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INTRODUCTION 

In accordance with the Niagara Escarpment Plan (NEP), this visual impact 
assessment intends to provide an evaluation of the potential impacts to existing 
visual resources from the proposed single-family residence at the above address. 

This visual impact assessment has been completed using a combination of 
viewshed modeling, documentation of existing conditions, and detailed photo 
analysis.  

The findings of this visual impact assessment are based on interpretation of 
modelling data, visibility conditions at the time of visiting Field Check locations, 
as well as the latest Site and Grading Plans for the proposed development. 
Outlined herein are the results of the viewshed analysis. 

METHODOLOGY 

VIEWSHED MAPPING 

A Terms of Reference (TOR) was approved by the NEC on August 1, 2025 prior to 
commencing viewshed analyses (Appendix ‘A’). Once approved, the visibility of 
the proposed development was modeled. 

The Viewshed Map was created using the digital modeling program Global 
Mapper 23.1 with Digital Elevation Model (DEM) files, Niagara Escarpment 
Commission Plan Boundary and woodlot data from Ontario GeoHub digital base 
data. Additional data for the Viewshed Map were obtained from Niagara Open 
Data. Data sources used to create the viewshed model and Viewshed Map are 
provided in Appendix ‘B’. The modeled visibility of the proposed residence has 
been calculated to a 5km radius. 

Existing vegetation (woodlots) data were modeled at a height of 15.0m above 
the ground per NEC Visual Impact Assessment Technical Criteria (November 18, 
2020). The viewer height was set at 1.5m off the ground. The results of the model 
can be seen in the Viewshed Map. 

FIELD CHECKS 

Field Checks are an important component of evaluating potential impacts to 
scenic resources on the Niagara Escarpment. The TOR identified the requirement 
for Field Check locations to further assess the visibility of the proposed 
development in the context of existing conditions and the accuracy of the 
Viewshed Map. Existing buildings, hedgerows, and individual tree data are not a 
requirement for the viewshed model; therefore, conditions must be captured 
through ‘ground-truthing’ at Field Check locations.  



3 

Field Check locations 1 and 2 were informed by the NEC Visual Impact 
Assessment Technical Criteria (2020) and Field Check locations 3, 4, and 5 were 
selected based on the NEC review of the TOR and preliminary Viewshed Map. 
Field Check locations 1 and 2 were visited in April 2025 to capture existing 
conditions during the off-leaf portion of the year. This enables the degree of 
seasonal visibility to be assessed (i.e., the degree to which existing vegetation is 
mostly deciduous and/or coniferous etc.). Field Checks 3, 4, and 5 were 
requested by the NEC following a preliminary review of the Viewshed Map in 
August 2025 and were visited August 7th 2025.   

Photographs were taken using a 35mm lens at each Field Check location looking 
towards the proposed development. Photographs were compiled using Adobe 
Photoshop to create a panoramic view and emulate a typical field of view at 
each Field Check location.  

Each Field Check analysis includes: 
• Geographic coordinates of viewer location (for replication purposes);
• Google Earth aerial satellite image of the Field Check location;
• Approximate horizontal extent of proposed development as determined

through land-marking using aerial imagery;
• Location of landmarks or other recognizable features within the field of

view (where applicable);
• Directional view of the photographs based on the cardinal direction of

the proposed development relative to the field check location;
• The degree of visibility of the proposed development from each

viewpoint;
• Any potential impacts of the proposed development to the existing

scenic resources/character as seen from each viewpoint;
• Opportunities for mitigation (i.e., reducing visibility of proposed

development)

The following Field Check locations were visited on April 14, 2025: 

Field Check Location (Viewpoint) UTM Coordinates 
1. 184 Four Mile Creek Road E 654155.915 N 4779756.91 
2. The Bruce Trail, east of Four Mile Creek Road E 654500.489 N 4779374.749 

The following Field Check locations were visited on August 7, 2025: 

Field Check Location (Viewpoint) UTM Coordinates 
3. Richard Avenue at Four Mile Creek Road E 654308.478 N 4779078.836 
4. David Secord Drive at Four Mile Creek Road E 654142.302 N 4779432.576 
5. Johanna Drive at Four Mile Creek Road E 654151.400 N 4779627.228 

Prior to visiting the above Field Check locations, each location was reviewed 
using Google Earth aerial imagery and Google Maps Street View to identify 
landmarks that could be used to delineate the extents of the proposed 
development.  
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FIELD CHECK VISIBILITY RATINGS 

As per the NEC Visual Impact Assessment Technical Criteria (November 18, 2020), 
the evaluation of visual impacts of a proposed development will consider 
degree of visibility, seasonal impacts to visibility (i.e., vegetative cover is mostly 
deciduous or coniferous), as well as distance from the viewer. From these 
considerations, a scale was created and used for each Field Check location to 
assess the degree of visibility of the proposed development: 

Rating  Visibility Factor Criteria for Visibility 

0 
Development is 
not visible from 
viewpoint 

• Existing natural and/or built features completely
obscure view

• View is screened year-round by vegetation (i.e.,
sufficient coniferous screening)

1 

Development 
has limited 
visibility from 
viewpoint 

• Existing natural and/or built features mostly
obscure view

• Visibility is somewhat seasonally-dependent (i.e.,
mostly deciduous with some coniferous
screening)

2 
Development is 
partially visible 
from viewpoint 

• View is somewhat obscured by existing natural
and/or built features

• Visibility is seasonally-dependent (i.e., only
deciduous screening)

3 

Development is 
mostly or wholly 
visible from 
viewpoint 

• View is minimally obscured or entirely
unobscured by natural and/or build features 

• Little to no vegetative screening



RESULTS & ANALYSIS



MODEL COORDINATES: 43° 09’ 04.0943” N, 79° 06’ 17.1100”W
DATABASE RESOURCES: ONTARIO GEOHUB, NIAGARA OPEN DATA
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APPROXIMATE EAST-WEST EXTENT OF 
PROPOSED BUILDING

FIELD CHECK LOCATION: 184 FOUR MILE CREEK ROAD
UTM COORDINATES:  		  Easting 654155.91 

Northing  4779756.91
VIEW DIRECTION: South

VISIBILITY RATING:		
Development has limited visibility from viewpoint

• Existing natural and/or built features mostly obscure view;
• Visibility is somewhat seasonally-dependent (i.e., mostly deciduous cover with some

coniferous screening);

FIELD CHECK 1 - PANORAMIC PHOTO

AERIAL IMAGE SOURCES: GOOGLE EARTH, 	
 GOOGLE MAPS

ANALYSIS:

This viewpoint was identified as the primary view of concern by the NEC in Pre-Consultation 
Comments (July 2023). 

