainable
use of water resources, including the practices
for water conservation and sustaining water
quality.

145  Itis the policy of the Region to:

(10) Encourage the protection and enhance-
ment of watercourses and headwaters areas
as an integral component for maintaining
natural hydrological processes within a water-
shed.

(12)  Promote the regeneration of natural
areas near watercourses.

(17) Consider the impact of development on
fish habitat and ensure compliance with the
Federal Fisheries Act.

(23) Restrict development and site alteration
in or near sensitive surface and ground water
features and require the proponent to carry
out an Environmental Impact Assessment

in accordance with policies of this Plan and,
undertake where appropriate, hydrogeological
and hydrological studies to protect, improve or
restore such features.

The low impact development stormwater management
techniques will benefit and enhance the quality of
ground water as the LID will help manage stormwater
runoff in terms of both quantity control and quality
enhancement.

Furthermore, the EIR/FSS supports the protection
of water quality and quantity in accordance with
objectives of the TDSPSS and maintains and
enhances fish habitat in Halton,

The Evergreen proposal promotes the regeneration
of natural areas near watercourses through the
protection and buffering of the two watercourses on
the site.

6.2.5.8 With respect to Land the following are relevant
objectives and polices to consider:

146  The objectives of the Region are:

(2) To allow a wide range of possible land
uses in settlement areas yet maintain an
environment free from degradation through
various uses of land.

(6) To protect significant tree-covered
areas as a natural resource and promote the
enhancement of woodland coverage in Halton.

(7) To promote the conservation and wise
economic use of trees consistent with the
ecological and environmental goals, objectives
and policies of this Plan.

(8) To promote a linked system of wood-
lands in Halton where appropriate.

(10) To promote soil conservation and
minimize soil erosion

(11) To ensure that development takes place
on sites that are safe from soil contamination.

147 It is the policy of the Region to:

(6) Promote the planting of new trees, and
to this end:
b) Retain treescapes along major trans-

portation corridors, replace trees cut down for
public works and, wherever possible, develop

new treescapes consistent with safe and aes-
thetically pleasing road or corridor design.

d) Promote the development of trees-
capes along streams and valleys so as to
reduce flooding and excessive soil erosion,
maintain stream banks and slope stability,
and provide suitable fish habitat.

(7) Discourage recreational activities

PLANNING JUSTIFICATION REPORT JULY 17 2015 69



within woodlands where such activities will
adversely affect forest health.

(17) Require that, prior to the Region or Local
Municipality considering any development
proposals, the proponent undertake a process
in accordance with the Region’s Guidelines
(Protocol) for Reviewing Development Ap-
plications with Respect to Contaminated or
Potentially Contaminated Sites and any ap-
plicable Provincial legislation, regulations and
guid lines to determine whether there is any
potential contamination on the site and the
steps necessary to bring the site to a condition
suitable for its intended use.

The Evergreen proposal supports the objectives and
policies of the Region through its proposal for a mix of
uses that are sensitive to the protection of the natural
heritage system on the site. The approach to the
natural heritage features protects and enhances
these woodlands and connects them through linkages
to the Greenbelt lands to the west of the Property.
Recreational activities are not proposed within
woodlands, rather through a trail network within the
buffer zone of the features.

Urban Forest Innovations Inc. has prepared a Tree
Inventory and Preservation Study for the Evergreen
Property in accordance with ROP policy (included as
Appendix J4 to the EIR/FSS). As shown in the study,
treescapes are retained where appropriate and new
treescapes will be incorporated throughout the site to
create an aesthetically pleasing community that will
over the long-term result in the establishment of a
more extensive tree canopy.
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6.2.5.9 Sections 174 through 176 address Energy
and Utilities. The following objectives and policies are
relevant to the Evergreen proposal:

175  The objectives of the Region are:

(1) To guide development and transporta-
tion services so that energy consumption is
held to a minimum.

4) To achieve active participation of
energy conservation by all residents and busi-
nesses in Halton.

176 It is the policy of the Region to:

(2) Facilitate energy conservation by:

¢) promoting compact growth,
live-work relationship and locally accessible
services

The low-impact development strategies proposed

for the Evergreen Property include strategies around
energy conservation such as utilizing LED street
lights, encouraging energy efficiency in building design
and construction, optimizing tree planting to shade
structures (where feasible) and providing ‘Solar Ready’
house infrastructure. Further information on these
strategies can be found in Section 6.2 of the EIR/FSS
document. These sustainable design approaches as
well as the overall concept for a compact, mixed use
development proposed for Evergreen will support the
energy policies of the Region of Halton.



6.2.6 City of Burlington Official
Plan

6.2.6.1 The Burlington Official Plan centers

around the concept of sustainable development.

The protection of natural heritage features is an
important principle. Environmental policies of the
Burlington Official Plan are addressed in the following
paragraphs.

