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LAND USE POLICIES – URBAN AREA 
This chapter of the Plan contains the objectives and policies for the Urban 
Structure elements identified on Schedule B: Urban Structure, of this Plan, and 
more specifically for the land use designations identified on Schedule C: Land Use - 
Urban Area, Schedule D: Land Use – Downtown Urban Centre, and Schedule E: 
Land Use – Uptown Urban Centre of this Plan.  The objectives and policies for each 
land use designation are to be read in conjunction with the objectives and policies 
in other parts of the Plan. 

For lands in the Major Transit Station Area (MTSA) Special Planning Areas and the 
Urban Growth Centre, identified on Schedule B, of this Plan, the objectives and 
policies for each land use designation in this part of the Plan, should be read in 
conjunction with the objectives and policies in Chapter 8.  

 MIXED USE INTENSIFICATION AREAS 

 The Mixed Use Intensification Areas are existing mixed use and existing 
commercial areas. 

Lands identified as Mixed Use Intensification Areas on Schedule B: Urban 
Structure, of this Plan, are divided into Urban Centres, MTSA Special Planning 
Areas, and Mixed Use Nodes and Intensification Corridors.  These areas will 
achieve a multitude of planning objectives by combining a broad range of 
employment, shopping, public service facilities, residential and complementary 
uses such as open space, institutional, and cultural uses.  People will be able to 
live, work, and shop in the same area, giving them an opportunity to depend less 
on their automobiles, and create distinguishable places along transit routes that 
are animated, attractive and safe. 

The policies of Chapter 8 provide land use designations for the Downtown Urban 
Centre and Uptown Urban Centre as well as for the hierarchy of Mixed Use Nodes 
and Intensification Corridors.  

Each land use designation establishes objectives and policies which distinguish 
their role within the Mixed Use Nodes and Intensification Corridors. Each will 
accommodate a wide range of uses, or in the case of employment designations, a 
limited range of uses. The policies place an emphasis on built form and urban 
design to guide development which is compatible with the surrounding area and 
retains the essential commercial function in support of complete communities. 

The policies of Chapter 8 related to Major Transit Station Areas (MTSAs) do not 
provide land use designations, rather this section is intended to provide direction 
for development applications which precede the completion of the area-specific 
plans for each MTSA. 
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 URBAN CENTRES 

The lands identified as “Urban Centre” are intended to serve as city-wide 
destinations and a focus for the provision of transit and will exhibit a wide variety 
of land uses, building types and densities designed and oriented to support and 
facilitate transit and active transportation. 

Urban Centres will contain distinct and identifiable areas that together form a 
unique and distinctive neighbourhood. The design and development of Urban 
Centres provide opportunities to create and/or maintain a special community 
identity and a primary focal point for a wide variety of employment, residential, 
shopping, leisure and educational opportunities.  Urban Centres will provide 
amenities and services closer to where people live or work, with the objective of 
creating complete communities. 

Urban Centres will intensify and accommodate a significant portion of the demand 
for higher intensity employment, commercial and residential development within 
the city. 

The Downtown and Uptown are identified as the city’s two Urban Centres. 

8.1.1(1) GENERAL OBJECTIVES 

 To provide locations in the city that will serve as areas for higher intensity 
mixed use development, consisting of residential, retail, service commercial, 
office, employment, hotel, entertainment, public service facilities and 
institutional uses, and open space uses. 

 To encourage higher intensity, transit-supportive and pedestrian-oriented 
development within Urban Centres while ensuring that compatibility with the 
surrounding area is achieved. 

 To permit mixed use developments on individual sites where residential, 
retail, service commercial, office and other uses are located, or on different 
sites where residential, retail, service commercial, office and other uses are 
located next to one another, depending on context and land use 
compatibility considerations, and subject to the underlying land use 
designation. 

 To ensure Urban Centres are developed in a compact built form. 

 To ensure that development in Urban Centres is compatible with the 
surrounding area. 

 To encourage the accommodation of a diverse range of household sizes and 
incomes in Urban Centres. 
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 To create an open space system incorporating both public and private lands 
and which provides linkages to adjacent major open space areas.  

 To ensure development in Urban Centres establishes a high quality public 
realm featuring public squares, parks and public art. 

 To promote a more diversified and integrated multi-modal transportation 
system in Urban Centres. 

 To ensure Urban Centres are highly accessible by transit. 
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8.1.1(2) GENERAL POLICIES 

 Urban Centres identified on Schedule B: Urban Structure, of this Plan, shall 
be designated as the Downtown Urban Centre and the Uptown Urban Centre 
on Schedule C: Land Use - Urban Area, of this Plan. 

 The design and development of Urban Centres shall promote these areas as 
multi-functional activity centres and focal points for a variety of activities 
that are characterized by a mixed use and compact built form of 
development, pedestrian-orientation, greater accessibility to public transit 
and higher intensity development. 

 The design and development of Urban Centres shall ensure compatibility 
between the Urban Centre uses and surrounding areas. 

 The construction and expansion of municipal infrastructure and public service 
facilities shall provide for the development of Urban Centres in an orderly 
and cost effective fashion. 

 Urban Centres will be priority locations for the following, not limited to: 

 land assembly; 

 infrastructure and public service facilities improvements; 

 creation and application of financial, regulatory and other incentives; 

 new public service facilities; 

 creation and application of brownfield and greyfield development 
strategies; 

 preparation of comprehensive traffic, transportation demand 
management and parking studies and strategies; and 

 frequent transit corridors. 

 Zoning By-law regulations affecting Urban Centres shall be based on the 
general policies for Urban Centres contained in Subsection 8.1.1(2) of this 
Plan, and the specific policies for individual Urban Centres, contained in 
Subsections 8.1.1(3) and 8.1.1(4) of this Plan, or the policies contained in an 
area-specific plan. 

 Multi-unit residential developments in Urban Centres should incorporate a 
mix of unit sizes to accommodate a diverse range of household sizes and 
incomes. 

 Home occupations and cottage industries may be permitted in Urban 
Centres, subject to the policies of Subsection 8.3.7 of this Plan. 
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 Transportation demand management (TDM) measures shall be addressed, 
and form part of the City’s evaluation of opportunities for reduced parking 
standards in proposed developments within Primary Growth Areas in Urban 
Centres, subject to the policies of Subsection 6.2.10 of this Plan. 

 The City will ensure that an appropriate amount of open space is provided in 
Urban Centres. 

 Urban Centres shall be served by frequent transit corridors. 

 In Urban Centres, development proponents considering the development of a 
site that contains an existing food store should retain the food store function 
as part of the overall development, to ensure the appropriate provision of 
day-to-day and weekly needs to current and future residents and employees 
in the surrounding area. 
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8.1.1(3) DOWNTOWN URBAN CENTRE 

The Downtown Urban Centre is a lively, vibrant "people place", with a wide variety 
of employment, shopping, leisure, residential, recreational and tourism 
opportunities. It is the city's centre for cultural facilities, public gatherings, festive 
and civic occasions, and social interaction. A large portion of the Downtown Urban 
Centre is within the Urban Growth Centre boundary; an area referred to in the 
Provincial Growth Plan as an area that shall accommodate significant population 
and employment growth. The Downtown Urban Growth Centre will be a focal area 
for investment in regional public service facilities, such as the hospital, as well as 
commercial, recreational, cultural and entertainment uses and will serve as a high-
density major employment centre. 

The Downtown will continue to be an area where specialty retail, community 
retail, entertainment, cultural, public service facilities and institutional facilities, 
and offices, as well as residential uses, shall be developed. The Downtown will 
continue to develop as the city’s primary centre, taking advantage of the unique 
qualities that set it apart from all other areas of the city and that contribute to its 
distinct identity. These qualities include distinct precinct areas, the waterfront 
location and related activities, historic buildings, streetscapes and development 
pattern, views and vistas, cultural activities, pedestrian orientation, and 
recognition of the Downtown as a centre of business and civic activity. 

Within the Downtown, there is a historic fine-grained grid street network which 
was established over a century ago. This street network supports the existing 
transit-supportive built form that contributes to a vibrant, walkable and cycling-
friendly complete community. 

New development will maintain and enhance the Downtown's image as an 
enjoyable, safe, walkable and cycling-friendly place, and complement the 
pedestrian activity of the area. New development will also be compatible with the 
physical character within each precinct and designation and provide a compatible 
transition to adjacent low-rise neighbourhoods. 

The Downtown is identified generally in the Region of Halton’s Official Plan as a 
major transit station area. 

The Downtown Burlington bus terminal functions as an intercity bus transfer point. 
Because it is a bus depot in an urban core or downtown, it was classified as a 
major transit station. However, it currently does not function as a major bus depot 
and this is likely to continue into the future, unless improvements and/or 
enhancements are undertaken to strengthen its function as a major bus depot. 
The Downtown Burlington bus terminal is not located on a Priority Transit Corridor 
as defined by the Provincial Growth Plan nor is it supported by higher order transit, 
nor by frequent transit within a dedicated right of way. 
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The residents and jobs associated with development in the Downtown Burlington 
major transit station area will contribute towards meeting the Urban Growth 
Centre (UGC) density target of a minimum 200 residents and jobs combined per 
hectare, as identified in the Provincial Growth Plan. Given the limited function of 
the Downtown Bus Terminal, the major transit station area is not expected to be a 
significant driver for intensification beyond that which is required by the 
Downtown UGC. 

Although the Downtown Urban Growth Centre is an intensification area, not all 
sites within the Urban Growth Centre will develop or redevelop to the same 
extent. The amount of height and density on any site depends on the site’s 
location and context within the Downtown as set out in each precinct. 

The City is committed to ensuring the ongoing success of Downtown by 
implementing the Core Commitment: Downtown Vision and Action Plan, as 
amended. This document is a strategic action plan for the Downtown which sets 
out a collective vision, principles and planned actions for the Downtown that go 
beyond the policies contained in this Plan. 

8.1.1(3.1) GENERAL OBJECTIVES 

 To establish the Downtown as a major centre for office, retail, service 
commercial, residential, culture, and public service facilities, including 
educational and institutional uses that contribute towards the Downtown’s 
role as a unique destination and important source of identity for the city, 
consistent with Chapter 5: Economic Activity, of this Plan. 

 To establish minimum density targets for the Urban Growth Centre 
contained within the Downtown in terms of residents and jobs, in 
accordance with the Provincial Growth Plan. 

 To establish a precinct system that recognizes areas with distinct character 
and sets policies for differences in land uses, height and built form, informed 
by historical development patterns and the planned function of each 
precinct. 

 To ensure development incorporates effective transitions with adjacent 
development and surrounding areas. 

 To maintain and where feasible enhance view corridors along public streets 
to Lake Ontario, the Brant Street Pier, City Hall/Civic Square and other 
landmarks. 

 To provide space for retail and service commercial activities that serve the 
general needs of Downtown residents and employees as well as specialized 
functions for the entire city. 
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 To ensure that residents, employees and visitors of the Downtown have 
access to a range of public parks and open spaces including parkettes, urban 
plazas, playgrounds, promenades, trails and Privately-Owned Publicly 
Accessible Spaces (POPS) that allow for both passive and active recreational 
and social activities. 

 To recognize the Lake Ontario waterfront as a major asset and local and 
regional destination within the Downtown for recreational, cultural and 
leisure activities. 

 To expand public access to parks, open spaces and the Lake Ontario 
waterfront within the Downtown, where possible. 

 To conserve cultural heritage resources and maintain character defining areas 
significant to the Downtown and the city. 

 To provide a continuous, harmonious, safe, active and attractive pedestrian-
oriented environment along Retail Main Streets. 

 To enhance Downtown streetscapes with street trees and other 
greenery/landscaping where appropriate. 

 To achieve urban design and architectural excellence in new developments. 

 To retain and expand cultural resources including public art. 

 To permit building heights and intensities that support the designation of the 
Downtown as an Urban Growth Centre while protecting the predominant 
low-rise character of Brant Street and providing a transition to adjacent low-
rise neighbourhoods. 

 To require a mix of uses throughout the Downtown that reinforces the 
Downtown’s role as a complete community. 

 To ensure Downtown continues to have a strong employment base that will 
attract new businesses, services and amenities to support the long-term 
success of the Downtown. 

 To concentrate the tallest development in those parts of the Urban Growth 
Centre that have the greatest proximity to higher-order transit. 

 To encourage office development through permission for tall buildings in 
specific areas of the Downtown. 

 To increase affordability and attract a wide range of demographics and 
income levels to the Downtown. 

 To encourage the integration of a wide range of housing types and tenures 
within the Downtown, including assisted and special needs housing, and 
rental housing. 
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 To mitigate future traffic congestion associated with growth through 
transportation demand management (TDM) measures and the provision of 
transit and active transportation. 

 To support the creation of new and expanded pedestrian and cycling 
corridors. 

 To encourage active and supporting uses at grade along Retail Main Streets. 

 To ensure adequate public service facilities and institutional uses to support 
and serve current and future residents and employees. 

 To ensure the Downtown has adequate infrastructure to support new 
development. 

 To maintain, restore and where possible enhance the long term ecological 
integrity and biodiversity of the Natural Heritage System and its ecological 
and hydrologic functions within the Downtown. 

 To protect life and property from natural hazards. 

8.1.1(3.2) GENERAL POLICIES 

 In addition to the objectives and policies of Subsection 8.1.1(3), Downtown 
Urban Centre, the objectives and policies of Subsection 8.1.2, Major Transit 
Station Areas, of this Plan, shall apply within the Downtown Urban Centre. 

 Within the Urban Growth Centre Boundary as delineated on Schedule B: 
Urban Structure, and Schedule D: Land Use - Downtown Urban Centre, of this 
Plan, a minimum density target of 200 residents and jobs combined per 
hectare by 2031 or earlier is established, in accordance with the Provincial 
Growth Plan. 

 The residents and jobs associated with development in the Downtown 
Burlington MTSA shall contribute towards meeting the minimum density 
target of the Urban Growth Centre. 

 The Urban Growth Centre target of a minimum 200 people and jobs per shall 
not be applied on a site-specific basis, and shall only be applied to the entire 
geography to which the target applies. 

 The full extent of maximum development permissions stated within all 
Downtown Urban Centre precincts may not be achievable on every site 
within a precinct, due to site-specific factors including, but not limited to, 
design excellence, compatibility and transition to adjacent development, 
negative environmental impacts, hazardous lands, transportation, 
stormwater management, cultural heritage resources and/or infrastructure 
capacity. 
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 Major entertainment, major office, cultural, institutional uses and public 
service facilities including educational uses, should be directed to and 
encouraged to locate within the Downtown Urban Centre. 

 Development will support and enhance the Downtown as a lively, vibrant and 
people-oriented place. 

 Development will respect and be compatible with the existing built form 
character of adjacent development and provide appropriate built form 
transition. 

 Development will support the achievement of the vision and function of the 
precinct within which it is located. 

 

8.1.1(3.3) BRANT MAIN STREET PRECINCT 

The Brant Main Street Precinct will continue to serve as a unique retail destination 
within the Downtown and city-wide. Development will maintain and enhance the 
existing traditional low-rise, main street physical character along Brant Street. 
Along Brant Street, low-rise is considered 3 storeys or less. Development adjacent 
to Brant Street will maintain the existing low-rise built form, which could be in the 
form of individual low-rise buildings or in the form of a podium to a mid-rise 
development, where the mid-rise height is set back 20 metres from Brant Street 
above the third storey and terraced along John and Locust Streets. 

8.1.1(3.3.1) POLICIES 

 The following uses may be permitted within the Brant Main Street Precinct: 

 residential uses excluding single detached dwellings, semi-detached 
dwellings, other forms of stand-alone ground-oriented dwellings and 
dwelling units on the ground floor; 

 office uses; 

 retail and service commercial uses; 

 hotel uses; 

 entertainment uses; and 

 recreation uses. 

 Development shall contain a minimum of two permitted uses, as identified in 
Subsection 8.1.1(3.1.1) a) of this Plan and should contain three permitted 
uses, where feasible. 
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 Notwithstanding the permitted uses in Subsection 8.1.1(3.3.1 a), office uses 
shall not be permitted on the ground floor facing Retail Main Streets as 
shown on Schedule D-1: Downtown Retail Streets, of this Plan. Residential 
lobbies/access should be located on side streets or at the rear of the building 
where feasible. 

 The portion of Brant Street and Lakeshore Road located within the Brant 
Main Street Precinct shall be considered Retail Main Streets and 
development shall be required to address the Retail Main Street 
requirements in Subsection 8.1.1(3.21). 

 Development shall: 

 be in the form of low-rise buildings with a height not to exceed three 
(3) storeys within 20 m of Brant Street and Lakeshore Road as shown 
on Schedule D-2: Downtown Urban Centre Heights, of this Plan; 

 be in the form of low-rise buildings or mid-rise buildings with a height 
not to exceed eleven (11) storeys adjacent to John or Locust Streets 
and beyond 20 m of Brant Street and Lakeshore Road as shown on 
Schedule D-2: Downtown Urban Centre Heights, of this Plan; and 

 achieve a terraced built form along John or Locust Street above a 5 
storey streetwall to minimize the impact of the building height along 
John Street and Locust Streets. The Downtown Burlington 
Placemaking and Urban Design Guidelines shall provide direction on 
achieving an appropriate terrace and step back along John and Locust 
Streets above the fifth storey. 

 

Graphic 8-1. Cross section showing built form and transition to John Street and 
Locust Street. 
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8.1.1(3.4) JAMES STREET NODE 

New development within the James Street Node will contribute towards the 
enhancement of a civic node at the intersection of Brant Street and James Street. 
Development will provide new public squares immediately adjacent to the 
intersection to complement and expand the existing Civic Square and achieve a 
built form which will establish view corridors to Civic Square, the City Hall tower 
and the Burlington War Memorial from James Street. Tall buildings are permitted 
to facilitate an expanded civic square and to create an enhanced civic node with 
exemplary built form. 

8.1.1(3.4.1) POLICIES 

 The permitted uses of the Brant Main Street Precinct contained in 
Subsections 8.1.1(3.3.1) a) to d) of this Plan shall apply. 

 Views from James Street to the Civic Square, the City Hall tower and the 
Burlington War Memorial shall be maintained and enhanced to the 
satisfaction of the City. 

 An at-grade public plaza shall be provided immediately adjacent to the 
intersection of Brant and James Streets to the satisfaction of the City. 
Development may cantilever over a portion of the public plaza above the 
second storey, provided that the provisions of Subsection 8.1.1(3.4.1) b) of 
this Plan continue to be achieved. 

8.1.1(3.4.2) SITE-SPECIFIC POLICIES 

 For the properties identified as 421 Brant Street, the following policies shall 
apply: 

 a maximum building height of 23 storeys (81 metres) shall be 
permitted; and 

 the maximum floor area ratio shall be 9.45:1. 

 For the properties identified as: 401, 403, 405, 409, 411, 413, Brant Street; 
2012 James Street; and 444 and 448 John Street the following policies shall 
apply: 

 development shall contribute to the creation of an enhanced civic 
node; and 

 development may be permitted to a maximum building height of 
eighteen (18) storeys. 

8.1.1(3.5) LAKESHORE PRECINCT 

The Lakeshore Precinct will serve as the gateway to the Waterfront with linkages 
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between the waterfront trail and north-south Green Connector streets and Off-
Street Trails as shown in Schedule D: Land Use – Downtown Urban Centre, of this 
Plan. Development will provide new public spaces befitting the significance of the 
area, ensure that public view corridors to the Brant Street Pier and Lake Ontario 
are maintained and enhanced, and achieve a high degree of architectural and 
urban design excellence. 

Lakeshore Road will also act as a vibrant Retail Main Street as shown on Schedule 
D-1: Downtown Urban Centre Retail Streets, of this plan, extending the retail from 
Brant Street east and west along Lakeshore Road. 

Development adjacent to Lakeshore Road, from Lower Hager Creek to Elizabeth 
Street, will maintain a low-rise built form, which could be in the form of individual 
low-rise buildings or in the form of a podium to a mid-rise or tall building. East of 
John Street, the Precinct will predominantly contain tall buildings but the 
permitted maximum building heights shall be context-specific for each block. 

8.1.1(3.5.1) POLICIES 

 The following uses may be permitted within the Lakeshore Precinct: 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings and other forms of stand-along ground-
oriented dwellings; 

 office uses; 

 retail and service commercial uses at grade; 

 hotel uses; 

 entertainment uses; and 

 recreational uses. 

 Development shall contain a minimum of two permitted uses, as identified in 
Subsection 8.1.1(3.5.1) a) of this Plan and should contain three permitted 
uses, where feasible. 

 Development shall: 

 be in the form of low-rise buildings with a height not to exceed three 
(3) storeys within 20 metres of Lakeshore Road from Lower Hager 
Creek to Elizabeth Street as shown on Schedule D-2: Downtown 
Urban Centre Heights, of this Plan; 

 be in the form of low-rise buildings or mid-rise buildings west of 
Locust Street, beyond 20 metres of Lakeshore Road as shown on 
Schedule D-2; and 
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 be in the form of tall buildings east of John Street, other than for the 
area subject to Subsection 8.1.1(3.5.1) c) (i), with a height not to 
exceed heights shown on Schedule D-2. 

 New development shall protect and enhance public views to the Brant Street 
Pier and/or Lake Ontario from the north-south streets and shall enhance 
public access to the waterfront through open space corridors and 
appropriate design considerations. 

8.1.1(3.5.2) SITE-SPECIFIC POLICIES 

 374 and 380 Martha Street: The properties located at 374 and 380 Martha 
Street shall be permitted: 

 a maximum building height of 27 storeys (88.75 metres); and 

 a maximum floor area ratio shall be 13.3:1. 

 2069 Lakeshore Road: For the property located at 2069 Lakeshore Road, the 
following shall apply: 

 Development shall have a maximum building height of 17 storeys, 
with appropriate building setbacks, podium height, and tower 
stepbacks in accordance with Sections 8.1.1(3.19) and 8.1.1(3.21), 
and with further guidance provided by the Downtown Burlington 
Placemaking and Urban Design Guidelines; 

 Development shall provide a minimum tower setback of 12.5 metres 
from the northern property line; 

 The existing heritage buildings on the site shall be conserved and 
adapted for live-work purposes; and 

 balconies facing north shall be situated and designed to reduce 
overlook on the townhouses to the north. 

8.1.1(3.6) OLD LAKESHORE ROAD PRECINCT 

The Old Lakeshore Road Precinct will provide for mixed-use mid-rise buildings 
consisting primarily of residential uses which are pedestrian-oriented and transit-
supportive while also achieving a high standard of design. Modest tall buildings 
which transition downward from the adjacent Lakeshore Precinct towards the 
waterfront may be accommodated where such development achieves strategic 
public and city building objectives, including the provision of public waterfront 
access and the creation of new uninterrupted view corridors to Lake Ontario, 
among others. 

8.1.1(3.6.1) POLICIES 
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 The following uses may be permitted within the Old Lakeshore Road 
Precinct: 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings and other forms of stand-alone ground-
oriented dwellings; 

 office uses; 

 retail and service commercial uses; 

 hotel uses; 

 entertainment uses; and 

 recreation uses. 

 Development shall contain a minimum of two permitted uses, as identified in 
Subsection 8.1.1(3.6.1) a) of this Plan. 

 Within the West Sector (Area ‘WS’) as identified on Schedule D: Land Use- 
Downtown Urban Centre, of this Plan: 

 development shall: 

 achieve a minimum building height of two (2) storeys; and 

 not exceed a height of ten (10) storeys and thirty-one and a half 
(31.5) m, except where permitted in accordance with 
Subsection 8.1.1(3.6.1) c) (ii) of this Plan. 

 development not exceeding fifteen (15) storeys and forty-seven (47) 
m in height may be permitted within the West Sector, subject to the 
provision of the following to the satisfaction of the City: 

 assembly of lands within the Old Lakeshore Road Precinct 
between Pearl Street and the future Martha Street alignment 
and view corridor to the Waterfront (including all lands within 
the West Sector (Area ‘WS’), portions of the westerly portion of 
the existing Old Lakeshore Road public right-of-way and the 
westerly portion of the South Sector (Area ‘SS’) lands contained 
within the described area); 

 continuation of the Martha Street alignment to meet Old 
Lakeshore Road; 

 construction, and dedication to a public authority, of a public 
waterfront access that provides a connection between the Pearl 
Street extension and Lakeshore Road in the vicinity of a Martha 
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Street extension, in accordance with Subsection 8.1.1(3.6.1) c) 
(ii) of this Plan; 

 closure of the portion of Old Lakeshore Road identified in 
Subsection 8.1.1(3.6.1) c) (ii) a. of this Plan; 

 provision of a view corridor from Martha Street to Lake Ontario; 

 provision of enhanced public spaces; 

 conservation or re-location of significant cultural heritage 
resources within the precinct; 

 submission of an angular plane study, identifying visual, sun 
shadowing and wind impacts, and demonstrating how any 
adverse impacts can be mitigated to acceptable levels; and 

 community benefits. 

 Within the East Sector (Area ‘ES’) as identified on Schedule D: Land Use – 
Downtown Urban Centre of this Plan: 

 development shall: 

 achieve a minimum building height of two (2) storeys; and 

 not exceed a height of six (6) storeys and nineteen and a half 
(19.5) m, except where permitted in accordance with 
Subsection 8.1.1(3.10.1) d) (ii) of this Plan. 

 development not exceeding eight (8) storeys and twenty-nine (29) m 
in height may be permitted within the East Sector, subject to the 
provision of the following to the satisfaction of the City: 

 Old Lakeshore Road is retained in the East Sector and realigned 
to form an intersection at Martha Street and Lakeshore Road; 

 conservation or re-location of significant cultural heritage 
resources within the precinct; 

 submission of an angular plane study, identifying visual, sun 
shadowing and wind impacts, and demonstrating how any 
adverse impacts can be mitigated to acceptable levels; and 

 community benefits. 

 notwithstanding Subsections 8.1.1(3.10.1) d) (i) and (ii) of this Plan, 
for the lands described as 2107-2119 Old Lakeshore Road and 2114 
Lakeshore Road, the maximum height of buildings shall be ten (10) 
storeys and thirty-one and a half (31.5) m, except that buildings may 
be permitted up to a maximum height of twelve (12) storeys and 
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thirty-seven (37) m, subject to the provision of the following to the 
satisfaction of the City: 

 Old Lakeshore Road is retained in the East Sector and realigned 
to form an intersection at Martha Street and Lakeshore Road; 

 conservation or re-location of significant cultural heritage 
resources within the precinct; 

 submission of an angular plane study, identifying visual, sun 
shadowing and wind impacts, and demonstrating how any 
adverse impacts can be mitigated to acceptable levels; and 

 community benefits. 

 Within the South Sector (Area ‘SS’) as identified on Schedule D: Land Use- 
Downtown Urban Centre of this Plan: 

 development will be constrained due to shoreline protection and 
applicable setbacks in accordance with Conservation Halton 
requirements; 

 existing buildings may be maintained, renovated or repaired if 
damaged, but may not be expanded; 

 notwithstanding Subsections 8.1.1(3.6.1) e) (i) and (ii) of this Plan, 
should shoreline studies be completed to the satisfaction of the City 
and Conservation Halton demonstrating that lands within the South 
Sector are developable, the lands located east of the Martha Street 
alignment shall continue to be subject to the policies of the East 
Sector contained in Subsection 8.1.1(3.6.1) d) of this Plan and lands 
west of the Martha Street alignment shall continue to be subject to 
the policies of the West Sector contained in Subsection 8.1.1(3.6.1) c) 
of this Plan. 

 Within the Old Lakeshore Road Precinct, the preferred means of conserving 
significant cultural heritage resources will be integration with new 
development. The re-location of cultural heritage resources within the 
precinct will be considered, including within a Conservation Halton setback 
from Lake Ontario, as an alternative to the removal of such buildings. 

 The transfer of development rights to other lands within the Old Lakeshore 
Road Precinct is permitted for the following properties, subject to approval 
of such plans by the City, as a means of conserving in perpetuity the buildings 
identified below: 

 2101 Old Lakeshore Road (The Chrysler Carriage House): A floor area 
of 320 sq. m. may be transferred to other lands in the East Sector 
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once the building has been designated pursuant to Part IV of The 
Ontario Heritage Act and a conservation easement has been granted 
for the entire building, in favour of the City by the owner of the 
property; 

 2084 Old Lakeshore Road (former Estaminet): A floor area of 1,500 
sq. m. may be transferred to other lands in the West Sector once the 
building has been designated pursuant to Part IV of The Ontario 
Heritage Act and a conservation easement has been granted for the 
entire building in favour of the City by the owner of the property. 

 A holding zone may be used to specify the conditions of development that 
must be completed to achieve the higher density development outlined in 
Subsections 8.1.1(3.10.1) c) (ii) and d) (ii) of this Plan. 

 Notwithstanding Subsection 4.5.3(2) e) of this Plan, the following policies 
shall apply with respect to the provision of a waterfront trail: 

 along the waterfront where the distance between the water and the 
public right-of-way will accommodate both the development and the 
Waterfront Trail, the proponent shall undertake the following as a 
condition of approval of a development application to the satisfaction 
of the City: 

 dedicate, free of charge to the City, lands below the stable top 
of bank, as identified by Conservation Halton and the City; 

 dedicate to the City as part of parkland dedication, a minimum 
fifteen (15) m wide strip of land above the stable top of bank. 
Should the value of this dedication exceed normal parkland 
dedication, the proponent would receive compensation for the 
difference (i.e. either payment or provision of community 
benefits) as a condition of approval; 

 carry out a survey, shoreline protection, and complete 
construction of the Waterfront Trail above the stable top of 
bank; 

 dedicate free of charge to the City, the completed Waterfront 
Trail and associated land; and 

 dedicate free of charge to the City, any required links to 
adjacent public open space, roadways and other properties. 

 The City will consider undertaking an area-specific plan for lands within the 
Old Lakeshore Road Precinct with respect to the review of existing height and 
density permissions and conditions for development as stated within this 
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Plan, as well as other matters as determined by the City. The area-specific 
plan shall undertake such a review in terms of achieving key city building 
objectives including, but not limited to, the following: 

 the creation of new public pedestrian connections and park spaces 
along the waterfront, including any potential linkages with adjacent 
development as well as areas designated Downtown Parks and 
Promenades within this Plan; 

 the creation of a new view corridor from Martha Street at Lakeshore 
Road to Lake Ontario including the establishment of any potential 
associated pedestrian connections; and 

 the undertaking of a detailed shoreline study to assess potential 
impacts on development potential within the precinct, to be 
undertaken in consultation with Conservation Halton. 

 In the case of a development application preceding an Area Specific Plan for 
the lands within the Old Lakeshore Road Precinct, a special study for the 
entire Old Lakeshore Road Precinct shall be submitted and implemented 
based on a terms of reference completed to the satisfaction of the City. The 
special study shall demonstrate how the proposed development contributes 
towards, or does not impede the achievement of, the policy objectives for 
the Old Lakeshore Road Precinct identified in Policy 8.1.1 (3.6.1) a) through 
j). The special study will also demonstrate how the development is consistent 
with all applicable Official Plan policies and design guidelines. 

8.1.1(3.7) MID BRANT PRECINCT 

The Mid Brant Precinct will serve as a northerly extension of the low-rise, retail 
main street character along Brant Street. The Mid Brant Precinct will also serve as 
a mixed-use Precinct containing a significant amount of retail space including the 
retention of a food store function. The precinct will function as a major retail 
centre that serves the day-to-day and weekly shopping needs of Downtown 
residents. The Precinct offers the opportunity to accommodate larger retail stores 
internal to the block and which do not front onto Brant Street. 

Development adjacent to Brant Street will achieve a low-rise built form, which 
could be in the form of individual low-rise buildings or in the form of a podium to a 
mid-rise or tall development, where the mid-rise or tall building height is set back 
from Brant Street 20 metres and terraced along the Rambo Creek. 

It is intended that future development will result in the redevelopment of surface 
parking lots and the commercial plaza and result in the creation of a walkable 
Precinct. 
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8.1.1(3.7.1) POLICIES 

 The following uses may be permitted within the Mid Brant Precinct: 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings and other forms of stand-alone ground-
oriented dwellings; 

 office uses; 

 retail and service commercial uses at grade; 

 hotel uses; 

 entertainment uses; 

 recreation uses. 

 Development shall contain a minimum of two permitted uses, as identified in 
Subsection 8.1.1(3.7.1) a) of this Plan and should contain three permitted 
uses, where feasible. 

 Brant Street within the Mid Brant Precinct shall be considered a Retail Main 
Street and development shall be required to address the Retail Main Street 
priority requirements in Section 8.1.1(3.21). 

 Notwithstanding the permitted uses in Subsection 8.1.1(3.7.1 a), residential 
and office uses shall not be permitted on the ground floor facing Retail Main 
Streets as shown on Schedule D-1: Downtown Retail Streets, of this Plan. 
Residential lobbies should be located on side streets or at the rear of the 
building where feasible. 

 Development shall: 

 be in the form of low-rise buildings with a height not to exceed three 
(3) storeys within 20 metres of Brant Street; 

 be in the form of low-rise buildings or mid-rise buildings with a height 
not to exceed eleven (11) storeys adjacent to existing John Street and 
beyond 20 m of Brant Street; 

 be in the form of tall buildings with a height not to exceed seventeen 
(17) storeys in other parts of the Precinct as shown on Schedule D-2 
Downtown Urban Centre Heights, of this Plan; 

 create an appropriate height transition to the neighbourhoods to the 
east and the open space block along Rambo Creek through the use of 
a 45 degree angular plane measured from the rear or side property 
line of the residential properties on the east side of Rambo Creek and 
through intervening low-rise buildings or other built form transition 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-25 

 

Burlington Official Plan 
November 2020 

Chapter 8 

to create a pedestrian scale adjacent to the open space block as 
determined through a comprehensive block plan. 

