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This Urban Design Brief has been prepared by Bousfields Inc. 
to describe the urban design vision, strategy and rationale for 
the form and pattern of development being proposed by Inaria 
Burlington Inc. for the lands located at 2030 Caroline Street in the 
City of Burlington.
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The development proposal is for a 28-storey residential 
building with a 3-storey podium connected to a 6-storey 
above grade parking garage on the existing vacant 
portion of a city block bounded by Caroline Street, John 
Street, Elizabeth Street and Maria Street. The proposal 
is situated on a site which received previous approvals 
for a 6-storey parking garage and an 8-storey office 
building. A 17-storey building immediately south of the 
Subject Site has been constructed. The proposal would 
permit the development of a mixed use building instead 
of the previously approved commercial building in 
conjunction with an above-grade parking garage with a 
rooftop outdoor amenity space. 

It is our opinion that the form and pattern of 
development being proposed represent good urban 
design practice and are appropriate within the existing 
and emerging built form context. From an urban design 
perspective, the proposed development, given its 
location within Burlington’s Downtown, will reinforce 
the urban structure. The proposal will provide for an 
appropriate built form relationship and streetscape 
along the three street frontages. The proposal will 
also provide a compact built form that fits within the 
emerging pattern of heights in the area and provides for 
a compatible relationship with the surrounding context. 
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2.1 	Subject Site
The proposed development seeks to redevelop the 
lands municipally known as 2030 Caroline Street, herein 
referred to as the “Subject Site”.

The Subject Site is located on the south side of Caroline 
Street between John and Elizabeth Street. It is generally 
rectangular in shape with a total area of 0.278 hectares 
and has frontages of 40.26 metres along Caroline Street, 
69.00 metres along John Street and 69.21 metres along 
Elizabeth Street.

The Subject Site is currently vacant, used by the City of 
Burlington as a temporary public parking lot and there 
is no vegetation. Previous uses were demolished in 
conjunction with the redevelopment and construction 
of 2025 Maria Street. Prior to the commencement of the 
redevelopment of the southerly portion of the block, 
the land uses included small offices, retail uses, and 
surface parking lots. Topographically, the Subject Site is 
generally flat. 

Figure 1 - Subject Site
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2.3 	Surroundings
The Subject Site is located within the City of Burlington 
Downtown Mixed Use Centre, identified in Schedule B 
of the Official Plan. Historically, this area has typically 
consisted of low-rise commercial buildings with large 
surface parking lots. Despite much of the existing 
low-rise commercial context in the area, the 1997 
Burlington Official Plan developed a policy framework 
that would see much of the Downtown Mixed Use 
Centre change to high density forms in support of 
provincial growth objectives and desired increases in 
transit use. As a result, the Downtown Mixed Use Centre 
is now characterized by a mix of low-, mid- and high-
rise form buildings. Much of the recent development 
activity consists of tall buildings with a tower/podium 
configuration. The south portion of the Subject Site was 
redeveloped as a tower/podium configuration also. 

Recent development activity in the area includes the 
following:

o 535-551 Brant Street - 27-Storeys Mixed Use 
(approved)	

o 409 Brant Street - 17-Storey Mixed Use (under 
construction)

o 2107 Old Lakeshore Rd 2119 Lakeshore Rd - 
27-storeys mixed use (approved)

o 2020 Lakeshore Rd (appealed) - 30 and 35 storey 
towers mixed use (active application that is before the 
Ontario Land Tribunal)

o 2069 Lakeshore Road - 30 storeys (under 
construction, tallest building in the Downtown)

o 421 Brant Street - 23 storeys (recently completed)

2.2 	Site History
In July 2010, Council approved the applications for 
Official Plan and Zoning Bylaw amendments for the 
entirety of the block on the lands known municipally 
as 2025 Maria Street, 510 Elizabath Street and 2030 
Caroline Street. The applications included an 8-storey 
medical office building, 6-storey parking garage as well 
as the now completed 17-storey apartment building 
with ground floor commercial space. Please see the 
accompanying Planning Rationale also prepared by 
Bousfields Inc. for further details on the background 
and history of the Subject Site.