6.2.6.2 Lands to the west of the Evergreen Property
are currently designated “Greenlands B”. As
described in section 4 of this report, the proposed
NHS for the Evergreen Property is proposed to be
designated “Greenlands”. Section 2.5 of Part Il of the
Official Plan describes the requirement to prepare

an Environmental Evaluation Report. The EIR/FSS
prepared for Evergreen fulfills the Environmental
Evaluation Report requirements set out in the OP,

6.2.6.3 Section 2.7 of Part Il Functional Policies

of the OP addresses sustainable design and
compatibility. The proposal, through the use of low
impact development strategies to control and treat
stormwater management and the tree preservation
plan discussed in the EIR/FSS, supports the following
environmental sustainability policies:

2.7.3

h) The City will encourage water conservation
through the adoption of low irrigation land-
scaping and may discourage or prohibit the
use of natural surface or ground water for
nonagricultural irrigation.

m) Practices that reduce the pollution of air,
soil and water and that have beneficial effects
on aquatic and terrestrial ecosystems, such as
the preservation and planting of trees, shall
be encouraged.

6.2.6.3 Section 2.8 of Part Il relates to contaminated
or potentially contaminated sites. As outlined

in section 2.8.2 of the Plan, Environmental Site
Assessments may be required for Official Plan

Amendment applications. Pursuant to this policy,
AMEC has prepared an updated Environmental Site
Assessment.

6.2.6.4 Sections 2.10 and 2.11 of Part Il elaborate
on polices related to watershed management and
stormwater management. The following policies are
relevant to the Evergreen proposal:

2.10.1 Watershed Management Principles

d) The vital components of the hydrologic
system in the City such as groundwater fea-
tures, watercourses, wetlands, valleylands,
floodplains, Lake Ontario and Burlington Bay
shall be protected, improved and/or restored.
2.11.3 Stormwater Management Policies

a) Stormwater management techniques
shal be used in the design and construction
of all new developments to control both the
quantity and quality of stormwater runoff. The
degree of control and techniques used will
depend on the conditions in the downstream
receiving water bodies. The adverse effects of
development on the downstream aquatic envi-
ronment and adjacent lands shall be avoided
or kept to a minimum.

e) Functional drainage designs shall be
prepared at the draft plan of subdivision or
zoning stage in accordance with the require-
ments of the City’s Storm Drainage Criteria
Manual.

The Evergreen proposal includes innovative
approaches to stormwater management. The
watercourses that are present on the site have been
maintained and enhanced through naturalization and
buffers. Innovative Low Impact Development
stormwater management techniques are executed by
managing stormwater runoff close to its source and
implementing a ‘treatment train’ system that employs
a number of processes including interception,
absorption, attenuation, infiltration, retention and
evapotranspiration. The watershed management and
stormwater management elements of the proposal
are further supported and detailed in the EIR/ FSS
report prepared for Evergreen.
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6.2.6.8 Section 6 of Part Il addresses the land

use designations that concern the natural features
and open spaces of the Urban Planning Area. The
Evergreen proposal includes natural heritage features
and their associated buffers and linkages, classified
as Greenlands in the Burlington OP and Open Space
areas.

6.2.6.9 Section 6.2.1 describes the objectives of the
Greenlands designation including;:

a) To ensure the long-term preservation
of lands that form a permanent natural
resource base consisting of ecologically
sensitive natural areas.

c) To preserve and protect significant
natural and cultural heritage features and
landscapes; landforms performing

important biological and ecological processes
and functions; and areas providing non-inten-
sive recreation opportunities.

As described earlier in this report, the Evergreen team
has prepared an EIR/FSS which identifies a Proposed
NHS for the Evergreen property, designated as
Greelands in the Burlington Official Plan.

The Greenlands designated within the Evergreen
proposal support the objectives of the Greenlands
designation in that these lands will ensure
preservation of lands for the long-term and will
preserve and protect important landscapes and
their ecological functions. Non intensive recreation
opportunities are promoted in Evergreen through the
incorporation of trails throughout the Community as
illustrated on Schedule E.
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6.2.6.7 Part VI of the Burlington OP identifies the
tools and processes that implement the policies of the
Official Plan. A parkland dedication calculation rate

is provided in section 2.7.2. According to these rates,
Evergreen would be required to provide approximately
3.1 hectares of parkland. The proposal provides 2.0
hectares of parkland within the 7 proposed parks.

The remainder of the parks dedication requirement
will be fulfilled through cash-in-lieu payment, as
contemplated in 2.7.2 d).
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(/. Technical Reports Overview

7.1. Heritage Impact Statement

Wayne Morgan, heritage planner, prepared the Heri-
tage Impact Statement Revised and Updated to reflect
the revised concept plan. Mr. Morgan prepared a
heritage impact statement in 2008 with respect to the
development application for the Evergreen property
submitted to the City in 2008; this report was updated
in 2014 and 2015 to reflect changes to the applica-
tion. This current study considers the condition of the
property, provincial and municipality heritage policies,
and the proposed development.

This report addresses the Heritage policies set out in
section 6.7 of this report.

The report recommends that the heritage house be
protected through designation under Part IV of the
Ontario Heritage Act and that a heritage easement be
secured on the house and its site; that the owner and
the City of Burlington determine an appropriate use for
the house; and as a future condition of approval the
municipality secure for the House and its site: a Con-
servation Plan, a Landscape Plan, a Protection Plan,
commemoration of the heritage values of the site and
financial security to implement the above.

7.2. Aggregate Impact Study

Fothergill Planning and Development Inc prepared the
Aggregate Impact Study related to the development
proposal for the Evergreen Community. The Tansley
Quarry is located to the north of the Property, north

of Highway 407. The land use compatibility between
the Evergreen proposal and the Tansley Quarry is the
subject of this study.

