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SUBJECT: Official Plan and Zoning By-law Amendment applications for 
784 Brant Street (Parcel A) 

TO: Committee of the Whole 

FROM: Community Planning Department 

Report Number: PL-59-24 

Wards Affected: 2 

Date to Committee: July 8, 2024 

Date to Council: July 16, 2024 

Recommendation: 

Approve the applications to amend the Official Plan and Zoning By-law only as they 

apply to the lands shown as Parcel A in Appendix B to community planning department 

report PL-59-24, to permit a mixed use development comprised of a 25-storey tower 

and an 18-storey tower (with ground floor commercial area) and 444 residential units; 

and 

 

Defer making a decision on the remainder of the applications to amend the Official Plan 

and Zoning By-law (as they apply to  the lands shown as Parcels B and C  in Appendix 

B) until the Director of Community Planning advises that the remaining issues set out in 

community planning department report PL-59-24 have been resolved and provides a 

recommendation report regarding the remainder of the applications to a future 

Committee of the Whole meeting for consideration and a decision under the Planning 

Act; and 

 

Approve Official Plan Amendment No. 149 to the City of Burlington Official Plan, as 

provided in Appendix D of community planning department report PL-59-24, to 

introduce new site-specific policies for the subject lands; and  

 

Deem that Section 17(21) of the Planning Act has been met; and  

 

Instruct the City Clerk to prepare the necessary by-law adopting Official Plan 

Amendment No. 149 as contained in Appendix D of community planning department 

report PL-59-24 to be presented for approval at the same time as the associated by-law 
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to amend Zoning By-law 2020, as amended, for the development proposal (505-06/21); 

and  

 

Approve Zoning By-law 2020.481, attached as Appendix E of community planning 

department report PL-59-24, to rezone the lands located at 784 Brant Street from “H-

MXG” (Mixed-Use Corridor – General with a Holding Prefix) to “MXG-X” (Mixed-Use 

Corridor – General with a site-specific exception X); and 

 

Deem that the amending zoning by-law will conform to the Official Plan for the City of 

Burlington once Official Plan Amendment No. 149 is adopted; and  

 

State that the amending zoning by-law will not come into effect until Official Plan 

Amendment No. 149 is adopted. 

PURPOSE: 

The purpose of this report is to describe staff’s review of the subject applications and to 

recommend approval of the requested Official Plan Amendment and Zoning By-law 

Amendment contained in the appendices of this report. 

Vision to Focus Alignment: 

 (Select all areas that apply) 

 Designing and delivering complete communities 

☐ Providing the best services and experiences 

☐ Protecting and improving the natural environment and taking action on climate 

change 

☐ Driving organizational performance 

 

 

Executive Summary: 

The subject applications contemplate development at three of the four intersections 

created by the cross-streets: Brant Street and Ghent Avenue (excluding the south-west 

corner).  The applications for Official Plan and Zoning By-law Amendment were originally 

submitted in July of 2021.  Planning staff have reviewed applicable Provincial, Regional 

and Local policies and guidelines, and are satisfied that the proposal as it relates to Parcel 

A (northwest corner of Brant Street and Ghent Avenue) is consistent with and conforms 

to the policies that these documents provide.  As such, planning staff are recommending 

approval of Parcel A and deferral of Parcels B and C. 
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It is important to note that over the course of the review, the City and Conservation Halton 

have completed work on the Phase 2 Flood Analysis, that was commissioned in order to 

investigate the nature of the hazard that exists throughout Burlington; but in the context 

of this report and project, along Brant Street.  The Phase 2 Flood Study has concluded, 

and Conservation Halton has created regulations for the spill hazard that have been 

shown to exist along Brant Street in the vicinity of the subject lands.  The proposed 

development has been shown to have an impact on the spill hazard, such that for a short 

period of time during a Regional Flood, the spill depth is expected to increase by 4-5 cm, 

and it also impact the lands shown as Parcels B and C.  Conservation Halton has issued 

comments back to the City that this resulting change to the spill hazard can be accepted, 

as long as the City and the proponents signify their awareness and acknowledgement of 

the alteration.   

With this resolution in place, planning staff recommend approval of the development 

shown for Parcel A (northwest corner of Brant Street and Ghent Avenue), but staff 

recommend that any decisions for Parcels B and C be deferred until all outstanding 

matters, including but not limited to, resolution of the altered spill hazard can be 

appropriately demonstrated. 

 

Background and Discussion: 

 

RECOMMENDATION:   Approve Parcel A only Ward:   2  

 

APPLICANT:    

 

OWNER:  

FILE NUMBERS:  

TYPE OF APPLICATIONS:  

PROPOSED USE:  

Molinaro Group  

(℅ Ed Fothergill,   

Fothergill Planning & Development Inc.)  

Brant Street Venture Inc. 

505-06/21 & 520-07/21  

 

Official Plan Amendment & Zoning By-law 

Amendment  

 

Mixed-Use Development (including, 

residential and ground floor commercial 

uses)  
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PROPERTY LOCATION: 

MUNICIPAL ADDRESSES:  

Northwest corner of the intersection of 

Brant Street and Ghent Avenue.  

  

 

 

784 Brant Street 

 PROPERTY AREA:  0.67 hectares (1.66 acres)  

  

EXISTING USES:  Vacant lot  

 

OFFICIAL PLAN Existing: 
 

OFFICIAL PLAN Proposed: 

ZONING Existing:  

 

‘Mixed Use Corridor - General’  

(Official Plan (1997))  

 

‘Mixed Use Corridor – General’ with Special 

Policy 

 

Mixed Use Corridor – General Holding 

(‘HMXG’) Zone;  

 
ZONING Proposed:  

Mixed Use Corridor – General Exception  

(‘MXG-X’) Zone  

 

PRE-APPLICATION COMMUNITY 

CONSULTATION MEETING   

October 14, 2020  

  

APPLICATION RECEIVED:  July 8, 2021  
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 STATUTORY DEADLINE:  

(Section 22(7) & Section 34(11) of  

Planning Act)  

November 5, 2021 (120 days)  

PUBLIC COMMENTS  A total of 14 resident/property owner 

comments received in response to public 

circulation of application  

 

Applications for Official Plan Amendment and Zoning By-law Amendment (File Nos. 505- 

06/21 & 520-07-21) were received by the City of Burlington Community Planning 

Department on July 8, 2021.  In accordance with the requirements of the Planning Act 

and the applicable policies of Part VI – Implementation of the City of Burlington Official 

Plan, the application was deemed complete on August 5, 2021, with the issuance of a 

Letter of Complete Application.  A Notice of Complete Application was circulated on 

August 18, 2021, to all property owners/occupants within 120 metres of the subject 

property and to all boards and agencies requiring circulation pursuant to the Planning Act.  

A copy of the Notice of Complete Application was provided to the applicant/agent and 

uploaded to the City of Burlington website and notification signs were posted on the 

property. 

A Notice of Public Meeting was circulated on September 21, 2021, to all property 

owners/occupants within 120 metres of the subject property as well as to those who 

expressed an interest to receive further notification.  A copy of the Notice of Public 

Meeting was also circulated to all boards and agencies requiring circulation pursuant to 

the Planning Act on September 21, 2021.  The Notice of Public Meeting was also 

published in the September 16, 2021, edition of the Burlington Post and posted on the 

City’s Development Projects Webpage at www.burlington.ca/brantandghent.   

The City’s Development Projects webpage (www.burlington.ca/brantandghent) was 

updated, accordingly, with the subsequent circulation of each public and agency 

notification.  Several comments have been received to date in response to the circulation 

of the Notices of Complete Application and Public Meeting.  These comments are 

summarized in later sections of this Report. 

 

Site Description 

The total landholding consists of multiple parcels (an assembly of 13 properties) with a 

total lot area of 1.71 hectares (4.23 acres) with lot frontages along Brant Street and Ghent 

Avenue.  Existing land uses on the properties include a vacant lot (Parcel A); existing 

surface parking lot and two (2) single detached dwellings (located north of Ghent Avenue 

on the east side of Brant Street) and two (2) single detached dwellings (located on the 

http://www.burlington.ca/brantandghent
http://www.burlington.ca/brantandghent
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north side of Ghent Avenue, east of Brant Street).  2031-2033 Ghent Avenue includes a 

two-unit residential building (Parcel B); and, Parcel C is comprised of a two-storey office 

building and 14 unit apartment building.    

Demolition of existing buildings is contemplated as a component of the overall 

redevelopment concept.  

Adjacent and surrounding land uses include low and mid-rise residential land uses to the 

east (along Ghent Avenue); mid-rise and tall residential buildings located along Ghent 

Avenue (west of Brant Street) and commercial and employment-related land uses located 

further to the west (north side of Ghent Avenue); existing residential (and residential 

conversions); retail and commercial land uses located along Brant Street (north of Ghent 

Avenue); and, commercial (office) and retail land uses located along Brant Street (south 

of Ghent Avenue).  Existing residential land uses also include low density residential 

(detached dwellings) and ‘walk-up apartments’ located further to the south.  The location 

of the subject lands and overall site context is illustrated on Figure 1: Site Location and 

Context (below) and Attachment No. 1 (Location Plan (Aerial).   

  
Figure 1:  2021 Air Photo (Site Location & Context) 

Surrounding Land Uses 

Surrounding and adjacent land uses are described below and the applicable zoning of 

these properties is illustrated on Attachment No. 2 (Existing Zoning):  
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North  Commercial/retail plaza; existing residential (and residential conversions) 
including lands zoned Mixed Use Corridor – General Exception (‘MXG-
148’) Zone and Mixed Use Corridor – General (‘MXG’) Zone;   

South  Mixed-use development; low-density residential; and, commercial/retail 
land uses on lands zoned Mixed Use Corridor – General Exception 
(‘MXG-23’) Zone; Mixed Use Corridor – General Exception (‘MXG-180’) 
Zone; and, Mixed Use Corridor – General (‘MXG’) Zone;  

West  Townhouse development and apartment buildings; low density residential 

land uses on lands zoned Medium Density Residential (‘RM2’) Zone and 

High Density Residential (‘RH5’) Zone; and,   

East  Townhouse development and low density residential land uses on lands 

zoned Medium Density Residential Exception (‘RM4-124’) Zone and 

Medium Density Residential (‘RM1’) Zone.  

  

The subject lands are located within close proximity to bus stops associated with Routes 

2 and 12.  The closest bus stop is located approximately 55 metres south of the subject 

lands, and the other stop that is located on the west side of Brant Street is located 156 

metres to the north.  The Route 2 bus follows a path west along Cavendish Drive and 

then south along Brant Street towards the Downtown Terminal to the south.  Route 12 

travels north from the subject lands on Brant Street east on Mount Forest to eventually 

connect to Upper Middle Road, and then travels north on Appleby Line to the Smart 

Centers Burlington North plaza. 