From an urban design perspective, the 17-storey 
apartment building which was completed in 2019 
was designed with a party wall condition on the 
north façade up to and including level 6 to permit 
the future redevelopment of the remaining lands. 
The approval of 2025 Maria Street included an 
underground parking garage that extended north 
wiith the portion of the Subject Site. The building is a 
tower podium configuration with a 3-storey base. The 
tower component has an 874 square metre floor plate 
configuration with corner balconies that extend beyond 
the face of the podium. The tower component has a 
lighter materiality as it relies more heavily on glazing 
whereas the podium uses more masonry and spandrel 
panel. Grade related uses include office, however, some 
remain vacant. It should be noted that the design of 
the Berkeley predates the City’s Tall Building Design 
Guidelines. 
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Figure 2 - Surrounding Area
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2.4 Immediate Surroundings
Explanatory Note: While Caroline Street follows a northwest-southwest orientation, 
for the purpose of this report and ease of description, we have assumed that Caroline 
Street is oriented in an east-west direction. 

East
Immediately east of the Subject Site, on the opposite side of Elizabeth Street and 
on the north and south sides of Caroline Street is the Emerald Neighbourhood 
Precinct. This area, located within the Downtown Mixed Use Centre, includes a series 
of multiple four storey townhouse dwellings immediately to the east of the Subject 
Site and 1- and 2- storey single detached residential dwellings on the north and south 
frontages of Caroline Street. 

West
To the west of the Subject Site and along the frontage of Brant Street are a series of 
low-rise commercial buildings. The rear portion of these lots front onto John Street 
and this rear portion serves as a primary service and parking area for the existing 
commercial establishments. This form continues along Brant Street to the north and 
south. 

North 

Directly north of the Subject Site, on the north side of Caroline Street is a City of 
Burlington owned surface parking lot servicing the 1- and 2- storey commercial 
uses along Brant Street, a retail shopping plaza to the north and the downtown. 
Additionally, north of Caroline Street, lining the western edge of Emerald Crescent 
and continuing northward, is Rambo Creek-a narrow diversion channel with vegetation 
that creates a buffer between the commercial uses on Brant Street and the 
residential neighbourhood to the east. 

South
To the south of the Subject Site, on the opposite side of Maria Street are low-rise 
commercial dwellings. Directly south of the Subject Site is the existing 17-storey 
mixed use building (Phase 1).

		  View looking south on Elizabeth Street.

		  View looking south on Elizabeth Street.

	 	 2025 Maria Street consists of the first phase of 
development on the block.

		  The surface parking lot and John Street to the north 
of the subject site.
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2.5.2	 Transit Network
The Subject Site is well served by public transit. It is 
located within 100 metres of bus stops for 2- Brant 
Downtown Bus route which operates along Brant Street 
from Guelph Line to Brant Street and from John Street 
to Dundas Street, with connections to Burlington GO 
Station and Highway 407 GO Station. As a result of 
the Subject Site’s location within 400 metres of the 
Downtown bus terminal, which is located north of Pine 
Street on the west side of John Street, the Subject Site 
benefits from convenient access to 6 additional bus 
routes that provide connections throughout the city and 
to neighbouring municipalities. These routes include: 

•	 3 Guelph-Downtown operating along Guelph Line 
from Lakeshore Road to Dundas Street and the 
Highway 407 GO Station. 	

•	 4 Central operating from John Street to Appleby GO 
Station. 

•	 10 New-Maple operating along New Street from 
Appleby GO Station to Burlington GO Station. 

•	 50 Burlington South operating along North Shore 
Boulevard and Plans Road East from Burloak Drive to 
Maple Avenue. 

•	 52 Burlington Northwest which provides service along 
Brant Street and Guelph Line from Dundas Street in 
the north to New Street in the south. 