This report addresses the Aggregate policies de-
scribed in section 6.6 of this report.

Fothergill concludes that there are no concerns with
the protection of resources for aggregate use stem-
ming from the Evergreen proposal. Fothergill cites the
existing physical barriers unrelated to the Evergreen
proposal that would impede expansion to the Tansley
Quarry’s operation. These barriers include Highway

407, the rail corridor and hydro corridors. The report
suggests that if Tansley wishes to expand in the fu-
ture, a location further from the Evergreen site would
be required.

7.3. Agriculture Impact Assessment

Ag Plan Limited prepared the Updated Agricultural
Impact Assessment Report for the Proposed Ever-
green Community in the City of Burlington as part of
the series of studies required. Ag Plan provided an
initial Agricultural Impact Assessment Report in 2008
to support the previous version of the development
application for the Evergreen property submitted to
the City in 2008. It was updated in 2015 to reflect
changes to the application.

This report addresses the Agriculture policies set out
in section 6.5 of this report.

The report concludes that regarding separation
distances, lands designated for agricultural use are
located north of the community beyond Highway 407
and according to AgPlan’s conclusions are relatively
separate from the proposed development. AgPlan con-
cludes that impacts to these lands stemming from the
development of the Evergreen property are limited.
AgPlan’s updated report continues to support its other
conclusions from the 2008 report including the pres-
ence of a greater urban population has the potential
to provide a positive impact to agriculture; and the
proposed Evergreen development meets the require-
ments of the PPS.

Furthermore, the agricultural data reviewed by the
report concludes that overall, agricultural uses have
diminished in Halton Region and Burlington. As a re-
sult there are fewer farms that need to be considered
when evaluating the probable impacts of the Ever-
green Community on agriculture.
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7.4. Fiscal Impact Analysis

Altus Group Economic Consulting prepared an up-
dated fiscal impact analysis for the proposed develop-
ment. The report provides data to illustrate the de-
velopment charge revenues for the City of Burlington
and Halton Region as well as the amount of education
development charges that would be generated by this
proposed development.

This report relates to the Economic policies described
section 6.4 of this report.

The report concludes that permitting the proposed
mixed use development would allow the city to main-
tain its development-related revenues. As well, the
proposal would facilitate the construction of infra-
structure and site improvements to attract develop-
ment.

7.5. Employment & Residential Assessment
Prepared by Malone Given Parsons Ltd. the Employ-
ment and Residential Assessment discusses the im-
pacts of the proposed amount of residential and em-
ployment development in relationship to the Region’s
Best Planning Estimates (BPEs). While a mixed use
plan for the Evergreen property has been endorsed
by City Council, the study assess the implications of
a greater number of residential units and jobs than
anticipated by Regional estimates.

This report addresses growth management related
policies found in the Burlington Official Plan and Re-
gion of Halton Official Plans.

The report discusses employment uses, and conclud-
ed that the Evergreen Property provides a source of
land to accommodate commercial/population related
employment growth, but that the jobs proposed as
part of the Evergreen Proposal only make up 0.5% of
Burlington’s job estimations and only 0.1% of the Re-
gion’s job forecast, and therefore does not represent a
significant shift in the BPEs Report distribution of jobs
in Burlington or Halton by 2031.

With regards to residential uses, the report concluded

that the proposed units, particularly low density units,
on the Evergreen property help to achieve the City’'s
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residential unit forecasts. The report assesses cur-
rent development application data and units in the
pipeline and concludes that the number of residential
units provided by development applications includ-
ing the Evergreen Property is less than the number of
units forecast by the Watson DC Study in 2024 and
2031.

The Evergreen Property provides the necessary land to
accommodate new single family dwellings and me-
dium density housing, helping achieve the City’s unit
forecasts in total and by type. The report also conclud-
ed that the residential component of the Evergreen
Property would not prevent the City from meeting the
Growth Plan target of 40% intensification. Finally, the
MGP study noted that proposed units in the Evergreen
proposal represent less than 1% of the residential
units in Burlington and the Region and therefore does
not represent a significant shift in the BPEs allocation
of residential units estimated in Burlington or Halton
by 2031.

7.6. Transportation

BA Group prepared Transportation Considerations
report related to development on the Evergreen prop-
erty. The report provides a detailed assessment of
the policy background, existing area road network and
existing and planned transit improvements. Existing
and projected traffic volumes were also assessed to
understand the impacts of the proposed development.

This report addresses the transportation polices ad-
dressed in section 6.3 of this report.

The report concludes that traffic projected to be gen-
erated by the Evergreen Community can be accommo-
dated by the proposed site access streets.



7.7. Noise

An Environmental Noise Feasibility Report was pre-
pared by Valcoustics Canada Ltd. as part of the set of
studies required for the resubmission of the Evergreen
Community development application. The report as-
sesses the noise impact of the relevant environmental
noise sources and recommends appropriate noise
mitigation measures.

This report addresses the noise related policies de-
scribed in section 6.8 of this report.