 

Description of the Application 

The proposal contemplates a multi-parcel, mixed use development comprised of a 25-

storey and a 18-storey tower with ground floor commercial area and 444 residential units 

(Parcel A); a 25-storey tower with ground floor commercial area and 273 residential units 

(Parcel B); and, 8-storey mid-rise building with 120 residential units (Parcel C).  Design 

elements also include a 3-storey podium along the building frontages.  Proposed parking, 

including bicycle parking, for the redevelopment includes underground structured and 

limited surface parking spaces.  Upon completion, the proposed development will 

comprise the northwest (Parcel A), northeast (Parcel B) and southeast (Parcel C) corners 

of Brant Street and Ghent Avenue. Appendix B (Detail Sketch) includes a development 

concept with the location, heights and footprint of the proposed buildings.  

 

The application proposes Official Plan redesignation and implementing zoning by-law 

amendments to facilitate the development, as contemplated, which includes, but is not 

limited to, an increase in maximum permitted building height and residential density. The 
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proposed amendments to the Official Plan are summarized as pertaining to density and 

height; and the amendments to the zoning by-law are characterized as setbacks to the 

adjacent high density residential use, setbacks to Brant Street and Ghent Avenue, heights 

for each tower, floor area ratio and amenity area. 

  

References in the notices, and in sections of the report acknowledge that the subject 

applications affect three of the four corners of the intersection of Brant and Ghent 

(northwest, north east, and south east; excluding south west).  At this time however, the 

outcome of the analysis provided to Conservation Halton for their review, was such that 

the spill hazard that affects the properties identified as Parcels B and C are not eligible 

for development at this time.  Potential solutions and mitigation strategies will need to be 

investigated further before a recommendation can be made for these properties. As such 

the intent of this report is to provide the planning analysis in support of the 

recommendations above, only for the lands shown as Parcel A.  Planning staff are 

recommending that any decision relating to Parcels B and C be deferred until such time 

that the concerns with regard to the impacts of the spill hazard have been addressed for 

these properties.   

Supporting Documents 

The following technical reports/plans/studies have been submitted in support 

of the development applications, and include:  

• Arborist Report & Tree Protection Plan, as prepared by Terrastory 

Environmental Consulting Inc., June 2020;  

• Landscape Plans & Sections (Parcel 1-3), as prepared by Seferian Design 

Group, June 30, 2021;   

• Urban Design Brief, as prepared by Graziani + Corazza Architects, May 

2021;  

• Architectural Plans and Drawings, as prepared by Graziani + Corazza 

Architects, May 2021 (Rev. No. 1);  

• 3D Models & Conceptual Building Renderings and Elevations;  

• Planning Justification Report, as prepared by Fothergill Planning & 

Development Inc., June 2021;  

• Sun Shadow Study, as prepared by Rowan Williams Davies & Irwin 

(RWDI), May 14, 2021;  

• Updated Parcel One Environmental Site Assessment (Lot A), as prepared 

by Landtek Limited Consulting Engineers, October 9, 2020;  

• Parcel One Environmental Site Assessment (Lot B), as prepared by 

Landtek Limited Consulting Engineers, October 2020;  

• Parcel One Environmental Site Assessment (Lot C), as prepared by 

Landtek Limited Consulting Engineers, October 2020;  

https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Arborist_Report_and_Tree_Protection_Plan.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Landscape_Plans__Sections.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Landscape_Plans__Sections.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Landscape_Plans__Sections.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Urban_Design_Brief.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Architectural_Plans_and_Drawings.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/3D_Model.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Planning_Justification_Report.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Sun_Shadow_Study.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_One_Environmental_Site_Assessment_Phase_IUpdate.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_One_Environmental_Site_Assessment_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_One_Environmental_Site_Assessment_Phase_III.pdf
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• Parcel Two Environmental Site Assessment (Lot B), as prepared by 

Landtek Limited Consulting Engineers, October 2020;  

• Parcel Two Environmental Site Assessment (Lot C), as prepared by 

Landtek Limited Consulting Engineers, October 2020;  

• Functional Servicing & Stormwater Management Report (Parcel 1 of 3), 

as prepared by S. Llewellyn & Associates Limited, June 2021;  

• Functional Servicing & Stormwater Management Report (Parcel 2 of 3), 

as prepared by S. Llewellyn & Associates Limited, June 2021;  

• Functional Servicing & Stormwater Management Report (Parcel 3 of 3), 

as prepared by S. Llewellyn & Associates Limited, June 2021;  

• Hydrogeological Investigation (Parcel 1 – Lot A), as prepared by Landtek 

Limited Consulting Engineers, May 25, 2021;  

• Hydrogeological Investigation (Parcel 2 – Lot B), as prepared by Landtek 

Limited Consulting Engineers, May 25, 2021;  

• Hydrogeological Investigation (Parcel 3 – Lot C), as prepared by Landtek 

Limited Consulting Engineers, May 25, 2020;  

• Geotechnical Investigation (Parcel 1 – Lot A), as prepared by Landtek 

Limited Consulting Engineers, May 28, 2021;  

• Geotechnical Investigation (Parcel 2 – Lot B), as prepared by Landtek 

Limited Consulting Engineers, May 28, 2021;  

• Geotechnical Investigation (Parcel 3 – Lot C), as prepared by Landtek 

Limited Consulting Engineers, May 28, 2021;  

• Grading and Servicing Plans (Parcels 1 to 3)(C100-C105); as prepared by 

S. Llewellyn & Associates Limited, June 2018;  

• Transportation Impact Assessment, as prepared by Paradigm 

Transportation Solutions Limited, May 2021;  

• Noise Feasibility Study, as prepared by HGC Engineering, May 14, 2021;  

• Pedestrian Wind Assessment, as prepared by Rowan Williams Davies & 

Irwin (RWDI), May 14, 2021;  

• Waste Management Plan, as prepared by Graziani + Corazza Architects, 

May 2021;  Topographical Surveys (Height Survey of Adjacent 

Buildings), as prepared by A.T. McLaren Limited, September 2020 and 

June 2021;  

• Construction Management Report, as prepared by BA Consulting Group 

Ltd., August 13, 2021;  

• Construction Management Plan, as prepared by BA Consulting Group 

Ltd., August 2021;  

• Topographical Surveys (Lot A, Lot B, Lot C), as prepared by A.T. McLaren 

Limited, September 2020 and June 2021; and,  

• Draft Reference Plans (20R-XXXX)  

https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_Two_Environmental_Site_Assessment_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_Two_Environmental_Site_Assessment_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Phase_Two_Environmental_Site_Assessment_Phase_III.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_I.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_III.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_I.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_I.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_I.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_III.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_III.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Hydrogeological_Investigation_Phase_III.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_1.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_1.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_1.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_1.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Functional_Servicing_and_Stormwater_Management_Report_Phase_II.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_3.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_3.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Geotechnical_Investigation_Phase_3.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Transportation_Impact_Assessment.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Noise_Feasibility_Study.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Pedestrian_Wind_Assessment.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Waste_Management_Plan.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Topographical_Surveys_Height_Survey_of_Adjacent_Buildings.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Construction_Management_Report.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Construction_Management_Plan.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Draft_Reference_Plans_with_ROW_Dedications.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Draft_Reference_Plans_with_ROW_Dedications.pdf
https://www.burlington.ca/en/services-for-you/resources/Planning_and_Development/Current_Development_Projects/Ward_2/Molinaro-brant-ghent/initial-supporting-documents/Draft_Reference_Plans_with_ROW_Dedications.pdf
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All of these supporting documents have been published on the City’s Development 

Projects webpage related to this application at www.burlington.ca/brantandghent.  

Policy Framework 

The applications for an Official Plan Amendment and Zoning By-law Amendment are 

subject to the following policy framework: the Planning Act, Provincial Policy Statement 

(2020), A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020), the 

Halton Region Official Plan, the City of Burlington Official Plan (1997, as amended) and 

the City of Burlington New Official Plan (2020). Staff are of the opinion that the proposed 

applications, as they relate to Parcel A, are consistent with and conform to the applicable 

policy framework, as discussed below.  

Provincial Policy Statement (2020) 

The Provincial Policy Statement (PPS) provides broad policy direction on land use 

planning and development matters of provincial interest. All planning decisions must be 

consistent with the PPS. The PPS promotes the achievement of healthy, livable, and safe 

communities through various means including by promoting efficient development and 

land use patterns; accommodating an appropriate and market-based mix of land uses; 

preparing for the regional and local impacts of a changing climate; and promoting the 

integration of land use planning, growth management, transit-supportive development, 

intensification, and infrastructure planning to achieve cost-effective development 

patterns, optimization of transit investments, and standards to minimize land consumption 

and servicing costs.  

 

The PPS requires municipalities to provide a range and mix of housing options through 

intensification and redevelopment of existing building stock or areas in policy 1.4, where 

appropriate. In accordance with policy 1.4.3 an appropriate range and mix of housing 

options and densities shall be provided to meet projected market-based and affordable 

housing needs of current and future residents of the regional market. 

    

The PPS also encourages municipalities to develop performance standards to 

accommodate intensification and redevelopment while avoiding or mitigating risks to 

public health and safety.   

 

The PPS identifies that the official plans are the most important mechanism for the 

implementation of provincial policy and shall establish appropriate land use designations 

and policies that direct development to suitable areas. The City of Burlington’s Official 

Plan (1997, as amended) contains development standards to facilitate housing 

http://www.burlington.ca/brantandghent
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intensification through specific evaluation criteria. The development standards from the 

City’s Official Plan are integrated in the City’s Zoning By-law 2020 in the form of 

regulations to inform appropriate development. The City’s Official Plan also considers 

built form in its policies for design and associated Council approved design guidelines. 

 

The PPS requires sites with contaminants in land or water to be assessed and remediated 

as necessary prior to any activity on the site associated with the proposed such that there 

will be no adverse effects as per policy 3.2.2. A Parcel I and Parcel 2 Environmental Site 

Assessment (ESA) was required for the subject lands as the proposal is changing to a 

more sensitive land use (i.e. residential).  These reports recommended that no further 

work was required to remediate the lands for Parcel A, and that recommendation is 

accepted by planning staff. 

 

Section 3.0 of the PPS outlines the policies that are to be applied in order to ensure that 

public health and safety are protected, and more specific to this proposal, section 3.1 of 

contains direction relating to Natural Hazards.  Policy 3.1.7 directs that development may 

be considered in accordance with: floodproofing, protection-works standards, and access 

standards; vehicles and pedestrians are able to safely enter and exit the site during a 

flood or other emergency; new hazards are not created and existing hazards are not 

aggravated; no adverse environmental impacts will result.  Conservation Halton staff have 

advised that the design and access standards can be applied to the site in order to ensure 

that ingress and egress can be maintained in the event of a storm causing the regulated 

spill hazard.  While it is acknowledged that spill depths will increase, this is only 

anticipated to happen on lands owned by the City or other lands owned by the Developer.   

 

The City of Burlington has established development standards for residential 

intensification through the Intensification Evaluation criteria in its Official Plan. These 

applications have been assessed against these criteria and a discussion is contained 

further in the report. In the opinion of staff, the development proposal is consistent with 

the PPS as it facilitates intensification in the built-up area, proposes to use existing 

infrastructure and promotes the protection of public health and safety. Therefore, it is 

staff’s opinion that the development proposal is consistent with the policies of the PPS.   