 A comprehensive block plan, to the satisfaction of the City, shall be required 
prior to any development being approved between Caroline Street and 
Victoria Avenue. The parameters of the comprehensive block plan are set out 
in Policy 8.1.1(3.20) and shall provide for: 

 A transportation connection extending north from John Street to 
Victoria Avenue along with an assessment of the function, ownership, 
cross-section, alignment and design of the transportation connection; 

 An increased creek block along Rambo Creek with a walking trail 
along the west side of the creek as set out in Subsection 8.1.1(3.14.1) 
(p); 

 An assessment of the need for, and recommended location of, east-
west pedestrian connections; 

 A transition to the adjacent Residential – Low Density or Low-Rise 
Neighbourhood Precinct, as identified on Schedule C: Land Use – 
Urban Area or Schedule D: Land Use – Downtown Urban Centre 
respectively, using the Rambo Creek and all associated setbacks and 
buffers, transportation connection and built form to provide the 
transition; 

 A new public urban park within the Precinct including the size, 
location and configuration of the public park as set out in Section 
8.1.1(3.14.1) (g); and 

 The location and configuration of the retail and service commercial 
floor area as required by Subsection 8.1.1(3.7.1) (h). 

 Where a key natural feature or a watercourse feature separates a proposed 
mid-rise building or tall building from the adjacent Low-Rise Neighbourhood 
Precinct, as shown on Schedule D: Land Use – Downtown Urban Centre of 
this Plan, the 45-degree angular plane, required in Subsection 8.1.1(3.19.4) 
a), shall be measured from the original western boundary of the key natural 
feature or watercourse. 

 The City shall require as part of any future redevelopment of the properties 
located at 535, 559 and 601 Brant Street the retention of the planned 
function of the property as a major retail centre that serves the day-to-day 
and weekly shopping needs of Downtown residents and employees 
including: 
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 retaining, at minimum, all existing retail and service commercial and 
office floor area; and 

 retaining a food store function as part of the minimum floor area in 
(i). 

8.1.1(3.8) UPPER BRANT PRECINCT 

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. Development will generally achieve a 
height and density that 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 shown on Schedule C: Land Use – Urban 
Area, of this Plan. 

A low-rise feel will be maintained for pedestrians along Brant Street through 
setbacks above the third storey for buildings abutting Brant Street. However, to 
balance the objectives of providing increased density within walking distance to 
the Burlington GO Station, providing for a transition to adjacent established low-
rise residential areas and to provide for a setback along Brant Street above the 
third storey, flexibility may be considered in the depth of the setback from Brant 
Street above the third storey. 

8.1.1(3.8.1) POLICIES 

 The following uses may be permitted within the Upper Brant Precinct: 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings and other forms of stand-alone ground-
oriented dwellings; 

 office uses; 

 retail and service commercial uses; 

 hotel uses; 

 entertainment uses; and 

 recreation uses. 

 Development abutting Brant Street shall contain a minimum of two 
permitted uses, as identified in Subsection 8.1.1(3.8.1) a) of this Plan and 
should contain three permitted uses, where feasible. 
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 Notwithstanding the permitted uses in Subsection 8.1.1(3.8.1 a), residential 
uses shall not be permitted on the ground floor facing Mixed Use Streets as 
shown on Schedule D-1: Downtown Urban Centre Retail Streets, of this Plan. 
Residential lobbies/access should be located on side streets or at the rear of 
the building where feasible. 

 New development shall generally be comprised of tall buildings at the 
northern end of the Precinct and mid-rise buildings at the south according to 
the maximum heights set out in Schedule D-2: Downtown Urban Centre 
Heights, of this Plan. 

 Buildings abutting Brant Street shall incorporate a setback above the third 
storey to provide a low-rise feel for pedestrians along Brant Street. The 
setback should be similar to the 20 m setback in the Brant Main Street and 
Mid Brant Precincts, but flexibility in the setback may be considered through 
the review of development applications due to the wider Brant Street right-
of-way in this precinct and in order to provide a transition to the adjacent 
Residential-Low Density designations, shown on Schedule C: Land Use – 
Urban Area, of this Plan, as required in 8.1.1(3.8.1) g). Direction on the form 
of the step-back will be provided in the Downtown Placemaking and Urban 
Design Guidelines. 

 Adjacent to areas designated Residential-Low Density on Schedule C: Land 
Use-Urban Area, of this Plan, mid-rise and tall buildings shall achieve a 
terraced built form with building height oriented away from the Residential-
Low Density designations. Terracing shall be in accordance with a forty-five 
(45)-degree angular plane measured from a property line shared with a 
property designated Residential-Low Density on Schedule C: Land Use-Urban 
Area of this Plan. 

 

Graphic 8-2. Cross section showing built form and transition along Brant Street. 
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 Ground-oriented dwellings with a maximum height in accordance with 
Subsection 8.1.1(3.8.1) f) of this Plan should be provided adjacent to a 
property line shared with a property designated Residential Low-Density on 
‘Schedule C: Land Use – Urban Area’ of this Plan. Alternatively ground-
oriented dwelling units could be incorporated into a podium of a mid-rise or 
tall building provided the podium meets the angular plane requirements of 
Policy 8.1.1(3.8.1) f). 

 Additional park space shall be provided in the precinct through one or more 
public urban squares and/or Privately Owned Publicly Accessible Open 
Spaces (POPS), that will create leisure opportunities for the residents of the 
precinct and surrounding areas, in accordance with the policies and 
objectives in Sections 3.3 and 8.1.1(3.14) of this Plan. Development 
applications on site larger than 0.4 ha shall provide a park concept plan to 
illustrate how a public urban square and/or POPS could be provided and 
function on the site. 

8.1.1(3.9) DOWNTOWN EAST PRECINCT 

The Downtown East Precinct will serve as the pre-eminent destination for office 
and major office uses, post-secondary educational and other learning facilities and 
provide significant opportunities for residential uses within mixed-use 
developments. Retail and service commercial uses will be the predominant use at 
grade along Mixed Use Streets, as shown on Schedule D-1: Downtown Retail 
Streets, of this Plan to serve the day-to-day needs of Downtown residents and 
employees. In addition, the precinct will be a focus for the provision of public use 
parking to support retail and office uses throughout the Downtown. 

Development will primarily be in the form of tall buildings which are informed by 
historical development patterns and precedent within the precinct. However, 
development will be expected to transition to, as well as achieve compatibility 
with, the adjacent Low-Rise Neighbourhood Precincts, as shown on Schedule D: 
Land Use – Downtown Urban Centre of this Plan. 

8.1.1(3.9.1) POLICIES 

 The following uses may be permitted within the Downtown Core Precinct: 

 office uses; 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings and other forms of stand-alone ground-
oriented dwellings; 

 retail and service commercial uses; 

 hotel uses; 
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 entertainment uses; and; 

 recreation uses. 

 Development shall: 

 not exceed a maximum building height of seventeen (17) storeys as 
shown on Schedule D-2: Downtown Urban Centre Heights, of this 
Plan subject to policy 8.1.1(3.9.1) d) 

 Any building containing residential units above the height of a mid-rise 
building, shall provide one floor of office space in a podium for every three 
additional floors to a maximum of 17 storeys. 

 The City shall explore opportunities to partner in the provision of 
underground parking spaces dedicated for public use. 

 Development shall transition to adjacent Low-Rise Neighbourhood Precincts, 
as shown on Schedule D: Land Use – Downtown Urban Centre of this Plan, 
and to the future public park between Pearl and Martha Streets north of 
James Street, as set out in Section 8.1.1(3.19.4) and the Downtown 
Placemaking and Urban Design Guidelines. 

8.1.1(3.9.2) SITE-SPECIFIC POLICIES 

 Block comprising 2030 Caroline Street, 510 Elizabeth Street and 2025 Maria 
Street: Notwithstanding Sections 8.1.1(3.9.1) (b) and (c) of this Plan, the 
properties located at 2030 Caroline Street, 510 Elizabeth Street and 2025 
Maria Street, in keeping with the intent of the precinct, shall contain, in the 
mid-rise buildings located at 2030 Caroline Street and 510 Elizabeth Street, a 
substantial floor area of office development and publicly-accessible parking 
commensurate with the development of a 17 storey residential building at 
2025 Maria Street and mid-rise buildings on the block. A minimum of five 
storeys of office development in the northern mid-rise building at 2030 
Caroline Street and a minimum of five storeys of publicly accessible parking 
in the central mid-rise building at 510 Elizabeth Street, or equivalent amount 
of office development and publicly-accessible parking provided on the block, 
will be considered substantial. 

 The City will undertake a cultural heritage evaluation of potential cultural 
heritage resources and potential cultural heritage landscapes in the 
Downtown in accordance with policy 8.1.1(3.23)(d). Notwithstanding 
Sections 8.1.1(3.9.1) (b) and (c), for the lands identified as Downtown East 
Cultural Heritage Study Area on Schedule D, Land Use – Downtown Urban 
Centre, and Schedule D-2, Maximum Building Heights, of this Plan, the 
following shall apply: 
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 The minimum height of buildings shall be two storeys. The maximum 
height of buildings shall be four storeys. 

 Buildings up to a maximum of eight storeys and 29 m may be 
permitted where they provide compatibility with surrounding land 
uses and a sense of pedestrian scale by the use of terracing above a 
low-rise street wall in accordance with Section 8.1.1(3.19) of this Plan, 
with further guidance provided by the Downtown Burlington 
Placemaking and Urban Design Guidelines. 

8.1.1(3.10) VILLAGE SQUARE PRECINCT 

The Village Square Precinct will serve as a pre-eminent retail destination with 
predominantly low-rise residential uses within stand alone or mixed-use buildings. 
The Village Square development, located at 415 Elizabeth Street, will serve as the 
focal point of this precinct and will be maintained and enhanced as a unique retail 
destination. Retail and service commercial uses will be the predominant use at 
grade along the Retail Main Street along Pine Street and along other Mixed Use 
Streets in the precinct to serve the day-to-day needs of Downtown residents and 
employees and as a city-wide retail destination. 

8.1.1(3.10.1) POLICIES 

 The following uses may be permitted within the Village Square Precinct: 

 residential uses with the exception of single detached dwellings, 
semi-detached dwellings; 

 retail and service commercial uses; 

 commercial parking lots; and 

 entertainment uses. 

 Development within the Village Square Precinct shall be comprised of 
predominantly low-rise buildings and some mid-rise buildings as shown on 
Schedule D-2: Downtown Urban Centre Heights, of this Plan. 

 Development shall generally transition to a lower scale residential built form 
along Martha Street. 

 The Village Square development located at 415 Elizabeth Street shall be 
maintained as a low-rise retail development and shall as part of any future 
development: 

 retain the existing facades located immediately adjacent to a public 
right-of-way; 
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 conserve the cultural heritage resources at 415/417 Elizabeth Street, 
423 Elizabeth Street and 416 Pearl Street; and 

 retain an open space element internal to the site which may be in the 
form of a Privately-Owned Publicly Accessible Space (POPS) and/or 
parkland dedication required under The Planning Act. 

 Where development abutting the townhouses on Martha Street exceeds four 
storeys in height, the development shall incorporate an appropriate built 
form transition in height and massing to minimize the impact of shadowing 
and overlook. Although a 45 degree angular plane is not required, the 
transition shall include a compatible interface to the townhouses which may 
require the use of building setbacks, step backs, property consolidations, 
lower building heights than the maximum permitted for mid-rise buildings, 
building orientation to reduce afternoon shadow, balcony orientation to 
reduce overlook and other possible transition tools as further described in 
Section 8.1.1(3.19.4) and in the Downtown Placemaking and Urban Design 
Guidelines. 

8.1.1(3.10.2) SITE-SPECIFIC POLICIES 

 401 to 417 Martha Street: The property located at 401 to 417 Martha Street 
shall be permitted a maximum building height of 22 metres and shall provide 
a built form transition to Martha Street and the Centennial Pathway. 

 2085 Pine Street: The property located at 2085 Pine Street shall be 
permitted a maximum building height of 23 metres and shall provide a built 
form transition to adjacent low-rise development in accordance with Section 
8.1.1(3.10.1)(e) of this Plan. 

 429 Elizabeth Street and 430 Pearl Street: An existing five-storey building is 
permitted on the property located at 429 Elizabeth Street and 430 Pearl 
Street. 

8.1.1(3.11) NEIGHBOURHOOD MIXED USE PRECINCT 

The Neighbourhood Mixed Use Precinct recognizes and conserves the historic 
character of Downtown along sections of Brant and Locust Streets, including the 
area’s buildings, streetscapes and parcel fabric. Priority within the precinct will be 
for the adaptive re-use of existing buildings. It is intended that development be 
limited and where development occurs within the precinct, it will respect and 
maintain the existing historic character of the area’s parcel fabric and buildings 
through the use of lotting patterns and building forms and materials currently 
existing within the precinct. 

8.1.1(3.11.1) POLICIES 
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 The following uses may be permitted within the Neighbourhood Mixed Use 
Precinct: 

 residential uses; 

 additional residential units, subject to Subsection 8.7.2 of this Plan; 

 office uses; 

 retail and service commercial uses; and 

 recreation uses. 

 Notwithstanding the definition of low-rise buildings and the height categories 
shown on Schedule D-2: Downtown Urban Centre Heights, of this Plan, 
development shall not exceed a height of three (3) storeys. 

 Notwithstanding Section 8.1.1(3.21.1) a) (i), office uses are permitted at 
grade in buildings fronting on Retail Main Streets within this precinct. 

 Development shall be designed in a manner that respects and maintain the 
predominant physical character within the precinct.  

8.1.1(3.11.2) SITE-SPECIFIC POLICIES 

 1437 and 1445 Elgin Street and 452 Locust Street: For the properties 
identified as 1437, 1445 Elgin Street and 452 Locust Street the following 
policies shall apply: 

 notwithstanding the policies contained in 8.1.1(3.2) d) ii), only retail 
or service commercial uses are permitted along Locust Street. 

 notwithstanding the height policies contained in 8.1.1(3.13.1) b), a 
maximum building height of 7 storeys shall be permitted with the use 
of terracing above the fourth storey abutting the north property line; 
and 

 the maximum floor area ratio shall be 4.6:1. 

8.1.1(3.12) APARTMENT NEIGHBOURHOOD PRECINCTS 

The Apartment Neighbourhood Precincts are intended to accommodate limited 
infill development that fits into and respects the existing physical character of 
adjacent properties. Infill development within the precinct will be required to 
transition to, as well as achieve compatibility with, adjacent Low-Rise 
Neighbourhood Precincts, as shown on Schedule D: Land Use – Downtown Urban 
Centre of this Plan, as well as with other established residential neighbourhoods 
outside of the Downtown. Infill development will also be expected to enhance the 
street-level experience for pedestrians. 
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8.1.1(3.12.1) POLICIES 

 The following uses may be permitted above the first storey of a development 
within the Apartment Neighbourhoods Precinct: 

 residential uses. 

 The following uses may be permitted within the first storey of a development 
within the Apartment Neighbourhoods Precinct: 

 entrances and lobbies of residential buildings; 

 grade-related dwelling units; 

 retail and service commercial and office uses; and 

 recreation uses. 

 Infill development within Apartment Neighbourhoods shall be located, 
massed and designed to: 

 be compatible with, fit into and respect the physical character, 
including height and massing, of existing building(s) on and adjacent 
to the infill site; 

 provide appropriate separation distances between buildings on and 
adjacent to the site (including podiums and towers), so as to achieve 
access to natural light for interior spaces and outdoor amenity spaces, 
maximize opportunities for landscaped open space between 
buildings, and ensure privacy; 

 limit overlook to adjacent Low-Rise Neighbourhood Precincts as 
shown on Schedule D:  Downtown Urban Centre, of this Plan and 
Residential -  Low Density designation as shown on Schedule C:  Land 
Use – Urban Area, of this Plan; 

 provide a transition between areas of different development intensity 
and scale, as necessary to achieve the objectives of this Plan, through 
means such as providing setbacks from, and/or a stepping down of 
heights towards the Low-Rise Neighbourhood Precincts as shown on 
Schedule D:  Downtown Urban Centre, of this Plan and the Residential 
Low-Density designation as shown on Schedule C:  Land Use – Urban 
Area, of this Plan; 

 adequately limit shadow impacts on properties in adjacent 
Established Neighbourhood Areas as shown on Schedule B1: Growth 
Framework, of this Plan, and the public realm; 

 fit entirely within a 45 degree angular plane measured from the rear 
property line(s) of adjacent Low-Rise Neighbourhood Precincts as 
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shown on Schedule D:  Downtown Urban Centre, of this Plan and the 
Residential Low-Density designations as shown on Schedule C:  Land 
Use – Urban Area, of this Plan as set out in Subsection 8.1.1(3.19.4); 

 frame the edge of streets and parks with buildings at an appropriate 
height and mass to maintain sunlight and comfortable wind 
conditions for pedestrians on adjacent streets, parks and open 
spaces; 

 locate and screen service areas, ramps and garbage storage to 
minimize the impact on adjacent streets and residences; 

 consolidate and, where achievable, relocate surface parking where it 
is not visible from streets, and parks; 

 provide indoor and outdoor recreation space for building residents in 
mid-rise and tall residential developments; 

 provide ground floor uses that enhance the safety, amenity and 
animation of adjacent streets and open spaces, such as commercial 
uses and grade-related dwelling units with front stoops and porches 
that take direct access from public sidewalks; and 

 maintain or replace and improve any existing indoor and outdoor 
residential amenities on the site. 

 The criteria in 8.1.1 (3.12.1 c) shall be used to assess development 
applications in the Apartment Neighbourhoods. 

8.1.1(3.13) LOW-RISE NEIGHBOURHOOD PRECINCTS 

The Low-Rise Neighbourhood Precincts include the St. Luke’s Neighbourhood and 
Emerald Neighbourhood and other low-rise residential areas as shown on 
Schedule D: Land Use-Downtown Urban Centre, of this Plan. This Plan will 
maintain the existing established residential and historic character of these low-
rise neighbourhoods. These neighbourhoods contain predominantly single-
detached housing forms, but also contain existing semi-detached, duplex, 
townhouse and low-rise apartment buildings. 

Limited development opportunities within the precinct will be compatible with the 
surrounding neighbourhood area and fit into the existing physical character. 

8.1.1(3.13.1) POLICIES 

 The following uses may be permitted in the Low-Rise Neighbourhood 
Precincts: 

 single-detached dwellings; 
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 semi-detached dwellings, townhouses, low-rise apartments and other 
ground-oriented, multiple unit housing outside of the St. Luke’s and 
Emerald Neighbourhoods; 

 existing townhouses, apartments and other existing uses within the 
St. Luke’s and Emerald Neighbourhood; 

 duplexes; 

 group homes; 

 additional residential units, subject to the policies of Subsection 8.7.2 
of this Plan; 

 day care centres, subject to the policies of Subsection 8.3.10 of this 
Plan: and 

 offices in existing buildings, subject to the policies of Subsection 8.3.8 
of this Plan. 

 Notwithstanding the definition of low-rise buildings and the height categories 
shown on Schedule D-2: Downtown Urban Centre Heights, of this Plan, 
development in the St. Luke’s and Emerald Neighbourhoods shall not exceed 
a maximum height of two and a half (2.5) storeys; however, the Plan 
recognizes higher heights for legally existing buildings within these 
neighbourhoods. 

 On lands designated within the St. Luke’s and Emerald Neighbourhoods, 
development shall be permitted to a maximum density of twenty-five (25) 
units per net hectare or the density legally existing on a site, or a portion of a 
site, on the date of the approval of this Plan, whichever is greater.  In other 
parts of the Low-Rise Neighbourhood Precincts, as shown on Schedule D: 
Land Use – Downtown Urban Centre of this Plan, the maximum density is set 
out in the zoning by-law. 

8.1.1(3.14) DOWNTOWN PARKS & PROMENADES DESIGNATION 

The Downtown Parks and Promenades designation identifies current and future 
parks, promenades and green spaces within the Downtown, including key linkages 
between parks as well as new or expanded opportunities for public access to the 
waterfront and nature. Lands within the Parks and Promenades designation will 
primarily serve the residents and employees of the Downtown as well as provide 
parks of a scale that will serve as significant destinations for city-wide and regional 
events and activities. 

8.1.1(3.14.1) POLICIES 
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 The objectives and policies of Section 3.3, Parks, Recreation and Open Space, 
of this Plan, shall apply on lands designated as Downtown Parks and 
Promenades. 

 The following uses may be permitted within the Downtown Parks and 
Promenades designation: 

 existing uses. 

 municipal parks and related facilities; 

 outdoor recreation uses; 

 non-intensive recreation uses; 

 temporary retail and service commercial kiosks; 

 outdoor entertainment facilities; and 

 special events including festive, cultural and ceremonial activities. 

 The Burlington Beach Regional Waterfront Park is included in the Downtown 
Parks and Promenades designation but it is not intended to form part of the 
Urban Area. 

 The identification of lands within the Downtown Parks and Promenades 
designation which are currently privately owned and/or do not serve a public 
function shall not imply that such properties are available or open to public 
use. 

 New public parks as identified on Schedule D: Land Use-Downtown Urban 
Centre, of this Plan shall be provided as part of the future development of a 
property with preference given for the acquisition of such lands by the City 
through the parkland dedication process. 

 Privately-Owned Publicly Accessible Open Spaces (POPS) may be used to 
augment public space but shall not be used as a replacement to public 
parkland dedication. 

 A new public park shall be planned within the area generally located north of 
Caroline Street between Brant Street and the Rambo Creek as represented 
on Schedule D: Land Use – Downtown Urban Centre, of this Plan. The exact 
location, size and function of the park and associated implementation 
policies shall be established through a comprehensive block plan as set out in 
Sections 8.1.1(3.7.1) f) and 8.1.1(3.20). 

 Additional public park space shall be planned within the area generally 
located near the intersection of Brant Street and Ghent Avenue as 
represented on Schedule D: Land Use – Downtown Urban Centre, of this 
Plan. The exact location, size and function of the park space shall be 
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determined through the review of development applications as required by 
Section 8.1.1(3.8.1)h). 

 The Lions Club Park is a privately owned facility that is currently operated as 
a park through agreements with the City.  If the property is ever sold or 
proposed for redevelopment, the City shall consider acquiring the northern 
part of the site for public parkland. The exact location, size, and function of 
the park space shall be determined at the time of either a City-initiated 
design exercise for a new public park on the lands or through the 
consideration of a development application. If the City does not develop a 
park on this site, the underlying land use designation shall apply. 

 Public amenities will be encouraged on utility corridors located within the 
Downtown Parks and Promenades designation which serve the recreation 
and active transportation needs of residents and employees and which are 
compatible with the lands’ primary purpose as a utility corridor. Public 
amenities may include, but are not limited to, community gardens, multi-use 
pathways and/or off-leash dog parks. 

 Notwithstanding the policies of Section 6.3, Utilities, of this Plan, surface 
parking areas shall be prohibited within a utility corridor except where 
existing or approved as of the date of approval of this Plan. 

 Connections between parks and open spaces surrounding precincts and 
neighbourhoods shall be provided through Off-Street Trails/Promenades and 
Green Connector Streets as delineated on Schedule D: Land Use-Downtown 
Urban Centre, of this Plan. 

 Green Connector Streets are public streets that incorporate enhanced 
pedestrian and /or cycling facilities within the street right of way and 
contribute to achieving an inter-connected network of parks, promenades 
and open spaces in the Downtown. Green Connector Streets differ from 
promenades which comprise off-street public open space lands.  Enhanced 
landscaping within the public right-of-way, limitations on driveways and 
differing setbacks may be considered along Green Connector Streets.  The 
Downtown Placemaking and Urban Design Guidelines provide additional 
direction on the enhanced facilities. 

 Connections shall be provided to Spencer Smith Park and Burlington Beach 
Regional Waterfront Park as delineated on Schedule D:  Land Use – 
Downtown Urban Centre, of this Plan. Opportunities for creating additional 
open space and new connections along the waterfront will be assessed as 
part of any development proposal. 

 In addition to those lands designated Downtown Parks and Promenades on 
Schedule D: Downtown Urban Centre, of this Plan, new parks and open 
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spaces shall be provided within the Downtown, which may include, but are 
not limited to, dedication of parkland, and/or Privately-Owned Publicly 
Accessible Spaces (POPS) to be provided to the satisfaction of the City. 

 Along Rambo Creek north of Caroline Street, the City may require dedication 
of additional open space along Rambo Creek beyond that required for 
natural heritage system dedication and hazardous lands dedication as set out 
in Sections 4.2.5 and 4.4.2(3) of this Plan respectively in order to create a 
linear open space block and off-street trail.  The extent and configuration of 
the open space shall be delineated through the Comprehensive Block Plan. 

 Through development applications, the City shall identify opportunities to 
accommodate small urban squares, generally of 0.1 to 0.5 hectares, which 
are publicly accessible open spaces.  Urban squares are part of the parkette 
category of parks, as described in Section 3.3.2, but designed as urban 
spaces. Urban squares shall be multifunctional, flexible spaces that 
contribute to placemaking and may contain sitting areas, landscaping, public 
art and other features that allow for passive use, special events and social 
interaction. Urban Squares should be framed by buildings with ground floor 
uses that provide activity throughout the day and should abut a public right-
of-way. 

 Urban squares may consist of public parkland or as Privately-Owned Publicly 
Accessible Open Spaces (POPS). Where an urban square is to remain in 
private ownership it shall be built and maintained by the landowner to the 
satisfaction of the City. An easement or other agreement with the City may 
be required to ensure that the urban square is open and accessible to the 
public at all times or as identified in the agreement. 

 A continuous waterfront promenade shall be developed along the entire 
Lake Ontario frontage within the Downtown Urban Centre. The promenade 
may be achieved in conjunction with the necessary shoreline protection. 

 Public access shall be provided to the Lake Ontario waterfront within the 
Downtown, where feasible. 

 All lands adjacent to the Lake Ontario Waterfront shall be subject to the 
policies of Section 4.5, Waterfront, of this Plan. 

8.1.1(3.15) DOWNTOWN PUBLIC SERVICE DESIGNATION 

The Downtown Public Service Designation will accommodate current and future 
public service functions within the Downtown including public healthcare, 
education, emergency and protective services, cultural activities, civic 
administration and institutional uses such as places of worship, among others. This 
designation does not comprise all lands owned by public authorities but rather 
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buildings and properties currently providing a public service that should be 
maintained in the Downtown. Places of worship, although privately owned, 
provide a public service that should be maintained in the Downtown. 

8.1.1(3.15.1) POLICIES 

 The following uses may be permitted in the Downtown Public Service 
Designation: 

 accessory residential uses; 

 public service facilities; 

 office uses; 

 accessory retail and service commercial uses; 

 entertainment uses; 

 institutional uses; and 

 recreation uses. 

 Public/private partnerships for the purpose of providing public service 
facilities will be encouraged. 

 Where an Official Plan Amendment is submitted to redesignate a Downtown 
Public Service designation for uses other than a public service facility and/or 
institutional use, the City shall provide notification to all public authorities as 
to the potential use of the lands for public use prior to City approval of the 
development. 

 Development applications for building additions and limited infill 
development in the Downtown Public Service designation may be considered 
provided the development application fits into and respects the existing 
physical character and planned context of adjacent properties. 

8.1.1(3.16) DOWNTOWN WATERCOURSE AND NATURAL HERITAGE SYSTEM DESIGNATION 

Lands within the Downtown Watercourse and Natural Heritage System 
Designation include lands delineated on Schedule D: Land Use - Downtown Urban 
Centre as Natural Heritage System and Watercourse. 

Lands delineated on Schedule D as Natural Heritage System include natural 
heritage features and areas, and the linkages and inter-relationships between 
them. The Downtown Natural Heritage System forms a part of the broader City 
and Regional Natural Heritage System. A significant woodland associated with 
Lower Rambo Creek has been designated Natural Heritage System. 

There are two watercourses within the Downtown, which are considered part of 
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the Natural Heritage System but are delineated as Watercourse on Schedule D, 
and include Lower Rambo Creek and Lower Hager Creek.  These areas have been 
identified as Watercourse  to reflect that hazardous lands and / or other elements 
of the Natural Heritage System are associated with these watercourses but the 
boundaries are not mapped. 

8.1.1(3.16.1) POLICIES 

 The policies of Section 8.4.1 of the Burlington Official Plan shall apply. 

 Notwithstanding Subsection 8.4.1(2) c), the following uses may be permitted 
in areas identified as Downtown Watercourse and Natural Heritage System 
designation on Schedule D: Land Use-Downtown Urban Centre, of this Plan: 

 existing uses; 

 non-intensive recreation uses including pedestrian and/or cycling 
trails or promenades; 

 forest, wildlife and fisheries management; 

 archaeological activities; 

 essential linear infrastructure; and 

 essential watershed management and flood control projects carried 
out or supervised by a public authority. 

 The precise limits of the Downtown Watercourse and Natural Heritage 
System designation including required buffers/setbacks/allowances shall be 
determined by the City, in consultation with Conservation Halton, at the time 
of a development application. 

 All lands within the Downtown Watercourse and Natural Heritage System 
designation are subject to the policies of Subsection 4.4.2(3), Natural Hazards 
and Watercourses, and where applicable, Section 4.2, Natural Heritage 
System, of this Plan. Lands subject to a flooding hazard are identified on 
Appendix E, of this Plan. 

 The City will undertake a Phase 2 Flood Hazard Study using more detailed 
topographical survey data to facilitate future development applications. 
Amendments to this Plan may be required to implement the findings of the 
study, as determined by the City, in consultation with Conservation Halton. 

8.1.1(3.17) DOWNTOWN URBAN DESIGN 

Good urban design contributes to the economic vitality and health of a downtown. 
It also requires a partnership between the private and public sector to deliver 
innovation and high-quality design and spaces for Burlington’s Downtown. 
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Burlington’s Downtown is defined by the pattern of development established by 
streets, blocks, built form, public realm and private open spaces. As development 
occurs within the Downtown, the role of urban design will be critical in guiding 
development in line with the intent and policies of the Precincts. 

The Design Excellence objectives and policies in Chapter 7 will be used to inform 
the development of the public and private realms in the Downtown.  In addition to 
that section, the policies of Sections 8.1.1 (3.17) to 8.1.1 (3.21) shall also apply 
with particular focus on: 

• pedestrian-friendly retail and mixed-use streets;  

• vibrant people places along the street and in parks and open spaces;  

• public art; 

• public view corridors; 

• comfortable pedestrian environments; 

• appropriate height and density;  

• compatible built form within each precinct;  

• appropriate mix of uses; 

• compatibility with the surrounding Precincts; and 

• comprehensive block planning. 

8.1.1(3.17.1) POLICIES 

 Development will be designed and built in accordance with the policies in 
Chapter 7 and Section 8.1.1 (3) as well as Burlington’s Downtown 
Placemaking and Urban Design Guidelines, Downtown Streetscape 
Guidelines, Sustainable Building and Development Guidelines and any other 
applicable polices and guidelines.  The City’s Design Guidelines for Mixed-Use 
and Residential Mid-Rise Buildings and the Tall Building Guidelines shall not 
apply in the Downtown. 

 The City shall achieve design excellence through the actions set out in 
Section 7.1.2 in order to achieve in the Downtown: 

 vibrant people places that support the sense of identity of the 
Downtown through placemaking; 

 pedestrian-friendly streets; and 

 high-quality building design and compatible built form. 

8.1.1(3.18) THE PUBLIC REALM 

Safe, accessible and comfortable public spaces add to the vibrancy, health and 
sustainability of the Downtown with particular emphasis on walkable streets and 
people places. The public realm within the Downtown consists of the publicly 
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accessible spaces including the streets, sidewalks and boulevards and the parks 
and open spaces including urban squares, both publicly and privately owned, that 
provide places of shared use and a place for community interaction and gathering. 

Public art can enhance the public realm. Public art can reflect community values, 
enhance our environment, transform a downtown or landscape, heighten our 
awareness, or make us question our assumptions. Public art is for all, and when 
placed in public sites it forms a collective community expression. Public art can 
also help tell the story of Burlington’s Downtown and the history of the city. 

Protecting public views from public spaces to features such as Lake Ontario 
enhances the public realm.  However, the Official Plan does not protect private 
views to the lake or other natural features. 

8.1.1(3.18.1) GENERAL POLICIES 

 The design of new development shall contribute to an attractive, sustainable 
and vibrant public realm and shall incorporate the following elements into 
the design of the Downtown that may fall both on publicly and privately 
owned land: 

 linkages to the street network that are accessible to people of all ages 
and abilities; 

 streetscapes that are safe and attractive; 

 well-designed public and private open spaces; and 

 enhanced landscaping and tree planting. 

8.1.1(3.18.2) STREETSCAPES 

 In accordance with the City’s Downtown Streetscape Guidelines and the  
Downtown Burlington Placemaking and Urban Design Guidelines, 
development shall enhance streetscapes along existing streets and blocks and 
create well-designed streetscapes along any new streets and blocks by 
addressing: 

 pedestrian comfort and safety through wider boulevards, where 
feasible; 

 activity on the street; 

 pedestrian and cycling amenities; 

 street tree preservation, planting and landscaping as set out in 
Section 4.3.2; and 

 traffic calming and on-street parking. 
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 Mixed-use buildings should be set back at grade sufficient to create wide 
boulevards that accommodate pedestrians, street trees and active at-grade 
uses. The Downtown Placemaking and Urban Design Guidelines shall provide 
direction on the extent of building setback from the curb along Retail Main 
Streets and Mixed Use Streets. 