The report concludes that considering the noise sourc-
es near the site, mandatory air conditioning

should be anticipated for the first row of dwellings in
proximity to Dundas Street and Tremaine Road, and
provisions for adding air conditioning should be an-
ticipated for the dwellings in proximity to Highway 407
and some dwellings beyond the first row adjacent to
Dundas Street. The report recommends various archi-
tectural upgrades to the dwellings closest to Tremaine
Road, Dundas Street and Highway 407 proposed in
the Evergreen Community. Brick veneer and upgraded
windows are recommended to meet the indoor sound
level limits of the MOE. In addition, sound exposures
for some of the proposed dwellings in proximity to
Highway 407, Tremaine Road and Dundas Street may
require air conditioning. A noise barrier of 1.8 m is
also recommended between Highway 407 and the
dwelling units proposed at the north west corner of
the site.

With regards to compatibility with future employment
uses in the Town of Oakville, the report concludes
that the Evergreen proposal is appropriate in terms

of noise compatibility with intended employment

and uses based on the NOWSP on the east side of
Tremaine Road in Oakville. In the very worst case, a
particular industry may face some additional design
constraints due to the presence of residential uses on
the Evergreen lands.

Finally, the report concludes that going further, all of
the lands on both sides of Tremaine Road be subject
to Site Plan Control and that a condition of Site Plan
Approval in each case require the preparation of a de-
tailed noise study and report submission addressing
compliance with NPC-300 and land use compatibility
relative to environmental noise.

7.8. Air Quality

An Air Quality Assessment was prepared by Novus En-
vironmental Inc. as part of the set of studies required
for the resubmission of the Evergreen Community de-
velopment application. The report assesses predicted
air quality impacts of existing or potential land uses on
the Evergreen proposal.

This report addresses the air quality related policies
described in section 6.8 of this report.

The report reviewed existing industries, consisting

of the Hanson Brick and Tansley Quarry, roadways,
and potential industrial development in the Town of
Oakville. These land uses are not expected to have an
adverse impact on the Evergreen proposal.

The report also discusses the mitigation strategies

recommended for implementation by Evergreen to
further reduce potential impacts.

PLANNING JUSTIFICATION REPORT JULY 17 2015 89



8. Implementing Land Use Instruments

The development concept described in this Plan-
ning Justification Report is supported by a number of
implementing land use instruments including:

* Official Plan amendment;
* Zoning By-law amendment
* Secondary Plan and;

* Draft Plan of Subdivision

The following briefly describes the provisions of these
instruments.

Official Plan Amendment

The Official Plan amendment proposes to revise the
policies and the schedules of the Official Plan of the
Burlington Planning Area based on the preparation

of the Tremaine Dundas Secondary Plan. The Official
Plan Amendment describes various changes to Official
Plan Schedules to reflect the proposed development
to the Evergreen Property as well as text changes to
the Official Plan that would be required to implement
the proposal. The Official Plan Amendment also incor-
porates the Tremaine Dundas Secondary Plan into the
Official Plan.

The Official Plan Amendment can be found in Appen-
dix A to this Planning Justification Report.

Zoning By-law Amendment

The Zoning By-law amendment proposes the changes
necessary to the City of Burlington’s Zoning By-law
2020 to implement the proposal. The Zoning By-law
amendment introduces new zones on the Property to
reflect the proposed mixed use development for the
Evergreen Community. Details are provided regarding
various exceptions to the regulations in the parent
By-law including lot size and setbacks, permitted uses
and Floor Space Index and other zone- specific regula-
tions.

The Zoning By-law amendment can be found in Appen-
dix B to this Planning Justification Report.
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Secondary Plan

In the Council direction of November 26, 2012, Coun-
cil directed the Planning Director to prepare a second-
ary plan for the Tremaine Dundas Lands. As part of
this development application, draft Secondary Plan
policies have been created.

The Tremaine Dundas Secondary Plan contain specific
policies and schedules that are proposed for the fu-
ture development of the Evergreen Community lands.
It includes policies that define the land use and
intensity of development planned for the Evergreen
Community as well as policies related to the natural
heritage system, the transportation network, utilities,
parks and trails and Secondary Plan implementation.

The Secondary Plan is provided under separate cover.

Draft Plan of Subdivision

The proposed draft plan of subdivision is to facilitate
the development of the Evergreen Community. The
draft plan of subdivision illustrates the Property, its
boundaries and the proposed subdivision of lots. The
draft plan defines the proposed land uses as well as
greater specificity around the proposed residential
lots, differentiating the various townhouse and single
detached lots. The draft plan also illustrated the pro-
posed parks and stormwater management areas that
would form part of the Community.

The Draft Plan of Subdivision is provided under sepa-
rate cover.



9. Summary and Conclusions

In September 26, 2011, Burlington City Council adopt-
ed a resolution to support a mixed use development
on the Property substantially in compliance with a
generalized and conceptual sketch, and directed staff
to prepare a secondary plan based on this option,
incorporating environmentally sustainable neighbour-
hood development and building policies.

This direction was further reinforced on November
26, 2012, when Council directed staff to prepare a
secondary plan based on mixed use concept plans
that Evergreen had submitted to the City. Moreover,
Council directed for the secondary plan to provide
land use policies that can achieve between 816 to
980 jobs depending on the concept ultimately deter-
mined, and be supported by an assessment of issues
outlined in the Staff Report PB-82-12.

The proposal submitted for the Property conforms
to these directions by Council, realizing a mixed use
community incorporating the latest in low impact
development strategies that will provide homes for
a minimum of 2162 people, generate a minimum
of 1326 jobs and preserve 19.6 hectares of natural
heritage open space.