An existing shade structure (to be removed) within the subject site is partially discernable from this 
viewpoint, which suggests that the proposed building will also be partially visible. 

The existing built form immediately surrounding the subject site is expected to visually screen the first 
one to two storeys of the proposed building from this viewpoint. Existing vegetation may also visually 
obscure the proposed building from this viewpoint, with some of the existing trees being maturing to 
mature coniferous species.

MITIGATION OPPORTUNITIES:
• Include coniferous plantings along the Four Mile Creek Road frontage to soften building edges;
• Use a colour and material palette compatible with existing built features for proposed building;



FIELD CHECK LOCATION: 	 BRUCE TRAIL EAST OF FOUR MILE CREEK ROAD
UTM COORDINATES:  		  Easting 	 654500.489 
		             		  Northing  	 4779374.749
VIEW DIRECTION: 		  West

VISIBILITY RATING:		
				  
				    Development is partially visible from viewpoint

•	 View is somewhat obscured by existing natural and/or built features
•	 Visibility is seasonally-dependent (i.e., only deciduous screening) 

ANALYSIS:

The existing building on property (to be removed) is partially discernable from this viewpoint (in 
off-leaf conditions); there is no meaningful coniferous screening visible from this viewpoint therefore 
visibility has been assessed to be seasonally-dependent. 

The foreground and mid-ground of the panoramic photo is occupied by existing single family 
homes east of Four Mile Creek Road. It is expected that the first one to two storeys of the proposed 
building will be visually obscured by the existing buildings as seen from this viewpoint.

MITIGATION OPPORTUNITIES:
•	 Include coniferous plantings along the Four Mile Creek Road frontage to soften building edges;
•	 Use a colour and material palette compatible with existing built features for proposed building;
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AERIAL IMAGE SOURCES: GOOGLE EARTH, 	
 GOOGLE MAPS

ANALYSIS:

This viewpoint was requested by the NEC following a review of the preliminary viewshed map. 

Existing vegetation between viewpoint and the proposed building is a mix of coniferous and 
deciduous species, therefore visibilty from this field check location was rated as somewhat 
seasonally dependent.

Given the age and height of the existing vegetation, it is expected that the first storey of the 
proposed building will be mostly obscured (at a minimum).

MITIGATION OPPORTUNITIES:
• Include coniferous plantings along the Four Mile Creek Road frontage to soften building edges,

with focus on southeast corner of proposed building;
• Use a colour and material palette compatible with existing built features for proposed building;

FIELD CHECK LOCATION: RICHARD AVENUE AT FOUR MILE CREEK ROAD
UTM COORDINATES:  		  Easting 654308.478 

Northing  	 4779078.336
VIEW DIRECTION: North-Northwest

VISIBILITY RATING:		
Development has limited visibility from viewpoint

• Existing natural and/or built features mostly obscure view;
• Visibility is somewhat seasonally-dependent (i.e., mostly deciduous cover with some

coniferous screening);
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FIELD CHECK LOCATION: 	 DAVID SECORD DRIVE AT FOUR MILE CREEK ROAD
UTM COORDINATES:  		  Easting 	 654142.302 
		             		  Northing  	 4779432.576
VIEW DIRECTION: 		  Southwest

VISIBILITY RATING:		

				    Development is mostly or wholly visible from viewpoint
•	 View is minimally obscured or entirely unobscured by natural and/or built features;
•	 Little to no vegative screening

ANALYSIS:

This viewpoint was requested by the NEC following a review of the preliminary viewshed map. 

The close proximity of viewpoint to proposed development results in inevitable visibilty; there is no 
existing vegetative screening between viewpoint and proposed development.

MITIGATION OPPORTUNITIES:
•	 Include coniferous plantings along the Four Mile Creek Road frontage to soften building edges;
•	 Use a colour and material palette compatible with existing built features for proposed building;
•	 Enhance landscape planting along Four Mile Creek Road frontage to be compatible with 

existing front yard landscaping of existing residences on Four Mile Creek Road
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FIELD CHECK 4 - PANORAMIC PHOTO
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(TO BE REMOVED)

DRIVEWAY FOR 140 FOUR MILE CREEK ROAD
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GLOCKNER LANE EXTENSION

APPROXIMATE EAST-WEST 
EXTENT OF PROPOSED BUILDING
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SIDEWALK AT FOUR MILE CREEK ROAD 
AND GLOCKNER LANE EXTENSION

ANALYSIS:

This viewpoint was requested by the NEC following a review of the preliminary viewshed map. 

As seen in the panoramic photo below, some vegetative cover exists between the viewpoint 
and the proposed development, however, it is mostly deciduous. This wil mean that visibilty of the 
proposed development will be seasonally-dependent. 

MITIGATION OPPORTUNITIES:
•	 Include coniferous plantings along the Four Mile Creek Road frontage to soften building edges;
•	 Use a colour and material palette compatible with existing built features for proposed building;
•	 Enhance landscape planting along Four Mile Creek Road frontage to be compatible with 

existing front yard landscaping of existing residences on Four Mile Creek Road

FIELD CHECK LOCATION: 	 JOHANNA DRIVE AT FOUR MILE CREEK ROAD
UTM COORDINATES:  		  Easting 	 654151.400 
		             		  Northing  	 4779627.228
VIEW DIRECTION: 		  South-Southwest

VISIBILITY RATING:		
				  
				    Development is partially visible from viewpoint

•	 View is somewhat obscured by existing natural and/or built features
•	 Visibility is seasonally-dependent (i.e., only deciduous screening) 

AERIAL IMAGE SOURCES: GOOGLE EARTH, 	
		   GOOGLE MAPS
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VISUAL IMPACT ASSESSMENT RESULTS 
 
A summary of the visibility ratings for each Field Check location is provided 
below. 
 