•	 300 Community Connection operating twice weekly 
at off-peak times and provides service to community 
facilities throughout the city. 

2.5 Transportation 
Context

2.5.1	 Road Network
Caroline Street provides general east and west vehicular 
and cycling connections culminating at Central Park 
to the east and a multi-use trail to the west. Caroline 
Street, John Street, and Elizabeth Street are classified 
as Collector Roads according to Schedule K of the 
Official Plan. The right of way along Caroline Street 
consists of one travel lane in each direction as well as 
a signed cycling route and is approximately 20 metres 
wide. Sidewalks are provided on either side of all three 
streets. 

In addition to local bus services provided in proximity 
to the Subject Site, the Subject Site is well situated for 
regional transit as it is approximately 1.5 kilometers from 
the Burlington GO Train Station on Fairview Street. The 
Station offers regional connections to the west towards 
Niagara and to the east towards Toronto. 

The in-force Official Plan, in particular, Appendix A 
– Schedule 1 – Long-Term Transit Service Network, 
identifies Brant Street as a Primary Bus Service route 
which is planned to provide peak period services 
frequencies of 15 minutes or better. With respect to the 
cycling network, on Appendix A – Schedule 2 – Long- 
Term Cycling Master Plan of the Official Plan, Brant 
Street is identified to have bike lanes north of Caroline 
Street and is identified as a bicycle priority street from 
Caroline Street to Lakeshore Road. Caroline Street is 
also identified as a bicycle priority street.
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 D
R.

ANN AVE.

PATRICIA DR.

HIGHVIEW DR.

EM
ER

AL
D 

ST
.

NO
TT

IN
GH

AM
 AV

E.

TH
EL

MA
 S

T.

THORPE RD.

SHERATON RD.

BERTON AVE.

SABLE DR.

MALCOLM CRES.

MIRIAM CRES.

OAKLANDS PARK CRT.

CR
OF

TO
N 

W
AY

JU
LI

A A
VE

.

PO
PL

AR
 D

R.

DOUG WRIGHT DR.

TU
RN

ER
 D

R.

INDIAN RD.

PE
EL

E 
BL

VD
.

AS
HL

EY
 AV

E.

SANDCHERRY DR.

CL
AR

K 
AV

E.

SNEAD RD.

IM
PE

RI
AL

 W
AY

MA
RC

 LA
NE

GRENALLEN DR.

W
ESTHAVEN DR.

TY
RRELL

 RD.

LU
LA

 R
D.

BELLVIEW ST.

HA
RR

IS
ON

 C
RT

.

WHITEHORN DR.

APPOLLO RD.

FOREST GLEN AVE.

MASONRY CRT.

ST CLAIR AVE.

PI
ON

EE
R 

RD
.

NI
EL

S 
AV

E.

MIKALDA RD.

IN
TE

RN
AT

IO
NA

L B
LV

D.

W
EDGEW

OOD DR.

MEDLAND DR.

W
IN

DI
NG

 W
AY

SK
YV

IE
W

 D
R.

CORIC AVE.

COLE CRES.

FINCH AVE.

ARBOURFIELD DR.

ST FRANCES DR.

MA
YZ

EL
 R

D.

BO
OT

HM
AN

 AV
E.

DU
NB

AR
 R

D.

HAWTHORNE DR.

AM
AN

DA
 C

RE
S.

BR
OC

K 
AV

E.

CHERRYHILL CRES.

KOENIG RD.

BUTTERNUT CRES.

STEEPLECHASE DR.

DONNIC DR.

ERWIN RD.

BR
YA

NT
 C

RE
S.

VALERA RD.

TI
PP

ER
AR

Y 
AV

E.

MULBERRY DR.

KRYZAN DR.

W
AR

W
IC

K 
DR

.

RA
NK

IN
 D

R.

OR
PH

A 
ST

.

SW
IN

BU
RN

E 
RD

.

CHRISDON RD.

RA
MS

GA
TE

 R
D.

GA
LL

AG
HE

R 
RD

.