The proposal realizes a mixed use suburban develop-
ment and represents good planning by realizing the
planning and growth objectives, policies and direc-
tions of provincial, regional and city planning policy.
The Evergreen proposal is compact, connected to
transit, balanced with a diversity of uses and housing
typologies, supportive of natural heritage preserva-
tion and enhancement and incorporates innovative,
integrated low impact development strategies as
foundational community design elements. Such a
connected, balanced and efficient community embod-
ies various development policy goals and objectives
and should be approved.
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OFFICIAL PLAN AMENDMENT NO. X
to the Official Plan of the

Burlington Planning Area

CONSTITUTIONAL STATEMENT

Part I: The Preamble provides general information regarding the Amendment Area and statements
that provide the basis for the Official Plan Amendment. Part I: The Preamble does not constitute

part of Amendment No. X to the Official Plan of the Burlington Planning Area, as amended.

Part 1l: The Amendment contains the details of the Official Plan Amendment. Part Il: The
Amendment constitutes amendment No. X to the Official Plan of the Burlington Planning Area, as

amended. The details of this amendment are presented in text and on Maps 1,2 and 3.

PART I: THE PREAMBLE

1.0 PURPOSE OF THE AMENDMENT

The purpose of this Amendment is:

A. to revise the policies and the schedules of the Official Plan of the Burlington Planning
Area based on the preparation of the Tremaine Dundas Secondary Plan. Representing
a majority of the Tremaine Dundas Secondary Plan area, the Evergreen Community is
designed to accommodate approximately 2,150 people with a total of approximately
900 residential units and 1300 jobs. Land uses are established on Schedule B:
Comprehensive Land Use Plan - Urban Planning Area and revisions are made to
Schedule A: Settlement Pattern and Schedule J: Classification of Transportation

Facilities, South of No. 1 Side Road. The text changes of this amendment are made

Official Plan Amendment No. X
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to recognize specific development conditions in the Evergreen Community.

B. to adopt the Tremaine Dundas Secondary Plan, and add a reference to the Secondary

Plan in the list of Council-approved Secondary Plans in Part IX, Appendix C.

2.0 LOCATION

This Amendment applies to approximately 89 hectares of land located in the northeast
portion of the Urban Planning Area of the City of Burlington (the “Property”). The Property
is bounded on the north by Highway 407, the south by Dundas Street, the west by the
Bronte Creek valley, and on the east by Tremaine Road, which is the municipal boundary
between the City of Burlington and the Town of Oakville. The location of the Property,

noted as Amendment Area, is illustrated in the Location Map.

EXISTING LAND USES

The current landscape is largely agricultural in nature, consisting of farm fields and
hedgerows. The Property features a woodland in the north portion of the site and a
woodland in the southwest. There are two existing residential dwellings on the site, one on
Tremaine Road about 280 meters south of Highway 407 and the Crooks/Norton Farm

Heritage House at the southwest of the Property.

To the immediate west of the Property are Bronte Creek and the associated valleylands,
which comprise part of the Provincial Greenbelt. These lands are owned by Infrastructure
Ontario and form a natural connection to Bronte Creek Provincial Park to the south. The
First Student Bus Terminal is located at the southwest portion of the Property. Beyond
these lands is a Canada Brick site on the north side of Dundas Street; which has ceased
its extraction function and is now used for manufacturing of bricks and stockpiling of

material. Lastly, there are existing residential uses to the south of Dundas Street.
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Bronte Creek Provincial Park is found to the immediate south of the Property. Bronte Creek
Provincial Park is a significant part of the surrounding natural heritage, extending from

Dundas Street south to the Queen Elizabeth Way, Highway 403.

North of the Property is Provincial Highway 407. While the area north of the Property
beyond Highway 407 is currently agricultural in character, Hanson Quarry recently began

operations of a shale quarry at 3488 Tremaine Road.

The Property is at the very eastern boundary of the City of Burlington. Beyond the Property
to the east is the Town of Oakville. While currently agricultural in character, the lands east
of the Property are designated employment lands in the North Oakville West Secondary

Plan. The Oakville lands are currently zoned “ED” or Existing Development.

BASIS FOR THE AMENDMENT

The Official Plan of the Burlington Planning Area was created through a comprehensive
planning process which was initiated in 1990 and approved by the Region of Halton on
March 5, 1997. In the Official Plan, the Property is identified as "Land Use Designation to
be Determined" in Schedule A: Settlement Pattern, and designated "Land Use Designation

to be Determined” in Schedule B: Comprehensive Land Use Plan - Urban Planning Area.

Section 8.4 of Part VI of the Official Plan sets out the policy directions for determining the
land use designations and policies for the Property, requiring
e an inter-municipal planning study to be completed that establishes an overall
development concept;
e secondary plan studies to be conducted, based on the inter-municipal planning

study;
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e a secondary plan to be prepared, based on findings of the secondary plan studies;
and

e an amendment to the Official Plan.

Macaulay Shiomi Howson (MSH) was retained to prepare the inter-municipal planning
study, Tremaine and Dundas Secondary Plan: Background and Options Report, which
reviewed residential, employment and mixed use land use options. The planning study was
completed in 2009 for public review and feedback. On September 26, 2011, Burlington
City Council received the planning study and supported a mixed use option as the overall

development concept for the Property, directing the incorporation of:

“environmentally sustainable neighborhood development and building policies into
the Secondary Plan as criteria for the approval of residential subdivision, site plan

and employment lands development within the area.”