 Field Check Location (Viewpoint) Visibility Rating 
1. 184 Four Mile Creek Road 1 
2. Bruce Trail east of Four Mile Creek Road 2 
3. Richard Avenue at Four Mile Creek Road 1 
4. David Secord Drive at Four Mile Creek Road 3 
5. Johanna Drive at Four Mile Creek Road 2 
 
The results of the viewshed model indicate the proposed development will have 
a low likelihood of visibility (1.6%) to a 5km radius. The Viewshed Map 
demonstrates that the visual impacts of the proposed development will be highly 
localized with the majority of visibility shown to be within 1.2km of the transmitter. 
All field check locations are within the areas of greatest expected visibility. 
 
The highest visibility rating of the Field Check locations was at David Secord Drive 
and Four Mile Creek Road (Field Check #4). This location is directly opposite the 
Subject Site on Four Mile Creek Road and its high degree of visibility was 
expected. Along with its proximity to the proposed development, another 
contributing factor is the lack of vegetative screening between the viewpoint 
and the Subject Site (i.e., street trees). Although seasonally-dependent, street 
trees would provide a marginal amount of screening of the proposed 
development from this viewpoint. 
 
Field Checks 1 and 3 have the lowest visibility ratings of the five Field Check 
locations. The visibility ratings for both of these viewpoints is 1 (Development has 
limited visibility from viewpoint) because of the presence of existing vegetation 
between the development site and the viewpoints. The existing vegetation is a 
mix of deciduous and coniferous species, meaning that screening is somewhat 
seasonally-dependent. 

Visual Impact Mitigation Strategies 
 
Recommended strategies for mitigating visual impacts to existing scenic 
resources include: increasing coniferous vegetation at targeted ‘gaps’ in 
screening; enhancing depth of existing vegetative screening by planting 
vegetation buffers adjacent to existing wooded areas; and using colours, tones, 
and textures complementary to the existing landscape palette (i.e., earth tones). 
Given the highly localized visual impacts, the goal of the recommended 
mitigation strategies below is not to completely obscure the proposed 
development; they aim to blend the proposed development into the existing 
community and landscape context. 
 
Targeted Planting 



 

14 
 

 
The strategic use of planting around the proposed building can help mitigate the 
overall visual impact by softening building edges, and blending the built form 
into the larger landscape context.  
 
The critical planting areas for the subject site are along the Four Mile Creek Road 
frontage, specifically at the southeast and northeast corners of the proposed 
building. Due to the location of the property and the existing curvature of the 
road, the southeast and northeast corners of the proposed building will be the 
most visually prominent for pedestrians and vehicles approaching the site from 
either direction on Four Mile Creek Road. Targeted planting with coniferous 
species at these corners would provide year-round softening of the building 
edges while visually integrating the built form of the proposed building into the 
existing landscape.  
 
Building Materials and Form 
 
The overall visual impact of the proposed development may be further 
addressed by ensuring the building is compatible with the existing community 
character. This would enable the proposed development to blend more 
effectively within the existing built forms of the St. Davids Minor Urban Centre, 
thereby becoming visually integrated within the larger landscape context. 
 
Four Mile Creek Road within the St. Davids Minor Urban Centre is characterized 
by a mix of low and medium density residential, and small neighbourhood scale 
commercial. Existing residences along Four Mile Creek Road and adjacent local 
roads are an eclectic mix of architectural form including rectilinear, modern 
builds, as well as new contemporary styles.   
 
The visual impact of the proposed building may be mitigated through the use of 
visually complementary building materials like architectural brick facing, as well 
as a colour palette consistent with the local character. 
 
Landscape Design 
 
The Four Mile Creek Road Right-of-Way is characterized by wide boulevards with 
street tree plantings in sod separating the pedestrian zone (concrete sidewalk) 
from vehicular travel lanes. Existing residences on Four Mile Creek Road are set 
back from the road with large landscaped areas between homes and the 
public realm.  
 
The proposed development can become visually compatible with the existing 
landscape character context through planting emphasis along the Four Mile 
Creek Road frontage. A separation between the public realm and the proposed 
building face will help maintain a human-scale streetscape character and 
provide space for street trees, landscaped beds, and foundation planting. This 
will be consistent with the siting of existing buildings along Four Mile Creek Road 
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which are set back from the public Right-of-Way and generally feature lawns, 
garden beds, and trees.  

Refer to Appendix ‘F’ for Landscape Plan prepared by adesso design inc. 

CONCLUSION 

The goal of this Visual Impact Assessment was to determine whether the 
proposed development will have any negative impact on the scenic resources 
of the Niagara Escarpment. The Viewshed Map and Field Check photo analyses 
included in this Visual Impact Assessment provide insight on where the proposed 
development can be seen and where its visibility is obscured.  

Results indicate that the proposed development will have limited visibility to a 
5km radius and that the expected visibility of the development will be highly 
localized around the proposed building.  

The five field check locations selected for this Visual Impact Assessment 
document the existing conditions in the vicinity of the proposed development. 
The Field Check location with the highest degree of expected visibility was at 
David Secord Drive (Field Check #4) and the lowest degrees of visibility were 
from 184 Four Mile Creek Road (Field Check #1) and Richard Avenue (Field 
Check #3).  

Visual impacts may be mitigated through: 
• Increasing coniferous screening at targeted areas of prominence of the

proposed building, namely, the southeast and northeast corners at Four
Mile Creek Road;

• Emphasize landscape treatment along the Four Mile Creek Road frontage
in a manner consistent with existing residences along Four Mile Creek
Road;

• Select building materials, textures, and colour palettes that are
complementary to the existing built form in the vicinity of the proposed
development (i.e., earth tones)

It is anticipated that the above visual impact mitigation strategies will enable the 
proposed development to blend into the existing landscape and community 
context. The proposed development will have varying degrees of visibility within 
its immediate vicinity as shown in the Field Check photo analyses, however, it 
may be made less visually prominent by incorporating the architectural and 
landscape treatments characteristic of the surrounding community. 