DE
LP

HI
NE

 D
R.

BRADY AVE.

WATSON DR.

KANE CRES.

BO
XL

EY
 R

D.

MONMOUTH DR.

CAPE AVE.

RO
TA

RY
 W

AY

BU
NN

EL
L D

R.

EDITH AVE.

W
AT

ER
LO

O 
ST

.

PA
RK

 AV
E.

 W

DI
LL

ON
 R

D.IA
N 

RD
.

RO
SS

LY
N 

DR
.

BALMORAL AVE.

WELLINGTON AVE.

DES JARDINES DR.

SI
MO

N 
DR

.

HIXON AVE.

PAISLEY AVE.

REGINA DR.

THORN LANE

AD
DI

SO
N 

ST
.

PANIN RD.

FR
EE

M
AN

 S
T.

BENTWORTH DR.

ZE
LC

O 
DR

.

BR
ID

GM
AN

 AV
E.

EATON AVE.

BILLINGS CRT.

RENTON RD.

THORNBURN DR.

NO
RL

AN
D 

DR
.

CANTERBURY DR.

SH
EL

DO
N 

PA
RK

 D
R.

MOUNTAIN BROW RD. W

HOLT DR.

NO
RT

HS
ID

E 
RD

.

FIELDGATE DR.

DA
NF

OR
TH

 P
L.

SOVEREIGN RD.

CINDY LANE

SI
NC

LA
IR

 C
IR

.

DESMOND DR.

CO
ND

OR
 D

R.

VICTORIA AVE.

NE
LS

ON
 AV

E.

REEVES RD.

MA
JE

ST
IC

 D
R.

COLDSTREAM DR.

SANDRINGHAM DR.

ROSSEAU PL.

DOWNEY ST.

SIMCOE DR.

VERDI ST.

BRADA CRES.

APPLE VALLEY LANE

ON
EI

DA
 D

R.

SI
LV

AN
 F

OR
ES

T 
DR

.

W
IC

KL
OW

 R
D.

HOMER DR.

DU
NV

EG
AN

 R
D.

MA
CL

AR
EN

 D
R.

HADFIELD CRT.

GA
LW

AY
 D

R.

LEONARDO ST.

McKERLIE CRES.

AL
LA

NG
RO

VE
 D

R.

HA
ZE

L S
T.

PARK AVE. E

W
HI

TE
 O

AK
 D

R.

HUNTERS W
OOD DR.

W
ILE

NE
 D

R.

PE
PP

ER
 D

R.

PRUDHAM AVE.

ROGERS RD.

BA
XT

ER
 C

RE
S.GILLINGHAM DR.

TI
NA

 R
D.

GARY CRES.

McDOWELL RD.

BO
TA

NI
CA

L D
R.

NIXON GATE

TANIA CRES.

MONTGOMERY DR.

HAZELWOOD AVE.

GREENWAY TERR.

CA
ME

LO
T 

DR
.

YORKTON CRT.
W

ILT
ON

 S
T.

HORNING RD.

QUEENSWAY DR.

JOEL AVE.

JOYCE ST.

CONCORD PL.

LANGFORD RD.

GLASTONBURY RD.

BL
AN

SH
AR

D 
DR

.

AM
EL

IA
 C

RE
S.

SPRUCEHILL AVE.

DA
NF

OR
TH

 AV
E.

EDINBURGH DR.

BE
LG

RA
VE

 C
RT

.

RE
YN

OL
DS

 A
VE

.

FORSYTH BLVD.

HA
ZE

LT
ON

 B
LV

D.

GENISTA DR.

SANDY LANE

TH
OR

NW
OO

D 
AV

E.

TECUMSEH DR.

MANCHESTER DR.

LIN
DE

N 
AV

E.

HA
MM

ER
SM

IT
H 

CR
T.

VERHOEVEN RD.

OA
KR

ID
GE

 C
RE

S.

LIM
ER

IC
K 

RD
.

GROVE PARK DR.