A Place to Grow:  Growth Plan for the Greater Golden Horseshoe (2020)  

The Growth Plan provides a framework for managing growth and achieving complete 

communities in the Greater Golden Horseshoe. All planning decisions must conform to 

the Growth Plan. Subsection 2.2.1.2 a) of the Growth Plan states that “the vast majority 

of growth will be directed to settlement areas that have a delineated built boundary; have 

existing or planned municipal water and wastewater systems; and can support the 

achievement of complete communities”.  
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The subject lands are located within the delineated built boundary of the City of Burlington. 

The application proposes to intensify an existing property through the development of an 

underutilized lot within a previously developed area. The subject property is located in an 

area which is comprised of a mix of residential, commercial and office uses, and the 

proposed development would contribute to a complete community. The proposed 

development would use existing infrastructure and would be promoting growth and 

intensification within the urban area.  

 

The development of new housing supply in Burlington is recognized as needed in 

provincial, regional, and city policies. The provincial policy direction is for new growth to 

be focused in settlement areas with a particular emphasis on strategic growth areas, 

including Urban Growth Centres and Major Transit Station Areas (MTSAs), in close 

proximity to higher-order transit.  The site is located within the Downtown Burlington 

Urban Growth Centre/Burlington GO MTSA, as shown in Regional Official Plan 

Amendment #48 (ROPA 48).   The subsequent policy framework identifies the need for a 

minimum density of persons and jobs per hectare to be created through the 

redevelopment of the site.  The minimum density is 200 persons and jobs combined within 

the entirety of the Urban Growth Centre, and this site contributes 662.7 persons and jobs 

toward the Urban Growth Centre aggregate total. 

 

Part 2.2.2., Delineated Built-up Areas, Policy 4 states that “all municipalities will develop 

a strategy to achieve the minimum intensification target and intensification throughout the 

delineated built-up areas, which will identify the appropriate type and scale of 

development and transition of built form to adjacent areas”.  

 

The subject lands are identified as “Mixed Use Corridor General” within the city’s current 

Official Plan (1997) and the applicant is proposing to redesignate the properties to a site 

specific “Mixed Use Corridor – General” land use designation. The “Mixed Use Corridor 

– General” land use designation permits high density residential development with a 

maximum density of 185 units per net hectare. The proposed net density for the subject 

lands is 740 units per net hectare. While the Burlington Official Plan is supportive of 

potential growth and intensification, it must also be compatible with the character of the 

existing neighbourhood. It is the opinion of staff that the proposed development meets 

the evaluation criteria for intensification projects in the city and therefore conforms to the 

Growth Plan. 

Region of Halton Official Plan (‘ROP’)  

The subject lands are designated ‘Urban Area’ to Map No. 1 (Regional Structure) of the  
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Region of Halton Official Plan (ROP) and identified as an Intensification Area (‘Urban 

Growth Centre’ and in proximity to a ‘Major Transit Station Area’) as shown as an overlay 

to the current ROP.  

 

The Region of Halton Official Plan states that the range of permitted uses within the  

‘Urban Area’ shall be in accordance with local official plans and zoning by-laws.   

  

All proposed development within Intensification Areas is subject to the policies of the 

Region of Halton Official Plan.  Objectives of Intensification Areas include:  

 to provide an urban form that is complementary to existing developed areas, uses 

space more economically, promotes live-work relationships, fosters social 

interaction, enhances public safety and security, reduces travel by private 

automobile, promotes active transportation, and is environmentally more 

sustainable;   

 to provide opportunities for more cost-efficient and innovative urban design;   

 to provide a range of employment opportunities, facilities and services in 

centralized locations that are readily accessible by public transit;   

 to provide a diverse and compatible mix of land uses, including residential and 

employment uses to support neighbourhoods;   

 to create a vibrant, diverse and pedestrian-oriented urban environment;   

 to cumulatively attract a significant portion of population and employment growth;  

 to provide high quality public open spaces with site design and urban design 

standards that create attractive and vibrant places;  

 to support transit and active transportation for everyday activities;  

 to generally achieve higher densities than the surrounding areas; 

 to achieve an appropriate transition of built form to adjacent areas; 

 For Major Transit Station Areas and Intensification Corridors:  

o To achieve increased residential and employment densities in order to 

ensure the viability of existing and planned transit infrastructure and service.  

o To achieve a mix of residential, office, institutional, commercial 

development, where appropriate.  

o For Major Transit Station Areas, to provide access from various 

transportation modes to the transit facility, including consideration of, but 

not limited to, pedestrians, bicycle routes and bicycle parking, commuter 

pick-up/drop-off areas, carpool parking, car share vehicles, and 

parking/recharging stations for electric vehicles.  

o For Intensification Corridors, to accommodate local services, 

including recreational, cultural and entertainment uses.    
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The subject lands are designated ‘Urban Area’ to Map No. 1 (Regional Structure) of the 

Region of Halton Official Plan (ROP) and identified as an Intensification Area (‘Urban 

Growth Centre’ and ‘Major Transit Station Area’) as shown as an overlay to the current 

ROP.  

 

Regional Official Plan Amendment (ROPA) 48 was approved by the Minister of Municipal 

Affairs and Housing on November 10, 2021. The policies of ROPA 48 are in effect and 

not subject to appeal. ROPA 48 was the first amendment to be advanced as part of the 

Regional Official Plan Review under section 26 of the Planning Act. ROPA 48 defines 

specific elements of a Regional Urban Structure including Strategic Growth Areas. ROPA 

48 also included policies for Major Transit Station Areas, Protected Major Transit Station 

Areas, and Proposed Major Transit Stations & Major Transit Station Areas.  

In accordance with Map 1H “Regional Urban Structure” of the ROP, as amended by 

ROPA 48, as discussed previously, the subject lands are located within the Urban Growth 

Centre (UGC) and Major Transit Station Area (MTSA). The policies of the UGC and MTSA 

support a range and mix of transit-supportive uses, such as residential, retail, office and 

public uses, as well as public service facilities and parks and open spaces that support 

the area in a pedestrian-oriented urban environment.   

Regional Official Plan Amendment (ROPA) 49 is the second amendment to be advanced 

as part of the Regional Official Plan Review. This was adopted by Regional Council on 

June 15, 2022 and approved by the Minister of Municipal Affairs and Housing with 

modifications on November 4, 2022. It is the second amendment to be advanced as part 

of the Regional Official Plan Review under Section 26 of the Planning Act. The 

amendment is to implement the results of the Region’s Integrated Growth Management 

Strategy (IGMS), which considered how to accommodate growth in Halton to the 2051 

planning horizon as part of the municipal comprehensive review process. The 

amendment also includes changes that support planning for growth in Halton and 

achieving conformity with the Provincial Growth Plan for the Greater Golden Horseshoe. 

ROPA 49 includes policy 84.1(5) which outlines that the approval of development 

applications within Strategic Growth Areas are not permitted prior to the adoption of an 

Area-Specific Plan. The City of Burlington’s Official Plan (2020) though broadly appealed, 

reflects the community vision for the future of the City of Burlington and has area-specific 

policies for the Downtown Urban Centre. As shown in Official Plan Amendment 2, to the 

2020 Official Plan, the subject property is within the Downtown Burlington Urban Growth 

Centre/Burlington GO MTSA and, more specifically, in the Upper Brant Precinct as 

identified on the amended Schedule F. The Upper Brant Precinct has area-specific 

policies that will accommodate developments with a variety of building heights 

proportional to parcel depth along Brant Street between Prospect Street and Blairholm 

Avenue, with the tallest developments in the Downtown located along the northside of 

Ghent Avenue. Developments in this area will generally achieve a height and density that 
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reflects the precinct’s walking distance to higher-order transit at the Burlington GO Station 

and contributes to the creation of a transit, pedestrian and cycling oriented area while 

also achieving compatibility with adjacent residential low-density areas. The subject 

application is located at the northwest corner of the intersection of Brant Street and Ghent 

Avenue, and the proposed height contemplated in the Upper Brant Precinctaligns with 

the maximum building height for the subject lands as being 25 storeys. Staff are satisfied 

that the proposed development meets the intent of ROPA 48 and 49. 

 

The Region of Halton was circulated the application and supporting materials and 

reviewed the proposed development in the context of applicable Regional policy. Region 

staff acknowledged that the proposal supports many of the goals and objectives of the 

Regional Urban Structure, however staff expressed concern regarding the potential loss 

of purpose built rental units that are proposed to be demolished in order to prepare the 

sites on Parcels B and C and a lack of affordable housing units to be offered for sale. 

 

In collaboration with the Region and City staff, the proponents have agreed to replace the 

units that would be demolished to prepare Parcels B and C for development, and that 

these units would be installed in the development of Parcel A.  The developers have also 

addressed the concerns raised by the Region regarding affordable housing by agreeing 

to offer a maximum of 5% of the total build-out at an affordable market rate. 

Staff are of the opinion that the proposed development is in keeping with the policies of 

the ROP as it facilitates intensification and increased densities within the Built-Up Area, 

makes efficient use of space, and contributes to a more compact settlement pattern.  Staff 

are of the opinion that the proposal conforms to the policies of the Regional Official Plan.    

City of Burlington Official Plan (1997), as amended 

The subject lands are designated ‘Mixed Use Corridor – General’ and ‘Mixed Use Corridor 

– Employment’ (Comprehensive Land Use Plan – Urban Planning Area) of the City of 

Burlington Official Plan (1997), as amended.  

  

The proposed amendment to the Official Plan contemplates that the subject lands will 

receive a site  specific ‘Mixed Use Corridor – General’ designation that would support the 

proposed development.  Section 5.3.1 of the City of Burlington Official Plan (1997), as 

amended, states that among the objectives of the ‘Mixed Use Corridor – General’ 

designation is to provide locations along multi-purpose arterial or major arterial roads that 

will serve as areas of concentration for mixed use developments with high density 

residential, retail, service commercial, office, entertainment, community facilities and 

institutions, and open space uses.  

 



Page 16 of Report Number: PL-59-24 

The policies of the ‘Mixed Use Corridor – General’ designation also encourage higher 

intensity, transit-supportive and pedestrian-oriented mixed use development, including 

land in the vicinity of a major transit station area, such as a GO Transit station, in a 

compact urban form, while retaining compatibility with nearby land uses.  

 

Section 5.3.2(a) (Permitted Uses) states that the following uses may be permitted in the 

Mixed Use Corridor – General designation: 

(i) a wide range of retail, service commercial and personal service uses; financial 

institutions and services; a broad range of office uses; employment, entertainment, 

recreation and other community facilities such as day care centres; and small scale 

motor vehicle dealerships;  

 

Comment:.  The proposed Official Plan and Zoning By-law Amendments have been 

drafted in such a way as to support a design that at this time contemplates retail uses 

fronting towards Brant Street.  Staff are satisfied that this criterion has been met. 

 

(ii) high density residential uses and a full range of office uses.  Townhouses may only 

be permitted as a component of an overall development of mixed residential or 

residential/commercial building forms, where the townhouse portion of the mixed 

development does not abut the multi-purpose arterial or major arterial road and 

where the development of the townhouse component does not compromise the 

long-term objectives for the Mixed Use Corridor designation with respect to such 

matters as mix of uses, building form and intensity; and,   

 

Comment: No Townhouse units are proposed for this project; high density residential 

units have been contemplated and designed for. Staff are satisfied that this criterion has 

been met. 