It is recommended that no further study be required, subject to confirmation by 
the NEC. The accuracy of the assessment is reflective of the data available and 
information used. Please refer to appendices for additional information provided 
for NEC use while reviewing the viewshed analysis, 
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If you have any questions or comments feel free to contact either Carleigh Pope 
or Matthew Madigan. 

Regards, 
adesso design inc. 
per: 

Carleigh Pope, OALA Associate Matt Madigan, OALA, CSLA 
Landscape Architect 



APPENDICES



adesso design inc. 
69 John Street South, Suite 250 
Hamilton, ON  L8N 2B9 

25-049 1 

August 1, 2025 

Karen Bannister,  
Landscape Architect 
Niagara Escarpment Commission 
232 Guelph Street,  
Georgetown, ON L7G 4B1 

VISUAL IMPACT ASSESSMENT - TERMS OF REFERENCE  
(METHODOLOGY & APPLICATIONS) 116 FOUR MILE CREEK ROAD, NIAGARA-ON-THE-
LAKE, ON 

Karen: 
We have been retained by Pinewood Homes (Niagara) Ltd. to prepare a Visual 
Impact Assessment (VIA) in support of their applications for Official Plan Amendment 
(OPA) and Zoning By-law Amendment (ZBA) for a proposed four storey multi-unit 
residential building located at 116 Four Mile Creek Road in Niagara-on-the-Lake 
(NOTL), also referred to as the ‘Subject Site’.  

As per the Niagara Escarpment Plan Section 2.13, “a visual impact assessment shall 
be required … where a visual impact on the scenic resources is identified …” Further 
guidance is taken from Section 2.13, Scenic Resources and Landform Conservation.  

The Terms of Reference for this Visual Impact Assessment have been informed by the 
Niagara Escarpment Commission’s (NEC) Visual Impact Assessment Technical Criteria, 
November 18th, 2020. The Goal of the VIA is to demonstrate the mitigation techniques 
and strategies to be employed to reduce the visual impact of the proposed 
development on the existing scenic resources of the Escarpment. 

Project Description 

The Subject Site is located west of Four Mile Creek Road and north of Ontario Highway 
405 in Niagara-on-the-Lake, Ontario. Adjacent land uses include Residential, Open 
Space, and Village Commercial. 
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The proposed development includes the construction of a four-storey multi-unit 
residential building and associated parking facility at grade (refer to Appendix B for 
site plan, typical floor plans, building elevations, and renderings). 
 
Policy Context 

The Subject Site is situated within the St. David’s Minor Urban Centre (MUC), and is 
entirely outside the Niagara Escarpment Commission (NEC) Development Control 
area. The application will therefore not require a development permit application. 
The current approved land use for the Subject Site is Commercial (farmers market) 
and Agricultural. 

The requirement for undertaking a Visual Impact Assessment was identified by the 
NEC in Pre-consultation Comments (dated July 9, 2023). The proposed development 
requires OPA and ZBA applications because its proposed use is not within the 
approved Official Plan and the designation of the Subject Site within the NEP. 

The following policies should be addressed as part of this VIA:  

• NEP Purpose; 

• NEP Objectives 4-6, Parts 1.6.8.4, 2.2.1, 2.13; and, 

• Escarpment Protection Area and Minor Urban Centre objectives, specifically 
1.4.1.1, 1.6.1.5, 1.6.8.4 

Study Process/Methodology 

Study Process, Investigative Methods, and Data to be used in the VIA are outlined 
below.  
 

VIEWSHED MAPPING 
The first stage of the VIA will be to complete viewshed mapping. The goal of the 
viewshed map is to determine the extent of potential visibility of the proposed 
development across the landscape, based on existing topography, vegetation, and 
height of the proposed building.  

The map will assist in selecting potential viewpoints for field investigation including 
assessment of critical views from existing roads, public lands, the Bruce Trail, and/or 
from below the Escarpment edge.  

In Pre-consultation comments (July 9, 2023), the NEC identified a primary view of 
concern for the development, north of the Subject Site on Four Mile Creek Road. The 
field investigation and analysis portions of this VIA will include this primary view of 
concern.   

The study area for the VIA will extend from the highest point of elevation of the 
proposed residential building out to a five-kilometer radius. The highest point of the 
proposed building has been determined from the Site Plan (prepared by Upper 
Canada Consultants) and Building Elevations (prepared by Raimondo + Associates 
Architects Inc.). Refer to Appendix B for project Site Plan and Architectural Drawings.  
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DIGITAL VISIBILITY MAP (VIEWSHED MAP) 
• A Viewshed map will be created using the digital modeling program Global

Mapper 23.1; the procedure for creating the viewshed map with this software
(including view height and study radius) will be documented;

• The map will be produced using Ontario GeoHub digital base data and
Niagara Open Data. These data include features such as roads, topography,
vegetation, and building footprints;

• Viewshed Mapping will extend to a five (5) kilometer radius from the highest
point of the proposed building;

• The overall height for the proposed building is 15.0m from finished grade as
noted on the Site Plan prepared by Upper Canada Consultants. (refer to
Appendix B);

o A 0.5m margin of error will be added to the height for visual impact
analysis to account for model accuracy;

o The Finished Floor Elevation (FFE) for the proposed building will be 130.55
MASL therefore the overall height of the building is calculated to be
146.05 MASL (includes 0.5m margin of error)

• Existing and proposed spot elevations are shown on the Grading Plans prepared
by Upper Canada Consultants (Refer to Appendix C);

• The height of the proposed building will be added to the highest finished grade
to determine height for visual impact analysis in Meters Above Sea Level
(MASL)(Refer to appendix C for Grading Plan);

• A 0.5m margin of error will be added to the height for visual impact analysis to
account for model accuracy;

• The viewer height for modelling will be set at 1.5m above grade;
• The vegetation height (woodlots) will be set at 15.0m above grade and then

confirmed in field checks;
• Surrounding built form and individual trees (i.e., street trees) will not be

modeled in viewshed mapping;