COSBURN CRES.

PE
TT

IT
 R

D.

ROSALINE RD.

CH
ER

RY
W

OO
D 

DR
.

HEATHFIELD DR.

KEARSE ST.

CH
EL

TE
NH

AM
 R

D.

W
IN

TE
RB

ER
RY

 D
R.

WENTWORTH ST.

DOUGLAS ST.

WICKENS AVE.

LONGMEADOW RD.

HA
W

KI
NS

 C
RE

S.

CROYDON RD.

RO
SE

DA
LE

 C
RE

S.

CO

VENTRY WAY

W
OO

DH
AV

EN
 D

R.

LA
KE

SI
DE

 AV
E.

CL
AR

ID
GE

 R
D.

DE QUINCY CRES.

ROBERT ST.

TI
MB

ER
 LA

NE

JU
NI

PE
R 

AV
E.

CHURCHILL AVE.

FULLER CRES.

BRISTOL DR.

AUGUSTUS DR.

ASHLAND DR.

COTTONWOOD DR.

MEAD CRES.

ARMOUR CRES.

BE
VE

RL
EY

 D
R.

STRATHEDEN DR.

INGERSOLL D
R.

MOUNT ROYAL AVE.

GRAHAM'S LANE

PARKSIDE CRES.

BL
YT

HE
W

OO
D 

RD
.

ARGON CRT.

RENNICK RD.

SO
M

ER
SE

T 
DR

.

HUNT CRES.

BAYFIELD CRES.

CE
DA

RW
OO

D 
PL

.

CYPRUS AVE.

LEOMINSTER DR.

SHARRON ST.

HE
AT

HE
R 

HI
LL

S 
DR

.

LA
UR

AL
 D

R.

INGRAM CMN.

CLAY AVE.

JE
NN

IF
ER

 C
RE

S.

FAIRCHILD BLVD.

ALTON RD.

GOLDEN EAGLE DR.

W
ILL

OW
BR

OO
K 

RD
.

LINBROOK RD.

LA
KE

VI
EW

 AV
E.

LA
NI

 C
RE

S.

EPPING RD.

TAYLOR CRES.

CLIVE CRES.

BA
KE

R 
DR

.

MEADOW LANE

LANDMARK RD.

TRAILWOOD DR.

GLEN AFTON DR.

WEBB ST.

IN
VE

RA
RY

 R
D.

WOODLAND PARK DR.

SCOTIA ST.

TW
ELVE MILE TRAIL

PHILIP ST.

INGLEWOOD DR.

DONEGAL DR.

SH
AN

NO
N 

CR
ES

.

ANTHONY PL.

PETER DR.

GREER DR.

LAURENTIAN DR.

MADERNA RD.

BIRETT DR.

SIMMONS RD.

BA
RT

OK
 R

D.

CH
AR

LE
S 

DR
.

ARNOLD CRES.

MILL
AR

 C
RES

.

ETHEL RD.

BLAIRHOLM AVE.

HOLYHEAD DR.

INVERNESS AVE.

CL
EA

RV
IE

W
 A

VE
.

CARDIFF CRES.

CONSORT CRES.

DOVERCOURT AVE.

GUILDW
OOD DR.

AR
LIN

GT
ON

 B
LV

D.

LA
SA

LL
E P

AR
K R

D.

McLEOD RD.

FAIRWOOD PL. E

KURTZ RD.

CONTINENTAL DR.

KIRKBURN DR.

MICHAEL C
RES.

CRANE CRT.

BRINELL AVE.

HA
RM

ON
Y 

AV
E.

LINMOUTH TERR.

ARDLEIGH CRES.

GENEVA PARK

HOGAN CRT.

FA
LM

OU
TH

 T
ER

R.

RO
NA

LD
 D

R.

EM
PI

RE
 C

RE
S.

PI
NE

LA
ND

 A
VE

.

RUBENS CRT.

TASSIE RD.

DONALD RD.

DU
NC

OM
BE

 D
R.

