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June 11, 2025
Electronic Submission only

ATTENTION: 	
[bookmark: _Hlk165971600]Ministry of Municipal Affairs and Housing 
Provincial Planning Branch
13th Floor, 777 Bay Street
Toronto, ON M7A 2J3
PlanningConsultation@ontario.ca 

Proposed Regulations – Complete Application

Environmental Registry of Ontario Posting 025-0462

Introduction

The government is seeking feedback on proposed regulations under the Planning Act to regulate complete application requirements (study/report requirements) and submissions from certified professionals.


Current Posting

Schedule 7 of Bill17 proposes to amend the Planning Act to limit complete application (studies/reports) requirements to what is currently identified in municipal official plans, except where the Ministry of Municipal Affairs and Housing approves the changes.

Bill 17 also includes regulation-making authority that would enable the Minister of Municipal Affairs and Housing to further regulate the reports or studies required as part of a complete application. The changes would enable the Minister, by regulation, to:
· Prescribe a list of subject matters for which studies cannot be required as part of a complete application;
· Identify the only studies that could be required as part of a complete application; and
· Specify certified professionals from whom municipalities would be required to accept studies.

Specifically, it is proposed that the following topics could not be required as part of a complete planning application:
· Sun/Shadow: information and material related to the impact of shadows cast by a proposed development on the subject land and on surrounding lands including streets.
· Wind: information and material related to the potential impacts of a proposed development on wind conditions in surrounding areas.
· Urban Design: information and material concerning the urban design of a proposed development, including how a proposed development aligns with municipal urban design guidelines or policies.
· Lighting: information and material related to lighting and lighting levels on the site, including the location and type of lighting fixtures proposed on the exterior of the building and on the site.

The government is also seeking input on:
· What topics or studies should be identified as being permitted to be required by municipalities as part of a complete application?
· Which certified professionals (e.g., professional engineers) should be included in the list of professionals whose reports/studies would be required to be accepted as final submissions by a municipality as part of a complete planning application

Collectively, the proposed changes would have the effect of reducing the number of studies that make up a complete application when proponents submit development proposals to municipalities.


Feedback

· Sun/shadow, wind, lighting, and certain urban design elements are characteristics of development that can be adjusted to mitigate the impacts of development.  While staff prefer that they be left in as requirements for a complete application, there is an acknowledgement that these urban design elements are not necessarily threshold matters that need to be fully understood and accounted for at the application acceptance stage.
· Staff should be willing to remove these items from complete application requirements provided the City can still identify its expectations for lighting, sun/shadow, wind, and urban design and assess these impacts through the formal application review process, and that there is opportunity to receive these materials at a later date as conditions of approval.
· Staff note that compliance with these requirements has the potential to influence the design of a building and is preferable to be resolved at the front end of a development review process rather than at the end.
· Additional comments/concerns:
· Urban design should not be about building materiality, but rather, massing and context.  When defined appropriately, urban design can be a tool to support innovation and to unlock and facilitate development permissions. It is also key to upholding the public realm and creating livable, sustainable, safe and inclusive communities, which contribute to a high quality of life.
· Requiring a wind and sun shadow study is not meant to stifle creativity or the development of new housing.  As opposed to hindering new development, understanding wind and shadow implications can be a tool to rationalize greater building heights/forms and enhanced growth beyond current permissions.
· Similar to flood risk, wind studies can determine human health and safety risks and should continue to be assessed in some capacity through development approvals.   
· Without these studies, quality-of-life concerns – not only at the individual level but cumulative impacts – may not be fully understood.  Furthermore, there are Provincial directives and public expectations that systems are in place to support livable, sustainable communities.  Without these studies, development applications could be reviewed in isolation from one another instead of at a community level.
· If the need for these studies is eliminated as part of a complete application, does it also eliminate the ability to consider these issues during application reviews?
· An alternative to removing from complete application requirements is to develop a provincial standard for wind/sun shadow study requirements.
· As long as these matters can be considered elsewhere or later in the development process, staff are supportive of removing from complete application requirements.


Next Steps

Please accept this letter as the City of Burlington’s submission on ERO posting 25-0462. Given the short period for consultation the attached comments have not been approved by City Council.  The contents that supported the development of this letter have been shared with the City’s Committee of the Whole and will be considered by Council on June 17th. Should Council determine that any changes to these comments are required, the Province will be advised at the earliest opportunity.

Sincerely,

Community Planning Department
City of Burlington
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