 

(iii) development and re-development of lands within a major transit station area, such 

as a GO transit commuter rail station, shall achieve a higher intensity of re-

development and consist of transit supportive uses, as called for and defined in 

the Growth Plan. 

 

Comment: The site is located within lands the City has identified for intensification that 

would be supported by public transit.  Lands within this designation have been identified 

due to the their proximity to essential services as well the transit opportunities that are 

available for residents.  Staff are satisfied that this criterion has been met. 

 

Section 5.3.2(d) (Zoning Regulations) states that Zoning By-law regulations affecting 

Mixed Use Corridors shall be based on the following factors: 
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(i) the maximum floor area ratio of development at any site shall be 1.5:1.  City 

Council may consider a higher floor area ratio in conjunction with a site-specific 

rezoning or variance application, subject to the considerations of various factors 

such as adequacy of services and infrastructure and the provision of compatibility 

with adjacent uses through measures such as terracing, a high quality building 

design, landscaping and streetscaping, and the provision of underground parking;  

 

Comment: The proposed floor area ratio for the development shown for Parcel A is: 5.2:1.  

Staff have considered the factors outlined above and are satisfied that this criterion has 

been met. 

 

(ii) the minimum building height shall be two storeys and the maximum building height 

shall be six storeys.  Where required to ensure compatibility, four to six storey 

buildings may be required to be terraced back from adjacent residential areas 

and/or the street;  

 

Comment: this policy represents a disconnect between the in force Official Plan (1997) 

policies and the new Official Plan (2020).  The proposed development aligns the Policies 

identified in the new Official Plan (2020), the maximum height permitted on the subject 

lands as identified in the New Official Plan is 25 storeys.  Staff are satisfied that the 

buildings have been terraced appropriately, back from residential uses and the street.  

Staff are satisfied that this criterion has been met. 

 

(iii) the implementing zoning by-law shall identify a minimum portion of all buildings 

abutting the corridor street to be located in close proximity to the corridor street.  

These setbacks may be modified for specific corridors following the completion of 

Council-approved Corridor studies;  

 

Comment: The proposed Zoning By-law Amendment contains provisions of this nature.  

Staff are satisfied that this criterion has been met. 

 

(iv) all buildings shall be required to have a building entrance from the building façade 

closest to the corridor street; and,  

 

Comment: The proposed design shows an entrance from Brant Steet into the retail lobby, 

and the resident entrance is shown from Ghent Avenue.  Staff are satisfied that this 

criterion has been met. 

 

(v) off-street parking needs may be reduced for sites with transit-supportive designs 

or shared parking arrangements. 
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Comment: Transportation staff have not raised any concerns at this time, therefore staff 

are satisfied that this criterion has been met. 

Housing Intensification Criteria   

Part III, section 2.5.2 (a) of the Official Plan provides criteria that shall be considered when 

evaluating proposals for housing intensification in established neighbourhoods. The 

following is an evaluation of the proposed development using these criteria.   

 

i) adequate municipal services to accommodate the increased demands are provided, 

including such services as water, wastewater, and storm sewers, school 

accommodation, and parkland;   

  

Comment: The development application was circulated to Halton Region, the City’s 

Engineering Department, Halton District School Board and Halton Catholic District School 

Board for comment.   

  

Development Engineering staff reviewed the application with respect to water, 

wastewater and storm sewers and note that while additional information will be required 

to be reviewed at the Site Plan approval stage, no further concerns remain with the 

proposed Official Plan and Zoning By-law Amendment. Halton Region has confirmed that 

adequate servicing will be available for the proposed development.  

 

Parks Design and Construction staff reviewed the application and advised that with regard 

to the proposed Privately Owned Public Space, the applicant will be responsible for the 

design, construction and installation of the feature as part of the streetscape works.  For 

the proposed concrete sidewalk, staff have requested that the applicants consider 

widening the to achieve a total of 2.4 metres of clear path of travel.  Suggest that the 

applicants consider removing the sod in the proposed design and replacing it with hard 

surfacing.  Staff also requested that the applicants consider adding trees and exploring 

the use of structural soil cells to promote healthy tree growth, and that these 

considerations account for the comments received from Forestry.  Finally, streetscaping 

is expected to follow the Downtown Streetscape Design Guidelines and the City’s Urban 

Design Guidelines. 

  

Halton District School Board advise that students generated from this development are 

expected to be accommodated at Central (PS) and Burlington Central Elementary and 

Highschool, which are currently under capacity. Tom Thompson (PS) is projected to be 

over building capacity and portable capacity.  Attendance at this school is not guaranteed 

for the existing and new students. 

  



Page 19 of Report Number: PL-59-24 

Halton Catholic District School Board students would be accommodated at St. john (B) 

(CES) and Assumption Catholic Secondary School. Neither of the school boards have 

objections to the proposal and will require conditions be added to any future agreements 

of purchase and sale or lease.   

  

Staff is satisfied that this criterion is being met.   

  

ii) Off-street parking is adequate   

  

Comment: Transportation Planning staff reviewed the proposed 25 and 18 storey 

buildings and do not have concerns with the proposal.   

  

The applicant is proposing a total of 153 parking spaces, for a rate of 1.1 parking spaces 

per unit (1 parking space per dwelling unit and 0.1 visitor parking spaces per unit).   

  

Transportation Planning staff have advised that based on the data collected from the 2021 

supplemental parking study of parking demands of residential uses in intensification 

areas, an occupant rate of 1.00 spaces per unit and 0.08 visitor spaces per unit for a 

combined rate of 1.08 is an appropriate minimum.   

 

iii) the capacity of the municipal transportation system can accommodate any increased 

traffic flows, and the orientation of ingress and egress and potential increased traffic 

volumes to multi-purpose, minor and major arterial roads and collector streets rather 

than local residential streets;   

  

Comment: Transportation Planning staff have advised that the proposed 25 and 18 storey 

development is expected to generate approximately 140 (37 inbound and 103 outbound) 

trips during the weekday a.m. peak hour and 186 two way (109 inbound and 77 outbound) 

trips during the weekday p.m. peak hour. Staff have no concerns with the traffic that will 

be generated by the proposed development and agree with the conclusions of the 

submitted traffic impact study that the transportation network will not be adversely 

impacted.   

   

Staff is satisfied that this criterion has been met.   

  

iv) the proposal is in proximity to existing or future transit facilities;   

  

Comment: The subject lands are approximately 52 metres south to the nearest Burlington 

Transit bus stop on Route 2/3 (Brant/Guelph) which runs along Brant Street, to 

Lakeshore, then travels Guelph Line towards Cavendish Drive to return to Brant.     



Page 20 of Report Number: PL-59-24 

  

Staff are satisfied that the proposed development is in proximity to existing transit 

facilities.  

  

v) compatibility is achieved with the existing neighbourhood character in terms of scale, 

massing, height, siting, setbacks, coverage, parking, and amenity area so that a 

transition between existing and proposed buildings is provided;   

 

Comment:  

Scale and Massing  

The proposal seeks to re-designate and rezone the subject lands to permit a 25 and 

18 storey residential building. In order to develop 444 units on the 0.60 hectare 

property, the applicant is seeking relief from zoning regulations such as density, 

building height, setbacks, and landscape buffer.   

The proposed building has a building length of 83.2 metres and incorporates various 

design features that assist in reducing the overall massing impacts of the building, 

including using different building materials and colours for the building façade at the 

front and rear of the building, a defined building entrance, recessing and projecting 

portions of the building mass and recessing and projecting some balconies within the 

streetwall.   

  

The application proposes to locate the 25 storey building mass along Brant Street with 

the portions of the building recessed to reduce impacts of the massing from the 

streetscape and create a more pedestrian scale. The indoor rooftop amenity area is 

stepped back 4 metres above the 3rd storey streetwall, except at the corner of the 

building where additional and setback is provided to step the amenity area back to 6.7 

metres from the streetwall.   

Staff are of the opinion that the scale and massing of the proposed building are 

appropriate for the subject lands as well as the surrounding area.  

 

Height and Transition   

The subject proposal requests a building height of 25 and 18 storeys including a 

mechanical penthouse, whereas the Zoning By-law permits a maximum height of 6 

storeys. The proposed development has been designed to be compatible with and 

minimize impacts on the adjacent land uses.  There are no low density residential 

uses that abut this site, therefore staff are of the opinion that the height and transition 

of the building is appropriate.   

 

Setbacks  
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The subject lands are zoned “Holding - Mixed Use General” in accordance with Zoning 

By-law 2020, as amended. The applications seek to change the zoning of the 

properties to “Mixed Use Corridor – General with site specific exception (MXG-X)”. 

The proposed development will require relief from the yards abutting Brant Street and 

Ghent Ave, Yards Abutting Residential Zones (neighbouring RH5 Zone to the west), 

Maximum Floor Area Ratio, Landscape Buffer Abutting Residential Zone, Maximum 

Height, Parking Requirements, and Amenity Area.  

 

The Mixed Use Corridor – General (MXG) requires setbacks to a yard abutting a 

residential zone. The properties to the east and west of the development are zoned 

“Residential High Density 5” and would require the proposed development be setback 

12 metres from Floors 1 to 3, 15 metres from Floors 4 to 5 and 18 metres for Floor 6. 

The applications are proposing a minimum 10.5 metres setback to the west property 

line.   

 

The property to the north is currently a flower shop and barber shop with apartments 

above and the property to the north west houses an employment use in a single storey 

building. Staff note that this area of Brant Street is in an area of transition. The new 

Official Plan (2020) designates the northern property as being within the Upper Brant 

Precinct, and the north west property as Urban Corridor, which permits mixed use, 

mid rise developments with a maximum height of 6 storeys and the associated zoning 

would not require a minimum side yard setback to the east and west property lines. It 

is envisioned that this portion of Brant Street will eventually develop into a more mixed 

use area with maximum building heights of up to 6 storeys.  

 

The west side of the building will be setback 11 metres from the property line, buffering 

from the adjacent residential use will be provided by the driveway access for the 

underground parking facility.  There is an opportunity for landscaping to provide further 

separation withing the 3 metre setback that is shown between the western extent of 

the driveway and the property line.   

 

The siting and massing of the building have been discussed earlier in the report and 

staff are of the opinion that the incorporated terracing of the building provides 

appropriate transition to surrounding low density residential uses. The remaining 

setbacks are in keeping with the requirements for the Mixed Use Corridor – General 

Zone and will provide fencing and landscaping that will help screen the development 

from the surrounding uses. Staff are of the opinion that the proposed setbacks are 

appropriate for the site and the surrounding area.  

 

Sun-shadowing   
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A discussion of the shadow impacts from the proposed development are provided 

below under criterion (vii). For the purposes of the subject Official Plan Amendment 

and Zoning By-law Amendment applications, staff are satisfied that the shadowing 

effects of the proposed development are compatible with the site’s surroundings. 