CORTINA RD.

BAYSHORE BLVD.

BARLOW CRES.

VA
LA

NN
A 

CR
ES

.

ABERDEEN AVE.

FAVERSHAM AVE.

RO
TH

ES
AY

 P
L.

MO
SS

 G
LE

N 
RD

.

BI
RC

HW
OO

D 
AV

E.

FE
RR

IS
 S

T.

SC
AR

LE
TT

 C
RE

S.

AU
TU

MN
 H

IL
L C

RE
S.

FORESTWOOD CRES.

QUAIL VALLEY DR.

CH
AM

BE
RL

AI
N 

RD
.

Mc
CO

Y 
AV

E.

W
ILT

SH
IR

E 
AV

E.

VELEBIT PARK BLVD.

SI
LV

AN
A 

CR
ES

.

TE
EN

 T
OU

R 
W

AY

DREVER RD.

CAPLAN CRES.

YOUNG AVE.

TALLMAN AVE.

W
ILL

IA
M 

O'
CO

NN
EL

L B
LV

D.

MELBA LANE

GL
EN

 V
IE

W
 AV

E.

HARRISON CRES.

BRAEMORE RD.

HUNTER DR.

CO
RAL

 C
RES

.

MURRAY CRES.

W
ALLACE ST.

CO
BR

A 
CR

ES
.

NOVIS WAY

LE
GR

ES
LE

Y 
W

AY

BRACKNELL RD.

W
ATERBRIDGE DR.

PARKLANE CRES.

HE
LE

NA
 S

T.

LIN
W

OO
D 

CR
ES

.

TOFFEE ST.

MA
NS

FI
EL

D 
DR

.

EDENVALE CRES.

BU
RL

IN
GT

ON
 AV

E.

CL
ET

A 
ST

.

EA
GL

ES
FI

EL
D 

DR
.

BL
UE

 F
OR

ES
T 

HI
LL

SILV
ERBIRCH CRT.

LO
UI

SE
 D

R.

PH
YL

LI
S 

ST
.

FI
LM

AN
 P

L.

RE
NF

IE
LD

 D
R.

ST
 M

AT
TH

EW
'S

 AV
E.

HU
RO

N 
DR

.

BELLWOOD AVE.

WOODSIDE AVE.

SUNDIAL RD.

FA
IR

FA
X 

PL
.

W
AL

DE
N 

DR
.

GREENBANK TRAIL

SY
CA

MO
RE

 D
R.

HARBOTTLE RD.

DE
ER

 P
L.

KE
NM

AR
R 

CR
ES

.

MONTROSE CRES.

AVENTURINE AVE.

BA
DE

R 
CR

ES
.

HUFFMAN RD.

MALVERN RD.

OWEN LANE

VA
NE

SS
A 

DR
.

TREMINEER AVE.

JARDINE CRES.

HEINE CRT.

EM
ER

AL
D 

CR
ES

.

BR
OO

KB
RI

DG
E 

DR
.

PA
LIN

G 
RD

.

BAYSIDE CRT.

HO
LT

BY
 A

VE
.

HA
RR

IN
GT

ON
 C

RT
.

EDEN PL.

PRINCETO
N CRES.

JE
FF

ER
SO

N 
RD

.

NEWLANDS CRES.

EILEEN DR.

TO
RR

AN
CE

 S
T.

VA
LL

EY
HI

GH
 D

R.

MARLEY CRES.

AR
TI

SA
NS

 C
RT

.

CLIPPER CRES.

HEREFORD CRES.

GL
EN

DO
R 

AV
E.

HYDE RD.

IR
VI

NG
 S

T.

AUBURN CRES.

DAVIDSON CRT.

CORNWALL CRES.

DE
LA

NE
Y 

CR
T.

ELM CRES.

MY
ER

'S
 L

AN
E

MA
PL

EH
IL

L D
R.

BERKSHIRE LANE

GRAPEHILL AVE.

W
ES

LE
Y 

ST
.