 Development and re-development should provide for street tree preservation 
and planting in accordance with Section 4.3.2 and the Downtown 
Streetscape Guidelines to ensure: 

 the preservation and placement of trees and significant vegetation 
are accommodated on public and private lands; and 

 the requirements for placement and optimal growing conditions for 
street trees are addressed. 

 The City may explore opportunities to design segments of Brant Street as a 
flex street or shared street where appropriate and feasible in order to 
support special events and pedestrian movement. 

 Additional streets in the Downtown may be designed as a flex street or 
shared street in accordance with the Downtown Streetscape Guidelines. 

8.1.1(3.18.3) PARKS AND OPEN SPACES 

 The design and development of parks, urban squares, promenades and other 
open spaces will be guided by the policies of this Section as well as Sections 
3.3 and 8.1.1(3.14) of this Plan. 

 The parks and open space system will include public and private open spaces 
that are well designed, connected and publicly accessible. 

 Parks and open spaces within the Downtown will be planned and designed 
to: 

 integrate the Natural Heritage System and key hydrologic features; 

 integrate cultural heritage resources; 

 promote high visibility with prominent frontage on a public street, 
where appropriate; 

 improve pedestrian and cycling access within the community; 

 accommodate active and passive recreation opportunities; 

 protect and enhance the urban forest as per Section 4.3; and 

 create safe and comfortable settings for community events and 
individual use. 
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 Privately Owned Publicly Accessible Open Spaces (POPS) provided as part of 
a development shall be designed to contribute to the parks and open space 
network of the Downtown by: 

 including connections and through routes and features such as 
widened sidewalks, urban squares, courtyards, plazas and places for 
informal community uses; 

 reinforcing a strong public open space character; 

 providing for year round use; 

 using durable materials and elements of interest such as special 
landscape features or public art; and 

 providing for a maintenance and management regime that is covered 
by the owner of the POPS. 

 Hard and soft landscape elements within urban squares and POPS should be 
designed to define and articulate activity areas, circulation, entry points, 
seating and gathering areas, as well as the relationship between adjacent 
buildings and the streetscape. 

8.1.1(3.18.4) PUBLIC ART 

 As per Section 3.4.3, public art is encouraged as part of all large scale private 
developments and capital projects. 

 In addition to locations within the Downtown identified within the Public Art 
Master Plan, the City will support the inclusion of public art along the 
waterfront, in parks, urban squares and POPS and in highly visible and 
publicly accessible locations to promote a sense of place. 

8.1.1(3.18.5) PUBLIC VIEW CORRIDORS 

 Public view corridors are the views along the north-south streets to Lake 
Ontario.  Any development on the south side of Lakeshore Road shall 
maintain a public view corridor to Lake Ontario. 

8.1.1(3.19) BUILT FORM 

A vibrant downtown is often the result of interesting and diverse buildings.  The 
shape, size, quality and detailing of buildings have a significant impact on the 
character of an area.  The built form of buildings can also have an impact on the 
compatibility with adjacent areas with differing built form.  The policies contained 
in this section provide guidance for new development to ensure that it fits into the 
existing physical character and planned context of a precinct, is compatible with 
adjacent built form makes a positive contribution to the downtown. 
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Mid-rise buildings are the ‘in between’ scale of building with a good relationship to 
the street. Mid-rise defines or creates walls to the street that are tall enough to 
provide an urban feel to the street, but low enough to let the sun in and open the 
view to the sky from the street. They support a comfortable pedestrian 
environment, and can animate the street by lining the sidewalk with doors and 
windows with active uses including stores, restaurants, services, grade related 
apartments, and community uses. 

The development of tall buildings, particularly within the Downtown, comes with 
more responsibility and obligations than a mid-rise buildings or low-rise buildings.  
Tall buildings have a greater potential to change the skyline, impact adjacent lower 
scale buildings and their outdoor amenity areas and impact the pedestrian 
experience along the street.  Existing and planned context informs the appropriate 
fit for a tall building to limit any impacts to the adjacent and surrounding lands. 

Built form transitions are important to ensure compatibility between buildings of 
different heights and densities particularly adjacent to the Residential Low-Density 
designations and the Low-Rise Neighbourhood Precincts. 

8.1.1(3.19.1) GENERAL POLICIES 

 Buildings shall be designed and placed on a site to be compatible with 
adjacent development, cultural heritage resource, parks and open spaces and 
abutting streetscapes and provide for: 

 transitions in height and massing; 

 adequate setbacks between buildings, the public realm and adjacent 
or abutting development; 

 comfortable microclimatic conditions including sunlight access and 
pedestrian-level wind conditions; 

 public safety, and adequate privacy conditions for residential 
buildings and their outdoor amenity areas; 

 reduced light pollution through the implementation of dark-sky 
principles; and 

 safe connections to pedestrian and cycling routes and convenient 
access to public transit. 

 Development should be designed to: 

 incorporate architectural detailing and features to increase comfort, 
add interest and achieve a strong relationship with the street and 
adjacent development; 
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 orient primary facades and locate pedestrian entrances to face the 
public street and on corner lots to face the corner of the lot or the 
public street with a higher priority for pedestrian access as 
determined by the City except along Retail Main Streets where the 
size and appearance of residential lobbies are to be minimized as per 
Policy 8.1.1(3.21)i)(vii); 

 encourage human interaction and activity at the street level and 
avoid blank facades along public streets and public spaces; 

 allow space for activities such as vending and outdoor seating along 
commercial frontages; 

 provide security and privacy for residential units at street level 
through increased setbacks and separation from the public realm by 
landscaping, low walls, porches and other design elements; 

 minimize the appearance of parking garage entrances and provide 
screening of parking along public streets; 

 provide screening of service areas, service building elements and 
utilities; 

 provide design elements and treatments to minimize bird strikes; and 

 minimize the appearance of rooftop mechanical equipment by 
screening mechanical penthouses and incorporated them into the 
overall design of a building, 

 Development shall incorporate measures to mitigate impacts with respect to 
building overlook and privacy where the site is adjacent to a property located 
within an area designated Residential – Low Density or within the Low-Rise 
Neighbourhood Precinct, as identified on Schedule C: Land Use – Urban Area 
or Schedule D: Land Use – Downtown Urban Centre, of this Plan, 
respectively. 

8.1.1(3.19.2) MID-RISE BUILDINGS 

 Where retail at grade is not required, residential uses on the ground floor 
shall provide adequate public/private transition, through a minimum setback 
from the property line as set out in the zoning by-law. 

 The streetwall height of a mid-rise building shall not exceed 80% of the width 
of the adjacent street right-of-way.   Where the property abuts two streets, 
the streetwall height shall be based on the width of the narrower street. The 
streetwall height of mid-rise buildings in the Downtown shall not exceed 6 
storeys; 
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 Additional stepbacks above the streetwall height shall be provided to 
minimize the perception of building mass from the sidewalk. The Downtown 
Placemaking and Urban Design Guidelines shall provide direction on the 
nature and extent of stepbacks. 

 In order to achieve an appropriate transition as described in Section 
8.1.1(3.19.4), a mid-rise building may need to have lower heights than the 
maximum permitted. 

8.1.1(3.19.3) TALL BUILDINGS 

 Within the downtown, tall buildings are defined as 12 storeys in height or 
taller. 

 Tall buildings shall consist of a base building (podium), a middle (tower), and 
a tower top, which should be designed as an integrated whole. 

 Tall buildings, within the downtown, shall be designed to: 

 Provide a minimum separation distance of thirty (30) m from another 
tall building, measured above the podium and excluding balconies; 

 Not exceed a maximum floor plate of 750 sq. m.  for the tower 
portion above the podium, excluding balconies; 

 Provide outdoor amenity space on site; 

 Articulate tall building towers with high-quality, sustainable building 
materials and finishes to promote design excellence, innovation and 
building life; 

 Provide a minimum tower stepback of three (3) m from the podium 
facing all street, park and open space frontages, except where more 
specific guidance on stepbacks are provided in this plan.  Tower 
stepbacks of greater than three (3) m are encouraged and may be 
required for tall building to fit harmoniously within the surrounding 
physical character, including sites that contain or are adjacent to 
cultural heritage resources; and 

 Provide a podium no higher than 3 storeys. 

 The design of balconies should maximize usability, comfort, and building 
performance, while minimizing negative impacts on the buildings mass, 
public realm, and natural environment by: 

 Avoiding placement that significantly increases the physical and 
apparent massing of the building; and 
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 Providing for appropriate minimum depths that offer privacy and 
comfort. 

 Sites that cannot provide the minimum tower separation distance of thirty 
(30) m or greater may not be appropriate for tall buildings. 

 Where an office building is proposed, the built form requirements of 
Subsection 8.1.1(3.19.3) c) ii) for a maximum floor plate of 750 m2 shall not 
apply to the office building component. 

 In order to achieve an appropriate transition as described in Section 
8.1.1(3.19.4), a tall building may need to have lower heights than the 
maximum permitted. 

8.1.1(3.19.4) TRANSITION 

 Where a tall building or mid-rise building is proposed adjacent to a lot in a 
Residential Low-Density designation shown on Schedule D: Land Use – 
Downtown Urban Centre, of this Plan or a Low-Rise Neighbourhood Precinct 
shown on Schedule D: Land Use – Downtown Urban Centre of this Plan, a 
transition is required to reduce the potential for shadowing, pedestrian-level 
wind impacts and overlook on neighboring properties.  The transition shall 
entail a 45-degree angular plane applied from the rear property line directly 
abutting any Residential Low-Density designation or Low-Rise 
Neighbourhood Precinct. 

 Where a 45-degree angular plane is applied, no portion of the mid-rise 
building or tall building shall extend into the 45-degree angular plane, and 
the new building form shall utilize setbacks and step-backs to ensure any 
impacts related to the change in height, overlook, shadowing, and pedestrian 
level wind impacts are mitigated. 

 Notwithstanding Subsection 8.1.1(3.19.4) b), ground-oriented dwellings up to 
3 storeys in height, located on site with mid-rise buildings and/or tall 
buildings, may extend into the 45-degree angular plane provided the ground-
oriented dwellings are setback at least 7.5 metres from the rear lot line. 

 Where an angular plane is not required, transitions between different built 
forms should be achieved through various built form and urban design 
elements set out in 8.1.1(3.19.4) g) and the Downtown Placemaking and 
Urban Design Guidelines. 

 Where a tall building or mid-rise building is separated by a public road from a 
Residential – Low Density designation as shown on Schedule C:  Land Use – 
Urban Area or a Low-Rise Neighbourhood Precinct as shown on Schedule D:  
Land Use - Downtown Urban Centre, a transition shall also be required 
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although the separation of the public road shall be considered in the extent 
of transition required.  The Downtown Placemaking and Urban Design 
Guidelines shall provide greater direction on the means of transition. 

 A transition should also be considered between a proposed tall building or 
mid-rise building and a ground-oriented dwelling in the same precinct 
although use of a 45-degree angular plane will not be required.  The 
Downtown Burlington Placemaking and Urban Design Guidelines shall 
provide greater direction on the means of transition. 

 Transitions required in Subsections 8.1.1(3.19.4) d) e) and f) may take the 
form of setbacks, step backs, reduced overall building heights from the 
maximum permitted on Schedule D-2: Downtown Urban Centre Heights, of 
this Plan, intervening built form, smaller building and tower floorplates, 
separation distance, placement and orientation on a lot, or through varying 
building heights and terracing.  In some circumstances, assembly of 
additional properties may be needed in order to provide an appropriate 
transition. 

 Where there is a transition from a tall building to a mid-rise building, 
adequate separation should be provided between the tower component of a 
tall building and the nearest part of the mid-rise building to minimize 
overlook, shadowing and pedestrian-level wind impacts as set out in the 
Downtown Placemaking and Urban Design Guidelines. 

 The City’s implementing Zoning By-law shall establish appropriate regulations 
to guide development which: 

 considers physical character including site orientation, building design 
and building height; and 

 ensures a consistent and compatible separation distance is 
maintained between a development and lands within a Low-Rise 
Neighbourhood Precinct shown on Schedule D: Land Use – 
Downtown Urban Centre, of this Plan or Residential – Low Density 
designation shown on Schedule C:  Land Use – Urban Area. 

8.1.1(3.19.5) PARKING, LOADING, AND SERVICE 

 The City will explore opportunities for public-private partnerships to expand 
the supply of public parking in the Downtown within existing or proposed 
developments. 

 Parking will be encouraged to be located underground, or in well designed 
parking structures, or where required at grade to support street related retail 
and service commercial uses, it may be permitted in a side yard or rear yard. 
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 Service, loading and garbage storage areas will be internal to the building or, 
if that is not feasible, located at the rear or side of the building and screened 
from public view. 

 Where parking is located in structures above ground, active uses shall be 
provided at the ground level facing the street or the Pedestrian Promenade 
and adequate screening shall be provided of vehicles on floors above grade. 

 Vehicular access to underground parking shall not be located on a Retail 
Main Street and should be avoided where possible on a Mixed Use Street and 
a Green Connector Street. 

 The City may consider reduced parking requirements for uses located within 
a conserved built heritage resource where it is demonstrated through a site-
specific Zoning By-law amendment or minor variance application that the 
parking reduction would support the cultural heritage resource 
conservation objectives of Sections 3.5 and 8.1.1(3.23) of this Plan and where 
the City is satisfied that the parking reduction can be accommodated without 
causing unacceptable impacts on adjacent properties. 

8.1.1(3.19.6) MICROCLIMATE (WIND AND SHADOW) 

 Within the Downtown, tall buildings and mid-rise buildings can have an effect 
on the micro-climate (wind and shadows) and pedestrian experience of the 
public realm. To mitigate adverse impacts on the downtown public realm, 
applicants for development shall be required to submit a shadow study and a 
pedestrian-level wind study, demonstrating how any adverse impacts can be 
mitigated to acceptable levels. 

 Shadow and pedestrian-level wind studies should comply with the 
requirements in the Shadow and Pedestrian Level Wind Study Guidelines and 
terms of references. 

8.1.1(3.20) COMPREHENSIVE BLOCK PLANS 

Comprehensive block plans will provide further guidance on planning and 
development within a Precinct and provide more detailed resolution for a Precinct. 
A comprehensive block plan is a non-statutory document considered by Council in 
the context of a development approval. It further articulates the policies of this 
Plan and the identity of a precinct by outlining specific development principles and 
guidelines at a level of detail that may not be appropriate at the broader Official 
Plan level. 

8.1.1(3.20.1) POLICIES 
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 Comprehensive block plans shall provide a framework for the distribution of 
development and provide design direction on streets and blocks, land use, 
parks and open space, building massing, building setbacks, public realm and 
streetscapes, parking and access, landscape, pedestrian connections and 
heritage integration. 

 A comprehensive block plan will be prepared for lands within the Mid Brant 
Precinct as required by Subsection 8.1.1(3.7.1) f). 

 The comprehensive block plan shall be completed and approved prior to the 
approval of any development application within the block plan area. 

 Landowners within a block plan area are encouraged to work together to 
complete the comprehensive block plan, but an individual landowner may 
complete the comprehensive block plan for the entire block plan area if 
other landowners decide not to participate. 

 A comprehensive block plan and accompanying document prepared in 
accordance with an approved terms of reference may include, among other 
things, the following: 

 Precinct identity and character; 

 the proposed layout of streets, lanes and development blocks; 

 the transportation and active transportation network, including 
pedestrian, cycling and transit stops; 

 the location of required parks and open spaces and any public service 
and/or institutional uses; 

 the appropriate mix of land uses; 

 the protection of the natural heritage system in accordance with 
Section 8.1.1(3.5); 

 Stormwater management; 

 conservation of cultural heritage resources in accordance with 
Sections 3.5 and 8.1.1(3.19); 

 the distribution of height and density having regard for transition to 
existing low-rise neighbourhoods and appropriate relationships 
between built form, streets and open spaces; 

 the location of publicly accessible walkways and vehicular access 
driveways, including mid-block connectors and potential surface 
parking areas; 
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 the size and location of privately owned publicly accessible open 
spaces (POPs); 

 the identification of existing landmarks or locations for new 
landmarks and any special requirements for building orientation 
architectural features and public art; 

 sustainable best practices; 

 other specific urban design issues that will be addressed in 
implementing plan(s) of subdivision, zoning standards and site plan 
approvals, based on the Downtown Burlington Placemaking and 
Urban Design Guidelines; and 

 phasing of development including all relevant information required to 
evaluate the phasing plan. 

8.1.1(3.21) RETAIL STREETS 

Retail Streets places shall be designed to cater to pedestrians and create a vibrant 
street life where pedestrians spend time for both leisure and shopping.  The design 
of the public realm and the built form must respond to the primacy of pedestrians 
and create a safe, welcoming and comfortable environment for high volumes of 
pedestrians in all seasons.  

Redevelopment and changing tenants along Retail Streets, need to maintain and 
support the character and continuity of the retail street. Built form on these 
streets should respect the existing physical characteristics of the street, respond to 
changing markets, and promote community identity and character. 

8.1.1(3.21.1) POLICIES 

 Retail, service commercial and office uses at-grade may be developed in the 
Downtown Urban Centre in accordance with Schedule D-1: Downtown Retail 
Streets, of this Plan, and in accordance with the following: 

 along Retail Main Streets, retail or service commercial uses shall be 
required continuously at grade in buildings having frontage on to 
public streets and the Elgin Promenade; 

 along Mixed Use Streets, retail, service commercial or office uses shall 
be permitted and may be required in the zoning By-law continuously 
at grade in buildings having frontage on to public streets. 

 The Zoning By-law shall establish a minimum floor-to-floor height at the 
ground floor, to support retail and service commercial uses at grade and to 
facilitate land use flexibility and adaptability over time. 
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 The Zoning By-law shall establish a maximum frontage at  grade of 
approximately 7 to 10 metres  for individual retail and  service commercial 
units, along Retail  Main Streets in order to maintain the existing  character 
of small shops along the  Retail Main Streets and to achieve a vibrant, active 
and  animated built environments in the  Downtown Urban Centre. Despite 
this  maximum frontage, a retail or service  commercial operation could 
occupy  more than one individual retail and  service commercial unit. 

 The Zoning By-law shall also establish a minimum floor area at grade for new 
individual retail and service commercial units to ensure the unit size is viable 
for a range of retail and service commercial uses. 

 Along Retail Main Streets, the existing retail GFA shall at a minimum be 
replaced in any new development. 

 Retail buildings and the ground floor of mixed-use buildings should be 
designed to: 

 Emulate the eclectic, small-shop look and feel, especially along Retail 
Main Streets through distinct design of each individual retail and 
service commercial unit; 

 Maintain a fine grain of entrances along the street edge that reflects 
the character and rhythm of the street 

 Contain clear glazing on windows and doors along front facades to 
ensure active store frontages; 

 Increase setbacks adjacent to the street in order to expand the 
pedestrian realm and provide opportunities for patios and pedestrian 
amenities; 

 Restrict, where possible, residential lobbies along Retail Main Street 
frontages and direct them to side streets or rear entrances; 

 Provide servicing, loading and parking access from a rear public lane, 
shared private lane and/or shared driveways where possible and not 
from the Retail Main Street frontage; 

 Support walkability, social interaction strong retail visibility and space 
for retail display in the interface between the building and sidewalk; 

 Articulate storefront window treatments; 

 Provide articulation with awnings, arches, canopies and colonnades 
where appropriate; and 
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 Accommodate different space needs of changing retail and service 
commercial tenants including restaurants with minimal re-
construction. 

8.1.1(3.22) DOWNTOWN MOBILITY 

 Development will support the achievement of the multimodal transportation 
objectives and policies of Section 6.2.1 of this Plan. 

8.1.1(3.23) DOWNTOWN CULTURAL HERITAGE RESOURCES 

 The protection and conservation of cultural heritage resources shall be in  
accordance with the policies of Section  3.5 of this Plan and the following  
policies. 

 The integration of cultural heritage resources into any new development shall 
be the preferred means of conserving cultural heritage resources. 

 Any development located in close proximity to cultural heritage resources 
shall be sensitive to the cultural  heritage context of the street and not  just 
of the immediately adjacent  buildings, to maintain the character of  those 
areas. 

 The City will undertake a cultural heritage evaluation of potential cultural 
heritage resources and potential cultural heritage landscapes in the 
Downtown to determine if any should be listed on the Municipal Register 
and/or designated pursuant to The Ontario Heritage Act and/or protected 
through amendments to the City’s Official Plan or design guidelines. 

 The City may prioritize the cultural heritage evaluation of potential 
cultural heritage landscape study areas and potential cultural 
heritage resources identified in Appendix A-2: Potential Cultural 
Heritage Study Areas: Downtown. 

 In the case of a development application within lands identified as 
potential cultural heritage resource, as identified in Appendix A-2: 
Potential Cultural Heritage Study Areas: Downtown, prior to the 
completion of a Cultural Heritage Evaluation of the same lands by the 
City, the proponent of the development application shall be required 
to submit a Heritage Impact Study as part of a complete application, 
in accordance with Policy 3.5.2(5) of this Plan. 

 In the case of a development application within lands identified as 
potential cultural heritage landscape study areas, as identified in 
Appendix A-2: Potential Cultural Heritage Study Areas: Downtown, 
prior to the completion of a Cultural Heritage Evaluation of the same 
lands by the City, the proponent of the development application shall 
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be required to submit, as part of a complete application, a Cultural 
Heritage Landscape Impact Assessment in accordance with the 
policies of 3.5.2(5.1) of this Plan. 

 Approval of development on lands identified as potential cultural 
heritage resources or potential cultural heritage landscape study 
areas as identified in Appendix A-2: Potential Cultural Heritage Study 
Areas: Downtown may be subject to the implementation of the 
recommendations of a Heritage Impact Study or Cultural Heritage 
Landscape Impact Assessment completed in accordance with 
8.1.1(3.23)(d)(ii) or (iii). 

8.1.1(3.24) COMMUNITY BENEFITS 

 Height, density and/or intensity permissions stated within all Downtown 
Urban Centre precincts shall be inclusive of the provision of any and all 
community benefits which may be required as part of the approval of a 
development to the satisfaction of the City. 

 Community benefits shall not be required for infill development within any 
Low-Rise Neighbourhood Precinct. 

 The identification of specific community benefits to be provided as part of a 
development shall be based on the needs and objectives of the Downtown 
Urban Centre as a whole, and shall be determined by City staff on a case-by-
case basis or through a city wide and/or Downtown specific study and may 
be implemented through agreements and/or development conditions 
required as part of the approval of a development application. 

 Where the Province establishes a specific standard and process for 
determining community benefits, the standard shall be applied to the 
approval of a development application instead of the process set out in Policy 
8.1.1(3.24) c). 
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8.1.1(4) UPTOWN URBAN CENTRE 

The Uptown Urban Centre will continue to develop as a unique and identifiable 
secondary Urban Centre to the Downtown, anchored at the intersection of 
Appleby Line and Upper Middle Road.  The centre is an important destination for a 
wide variety of employment, shopping, leisure and residential opportunities in 
north-east Burlington. 

Uptown will be characterized by development in a compact built form, which 
incorporates a high level of urban design and which contributes to the centre’s 
development as a pedestrian and transit-oriented community. 

The centre will also be characterized by a mix of land uses both within individual 
developments and the centre as a whole, which are complementary to each other 
and which shall support the continued development of the centre into a complete 
urban centre. 

Uptown will also have development intensities which are generally higher than the 
surrounding communities. The highest intensity development shall be located in 
proximity to the intersection at Appleby Line and Upper Middle Road. Additional 
corridors of intensity will be located immediately along the following corridors: 
Appleby Line; Upper Middle Road; and Corporate Drive east of Appleby Line. 

The Uptown Urban Centre will be developed through multiple phases of 
development over time.  Initial phases of development may have occurred at 
intensities which are less than the maximums permitted and may not be 
representative of future development objectives for the centre. 

8.1.1(4.1) GENERAL OBJECTIVES 

 To establish Uptown as an Urban Centre composed of retail and service 
commercial, employment, residential and public service facility uses 
providing a focus for north-east Burlington. 

 To maintain the existing supply of employment lands and expand 
opportunities for higher intensity office development on those lands. 

 To provide a range of commercial uses in a compact built form to serve the 
general needs of the Uptown Urban Centre residents, as well as specialized 
functions for the broader north-east Burlington community. 

 To provide a range of housing types to accommodate a diverse population. 

 To establish a height peak in built form at the intersection of Appleby Line 
and Upper Middle Road with other buildings terracing back from the 
intersection. 
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 To establish a variety of social, cultural and entertainment uses which ensure 
that the Uptown Urban Centre is an active and engaging area during and 
after traditional business hours. 

 To ensure that development results in the intensification of surface parking 
lots and under-utilized lands and buildings and the creation of a diverse 
neighbourhood with a fine grain road network and open spaces throughout 
the Urban Centre. 

 To foster interconnectedness of land uses across the transportation network 
of Appleby Line and Upper Middle Road, through the creation of 
neighbourhood blocks and the provision of complete streets. 

 To create a definable and pedestrian-oriented streetscape characterized by 
active uses at grade and a high quality of urban design on both private and 
public lands. 

 To ensure that development caters to the pedestrian by creating active and 
engaging spaces at grade. 

 To ensure that the design of parks and other open spaces recognize the 
urban character of the area and accommodate a wide range of passive and 
active public recreational amenities which fulfill the needs of a diverse 
population. 

 To recognize and promote opportunities for the utility corridor, located 
parallel to Upper Middle Road, to serve as a functional public non-intensive 
recreational amenity and a primary linkage between the Uptown Urban 
Centre and surrounding neighbourhoods. 

 To provide a multi-modal, efficient and safe transportation system which 
accommodates the movement of people and goods within and through the 
Uptown Urban Centre by various modes, including walking, cycling, transit 
and automobile. 

 To ensure that the Uptown Urban Centre is a focus for the provision of 
transit in north-east Burlington by providing access to frequent transit 
corridors and  connections to surrounding neighbourhoods, the Downtown, 
and other important key destinations including regional transit connectors. 

 To ensure that parking requirements for all uses are shared where possible 
and based on the communal needs of the Uptown Urban Centre as a whole. 

8.1.1(4.2) GENERAL POLICIES  

 The subdivision of large parcels is encouraged, where such proposals shall 
create opportunities for intensification and the provision of new public 
rights-of-way, where appropriate. 
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 Common design elements, such as, but not limited to, streetlights, street 
signs and banners, shall be established within the public rights-of-way within 
the Uptown Urban Centre in order to establish a unique neighbourhood 
identity. 

 Notwithstanding the general objectives and policies established for the 
Uptown Urban Centre, commercial development in the form of minor 
expansions and renovations to existing buildings, new small buildings and/or 
minor building replacements that are consistent with the existing scale and 
built form may be permitted, provided the proponent demonstrate how the 
development  contributes to achieving a vibrant, active and walkable built 
environment and does not compromise the long-term development of the 
site. 

8.1.1(4.3) SITE-SPECIFIC POLICIES 

 2000, 2010, 2020, 2030, 2036, 2040, 2050, 2060, 2070, and 2080 Appleby 
Line:  Future development of the lands bounded by Appleby Line, Upper 
Middle Road and the rail line shall be considered comprehensively. The 
comprehensive development of the site shall: 

 achieve a minimum building height of two (2) storeys; 

 consider the incorporation of the continuation of a public right of way 
from Dryden Avenue to the site, and the development of a pedestrian 
overpass over the rail line in accordance with Schedule Q:  Trails 
Strategy, of this Plan; 

 submit and implement, to the satisfaction of the City, a phasing 
strategy that demonstrates that the development does not adversely 
impact the long-term provision of goods and services as the site 
transitions to its complete stage of development; and 

 achieve a significant reduction of parking at grade when tall buildings 
are proposed. 

 1309 Appleby Line: Future development of the block located at the north-
east corner of Appleby Line and Mainway, identified as 1309 Appleby Line, 
shall be considered comprehensively and shall require the proponent to 
submit and implement an urban design brief in accordance with the policies 
of Subsection 7.1.2 e)  of this Plan.  
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8.1.1(4.4) UPTOWN CORE DESIGNATION 

8.1.1(4.4.1) OBJECTIVES 

 To accommodate the highest intensity mixed use development and tallest 
buildings in a compact built form, in close proximity to the primary 
intersection at Appleby Line and Upper Middle Road. 

 To provide opportunities for a range of retail and service commercial uses, 
and public service facilities in locations that meet residents' goods and 
service needs. 

 To protect the planned commercial function in Uptown Core lands. 

 To encourage new development to be in a more compact built form. 

 To encourage the development of surface parking lots and the intensification 
of under-utilized lands and buildings into complete communities. 

 To ensure that development of Uptown Core lands contributes to more 
walkable communities by providing an accessible and attractive pedestrian 
environment, with appropriate internal links, such as sidewalks and 
greenways, and connections to adjacent residential neighbourhoods. 

8.1.1(4.4.2) POLICIES 

 The following uses may be permitted on lands designated Uptown Core: 

 residential uses with the exception of single-detached and semi-
detached dwellings; 

 retail and service commercial uses; 

 office uses; 

 entertainment uses; 

 hotel uses; and 

 recreation uses. 

 Uses which may be permitted at-grade within a building shall be limited to 
the following: 

 retail and service commercial uses; 

 a limited amount of office uses; 

 hotel uses; 

 entertainment uses; and 

 live/work residences. 
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 Other forms of ground-oriented dwellings may be permitted, provided that 
the ground-oriented residential portion of the development: 

 abuts new streets; 

 is developed in conjunction with, and is part of, a multi-storey mixed 
use development; and 

 does not compromise the objectives of the Uptown Core designation. 

 A maximum floor area ratio of development of 3.5:1 is an appropriate built 
form in Uptown Core lands. An increase to this floor area ratio may occur 
through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Uptown Core designation are maintained. 

 The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed twenty (20) storeys. 

 Any proposed development of sites designated Uptown Core shall retain the 
planned commercial function of the site, in accordance with the objectives of 
Subsections 8.1.1(4.4.1) b) and c) of this Plan, to the satisfaction of the City. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Uptown Core 
areas. 

8.1.1(4.5) UPTOWN CORRIDOR DESIGNATION 

8.1.1(4.5.1) OBJECTIVES 

 To accommodate moderate intensity mixed use development which is 
located adjacent to major transportation corridors within the Uptown 
Corridor. 

 To ensure development along the Uptown Corridor designation provides a 
safe, accessible and attractive pedestrian environment. 

8.1.1(4.5.2) POLICIES 

 The following uses may be permitted on lands designated Uptown Corridor: 

 residential uses, with the exception of single and semi-detached 
dwellings, only on lands located north of Upper Middle Road and 
west of Appleby Line as well as lands located south of Upper Middle 
Road and east of Appleby Line; 
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 retail and service commercial uses; 

 office uses; 

 entertainment uses; 

 hotel uses; and 

 recreation uses. 

 Uses which may be permitted at grade within a building shall be limited to 
the following: 

 retail and service commercial uses; 

 a limited amount of office uses; 

 hotel uses; 

 entertainment uses; and/or 

 live/work residences. 

 A maximum floor area ratio of development of 2.5:1 is an appropriate built 
form in Uptown Corridor lands. An increase to this floor area ratio may occur 
through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Uptown Corridor designation are maintained. 

 The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed eleven (11) storeys. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Uptown 
Corridor areas. 

 Development should be designed in a manner which allows for a continuous 
block face to be established across multiple developments and/or sites when 
located adjacent to a public right-of-way. 

 Surface parking areas shall not be located between a building and a public 
right-of-way. 

8.1.1(4.5.3) SITE-SPECIFIC POLICY 

 1830 Ironstone Drive:  In addition to the uses permitted in Subsections 
8.1.1(4.5.2) a) and b) of this Plan, on the property described as 1830 
Ironstone Drive, the retail sales of building and construction materials is 
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permitted in one freestanding building with a maximum floor area of twelve 
thousand (12,000) sq. m. 

8.1.1(4.6) UPTOWN LOCAL CORRIDOR DESIGNATION 

8.1.1(4.6.1) OBJECTIVES 

 To accommodate lower intensity residential development, which may include 
small-scale commercial uses at grade that support the daily needs of the 
immediate neighbourhood.  Lands designated Uptown Local Corridor shall be 
located along Corporate Drive within the Uptown Urban Centre. 

 To ensure development along Uptown Local Corridor lands provides a safe, 
accessible and attractive pedestrian environment. 

8.1.1(4.6.2) POLICIES 

 The following uses may be permitted on lands designated Uptown Local 
Corridor: 

 residential uses, with the exception of single-detached dwellings; 

 retail and service commercial uses; and 

 office uses. 

 Office, retail and service commercial uses may be permitted, provided that: 

 the use is located at grade; and 

 the use is located within a building containing residential uses above 
the first storey. 

 A maximum floor area ratio of development of 1.0:1 is an appropriate built 
form in Uptown Local Corridor lands. An increase to this floor area ratio may 
occur through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Uptown Local Corridor designation are maintained. 

 The minimum building height shall be two (2) storeys and the maximum 
building height shall not exceed four (4) storeys. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Uptown Local 
Corridor areas. 

 Development should be designed in a manner which allows for a continuous 
block face to be established across multiple developments and/or sites. 
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 Surface parking areas shall not be located between a building and a public 
right-of-way. 

8.1.1(4.7) UPTOWN RESIDENTIAL - MEDIUM DENSITY DESIGNATION 

8.1.1(4.7.1) OBJECTIVE 

 To preserve the existing established, lower intensity residential 
neighbourhood area located east of Appleby Line. 