 

Parking  

  

The parking requirements are discussed under criteria (ii). Staff are satisfied that the 

proposal is providing adequate parking.   

  

Amenity Area  

  

The Zoning By-law requires 15 m2 of amenity area per efficiency dwelling unit, 20 m2 

for a one-bedroom unit and 35 m2 for a two or more bedroom unit for a total of 11,600 

m2. The applicant is proposing approximately 19.32 m2 per unit for a total of 8,576 m2 

of amenity area.  

  

The development proposes outdoor amenity area in the form of rooftop amenity 

space, private balconies and ground level indoor and outdoor amenity space located 

at the east and south of the building. Staff are of the opinion that the proposal includes 

an appropriate amount of amenity area.  

  

Noise, Vibration, Dust, Odours, Safety and Potential for adverse health impacts   

  

A discussion of the noise, dust, vibration, and odour impacts, and mitigation measures 

is provided below under Housing Intensification criterion (ix). Staff are satisfied that 

the proposed building can provide adequate buffering and other measures to minimize 

noise impacts.   

  

vi) effects on existing vegetation are minimized, and appropriate compensation is 

provided for significant loss of vegetation, if necessary to assist in maintaining 

neighbourhood character;  

  

Comment: The subject applications are supported by an Arborist Report and Tree 

Protection Plan completed by Terrastory Environmental Consulting Inc. completed in 

June 2021 and Landscape Plans and Sections completed by Seferian Design Group on 

June 30, 2021.  
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The Arborist Report and Tree Preservation Plan inventoried identified 16 City-owned 

trees bordering the property that are proposed to be removed.  Urban Forestry and 

Landscaping staff have requested that a revised Arborist Report and updated Tree 

Inventory be submitted review in order to provide more suitable justification for the 

removal of the privately and publicly owned trees.  These revisions have not yet been 

submitted to the City for review. 

 

Urban Forestry and Landscaping staff have advised that the tree removal and injury 

permissions from the neighbouring property owners will be required at the Site Plan stage. 

Staff note that if permission to remove the trees is not obtained, changes to the 

underground parking and building envelope may be required to implement the proposal.   

Urban Forestry and Landscape staff also advise that Tree permits would be required for 

this development around City trees and would need to be obtained through the City’s 

Parks and Development & Construction Division at the Site Plan stage.   

 

Urban Forestry and Landscaping staff have reviewed and commented on the proposal. 

Based on the documents provided, staff has requested revisions to the Arborist Report 

and Tree Inventory.  These revised plans have not been submitted to date.  These 

revisions will need to be included as part of the Site Plan Approval application, and 

subsequent review process for review and acceptance.  

  

vii) significant sun-shadowing for extended periods on adjacent properties, particularly 

outdoor amenity areas, is at an acceptable level;   

  

Comment: A Sun Shadow Analysis prepared by RWDI, dated November 7, 2022 was 

submitted by the applicant in support of the proposal. The study shows proposed shadow 

impacts of the building in March, June and December on the surrounding properties, 

sidewalks, amenity areas and open space. While the shadow impact is greatest in the 

mornings in March and December, staff are of the opinion that the impact on neighbouring 

properties is acceptable.  

  

viii)accessibility exists to community services and other neighbourhood conveniences 

such as community centres, neighbourhood shopping centres, and health care;   

  

Comment: The proposed development is located on Brant Street and Ghent Avenue, 

which is primarily designated as a mixed-use corridor in the City’s Official Plan where 

commercial development exists including retail, office, service commercial, and 

restaurants. Community gathering spaces are located within a reasonable distance from 

the site.  
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ix) capability exists to provide adequate buffering and other measures to minimize any 

identified impacts;   

  

Comment: The applicant submitted a Pedestrian Wind Comfort Assessment prepared by 

RWDI, dated October 31, 2022. The Pedestrian Wind Comfort Assessment concluded 

that most grade-level pedestrian sensitive locations, including sidewalks, laneways and 

parking areas do not require mitigation measures and wind comfort levels are acceptable. 

The southwestern corner of the site will require mitigation measures to improve 

pedestrian wind comfort levels, which will be implemented at the Site Plan stage.   

  

For the purposes of the subject Official Plan Amendment and Zoning By-law Amendment 

applications, staff are satisfied that the proposed development on the subject lands will 

not have adverse pedestrian-level wind impacts on the surrounding area. Staff note that 

additional review and refinements may be required at the Site Plan stage.   

  

A Noise Feasibility prepared by HGC Engineering, dated October 5, 2022 was submitted 

for staff review.   

  

The study reviewed the acoustic requirements for the proposed development with respect 

to noise from vehicular traffic along Brant Street and Ghent Avenue. Based on the results 

of the Study, a 2.2 metre noise barrier will be required along the Brant facing perimeter 

of the rooftop amenity area to achieve a noise limit of 55dBA. Noise warning clauses will 

be required in all agreements of purchase and sale, or lease and all rental agreements 

and specific building components will be required at the Site Plan stage.   

  

x) where intensification potential exists on more than one adjacent property, any 

redevelopment proposals on an individual property shall demonstrate that future 

redevelopment on adjacent properties will not be compromised, and this may require 

the submission of a tertiary plan, where appropriate;   

  

Comment: The subject lands are located within an established mixed use neighbourhood 

with remaining intensification opportunities.  There are two remaining parcels included in 

the proponent’s vision for redevelopment (i.e. Parcels B & C as shown on Appendix B), 

once outstanding concerns are addressed with the Conservation Authority.  They are 

located at the north- east and south-east quadrants of the intersection of Brant and Ghent.  

The development that is contemplated for these sites has been reviewed by staff and 

considered prior to a request of Staff to bring forward the recommendation regarding 

Parcel A.  Staff are of the opinion that the proposed development provides adequate 

opportunity for the contemplated development to take place, and still leave appropriate 

setbacks and opportunities for development to take place on other sites in the future. 
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xi) natural and cultural heritage features and areas of natural hazard are protected;   

  

Comment: The subject lands are located within Conservation Halton’s regulated area and 

are regulated due to spill hazard as shown in the recently completed Phase 2 Flood Study.  

This study has been finalized such that regulation limits have been defined and are now 

enforced by Halton Conservation. Spill hazards have been identified along the right-of-

way for Brant Street, and the spill has been shown to cross the property boundary and 

exist on the subject lands (Parcel A).   

 

Through the completion of a Floodplain Analysis, by. S. Llewellyn & Associates, the 

impacts of the proposed development have been quantified.  In short, the proposed 

development will alter the way that the spill will exist on the landscape in such a way that 

increased water levels can be expected on Brant Street, in the City’s right-of-way, and on 

the additional lands owned by the developer (predominantly on the Parcel B lands).  At 

this time, the increase in water depth in the event of a storm that causes the spill forecast 

in the modelling is not anticipated to interrupt safe access to the site, both pedestrian and 

vehicular.  An increase is shown on the lands identified for Parcel B of the developer’s 

overall vision for the lands they own, however at this time there has been no investigation 

into the impacts or mitigation measures that are available to be implemented on the site.  

Similarly, Parcel C has not been investigated with regard to the impacts that the spill 

hazards will have on the redevelopment potential for the site, or adjacent lands.  For this 

reason, Staff has brought forward the recommendation to approve only Parcel A of the 

overall proposal.  If approved, this would allow the developer the opportunity to continue 

with Parcel A to Site Plan Review, and while working with City and Conservation Authority 

Staff to determine how to advance the development of Parcel B and C in the future.   

 

The subject lands are not designated under the Ontario Heritage Act, listed on the 

Municipal Register of Cultural Heritage Resources, or located adjacent to any protected 

heritage resource. Therefore, there are no cultural heritage resources or features to 

protect and the proposal meets this criterion.   

  
xii) where applicable, there is consideration of the policies of Part II, subsection  

2.11.3(g) and (m); and   

  

Comment: While the subject lands exist within the newly established regulated boundary 

for the Spill Hazard, they are not regulated as Floodplain.  This is an important distinction 

to make; floodplain regulations are distinct from spill regulations and the opportunities for 

development are quite different between the two.  For this reason, the subject site has 

not been considered for dedication of regulated lands. 
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Part II, subsection 2.11.3 m) does not apply to the subject lands either, therefore, staff 

are satisfied that this criterion has been met.   

  

xiii)proposals for non-ground oriented housing intensification shall be permitted only at 

the periphery of existing residential neighbourhoods on properties abutting, and 

having direct access to, major arterial, minor arterial, or multi-purpose arterial roads 

and only provided that the built form, scale, and profile of development is well 

integrated with the existing neighbourhood so that a transition between existing and 

proposed residential buildings is provided.   

  

Comment: The proposed development is located within an area that has been set aside 

for high density development in both the current and new Official Plans.  Planning Staff 

are therefore satisfied that the built form, scale, and profile of the development adequately 

addresses the context of being located adjacent to the existing residential use.   

Urban Design  

Urban Design policies and objectives are contained in Part II, Section 6 of the Official 

Plan. This section provides specific reference to ensuring that the design of the built 

environment strengthens and enhances the character of existing distinctive locations and 

neighbourhoods, and that proposals for intensification and infill within existing 

neighbourhoods are designed to be compatible and sympathetic to existing 

neighbourhood character.   

  

The City has prepared design guidelines for use within the Downtown and other 

neighbourhoods that relate to various building typologies. Burlington City Council has 

approved Design Guidelines Tall Buildings, which apply to the proposed development on 

the subject lands.   

2.8.1 Tall Building Guidelines (2017)  

The proposed development comprises two tall buildings in the form of rectangular towers 

on a U-shaped 3 storey podium, and connected by a 5 storey section of building that sits 

atop the podium, between the two towers.   

 

Podium Design  

The podium of a tall building anchors the tower and defines the pedestrian experience at 

the street. The proposed development complies with the guidelines with respect to 

podium design as follows:  

 The buildings are located to anchor the corner formed by the intersection of 

Brant Street and Ghent Avenue.  
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 The building has a 3 storey podium which reinforces the 2-3 storey streetwall 

that has already been established by the existing mid-rise buildings to the 

immediate north on Brant Street.  

 Non-residential uses are provided within the podium. These uses in will have 

an entrance on Brant Street. 

 The residential entrance will be provided from Ghent Avenue.  

 

Tower Design and Building Top  

The tower is the most substantial and impactful component of a tall building. It should 

maximize sky views and access to sunlight through slender floorplates and spacious 

separations between towers. The proposed development complies with the guidelines 

with respect to tower design as follows:  

• The towers provide a height transition to the surrounding area, with heights 

stepping down from the tallest tower with a height of 25 storeys down to 18 storeys 

where the proposed development will abut a 10 storey residential building.  

• Towers are separated from each other by at least 32 metres, which exceeds the 

minimum 25 m separation outlined in the guidelines.  

• Towers are slender with floorplates of 750 m2  

• Tower balconies do not project more than 1.5 m from the building wall  

• The design of the building top (mechanical penthouse) will be determined through 

detailed design at a future Site Plan application stage, but the current proposed 

design complies with the guidelines for building top.    

  

Comment: Staff are of the opinion that the proposed development satisfies the intent of 

the Tall Building Guidelines. 