VIEWSHED PHOTOGRAPHS 
• The map will be field checked to document existing conditions (i.e., buildings,

hedgerows, etc. that may not be included in the spatial data sources) and
confirm accuracy of the viewshed map. Field checks may demonstrate that
existing built and/or natural features block views of the proposed structures.
Field checks may also identify gaps in tree cover, existing trees less than 15m in
height, and/or low-density screening by existing vegetation;

• Field check locations will be selected based on areas of high visibility as
indicated in the viewshed map and/or local areas of prominence where
existing scenic resources are highly valued. Locations will also be selected in
consultation with the NEC.

o Comments provided by the NEC on July 9, 2023 have identified a
primary view of concern on Four Mile Creek Road looking south towards
Subject Site:

• Photographs will represent the worst-case scenario for visibility in a given area
as per NEC Visual Impact Assessment Technical Criteria (2020);
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• Viewshed photographs of each field check location (taken with 33 to 52mm
lens) will be provided that show any visibility areas of concern as confirmed by
NEC, encompassing the entire viewshed (panoramic images). Viewshed
photographs will include:

o Direction of view and distance to the proposed development;
o The location and extent of the proposed development in relation to

existing landmarks;
o Annotations indicating analysis of the view (i.e., existing features that will

obscure view of the proposed buildings, etc.);
o Visibility rating of the proposed development from each field check

location (see Table 2 below for Visibility Rating Criteria).

TABLE 2 Visibility Ratings and Criteria for Proposed Development

Rating  Visibility Factor Criteria for Visibility 

0 
Development is 
not visible from 
viewpoint 

• Existing natural and/or built features completely
obscure view

• View is screened year-round by vegetation (i.e.,
sufficient coniferous screening)

1 
Development has 
limited visibility 
from viewpoint 

• Existing natural and/or built features mostly obscure
view

• Visibility is somewhat seasonally-dependent (i.e.,
mostly deciduous with some coniferous screening)

2 
Development is 
partially visible 
from viewpoint 

• View is somewhat obscured by existing natural
and/or built features

• Visibility is seasonally-dependent (i.e., only deciduous
screening)

3 

Development is 
mostly or wholly 
visible from 
viewpoint 

• View is minimally obscured or entirely unobscured by
natural and/or build features 

• Little to no vegetative screening

FINDINGS AND RECOMMENDATIONS 
The findings of the VIA study as outlined in this document will be discussed in 
consideration of potential impacts to views, landform, natural scenery, and open 
landscape. If visibility from views of potential concern is confirmed, the VIA study will 
discuss mitigation approaches to address policies outlined by the NEP. 

FURTHER INVESTIGATION (IF REQUIRED) 
Further studies such as Line of Sight (LOS) cross sections, photographic simulations, 
investigations of key views, and policy analysis may be required to evaluate the 
impact of the proposed development. Should additional studies be required by the 
NEC, associated Terms of Reference will be submitted to the NEC for approval prior to 
the commencement of further investigations.  
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Accompanying these Terms of Reference are the following: 
• Appendix A:  Metadata of geospatial information used in Viewshed Modeling
• Appendix B:  Site Plan prepared by Upper Canada Consultants

Architectural Plans prepared by Raimondo + Associates 
Architects Inc. 

• Appendix C:  Preliminary Grading Plans by Upper Canada Consultants.

If you have any questions or comments, feel free to contact me. 

Regards, 
adesso design inc. 
per: 

Matt Madigan,  
Landscape Architect, OALA, CSLA 
MM/cp 



APPENDIX B  
Links to Metadata for modelling purposes 
116 Four Mile Creek Road, NOTL 
‘Terms of Reference’ and ‘Visual Impact Assessment’: 
 
Niagara Open Data (niagaraopendata.ca) 
 
Street: 
 
https://niagaraopendata.ca/dataset/st-catharines-roads/resource/c9a152a2-4d9a-
447c-89a9-f5076522acba 
 
https://niagaraopendata.ca/dataset/st-catharines-roads/resource/ff3319ef-5edd-4f26-
8938-caa72db5950c 
 
City Boundary: 
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/d7fdc83c-cbcc-
4988-96a3-56e43c1762da 
 
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/7863dc83-cff2-
48f6-b8a7-d8a368186e45 
 
https://niagaraopendata.ca/dataset/urban-area-boundaries/resource/f813f783-7316-
4420-ab16-b64a059ff104 
 
Escarpment: 
https://www.arcgis.com/sharing/rest/content/items/ae0d7c7f5dfc4656add257dd177b9
c73/info/metadata/metadata.xml?format=default&output=html 
 
 
Ontario GeoHub (https://geohub.lio.gov.on.ca/) 
 
Niagara Escarpment Plan Boundary: 
https://geohub.lio.gov.on.ca/datasets/niagara-escarpment-plan-boundary 
 
https://www.arcgis.com/sharing/rest/content/items/eb42fbc9b5134e44951ef11cc94b8
e4b/info/metadata/metadata.xml?format=default&output=html 
 
Wooded Area: 
https://geohub.lio.gov.on.ca/datasets/wooded-area 
 
https://www.arcgis.com/sharing/rest/content/items/4e3c079b566c4d31bdf4c94516412
4ce/info/metadata/metadata.xml?format=default&output=html 
 