8.1.1(4.7.2) POLICIES 

 The policies contained in Subsection 8.3.4, Subsections 8.3.7 through 8.3.10, 
and Subsection 8.7.2 of this Plan, shall apply to lands designated Uptown 
Residential-Medium Density. 

 Notwithstanding Subsection 8.1.1(4.7.2) a) of this Plan, single-detached 
dwellings shall not be permitted on lands designated Uptown Residential-
Medium Density. 

8.1.1(4.7.3) SITE-SPECIFIC POLICY 

 1309 Appleby Line: Notwithstanding the policies of Subsection 8.1.1(4.7.2) of 
this Plan, on the lands designated Uptown Residential-Medium Density on 
the west side of Lampman Avenue, south of Corporate Drive, currently 
identified as 1309 Appleby Line, increases to density beyond the permissions 
established in Subsection 8.3.4 (1) b) may be considered through a zoning 
by-law amendment.  Development of the site shall be undertaken consistent 
with the provisions of Subsection 8.1.1(4.3) b) of this Plan. 

8.1.1(4.8) UPTOWN BUSINESS CORRIDOR- EMPLOYMENT DESIGNATION 

8.1.1(4.8.1) OBJECTIVES 

 To accommodate mixed use development in a compact built form along 
major corridors, where the primary intent of the development is to ensure an 
employment function on these lands which are compatible with adjacent 
sensitive land uses. 

 To accommodate, subject to meeting criteria, a wide range of small-scale 
retail and service commercial at grade, which are intended to serve 
employees located within the same building and the immediate area. 

8.1.1(4.8.2) POLICIES 

 The following uses may be permitted on lands designated Uptown Business 
Corridor-Employment Lands: 
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 office uses, including research, development and information 
processing uses; 

 light assembly and manufacturing uses compatible with abutting 
residential uses in buildings containing other permitted uses; 

 hotel, conference and convention uses; 

 entertainment uses; 

 recreational uses; and 

 accessory retail and service commercial uses, excluding automotive 
commercial uses. 

 Limited display and/or retail sale of products manufactured, processed, 
fabricated, assembled or warehoused on-site, and located in the same 
premises as the primary use, may be permitted as follows: 

 the proportion of the area of a building devoted to the display and/or 
sale of products shall be limited in the Zoning By-law, so that the 
space is accessory and clearly subordinate to the primary use of the 
building. 

 Accessory retail and service commercial uses may only be permitted provided 
that: 

 the use is located at grade level; and 

 the use is located within a building containing or proposed to contain 
employment uses above the first storey. 

 A maximum floor area ratio of development of 2.0:1 is an appropriate built 
form in Uptown Business Corridor-Employment Lands. An increase to this 
floor area ratio may occur through a site-specific Zoning By-law amendment 
or minor variance application, without the need for an amendment to this 
Plan, provided that the objectives of the Uptown Business Corridor-
Employment designation are maintained. 

e) The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed eight (8) storeys. 

 Surface parking areas shall not be located between a building and a public 
right-of-way. 

 The addition of non-employment uses through a site specific Official Plan 
Amendment shall only be permitted where: 

 the subject lands meet the overall policy intent of the Uptown 
Business Corridor Employment designation; and, 
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 where the proposed development ensures the inclusion of sufficient 
space to retain a similar number of jobs currently located on the site, 
or where the site is currently underutilized or vacant the number of 
jobs proposed on the site should achieve 50 jobs per net hectare. 
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8.1.1(4.9) UPTOWN BUSINESS-EMPLOYMENT DESIGNATION 

8.1.1(4.9.1) OBJECTIVE 

 To preserve the employment function on lands west of Appleby Line and 
provide for a broad range of employment and office uses which are generally 
compatible with sensitive land uses located in close proximity. 

8.1.1(4.9.2) POLICIES 

 The following uses may be permitted on lands designated Uptown Business: 

 office uses, including research, development and information 
processing uses; and 

 industrial uses that involve assembling, fabricating, manufacturing, 
processing, warehousing and distribution uses, communications, 
utilities and transportation uses, and service trades, provided these 
uses are located within an enclosed building and are unlikely to cause 
adverse effects related to noise, vibration, odours or dust. 

 Limited display and/or retail sale of products manufactured, processed, 
fabricated, assembled or warehoused on-site, and located in the same 
premises as the primary use, may be permitted as follows: 

 the proportion of the area of a building devoted to the display and/or 
sale of products shall be limited in the Zoning By-law, so that the 
space is accessory and clearly subordinate to the primary use of the 
building. 

 Major retail and residential uses are prohibited. 

 Institutional uses and public service facilities may be permitted, subject to 
the policies of Subsection 3.2.2 of this Plan. 

 A maximum floor area ratio of development of 1.0:1 for industrial uses and a 
maximum floor area ratio of development of 1.5:1 for office uses are 
regarded as an appropriate built form in Uptown Business-Employment 
lands. An increase to these floor area ratios may occur through a site-specific 
Zoning By-law amendment or minor variance application, without the need 
for an amendment to this Plan, provided that the objectives of the Uptown 
Business Employment lands designation are maintained. 

 The maximum building height shall not exceed four (4) storeys, except for 
office uses, where the maximum building height shall not exceed six (6) 
storeys. 
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 The addition of non-employment uses through a site-specific Official Plan 
Amendment shall not be permitted. 
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8.1.1(4.10) NATURAL HERITAGE SYSTEM DESIGNATION 

 The objectives and policies for the City’s Natural Heritage System within the 
Uptown Urban Centre are found in Section 4.2, Natural Heritage System, and 
Subsection 8.4.1, City’s Natural Heritage System, of this Plan. 

8.1.1(4.11) UPTOWN MAJOR PARKS AND OPEN SPACE DESIGNATION 

 The objectives and policies for this designation are found in Section 3.3, Parks, 
Recreation and Open Space, and Subsection 8.4.2, Major Parks and Open 
Space, of this Plan. 

 Amenities will be encouraged within the utility corridor which serve the 
recreation needs of the Uptown Urban Centre residents and which are 
generally compatible with the lands’ primary purpose as a utility corridor.  
Amenities may include, but are not limited to, community gardens, 
pedestrian and bike pathways and/or off-leash dog parks. 

 Notwithstanding the policies of Section 6.3, Utilities, of this Plan, surface 
parking areas shall not be permitted within a utility corridor. 

 Parks and open spaces shall provide linkages with the surrounding 
neighbourhoods in a manner that promotes efficient pedestrian and/or 
cycling access to and from the Uptown Urban Centre. 

8.1.1(4.12) TRANSPORTATION 

 The City will work collaboratively with the Region of Halton to ensure that 
Appleby Line and Upper Middle Road are designed in a manner which 
balances the traffic demands of these roadways with the need to 
accommodate multi-modal transportation, the elements of a complete 
street, and to facilitate the interconnectedness of land uses in the Uptown 
Urban Centre.  As such, the City will encourage the Region of Halton to 
incorporate the following into any future plans for those portions of Appleby 
Line and Upper Middle Road which are located within the Uptown Urban 
Centre: 

 avoiding road widening for the sole purpose of increasing capacity for 
single occupant automobiles; 

 incorporating reduced lane widths compared to standard Regional 
guidelines to reflect the surrounding urban, pedestrian oriented 
context of the area; 

 maintaining and expanding existing landscaped medians; 
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 introducing transit priority measures including, but not limited to, 
reserved lanes for buses or other higher-order transit and/or traffic 
signal priority at intersections; 

 wider pedestrian sidewalks; 

 dedicated cycling facilities; and 

 pedestrian-oriented street furniture, including sitting areas and 
transit shelters. 

 The Uptown Urban Centre Neighbourhood Connectors consisting of Heron 
Way, Ironstone Drive, and Imperial Way from Upper Middle Road to 
Ironstone Drive, as indicated on Schedule O-4, Classification of 
Transportation Facilities-Uptown Urban Centre, shall: 

 provide an optional route of travel through the primary intersection 
of Appleby Line and Upper Middle Road for automobiles and transit; 

 provide direct connections for pedestrians and cyclists between the 
four quadrants of the Uptown Urban Centre; 

 make provision for on-street parking and lay-bys for visitors and 
shoppers in the Uptown Urban Centre; and 

 consist of reduced lane widths to decrease scale and promote a 
pedestrian and retail-oriented street. 

 On-street parking may be permitted on any street in the Uptown Urban 
Centre. 

 Sidewalks shall be provided on both sides of all streets and oriented in a 
manner to maximize efficient and safe travel for all pedestrians. 

 Segregation of cycling lanes from the main roadway throughout the Uptown 
Urban Centre will be encouraged, where feasible, and may include cycle 
tracks or off-road pathways. 

 New public rights-of-way established through the subdivision of large parcels 
shall be designed in a manner which provides for safe and efficient 
pedestrian and transit connections within the Uptown Urban Centre. 

 Opportunities to connect new development with existing neighbourhoods 
and public service facilities, including parks, shall be a priority, including 
proposed Trails and Critical On-Road Connections as identified on Schedule 
Q:  Trails Strategy, of this Plan. 
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 MAJOR TRANSIT STATION AREAS 

Major Transit Station Areas (MTSAs) are identified in the Regional Official Plan and 
the Growth Plan. Boundaries of the major transit station areas and identification 
of minimum density targets will be confirmed through the Region of Halton’s 
municipal comprehensive review in conformity to the Province’s Growth Plan. 
Policies in this section shall apply to the MTSA Special Planning Areas as identified 
on Schedule B and Downtown Urban Growth Centre Boundary as identified on 
Schedule B. 

MTSAs are important components of the city’s Urban Structure, Growth 
Framework and transportation network, and are intended to serve as city-wide 
destinations and focal points for the provision of transit. MTSAs will exhibit a wide 
variety of land uses and building types, and densities that will be oriented to 
support and facilitate transit and active transportation.  Located in key areas 
served by the regional and local transit networks,  MTSAs are focal points for 
higher intensity and mixed use development that will accommodate a significant 
share of the city’s future population and employment growth to 2031 and beyond. 

The policies in this section do not provide land use designations; rather this section 
will serve a transitional role to guide new development applications which precede 
the development of area-specific plans in each MTSA. Upon the completion of an 
area-specific plan, all new objectives, policies and land use designations pertaining 
to individual  MTSAs will be found in this section, with the exception of those for 
the Downtown, which are found in Subsection 8.1.1(3) of this Plan. 

As identified in the Regional Official Plan, the City has four MTSAs including 
Burlington GO, Appleby GO, Aldershot GO and Downtown Burlington. Each MTSA 
can be grouped according to a typology based on overall role and function from a 
local perspective given the transportation and infrastructure context and type of 
existing and planned transit service in each MTSA: 

1. MTSAs on Regional Express Rail (RER) 
 
a) The Burlington GO and Appleby GO MTSAs are both located on a Priority 

Transit Corridor, as identified in the Growth Plan. MTSAs on Priority 
Transit Corridors are important due to their relationship and position 
along a higher order transit route with planned frequent transit service by 
way of Regional Express Rail (RER) within the Greater Toronto and 
Hamilton Area. 
 

b) The Aldershot GO MTSA is also located along a higher order transit route 
with planned frequent transit service by way of RER, however it is not 
identified on a Priority Transit Corridor in the Growth Plan. 
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It is anticipated that the majority of growth within the City’s four MTSAs will 
occur in the three MTSAs located along higher order transit routes and with 
planned frequent transit service by way of RER. The Region of Halton’s 
municipal comprehensive review will confirm specific growth targets and 
MTSA boundaries. Further, area-specific plans will be prepared for these 
areas to establish a comprehensive vision for future transit-supportive 
development in each MTSA on the RER. 
 

2. MTSAs not on Regional Express Rail (RER) 

The Downtown Burlington MTSA is not located on a Priority Transit Corridor 
nor is it supported by higher order transit, nor by frequent transit within a 
dedicated right of way. Within the downtown, there is a historic fine-grained 
grid street network which was established over a century ago. This street 
network supports the existing transit-supportive built form that contributes 
to a vibrant, walkable and cycling-friendly complete community. 

The Downtown Burlington MTSA is anchored by the downtown Burlington 
bus terminal, which functions as an intercity bus transfer point. It currently 
does not function as a major bus depot and this is likely to continue into the 
future, unless improvements and/or enhancements are undertaken to 
strengthen its function as a major bus depot. 

The residents and jobs associated with development in the Downtown 
Burlington MTSA will contribute towards meeting the Urban Growth Centre 
(UGC) density target of a minimum 200 residents and jobs combined per 
hectare, as identified in the Growth Plan. Given the limited function of the 
Downtown Bus Terminal, the MTSA is not expected to be a significant driver 
for intensification beyond that which is required by the Downtown UGC. 

Building upon the work of Halton Region’s Mobility Management Strategy and the 
Defining Major Transit Requirements in Halton Region study (2019) and in keeping 
with the policies of the Growth Plan, the final delineation of the MTSAs boundaries 
and the identification of minimum density targets, will be established by the 
Region of Halton through the municipal comprehensive review and will be 
implemented through a future Official Plan Amendment. Through the Region’s 
municipal comprehensive review process, existing and proposed MTSAs in Halton 
may be reviewed based on their overall role, regional functionality, characteristics, 
and the opportunity to provide enhanced mobility and connectivity throughout 
the Region. 

8.1.2(1) OBJECTIVES  
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 To complete area-specific plans and/or major planning studies that establish 
long term development policies for Major Transit Station Areas (MTSAs). 

 To develop the MTSAs into compact, pedestrian, environmentally 
sustainable and transit-supportive places each with a distinct character. 

 To promote intensification in order to achieve transit-supportive residential 
and employment density targets. 

 To require a mix of uses within development and throughout each MTSA, 
that will strengthen the live/work/shop relationship and support the creation 
of complete communities.  

 To provide a network of complete streets which provide for the efficient, 
accessible and safe movement of people and goods and which prioritize 
pedestrian, bicycle and transit activities. 

 To develop MTSAs into effective multi-modal transit station areas that 
provide seamless connections between different modes of transportation, 
including frequent transit corridors. 

 To ensure MTSAs have strong and integrated multi-modal connections with 
adjacent areas. 

 To prioritize the development of surface parking lots and the intensification 
of underutilized lands and buildings. 

 To support the retention and expansion of existing employment functions 
and encourage new employment functions and employment uses which are 
compatible with other uses and serve to make each MTSA an employment 
destination within the city. 

 To provide low-rise, mid-rise and tall building forms, where appropriate, that 
support a variety of demographics in MTSAs. 

 To provide opportunities for a range of small and medium-scale retail and 
service commercial uses that serve the needs of residents and employees in 
the MTSAs. 

 To promote the accommodation of a diverse range and mix of household 
sizes, household incomes and housing tenure.  

 To ensure the provision of a range of open spaces and connections. 

 To ensure that there is an appropriate transition in scale, intensity, height, 
massing and spacing of development in including appropriate transitions 
between various land uses and built forms. 
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 To enhance the existing physical character of Established Neighbourhood 
Areas, as identified on Schedule B-1: Growth Framework, of this Plan, within 
MTSAs. 

 To achieve design excellence in MTSAs that will encourage long-term 
investment and the creation of high quality and sustainable built forms in the 
public and private realm. 

 To prioritize and implement innovative sustainable practices and 
infrastructure related to energy, water, landscape and waste management 
that together assist with adapting to the impacts of a changing climate. 

 To target carbon neutrality in MTSAs through the use of district energy, 
sustainable building measures and other innovative approaches. 

 To plan for and provide public service facilities that support future population 
and job growth. 

 To direct an appropriate scale and intensity of transit-supportive 
development at each MTSA consistent with the MTSA typology in Subsection 
8.1.2, Major Transit Station Areas, of this Plan, and in accordance with the 
Province’s Transit Supportive Guidelines and Mobility Hub Guidelines. 

 To encourage transit-supportive, pedestrian-oriented and cycling-friendly 
development in a compact built form, while ensuring compatibility with the 
surrounding areas is achieved. 

 To ensure development establishes a high-quality public realm featuring a 
network of new and existing public squares, parks and open space that 
incorporate street trees, landscaping and vegetation. 

 To ensure development is consistent with the vision and intent of the MTSA 
typology. 

8.1.2(2) POLICIES 

a) The City shall complete area-specific plans or major planning studies to 
ensure that all Major Transit Station Areas are planned to implement mixed 
use transit-supportive development including employment uses, while 
ensuring compatibility with surrounding areas is achieved. 

b) In advance of the completion of area-specific plans or major planning studies 
and the approval of the implementing Official Plan amendments for the 
Major Transit Station Areas, the policies contained in Subsection 8.1.2 of this 
Plan, shall apply to development applications in the MTSA Special Planning 
Areas and Urban Growth Centre, as shown on Schedule B, of this Plan. 
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c) Development applications shall be consistent with the overall role and 
function of the MTSA in which they are located, in accordance with the 
typology identified in Section 8.1.2. 

d) Development applications preceding the completion of an area-specific plan 
or major planning study and the approval of the implementing Official Plan 
amendments shall have regard for the Province’s Mobility Hubs and Transit-
Supportive Guidelines, shall implement Regional and Provincial major transit 
station area policies and shall be consistent with the goals and objectives of 
the existing land use designation as contained in this Plan. 

e) Development in MTSAs should be planned to achieve transit-supportive 
densities in accordance with the Province’s Transit Supportive Guidelines and 
the existing and planned level and type of transit service. The full extent of 
maximum development permissions on lands located in each MTSA may not 
be achievable on every site, due to site-specific factors including, but not 
limited to, compatibility, environmental impacts, hazard lands, 
transportation issues, cultural heritage resources and/or infrastructure 
capacity. 

f) The design and development of MTSAs shall promote these areas as multi-
functional activity centres and focal points for a variety of activities that are 
characterized by a mixed use and compact built form of development, 
pedestrian-orientation, greater accessibility to public transit and higher 
intensity development. 

g) Development shall contain a mix of land uses and transit supportive 
development that supports the achievement of complete communities 
through a more compact built form, while ensuring compatibility with 
surrounding areas is achieved. 

h) MTSAs will be priority locations for the following, but not limited to: 

 land assembly; 

 infrastructure and public service facility improvements; 

 creation and application of financial, regulatory and other incentives; 

 new public service facilities; 

 creation and application of brownfield and greyfield development 
strategies; 

 preparation of comprehensive traffic, transportation demand 
management and parking studies and strategies.  

i) Multi-unit residential developments should incorporate a mix of unit sizes 
and types to accommodate a diverse range of household sizes and incomes. 
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j) Transportation demand management (TDM) measures shall be addressed, 

and form part of the City’s evaluation of opportunities for reduced parking 
standards in proposed development, subject to the policies of Subsection 
6.2.10, Transportation Demand Management. 

 
k) Development applications shall incorporate minimal parking at grade or 

above grade through the provision of underground parking, except in areas 
immediately adjacent to a rail line or other areas where a buffer is required, 
where applicable. 

 
l) New green spaces such as trees and landscape areas, parks and open spaces 

shall be provided as part of development applications, which may include, 
but are not limited to, dedication of parkland, Privately-Owned Publicly 
Accessible Spaces (POPS) and/or trees and landscape areas located between 
a public right-of-way and a building, to be provided to the satisfaction of the 
City. 

 
m) Privately-Owned Publicly Accessible Spaces (POPS) may be used to augment 

public space but shall not be used as a replacement to public parkland 
dedication. 

 
n) Major office, cultural and institutional uses should be located within each 

MTSA. 
 

o) The City will encourage the development of food stores in MTSAs, which are 
essential to serve the day-to-day shopping needs of current and future 
residents and employees and support the long-term success of the MTSAs as 
complete communities. 

 
p) In addition to the policies contained in Subsection 6.2.3, Transit, the City will 

consider strengthening the connection and supporting increased transit use 
between the Burlington GO MTSA and the Downtown Burlington MTSA, 
through the following measures/opportunities: 

 Providing transit signal priority on Brant Street north of the 
Downtown to improve transit reliability and travel times; 

 Exploring the potential for dedicated HOV and queue jump lands, 
when approaching the Burlington GO station along Fairview Street, 
and; 
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 Introducing additional transit and comfort shelters. 
 

q) Development patterns shall have regard for optimization of land, resources 
and public investment in infrastructure and public services. For clarity, the 
concept of optimization shall be applied to development patterns over the 
entirety of the MTSAs. 
 

r) In addition to the development criteria in Subsection 12.1.2 (2.2) c), the 
following development criterion shall be satisfied when evaluating all 
development applications within each MTSA: 

 the development shall be consistent with the vision and intent of the 
MTSA typology and policies contained in Subsection 8.1.2, Major 
Transit Station Areas, and maintain the land use vision established in 
the land use designations of this Plan. 

8.1.2(3) DEVELOPMENT APPLICATIONS PRECEDING AN AREA-SPECIFIC PLAN 

 For the Downtown, as identified on Schedule D: Downtown Urban Centre, of 
this Plan, the objectives and policies of Urban Centres contained in 
Subsection 8.1.1 of this Plan, the Downtown Urban Centre contained in 
Subsection 8.1.1(3) of this Plan, MTSAs contained in this Subsection 8.1.2 of 
this Plan, and any other applicable policies of this Plan, shall apply. 

 For the Burlington GO, Aldershot GO and Appleby GO MTSA Special Planning 
Areas, as identified on Schedule F: Burlington GO MTSA Special Planning 
Area; Schedule G: Aldershot GO MTSA Special Planning Area; and Schedule 
H: Appleby GO MTSA Special Planning Area, of this Plan, the applicable 
objectives and policies for the underlying land use designations on Schedule 
C: Land Use-Urban Area, the objectives and policies for  MTSAs in Subsection 
8.1.2 of this Plan, and any other applicable policies of this Plan, shall apply. 

 Applications for Official Plan Amendments, Zoning By-law Amendments and 
site plan approvals within MTSA Special Planning Areas preceding the 
completion of an area-specific plan shall have regard for Provincial guidelines 
for mobility hubs and transit, and shall implement Regional and Provincial 
major transit station area policies. In addition, applications for Official Plan 
Amendments, Zoning By-law Amendments and site plan approvals within the 
Burlington GO, Aldershot GO and Appleby GO MTSA Special Planning Areas, 
shall have regard for the Mobility Hub Opportunities and Constraints Study 
(2014). 

 Multi unit residential developments in MTSAs should incorporate a mix of 
unit sizes to accommodate a diverse range of household sizes and incomes. 
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 All development proposals requiring a Transportation Impact Study shall 
address all modes of transportation, giving priority to active transportation 
and transit considerations, including frequent transit corridors. 

 Transportation demand management (TDM) measures shall be addressed, 
and form part of the City’s evaluation of opportunities for reduced parking 
standards in proposed development within MTSAs, subject to the policies of 
Subsection 6.2.10, Transportation Demand Management, of this Plan. 

 Applications for Official Plan Amendments, Zoning By-law Amendments and 
site plan approvals within MTSAs shall submit and implement, to the 
satisfaction of the City, an urban design brief prepared by a qualified person. 
The brief shall demonstrate how the proposed development contributes 
towards achieving MTSA objectives for design and how the development is 
consistent with the policies contained in Chapter 7: Design Excellence, of this 
Plan, and any applicable design guidelines. 

 All development within MTSAs shall consider opportunities to provide 
improved walking and cycling connections. 

 Established Neighbourhood Areas within MTSAs are subject to the policies 
contained in Subsection 2.4.2(3) of this Plan. 

 Development within MTSAs preceding the completion of an area-specific plan 
shall be subject to the applicable policies of Subsection 7.3.2 of this Plan. 

8.1.2(4) BURLINGTON GO MAJOR TRANSIT STATION AREA 

The Burlington GO Major Transit Station Area (MTSA) is centered around the 
Burlington GO transit station and located on a Priority Transit Corridor, as 
identified in the Growth Plan. The Burlington GO MTSA is positioned along a higher 
order transit route with planned frequent transit service by way of Regional 
Express Rail (RER). It is a primary focus for transit-supportive development and 
intensification in the City given its central and strategic location connected by rail, 
local and regional transit, provincial highways and major arterials. 

The Burlington GO MTSA is currently comprised of low density commercial and 
employment uses, and limited residential development, however there are 
opportunities to introduce a full mix of uses within the mixed use and commercial 
designations of the plan to enable the Burlington GO MTSA to function as a 
complete community. This area should continue to serve an important 
employment function for the City, recognizing the ongoing operations of some 
existing industrial sites. 

The policies within this section of the Plan are applied to the lands located within 
the Burlington GO MTSA Special Planning Area, as shown on Schedule F: 
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Burlington GO MTSA Special Planning Area. 

In keeping with the policies of the Growth Plan, the final delineation of the MTSA 
boundaries and the identification of minimum density targets, will be established 
by the Region of Halton through the Municipal Comprehensive Review and will be 
implemented through a future Official Plan Amendment. 

The policies in this section provide guidance to development applications that are 
received prior to the completion of the Region’s municipal comprehensive review 
and preceding the completion of the area-specific plan for the Burlington GO 
MTSA and approval of the implementing Official Plan amendments, in addition to 
the underlying land use designation. 

The lands bounded by Brant Street, Fairview Street, Drury Lane and the Rail 
corridor which are located closest to the GO Station and permit mixed use 
development, present a significant opportunity to deliver transit-supportive 
development and the objectives of a complete community. These lands have been 
divided into three areas, as shown on Schedule F-1 of this Plan.  

1. Area A includes the GO station lands and immediate vicinity, with the station 
building as the centre point of the Area, bounded by the existing 
development at 2089 & 2095 Fairview Street to the west and Rambo Hager 
Diversion Channel to the east. 
 

2. Area B includes the lands to the east and west of Area A. This area is further 
defined into Area B-1 located west of Area A, with Brant Street forming its 
western limit and Area B-2 located east of Area A with Drury Lane forming its 
eastern limit. 
 

The following policies for these areas are intended to guide development in 
advance of the completion of an area-specific plan for the Burlington GO MTSA. 

8.1.2(4.1) BURLINGTON GO MAJOR TRANSIT STATION AREA OBJECTIVES 

a) To facilitate transit supportive development in the Burlington GO MTSA to 
achieve multi-modal access to the GO Station and connections to nearby 
major trip generators. 

 
b) To establish a grid-oriented network of transportation connections 

throughout the Burlington GO MTSA. 
 

8.1.2(4.2) BURLINGTON GO MAJOR TRANSIT STATION AREA POLICIES 

a) In addition to the policies contained in Subsection 7.3.2 a) (v), Existing 
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Community Areas, design plans for development applications located in the 
Burlington GO MTSA shall identify active transportation connections to the 
Burlington GO Station. 
 

b) Development applications shall incorporate a variety of built forms, including 
mid-rise, and building podiums to provide a human scale experience at the 
street level. 
 

c) Development in the Burlington GO MTSA shall support the achievement of a 
complete community through a more compact built form that is supported 
by mix of uses, parks, green spaces, public service facilities, offices, other 
employment uses, including existing industrial, and institutions. 
 

d) Development in the Burlington GO MTSA shall incorporate private pathways 
and complete streets elements that make development more accessible for 
pedestrians, cyclists and transit users and includes a fine grained, grid-
oriented and permeable active transportation network with multi-modal 
access to the GO Station. 
 

e) Notwithstanding Subsection 8.1.3 (7.2) Urban Corridor, large-scale stand-
alone retail and service commercial buildings shall not be permitted within 
the Burlington GO MTSA. 
 

f) Notwithstanding the policies contained in Subsection 8.1.3 (8) Urban 
Corridor-Employment Lands, ancillary retail and service commercial uses 
shall be permitted in multi-storey office buildings. 
 

g) In addition to Subsections 8.1.3 (7.3) c) and e), development applications 
submitted prior to completion of an area-specific plan and approval of the 
implementing Official Plan amendment for sites located on the north side of 
Fairview Street and south of the Rail corridor, between Brant Street and 
Drury Lane, as depicted on Schedule F-1 of this Plan, shall be subject to the 
following policies: 

 

 The Public Open Space network and street network shall be designed 
to create direct, multi-modal access to the Burlington GO Station; 

 Tall buildings should provide a minimum separation distance of thirty 
metres (30m) from another tall building, measured above the podium 
and excluding balconies; 
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 Tall buildings should not exceed a maximum floor plate of 750 square 
metres above the podium, excluding balconies; 

 Development applications comprising of more than one tall 
building shall incorporate height variations amongst the tall buildings.  
Tall buildings shall be arranged so as to provide an appropriate 
transition in height within the site area and to adjacent areas. 

 New public parks and open spaces shall be provided in each Area, 
including A, B-1 and B-2; 

 Public parks and open spaces shall be framed by low-rise buildings or 
podiums to minimize shadowing and create inviting human scale and 
pedestrian-friendly spaces; 

 Development applications containing residential uses should include a 
portion of units with three (3) or more bedrooms; 

 Development shall contain a minimum of two permitted uses as 
directed by the underlying land use designation and should contain 
three permitted uses, one of which should be office, where feasible; 

 Retail and service commercial uses should be located at street level in 
office or residential buildings; 

 Infill or intensification development applications should provide on-
site transportation connections that contribute to the achievement of 
a continuous mid-block transportation connection between Brant 
Street and Drury Lane as generally depicted on Schedule F-1, without 
impacting the functionality of the Burlington GO Station. 
Transportation connections wherever possible should be 
unencumbered public rights-of-way in accordance with Subsection 
6.2.2(2) l) of this Plan. 

 Development adjacent to the new mid block transportation 
connection as generally depicted on Schedule F-1 shall provide a 
maximum podium height of 80% of the width of the adjacent mid-
block transportation connection with a minimum three (3) metre step 
back for all portions of a building fronting the new mid block 
transportation connection; 

 In addition to the policy in Subsection 6.2.10 (2) d) of this Plan, the 
zoning by-law shall require a minimum number of bicycle parking 
spaces for residential development; 
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 Within the first 10m from the Fairview Street, Brant Street and Drury 
Lane road allowances, the maximum building height shall be six (6) 
storeys. 

 The re-development of the Burlington GO station site located in “Area 
A”, to incorporate residential uses should include a public 
square/transit plaza component. 
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 MIXED USE NODES AND INTENSIFICATION CORRIDORS 

The lands identified as Mixed Use Nodes and Intensification Corridors, on Schedule 
C: Land Use – Urban Area, of this Plan, provide locations where mixed commercial, 
residential and employment uses will be developed and integrated in a compact 
built form and at greater development intensities, encouraging the efficient use of 
physical resources and municipal infrastructure. 

Permitted uses within Mixed-Use Nodes and Intensification Corridors vary but the 
range of uses shall only be permitted in accordance with the underlying land use 
designations. 

The different land use designations are based on spatial distribution, the planned 
commercial function, the range of uses permitted, and the scale and intensity of 
the development allowed. 

The lands identified as Mixed-Use Nodes are typically existing developed 
commercial areas of the city and will be the focus of re-urbanization through a 
range of scales and intensities of development. The Mixed-Use Nodes are 
organized into four land use designations: Mixed-Use Commercial Centres, 
Neighbourhood Centres, Local Centres, and Employment Commercial Centres. 

The Mixed-Use Commercial Centres are existing traditional large-scale mall forms 
and several big box malls. These nodes are the largest of the Mixed-Use Nodes and 
are typically located at intersections of Major Arterials, Multi-Purpose Arterials 
and/or Urban Avenues, as shown on Schedule O-1: Classification of Transportation 
Facilities – Urban Area. The policies recognize the importance of these areas of the 
City in order to continue to serve a much broader regional market but 
acknowledge the opportunity to support the creation of walkable communities 
that connect with the surrounding area. These major activity areas can be the 
location of new residential units supported by a range of commercial and 
employment uses. 

The Neighbourhood Centres are existing clusters of commercial development and 
typically include one or more plaza malls. These nodes vary in size and are typically 
centred around intersections of Major Arterials and/or Urban Avenues. The 
policies recognize the relationship of Neighbourhood Centres to the surrounding 
community and focus on maintaining and improving access to day-to-day and 
weekly goods and service needs, public service facilities, and institutional uses for 
residents of surrounding neighbourhoods. 

The Local Centres are small plazas found throughout the city. These nodes are 
smaller and support the immediate area. The policies recognize the role in 
supporting residents and identify limited opportunities for redevelopment 
including new residential uses while maintaining the commercial function. 
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The Employment Commercial Centres are limited to three locations and include 
developed and undeveloped commercial areas that are oriented to big box 
development. These areas are in close proximity to Employment Areas and a key 
role of these areas is to accommodate uses to support the surrounding employees 
and employers. The policies identify the opportunity to redevelop to incorporate 
more compact built forms; however, this designation remains oriented to space-
expansive retail uses and prohibits residential uses. 

The lands identified as Intensification Corridors are varied. The Intensification 
Corridors are located along Multi-Purpose Arterials and in some cases along Major 
Arterials. The Intensification Corridors are organized into two land use 
designations: Urban Corridor and Urban Corridor – Employment Lands. 

The Urban Corridor designation recognizes the diversity of the lands along the 
corridor and establishes policies allowing for flexibility. Key intersections and areas 
within Major Transit Station Areas are identified as having the potential to develop 
into full mixed-use areas, while general areas along the corridor may develop for 
single use, including residential. 

The Urban Corridor – Employment designation is intended for higher intensity 
employment uses. Given that major retail and residential uses are prohibited, 
these sites are expected to transition to accommodate employment and at-grade 
accessory retail and service commercial uses. 

Mixed Use Nodes and Intensification Corridors will be pedestrian-oriented and 
highly accessible by public transit and will foster community interaction by 
providing opportunities for public service facilities, institutional uses, and open 
spaces. 