The mixed use development concept was supported a second time by City Council, with

Council directing the following on November 26, 2012:

“Director of Planning and Building to prepare a secondary plan for the Evergreen
Community based on Concept A or Concept B or a “hybrid” of the two concepts in
principle, and providing land use policies that can achieve between 816 and 980
jobs, according to the concept ultimately determined and supported by an
assessment of the issues outlined in [staff] report PB-82-12, including the

comments from consultation with departments, agencies and the public.”

Concepts A and B in this case were both mixed use in nature, one incorporating innovative
stormwater management techniques (Concept A) and another based on traditional
stormwater management techniques (Concept B). 980 jobs were estimated from the

employment option set out in the MSH Background and Options Report and 816 jobs were
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estimated for the concept if traditional stormwater management techniques were used.

The proposal for the Property that is described in this Amendment reflects Council’s
directions of 2011 and 2012 to support a mixed use development in this location that
incorporates environmentally sustainable neighbourhood development and building policies.
The proposal includes a mix of land uses, including mixed use, employment and residential
uses; integrates new development efficiently and sensitively with a robust natural heritage
system present on the site; includes innovative low impact development stormwater
management strategies that are focused on managing stormwater runoff close to its source;
implements a ‘treatment train’ system that employs a number of processes including
interception, absorption, attenuation, infiltration, retention and evapotranspiration; and
provides a new community of transit supportive density to make efficient use of planned
rapid transit investment along Dundas Street (Bus Rapid Transit) and Highway 407
(Highway 407 Transit way). The proposal meets the intent of provincial, regional and
local planning policies and realizes the shared objectives to build complete, walkable

communities that support a mix of uses and are transit supportive.

Of the 89 hectares that comprise the Property covered by this amendment, approximately
67 hectares of that land represent the Evergreen Community, where development is
proposed. In support of the proposal for the Evergreen Community, a number of studies
have been conducted as part of the secondary planning process. Based on the findings of
these studies, the Tremaine Dundas Secondary Plan has been prepared. This Amendment
is the implementing amendment for the Tremaine Dundas Secondary Plan. The overall
land use plan is shown in Map 2: Amendments to Schedule B: Comprehensive Land Use
Plan - Urban Planning Area. Based on the outcome of this analysis and the
recommended changes to the land use designation, the policies of Section 8.4 in Part VI

are no longer required.
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PART Il: THE AMENDMENT

1.0 AMENDMENT

11 Map Changes

The schedules of the Official Plan of the Burlington Planning Area are hereby amended as

follows:

1) Schedule A: Settlement Pattern is hereby amended as shown on Map 1 which

constitutes part of this Amendment.

2) Schedule B: Comprehensive Land Use Plan - Urban Planning Area is hereby

amended as shown on Map 2 which constitutes part of this Amendment.

3) Schedule J: Classification of Transportation Facilities, South of No. 1 Side Road is

hereby amended as shown on Map 3 which constitutes part of this Amendment.

1.2 Text Changes

The text of the Official Plan of the Burlington Planning Area, as amended, is hereby

amended as follows:

1) By adding a new paragraph in Part |, Section 4.3 (The Future Built Form and
Natural Environment), between paragraph 14 which addresses the Alton Community

and paragraph 15 which addresses the preservation of natural features, as follows:

“Evergreen
Community
The Evergreen Community is located north of Dundas Street, east of Bronte

Creek, south of Highway 407 on the west side of Tremaine Road. The
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2)

3)

Evergreen Community reflects an integrated approach to development
engineering, stormwater management, built form, land use, and natural and
built heritage preservation. The Community is structured around a robust
natural heritage system and is designed to enhance and protect the natural
features present on the site and will be linked to the major natural features
associated with Bronte Creek and lands owned by the Province of Ontario to
the west. The Evergreen Community will contain a mix of uses including
single detached houses, townhouses and multi storey apartment uses;
employment uses including dedicated employment lands intended for light
industrial or office uses and commercial uses integrated into the Mixed Use
Corridor area, providing opportunities for the Evergreen Community residents
and employees to fulfill day to day commercial needs within the Community.
The Evergreen Community is expected to have a population of
approximately 2,150 people and 1,300 jobs. Development of the community

shall be guided by the Tremaine Dundas Secondary Plan.”

By adding a new paragraph (x) at the end of Part Il, Subsection 3.3.2 (Roads -

Policies):

“Evergreen

Community

Xx) Modifications to the alignment and location of roads
identified on Schedule J within the Evergreen Community are
permitted without requiring an amendment to this Plan or

Schedule J.”

By adding a new paragraph (x) at the end of Part Ill, Subsection 2.2.3 (Site

Specific Policies):
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“Evergreen
Community
x) The following policies also apply to lands designated

“‘Residential - Medium Density” within the Evergreen Community:

i) In addition to the uses permitted in Part Ill, Subsection
2.2.2 a), stormwater management, including low impact
development strategies and naturalization, may also be

permitted

i) Notwithstanding the land uses permitted in Part Il
subsection 2.2.2 a), for lands within or directly abutting the
hydro corridor and/or Highway 407 right of way, no
development shall be permitted, except for service and utility
uses including hydro uses, transportation uses related to
Highway 407 and uses related to the planned Highway 407

Transitway.”