https://niagaraopendata.ca/dataset/st-catharines-roads/resource/c9a152a2-4d9a-447c-89a9-f5076522acba
https://niagaraopendata.ca/dataset/st-catharines-roads/resource/c9a152a2-4d9a-447c-89a9-f5076522acba
https://niagaraopendata.ca/dataset/st-catharines-roads/resource/ff3319ef-5edd-4f26-8938-caa72db5950c
https://niagaraopendata.ca/dataset/st-catharines-roads/resource/ff3319ef-5edd-4f26-8938-caa72db5950c
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/d7fdc83c-cbcc-4988-96a3-56e43c1762da
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/d7fdc83c-cbcc-4988-96a3-56e43c1762da
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/7863dc83-cff2-48f6-b8a7-d8a368186e45
https://niagaraopendata.ca/dataset/municipal-boundaries/resource/7863dc83-cff2-48f6-b8a7-d8a368186e45
https://niagaraopendata.ca/dataset/urban-area-boundaries/resource/f813f783-7316-4420-ab16-b64a059ff104
https://niagaraopendata.ca/dataset/urban-area-boundaries/resource/f813f783-7316-4420-ab16-b64a059ff104
https://www.arcgis.com/sharing/rest/content/items/ae0d7c7f5dfc4656add257dd177b9c73/info/metadata/metadata.xml?format=default&output=html
https://www.arcgis.com/sharing/rest/content/items/ae0d7c7f5dfc4656add257dd177b9c73/info/metadata/metadata.xml?format=default&output=html
https://geohub.lio.gov.on.ca/
https://geohub.lio.gov.on.ca/datasets/niagara-escarpment-plan-boundary
https://www.arcgis.com/sharing/rest/content/items/eb42fbc9b5134e44951ef11cc94b8e4b/info/metadata/metadata.xml?format=default&output=html
https://www.arcgis.com/sharing/rest/content/items/eb42fbc9b5134e44951ef11cc94b8e4b/info/metadata/metadata.xml?format=default&output=html
https://geohub.lio.gov.on.ca/datasets/wooded-area
https://www.arcgis.com/sharing/rest/content/items/4e3c079b566c4d31bdf4c945164124ce/info/metadata/metadata.xml?format=default&output=html
https://www.arcgis.com/sharing/rest/content/items/4e3c079b566c4d31bdf4c945164124ce/info/metadata/metadata.xml?format=default&output=html


Greater Toronto Area (GTA) Digital Elevation Model 2002 
GTA 2002 - South West: 
https://geohub.lio.gov.on.ca/datasets/greater-toronto-area-gta-digital-elevation-
model-2002 

https://www.arcgis.com/sharing/rest/content/items/65f5083dd897408ca5ca9df0bfc062
59/info/metadata/metadata.xml?format=default&output=html 

Additional Data 

1. Bruce Trail Routes
Bruce Trail Route Meta Data, Shape File and Data Licence Agreement received
from Scott Langley at The Bruce Trail Conservancy

2. Niagara Escarpment Parks & Open Space System
Niagara Escarpment Parks & Open Space System Meta Data and Shape File
received from Daniel Ventresca at Niagara Escarpment Commission

https://geohub.lio.gov.on.ca/datasets/greater-toronto-area-gta-digital-elevation-model-2002
https://geohub.lio.gov.on.ca/datasets/greater-toronto-area-gta-digital-elevation-model-2002
https://www.arcgis.com/sharing/rest/content/items/65f5083dd897408ca5ca9df0bfc06259/info/metadata/metadata.xml?format=default&output=html
https://www.arcgis.com/sharing/rest/content/items/65f5083dd897408ca5ca9df0bfc06259/info/metadata/metadata.xml?format=default&output=html
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Pinewood Homes (Tara)

116 Four Mile Creek Road, NOTL

Pine Mansions 4 -
Apartment Building

scale: 1 : 200A1-000

Site Plan1

Ontario Building Code Data Matrix - Part 3 Item

3.01

Reference

Project Type:

3.02

New Construction

Addition & Renovation

Renovation

Change of Use

Major Occupancy(s)  
Classification:

3.1.2.1.(1)

3.04

3.07

Building Area (m²): Existing: New: Total: 1.4.1.2 [A]

Building Height: Storeys Above Grade:

Storeys Below Grade:

1.4.1.2 [A] & 
3.2.1.1

Number of Streets / 
Fire Fighter Access:

3.2.2.10 & 
3.2.5

3.2.2.20.-.93

3.11 Sprinkler System:

Entire Building

Basement Only

In Lieu of Roof Rating

Select Floor Areas

3.2.1.5. & 
3.2.1.5. &
3.2.2.18., .21, 
.22. .29., 
3.2.4.1., 3.2.4.9., 
3.2.4.15., & 
3.2.5.12. to .14.

Standpipe System: Required Not Required 3.2.5.8 - 11

Fire Alarm System: 3.2.4

Water Service / 
Supply is Adequate:

3.2.5.7

Yes

No

3.2.2.20. - .93 & 
3.1.6. 

Combustible Permitted Non-Combustible Required

Construction 
Type:

Combustible Non-Combustible

Combination of Combustible and Non-combustible 

Encapsulated Mass Timber 

3.1.4.6., .7., 
3.2.2.16.

m²/person Design of Building

Barrier-Free Design: 3.8
3.8.1.2

Yes

No

Hazardous 
Substances:

3.3.1.2 

Required Fire 
Resistance 
Rating (FRR):

Horizontal 
Assemblies

3.2.2.20 - .93, 
3.2.1.2, 
3.2.1.4, 
3.2.2.15, 3.3.2.1

1.3.3.2 [A]

Floors Over Basement

Roof

Mezzanine

Importance 
Category:

Low

Normal

High

Post-disaster Shelter 4.1.2.1.(3) & 
T4.1.2.1.

Seismic Category:

Name of Practice:

Raimondo + Associates Architects Inc.
4687 Queen Street, Niagara Falls ON

Name of Project:

Project Location:

Addition

Description:

3.03 Superimposed 
Major Occupancies:

No Yes

Description:

3.2.2.7.

Description:

Total:

3.05 Gross Area (m²): Existing: New: Total: 1.4.1.2 [A]Description:

Total:

3.06 Mezzanine Area  (m²): Existing: New: Total: 3.2.1.1Description:

Meters Above Grade:

3.08 High Building: YesNo

3.09

3.10 Building Classification:

Not RequiredRequired

Provided: Select Compartments

None

Description:

3.12

3.13 Required Not Required

Type Provided: Single Stage Two Stage None

3.14

3.15 Restriction:

Encapsulated Mass Timber

Actual:

Combination of Encapsulated Mass Timber and Non-combustible

Heavy Timber Construction: No Yes

3.16 Low Human Occupancy

Minor Storage Building Explosive or Haz. Subst.