 

2.8.4 Sustainable Building and Development Guidelines (2021)  

The purpose of the Sustainable Building and Development Guidelines is to encourage 

sustainable design approaches through Planning Act applications, in keeping with the 

City’s declaration as a sustainable community, and in alignment with Burlington’s 

Strategic Plan 2015-2040. Burlington’s Strategic Plan encourages energy efficient 

buildings and other on-site sustainable features, and sets a net carbon neutral goal for 

the community. The guidelines address sustainability approaches related to site design, 

transportation, the natural environment, water, energy and emissions, waste and building 

materials, and maintenance, monitoring, and communication.   

 

In accordance with Guideline 2.1, development proposals require pedestrian and cycling 

connections from on-site buildings to off-site public sidewalks, pedestrian paths, trails, 

open space, active transportation pathways, transit stops and adjacent buildings and 
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sites. The applicant has identified that pedestrian connections are provided on site 

between and around buildings which connect to public sidewalks.  

 

The Guidelines require the provision of bicycle parking spaces, and the location of bicycle 

parking within convenient, weather-protected spaces to encourage active transportation. 

The proponent have indicated that they intend to provide bicycle parking, and have not 

requested that relief be provided to this provision.  Staff understand that the proponents 

will either meet or exceed the zoning standard, otherwise additional relief will be 

necessary if the number of bicycle parking spaces proposed is deficient.   

 

Guideline 4.1 promotes sustainable stormwater management. Comments from 

Development Engineering staff indicate that the subject applications have addressed 

stormwater management matters for the purpose of the current applications. More 

detailed stormwater design will be reviewed through the future Site Plan application for 

Parcel A.   

 

In accordance with guideline 5.1, development proposals require vegetated landscape 

areas in hard surface areas as per the Zoning By-law. Vegetation can reduce the urban 

heat island effect to improve human comfort and energy efficiency in the surrounding 

areas. The development proposal includes landscaped areas at ground level.   

 

In accordance with Guideline 6.1 development proposals are required to provide and 

implement a waste management plan in accordance with Regional requirements. Further 

waste management specifications will be addressed at the Site Plan Review stage.  

 

Staff is of the opinion the proposed development proposal complies with the required 

Sustainable Building and Development Guidelines and considers some voluntary 

guidelines. Additional sustainability measures will be established in more detail at the Site 

Plan approval stage to ensure the sustainability objectives of the City of Burlington are 

met.   

City of Burlington New Official Plan (2020) 

On November 30, 2020, the Region of Halton issued a Notice of Decision approving the 

new Burlington Official Plan.  Section 17(27) of the Planning Act (R.S.O. 1990, as 

amended) sets out that all parts of an approved official plan that are not the subject of an 

appeal will come into effect on the day after the last date for filing a notice of appeal - that 

date being December 22, 2020 for the new Burlington Official Plan.  The appeal record 

submitted to the Ontario Land Tribunal (OLT) (formerly Local Planning Appeal Tribunal 

(LPAT)) by the Region of Halton indicates that a total of 48 appeals to various parts of the 

new Burlington Official Plan were received during the appeal period.  
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Although the City is preparing a working version of the new Official Plan, it is the OLT that 

will issue Orders throughout the appeal process to establish and confirm which portions 

of the Plan remain subject to appeal, and which portions are in effect.  The City anticipates 

that these Orders will be issued by the OLT.  At the appropriate time, City staff will also 

bring forward a repeal by-law(s) for the former Burlington Official Plan (1997, as 

amended).  

  

As the OLT process advances, the working version of the Burlington Official Plan, 2020 

is subject to change.  Users of the document must satisfy themselves as to the legal 

status and applicability of the polices.  Interested parties are encouraged to monitor the  

City of Burlington’s website for updates regarding the OLT process, the Burlington Official 

Plan, 2020 and the Burlington Official Plan, 1997:   

  

https://www.burlington.ca/en/services-for-you/Official-Plan-Review.asp.    

  

The subject lands are designated ‘Downtown Urban Centre’ and ‘Residential – Medium 

Density’ to Schedule ‘C’ (Land Use – Urban Area) of the City of Burlington New Official 

Plan.  Portions of the subject lands are further identified as located within the Upper Brant 

Precinct within the Downtown Urban Centre on Schedule ‘D’ (Land Use – Downtown 

Urban Centre) of the City of Burlington New Official Plan.   

 

Section 8.1.1(3.8) of the City of Burlington New Official Plan states that the Upper Brant 

Precinct will accommodate developments with a variety of building heights proportional 

to parcel depth along Brant Street between Prospect Street and Blairholm Avenue, with 

the tallest developments in the Downtown located along and north of Ghent Avenue.  

 

Section 8.1.1(3.8.1)(a) of the City of Burlington New Official Plan states that the following 

uses may be permitted within the Upper Brant Precinct of the ‘Urban Centre’ (Downtown) 

designation: 

(i) residential uses with the exception of single detached dwellings, 

semidetached dwellings and other forms of stand-alone, 

ground-oriented dwellings;  

(ii) office uses;  

(iii) retail and service commercial uses at grade;  

(iv) hotel uses; (v) entertainment uses; (vi) recreation uses.  

 

Section 8.1.1(3.8.1)(d) of the City of Burlington New Official Plan provides criteria related 

to proposed development within the Upper Brant Precinct.  Accordingly, new development 

shall generally be comprised of tall buildings at the northern end of the Precinct and mid-
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rise buildings at the south according to the maximum heights set out in Schedule D-2 

(Maximum Building Heights) of the New Official Plan.  Maximum building heights shown 

on Schedule D-2 for the northwest and northeast corners of Brant Street and Ghent 

Avenue are 25 storeys and up to a maximum of 11 storeys for the southeast corner of the 

intersection of Brant Street and Ghent Avenue.  

 

Planning staff are of the opinion that the proposed Official Plan Amendment conforms to 

the policy direction outlined by the in force, 1997 Official Plan, and the vision provided by 

the appealed 2020 Official Plan, which has been considered in the context of the vision 

that has been set forth by Council for the future.  Planning staff support the proposed 

Official Plan Amendment. 

City of Burlington Zoning By-law 

The subject lands are zoned Mixed Use Corridor General – Holding (‘H-MXG’) Zone; 

Mixed Use Corridor General – Exception (‘MXG-8’) Zone; Mixed Use Corridor General 

(‘MXG’) Zone; and, Medium Density Residential (‘RM1’) Zone to Map Nos. 9 & 14 of the 

City of Burlington Zoning By-law 2020.  The draft amending zoning by-law contemplates 

a site-specific Mixed Use Corridor General – Exception (‘MXG-XX’) Zone, with 

amendments that include, but may not be limited to, permitted uses, increases to 

maximum permitted building height and density (i.e. FAR); minimum required yards 

(including landscape buffers); required amenity area; and, minimum required parking.  

  

Residential land uses (i.e. ‘apartment buildings’) are permitted in the ‘MXG’ Zone.    

 

A comparison between the current and proposed zoning performance standards (and the 

applicable site-specific regulations) is illustrated on Table 1 (Zone Requirements), for 

Parcel A below.  Where there are no site-specific exceptions otherwise noted in Table 1, 

the proposed development will be required to comply with the applicable zone provisions 

and regulations of the standard MXG Zone.  
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Table 1: Parcel A 

Zone Regulation  Zone Requirement  

  MXG Zone  

Section 4.0         

(Table 5.4.1)  

  

MXG-XX Zone (Proposed)  

Yard Abutting Any Street  Min. 3.0 metres  

Max. 4.5 metres  

  

Yard abutting Brant Street: 

Floors 1 to 3: 3 metres 

Floors 4 to 18: 9.8 metres 

Floors 19 to 25: 9.8 metres 

 

Yard abutting Ghent Avenue: 6 metres 

 

Yard Abutting a Residential 

Zone  

Floors 1 to 3: 12.0 

metres Floors 4 

and 5: 15.0 

metres Floor 6:  

18.0 metres  

Floors 1 to 3: 11.6 metres  

Floors 4 to 18: 15.0 metres  

Floors 19 to 25: 66.0 metres  

Maximum Floor Area Ratio  0.5:1 for  

Entertainment or  

Recreation Buildings  

NIL for Industrial 
Buildings  

1.5:1 for Other  

Buildings  

5.5:1  

Landscape Buffer  Abutting a  

Residential Zone:  

6.0 metres  

Abutting a Residential Zone:  

3.0 metres  

Building Height  

  

(floor area of the second, third 

and fourth storeys of a building 

containing more than one 

storey must be at least 50% of 

the floor area of the first storey) 

Automotive Uses: 2 

storeys (Max.) 

Other Uses: 2 storeys 

(Min.) and  

6 storeys (Max.) 

25 storeys  
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Amenity Area  15.0 m2 per efficiency 

dwelling unit; 20.0 m2 

per one bedroom 

dwelling unit; 35.0 m2 

per two or more 

bedroom dwelling 

unit; and 25.0 m2 per 

dwelling unit 

(backback 

townhouse)  

20 m² per unit  

 

Parking  1.25 parking spaces 
per unit (inclusive of 
visitor parking)(Bylaw 
No. 2020.414) + 
minimum required 
parking for 
nonresidential uses 
(less a factor of 
5%)(Part  
1, Table 1.2.6)  

Occupant: 1.09 spaces/unit 

Visitor: 0.1spaces/unit 

 

Notwithstanding Part 5, Section 4.6(b), 
(c) and (d) where a development is 
comprised of residential and non-
residential uses, up to 100% of the 
required visitor parking located on the 
development site may be counted 
towards the required non-residential 
parking. 

 

Balconies and Terrace:  A balcony can project a maximum of: 

(a)  1.5 m from the building wall 
facing/adjacent to a street or 
residential zone  

(b)  2.5 m into any other yard  
A rooftop terrace and/or common 

amenity terrace shall maintain the 

principal building yards of the storey 

below it. 

Maximum Residential Units:  444 units 
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Minimum non-residential floor 
area on the ground floor: 

 

 709 metres2 

Landscape Area abutting a 
street: 

3 metres None required 

 

Landscape Buffer abutting a 
residential zone: 

 

6 metres 2 metres 

 

Setbacks for a Below-grade 
parking structure 

 

Abutting Brant Street 

Abutting Ghent Avenue: 

Abutting a Residential zone: 

Abutting all other lot lines: 

 

 

 

 

 

3 m 
6 m 
2 m 
3 m 
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Accessory Structures on a roof 
top terrace 

Maximum height from the roof 
top:  

 

 

 

 

 

3.7 metres 

 

 

Planning Staff have reviewed the proposed Zoning By-law Amendment, and are 

satisfied that the intent of the Zoning By-law is being maintained, and are therefore 

supportive of the amendment that has been requested. 

Technical Comments  

The circulation of the application for comment occurred on August 17, 2021, and 

November 17, 2022, with the distribution of a Request for Comments Memo to Internal 

Departments and External Agencies.  The purpose of this circulation is to obtain technical 

comments with respect to various aspects of the proposed development that would assist 

in the review and determination of the need for additional information or for clarification 

of a concern.  Technical comments also provide an opportunity for the applicant to provide 

further detail to a development proposal and/or to adjust a development concept to 

respond to a particular item.  