The City will ensure that Mixed-Use Nodes and Intensification Corridors develop at 
appropriate levels of intensity given their role within the Urban Structure and in 
accordance with the policies of the Growth Framework, as set out in chapter 2 of 
this Plan. The development of Mixed Use Nodes and Intensification Corridors will 
be compatible with adjacent uses, which are predominantly residential.  The 
design and development of these lands will create and maintain a special 
community identity and locations for a variety of city-wide, community and 
neighbourhood functions. 

The policies within each designation and other applicable policies of this Plan 
provide direction for redevelopment. The policies provide a basis to guide the 
transformation of Mixed-Use Nodes and Intensification Corridors into focal points 
for the community where a mix of uses supports the achievement of complete 
communities. The policies acknowledge variability and flexibility to allow for 
redevelopment to complement the surrounding areas through appropriate 
transition and to support local businesses and residents. 
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8.1.3(1) GENERAL OBJECTIVES 

 To provide locations in the city that will serve as areas for more intensive 
integration of uses such as retail, service commercial, offices, institutional 
and entertainment uses with residential uses, public service facilities, cultural 
facilities, institutional uses and open space. 

 To establish for each element of the Mixed Use Nodes and Intensification 
Corridors the appropriate range of uses, scales of development and levels of 
intensity. 

 To provide amenities and services closer to where people live, with the 
objective of creating complete communities. 

 To ensure Mixed Use Nodes and Intensification Corridors are developed in a 
compact built form, are pedestrian-oriented and highly accessible by public 
transit. 

 To ensure the proper integration of Mixed Use Nodes and Intensification 
Corridors with surrounding Established Neighbourhoods Areas, protecting 
the physical character of these neighbourhoods. 

 To ensure that development in Mixed Use Nodes and Intensification Corridors 
is compatible with the surrounding area. 

 To promote an innovative and sustainable built environment that uses 
infrastructure and public service facilities efficiently and encourages a high 
quality of life. 

 To encourage the accommodation of a diverse range of household sizes and 
incomes in Mixed Use Nodes and Intensification Corridors.  

 To encourage the use of public transit, pedestrian and bicycle travel as an 
alternative to the automobile and to maximize personal safety. 

 To direct the phasing and/or expansion of municipal infrastructure and 
services to ensure the timely and orderly development of Mixed Use Nodes 
and Intensification Corridors. 

 To ensure that development of Mixed Use Nodes and Intensification Corridors 
is offset by a range of open space areas in a manner that is appropriate to 
the local context.  

8.1.3(2) GENERAL POLICIES 

 The design and development of Mixed Use Nodes and Intensification 
Corridors shall promote these areas as focal points for community activities 
that are characterized by a compact form of development, pedestrian-
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orientation, greater accessibility to public transit and higher intensity 
development. 

 The construction and expansion of municipal infrastructure shall provide for 
the development of Mixed Use Nodes and Intensification Corridors in an 
orderly and cost effective fashion. 

 Mixed Use Nodes and Intensification Corridors may be identified as priority 
locations for the following, not limited to: 

 land assembly; 

 infrastructure and public service facility improvements; 

 creation and application of financial, regulatory and other incentives; 

 new public service facilities; 

 creation and application of brownfield and greyfield development 
strategies; 

 preparation of comprehensive traffic, transportation demand 
management, and parking studies and strategies; and 

 provision of higher levels of transit service compared with other areas 
of the city. 

 Zoning By-law regulations affecting Mixed Use Nodes and Intensification 
Corridors shall be based on the general policies for Mixed Use Nodes and 
Intensification Corridors contained in Subsection 8.1.3(2) of this Plan, and the 
specific policies for individual land use designations, contained in Subsections 
8.1.3(3) to 8.1.3(8) of this Plan. 

 Multi-unit residential developments in Mixed Use Nodes and Intensification 
Corridors should incorporate a mix of unit sizes to accommodate a diverse 
range of household sizes and incomes. 

 Home occupations and cottage industries may be permitted in Mixed Use 
Nodes and Intensification Corridors, subject to the policies of Subsection 
8.3.7 of this Plan. 

 The City will ensure the proper integration of Mixed Use Nodes and 
Intensification Corridors areas with surrounding neighbourhoods through 
measures such as pedestrian walkways, cycling paths and transit routes. 
Through the redevelopment of larger sites, this may also include the 
introduction of new public and/or private streets, designed as complete 
streets, to contribute to the achievement of a connected and continuous 
grid-oriented street network in accordance with Subsection 6.2.2. 
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 In residential buildings containing retail and service commercial uses at 
grade, office uses or uses accessory to residential uses may be required in the 
second storey to minimize the potential adverse effects of noise and 
vibration that may be generated by some types of retail and service 
commercial uses. 

 Transportation demand management (TDM) measures shall be addressed, 
and form part of the City’s evaluation of opportunities for reduced parking 
standards in proposed developments in Mixed Use Nodes and Intensification 
Corridors, subject to the policies of Subsection 6.2.10 of this Plan. 

 Where significant constraints to development exist on Mixed Use Nodes or 
Intensification Corridor lands within the Secondary Growth Area located 
adjacent to provincial highway interchanges, a site may be determined to be 
not subject to the policies of Subsection 2.4.2(2) a) (iv) of this Plan. 

 Notwithstanding the general objectives and policies of Mixed Use Nodes and 
Intensification Corridors and the specific objectives and policies of the 
specific land use designations, development in the form of minor expansions 
and renovations to existing buildings, new small buildings and/or minor 
building replacements that are consistent with the existing scale and built 
form may be permitted, provided the proponent demonstrate how the 
development contributes to achieving a vibrant, active and walkable built 
environment and does not compromise the long-term development of the 
site. 

 Development applications proposing a comprehensive development of a site 
that include the replacement of existing commercial floor area shall submit 
and implement, to the satisfaction of the City, a phasing strategy that 
demonstrates that the development does not adversely impact the long-term 
provision of goods and services as the site transitions to its complete stage of 
development. 

 In Mixed Use Nodes and Intensification Corridors, development proponents 
considering the development of a site that contains an existing food store 
should retain the food store function as part of the overall development to 
ensure the appropriate provision of day-to-day and weekly needs to current 
and future residents and employees in the surrounding area. 

 In accordance with the Urban Structure, intensification of existing Mixed Use 
Nodes and Intensification Corridors will be encouraged rather than the 
designation of new areas. 

 Within Mixed Use Nodes and Intensification Corridors, development 
applications proposing the re-designation from one land use designation to 
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another that impacts the planned commercial function throughout the City, 
should be discouraged. 

 Development within Mixed Use Nodes and Intensification Corridors shall 
ensure compatibility with surrounding areas in accordance with the 
applicable policies in Section 7.3 of this Plan. 

 Where a new park is proposed as part of a development application, the 
proponent may be required to submit and implement, to the satisfaction of 
the City, a park concept plan in accordance with subsections 3.3.2 and 
12.1.2(1.2), to demonstrate how the proposed park will achieve the 
objectives of Subsection 8.1.3. 

 Within a Mixed Use Node or Intensification Corridor the City may encourage 
land assembly and/or the comprehensive development of adjacent 
properties in accordance with subsection 12.1.2(2) and any other relevant 
policies of this Plan, in order to ensure that development meets, and does 
not compromise the ability of development on adjacent property(ies) to 
meet, the objectives of this Subsection and the objectives of the relevant 
land use designation. 

8.1.3(3) MIXED USE COMMERCIAL CENTRE DESIGNATION 

8.1.3(3.1) OBJECTIVES 

 To provide locations in the city for Mixed Use Commercial Centres that will 
offer a wide range of retail and service commercial uses, office uses, 
residential uses, public service facilities and open spaces and which are 
intended to serve a regional market as well as provide retail goods and 
services to residents in the immediate area and the city. 

 To recognize locations that are currently characterized by one or several 
space-extensive, automobile-oriented large retail uses on one or more 
properties, which have the potential to re-develop in the long-term in a more 
intensive, mixed use, pedestrian and transit-oriented manner, but may 
generally retain their current character in the short and medium-term. 

 To protect the planned commercial function within Mixed Use Commercial 
Centres. 

 To encourage job creation and residential uses where appropriate, as well as 
public service facilities and public outdoor amenities for employees, residents 
and visitors. 

 To encourage the development of surface parking lots and the intensification 
of under-utilized lands and buildings. 
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 To ensure that development within Mixed Use Commercial Centres 
contributes to more walkable communities by providing an accessible and 
attractive pedestrian environment, with appropriate internal links, such as 
sidewalks and greenways, and connections to adjacent residential 
neighbourhoods. 

8.1.3(3.2) POLICIES 

 Mixed Use Commercial Centres are intended to provide for the unique 
and/or occasional goods and service needs of residents from across the city 
and adjacent municipalities. It is expected that these areas may also serve 
the day-to-day and weekly goods and service needs of future on-site 
residents. 

b)      The following uses may be permitted on lands designated Mixed Use 
Commercial Centre: 

 all types of retail and service commercial uses; 

 automotive commercial uses; 

 residential uses with the exception of single-detached and semi-
detached dwellings; 

 office uses; 

 hospitality uses; 

 entertainment uses; and 

 recreation uses. 

 Mixed Use Commercial Centre areas are considered major activity centres in 
the City, generally larger than twenty (20) ha in size and comprising more 
than one property. 

 The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed twelve (12) storeys. 

 Development applications on sites that introduce additional height for tall 
buildings as part of a comprehensive site development may be considered 
through an Official Plan Amendment, and may not be subject to the policies 
of Subsection 2.4.2(2) a) iv) of this Plan, where the development proposal 
contributes to achieving vibrant, active and walkable built environments and 
where all of the following conditions are met: 

 the development proposal consists of a contiguous area entirely 
designated Mixed Use Commercial Centre; 
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 the development proposal is submitted by a single property owner, or 
alternatively, with appropriate land owner agreements; and 

 the development proposal is consistent with the objectives of the 
Mixed Use Commercial Centres designation. 

 Any proposed development of sites designated Mixed Use Commercial 
Centre shall retain the planned commercial function of the site, in 
accordance with the objectives of Subsections 8.1.3(3.1) a) and c), of this 
Plan, to the satisfaction of the City. 

 The ground floor frontage of buildings fronting a Major Arterial or Multi-
Purpose Arterial Street or Urban Avenue, as identified on Schedule O-1: 
Classification of Transportation Facilities-Urban Area, of this Plan, or fronting 
a public open space shall consist of retail and service commercial uses. The 
ground floor frontage of buildings fronting an Industrial Collector Street 
should consist of retail and service commercial uses. Office uses, recreation 
uses and entertainment uses may also be permitted. 

 Retail and service commercial uses may extend below grade or into the 
second-storey of buildings to accommodate large-scale retail uses within a 
more compact built form. 

 Residential uses will be encouraged in the upper storeys of commercial 
buildings and may be permitted in buildings exclusively used for residential 
use provided that: 

 the proposed development does not adversely impact the capacity of 
the Mixed Use Commercial Centre to provide for its retail and service 
commercial function as established in this Plan; and 

 the residential building is part of an overall development of mixed 
residential/commercial building forms. 

 Other forms of ground-oriented dwellings may only be permitted, provided 
that the ground-oriented residential portion of the development: 

 does not abut a Major Arterial, Multi-Purpose Arterial Street, Urban 
Avenue or Industrial Connector, as identified on Schedule O-1: 
Classification of Transportation Facilities-Urban Area, of this Plan; 

 is developed in conjunction with, and is part of, a multi-residential or 
mixed use development; and 

 does not compromise the objectives of the Mixed Use Commercial 
Centre designation. 

 Office uses may be located in freestanding buildings, within a multi-unit 
commercial building, or on upper storeys of commercial buildings. 
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 The City will encourage the creation of public outdoor amenity spaces, such 
as urban squares and parkette features, that enhance the quality of the 
Mixed Use Commercial Centres as public gathering places. 

 Mixed Use Commercial Centres shall be served by public transit services. 

8.1.3(3.3) SITE-SPECIFIC POLICIES 

 3011 Appleby Line: Notwithstanding the uses permitted under Subsection 
8.1.3(3.2) b) of this Plan, on the lands designated “Mixed Use Commercial 
Centre” in the north-east quadrant of Dundas Street and Appleby Line, and 
identified as 3011 Appleby Line, the following policies shall apply: 

 supermarkets/grocery stores and department stores shall not be 
permitted; 

 sensitive land uses shall not be permitted; 

 subject to the above, uses permitted in the Urban Corridor-
Employment Lands designation shall also be permitted. 

 3215 Appleby Line and 3270 Harrison Crescent: On the lands designated 
“Mixed Use Commercial Centre” on the east side of Appleby Line, south of 
Highway 407, and identified as 3215 Appleby Line and 3270 Harrison 
Crescent, the following additional policies apply: 

 notwithstanding the uses permitted under Subsection 8.1.3(3.2) b) of 
this Plan, one large building supplies/garden store use is permitted, 
and residential uses, supermarkets/grocery stores, department stores, 
warehouse clubs, and retailing of non-work related apparel are not 
permitted; 

 the total floor area of all buildings and structures on the lands shall 
not exceed 26,670 sq. m.; 

 all parking areas are to be provided as surface parking.  No above 
grade or below grade parking structures are permitted. 

 3091 Appleby Line: On the lands designated “Mixed Use Commercial Centre” 
at the north-east corner of Appleby Line and the southerly leg of Harrison 
Court, and identified as 3091 Appleby Line, the following additional policies 
apply: 

 notwithstanding the uses permitted under Subsection 8.1.3(3.2) b) of 
this Plan, one large building supplies/garden store use is permitted, 
and residential uses, supermarkets/grocery stores, department stores, 
large furniture and appliance stores, large home and auto supply 
stores and warehouse clubs are not permitted; 
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 notwithstanding the uses permitted under Subsection 8.1.3(3.2) b) of 
this Plan, sensitive land uses shall not be permitted; 

 the total floor area of all buildings and structures on the lands shall 
not exceed 8,600 sq. m. for commercial uses and 557 sq. m. for office 
uses; 

 all parking areas are to be provided as surface parking.  No above 
grade or below grade parking structures are permitted. 

8.1.3(4) NEIGHBOURHOOD CENTRE DESIGNATION 

8.1.3(4.1) OBJECTIVES 

 To provide locations in the city that will contribute to the achievement of 
complete communities by serving as areas of concentration for well-designed 
mixed-use development in a compact built form, including pedestrian-
oriented, small and medium-scale retail and service commercial uses, office 
uses, residential uses, public service facilities, institutional uses, parks and 
open spaces. 

 To provide opportunities for Neighbourhood Centres that serve as a focal 
point for community activities within and at the periphery of residential 
neighbourhoods in locations that meet residents’ day-to-day and weekly 
goods and service needs. 

 To create vibrant and attractive places with increased day and night activity 
through the introduction of residential development and the integration of 
uses and open spaces. 

 To ensure development within Neighbourhood Centres contributes to more 
walkable communities by providing an accessible and attractive pedestrian 
environment, with appropriate internal links, such as sidewalks and 
greenways, and connections to adjacent residential neighbourhoods and 
Employment Areas, wherever possible. 

 To protect the planned commercial function within Neighbourhood Centres.  

 To ensure that development results in filling of surface parking lots and the 
intensification of under-utilized lands and buildings. 

 To support the transformation of large sites into areas where a mix of 
commercial, cultural, institutional uses and a diversity of housing are 
provided, balancing the adequate intensity of development and their 
integration within the surrounding context. 
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8.1.3(4.2) POLICIES 

 Lands designated Neighbourhood Centre are intended to provide for the day-
to-day and weekly goods and service needs of residents within the 
Neighbourhood Centre and the surrounding neighbourhoods. 

 The following uses may be permitted on lands designated Neighbourhood 
Centre: 

 retail and service commercial uses; 

 automotive commercial uses, excluding motor vehicle dealerships; 

 residential uses with the exception of single-detached and semi-
detached dwellings; 

 office uses; 

 entertainment uses; and 

 recreation uses. 

 Neighbourhood Centre areas are activity centres generally ranging from four 
(4) to twelve (12) ha in size and comprising lands in more than one quadrant 
of an intersection. 

 A maximum floor area ratio of development of 2.5:1 is an appropriate built 
form in Neighbourhood Centre lands.  An increase beyond this maximum 
floor area ratio may occur through a site-specific Zoning By-law amendment 
or minor variance application, without the need for an amendment to this 
Plan, provided that the objectives of the Neighbourhood Centre designation 
are maintained. 

 The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed six (6) storeys. To ensure 
compatibility with adjacent residential areas the Zoning By-law may establish 
maximum building heights lower than six (6) storeys on sites that are small in 
size, have insufficient depth, are adjacent to areas designated Residential-
Low Density, or front local streets. Relevant Council-approved design 
guidelines may be utilized in determining where lower maximum building 
heights are appropriate, in accordance with policy 7.1.2(d) of this Plan. 

 Building heights greater than six (6) storeys up to a maximum height of 
eleven (11) storeys may be permitted for a proposed development through a 
site-specific Zoning By-law amendment, subject to the fulfillment of the 
following criteria: 

 a significant reduction of parking at grade; and 
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 the proponent submits and implements, to the satisfaction of the 
City, an urban design brief that demonstrates how the proposal’s 
design achieves high quality of design and helps to mitigate the 
adverse impacts of the increase in height on public sidewalks, public 
open spaces and adjacent uses. 

 Development applications on lands designated Neighbourhood Centre that 
introduce one or more tall buildings as part of a comprehensive site 
development may be considered through an Official Plan Amendment, in 
accordance with Subsection 12.1.1(3)(j) and any other relevant policies of 
this Plan, and may not be subject to the policies of Subsection 2.4.2(2) a) (iv) 
of this Plan, where the development proposal contributes to achieving 
vibrant, active and walkable built environments, and is consistent with the 
objectives of the Neighbourhood Centre designation. The criteria identified 
in 8.1.3(4.2)(f) shall also apply to development applications proposing one or 
more tall buildings.  

 Any proposed development of sites designated Neighbourhood Centre shall 
retain the planned commercial function of the site, in accordance with the 
objectives of Subsections 8.1.3(4.1) b) and e), to the satisfaction of the City. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in 
Neighbourhood Centres. 

 The ground floor frontage of buildings fronting a Major Arterial Street or 
Urban Avenue, as identified on Schedule O-1: Classification of Transportation 
Facilities-Urban Area, of this Plan, or fronting a public open space, shall 
consist of retail and service commercial uses and may also include a limited 
amount of office uses. 

 Residential and office uses will be encouraged in the upper storeys of 
commercial buildings and may be permitted in buildings exclusively used for 
residential or office use provided that: 

 the building does not adversely impact the capacity of the 
Neighbourhood Centre node to provide for the retail and service 
needs of on-site residents and surrounding neighbourhoods; 

 the building is located to the rear of street-related retail and service 
commercial uses; and 

 the building is part of an overall development of mixed 
residential/commercial building forms. 
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 Other forms of ground-oriented dwellings may only be permitted, provided 
that the ground-oriented residential portion of the development: 

 does not abut a Major Arterial or Urban Avenue, as identified on 
Schedule O-1: Classification of Transportation Facilities-Urban Area, 
of this Plan; 

 is developed in conjunction with, and is part of, a multi-residential or 
mixed use development; and 

 does not compromise the objectives of the Neighbourhood Centre 
designation. 

 The City will encourage the creation of public outdoor amenity spaces, such 
as urban squares and parkette features, as part of the development of 
Neighbourhood Centres in a manner that is appropriate to the local context 
to enhance the Neighbourhood Centre’s function as a public gathering place. 

 Neighbourhood Centres shall be served by public transit services. 

8.1.3(4.3) SITE-SPECIFIC POLICY 

 4524, 5000, 5014 & 5111 New Street and 450 Appleby Line, and 1505 & 
2025 Guelph Line: Notwithstanding Subsections 8.1.3(4.2) e) and f) of this 
Plan, building heights greater than six (6) storeys to a maximum height of 
twelve (12) storeys may be permitted on the Neighbourhood Centre nodes 
located at the intersection of New Street and Appleby Line (identified as 
4524, 5000, 5014 & 5111 New Street and 450 Appleby Line),  and at the 
intersection of Guelph Line and Upper Middle Road (identified as 1505 & 
2025 Guelph Line), subject to the fulfillment of the following criteria: 

 a significant reduction of parking at grade; and 

 the proponent submits and implements, to the satisfaction of the 
City, an urban design brief that demonstrates how the proposal’s 
design mitigates the adverse impacts of the increase in height on 
adjacent properties. 

8.1.3(5) LOCAL CENTRE DESIGNATION 

8.1.3(5.1) OBJECTIVES 

 To provide locations in the city for Local Centres that will serve as small areas 
of concentration for mixed use development in a compact built form, 
including pedestrian-oriented retail and service commercial uses, residential 
uses, office uses, public service facilities and open spaces. 
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 To provide opportunities for a limited range of small-scale retail and service 
commercial uses, and public service facilities in locations that meet residents' 
day-to-day and weekly goods and service needs. 

 To protect the planned commercial function within Local Centres. 

 To create vibrant and attractive places with increased day and night activity 
through the introduction of residential development and the integration of 
uses and open spaces. 

 To achieve vertical integration of land uses, given the small size of Local 
Centre sites. 

8.1.3(5.2) POLICIES 

 Local Centre areas are intended to provide a limited range of retail and 
service commercial uses that serve the day-to-day and weekly needs of 
residents within and in close proximity to the Local Centre. 

 The following uses may be permitted on lands designated Local Centre: 

 retail and service commercial uses; 

 residential dwelling units in the upper storeys of retail/commercial 
buildings; and 

 office uses in the upper storeys of retail/commercial buildings, and a 
limited amount of office uses at grade. 

 Local Centre areas are small-scale activity centres, generally ranging from 
one (1) to four (4) ha in size. 

 A maximum floor area ratio of development of 1.0:1 is an appropriate built 
form in Local Centre lands. An increase to this floor area ratio may occur 
through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Local Centre designation are maintained. 

 The City will encourage a minimum building height of two (2) storeys and the 
maximum building height shall not exceed four (4) storeys. 

 Any proposed development of sites designated Local Centre shall retain the 
planned commercial function of the site, in accordance with the objectives of 
Subsections 8.1.3(5.1) b) and c) of this Plan, to the satisfaction of the City. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Local Centres. 
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8.1.3(5.3) SITE-SPECIFIC POLICIES 

 2404, 2412 & 2424 Queensway Drive: Notwithstanding the policies of 
Subsections 8.1.3(5.2) b) and c) of this Plan, the Local Centre area located on 
the lands on the south side of Queensway Drive, west of Guelph Line and 
identified as 2404, 2412 & 2424 Queensway Drive, shall also permit 
entertainment and hospitality uses such as hotels and accessory restaurants. 

 5317 & 5327 Upper Middle Road and 5220 Dundas Street:  Notwithstanding 
the policies of Subsections 8.1.3(5.2) b), d) and e) of this Plan, the two Local 
Centre areas within the Orchard Community, identified as 5317 & 5327 
Upper Middle Road and 5220 Dundas Street,  shall be subject to the 
following: 

 a maximum floor area of 300 sq. m. per non-residential use; 

 the maximum building height shall not exceed  five (5) storeys for the 
Local Centre at 5317 and 5327 Upper Middle Road, and six (6) storeys 
for the Local Centre at 5220 Dundas Street; 

 non-residential uses shall only be allowed on the ground floor of 
predominantly residential buildings, although offices may be allowed 
above the ground floor. 

 4125 Upper Middle Road: Notwithstanding Subsection 8.1.3(5.2) b) of this 
Plan, on the Local Centre identified as 4125 Upper Middle Road, only office 
uses shall be permitted. 

8.1.3(6) EMPLOYMENT COMMERCIAL CENTRE DESIGNATION 

8.1.3(6.1) OBJECTIVES 

 To provide locations in the city in close proximity to designated Employment 
Lands, for a wide range of employment uses, as well as retail uses which have 
employment characteristics, such as: 

 serving business uses to a large extent; 

 requiring expansive land areas which cannot be easily accommodated 
in Mixed Use Intensification Areas; and 

 are not intended to serve the regular day-to-day and weekly shopping 
needs of the surrounding residential and business community and 
shall not compete with the planned commercial function of other 
Mixed Use Nodes and Intensification Corridor designations. 

 To recognize that Employment Commercial Centre areas will transition over 
time to compact built forms, while retaining their current function. 
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8.1.3(6.2) POLICIES 

a) The following uses may be permitted on lands designated Employment 
Commercial Centre: 

 industrial uses that involve assembling, fabricating, manufacturing, 
processing, warehousing and distribution uses, repair activities, 
communications, utilities, transportation, storage, service trades and 
construction uses; office uses; research and information processing; 
and automotive commercial uses; 

 retail and service commercial uses that serve the business community 
or those that have a significant processing, wholesaling or 
warehousing component; 

 retail uses that require significant land areas, many with outdoor 
sales and storage and characterized as infrequent shopping 
destinations; 

 home improvement and home décor sales uses which require large 
building areas, some of which have significant warehousing 
components and which are infrequent shopping destinations; 

 hospitality uses; 

 entertainment uses, and 

 recreation uses. 

 Residential uses shall be prohibited. 

 The City will encourage a minimum building height of two (2) storeys. 

 Each individual retail unit in an Employment Commercial Centre designation 
should have a minimum floor area of one thousand (1,000) sq. m. 

 Retail uses may extend into the second storey of buildings to accommodate 
larger retail uses within compact built forms. 

 It is the general intent of this Plan that the designation of additional lands for 
Employment Commercial Centre purposes shall not be permitted. 

 Service commercial uses should be subject to floor area provisions as 
established in the Zoning By-law. 

8.1.3(6.3) SITE-SPECIFIC POLICIES 

 3073 & 3119 North Service Road:  Notwithstanding the uses permitted in 
Subsection 8.1.3(6.2) a) of this Plan, large furniture and appliance stores and 
warehouse clubs are permitted on the lands located on the north side of the 
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Queen Elizabeth Way, east of Guelph Line, and identified as 3073 and 3119 
North Service Road. 

 1510 & 1515 North Service Road and 2202 & 2208 Industrial Street: 
Notwithstanding Subsection 8.1.3(6.2) d) of this Plan, the minimum floor 
area requirement for each individual retail unit shall not apply to the lands 
designated Employment Commercial Centre along the North Service Road, 
east of Brant Street, and identified as 1510 & 1515 North Service Road and 
2202 & 2208 Industrial Street. 

8.1.3(7) URBAN CORRIDOR DESIGNATION 

8.1.3(7.1) OBJECTIVES 

 To provide locations in the city along key Major Arterial or Multi-Purpose 
Arterial Streets that will serve as areas of concentration for mixed use 
development in a compact built form, with residential, retail, service 
commercial, office, entertainment, public service facilities and institutional 
uses, and open space uses. 

 To provide opportunities for a range of small and medium-scale retail and 
service commercial uses, and public service facilities in locations that meet 
residents' day-to-day and weekly goods and service needs. 

 To recognize the development of Intensification Corridors will occur over 
time, and that the timing of development may vary from one segment to 
another, depending on market conditions and community needs. 

 To encourage higher intensity, transit-supportive and pedestrian-oriented 
mixed use development in a compact built form, while retaining compatibility 
with the surrounding area. 

 To permit mixed use development on individual sites where various 
combinations of residential, retail, service commercial, office and other uses 
are located, or on sites where residential, retail, office and other uses are 
located next to one another. 

 To protect the planned commercial function within Urban Corridors. 

 To ensure development along Urban Corridors provides a safe, accessible and 
attractive pedestrian environment with connections to adjacent residential 
neighbourhoods and Employment Areas. 

8.1.3(7.2) POLICIES 

 Transit-supportive and pedestrian-oriented design shall be required in the 
development of Urban Corridor sites. 
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 Urban Corridor lands are intended to provide for the day-to-day and goods 
and service needs of residents and employees within and in proximity to the 
Corridor and may also serve a broader city-wide market. 

 The following uses may be permitted on lands designated Urban Corridor: 

 retail and service commercial uses; 

 automotive commercial uses, including large-scale motor vehicle 
dealerships existing on the date this Plan comes into effect; 

 residential uses with the exception of single-detached and semi-
detached dwellings; 

 office uses; 

 entertainment uses; and 

 recreation uses. 

 Other forms of ground-oriented dwellings may only be permitted, provided 
that the ground-oriented residential portion of the development: 

 does not abut a Multi-Purpose Arterial Street, Urban Avenue or Main 
Street, as shown on Schedule O-1, Classification of Transportation 
Facilities-Urban Area, of this Plan; 

 is developed in conjunction with, and is part of, a multi-residential or 
mixed use building; and 

 does not compromise the objectives of the Urban Corridor 
designation. 

 Stand alone ground-oriented dwellings shall be prohibited in Urban Corridor 
lands located within MTSAs. 

 A maximum floor area ratio of development of 2.0:1 is an appropriate built 
form in Urban Corridor lands. An increase to this floor area ratio may occur 
through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Urban Corridor designation are maintained. 

 The minimum building height shall be two (2) storeys and the maximum 
building height shall not exceed six (6) storeys. Where required to ensure 
compatibility, four (4) to six (6) storey buildings may be required to be 
terraced back from adjacent residential areas and/or the street. 

 To ensure compatibility with adjacent residential areas the maximum six (6) 
storey building height may not be permitted on sites that are small in size, 
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have insufficient depth, are adjacent to areas designated Residential-Low 
Density, or front local streets. 

 The City has identified the Urban Corridor lands located at the intersection of 
Fairview Street and Walker’s Line; at the south-west corner of the 
intersection of Fairview Street and Guelph Line; and at the intersection of 
Plains Road and King Road; as having significant development opportunities 
to achieve their transformation into vibrant gateway areas and to fulfill other 
City objectives, including a diversity of housing mix, high quality design, and 
enhanced connectivity and open spaces. In these Urban Corridor lands, the 
following policies apply: 

 taller buildings up to a maximum height of eleven (11) storeys may be 
permitted for a proposed development through a site-specific Zoning 
By-law amendment, subject to the fulfillment of the following criteria: 

 a significant reduction of parking at grade; and 

 the proponent submits and implements, to the satisfaction of 
the City, an urban design brief that demonstrates how the 
proposal’s design achieves high quality of design and mitigates 
the adverse impacts of the increase in height on public 
sidewalks, public open spaces and adjacent uses. 

 development applications that introduce one or more tall buildings as 
part of a comprehensive site development may not be subject to the 
policies of Subsection 2.4.2(2) a) (iv) of this Plan, where the 
development is proposed on a large site. The development application 
shall be processed through a site-specific Official Plan amendment, in 
accordance with the policies of this Plan. 

 Retail and service commercial uses and other pedestrian-oriented uses shall 
be located on the ground floor of office or residential buildings and should be 
permitted above or below the first storey of buildings. A limited amount of 
office uses may also be permitted on the ground floor. 

 Development located on sites designated Urban Corridor may contain a 
minimum of one permitted use as outlined in Subsection 8.1.3(7.2) c) of this 
Plan, except in the following locations where mixed use buildings containing 
retail and service commercial uses at grade shall be required on: 

 sites located at the intersections of: 

  Fairview Street and Walker’s Line; 

  Fairview Street and Guelph Line; and 

  Plains Road and King Road. 
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 sites located within MTSA Special Planning Areas , as shown on 
Schedule B: Urban Structure, and Schedule B-1: Growth Framework, 
of this Plan. 

 Development along Urban Corridors may be required to provide a minimum 
floor-to-floor height at grade, as established in the Zoning By-law, to 
facilitate land use flexibility and adaptability over time. 

 Any proposed development of sites designated Urban Corridor shall retain 
the planned commercial function of the site, in accordance with the 
objectives of Subsections 8.1.3(7.1) b) and f), of this Plan, to the satisfaction 
of the City. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Urban 
Corridor lands. 

 Motor vehicle dealerships in Urban Corridor lands shall contribute to a 
vibrant, active and walkable built environment. The following site design and 
development factors shall be considered in reviewing proposals for new 
small-scale motor vehicle dealerships and/or expanding existing small or 
large-scale motor vehicle dealerships in Urban Corridor areas: 

 where new buildings are erected or buildings are relocated, outdoor 
vehicle storage and display areas shall be located at the side or rear 
of buildings and shall be encouraged in multi-storey structures and/or 
below grade; and 

 a landscaped buffer shall be provided along the edge of the site 
where existing parking areas or vehicle storage areas are located 
adjacent to the street. 

 Urban Corridor lands shall be served by frequent transit corridors. 

8.1.3(7.3) SITE-SPECIFIC POLICIES 

 4460 to 4490 Fairview Street and 666 to 676 Appleby Line: Notwithstanding 
Subsection 8.1.3(7.2) g) of this Plan, no minimum building height is required 
for the property located at the south-west corner of Fairview Street and 
Appleby Line, and identified as 4460 to 4490 Fairview Street and 666 to 676 
Appleby Line, for buildings less than 1,200 sq. m. in size. 

 4415 Fairview Street:  This site is within the Appleby MTSA Special Planning 
Area and will be assessed through the area-specific plan.  Notwithstanding 
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the policies of Subsection 8.1.3(7.2) of this Plan, the following additional 
policies shall apply to the property identified as 4415 Fairview Street: 

 this property is generally recognized for lower intensity, retail 
development intended to provide for the retail needs of the residents 
and business within the city and from adjacent areas; 

 residential and other sensitive land uses, and supermarket/grocery 
store uses, are prohibited; 

 retail uses that require either multi-tenant or freestanding buildings 
on sites that have significant needs for on-site storage and parking, 
such as garden centres, all automotive commercial uses, furniture and 
home furnishing uses and home improvement stores, may be 
permitted; 

 individual retail uses are permitted to a maximum floor area of three 
thousand (3,000) sq. m.; 

 no minimum building height is required; and 

 in new development, the majority of the on-site storage shall be 
located at the rear of buildings, away from public view. 