Post-disaster

Seismic Category:3.17

Site Class:

Seismic design for Table 4.1.8.18. items 6 to 22:

Required Not Required

4.1.8.4.(1)
T-4.1.8.5.-B

Occupant Load:3.18 3.1.17. & 
3.1.17.1.(2)

3.19

Number of Entrances: Explanation:

Explanation:

3.20

Yes

No Explanation:

3.21 Rating
(FRR)

Storeys Below Grade

Floors

Supporting 
Assembly (H)

Noncombustible
in lieu of rating?

No Yes N/A

No Yes N/A

No Yes N/A

No Yes N/A

No Yes N/A

Spatial Separation:3.22a Exp. 
Build. 
Face

EBF 
Area 
(m2)

L.D.
(m)

L/H or 
H/L

Req. 
FRR 
(H)

% Unprotected 
Openings 
Permitted

3.2.6.

North

West

South

East

% Unprotected 
Openings 
Provided

3.2.3

3.22b Exp. Build. Face

North

West

South

East

Construction Type Cladding Type

Non-combustible

Plumbing Fixture 
Requirements:

3.23a

Non-combustible

Non-combustible

Non-combustible

3.7.4., 3.8.2.3

3.23b Tables 3.8.2.3.A 
and 3.8.2.3.B

3.24 Energy Efficiency:

3.25 Sound Transmission 
Design:

Compliance Path:

Climate Zone:

Degree Days Below 18 C:

12.2.1.2

SB-1 Table 2

SB-3, 
5.8.1.2.(2), 
5.8.1.4., & 
5.8.1.5

Is there more than 1 dwelling unit per building? No Yes

Option Implemented:

Notes:

Notes --

Total:

3.00 Building Code Version: O. Reg. 163/24 Last Amendment: O. Reg. 5/25

Reason:

TBD At 
Building Permit

TBD At 
Building Permit

Based on 2 ppl per slp. rm.

77 units x 2 sleeping rooms x 2 people = 308 occupants

Project Name

2273 M² 2273 M²

4

0

Group C

3.2.2.51 Group C, Up To 6 Storeys, Sprinklered, Combustible Construction

Residential

2273 M² 2273 M²

2239 M² 2239 M²1st Floor

14.75 M

1 hr 1 Hr

2nd Floor

3rd Floor

4th Floor

2195 M² 2195 M²

2195 M²

2195 M²

2195 M²

2195 M²

8824 M² 8824 M²

1 Street(s)

A 6-12-2023 Issued For Pre-Con
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1. All work to be carried out in accordance with by-laws and codes
having jurisdiction over site location.

2. Complete all work to the satisfaction of the Landscape Architect.
3. Report any changes, discrepancies or substitutions to the Landscape

Architect for review. Obtain approval from the Landscape Architect
before proceeding.

4. It is the contractor's responsibility to determine existing service
locations.

5. Exact locations of plant material will be determined by placement of
site services such as hydro vaults, meters, utilities roof rain water
leaders, driveways, light standards, etc.

6. All plant material locations to be staked or marked out and approved
by Landscape Architect prior to installation.

7. Supply all plant material in accordance with the Canadian Standards
for Nursery Stock (8th ed.).

8. Install plant material according to details shown.
9. Supply and place mulch in accordance with Canadian Landscape

Standard (Section 10, Mulching).  Disturbed soil areas around trees
and shrubs are to be covered with shredded conifer bark mulch such
as 'Cedar Bark Mulch' by All Treat Farms or 'Classic Cedar Mulch' by
Gro-Bark, or approved equivalent. Alternative mulches must be
approved by the Landscape Architect.

10. Contractor to utilize layout dimensions where provided
11. Provide planting bed area as noted on the drawing or to

accommodate mature size of plant material.
12. All support systems must be removed by the contractor at time of

final acceptance. No extras will be paid to complete this work
13. Supply and place topsoil in accordance with Canadian Landscape

Standard (Section 4, Grading & Drainage and Section 6, Growing
Medium) to a minimum depth of 150mm unless otherwise specified.

14. Supply and place sod in accordance with Canadian Landscape
Standard (Section 7, Lawns & Grass and Section 8, Turfgrass
Sod)unless otherwise specified.

15. Supply and place seed in accordance with Canadian Landscape
Standard (Section 4, Grading & Drainage and Section 6, Growing
Medium) unless otherwise specified. All 5:1 or greater slopes to be
seeded with tacifier. Contractor to provide necessary erosion control
protection as required to ensure soil stabilization and proper seed
germination.

16. All dimensions in meters unless otherwise noted.
17. If discrepancies arise between plant material count shown on

drawing and plant list, the drawing shall be considered correct.
18. Contractor to provide minimum one (1) year warranty (including trees

on municipal property) from date accepted on all work unless
otherwise specified.

19. Any site plan or grading and servicing shown is for information only.
Refer to approved drawings.

20. Not for construction unless stamped, signed and dated by
Landscape Architect.

21. Drawings not to be reproduced without written consent from
Landscape Architect.

22. Approval of landscape plan to be obtained from municipality.
23. All plant material to be planted a minimum of 1.0m from any swales

or ditches.
24. For grading and servicing information refer to the consulting

Engineer's drawings.
25. For lighting information and power distribution refer to the electrical

consultant's drawings.
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Pinewood Homes (Niagara) Ltd.