4) By adding a new paragraph (x) at the end of Part Ill, Subsection 3.4.3 (Business

Corridor Designation - Site Specific Policies):

“Evergreen

Community
X) In addition to the wuses permitted in Part |,
Subsection 3.4.2, stormwater management, including low
impact development strategies and naturalization, may also be
permitted on lands designated “Business Corridor” within the

Evergreen Community.”
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5) By adding a new paragraph (x) at the end of Part Ill, Subsection 5.3.2 (Mixed Use

Corridors - General Policies):

“Evergreen
Community
x) The following policies also apply to lands designated “Mixed
Use Corridor - General” within the Evergreen Community:
(i) In addition to the uses permitted in Part lll, Subsection
5.3.2, stormwater management, including Ilow impact
development strategies and naturalization, may also be

permitted.

(i) Notwithstanding Part Ill, Subsections 5.3.2 d) (i)
and(ii), higher density land uses and taller buildings shall
also be permitted where Mixed Use Corridor - General
areas abut Tremaine Road, subject to the criteria outlined
in Part Ill, Subsection 5.3.2, d) (i) and appropriate site

specific air quality assessments and noise studies.”

6) By adding a new paragraph (xiii) at the end of Part Ill, Subsection 5.3.4 a) (Mixed

Use Corridor - Employment Policies):

“(xiii) northwest corner of Dundas Street and Tremaine Road”
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7) By adding a new paragraph (x) at the end of Part lll, Subsection 5.3.4 (Mixed Use

Corridor - Employment Policies):

"Evergreen
Community
x) The following policies also apply to lands designated
“Mixed Use Corridor - Employment” within the Evergreen
Community:
(i) in addition to the uses permitted in Part Ill, Subsection
5.3.4 b), conference uses and stormwater management,
including low impact development strategies and
naturalization, may also be permitted.
(ii) Notwithstanding Part Ill, Subsection 5.3.4 e) (i), the
maximum floor area ratio shall be 1.5:1.
(i) Notwithstanding Part Ill, Subsection 5.3.4 e) (ii),
buildings may be permitted to exceed 6 storeys in height
through the rezoning process without requiring an amendment

to this Plan.”

8) By adding a new paragraph (x) at the end of Part Ill, Subsection 6.2.2

(Greenlands Designation - General Policies):

"Evergreen
Community
x) The following policies also apply to the lands designated

“Greenlands” within the Evergreen Community:
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(i) notwithstanding the policies in Part I, Subsection 2.4 and
Part Ill, Subsection 6.2, the “Greenlands” designation includes
the components of the Regional Natural Heritage System, as

set out in the Tremaine Dundas Secondary Plan.

(i) in addition to the uses permitted in Part Ill, Subsection
6.2.2 a) and b), a Collector Road “Special Street” may be
permitted, subject to policies set out in the Tremaine Dundas

Secondary Plan.

(iii) the watercourse located at the southeast corner of the
Evergreen Community may be relocated, subject to policies
set out in the Tremaine Dundas Secondary Plan, without
requiring an amendment to this Plan. The “Greenlands”
designation shall apply to the relocated watercourse and
surrounding buffer. The adjacent “Mixed Use Corridor -
Employment” designation shall apply to the lands from which

the watercourse and buffer were relocated.”
9) By adding a new paragraph (x) at the end of Part lll, Subsection 6.3.2 (Major
Parks and Open Space Designation - Policies):

"Evergreen

Community

x) The following policies also apply to lands designated “Major

Parks and Open Space” within the Evergreen Community:

(i) In addition to the uses permitted in Part Ill, Subsection
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10)

11)

6.3.2 d), stormwater management, including low impact
development strategies and naturalization, may also be

permitted.

(ii) In addition to the uses permitted in Part Ill, Subsection

6.3.2 d) the Crooks/Norton Farm Heritage House in the
south western portion of the Community shall be permitted

subject to the policies set out in the Tremaine Dundas

Secondary Plan.”

By deleting Policy 8.4 in Part VI.

By incorporating the Tremaine Dundas Secondary Plan into the Plan in accordance
with the appropriate implementation policies of Part VI, and by adding a reference
to the Secondary Plan in the list of Council-approved Secondary Plans in Part IX,

Appendix C.

2.0 IMPLEMENTATION

The Official Plan Amendment shall be implemented in accordance with the appropriate

"implementation” policies of Part VI, Implementation, of the Official Plan of the Burlington

Planning Area.

3.0 INTERPRETATION

The Official Plan Amendment shall be interpreted in accordance with the Part VI, Section

3.0 of the Official Plan of the Burlington Planning Area.
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CITY OF BURLINGTON
BY-LAW No.

To amend City of Burlington By-law 2020, as amended respect to the lands municipally known as 5421,

5453, 5463 Dundas Street and 3232 Tremaine Road

THE COUNCIL OF THE CORPORATION OF THE CITY OF BURLINGTON HEREBY ENACTS AS

FOLLOWS:

1. Zoning Map Number 30 to By-law 2020, as amended, is hereby amended as shown on Schedule

“A” attached to this By-law.