 2089 and 2095 Fairview Street: Notwithstanding the height and floor area 
ratio policies contained in Subsection 8.1.3(7.2) f) and g) of this Plan, for the 
properties identified as 2089 and 2095 Fairview Street, the following policies 
shall apply: 

 the maximum building height shall be twenty-two (22) storeys. 
Additional height may be permitted if the proposed building is LEED 
certified (or equivalent to the satisfaction of the City); and 

 there shall be a total site (at full build out) minimum floor area ratio 
of approximately 0.5:1 and the maximum 2.0:1 floor area ratio shall 
not apply. 

 834 - 850 Brant Street: Notwithstanding the uses permitted in Subsection 
8.1.3(7.2) c) of this Plan, the large-scale motor vehicle dealership located on 
the south-west corner of Fairview Street and Brant Street, and identified as 
834-850 Brant Street, may be expanded on the abutting property within the 
Urban Corridor designation by a maximum of fifty (50) percent of the floor 
area existing on the date of adoption of this Plan, without an amendment to 
this Plan. 

 2065 Fairview Street: Notwithstanding the uses permitted in Subsection 
8.1.3(7.2) c) of this Plan, on the lands on the north side of Fairview Street, 
east of Rambo Creek, and identified as 2065 Fairview Street, a single-storey 
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department store, not exceeding twelve thousand (12,000) sq. m. of gross 
floor area, is permitted, provided that no greater than fifteen (15) percent 
(1,800 sq. m.) of the gross floor area within the department store shall be 
used for the sale of food products. 

 104, 110, 120, 130, 134 & 140 Plains Road West: Notwithstanding the 
maximum heights specified in Subsection 8.1.3(7.2) g) of this Plan, buildings 
to a maximum height of twelve (12) storeys may be permitted on the Urban 
Corridor lands identified as 104, 110, 120, 130, 134 & 140 Plains Road West, 
subject to the evaluation of site-specific criteria that may include, but shall 
not be limited to, traffic, compatibility and environmental factors. 

 1329 Plains Road East: Notwithstanding Subsection 8.1.3(7.2) d) of this Plan, 
townhouses that are not part of a larger mixed use development shall be 
permitted on the lands at the north-east corner of Plains Road East and 
Glendor Avenue, identified as 1329 Plains Road East. 

 35 Plains Road East: Notwithstanding the floor area ratio and height policies 
contained in Subsection 8.1.3 (7.2) f) and g) of this Plan, for the property 
identified as 35 Plains Road East, the following policies shall apply: 

 the maximum floor area ratio shall be 4.4:1; and 

 the maximum building height shall be nine (9) storeys. 

 1335-1355 Plains Road East: Notwithstanding Subsection 8.1.3 (7.2) d) of this 
Plan, townhouses that are not part of a larger mixed-use development shall 
be permitted on the lands at the northwest corner of Plains Road East and 
Helena Street, identified as 1335, 1339, 1343, 1349, & 1355 Plains Road East.  

 92 Plains Road East: Notwithstanding Subsection 8.1.3 (7.2) g) and k) of this 
Plan, for the property identified as 92 Plains Road East a mixed use building 
consisting of residential and at-grade office uses, with a maximum building 
height of seven (7) storeys shall be permitted. 

 484-490 Plains Road East: Notwithstanding the maximum height specified in 
Subsection 8.1.3(7.2) g) of this Plan, two (2) mixed use buildings consisting of 
residential and at-grade retail and service commercial uses and office uses, 
with a maximum building height of nine (9) storeys shall be permitted on 
lands identified as 484 and 490 Plains Road East. 

8.1.3(8) URBAN CORRIDOR-EMPLOYMENT DESIGNATION 

8.1.3(8.1) OBJECTIVES 

 To provide locations in the city along Major Arterial or Multi-Purpose Arterial 
Streets that are primarily intended for higher intensity employment uses. 
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 To encourage higher intensity, transit-supportive and pedestrian-oriented 
mixed use development in a compact built form and to ensure an 
employment function on these lands while retaining compatibility with the 
surrounding area. 

 To ensure development of Urban Corridor-Employment Lands provides a 
safe, accessible and attractive pedestrian environment. 

8.1.3(8.2) POLICIES 

 Urban Corridor-Employment Lands are intended to provide for the retail and 
service commercial needs of the employment uses and their employees 
within and immediately adjacent to the Corridor. 

 The following uses may be permitted on lands designated Urban Corridor-
Employment Lands: 

 industrial uses; 

 office uses; 

 accessory retail and service commercial uses which serve the day to 
day needs of employees; 

 home improvement and home décor sales; 

 automotive commercial uses, including large-scale motor vehicle 
dealerships existing on the date this Plan comes into effect; 

 entertainment uses; and 

 recreation uses. 

 Accessory retail and service commercial uses may only be permitted provided 
that: 

 the use is located at grade level; and 

 the use is located within a building containing or proposed to contain 
employment uses above the first storey. 

 Limited display and/or retail sale of products manufactured, processed, 
fabricated, assembled or warehoused on-site, and located in the same 
premises as the primary use, may be permitted as follows: 

 the proportion of the area of a building devoted to the display and/or 
sale of products shall be limited in the Zoning By-law, so that the 
space is accessory and clearly subordinate to the primary use of the 
building. 
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 Transit-supportive and pedestrian-oriented urban design shall be required in 
the development of Urban Corridor-Employment Lands. 

 A maximum floor area ratio of development of 2.0:1 is an appropriate built 
form in Urban Corridor-Employment Lands. An increase to this floor area 
ratio may occur through a site-specific Zoning By-law amendment or minor 
variance application, without the need for an amendment to this Plan, 
provided that the objectives of the Urban Corridor-Employment designation 
are maintained. 

 The minimum building height shall be two (2) storeys, except for industrial 
uses where no minimum height is required; and the maximum building 
height shall not exceed six (6) storeys. Where required to ensure 
compatibility, four (4) to six (6) storey buildings may be required to be 
terraced back from adjacent residential areas and/or the street. 

 The City has identified the Urban Corridor-Employment Lands located at the 
north-west corner of the intersection of Fairview Street and Guelph Line, as 
having development opportunities to achieve a transformation into a vibrant 
gateway area and achieve other City objectives, including high quality design, 
and enhanced connectivity and open spaces. On these Urban Corridor-
Employment lands, the following policy applies: 

 taller buildings up to a maximum height of eleven (11) storeys may be 
permitted for a proposed development through a site-specific Zoning 
By-law amendment, subject to the fulfillment of the following criteria: 

 a significant reduction of parking at grade; 

 residential uses and other sensitive land uses are prohibited; 
and 

 the proponent submits and implements, to the satisfaction of 
the City, an urban design brief that demonstrates how the 
proposal’s design achieves high quality of design and mitigates 
the adverse impacts of the increase in height on public 
sidewalks, public open spaces and adjacent uses. 

 The Zoning By-law shall establish a maximum floor area and a maximum floor 
area at grade per individual retail and service commercial unit, based on such 
considerations as planned commercial function, built form, and contribution 
to achieving vibrant, active and walkable built environments in Urban 
Corridor-Employment Lands. 

 Motor vehicle dealerships in Urban Corridor-Employment Lands shall 
contribute to a vibrant, active and walkable built environment. The following 
site design and development factors shall be considered in reviewing 
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proposals for new small-scale motor vehicle dealerships and/or expanding 
existing small or large-scale motor vehicle dealerships in Urban Corridor-
Employment Lands: 

 where new buildings are erected or buildings are relocated, outdoor 
vehicle storage and display areas shall be located at the side or rear 
of buildings and shall be encouraged in multi-storey structures and/or 
below grade; and 

 a landscaped buffer shall be provided along the edge of the site 
where existing parking areas or vehicle storage areas are located 
adjacent to the street. 

 Urban Corridor-Employment Lands shall be served by frequent transit 
corridors. 

 The addition of non-employment uses through a site-specific Official Plan 
Amendment shall only be permitted on lands outside the Region of Halton 
Employment Area where: 

  the subject lands meet the overall policy intent of the Urban Corridor 
– Employment designation; and, 

 the proposed development ensures the inclusion of sufficient space to 
retain a similar number of jobs currently located on the site, or where 
the site is currently underutilized or vacant, the number of jobs 
proposed on the site should achieve 50 jobs per net hectare; and, 

  where the proposed development is located within an MTSA Special 
Planning Area and is proposed in advance of an area-specific plan the 
policies of section 8.1.2 Major Transit Station Areas of this Plan shall 
apply. 

8.1.3(8.3) SITE-SPECIFIC POLICIES 

 1200 King Road: Notwithstanding the policies of Subsections 8.1.3 (8.2) b) 
and h) of this Plan, the following additional policies apply to lands designated 
“Urban Corridor-Employment” and located west of King Road, south of 
Highway 403, and identified as 1200 King Road: 

 no minimum building height is required; and 

 should the sports arena and/or stadium facility referenced in 
Subsection 8.2.3(3) d) of this Plan, be constructed on the “General 
Employment” lands located to the south, additional retail and service 
commercial uses related to the sports arena and/or stadium facility 
and permitted in the Urban Corridor designation may be permitted.  
These uses shall consist of those uses permitted in the Urban Corridor 
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designation, with the exception of residential uses, 
supermarket/grocery store and large building supplies/garden store. 
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 EMPLOYMENT  

The lands identified as General Employment and Business Corridor on Schedule C: 
Land Use – Urban Area, of this Plan, are designated for employment uses and help 
the City to fulfill its obligation to ensure all types of businesses can locate and 
thrive in the city.  These designations are based on a range of permitted uses, the 
scale and intensity of the development allowed, the design standards that shall 
apply and the potential adverse effects of these uses on adjacent uses. 

A full range of manufacturing, warehousing and office uses will be permitted on 
lands designated for employment uses.  Accessory retail and service commercial 
uses and other facilities ancillary to manufacturing, warehousing and office uses 
may be permitted, subject to the policies of this Plan. 

The objective of the employment policies is to ensure opportunities to 
accommodate employment to the planning horizon of this Plan and beyond. Given 
that there will be very limited, if any, opportunities to designate additional 
employment land, future employment growth, beyond 2031, will be 
accommodated primarily through intensification. 

 GENERAL OBJECTIVES 

 To maintain a sufficient supply of land within the Urban Area for employment 
in order to achieve the employment distributed to the city by the Region of 
Halton.  To ensure an adequate supply of land designated for employment to 
allow for choice in terms of location, size of property and servicing needs.  It 
is the general intent of this Plan that this supply shall not be reduced through 
re-designation of lands designated for employment to permit non-
employment uses, except in accordance with the policies of this Plan. 

 To encourage, through the implementation of site plan control and urban 
design policies, aesthetically pleasing employment development in the city, 
especially along arterial streets and Provincial freeway frontages. 

 To provide appropriate locations for employment uses that have features 
that are not compatible with other land uses. 

 To support intensification through development of lands designated for 
employment uses. 

 To develop existing lands designated for employment uses in a manner that 
efficiently uses existing infrastructure and land. 

 To maintain the primary function and long term viability of lands designated 
for employment uses. 
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 To enhance employee access to amenities that supports the broader function 
of the surrounding lands designated for employment uses. 

 To locate manufacturing uses so as to provide convenient access to 
infrastructure such as rail sidings, high voltage power lines, high pressure and 
capacity gas lines, and critical high tech infrastructure and heavy truck 
roadbeds and truck routes. 

 To expand access to lands designated for employment uses with frequent 
and tailored transit service and the development of transit-supportive 
employment facilities to respond to the needs of employees and businesses. 

 To implement the five-year Burlington Economic Development Corporation 
Economic Development Strategy. 

 GENERAL POLICIES 

 A sufficient supply of land designated for employment shall be maintained 
within the Urban Area in order to meet anticipated short and long-term 
needs, including an adequate supply of serviced land and an allowance for 
choice in terms of location, size of property and servicing needs. 

 Limited display and/or retail sale of products manufactured, processed, 
fabricated, assembled or warehoused on-site, and located in the same 
premises as the primary use, may be permitted as follows: 

 the proportion of the area of a building devoted to the display and/or 
sale of products shall be limited in the Zoning By-law, so that the 
space is accessory and clearly subordinate to the primary use of the 
building. 

 The accessory retail and service commercial uses permitted under 
Subsections 8.2.3(2) a) (ii) and 8.2.4(2) a) (ii) of this Plan shall be subject to 
the following: 

  such uses shall be ancillary employment uses as defined in Chapter 
13: Definitions, of this Plan; 

 no more than fifteen (15) percent of the total floor area of any one 
building shall be used for accessory uses, except that a restaurant 
may occupy up to one hundred (100) percent of the total floor area of 
any one building if: 

 the total floor area of all buildings on the site is greater than 
three thousand (3,000) sq. m.; 
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 the total floor area of all restaurants does not exceed fifteen 
(15) percent of the total floor area of all buildings on the site; 
and 

 the site has access to a Major Arterial or Multi-Purpose Arterial 
Street, Urban Avenue, or Industrial Connector as identified on 
Schedule O-1: Classification of Transportation Facilities-Urban 
Area, of this Plan; 

 Where accessory retail and/or service commercial uses are proposed on an 
existing occupied employment site that would exceed the maximum fifteen 
(15) percent total floor area set out in Subsection 8.2.2 c) (ii) of this Plan, 
such a proposal may be considered by the City through a site-specific Zoning 
By-law amendment, without the need for an amendment to this Plan, where 
the following criteria are addressed to the satisfaction of the City: 

 the proposed use shall meet the definition of ancillary employment 
use as defined in Chapter 13: Definitions, of this Plan; 

 the proposed use shall maintain and support the employment 
function of the site and shall in no case exceed thirty (30) percent of 
the total floor area of all existing buildings on the site; 

 the applicant shall demonstrate that there are no unacceptable 
adverse effects on the surrounding area related to noise, vibration, 
dust or odour, or unacceptable adverse impacts related to traffic and 
parking, and that the surrounding existing or permitted uses are 
compatible with the proposed use; 

 the proposed use shall have direct access to existing or planned 
transit; and 

 the proposed use is, or shall be, pedestrian and active transportation 
accessible. 

 The recreation uses permitted under Subsections 8.2.3(2) a) (iii) and 8.2.4(2) 
a) (iii) of this Plan shall be subject to the following: 

 such uses shall meet the definition of ancillary employment use, as 
defined in Chapter 13: Definitions, of this Plan; and 

 the use shall be located within a building with existing or planned 
employment uses. 

 Notwithstanding Subsection 8.2.2 e) (ii), where recreation uses are proposed 
in a separate building on the same lot as an existing occupied employment 
site, the proposal may be considered by the City through a site-specific 
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Zoning By-law Amendment, where the following criteria are addressed to the 
satisfaction of the City: 

 the use shall be an ancillary employment use, as defined in Chapter 
13: Definitions, of this Plan; 

 the site has access to at least one Major Arterial or Multi-Purpose 
Arterial Street, Urban Avenue or Industrial Connector, as identified on 
Schedule O-1: Classification of Transportation Facilities-Urban Area, 
of this Plan; 

 the site is located at the periphery of the lands designated for 
employment uses as shown on Schedule C: Land Use – Urban Area 
and Schedule E: Land Use – Uptown Urban Centre, of this Plan.  

 the proposed use is compatible with surrounding uses; 

 the site shall be planned to support safe pedestrian access and access 
to transit; and, 

 where the lands are designated Business Corridor, the proposed 
development: 

 provides enhanced landscaping to frame the use, given the 
prestige nature of the lands; and 

 incorporates excellence in urban design. 

 Notwithstanding Subsection 8.2.3(2) a) iii) of this Plan, existing recreation 
uses permitted as of the date of approval of this Plan will become legal non-
conforming uses.  Minor additions to those existing recreation uses or 
change of use from one recreation use to another recreation use may be 
permitted. 

 Proposals for the re-designation of lands to a General Employment or 
Business Corridor designation from another designation shall require an 
amendment to this Plan and shall be evaluated based on the fulfillment of 
the following criteria: 

 the area has access to and from a Major Arterial, Multi-Purpose 
Arterial, or Industrial Connector Street, as identified on Schedule O-1: 
Classification of Transportation Facilities-Urban Area, of this Plan; 

 full municipal infrastructure including sewer, water and utilities are 
available; 

 development of the site shall be compatible with existing and 
proposed uses in the surrounding area; 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-112 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 the site has direct access to streets that can accommodate the 
anticipated traffic generated by the proposed development; 

 the anticipated traffic shall not result in through traffic in surrounding 
residential areas; 

 efficient public transit service can be provided in the area; and 

 for Business Corridor designations only, the site is located in an area 
where there is visibility to the Queen Elizabeth Way, Highway 403 or 
Highway 407 or is adjacent to a freeway interchange. 

 Where development abuts existing or future residential areas, landscaping 
and other site plan design elements shall be required in order to create an 
aesthetically pleasing environment for residents.  Development shall be 
subject to the land use compatibility policies in Section 4.6, Land Use 
Compatibility, of this Plan. 

 Major retail and residential uses are prohibited in the General Employment 
and Business Corridor Designation. 

 In the General Employment and Business Corridor designations, institutional 
uses and public service facilities may be considered, subject to the policies of 
Subsection 3.2.2 e) of this Plan. 

 GENERAL EMPLOYMENT DESIGNATION 

8.2.3(1) OBJECTIVES 

 To provide locations for existing, new and/or relocating manufacturing, 
assembly, distribution and service industrial uses. 

 To provide locations in the city for a broad range of employment and office 
uses. 

 To separate General Employment areas from sensitive land uses, particularly 
residential, due to potential adverse effects. 

 To provide some locations in the General Employment designation for low-
intensity, industrial uses, and offices that have a limited effect on the 
surrounding environment and that are generally small-scale.  These uses can 
usually be located close to sensitive land uses, including residential land uses, 
without significant adverse effects if appropriate site plan design features are 
used and if appropriate mitigation measures are incorporated. 

8.2.3(2) POLICIES 
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 The following uses may be permitted within the General Employment 
designation: 

 industrial uses that involve assembling, fabricating, manufacturing, 
processing, warehousing and distribution uses, repair activities, 
communications, utilities, transportation, storage, service trades and 
construction uses; office uses; research and information processing; 
automotive commercial uses, including large-scale motor vehicle 
dealerships; 

 a limited range of accessory retail uses such as convenience stores, 
and a full range of accessory service commercial uses such as 
restaurants and banks, subject to the provisions of Subsection 8.2.2 c) 
and d) of this Plan; 

 a limited range of recreation uses such as fitness centres and gyms, 
subject to the provisions of Subsections 8.2.2 e) and f) of this Plan; 

 adult entertainment uses, subject to the provisions of Subsection 
8.2.3(2) d) of this Plan; and 

 in locations adjacent to residential and other sensitive land uses, only 
uses that would have limited adverse effects on the surrounding area 
shall be permitted. 

 The City will encourage the retention of existing manufacturing uses and 
permit a wide range of manufacturing uses at these locations. 

 A range of building heights and development intensities shall be permitted 
within areas designated as General Employment. 

 Regulations relating to the location of adult entertainment establishments 
shall be included in the Zoning By-law and shall be based on the following: 

 a separation distance of four hundred (400) m from land uses that are 
sensitive to adult entertainment uses, such as residential, schools, 
places of worship and assembly, retail and service commercial uses 
and day care centres; 

 properties containing adult entertainment establishments shall not 
abut a Provincial Freeway, Major Arterial or Multi-Purpose Arterial 
Street; and 

 restrictions on the number and size of adult entertainment 
establishments and the establishment of a separation distance 
between them, which may be reduced when they are separated by a 
major barrier such as a Provincial Freeway. 
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8.2.3(3) SITE-SPECIFIC POLICIES 

 1195 Walker’s Line: Notwithstanding Subsection 8.2.3(2) a) of this Plan, 
freestanding restaurant uses may be permitted on property identified as 
1195 Walker’s Line. 

 4045 Harvester Road: Notwithstanding Subsection 8.2.3(2) a) of this Plan, on 
the property identified as 4045 Harvester Road, one freestanding restaurant 
and one additional office or industrial building of a minimum of one 
thousand, four hundred and thirty (1,430) sq. m. in size, containing up to 
thirty (30) percent of a limited range of accessory retail and service 
commercial uses, may be permitted. 

 3190, 3210 & 3250 Harvester Road: In addition to the other policies of this 
Plan, the following policies apply to those lands designated “General 
Employment” located south of Harvester Road, between Laurentian Drive 
and Cumberland Avenue, and identified as 3190, 3210 & 3250 Harvester 
Road: 

 as part of the review of any development proposals, a north-south 
pedestrian connection may be provided across the Canadian National 
Railways tracks at Cumberland Avenue.  The actual location and design 
details shall be determined by the City and Canadian National Railways; 

 as part of the development of lands west of Roseland Creek, a pedestrian 
and bicycle path shall be provided along the Roseland Creek south from 
Harvester Road and a pedestrian crossing access over the Roseland Creek 
may be provided near the southern extent of Laurentian Drive, subject to 
the approval of Conservation Halton. 

 1200 King Road: Notwithstanding Subsection 8.2.3(2) a) of this Plan, the 
following additional policies apply to lands designated “General 
Employment” and located west of King Road, south of Highway 403, and 
identified as 1200 King Road: 

 recreation use and entertainment uses, including a sports arena 
and/or stadium, shall be permitted only up to a maximum seating 
capacity of nine thousand (9,000) persons.  Any recreation use or 
entertainment uses(s) with a seating capacity in excess of nine 
thousand (9,000) persons shall require a further amendment to this 
Plan; 

 the Zoning By-law shall contain provisions relating to recreation and 
entertainment uses, placing a Holding (H) zone prefix on these lands 
which prohibit a sports arena and/or stadium with a maximum 
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seating capacity of nine thousand (9,000) persons, until the following 
is completed to the satisfaction of the City: 

a. the submission of a parking and access study which 
demonstrates that site access and parking shall be adequate to 
meet the demands of the sports arena and/or stadium facility; 

b. the proposed east-west service road extending from 
Waterdown Road to King Road has received all applicable 
approvals to permit its construction; and 

c. adequate securities have been posted with the City to ensure 
that the construction of the entire east-west service road shall 
be completed concurrent with the completion of the sports 
arena and/or stadium facility. 

 1250 Appleby Line; 4495 North Service Road; 1243, 
1239,1227,1181,1230,1254,1240,1200,1184/1178 and 1144 Plains Road 
East;  955 Maple Avenue:  Notwithstanding the policies of Subsections 8.2.2 
d) and 8.2.3(2) a) of this Plan, freestanding entertainment uses and 
recreation uses may be permitted. 

 BUSINESS CORRIDOR DESIGNATION 

8.2.4(1) OBJECTIVES 

 To provide locations in the city for prestige-type offices and industrial uses 
that require good access and high visibility along major transportation 
routes. 

 To permit a wide range of employment uses including office, industrial and 
ancillary employment uses. 

 To establish high design and development standards for Business Corridor 
lands. 

8.2.4(2) POLICIES 

 The following uses may be permitted within the Business Corridor 
designation: 

 a broad range of office uses; industrial uses that involve assembling, 
fabricating, manufacturing, processing, warehousing and distribution 
uses, research and information processing, communications, utilities 
and transportation uses, and service trades, provided these uses are 
located within an enclosed building and are unlikely to cause 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-116 

 

Burlington Official Plan 
November 2020 

Chapter 8 

significant adverse effects such as noise, vibration, odours or dust; 
hotel, conference and convention uses; 

 a limited range of accessory retail uses such as convenience stores, 
and a full range of accessory service commercial uses such as 
restaurants and banks, subject to the provisions of Subsection 8.2.2 c) 
and d) of this Plan; and 

 a limited range of recreation uses such as fitness centres and gyms, 
subject to the provisions of Subsections 8.2.2 e) and f) of this Plan; 
and 

 large-scale motor vehicle dealerships, subject to the provisions of 
Subsection 8.2.4(2) e) of this Plan. 

 A range of building heights and development intensities shall be permitted 
within areas designated as Business Corridor. 

 The City will encourage a minimum floor area ratio of development of 0.25:1 
for office development in Business Corridor Lands in order to promote more 
efficient use of land.  Any modification to this floor area ratio may occur 
through a site-specific Zoning By-law amendment or minor variance 
application, without the need for an amendment to this Plan, provided that 
the objectives of the Business Corridor designation are maintained. 

 The City will encourage the retention of existing manufacturing uses and 
permit a wide range of manufacturing uses at these locations. 

 A  large-scale motor vehicle dealership may be considered by the City 
through a site-specific Zoning By-law Amendment, subject to the fulfillment 
of the following criteria: 

 a minimum employment generation target of forty-five (45) jobs per 
hectare is met; 

 the site should be located on a Major Arterial or Multi-Purpose 
Arterial Street or Industrial Connector, as outlined on Schedule O-1: 
Classification of Transportation Facilities- Urban Area, of this Plan; 

 outside storage shall be limited (including the parking of vehicles), 
and any required outside storage shall be landscaped. Storage of 
vehicles may be permitted underground, or alternatively, off site; and 

 other site plan considerations are addressed, including, but not 
limited to, stormwater management and drainage and landscaping 
details. 

8.2.4(3) SITE-SPECIFIC POLICIES 
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 441, 501, 521, 538, 539, 559, 578, 598, 649, 801 & 891 North Service Road; 
1450 King Road; 1549, 1550, 1569 & 1570 Yorkton Court and 538, 539, 559, 
578 & 598 King Forest Court:  Notwithstanding the other policies of this Plan, 
on the lands on the north side of the North Service Road, east and west of 
King Road, and identified as 441, 501, 521, 538, 539, 559, 578, 598, 649, 801 
& 891 North Service Road, 1450 King Road, 1549, 1550, 1569 & 1570 Yorkton 
Court and 538, 539, 559, 578 & 598 King Forest Court, only lower intensity 
development may be permitted, subject to the following: 

 the open-space character of the area shall be maintained to the 
maximum possible degree; 

 outside storage of goods and materials is prohibited; 

 all uses except parking shall be enclosed; 

 parking facilities shall be landscaped and screened; 

 landscaping, tree planting and berms shall be provided within 
landscape areas abutting North Service Road and King Road; 

 the City’s Natural Heritage System and other wooded areas, 
hedgerows and trees shall be protected to the maximum possible 
degree; 

 a maximum impervious coverage of forty (40) percent shall be 
provided for lots which front the North Service Road, save and except 
1450 King Road, or as permitted in the Zoning By-law; 

 the outside storage of finished brick materials is permitted on 
approximately 7.5 ha of land consisting of the southernmost 4.8 ha of 
1570 Yorkton Court and approximately the westernmost 2.7 ha of 
1570 Yorkton Court; and 

 notwithstanding Subsections 8.2.4(2) a) and e) of this Plan, a large-
scale motor vehicle dealership is permitted on land identified as 441 
North Service Road.  A limited amount of outside storage of motor 
vehicles for retail use is also permitted, provided the storage area is 
screened from the North Service Road with landscaping and 
decorative features.  Waste and refuse containers are permitted, 
provided they are screened from the North Service Road. 

 additional uses that are supportive of and accessory to, the large-
scale motor vehicle dealership on 441 North Service Road, and that 
may not be located on the same lot as 441 North Service Road, 
including the outside storage of motor vehicles and parking, may also 
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be permitted on any of the lands identified under Subsection 
8.2.4(3)(a) of this Plan. 

 151, 201, 291 & 391 North Service Road: Development of lands designated 
“Business Corridor” on the north side of North Service Road, west of King 
Road, and identified as 151, 201, 291 North Service Road and the 
development of lands at 391 North Service Road, designated “City’s Natural 
Heritage System”, shall also be required to submit and implement the 
following: 

 a site-specific Environmental Impact Assessment (EIA), as described in 
Subsection 4.2.4 of this Plan, and prepared by a qualified person, to 
ensure that negative impacts on the natural environment and natural 
heritage features and areas are minimized, through such measures as 
maximum impervious surface limits and setbacks from watercourses 
and natural features; 

 a viewshed study and calculation of maximum building heights to 
ensure views to the Escarpment are maintained to the maximum 
extent;  

 compliance with the policies of Subsection 10.3.3 of this Plan; and 

 in accordance with subsection 4.2.2 (h) upon the acceptance of the 
EIA, if the City’s Natural Heritage System is modified to exclude all or 
part of 391 North Service Road, 391 North Service Road or part 
thereof, shall be designated “Business Corridor” without amendment 
to this Plan. 

 990 Fraser Drive:  In addition to the uses permitted in Subsection 8.2.4(2) a) 
of this Plan, a retail furniture showroom in combination with a furniture 
warehouse is permitted on lands identified as 990 Fraser Drive, provided the 
retail showroom does not exceed fifty (50) percent of the floor area of the 
building. 

 4111 North Service Road and 4315 North Service Road:  In addition to the 
uses permitted in Subsections 8.2.4(2) a) and e) of this Plan, motor vehicle 
dealerships are also permitted on lands identified as 4111 North Service Road 
and 4315 North Service Road. 

 3106, 3110, 3120, 3130 and 3140 South Service Road:  In addition to the 
uses permitted in Subsection 8.2.4(2) a) of this Plan, freestanding restaurants 
are permitted on those lands identified as 3106, 3110, 3120, 3130 and 3140 
South Service Road. 

 Alton Community: In addition to the policies in Subsection 8.2.4(2) a) of this 
Plan, within the area bounded by Dundas Street to the south, Highway No. 
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407 to the north and west and Bronte Creek to the east, known as the Alton 
Community, outdoor storage is prohibited in yards adjacent to Highway No. 
407. Outdoor storage in other locations shall be sited, fenced and screened 
so as not to detract from the character of the Business Corridor. 

 3750 Palladium Way: In addition to the uses permitted in Subsection 8.2.4(2) 
a) of this Plan, development of the lands identified as 3750 Palladium Way 
shall be subject to the following additional policies: 

 a maximum of 0.9 ha of the lands may be used for freestanding 
service commercial uses including restaurants and motor vehicle 
service stations and a freestanding convenience store, provided the 
total floor area of these uses does not exceed one thousand four 
hundred (1,400) sq. m, excluding a motor vehicle service station; and 

 the remainder of the lands shall only be used in accordance with the 
uses permitted in Subsection 8.2.4(2) a) (i) of this Plan. 

 3027 Harvester Road and 901 Guelph Line:  In addition to the other policies 
of this Plan, the following policies apply to development within the north-
east and south-east quadrants of the intersection of Harvester Road and 
Guelph Line, identified as 3027 Harvester Road and 901 Guelph Line: 

 this intersection is identified as a gateway to the city and shall consist 
of high quality, office development fronting and facing Guelph Line 
and Harvester Road.  An urban plaza located at the south-east corner 
shall signal the entry into the corporate gateway; 

 the Zoning By-law shall contain provisions which shall permit the 
development of high quality, business corridor uses at the south-east 
corner of Guelph Line and Harvester Road, in order to act as visual 
landmarks and help establish the gateway to the city; 

 pedestrian access shall be provided from lands east of Roseland 
Creek, over the creek and through to Guelph Line, as part of the 
development of lands west of Roseland Creek; 

 development shall not proceed on the lands bounded by the Roseland 
Creek, Guelph Line, the CNR tracks and Harvester Road, until such 
time as the property owners sign a Master Servicing/Cost Sharing 
Agreement for future creek, servicing, traffic and streetscaping 
improvements in the area; 

 all development within the lands bounded by the Roseland Creek, 
Guelph Line, the CNR tracks and Harvester Road, shall be evaluated 
within the context of a comprehensive site plan for the entire area 
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that provides appropriate detail with respect to built form, land use 
mix, internal road pattern and pedestrian access. 

 3309 Harrison Crescent:  In addition to the other policies of this Plan, the 
lands identified as 3309 Harrison Crescent, shall be subject to the following 
policies: 

 banks and similar uses as identified through the Zoning By-law, shall 
not be subject to the provisions of Subsection 8.2.2 c) of this Plan; 

 all parking areas shall be provided as surface parking.  No above 
grade or below grade parking structures are permitted. 

 960 Cumberland Avenue:  Notwithstanding the other policies of this Plan, on 
the lands identified as 960 Cumberland Avenue, a freestanding fitness and 
racquet club is permitted.  In addition, parking for the fitness and racquet 
club may be located on 957 Cumberland Avenue. 
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 RESIDENTIAL NEIGHBOURHOOD AREAS 

The lands designated as "Residential Neighbourhood Areas" on Schedule B: Urban 
Structure, within the Urban Area, are intended to provide for housing and other 
residential supportive land uses that are part of an urban residential environment.  
Housing may take many forms ranging from single detached homes to tall 
buildings and will occur primarily in the form of intensification within existing 
areas. 

The city’s Residential Neighbourhood Area is comprised of three land use 
designations based on density and building types: Residential – Low Density, 
Residential – Medium Density and Residential – High Density, identified on 

Schedule C: Land Use - Urban Area, of this Plan. Each designation is based on the 
function, land uses, location, density and scale of development. 

New residential housing within the Residential Neighbourhood Area will be 
accommodated primarily through the intensification of existing areas, where 
compatible.  The City will address new housing demands, through the best use of 
existing infrastructure and public service facilities within the Urban Area. 

 GENERAL OBJECTIVES 

 To encourage new residential development and residential intensification 
within the Residential Neighbourhood Area in accordance with Provincial, 
Regional and City growth management objectives, while recognizing that the 
density and form of new development must be balanced with other planning 
considerations, such as the availability of  infrastructure and public service 
facilities, and also ensuring that new development achieves compatibility and 
integration within existing residential neighbourhoods. 

 To provide housing in a form and location that supports the existing, and the 
expansion of, the city’s transportation network, with emphasis on public 
transit and active transportation. 