Niagara-on-the-Lake

Proposed Apartment Building
116 Four Mile Creek Road

1 2025-08-19 Issued for coordination
2 2025-08-25 Issued for first submission

REVISIONS/ SUBMISSIONS

STAMP
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PROJECT

SHEET

MUNICIPAL FILE NUMBER

# DATE DESCRIPTION

MUNICIPALITY

LEGEND

KEY MAP - N.T.S.

no
rth

NOTL

Four M
ile C

reek Road

Creekside Drive

David Secord Drive

405
Steele Road

Paxton Lane

Bunny G
len D

rive

Crimson Drive

SITE

property line

PROPOSED LARGE PLANTER FOR
SEASONAL LANDSCAPING BY
OWNER (TYP.)
-SEE DETAIL D

(5) Taxus x media `Hillii`

(5) Thuja occidentalis `Emerald`

(7) Acer x freemanii `Autumn Blaze`

PROPOSED 1.8m HT WOOD
PRIVACY FENCE (TYP.)
-SEE DETAIL D

PROPOSED 1.8m HT WOOD
PRIVACY FENCE (TYP.)
-SEE DETAIL D

PROPOSED MEDIUM PLANTER
FOR SEASONAL LANDSCAPING
BY OWNER (TYP.)
-SEE DETAIL D

PROPOSED RIVER ROCK (TYP.)
-SEE DETAIL D

PROPOSED LARGE PLANTER
FOR SEASONAL LANDSCAPING
BY OWNER (TYP.)
-SEE DETAIL D

OUTDOOR
AMENITY

EXTENT OF BUILDING
ABOVE (TYP.)

PORTION OF
FENCE TO BE

0.9m HT

PORTION OF
FENCE TO BE

0.9m HT

OUTDOOR
AMENITY

EXISTING TREE TO REMAIN (TYP.)

PROPOSED FOUR-STOREY
RESIDENTIAL BUILDING

PROPOSED IN-GROUND
WASTE BINS (TYP.)
-REFER TO SITE PLAN

PROPOSED 1.8m HT WOOD
PRIVACY FENCE (TYP.)
-SEE DETAIL D

PROPOSED REALIGNED CONCRETE
SIDEWALK IN RIGHT-OF-WAY (TYP.)
-REFER TO SITE PLAN

MAKE GOOD ANY DAMAGE TO
EXISTING TURF WITH 150mm TOPSOIL,
FINE GRADE AND SOD (TYP.)

MAKE GOOD ANY DAMAGE TO
EXISTING TURF WITH 150mm TOPSOIL,
FINE GRADE AND SOD (TYP.)

8/L-2

6/L-2

6/L-2

6/L-2

proposed coniferous tree

QTY BOTANICAL NAME COMMON NAME SIZE COND. MATURE HT. (M) MATURE SPR. (M) O.C. (M) REMARKS

TREES
7 Acer x freemanii `Autumn Blaze` Autumn Blaze Freeman Maple 50mm Cal. W.B. 17.0 13.0 As Shown
65 Thuja occidentalis `Emerald` Emerald Cedar 200cm Ht. W.B. 5.0 1.5 As Shown

SHRUBS
99 Hydrangea paniculata 'Bailpanone' Little Hottie® Panicle Hydrangea 60cm #3 cont. 1.25 1.25 1.1
14 Taxus x media `Densiformis` Dense Yew 60cm #3 cont. 1.25 1.5 1.25
35 Taxus x media `Hillii` Hill`sYew 80cm #3 cont. 3.0 1.25 0.90

GRASSES
16 Panicum virgatum `Heavy Metal` Heavy Metal Switch Grass -- #1 cont. 1.3 0.70 0.60
103 Pennisetum alopecuroides `Little Bunny` Little Bunny Fountain Grass -- #1 cont. 0.30 0.20 0.15

PERENNIALS
126 Liatris spicata `Floristan White` Floristan White Blazing Star -- #1 cont. 0.80 0.45 0.30

GROUND COVERS
112 Euonymus fortunei `Coloratus` Purpleleaf Wintercreeper 40cm #2 cont. 0.30 1.25 0.80

PLANT SCHEDULE

T

T

(27) Thuja occidentalis `Emerald`

(3) Thuja occidentalis `Emerald` (3) Thuja occidentalis `Emerald` (3) Thuja occidentalis `Emerald`

(4) Panicum virgatum
`Heavy Metal`

(4) Panicum virgatum
`Heavy Metal`

(4) Panicum virgatum
`Heavy Metal`
(4) Panicum virgatum
`Heavy Metal`

(8) Hydrangea paniculata 'Bailpanone'

(9) Euonymus fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'

(8) Euonymus
fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'

(8) Euonymus
fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'

(8) Euonymus
fortunei `Coloratus` (6) Taxus x media `Densiformis`

(7) Hydrangea
paniculata 'Bailpanone'

(8) Euonymus
fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'

(9) Euonymus
fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'

(8) Euonymus
fortunei `Coloratus`

(5) Euonymus
fortunei `Coloratus`

(7) Hydrangea
paniculata 'Bailpanone'
(11) Pennisetum
alopecuroides `Little Bunny`

(25) Liatris spicata
`Floristan White`

(4) Euonymus
fortunei `Coloratus`

(19) Pennisetum
alopecuroides `Little Bunny`

(13) Pennisetum
alopecuroides `Little Bunny`

(11) Hydrangea
paniculata 'Bailpanone'
(15) Liatris spicata
`Floristan White`

(13) Pennisetum
alopecuroides `Little Bunny`

(4) Euonymus
fortunei `Coloratus`

(12) Hydrangea
paniculata 'Bailpanone'

(15) Pennisetum
alopecuroides `Little Bunny`

(15) Liatris spicata `Floristan White`

(4) Euonymus fortunei `Coloratus`

(15) Pennisetum
alopecuroides `Little Bunny`

(18) Euonymus fortunei `Coloratus`

(8) Hydrangea
paniculata 'Bailpanone'

(34) Liatris spicata `Floristan White`

(8) Taxus x media `Densiformis`

(2) Thuja occidentalis `Emerald`

(7) Hydrangea
paniculata 'Bailpanone'

(24) Liatris spicata `Floristan White`

(7) Euonymus fortunei
`Coloratus`

(4) Euonymus
fortunei `Coloratus`

(4) Thuja occidentalis
`Emerald`

(5) Taxus x media `Hillii`(5) Taxus x media `Hillii`(5) Taxus x media `Hillii`(5) Taxus x media `Hillii`(5) Taxus x media `Hillii`(5) Taxus x media `Hillii`

(4) Hydrangea
paniculata 'Bailpanone'
(4) Euonymus
fortunei `Coloratus`

(13) Liatris spicata
`Floristan White`

(17) Pennisetum
alopecuroides
`Little Bunny`

(4) Euonymus
fortunei `Coloratus`
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