 

Burlington Transit, Niagara Escarpment Commission (outside Urban Area), Trans-

Northern Pipelines Inc., Conseil Scolaire Viamonde, CP Rail, Halton Regional Police 

Service, and Ontario Parks have expressed no comment/concern with the proposed 

development.    

  

The following is a summary of comments received:  

 

Development Engineering: Daylight triangles would need to be dedicated to the City at 

the intersection of Brant Street and Ghent Avenue.  No objection to the proposed 

development for Parcel A. 

 

Parks Design and Construction: Parks Design and Construction staff reviewed the 

application and advised that with regard to the proposed Privately Owned Public Space, 

the application will be responsible for the design, construction and installation of the 

feature as part of the streetscape works.  Staff have requested that the applicants 
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consider widening the proposed concrete sidewalk to achieve a total of 2.4 metres of clear 

path of travel.  Staff also request that the applicants consider adding trees and exploring 

the use of structural soil cells to promote healthy tree growth, and that these 

considerations account for the comments received from Forestry.  Finally, streetscaping 

is expected to follow the Downtown Streetscape Design Guidelines and the City’s Urban 

Design Guidelines. 

 

Forestry: A revised Arborist report with updated tree inventory chart is required for Site 

Plan Review. Reconsider removing all of the trees as has been proposed.  Confirm 

locations of public trees.  Removal of public trees will require replacement in accordance 

with the City’s aggregate caliper method.  Discuss how the excavation associated with 

the underground parking will impact the preservation of the existing trees, and ensure 

sufficient soil volume for any plantings proposed directly above nay underground 

structures.  A tree permit will be required for any work around public trees, in accordance 

with Public Tree By-law 68-2013.  Incorporate the recommendations of the wind and 

shadow studies into the design of outdoor amenity and pedestrian spaces.  Further review 

of the tree removals, and design elements will be considered during the site plan review. 

 

Transportation: Comments have been addressed by resubmission details, no concerns 

with proposed development for Parcel A. 

 

Accessibility: No objections to proposed development for Parcel A 

 

Conservation Halton: if the proponents and the City acknowledge that there will be 

increased spill depths on surrounding lands in the vicinity of Parcel A, the Conservation 

Authority will have no objections to the proposed development on Parcel A. 

 

Halton District School Board  - no objection to the proposed application, as submitted.  

HDSB has requested future circulation of notification of adoption/passing of the proposed 

amendment(s) and future applications (i.e. Site Plan Control Approval).  HDSB provided 

standard conditions of approval of development to be incorporated into future agreements 

(i.e. clauses of purchase and sale, submission of a phasing plan, posting of signage 

advising prospective purchasers that pupils may be directed to schools outside of the 

area, copy of approved sidewalk plan, and the submission of a lot/block plan as 

determined by a draft M-Plan.  Educational Development Charges pursuant to the 

Education Development Charge By-law are payable.  
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Rogers Communications Canada Inc. – no objection to the proposed application, as 

submitted subject to approval of conditions (if applicable) related to registration of Plan of 

Subdivision/Condominium and/or approval of conditions of draft approval. 

 

Strategy/process/risk 

The Phase 2 Flood Analysis, as completed and accepted by Conservation Halton, 

showed that the subject lands would experience flooding due to the spill hazard, that was 

investigated through this work.  The proposed development for Parcel A would have an 

effect on the spill hazard and the way it would appear on Brant Street, and some of the 

adjacent properties.  In short, the spill hazard would end up being 4-5 cm deeper on a 

section of Brant Street, and the spill would also cross the property boundaries of lands 

owned by the developer.  This is anticipated to only take place during the Regional Storm 

event, and last for approximately 30 minutes until the spill waters begin to recede.   

 

Conservation Halton has provided their comments, which can be summarized to the 

points that: if these applications are approved, they would have no objection given their 

understanding of the spill conditions in a pre and post development context.  Conservation 

Halton has requested that both the City and the proponents indicate their acceptance of 

this increase in spill depth, through written notification. 

 

Planning staff have confirmed with Emergency Services, that they would continue to 

provide emergency service through this section of Brant Street if necessary during this 

sequence of events. 

Options Considered 

The alternative actions that may be considered are defering a decision for Parcel A, 

pending a revised proposal that addresses the impact of the spill hazard on site, or to 

refuse the application due to the impact of the spill hazard off site.  Both of these 

options would require a near-complete redesign of the entire proposal, that would not be 

necessary given Conservaiton Halton and City Staff acceptance of the proposed and its 

impacts on the spill hazard for Brant Street. 

 

Financial Matters: 

Not applicable 
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Total Financial Impact 

Not applicable 

Source of Funding 

Not Applicable  

Other Resource Impacts 

Not applicable 

 

Climate Implications: 

In February 2020, City Council approved the City of Burlington Climate Action Plan to 

support the City’s path towards a low-carbon future, focusing on mitigating greenhouse 

gases and reducing energy consumption. The Plan identifies seven implementation 

programs, including, programs to enhance energy performance for new and existing 

buildings; increase transit and active transportation mode shares; electrify City, personal 

and commercial vehicles and other currently gas-powered equipment; and support waste 

reduction and diversion.  Planning staff are of the opinion that the proposed development 

is located within proximity of two bus routes, and the subject lands are located within an 

area of the City which has been selected for it proximity to a GO station.  Access to public 

transit, and the connections to existing active transportation networks, will reduce the 

dependence on fossil-fuel powered vehicles.  Planning staff believe that the proposed 

development aligns with the direction proposed within the Climate Action Plan. 

 

Engagement Matters: 

A Pre-Consultation Meeting was held on June 17, 2020.  In addition to the proponent (and 

consultant team), meeting attendees included staff of the City of Burlington, Region of 

Halton, and Conservation Halton.  

 

The purpose of the Pre-Consultation Meeting was to provide the proponent with initial 

comments related to the development concept and to advise on the technical and 

supporting submission requirements needed at the time of a complete application (i.e. 

plans/studies/reports).  

 

A Burlington Urban Design (BUD) Advisory Panel Meeting was held on October 20, 2020 

to review the design aspects of the proposed development, with particular focus on the 

proposed building placement/streetwall (i.e. public realm); relationship to intersection (i.e. 



Page 38 of Report Number: PL-59-24 

Brant Street & Ghent Avenue) and public park space; and, building design and 

architectural expression.    

 

The applicant hosted a Virtual Pre-Application Community Consultation Meeting on 

October 14, 2020 (7:00 PM to 9:00 PM).  A Notice of the Pre-Application Community 

Consultation Meeting was circulated to residents and landowners within 120 metres of 

the subject property in accordance with City Guidelines, and posted on the City’s website.  

A total of 907 residents/property owners were circulated the Notice to attend the Virtual 

Pre-Application Community Consultation Meeting.  

 

A Current Development Projects webpage (burlington.ca/brantandghent) was created to 

update the public on the proposal and the subject application, including date(s) of public 

meetings, links to submitted technical reports, studies and plans, and recent staff reports 

and correspondence.  Contact information for the applicant’s representative and 

Community Planning Department staff are also available. There is a ‘subscribe’ button 

included on the webpage which provides an option to receive automatic email 

notifications any time there is an update on the proposal, including revised technical 

reports, studies, plans; tracking the status of the applications; and, the scheduling of 

future Committee and Council Meetings.   

  

The purpose of the Pre-Application Community Meeting was to provide the proponent an 

opportunity to present details about the proposed redevelopment and to gather feedback 

from the community at an early stage in the process.  Community Planning Department 

staff prepared a presentation outlining the development planning review process and next 

steps upon receipt of development application(s).   

  

The Meeting was attended by 15 participants from within the neighbouring community as 

well as the applicants, representatives of the applicant’s consultant team, and City 

Community Planning Department staff.  The Mayor and Ward 2 Councillor were also in 

attendance.    

  

Several questions with respect to the proposed development were directed to the 

applicant for a response.  In general, the primary comments raised at the meeting centred 

on the following theme areas:  

  

1. Building Height and Massing (and microclimate impacts such as 

shadow/wind)  

2. Building Design and issues related to privacy concerns, noise and light 

pollution  

3. Affordability of proposed units and the removal of existing rental supply  

file://cob.burlington.ca/Shares/Planning/Archive/Development%20Applications%20RZ%20OP%20SD/2021/Brant%20&%20Ghent,%20(OPA,%20RZ)/Circulations/Recommendation%20Report%20(July%208%202024)/burlington.ca/brantandghent
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4. Proposed parking (on-site and off-street), particularly related to retail 

uses  

5. Site Access  

6. Viability of proposed retail uses  

7. Property values  

8. Park Space (i.e. on-site and impact on surrounding parks)  

9. Construction Management Plan and timing of project/construction 

schedule  

  

A section of the applicant’s Planning Justification Report has been dedicated to 

summarizing the comments received at the Virtual Pre-Application Community 

Consultation Meeting in October 2020.   

Public Comments  

Public comments have been received in response to the circulation of the application; 

including, Notices of Complete Application and Public Meeting (including sign and 

newspaper notification) and from information provided on the City’s Development Projects 

webpage.  Approximately 1,008 area residents/property owners were circulated for input.  

A summary of the general theme areas of comments is provided below.  A total of 14 

resident/property owner comments have been received in response to the public 

circulation as of the writing of this report; copies of which are included as Appendix ‘C’.  

  

 Compatibility of proposed building heights with other existing development in the 

immediate area (including low-density residential), including, impacts of building 

height and density on micro-climate (i.e. shadow and wind) and loss of view 

corridors;   

o Planning Comment: Staff have reviewed the supporting documents, and 

hold the opinion that the impacts to neighbouring properties will be mitigated 

where necessary and are  considered minor in nature. 

 Loss of existing neighbourhood ‘character’ and congestion that may result with the 

development of taller buildings characterized in larger cities (i.e. Mississauga, 

Toronto);   

o Planning Comment: The supporting documents have been prepared in 

consideration of the Urban Design Guidelines and Tall Building Guidelines 

that have been endorsed by Council.  These documents provide guidance 

for design projects so that the visual impacts can be reduced, and the 

existing character of the area can be preserved while change is taking 

place. 
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 Impacts of traffic (i.e. volume, safety, noise) and access, and the anticipation of 

parking capacity issues in neighbourhoods surrounding the site of the proposed 

development;  

o Planning Comment: The proponents have submitted a Traffic Impact Study, 

that has been accepted by technical staff.  The impacts are expected to be 

minor, and accounted for where possible.  The subject lands are located in 

an area of the City that is recognized in Local, Regional, and Provincial 

policies for its connections to public transit opportunities.  Staff believe that 

these opportunities will help to reduce the number of vehicles that would 

otherwise be anticipated for a development of this nature. 

 Loss of quality of life (i.e. ‘quaintness’) with potential for additional congestion and 

impacts to the provision of community services and maintenance of existing 

infrastructure; need for housing affordability and green space;   

o Planning Comment: The proponents have identified that there will be Retail 

space provided on the ground floor of the proposed building.  The 

developers have also identified the need for affordable units and rental 

units, and have agreed to replace the rental units that would lost through 

the demolition of the buildings for future phases.  They have agreed to set 

aside 5% of the total units for affordable units as well. 