 To encourage the accommodation of a diverse range of household sizes and 
incomes. 

 To encourage a strong live/work relationship within the city by providing 
housing that reflects the existing and future socio-economic, employment 
and demographic characteristics of local residents. 

 To provide, where compatible, housing opportunities in proximity to 
Employment Areas and other land uses that support residential 
neighbourhoods, such as commercial and recreational activities, in order to 
improve access to places of work and neighbourhood amenities with a 
reduced dependence on private automobiles. 
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 To provide opportunities for limited small-scale commercial uses within 
medium and high density residential neighbourhood areas, where 
compatible, which serve the day-to-day needs of residents without the need 
for a private automobile. 

 To encourage the integration of a wide range of housing types and tenures 
within Residential Neighbourhood Areas, including assisted and special needs 
housing, affordable housing and rental housing. 

 To ensure that development within the Residential Neighbourhood Area is 
compatible with surrounding properties. 

 GENERAL POLICIES 

 In addition to the permitted uses of each land use designation, within 
Residential Neighbourhood Areas, the following neighbourhood support uses 
may be permitted: 

 assisted and special needs housing such as group homes, retirement 
homes and long-term care facilities, provided compatibility with the 
surrounding neighbourhood is achieved; 

 home occupations and cottage industries, which are compatible with, 
and complementary to, the primarily residential neighbourhood; and 
subject to the policies of Subsection 8.3.7 of this Plan; 

 office conversions within existing single-detached dwellings, which 
are compatible with, and complementary to, the primarily residential 
neighbourhood, and subject to the policies of Subsection 8.3.8 of this 
Plan; and 

 neighbourhood parks and open spaces. 

 Multi-unit residential developments in Residential Neighbourhood Areas 
should incorporate a mix of unit sizes to accommodate a diverse range of 
household sizes and incomes. 

 Development which proposes the creation of a new common roadway will be 
encouraged to provide the roadway in the form of a public right-of-way. 

 The preservation and enhancement of on-site trees and vegetation will be 
encouraged in order to assist in maintaining the character of the surrounding 
neighbourhood. 

 Where there is a significant loss of existing on-site trees and vegetation, 
appropriate compensation shall be provided. 
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 RESIDENTIAL LOW-DENSITY 

8.3.3(1) POLICIES 

 On lands designated Residential – Low Density, single-detached and semi-
detached dwellings may be permitted. 

 Notwithstanding Subsection 8.3.3(1) a) of this Plan, townhouses may be 
considered by the City on lands designated Residential – Low Density, 
through a site-specific Zoning By-Law Amendment, subject to the fulfillment 
of the following criteria: 

 the development does not exceed the density established in 
Subsection 8.3.3(1) c) of this Plan; 

 the development form is compatible with the surrounding area;  

 the development form is respectful of the physical character of the 
neighbourhood; and 

 the development includes the provision of a functional amenity area 
at grade. 

 On lands designated Residential – Low Density, development shall be 
permitted to a maximum density of twenty-five (25) units per net hectare. 

 On lands designated Residential – Low Density, the maximum height of 
development shall be established through the implementing Zoning By-Law. 

 On lands designated Residential- Low Density, in addition to the criteria 
contained in Subsection 12.1.7(2) of this Plan, the following criterion shall be 
considered when evaluating minor variance applications for increased height: 

 the maximum building height should be comparable to the average 
height of the highest points of the rooflines of existing residential 
buildings on the immediately adjoining properties sharing lot lines 
with the lands under application. 

8.3.3(2) SITE-SPECIFIC POLICIES 

 Orchard Community: Notwithstanding the policies of Subsections 8.3.3(1) a) 
to d) of this Plan, within the area bounded by Upper Middle Road to the 
south, Bronte Creek Valley to the east, Dundas Street and the CN rail line to 
the north and Appleby Line to the west, known as the Orchard Community, 
the maximum density of development on lands designated Residential - Low 
Density shall be thirty (30) units per net hectare.  The permitted housing 
forms in the low and medium density areas shall include predominantly 
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single-detached and semi-detached units, townhouses and street 
townhouses; duplexes, three-plexes and four-plexes are also permitted. 

 Alton Community:   Notwithstanding the policies of Subsection 8.3.3(1) c) of 
this Plan, within the area by Dundas Street to the south, Highway No. 407 to 
the north and west and Bronte Creek to the east, known as the Alton 
Community, the maximum density of development on lands designated 
Residential - Low Density shall be thirty (30) units per net hectare. 

 RESIDENTIAL-MEDIUM DENSITY 

8.3.4(1) POLICIES 

 On lands designated Residential – Medium Density, ground and non-ground-
oriented dwellings including single-detached and semi-detached dwellings, 
townhouses, street townhouses, stacked townhouses, back-to-back 
townhouses and low-rise residential buildings may be permitted. 

 On lands designated Residential – Medium Density, ground or non-ground-
oriented dwellings, as specified in Subsection 8.3.4(1) a) of this Plan, may be 
permitted at a density of twenty-six (26) to seventy-five (75) units per net 
hectare, subject to Subsection 8.3.4(1) c) of this Plan. 

 On lands designated Residential – Medium Density, development may be 
permitted to a maximum height of: 

 three (3) storeys for ground-oriented dwellings (not including rooftop 
amenity/outdoor areas); or 

 four (4) storeys for non-ground-oriented dwellings. 

 Development of non-ground oriented buildings shall be permitted only at the 
periphery of existing neighbourhoods. 

8.3.4(2) SITE-SPECIFIC POLICIES 

 2290 Queensway Drive:  Notwithstanding the policies of Subsection 8.3.4(1) 
a) of this Plan, development on lands identified as 2290 Queensway Drive 
shall be subject to the following: 

 in addition to the uses permitted in Subsection 8.3.4(1) a) of this Plan, 
additional specialized retail and service commercial uses, as set out in 
the Zoning By-law, may be permitted on the property; and 

 the additional permitted retail and service commercial uses are 
permitted within the existing building only. 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-125 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 1180 Unsworth Avenue: Notwithstanding the policies of Subsection 8.3.4(1) 
a) of this Plan, on the lands identified as 1180 Unsworth Avenue, a Local 
Centre, including freestanding offices, may also be permitted, with a 
maximum non-residential floor area of four hundred (400) sq. m. 

 4107 & 4125 Upper Middle Road: Notwithstanding the policies of Subsection 
8.3.4(1) a) and Subsection 8.3.8 of this Plan, the lands located on the north 
side of Upper Middle Road, west of William O’Connell Boulevard, and 
identified as 4107 & 4125 Upper Middle Road, may also be used for offices, 
subject to compatibility being provided with the abutting single-detached 
residential neighbourhood to the north. 

 3095 New Street: Notwithstanding the policies of Subsections 8.3.4(1) a) and 
c) of this Plan, on lands identified as 3095 New Street, a mixed-use building 
with office and residential uses may be permitted, and the maximum building 
height shall be three (3) storeys. 

 RESIDENTIAL-HIGH DENSITY 

8.3.5(1) POLICIES 

 On lands designated Residential – High Density, ground and non-ground-
oriented dwellings including townhouses, street townhouses, stacked 
townhouses, back-to-back townhouses, stacked back-to-back townhouses, 
attached housing and apartments, but excluding single-detached and semi-
detached dwellings, may be permitted. 

 On lands designated Residential – High Density, ground or non-ground-
oriented dwellings, as specified in Subsection 8.3.5(1) a) of this Plan, may be 
permitted, with a density ranging between seventy-six (76) and one hundred 
and eighty-five (185) units per net hectare. 

 Notwithstanding the density range identified in Subsection 8.3.5(1) b) of this 
Plan, development with a proposed density in excess of one hundred and 
eighty-five (185) units per net hectare, may be considered by the City 
through a site-specific Zoning By-law Amendment, without the need for an 
amendment to this Plan, subject to the fulfillment of the following criteria: 

 a significant reduction of parking at grade;  

 the development should be located within four hundred (400) m of a 
frequent transit corridor; and 

 the development shall conform with all applicable minimum and 
maximum height requirements as stated in the Zoning By-Law. 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-126 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 On lands designated Residential – High Density, the maximum height of 
development shall be established through the implementing Zoning By-Law. 

 Development on lands designated Residential – High Density should provide a 
functional outdoor common amenity area at grade level for use by residents. 

8.3.5(2) SITE-SPECIFIC POLICIES 

 Alton Community: Notwithstanding Subsections 8.3.5(1) a) & d) of this Plan, 
within the area bounded by Dundas Street to the south, Highway No. 407 to 
the north and west and Bronte Creek to the east, known as the Alton 
Community, on lands designated Residential – High Density street 
townhouses and stacked townhouses, attached housing and apartments to a 
maximum height of ten (10) storeys may be permitted. 

 910 Guelph Line: In addition to the other policies of this Plan, the following 
policies shall apply to development on lands located in the south-west 
quadrant of Guelph Line and Glenwood School Drive and identified as 910 
Guelph Line: 

 this intersection is identified as a gateway to the city and any 
development abutting the intersection shall be in a compact, urban 
form; 

 the lands shall be developed with buildings that front and face the 
street, and building heights, massing, setbacks and landscape 
features shall be designed to enhance the gateway function of this 
intersection; 

 a maximum floor area ratio of 2.0:1 may be permitted, provided that 
the building height, massing, setbacks and landscaping features are 
designed to enhance the gateway function of the intersection in 
accordance with the approved Urban Design Guidelines. 

 1800 Tobyn Drive:  Notwithstanding the density ranges identified in 
Subsections 8.3.5(1) b) and c) of this Plan, on the lands located at 1800 Tobyn 
Drive, apartment buildings and at least one retirement home with a 
combined floor area ratio of 2.2:1 may be permitted.  In addition, the two 
buildings adjacent to the western property line are permitted to have a 
limited range of ground floor retail, service commercial and office uses 
provided these uses are accessory and complementary to the seniors’ 
residential complex. 

 4100 Upper Middle Road: Notwithstanding the density ranges identified in 
Subsection 8.3.5(1) b) and c) of this Plan, on the lands identified as 4100 
Upper Middle Road, a retirement community consisting of a long-term care 
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facility, apartment buildings and retirement home units, with a combined 
maximum floor area ratio of 1.9:1, may be permitted. 

 2051-2067 and 2077-2085 Prospect Street: Notwithstanding the policies of 
Subsection 8.3.5(1) a) of this Plan, on the northern portion of the lands 
identified as 2051-2067 and 2077-2085 Prospect Street, only ground-oriented 
dwelling units shall be permitted, to ensure compatibility with the abutting 
single-detached residential neighbourhood to the north. 

 4880 Valera Road: Notwithstanding the policies of Subsections 8.3.5(1) a) & 
d) of this Plan, on the lands identified as 4880 Valera Road, the following 
additional policies shall apply: 

 retail and service commercial uses in the form of mixed use or stand-
alone buildings shall be provided fronting on Thomas Alton 
Boulevard; and 

 residential building height shall be transitioned to provide for a lower 
height fronting Valera Road and existing residential development to 
the south. 

 4853 Thomas Alton Boulevard: Notwithstanding the policies of Subsection 
8.3.5(1) b) and 8.3.5(2) a) of this Plan, on the lands identified as 4853 Thomas 
Alton Boulevard, the following policies shall apply: 

 a maximum density of 299.5 units per hectare shall be permitted; and 

 a maximum height of 17 storeys shall be permitted.  

 2087-2103 Prospect Street: Notwithstanding the policies of Subsections 
8.3.5(1) a) of this Plan, on the northern portion of the lands identified as 
2087-2103 Prospect Street, only ground-oriented dwelling units in the form 
of stacked townhouses shall be permitted to ensure compatibility with the 
abutting detached residential neighbourhood to the north.  

 2421-2431 New Street: For the properties identified as 2421 and 2431 New 
Street, the following additional policies shall apply: 

 a maximum density of 234 units per hectare shall be permitted for 
special needs housing including seniors’ housing in the retirement 
home building;  

 a maximum density of 207 units per hectare shall be permitted for 
the residential apartment building; and 

 an institutional use shall be provided on the ground floor of the 
residential building. 
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 NEIGHBOURHOOD CHARACTER AREAS 

Neighbourhood Character Areas are specific neighbourhoods within the city’s 
Residential Neighbourhood Areas, where only limited, compatible development is 
anticipated.  Neighbourhood Character Areas are identified in the Zoning By-law. 

8.3.6(1) OBJECTIVES 

 To maintain, protect and enhance neighbourhood character by ensuring that 
development within Neighbourhood Character Areas is consistent with and 
respectful of the neighbourhood character. 

 To manage change in Neighbourhood Character Areas through appropriate 
development applications. 

 To maintain and improve the urban forest in Neighbourhood Character Areas 
through the enhancement and/or replacement of trees. 

8.3.6(2) POLICIES 

 Neighbourhood Character Areas shall be identified in the City’s Zoning By-
law. 

 The City may add or delete Neighbourhood Character Areas or alter the 
boundaries of existing Neighbourhood Character Areas from time to time 
through further amendment to the Zoning By-law, without the need for an 
amendment to this Plan. 

 Notwithstanding the policies of Subsections 8.3.3(1) a) and b) of this Plan, 
permitted residential uses in Neighbourhood Character Areas shall be 
restricted to single-detached dwellings. 

 Proposed development should respect the existing neighbourhood character 
by incorporating built form and design elements, architectural features, 
building separations, lot coverage, scale, floor area ratio, and landscape 
qualities and characteristics that are prevalent in the Neighbourhood 
Character Area. 

 Healthy mature trees contribute to neighbourhood character.  Development 
shall be consistent with the policies of Section 4.3, Urban Forestry, of this 
Plan. 

 Neighbourhood Character Areas shall also be subject to the policies of 
Subsections 12.1.7(2) d) and 12.1.12(4.1) d) x) and xi) of this Plan. 

8.3.6(3) SITE-SPECIFIC POLICIES 
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 Indian Point is a distinct historic Neighbourhood Character Area 
characterized by its lakeside location; few streets; large and mature tree 
canopy; spacious properties separated by large open spaces between houses 
and a variety of architectural styles. New development shall protect and 
enhance these neighbourhood character elements. 

 Roseland is a distinct Neighbourhood Character Area defined by its garden-
like setting with large and mature trees, strong historic character, and homes 
with varied and unique architectural styles. Lots are spacious with dwellings 
that are well proportioned in relation to the property size and having a scale 
that is compatible with adjacent dwellings and which reinforces the open 
space character. Streets within the Neighbourhood Character Area contain 
wide landscaped boulevards and street lamps that complement the 
neighbourhood character of the private properties. New development shall 
protect and enhance these neighbourhood character elements. 

 HOME OCCUPATIONS AND COTTAGE INDUSTRIES 

8.3.7(1) OBJECTIVE 

 To provide opportunities for limited, small-scale, home-based office and 
personal service commercial activity and cottage industries in residential 
areas, that are compatible with the main residential use and function of the 
area. 

8.3.7(2) POLICIES 

 Regulations relating to the location of home occupations and cottage 
industries shall be included in the Zoning By-law. 

 Zoning By-law regulations relating to home occupations and cottage 
industries shall be based on the following: 

 persons employed by the home occupation or cottage industry shall 
be limited to residents of the household from which the home 
occupation or cottage industry is conducted; 

 the home occupation or cottage industry use shall be accessory to the 
primary residential use of the dwelling unit, and the size of the area 
devoted to the home occupation or cottage industry shall be 
restricted to a percentage of the size of the dwelling unit; 

 outside storage and display shall be prohibited, and exterior signage 
restricted; and 
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 the home occupation or cottage industry shall be limited to those that 
are compatible with surrounding residential area with respect to such 
considerations as noise, odour, traffic levels and parking. 

 OFFICES 

8.3.8(1) OBJECTIVE 

 To provide opportunities for limited conversions of existing detached 
dwellings to small-scale offices that serve the residential community and are 
compatible with the main residential use and function of the area. 

8.3.8(2) POLICIES 

 Regulations relating to the conversion of existing detached dwellings to office 
uses shall be included in the Zoning By-Law. 

 Zoning regulations relating to offices in residential zones shall be based on 
the following: 

 vehicular access to the office should be directly from: 

a. a Major Arterial or Multi-Purpose Arterial Street, Urban Avenue, 
or Main Street, as identified on Schedule O-1: Classification of 
Transportation Facilities-Urban Area; and 

b. an Urban Avenue, Main Street, or Neighbourhood Connector, as 
identified on Schedule O-3: Classification of Transportation 
Facilities, Downtown Urban Centre. 

 signage for offices shall be restricted to be in keeping with the 
residential character of the area; 

 the creation of the office within an existing residential building shall 
be compatible with the surrounding area and respectful of the 
physical character of the neighbourhood;  

 where an existing building of built heritage resource value is 
converted to office use, limited, architecturally compatible additions 
shall be permitted, only provided they are complementary to the 
physical character of the built heritage resource and of the area; 

 adequate off-street parking is provided; and 

 adequate buffering is provided to adjacent residential properties. 

 RETAIL AND SERVICE COMMERCIAL USES 

8.3.9(1) OBJECTIVE 
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 To provide opportunities for limited, small-scale retail and service 
commercial uses that serve the residential community and are compatible 
with the main residential use and function of the area. 

8.3.9(2) POLICIES 

 Retail and/or service commercial uses may be permitted within proposed 
residential development in Residential – Medium Density and Residential – 
High Density designations subject to the following criteria: 

 on lands designated Residential – Medium Density, the proposed 
development shall achieve a minimum density of fifty-one (51) units 
per net hectare; 

 the property shall be adjacent to a Major Arterial or Multi-Purpose 
Arterial Street, Urban Avenue, or Main Street, as identified on 
Schedule O-1: Classification of Transportation Facilities-Urban Area, 
of this Plan; 

 the retail and/or service commercial use shall be primarily intended 
to serve on-site residents and those located within immediate 
walking distance of the property;  

 the retail and/or service commercial use shall be compatible with the 
surrounding area and respectful of the physical character of the 
neighbourhood; and 

 the retail and/or service commercial uses shall be located at grade 
level within a building containing residential uses. 

 The Zoning By-law shall establish the total cumulative floor area of retail 
and/or service commercial uses that may be permitted. 

 DAY CARE CENTRES 

 Notwithstanding Subsection 3.2.2 b) of this Plan, day care centres in 
Residential Neighbourhood Areas are subject to the following additional 
policies: 

 regulations relating to day care centres shall be included in the Zoning 
By-law; 

 zoning regulations and site plan considerations relating to day care 
centres in Residential Neighbourhood Areas shall be based on the 
following: 
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 within Residential-Low Density areas, the day care centre shall 
be small in scale.  The Zoning By-law shall establish a maximum 
floor area for day care centres in this designation; 

 the day care centre shall be compatible with the surrounding 
area and respectful of the  physical character of the 
neighbourhood; 

 adequate parking, vehicular ingress/egress and drop-off, and 
adequate indoor and outdoor amenity areas for children’s play 
are provided; 

 the adverse impacts on the neighbourhood in terms of 
considerations such as traffic, noise, lighting, odours, security, 
removal of trees, sun shadowing and privacy, are minimized; 

 vehicular access to the day care centre shall be directly from a 
Major Arterial, Multi-Purpose Arterial, Urban Avenue, Main 
Street or Neighbourhood Connector, as outlined on Schedule O-
1: Classification of Transportation Facilities-Urban Area, of this 
Plan. 

 a day care centre facility located on a school site or within a school 
building shall not be subject to Subsections 8.3.10 a) ii) a. and e. of 
this Plan. 
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 NATURAL HERITAGE SYSTEM, PARKS AND OPEN SPACE 

The Natural Heritage System (NHS), designated on Schedule C: Land Use – Urban 
Area, of this Plan, is made up of natural heritage features, such as woodlands and 
valleylands, and the linkages and inter-relationships among them.  The Natural 
Heritage System plays an important role in maintaining and enhancing the quality 
of life, environmental health and sustainability of the Urban Area. 

The Natural Heritage System consists of the City’s Natural Heritage System and the 
Greenbelt Natural Heritage System. Section 4.2, Natural Heritage System, of this 
Plan, identifies the components of the Natural Heritage System in the city and sets 
out objectives and policies related to the Natural Heritage System that apply 
throughout the city, including the Urban Area.  This section of the Plan contains 
additional objectives and policies that apply to the City’s Natural Heritage System, 
specifically within the Urban Area. The objectives and policies of this section shall 
be read in conjunction with the objectives and policies in Section 4.2, Natural 
Heritage System, of this Plan and the objectives and policies contained in Section 
4.4, Water Resources, of this Plan. 

In addition portions of the Greenbelt Natural Heritage System are located within 
the Urban Area as shown on Schedule M: The Natural Heritage System, of this 
Plan.  The objectives and policies respecting the Greenbelt Natural Heritage 
System are contained in Section 4.2.3, Greenbelt Natural Heritage System, of this 
Plan. 

Parks and Open Spaces are essential components of a healthy and sustainable 
urban area.  The “Major Parks and Open Space” designation is intended for 
Community Parks and City Parks and other public and private open space lands. 

 CITY’S NATURAL HERITAGE SYSTEM DESIGNATION 

8.4.1(1) OBJECTIVES 

 To maintain, restore and enhance the long-term ecological health, integrity 
and biodiversity of the Natural Heritage System in the Urban Area and its 
ecological and hydrologic functions. 

 To maintain, restore and enhance Key Natural Features. 

 To maintain, restore and enhance the continuity of linkages and functional 
interrelationships among natural heritage features, ecological functions, 
surface and groundwater features and hydrologic functions. 

 To direct development to locations outside hazardous lands and hazardous 
sites. 

 To avoid increased flooding, erosion and sedimentation. 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-134 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 To protect and enhance the quality and quantity of ground and surface water 
and their related hydrologic functions. 

 To preserve examples of the landscape that display significant earth science 
features and their associated processes. 

 To enhance air quality. 

 To provide opportunities for scientific study and education. 

 To provide opportunities for non-intensive recreation uses within the City’s 
Natural Heritage System, where appropriate. 

8.4.1(2) POLICIES 

 The City’s Natural Heritage System is designated on Schedule C: Land Use –
Urban Area, of this Plan.  The Natural Heritage System in the Urban Area is 
part of the broader, city-wide Natural Heritage System shown on Schedule 
M: The Natural Heritage System, of this Plan, which in turn is part of a much 
larger system extending far beyond the city’s boundaries.  The Key Natural 
Features that have been identified within the Natural Heritage System are 
shown on Schedule M: Natural Heritage System, of this Plan. 

 Section 4.2, Natural Heritage System, of this Plan identifies the components 
of the Natural Heritage System and sets out objectives and policies related to 
the Natural Heritage System that apply throughout the city, including in the 
Urban Area.  This section of the Plan contains additional policies that apply to 
the City’s Natural Heritage System, specifically within the Urban Area. The 
policies of this section shall be read in conjunction with the objectives and 
policies in Section 4.2, Natural Heritage System, of this Plan, and with the 
objectives and policies contained in Section 4.4, Water Resources, of this 
Plan. 

 The following uses may be permitted in the City’s Natural Heritage System 
designation, subject to the other policies of this Plan and to the applicable 
policies of the Greenbelt Plan, except where the use involves development or 
site alteration prohibited under Subsection 4.2.2 m) (i) of this Plan: 

 existing uses; 

 single-detached dwellings on existing lots created under The Planning 
Act; 

 non-intensive recreation uses such as nature viewing and pedestrian 
trails; 

 forest, wildlife and fisheries management; 

 archaeological activities; 
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 essential linear infrastructure facilities; 

 accessory buildings, structures and facilities and site modifications to 
accommodate them; 

 home occupations and cottage industries with a floor area not 
exceeding one hundred (100) sq. m. or twenty-five (25) percent of the 
residential living area, whichever is lesser; and 

 essential watershed management and flood and erosion control 
projects either carried out or supervised by a public authority or 
approved in this Plan.  Stormwater management ponds are not 
permitted in Key Natural Features or in buffers to those features. 

8.4.1(3) SITE SPECIFIC POLICIES 

 151, 201, 291 &391 North Service Road:  The lands at 151,201,291 & 391 
North Service Road are subject to the policy in Subsection 8.2.4(3) b). 

 MAJOR PARKS AND OPEN SPACE DESIGNATION 

8.4.2(1) OBJECTIVES 

 To recognize parks and open space lands as valuable resources to the 
community that play an important role in defining the character and lifestyle 
of the city’s residents. 

 To ensure that an adequate and equitable supply of parks, open space and 
public gathering space, and a full range of leisure opportunities, is available 
throughout the city. 

 To collaborate with other agencies such as the school boards, Conservation 
Halton and the Region of Halton in the planning and development of parks 
and other recreation and leisure facilities. 

 To implement the park classification system established in the Parks, 
Recreation and Cultural Assets Master Plan, as amended from time to time, 
in order to effectively address the parks and recreational needs of city 
residents. 

8.4.2(2) POLICIES 

 Uses permitted within the Parks and Open Space designation may include: 

 municipal parks and related public service facilities; 

 golf courses and related facilities; and 

 outdoor recreation uses and non-intensive recreation uses. 
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 New golf courses and golf driving ranges, and expansions to existing golf 
courses and driving ranges requiring additional land, shall not be permitted. 

 All City Parks and Community Parks are designated as Major Parks and Open 
Space on Schedule C: Land Use - Urban Area, of this Plan.  Parkettes, 
Neighbourhood Parks and Special Resource Areas are not identified under a 
separate land use designation in the Urban Area. 

 A proposal to re-designate lands within the Major Parks and Open Space 
designation to another land use designation shall only be considered by the 
City in conjunction with a statutory Official Plan Review. 

8.4.2(3) SITE-SPECIFIC POLICY 

 2120 Itabashi Way:  Notwithstanding the other policies of this Plan, the lands 
designated “Major Parks and Open Space,” south of Upper Middle Road, 
between Shoreacres Creek and the rail line, north of and adjacent to the rail 
line, and identified as 2120 Itabashi Way, shall be subject to the following: 

 the lands shall only be used as a private or public open space use 
separation buffer for residential development on the lands south of 
Upper Middle Road, between Walker’s Line and Appleby Line, and the 
adjoining industries located to the south of the rail line; 

 permitted uses within this designation shall be limited to only one 
public health care (Wellness House) building, provided that no 
overnight health care accommodation is permitted; private open 
space, stormwater management and erosion control facilities, 
walking trails, nature viewing and parking lots. 
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 MINERAL RESOURCE EXTRACTION AREA 

The Mineral Resource Extraction Area designation on Schedule C: Land Use –Urban 
Area, of this Plan, includes areas licenced pursuant to The Aggregate Resources 
Act.  The objectives and policies contained in Section 4.10, Mineral Aggregate 
Resources, of this Plan, shall apply to the Mineral Resource Extraction Area 
designation in the Urban Area, except as follows: 

 5235 Dundas Street:  Notwithstanding the other policies of this Plan, the 
existing shale quarry operation located at 5235 Dundas Street shall be 
subject to the following: 

 the City shall consider the shale quarry operation as an interim land 
use and encourage its progressive rehabilitation for an appropriate 
after-use; and 

 where rehabilitation is being undertaken by reforestation, the after 
use shall aim to re-establish a functioning ecosystem similar in 
condition to the natural ecosystem in the Region of Halton. 

  



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-138 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 INFRASTRUCTURE AND TRANSPORTATION CORRIDORS 

8.6.1(1) OBJECTIVE 

 To identify existing infrastructure and transportation corridors. 

8.6.1(2) POLICY 

 The lands identified in this designation represent major existing corridors and 
shall be subject to the policies of Chapter 6: Infrastructure, Transportation 
and Utilities, of this Plan. 

 SPECIFIC USE POLICIES 

 ACCESSORY DRIVE THROUGHS 

An accessory drive-through is an automobile-oriented amenity that provides a 
convenience to people travelling by private automobile. Although convenient, 
accessory drive-throughs present transportation management, planning and urban 
design challenges.  The addition of an accessory drive-through to commercial uses, 
where permitted, need to ensure compatibility with the stated objectives for an 
area or designation, as they can have the potential to alter the form, function and 
compatibility of a principal use and compromise other city objectives including 
intensification, and transit and pedestrian-oriented development. 

8.7.1(1) OBJECTIVES 

 To ensure that principal uses which include an accessory drive-through, 
adopt a form and function that responds to and supports the planned 
development of an area. 

 To restrict new accessory drive-throughs in specific Mixed Use Intensification 
Areas which are intended to accommodate higher intensity developments, 
pedestrian and transit-oriented development and where a high level of 
compatibility among a wide range of uses, including sensitive land uses 
within a building, site or area will be required. 

 To ensure that developments containing accessory drive-throughs, where 
permitted and appropriate, are developed with minimal adverse impacts on 
the functionality, compatibility and urban design of a site or area and will not 
compromise intensification of a site. 

8.7.1(2) POLICIES 
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 Accessory drive-throughs within the Urban Growth Centre and MTSA Special 
Planning Areas, as identified on Schedule B: Urban Structure, of this Plan, 
shall be prohibited. 

 Accessory drive-throughs within the Uptown Urban Centre, as identified on 
Schedule B: Urban Structure, of this Plan, as well as lands designated Urban 
Corridor on Schedule C: Land Use – Urban Area, of this Plan, may be 
permitted through a site-specific Zoning By-Law amendment, subject to the 
fulfillment of the following criteria to the satisfaction of the City: 

 the proposed development ensures compatibility by appropriately 
separating and mitigating potential adverse impacts of the accessory 
drive-through in relation to residential uses and other sensitive land 
uses within, and adjacent to, the proposed development; 

 the accessory drive-through will not impede current or future 
opportunities for intensification, including the development of 
sensitive land uses, on or adjacent to the site; 

 the accessory drive-through does not conflict with the objectives and 
policies of the applicable land use designation and design policies of 
this Plan. 

 Notwithstanding Subsection 8.7.1(2) b) of this Plan, an accessory drive-
through may be permitted without a site-specific amendment to this Plan or 
the Zoning By-Law where: 

 the accessory drive-through was existing or approved prior to the 
date of approval of this Plan; or 

 the accessory drive-through is associated with, and located within the 
same building as, a motor vehicle service station. 

 Accessory drive-throughs are also subject to the policies of Subsection 7.3.3 
a) of this Plan. 

 ADDITIONAL RESIDENTIAL UNITS 

8.7.2(1) OBJECTIVE 

 To support the creation of additional residential units in ground-oriented 
building forms within all land use designations that permit residential uses, 
to increase the supply of affordable housing options in the city, subject to the 
Zoning By-law and other applicable regulations, including, but not limited to, 
the Ontario Building Code and Fire Code. 

8.7.2(2) POLICIES 
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 Additional residential units may be permitted within, and on the same 
property as the following principal dwelling forms: a single-detached 
dwelling, semi-detached dwelling, townhouse unit or street townhouse unit 
within any land use designation that permits residential uses.  

  A property shall not contain more than two (2) additional residential units. 

 One (1) additional residential unit may be located within the principal 
dwelling and one (1) additional residential unit may be located within an 
accessory building or structure.  

 Notwithstanding 8.7.2(2) (b), only one (1) additional residential unit shall be 
permitted on a property that contains a garden suite. 

 The maximum density provisions of this Plan and those contained in the 
implementing Zoning By-Law, shall not apply to the development of 
additional residential units. 

 Additional residential units shall not be permitted within a hazardous site or 
hazardous lands and shall have flood-free access. 

 Additional residential units shall be subject to regulations under The Planning 
Act and regulations in the implementing Zoning By-law which shall be based 
on good land use planning principles, including health and safety and 
environmental considerations. 

 GARDEN SUITES 

8.7.3(1) OBJECTIVE 

 To permit the use of a self-contained portable dwelling unit as a form of 
temporary accommodation within any land use designation that permits 
residential uses, in accordance with The Planning Act. 

8.7.3(2) POLICIES 

 Zoning By-laws may be enacted, in accordance with The Planning Act, to 
permit a garden suite as a form of temporary accommodation on the same 
property as the following principal dwelling forms: a single detached 
dwelling, semi- detached dwelling, townhouse unit or street townhouse unit 
within any land use designation that permits residential uses. 

 The following criteria shall be considered when evaluating proposals for a 
garden suite: 

 the lot size and layout in terms of accommodating the garden suite 
without unreasonable loss of private outdoor amenity area; 
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 if there are existing additional residential units on the property, in 
which case, a garden suite shall only be permitted on a property 
containing no more than one (1) additional residential unit; 

 the compatibility of the garden suite with adjacent residential 
properties and the surrounding residential neighbourhood in terms of 
physical character, massing, heights, visual appearance, privacy, open 
space amenity areas, lot size and lot coverage; 

 adequacy of infrastructure to accommodate the garden suite; 

 adequacy of on-site parking; and 

 health and safety standards and criteria are met. 

 Garden suites shall also be subject to the policies of Subsections 12.1.10 (2) 
c), d) and e) of this Plan.  

 As a condition of approval of a garden suite, an agreement between the City 
and the owner and/or tenant shall be required which will include such 
matters as the installation, maintenance and removal of the garden suite; the 
period of occupancy of the garden suite; and the monetary or other form of 
security that the City may require for potential or actual costs related to the 
garden suite. 
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 SUB-AREA POLICIES 

 TREMAINE DUNDAS COMMUNITY 

The Tremaine Dundas Community is located north of Dundas Street, west of 
Tremaine Road, south of Highway No. 407 and east of Bronte Creek, as identified 
on Schedule R: Tremaine Dundas Community, of this Plan. The overall vision for 
the Tremaine Dundas Secondary Plan is to incorporate significant energy saving 
and renewable energy initiatives to be a leading edge, environmentally 
responsible mixed-use community that promotes a healthy, sustainable, green 
lifestyle through an integrated approach.  