2. The lands designated as D in Zoning Map Number 30 to By-law 2020 are hereby rezoned to
RM3; BC1; MXE; MXG; O3 and P as shown on Schedule “A” attached to this By-law.

3. Part 14 of By-law 2020, as amended, Exceptions to Zone Designations, is amended by adding the

following Exception as follows:
Exception Zone Map 30 Amendment Enacted
_ RM3 2020 _

in the RM3 zone subject to the following regulations.

RM3 Regulations

1. Detached Dwellings, Stacked Townhouses and Street Townhouses will be permitted

Lot Type: Lot Lot Front | Front Rear | Side Street
Width Area Yard Yardto | Yard | Yard Side
Garage Yard
Detached 9.14 3.0m 6.0 m 70m [ 1.2m 3.0m
Dwelling minimum | 240 m? and
17.04 .6m
maximum other
side
Townhouse, | 27.0 m 3.0m n/a 1.2m 3.0m
Stacked 480m? See
Townhouse, below
or Street
Townhouse

minimum from the rear lot line abutting a lane.

lane.

width.

2. Where a Townhouse, Stacked Townhouse or Street townhouse has a garage attached
to the dwelling unit accessed by a lane, the dwelling unit shall be setback 3.0 m
minimum from the rear lot line abutting a lane and the garage shall be setback .5m

3. Where a Townhouse, Stacked Townhouse or Street townhouse has a garage detached
from the dwelling unit and accessed by a lane, the garage shall be setback 4.5m
minimum from the dwelling unit and .5m minimum from the rear lot line abutting a

4. Garages or driveways of detached dwelling units shall not exceed 50% of the lot




~

5. Where a Detached Dwelling has a lot width of 15.24 m or over, the corresponding
side yard regulation shall be 1.2m on both sides.

6. The minimum density in the RM3 zone will be 26 units per hectare. The maximum

density in the RM3 zone will be 50 units per hectare.

The maximum height in an RM3 zone is 12 meters.

8. Stormwater management including low impact development technologies, and
naturalization strategies are permitted in the RM3 zone.

4. Part 14 of By-law 2020, as amended, Exceptions to Zone Designations, is amended by adding the

following Exception as follows:
Exception Zone Map 30 Amendment Enacted
BC1 2020.

1. Permitted uses: Training Centre; Research and Development, Information and Data
Processing; Knowledge Based & High Technology; All Office Uses; Low Impact
Development technologies, stormwater management and naturalization strategies.

5. Part 14 of By-law 2020, as amended, Exceptions to Zone Designations, is amended by adding the

following Exception as follows:
Exception Zone Map 30 Amendment Enacted
MXE 2020._ _

1. Permitted uses:

a) Community Institution; All Office Uses; Convention/Conference Centre; Banquet
Centre; Caterer; Recreational Establishment; Entertainment Establishment; Training

Centre; Research and Development, Information and Data Processing; Knowledge Based

& High Technology.

b) Convenience/Specialty Food Store, Other Retail Stores, Standard Restaurant, Fast
Food Restaurant, Convenience Restaurant, Dry Cleaning Depot, Laundromat, Other

Service Commercial Uses, Banks, Trust Companies, Credit Unions, Laundry Service and

Veterinary Services, Supermarket/ Grocery Store, Farmer’s Market, Terrace Patio,
Elevated Parking.

¢) Stormwater management including low impact development technologies, and
naturalization strategies.

d) All uses permitted in the O3 zone.

2. Uses listed in 1 b) are permitted provided that they are integrated with a use listed in 1 a).

3. The maximum FSI shall be 1.5.
4. No fencing will be required on lands abutting a residential zone.

5. OQutdoor patios are permitted with a 20 meter setback from the RM3 Zone.




6. Part 14 of By-law 2020, as amended, Exceptions to Zone Designations is amended by adding the
following Exception as follows:

Exception Zone Map 30 Amendment Enacted
MXG 2020.

1. Ermitted uses:

a) Community Institutions, All Office Uses, Apartment Building, Retirement Home,
Dwelling Units in a Commercial/Office Building, Stacked Townhouses, Back to Back
Townhouses, Townhouses.

b) Convenience/Specialty Food Store, Other Retail Stores, Standard Restaurant, Fast
Food Restaurant, Convenience Restaurant, Dry Cleaning Depot, Laundromat, Other
Service Commercial Uses, Banks, Trust Companies, Credit Unions, Laundry Service and
Veterinary Services, Supermarket/ Grocery Store, Farmer’s Market, Terrace Patio,
Elevated Parking.

c) Stormwater management including low impact development technologies, and
naturalization strategies.

2. Uses listed in 1 b) are permitted provided that they are integrated with a use listed in 1 a).

3. Stacked townhouses, back to back townhouses or townhouses are not permitted to front
onto Tremaine Road or Dundas Street.

4. The minimum density is 51 units per hectare; the maximum density is 185 units per
hectare.

5. No fencing will be required on lands abutting a RM3 Zone.

6. Outdoor patios are permitted with a 20 metre setback from a RM3 Zone.

7. Part 14 of By-law 2020, as amended, Exceptions to Zone Designations is amended by adding the
following Exception as follows:

Exception Zone Map 30 Amendment Enacted
P 2020.

1. Additional Permitted uses:
a. Stormwater management including low impact development technologies, and
naturalization strategies.
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