 Concerns arising from multiple years of construction staging (Parcel development) 

(i.e. parking within the adjacent residential neighbourhoods and impacts to 

businesses); and,  

o Planning Comment: A Construction Mobility Plan has been submitted in 

support of the subject application, and staff have reviewed these documents 

and related studies to ensure that impacts on adjacent properties are 

accounted for and mitigated against. 

 Importance of maintaining existing zoning on lands in the vicinity of the proposed 

development site; particularly those zoning categories that involved public 

consultation with neighbours, staff and Council for properties along Brant Street 

(i.e. ‘MXG-180’ Zone). 

o Planning Comment: Planning Act Applications are not precedent setting, 

and every Planning Act Application is reviewed on its own merits, within the 

context of the policy framework that is in force when the application is 

submitted.  Any future changes in the neighbourhood would need to be 

justified and the applications would need to be supported by the appropriate 

technical studies.   
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Conclusion: 

Planning staff have reviewed the Official Plan and Zoning By-law Amendment 

applications submitted for the lands located at 784 Brant Street and find that for Parcel 

A, the applications are consistent with and conform to Provincial planning documents, 

as well as the Regional Official Plan and Burlington Official Plan. Staff are 

recommending approval of the Parcel A portion of the original application.  Staff 

recommend that Council defer making a decision on Parcels B and C until such time 

that the concerns that have been raised regarding the spill hazard by Conservation 

Halton and City staff, have been addressed for these remaining parcels. 

 

Respectfully submitted, 

 

Benjamin Kissner, RPP MCIP 

Senior Planner, Development Review  

905 335 7777 ext. 7913 

Appendices:  

A. Location Plan  

B. Concept Plan 

C. Public Comments  

D. Draft Official Plan Amendment  

E. Draft Zoning By-law Amendment  

 

Notifications:  

Ed Fothergill 

Ed@fothergillplanning.ca 

 

Report Approval: 

All reports are reviewed and/or approved by Department Director, the Chief Financial 

Officer and the Executive Director of Legal Services & Corporation Counsel.  

 

 

 

mailto:Ed@fothergillplanning.ca
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Appendix A – Location Plan 
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Appendix B – Concept Plan 
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Appendix C – Public Comments
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Appendix D – Draft Official Plan Amendment 

 

OFFICIAL PLAN AMENDMENT 

AMENDMENT NO. 149 TO THE OFFICIAL PLAN 

OF THE BURLINGTON PLANNING AREA 

CONSTITUTIONAL STATEMENT 
  
The details of the Amendment, as contained in Part B of this text, constitute Amendment 
No. 149 to the Official Plan of the Burlington Planning Area, as amended. 
 
PART A – PREAMBLE 
 
1.  PURPOSE OF THE AMENDMENT 
 
The Amendment will provide policy support for the proposed development consisting of 
a 25 storey tower and a 18 storey tower, which will include a total of 444 residential units, 
with non-residential uses permitted at grade on the lands identified as 784 Brant Street.   
 
 
2. SITE AND LOCATION 
 
The subject lands are located on the north side of Ghent Avenue, in the northwest corner 
of the intersection of Brant Street and Ghent Avenue and identified municipally as 784 
Brant Street  The subject lands have an area of approximately 0.67 ha, and are currently 
vacant. 
 
3. BASIS FOR THE AMENDMENT 

 
1. The application proposes intensification that is consistent with Provincial 

Policy Statement (PPS). The PPS promotes densities for new housing 
which efficiently use land, resources, infrastructure and public service 
facilities, and supports the use of public transit.   

2. Supports the achievement of complete communities through the provision 
of a mix of uses within a compact built form, and by directing intensification 
to areas in proximity to transit and within intensification corridors assists the 
City in achieving its intensification targets and housing supply targets and 
meet the intent of the Provincial "A Place to Grow" Growth Plan and the 
Region of Halton Official Plan.   

3. The proposed development to permit higher density residential 
development supports the City’s Official Plan objective to encourage 
residential intensification as a means of increasing the available housing 
stock in a manner that is compatible with surrounding properties and uses.  
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4. The proposed development is located on lands with adequate infrastructure 
and in close proximity to transit routes, commercial uses and community 
amenities so satisfies Official Plan policies to provide housing opportunities 
in locations that can reduce travel times, decrease dependence on the car 
and promote transit and active transportation.   

5. The applicant submitted technical studies that provide adequate and 
appropriate information to support the development. 

 

PART B – THE AMENDMENT 

 
1. DETAILS OF THE AMENDMENT 
 

Map Change:  
 
1.  None proposed 
 
Text Change:  
 
The text of the City of Burlington Official Plan, as amended, is hereby amended as 
follows: 
 

By adding the following site-specific policy (af) to Part III, Subsection 5.3.2 as follows for 
the subject lands located at 784 Brant Street: 

 

784 Brant 
Street 

af) Notwithstanding the policies of Part lll, Subsection 
5.3.2d(i), (ii) and (v) of this Plan, on the lands designated 
“Mixed-Use Corridor-General” and identified as 784 Brant 
Street, 2 mixed use buildings shall be permitted with ground 
floor commercial with a maximum density of 662.7 units per 
hectare and a maximum building height of 18 and 25 storeys 
for each tower. The building abutting Brant Street shall 
incorporate a setback above the third storey to provide a low-
rise feel for pedestrians along Brant Street. 

 
 

 
2.  INTERPRETATION 
 
This Official Plan Amendment shall be interpreted in accordance with Section 3.0, 
Interpretation policies of Part VI, Implementation, of the Official Plan of the Burlington 
Planning Area.   
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3.  IMPLEMENTATION 
 
 
This Official Plan Amendment will be implemented in accordance with the appropriate 

“Implementation” policies of Part VI of the Official Plan of the Burlington Planning Area. 
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Appendix E 

BY-LAW NUMBER 2020.481, SCHEDULE ‘A’ AND EXPLANATORY NOTE 

 

THE CORPORATION OF THE CITY OF BURLINGTON 

BY-LAW NUMBER 2020.481 
A By-law to amend By-law 2020, as amended; 784 Brant Street 

File Nos.: 505-06/21 & 520-07/21 (PL-59-24) 

 

WHEREAS Section 34(1) of the Planning Act, R.S.O. 1990, c. P. 13, as amended, 

states that Zoning By-laws may be passed by the councils of local municipalities; and 

WHEREAS the Council of the Corporation of the City of Burlington approved 

Recommendation PL-59-24 on DATE, to amend the City’s existing Zoning By-law 2020, 

as amended, to permit the redevelopment of the lands located at 784 Brant Street which 

will include two towers of 25 and 18 storeys, connected by a 3-storey podium. 

 THE COUNCIL OF THE CORPORATION OF THE CITY OF BURLINGTON 

HEREBY ENACTS AS FOLLOWS: 

1. Zoning Map Number 9 - E of PART 15 to By-law 2020, as amended, is hereby 
amended as shown on Schedule “A” attached to this By-law. 

2. The lands designated on Schedule “A” attached hereto are hereby rezoned from 
H-MXG (Mixed Use Corridor - General - Holding) zone to the MXG-544 (Mixed 
Use Corridor - General – Holding) zone with special exception 544.  

3. PART 14 of By-law 2020, as amended, Exceptions to Zone Classifications, is 
amended by adding Exception MXG-544 as follows: 

Exception 

544 

Zone 

MXG 

Map 

3 

Amendment 

2020.X 

Enacted  

XXXXXXX 

1. Permitted uses: 

a) Only the following uses shall be permitted: 
i) Apartment Building with associated amenity, lobby and service areas, 

including non-residential uses that are permitted in Part 5, Section 2, Table 
5.2.1 on the ground floor. 
 



Page 57 of Report Number: PL-59-24 

2. Regulations for an Apartment Building: 

 

b) Notwithstanding Part 5, Section 4.1, Table 5.4.1 the maximum yard abutting 
any other street shall not apply. 
 

c) Yard abutting Brant Street: 
i) Floors 1 to 3: 
ii) Floors 4 to 18: 
iii) Floors 19 to 25: 

 
d) Yard abutting Ghent Avenue: 
e) Side Yard: 
f) Rear Yard: 
g) Yard abutting a residential zone: 

i) Floors 1 to 3: 
ii) Floors 4 to 18: 
iii) Floors 19 to 25: 

 

 
3 m 
9.8 m 
9.8 m 
 
6 m 
3.6 m 
11.6 m 
 
11.6 m 
15 m 
66 m 

h) Balconies and Terrace:  
i) A balcony can project a maximum of: 

(a)  1.5 m from the building wall facing/adjacent to a street or residential 
zone  

(b)  2.5 m into any other yard  
ii) A rooftop terrace and/or common amenity terrace shall maintain the principal 

building yards of the storey below it. 

i) Maximum height: 
i) Tower A: 
ii) Tower B: 

 

 

25 storeys  

18 storeys  

j) Maximum Floor Area Ratio: 
 

5.5:1 

k) Maximum Residential Units: 444 units 

 

l) Non-residential floor area on the ground floor: 
 

709 m2  

m) Landscape Area abutting a street: None required 

 

n) Landscape Buffer abutting a residential zone: 
 

2 m 

 

o) Setbacks for a Below-grade parking structure: 
i) Abutting Brant Street 
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ii) Abutting Ghent Avenue: 
iii) Abutting a Residential zone 
iv) Abutting all other lot lines 
 

3 m 
6 m 
2 m 
3 m 

p) Amenity Area: 
 

20 m² per unit  

 

q) Accessory Structures on a roof top terrace: 
i) Maximum height from the roof top:  
 

 

3.7 m 

 

Except as amended herein, all other provisions of this By-law, as amended, shall apply.  

 

 
1. When no notice of appeal is filed pursuant to the provisions of the Planning Act, 

R.S.O. 1990, c. P. 13, as amended, this By-law shall be deemed to have come into 

force on the day it was passed. 

2. If one or more appeals are filed pursuant to the provisions of the Planning Act, 

R.S.O. 1990, c. P. 13, as amended, this By-law does not come into force until all appeals 

have been finally disposed of, and except for such parts as are repealed or amended in 

accordance with an order of the Local Planning Appeals Tribunal this By-law shall be 

deemed to have come into force on the day it was passed. 

 

ENACTED  AND PASSED this  day of  , 

2024 

 

 

  

MAYOR 

 

 

   

CITY CLERK 



Page 59 of Report Number: PL-59-24 

EXPLANATION OF PURPOSE AND EFFECT OF BY-LAW 2020.481 

By-law 2020.476 rezones lands on 784 Brant Street, to permit a 25 storey and an 18 

storey tower, exclusive of a mechanical penthouse, on a 3 storey podium.  Non-

residential uses are permitted on the ground floor, and residential uses are restricted to 

floors 2-25 and 2-18 respectively.  

For further information regarding By-law 2020.481, please contact Benjamin Kissner of 

the Burlington Community Planning Department at (905) 335-7777, extension 7913. 
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