The secondary plan includes a mix of land uses providing a range of opportunities 
for residential and employment development, in addition to parks and open space 
that maximize the natural environment. The employment area is provided along 
Tremaine Road and Dundas Street and will provide a range of opportunities 
including office, retail/commercial and light industrial uses that encourage live 
work proximity.  The future employment uses along Tremaine Road will be 
planned and designed to achieve land use compatibility with future employment 
uses east of Tremaine Road within the Town of Oakville. Employment and 
residential uses may be located in close proximity to each other with guidance 
related to urban design and land use compatibility standards. The residential 
neighbourhoods are integrated with the mixed use corridor along Dundas Street 
and the natural heritage features of the Bronte Creek valleylands and the central 
and southern woodlands.  

8.8.1(1) OBJECTIVE 

 To establish a more detailed planning framework for the Tremaine Dundas 
Community in support of the general policy framework provided by the 
Official Plan.  

8.8.1(2) GENERAL POLICIES 

 The policies of this section apply only to those lands shown on Schedule R: 
Tremaine Dundas Community, of this Plan and all policies are to be read in 
conjunction with the policies of the Official Plan. In the event of a conflict, 
the more specific policies shall apply. 

 The Tremaine Dundas Community is expected to accommodate 
approximately 1945 to 2030 new residents and provide approximately 816 to 
900 new jobs upon full build out. Development shall be guided by the 
Tremaine Dundas Community Secondary Plan. 
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 In addition to the policies found in Chapter 3: Complete Communities the 
following additional policies shall apply. 

 The City will encourage the development of affordable housing by 
means of innovative housing designs and residential development 
that consider such matters as more modest amenities, materials and 
finishes and an examination of innovative building design. The City 
also encourages housing designs that facilitate subsequent 
conversion to provide additional housing units that support 
achievement of affordable housing targets. 

 A range and mix of housing types will be provided in each 
development phase. 

  5463 Dundas Street: The following policies apply to lands identified 
as 5463 Dundas Street:  

 The Crooks/Norton Farm House shall be conserved and 
maintained consistent with a Conservation Plan prepared for 
the resource by the applicant as part of a development 
application and approved by the City. 

 A heritage easement agreement shall be secured to provide 
permanent protection of the Crooks/Norton Farm House. The 
easement agreement will be informed by the Conservation Plan  
described in (a) above. 

 The Crooks/Norton Farm House shall be designated under Part 
IV of the Ontario Heritage Act. 

 Adequate parking and access shall be provided to support any 
potential adaptive re-use of the Crooks/Norton Farm House, in 
accordance with the Zoning By-law. Any parking shall be sited 
and designed in a manner that does not detract from the 
heritage resource and provided it can be shown that there will 
be no negative impact on the adjacent natural heritage system. 

 Landscape around the Crooks/Norton Farm House shall 
emphasize plantings appropriate to the history of the farm, 
retain significant trees and retain portions of the farm lane, 
where feasible. 

 The Crooks/Norton Farm House shall be commemorated 
through interpretive plaques. 

 In addition to the policies found in Chapter 4: Environment and Sustainability 
the following additional policies shall apply. 
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 For lands designated as Natural Heritage System on Schedule C: Land 
Use – Urban Area and Schedule R: Tremaine Dundas Community, of 
this Plan, the policies of Section 8.4.1 of the Burlington Official Plan 
shall apply.  

 The following uses may be permitted within linkages and 
enhancements to the key natural features: 

 Trails consistent with the City’s Community Trails Strategy as 
reviewed and approved by the City, which shall; 

i. not be located within hazardous lands; 

ii. use native species to naturalize trail edges; 

iii. be the minimum width required; 

iv. be designed with suitable surfacing material compatible 
with their surroundings, as per the City’s Community Trails 
Strategy; and  

v. be designed and located to help to manage access to the 
natural heritage system by minimizing impacts to key 
natural features; 

vi. be consistent with a Trail Management Plan undertaken as 
part of the completion of the Environmental 
Implementation Report and Functional Servicing Study 
(EIR/FSS); 

vii. be on publicly owned lands; and 

viii. be designed such that the trails and associated activities 
do not impact negatively on ecologically sensitive areas or 
resource uses such as agricultural operations. 

 Compatible Low Impact Development infrastructure (i.e. 
vegetated swales) that is essential to provide conveyance 
functions, as reviewed and approved by the City, the Region of 
Halton and Conservation Halton; 

 A “Special Street” reviewed and designed in consultation with 
the City, Conservation Halton and Halton Region to facilitate 
safe movement of wildlife between the central woodlands and 
Bronte Creek valleylands. 

 The following uses may be permitted within buffers: 

 Trails, as reviewed and approved by the City, the Region of 
Halton and Conservation Halton where it can be 
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demonstrated that these elements do not result in a negative 
impact on the natural heritage system; 

 Compatible Low Impact Development infrastructure (i.e. 
vegetated swales) that is essential to provide conveyance 
functions, as reviewed and approved by the City, the Region of 
Halton and Conservation Halton. 

 Buffer refinements for the Tremaine Dundas Secondary Plan are to be 
implemented using a science-based approach by: 

 recognizing the buffers applied to key natural features applied 
at the Regional scale in the Regional Official Plan and as carried 
forward through the Subwatershed Study Update (May, 2018); 

 following an approach that is consistent with the policies of the 
City, Region of Halton, Conservation Authority and Province, the 
findings of the Ontario Municipal Board in its decision dated 
April 6, 2016, PL111358 and consistent with the risk-based 
approach and steps described in the Region’s Buffer 
Refinement Framework to be used as the foundation for the 
refinement process; 

 recognizing key natural feature and watercourse sensitivity and 
significance and their contribution to the long term ecological 
functions of the natural heritage system; 

 considering the nature and scope of the proposed adjacent land 
use, and any measures intended to improve and enhance buffer 
function 

 Where buffers are not already naturally vegetated, trees shall be 
planted in buffers (in conjunction with other naturalization plantings) 
to contribute to the protection of key natural features and their 
functions from some of the impacts associated with adjacent land 
uses in accordance with landscape plans approved by the City, Halton 
Region and Conservation Halton. 

 Trees may also be planted (in conjunction with other naturalization 
plantings) in linkages and enhancements to the key natural features 
(in conjunction with other naturalization plantings) where 
opportunities are identified to improve ecosystem functions. 

 Preservation and/or replacement of Endangered Butternut trees shall 
be in accordance with applicable regulations under the Endangered 
Species Act as enforced by the Ministry of Natural Resources and 
Forestry. 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-146 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 Protection of contributing Redside Dace habitat from potential 
impacts associated with site grading shall be in accordance with 
applicable Provincial and Federal regulations. 

 Potential opportunities for enhancements within key natural features, 
buffers and linkages have been suggested in the Tremaine and 
Dundas Secondary Plan Subwatershed Study, May 2018 Update. 

 Such opportunities are to be further explored through the 
Environmental Implementation Report and Functional Servicing 
Study (EIR/FSS), including potential additional opportunities for 
enhancements, both within and adjacent to key natural 
features. 

 The final enhancements, as identified through the 
Environmental Implementation Report and Functional Servicing 
Study (EIR/FSS), are to be identified and described in a 
Restoration and Enhancement Plan prepared in consultation 
with the City, Halton Region and Conservation Halton and 
implemented through the plan of subdivision. 

 The hedgerow located on the westerly side of the central woodland 
connecting to the Bronte Creek valleylands has been identified by the 
Ministry of Natural Resources and Forestry (MNRF) as potential 
species at risk habitat for endangered bats that will require further 
study through the Environmental Implementation Report and 
Functional Servicing Study (EIR/FSS). The hedgerow has been 
identified on Schedule R: Tremaine Dundas Community, of this Plan, 
as an “Area for Future Study”.  The “Area of Future Study” can be 
removed without amendment to this Plan upon approval of the 
completed EIR/FSS to reflect the results of the Study. 

 The watercourse located at the southeast corner of the Tremaine 
Dundas Secondary Plan area may be relocated provided its ecological 
and hydrologic functions are maintained within a natural channel 
design, an appropriate buffer is provided to the watercourse (as per 
the Tremaine and Dundas Secondary Plan Subwatershed Study 
Update, May 2018), and the required permits and approvals are 
obtained from Federal government, Provincial government and 
Conservation Halton. Should the watercourse be relocated, the 
adjacent land use designation shall be deemed to apply. 

 The natural heritage system may also support trails provided it can be 
demonstrated that these   elements do not result in a negative 
impact on the natural heritage system. 
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 Trails may be permitted within key natural features where: 

 Use of the existing informal trail along the westerly side of the 
central woodland and use of this route is determined to result 
in fewer impacts on the key natural feature than the creation of 
a new trail; or 

 A trail connection is required to facilitate appropriate access 
and no alternative route is feasible. 

 Trails will be designed to safely accommodate all trail users according 
to a hierarchy that is consistent with the City’s Community Trails 
Strategy. 

 Trails, where within or adjacent to key natural features, will be 
located and designed to minimize impacts and encourage appropriate 
forms of access and use in accordance with Conservation Halton 
policies 

 The boundaries of the natural heritage system as identified in the 
Tremaine Dundas Secondary Plan Subwatershed Study Update, May 
2018, may be refined in accordance with policy 4.2.2 (h). 

 An Environmental Monitoring Plan, based on the framework to be 
provided in the Environmental Implementation Report and Functional 
Servicing Study (EIR/FSS) shall be prepared in consultation with the 
City, Region of Halton and Conservation Halton, as a condition of 
draft plan of subdivision approval. 

 The stormwater management facilities shall be located to facilitate 
maximum benefit and performance of their essential functions in 
accordance with Halton Region’s Urban Services Guidelines and will 
be subject to approval by Conservation Halton and the City. 

 Stormwater management ponds shall be designed as key focal/visual 
features within the community in addition to functional objectives 
related to water quantity and water quality control and shall be 
designed as part of the overall pedestrian and trail system with view 
points and interpretive signage. 

 The use of a number of on-site best management practices is 
anticipated within lands designated on Schedule C: Land Use – Urban 
Area and Schedule R: Tremaine Dundas Community, of this Plan, as 
Business Corridor, Urban Corridor and Urban Corridor- Employment. 
This includes the use of storage facilities to retain stormwater on-site 
via above and below ground techniques (i.e. Parking lot storage, roof-
top storage, cisterns and small storage ponds). Clean stormwater may 
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be used for irrigation and process water purposes. Facilities that 
promote groundwater recharge such as permeable pavements, bio-
retention areas and grassed swales are also anticipated to partially 
maintain the pre-development hydrology and to enhance the quality 
of stormwater discharges. 

 Low impact development strategies are strongly encouraged to 
promote green living and as an environmentally friendly and a 
responsible development practice. Selection of final LID strategies 
shall consider minimizing ongoing maintenance costs to the City. 

 The range of low impact development strategies considered may 
include strategies at the lot level by incorporating source control 
measures through draft plan of subdivision. Where appropriate, these 
strategies may include a variety of practices such as: reduced lot 
grades, increased topsoil depths, roof drainage control or storage, 
infiltration galleries, porous pavements, rain gardens and grassed 
swales, infiltration measures to improve groundwater recharge 
including infiltration basins and trenches, exfiltration pipes or porous 
pavement, and oil/grit separators as identified within the Tremaine 
Dundas Community Urban Design Guidelines. 

 Built form in the Tremaine Dundas Secondary Plan area shall 
minimize impervious surfaces, to the extent possible. 

 Enhanced landscaping and grading of stormwater management 
facilities located along Tremaine Road should be incorporated into 
the detailed design, subject to review and approval by Conservation 
Halton and the City. 

 Headwater Drainage Features considered to contribute to Redside 
Dace habitat are to be conveyed to occupied Redside Dace habitat 
downstream to the satisfaction of Conservation Halton. 

 Final locations, size and number of stormwater management facilities 
will be determined through a detailed analysis in the Environmental 
Implementation Report and Functional Service Study (EIR/FSS) and 
will be in accordance with Halton Region’s Urban Services Guidelines. 

 In addition to the policies found in Chapter 6: Infrastructure, Transportation 
and Utilities the following additional policies shall apply. 

 Extensive, single-use surface parking lots are discouraged in areas 
designated Urban Corridor and Urban Corridor- Employment. 
Limited, short-term convenience parking is permitted in the Urban 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-149 

 

Burlington Official Plan 
November 2020 

Chapter 8 

Corridor area to support the retail uses and is encouraged to be 
shared use parking where permitted. 

 Where surface parking lots are present in areas designated Business 
Corridor, parking is encouraged to be located at the rear of buildings, 
away from street frontages in order to improve the quality of the 
public realm and minimize visual impact. 

 In areas designated Urban Corridor-Employment, parking is 
encouraged to be provided in the form of shared structured parking 
lots or underground parking garages. 

 Adequate vehicular and bicycle parking and storage facilities for 
residents, employees and visitors shall be provided in each of the land 
use areas to encourage active transportation and effective use of 
transit. Other transportation measures, such as electric vehicle 
charging stations, dedicated priority parking spaces for carpool, ride 
sharing and ultra low emission vehicles in parking areas of multi-
storey residential, Urban and Business Corridor shall be considered 
and incorporated into future development where feasible. 

 Street and pedestrian connections to Tremaine Road shall be 
designed to align with the North Oakville West Secondary Plan and 
approved by Halton Region in accordance with their applicable 
guidelines. 

 At least one street connection to Dundas Street shall be provided to 
provide access to the community from the south as approved by 
Halton Region in accordance with their applicable guidelines. 

 Any lands identified as required for future widening and/or 
realignment of Dundas Street, as identified in the Dundas Street Class 
EA Study/Dundas Street Detailed Design Study, shall be dedicated to 
Halton Region for the purpose of road right-of-way widening, 
realignment and future road improvements in accordance with their 
applicable guidelines. 

 Any lands within a 50m x 5m block from Tremaine Road westerly (at 
the northwest corner of Tremaine Road and Dundas Street) are 
required for a transit station/transit stop and have been identified as 
required for the future widening and/or realignment of Dundas 
Street, as identified in the Dundas Street Class EA Study/Dundas 
Street Detailed Design Study, shall be dedicated to Halton Region for 
the purpose of road right-of-way widening, realignment and future 
road improvements. 
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 A daylighting triangle measuring 15m along Dundas Street and 15m 
along Tremaine Road shall be dedicated to Halton Region for the 
purpose of road right-of-way widening and future road 
improvements. 

 Daylighting triangles measuring 15m along Tremaine Road and all 
proposed intersections (full movement and right in/right out) shall be 
dedicated to Halton Region along with any other lands required for 
the purpose of road right-of-way widening, realignment and future 
road improvements in accordance with their applicable guidelines. 

 Minor modifications to the location, size and alignment of the 
conceptual streets may be permitted without amendment to the 
Official Plan provided that such modifications are approved by Halton 
Region in accordance with their applicable guidelines. The final 
location of the local street network shall be developed at the draft 
plan of subdivision stage and may incorporate a flex street in 
proximity to the Urban Corridor area. Any modifications to 
intersections with Regional roads will require Halton Region’s 
approval in accordance with their applicable guidelines. 

 Sidewalks along Neighbourhood Connector roads shall be designed to 
a minimum width of 1.8 metres wide on both sides of the street to 
accommodate pedestrian movement (exception may be made for 
design of “Special Street”). 

 Sidewalks shall be 1.8 to 3.0 metres in width in high pedestrian 
generation areas particularly where retail is provided along the street 
in order to accommodate sidewalk cafes, kiosks and street vendors. 

 Streets shall be designed to include space for transportation facilities 
and transportation amenities such as furniture, benches, bicycle 
locking and repair stations, bollards, shelters, banners and special 
decorative lighting throughout the community. Street furniture shall 
be coordinated and contribute positively the character of the 
community.  

 The “Special Street” identified on Schedule O-1: Classification of 
Transportation Facilities – Urban Area, of this Plan, shall be designed 
in accordance with the management strategy identified in the 
Tremaine Dundas Secondary Plan Subwatershed Study Update May, 
2018, the Tremaine Dundas Community Urban Design Guidelines and 
future assessment of the following factors to design appropriate 
mitigation measures to achieve the best possible conditions for 
ongoing wildlife movement: 
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 Road conditions such as width of roadway, traffic volume, traffic 
speed, road grade, road  side slopes, road barriers and road 
lighting; 

 Known movement patterns of wildlife daily and seasonally and 
species most likely to cross; 

 Topography in the vicinity of the road crossing that may 
facilitate movement beneath the roadway via a constructed 
wildlife underpass, culvert or span bridge; 

 Opportunities for traffic calming through road modifications 
such as reduced traffic speed, road narrowing at natural 
heritage system crossing, signage, road lighting and improved 
sightlines; 

 Temporary road closure if there are well known short-term 
movement patterns (i.e. Amphibian crossings from upland to 
wetland for breeding); 

 Provision of alternate basking sites away from road crossings 
for cold blooded reptiles, if required; 

 Provision of appropriate nesting habitat for reptiles and 
amphibians away from road crossings, if required; 

 Wildlife crossing structures that include the design and 
construction of funneling structures to lead animals into 
crossing structures. An ecopassage to facilitate safe movement 
of amphibians and small mammals. 

 Any lands within 25m of the centre line of the original 66ft right-of-
way of Dundas Street (Regional Road 5) that are part of the subject 
property shall be dedicated to the Regional Municipality of Halton for 
the purpose of road right-of-way widening and future road 
improvements. 

 Future Municipal transit service is to be accommodated within future 
development applications within the Tremaine Dundas Secondary 
Plan in order to provide mobility options for residents and employees 
and facilitate the achievement of Regional and City transit utilization 
targets. 

 Lands have been identified as Infrastructure and Transportation 
Corridor to allow for provision of service and utility uses including the 
distribution of hydro uses and highway-related uses. 
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 All new electrical and telecommunication cabling within right-of-ways 
shall be located   underground. 

 Utility boxes required within the right of way shall be well integrated 
with the design of the streetscape. 

 In addition to the policies found in Chapter 7: Design Excellence the following 
additional policies shall apply. 

 Development within the Tremaine Dundas Secondary Plan community 
shall create a sustainable, mixed-use community and will contribute 
towards the achievement of the City’s Sustainability principles and 
objectives. 

 Tremaine Dundas Community Urban Design Guidelines shall be 
utilized to review form and pattern of development within the public 
and private realm in areas such as low impact development, 
sustainable design, built form, cultural heritage, streetscape and 
active transportation. 

 Buildings shall incorporate minimum required sustainable design 
measures in accordance with the City’s Sustainable Building and 
Development Guidelines and the Tremaine Dundas Community Urban 
Design Guidelines. 

 A target of 50% of all development within the Tremaine Dundas 
Community shall incorporate additional innovative design features 
promoting carbon reduction, energy efficiency, water conservation 
and environmental sustainability. These include Low Impact 
Development, “green” building technologies such as green or cool 
roofs, rainwater harvesting for re-use, grey water recycling, 
renewable energy sources, bioswales, permeable pavement, LEED 
design, Net- Zero ready buildings, etc. 

 Development on lands designated Business Corridor and Urban 
Corridor – Employment is encouraged to incorporate Eco-Industrial 
Development practices, through the incorporation of measures such 
as locally generated and shared energy sources, sharing waste heat, 
etc. 

 Development on lands designated Business Corridor should  promote 
the use of alternate modes of transportation: walking, cycling or 
transit and encourages transportation demand techniques such as 
electric vehicle charging stations, car-pooling, other forms of ride-
sharing with incentives such as dedicated priority parking spaces for 
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carpool, ride sharing, and ultra low emission vehicles through a 
minimum percentage of total parking spaces. 

 New residential development will be encouraged to incorporate 
sustainable building and design measures, such as renewable energy 
sources, front yard rain gardens, high reflectivity paving and roofing 
materials, permeable pavement, and on-site rainwater retention 
strategies. 

 New residential development energy demand should achieve an 
EnerGuide 85 energy efficiency rating for residential buildings. 

 To facilitate the establishment of a sustainable environment and 
discourage idling of vehicles, accessory drive-throughs shall not be 
permitted within the Tremaine Dundas Community. 

 New development within the public and private realm shall 
incorporate generous landscaping and tree planting, with the intent 
of increasing the extent of the canopy cover, promoting interception 
of rainfall and maximizing evapotranspiration. 

 Trees and shrubs shall be planted adjacent to buildings and in 
strategic areas to reduce energy consumption by providing shading, 
climate protection, and windbreaks. 

 Trees shall be integrated into parking lots and other impervious areas. 

 Management plans for wooded features within the natural heritage 
system should be developed to contribute to the long term health 
and function of the system. Existing tree canopy and healthy, native 
trees in hedgerows outside the natural heritage system should also 
be preserved wherever feasible. 

 Development proposals should preserve existing healthy trees, 
relocate healthy trees, where feasible, plant replacement trees using 
an aggregate-caliper formula, in accordance with a Tree Preservation 
Plan prepared to the satisfaction of the City, and incorporating the 
planting of additional trees where appropriate. 

 The City shall require the incorporation of appropriate tree planting 
during design of streetscapes, including considerations of diverse, 
non-invasive, drought tolerant, salt tolerant and low maintenance 
trees including the provision of adequate minimum soil volumes and 
soil composition. 

 The City will encourage increased energy efficiency of buildings, 
reduced stormwater run-off, use of green roofs and/or low albedo 
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roofing materials and strategically placed trees to provide shade for 
buildings and to minimize the urban heat island effect. 

 The City will encourage the protection and enhancement of 
watercourses and planting and reforestation of creek blocks, streams 
and valleylands and their buffer areas where appropriate. 

 Incorporation of solar energy in the Business Corridor and Urban 
Corridor – Employment designations is encouraged to be located on 
the roofs of buildings to reduce lot coverage and improve the public 
realm. Excess energy produced through solar panels may be 
transmitted throughout the community to prevent the waste of 
energy and the reliance on other non-renewable energy sources. 

 Developments in the Business Corridor are encouraged to incorporate 
visible green infrastructure technology into facades and signage, such 
as photovoltaic cells, recycled materials and green roofs. 

 Sustainable building materials and design treatments are encouraged 
throughout the secondary plan area. 

 The use of residual heat or energy from business operations is 
encouraged to provide heating, cooling, and energy for other 
processes on the same lot, adjacent lots or to other areas within the 
community. 

 The use of permeable surfaces is encouraged to improve ground 
water recharge and reduce storm water runoff. 

 The City will encourage the efficient use of land by incorporating best 
practices and innovative stormwater management techniques 
throughout the design of the community to the greatest extent 
reasonably possible. 

 Urban agriculture is encouraged throughout the secondary plan area 
as part of the community’s character and open space system. Intense 
forms of urban agriculture may also be considered within the 
Business Corridor allowing for locally grown foods. 

 Privately owned surface parking lots should incorporate Low Impact 
Development techniques. 

 Surface parking lots should incorporate trees and landscaping to 
mitigate urban heat island effect, provide shade and contribute to the 
quality of the public realm. 

 Streets and intersections shall incorporate design standards and 
features intended to facilitate walking, cycling and street life. 
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 Landscaping is encouraged along pedestrian linkages, to provide an 
increased public realm, shade, and protection from natural elements 
(i.e. wind, rain, sun, and snow). 

 Private pedestrian linkages may permit stormwater management 
infrastructure or underground parking to be incorporated below 
grade. 

 Buildings shall be located, where feasible and practical, to support 
existing or proposed linkages and natural connections to facilitate 
pedestrian use within the community. 

 Crime Prevention Through Environmental Design (CPTED) measures 
shall be implemented on all pedestrian linkages to create a safe and 
secure environment. 

 Pedestrian connections to the Crooks/Norton Farm House at 5463 
Dundas Street should be provided to allow access to the site from the 
future road network and Dundas Street. 

8.8.1(3) LAND USE POLICIES 

 The Land use designations for the Tremaine Dundas Community are 
identified on Schedule C: Land Use – Urban Area and Schedule R: Tremaine 
Dundas Community, of this Plan. In conjunction with the policies in Sections 
8.1, 8.2, 8.3 and 8.4 of this Plan, the following policies shall apply.  

8.8.1(3.1) URBAN CORRIDOR DESIGNATION  

 In addition to uses permitted in 8.1.3 (7.2) c) a Farmers market use is 
permitted. 

 Notwithstanding policy 8.1.3 (7.2) c) iii) residential uses shall not be 
permitted on the ground floor of buildings abutting a major arterial or 
abutting a neighbourhood connector within 90 metres of Dundas Street. 

 Notwithstanding policy 8.1.3.(7.2) d) townhouse dwelling units may only be 
permitted as a component of an overall mixed-use development where they 
do not abut Dundas Street and where  the long term objectives of the Urban 
Corridor designation are not compromised in terms of function of the Urban 
Corridor as a vibrant gathering and focal point within the community, mix of 
retail and service commercial uses, overall site design, building form or 
intensity. 

 Notwithstanding policy 8.1.3 (7.2) l) floor-to-floor height at grade shall be a 
minimum of 4.5 metres to accommodate commercial uses within mixed use 
buildings. 
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 Notwithstanding policy 8.1.3 (7.2) g) buildings fronting onto a major arterial 
street should be a minimum of three storeys. Buildings greater than four 
storeys shall require appropriate site specific air quality assessments at site 
plan stage. 

 In addition to the policies in 8.1.3 (7.2) an updated Noise and Vibration Study 
will be required as part of any proposed development application to assess all 
transportation and stationary noise sources in the vicinity of the application.                                                                                                                      

8.8.1(3.2) URBAN CORRIDOR – EMPLOYMENT DESIGNATION 

 In addition to uses permitted in 8.1.3 (8.2) b) prestige industrial and office 
uses are encouraged.  Farmers market use is permitted. 

 In addition to the policies in 8.1.3 (8.2) development in the Urban Corridor – 
Employment block along the west side of Tremaine Road shall achieve land 
use compatibility with future employment uses along the east side of 
Tremaine Road, as well as with residential uses located to the west. 

 Notwithstanding policy 8.1.3 (8.2) h) development on lands designated Urban 
Corridor – Employment shall be a minimum of two storeys and a maximum 
of 6 stories although buildings located in close proximity to the intersection 
of Tremaine Road and Dundas Street should be a minimum of three storeys. 
Any increase in maximum height shall require a site specific Zoning By-law 
amendment and an air quality assessment to assess potential existing and 
future industrial and traffic impacts from the surrounding areas. 

 In addition to the policies in 8.1.3 (8.2) outside storage shall not be 
permitted. 

 In addition to the policies in 8.1.3 (8.2) loading, servicing and delivery 
functions shall be consolidated to the extent practical and shall generally be 
located to the rear of buildings and screened from public view. 

 In addition to the policies in 8.1.3 (8.2) lands within the Urban Corridor - 
Employment designation may be used for stormwater management including 
Low Impact Development and naturalization with emphasis on creating more 
open green space between buildings. 

 Policy 8.1.3 (8.2) m) does not apply. The addition of non-employment uses 
through a site specific Official Plan Amendment shall be prohibited.  

8.8.1(3.3) BUSINESS CORRIDOR DESIGNATION 

 Notwithstanding policy 8.2.4(2) (a)(i) hotel, conference and/or convention 
uses shall not be permitted. 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-157 

 

Burlington Official Plan 
November 2020 

Chapter 8 

 In addition to the polices in 8.2.4(2) development along the west side of 
Tremaine Road shall achieve land use compatibility with future employment 
uses along the east side of Tremaine Road, as well as with residential, mixed 
uses and natural heritage system areas located to the west within the 
secondary plan area. 

 In addition to the polices in 8.2.4(2) the Business Corridor shall have a 
minimum of 70 - 90 m in depth (dependant on adjacent land use) to provide 
sufficient buffering between residential uses within the Tremaine Dundas 
Community and future potential industrial uses located within the Town of 
Oakville. 

 In addition to the polices in 8.2.4(2), with the exception of the stormwater 
management ponds along Tremaine Road, development within the Business 
Corridor shall create a continuous street frontage that complements the 
anticipated Town of Oakville Tremaine Road frontage and helps address 
potential noise compatibility concerns with future employment uses in the 
Town of Oakville. 

 Notwithstanding policy 8.2.4 (2) b) development along Tremaine Road shall 
be a minimum of two storeys in height (or the equivalent height) to provide 
screening and buffering for residential development to the west. 

 In addition to the polices in 8.2.4(2) development that abuts residential areas 
will include adequate landscaping, fencing, noise abatement or other 
measures to achieve compatibility between uses. 

 In addition to the polices in 8.2.4(2) loading, servicing and delivery functions 
shall be consolidated to the extent practical, be generally located at the 
rear/side of buildings and be screened from public view. 

 In addition to the polices in 8.2.4(2) lands within the Business Corridor 
designation may be used for stormwater management, including Low Impact 
Development features and naturalization, and for enhancements to key 
natural features as part of the natural heritage system. 

 In addition to the polices in 8.2.4(2) outside storage may be permitted 
provided adequate screening and buffering is established. 

8.8.1(3.4) RESIDENTIAL – MEDIUM DENSITY  

 Notwithstanding policy 8.3.9.2 a) in the Residential – Medium Density areas 
limited, small-scale retail uses that serve the day to day needs of residents 
within close proximity may be permitted at grade within a building 
containing residential uses in the storeys above, subject to being compatible 
with the main residential use and respectful of the physical character of the 



 

CHAPTER 8 – LAND USE POLICIES – URBAN AREA 

Page 8-158 

 

Burlington Official Plan 
November 2020 

Chapter 8 

neighbourhood. Such uses will be guided by appropriate standards in the 
Zoning By-law including, but not limited to parking, access and amenity 
areas. 

 Notwithstanding policy 8.3.4 (1) c) development in the Residential – Medium 
Density shall be a maximum of two storeys within 70 metres from lands 
designated for employment to ensure adequate land use compatibility with 
the Business Corridor designation and lands located within the Town of 
Oakville. Any increase in height within the noted 70 metres from lands 
designated for employment shall require a site specific Zoning By-law 
amendment and an air quality assessment to assess potential future 
industrial source characteristics and all industrial and traffic impacts from the 
surrounding areas. 

 In addition to the polices in 8.3.4(1) any new sensitive land uses within 70 
meters of an employment designation shall submit a Land Use Compatibility 
Assessment to identify potential issues and prescribe appropriate mitigation 
measures. Mitigation measures could include but are not limited to a range 
of site layout and building design strategies, including such as building 
setbacks, orientation, landscaping and materiality, as well as acoustic barriers 
intended to attenuate noise, such as fencing, landscaping or vegetation. If 
required, environmental warning clauses can be issued and included in Offers 
of Purchase and Sale, lease/rental agreements or condominium declarations. 
Specific mitigation measures that may be required will be finalized through 
the site plan stage. 

 In addition to the polices in 8.3.4(1) an updated Noise and Vibration Study 
will be required as part of any proposed development application to assess 
all transportation and stationary noise sources in the vicinity of the 
application. 

8.8.1(3.5) MAJOR PARKS AND OPEN SPACE DESIGNATION 

 In addition to policies in 8.4.2 (2) parks within the Tremaine Dundas 
Community shall provide active and passive recreational opportunities and 
ensure residents are within 400 metres of parkland, open space or trails. 

8.8.1(4) IMPLEMENTATION POLICIES 

 In addition to the Implementation policies of the Official Plan, the following 
additional policies shall apply. 

 Within the Tremaine Dundas Community, development may proceed 
in two phases, as shown on Schedule R: Tremaine Dundas 
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Community, of this Plan, with phasing proceeding based on the 
following: 

 Phase 1 will generally comprise the lands to the south and east 
of the Central Woodland, including the lands designated as 
Residential – Medium Density, Urban Corridor, Urban Corridor – 
Employment and Business Corridor. Phase 1 shall include a 
maximum of 400 residential dwelling units. 

 Phase 2 will generally comprise the lands to the north and west 
of the Central Woodland, including lands designated as 
Residential – Medium Density. 

 Progression of development is contingent on the availability of 
public infrastructure and/ or public service facilities.  The timing 
and availability of infrastructure shall be in accordance with the 
Region’s current Official Plan and Master Plans. 

 The City, in consultation with the Region, may permit minor 
adjustments to the phasing boundaries without an Official Plan 
amendment where such adjustments are made in accordance 
with the general purpose and intent of this Secondary Plan and 
if it is demonstrated that there are no negative impacts on the 
City or Region, including from land use planning, natural 
heritage system, infrastructure and/or public service facilities, 
financial impact perspectives, and the Regional Allocation 
Program. 

 Approval of development and site alteration shall be contingent 
on the submission of an Environmental Implementation 
Report/Functional Servicing Study (EIR/FSS) as part of a draft 
plan application, to the satisfaction of the City, Conservation 
Halton and the Region of Halton. 

 A holding zone (H) shall be utilized for Phase 2 lands until such 
time as additional growth has been identified by the Region to 
ensure orderly development. Development in Phase 2 lands is 
contingent on the additional growth as identified by the Region. 
If the additional growth would allow for greater density than 
permitted in Phase 1 or Phase 2 lands, an Official Plan 
Amendment shall be required to adjust the density of 
residential units. 

 Draft approved plans of subdivision shall not be registered prior 
to the availability of sanitary sewage and water system capacity, 
as determined by the City and the Region of Halton. 
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 The development of employment areas within the Tremaine 
Dundas Secondary Plan will be encouraged to occur 
concurrently with the development of nearby residential lands. 
If residential uses within 70 metres of an employment 
designation are developed prior to the employment uses within 
the Business Corridor blocks, appropriate interim noise 
mitigation measures and buffering shall be implemented to 
ensure compatibility with potential employment uses on the 
Town of Oakville lands in accordance with the 
recommendations of a Land Use Compatibility Assessment and 
Detailed Noise Study. 

 