BENSON DR.

FO
XW

OO
D 

DR
.

PL
AI

NS
 V

IE
W

 AV
E.

BLENHEIM ST.

LO
MO

ND
 C

RE
S.

GR
EE

N 
M

EA
DO

W
 D

R.

CA
RT

IE
R 

CR
ES

.

MO
NT

EG
O 

CR
ES

.

ASHLAR CRES.

DO
W

LA
ND

 C
RE

S.

EX
ET

ER
 C

RE
S.

VALLENCE DR.

SHELDON CRT.

TR
UM

AN
 S

T.

WINDY OAKS DR.

SHOREVIEW RD.

AGINCOURT CRES.

LEITH AVE.

ALCONBURY CRES.

LE
TI

TI
A 

CR
T.

CR
OS

BY
 A

VE
.

BELLVIEW CRES.

LAMBETH AVE.

CAROL ST.

AR
TR

EV
A 

CR
ES

.

AD
VA

NC
E 

RD
.

DEBORAH CRES.

COUPLES CRES.

NO
RT

HL
AN

D 
AV

E.

CO
LU

MBU
S DR.

ALFRED CRES.

KATHLEEN DR.

BR
AE

SW
OO

D 
LA

NE

MERLE AVE.

AUCKLAND DR.

FAIRLEIGH PL.

CLOVERLEAF DR.

AV
ON

DA
LE

 C
RT

.

MA
NO

RW
OO

D 
DR

.

JOHN ST. EX

CO
RN

IC
K 

DR
.

LA
TI

ME
R 

CR
ES

.

ROBJEN RD.

RO
BI

NS
ON

 S
T.

W
HI

TT
AK

ER
 D

R.

CRAVEN AVE.

CLOVER RD.

MOHAWK RD.

AP
PL

EB
Y 

PL
.

PRINCE WILLIAM DR.

VERMONT CRES.

MA
TH

EW
MA

N 
CR

ES
.

PA
DD

IN
GT

ON
 C

RT
.

BE
LH

AV
EN

 C
RE

S.

BR
OO

K 
VI

EW
 A

VE
.

BANTING CRT.

BI
RD

 B
LV

D.

GARDENVIEW DR.

NICKLAUS CRT.

EARL CRES.

ABBOTSBURY ST.

AL
DR

ID
GE

 C
RE

S.

GALILEO CMN.

SUTHERLAND CRES.

BE
DF

OR
D 

AV
E.

NO
RJ

OH
N 

CR
T.

HI
CK

OR
Y 

LA
NE

GL
EN

 A
CR

ES
 C

RT
.

IRESON RD.

KETELBEY CRT.

HOOVER CRT.

GARLAND CRES.

RO
XB

OR
OU

GH
 C

RE
S.

APPLEFORD LANE

GUNBY CRES.

HEMMINGWAY DR.

NORTHVIEW CRES.

BU
NT

ON
 C

RE
S.

STELLA LANE

SUSAN CRT.

BUNKERHILL PL.

RO
SS

 S
T.

EMPRESS CRES.

LARKSPUR LANE

IN
NS

W
OO

D 
DR

.

PE
RR

Y 
DR

.

OAK CRES.

CAPRI CRES.

SAUNDERS CRES.

DAWLISH RD.

PARKGATE CRES.

CO
LD

W
AT

ER
 S

T.

RUSSET CRES.

ROMANWOOD CRES.

RAMBO CRES.

PA
RK

ER
 C

RE
S.

HALIFAX PL.

LARK AVE.

GAYNE BLVD.

MO
NI

CA
 C

RE
S.

AR
DE

N 
CR

ES
.

FA
IR

WA
Y C

RT
.

HUMPHREYS CRES.

NORRIE CRES.

RUTH DENE CRES.

OLD LAKESHORE RD.

JACADA RD.

DALTON RD.

HARRIS CRES. PU
RN

EL
L P

L.

FOREST GROVE CRES.

CREEKVIEW
 DR.

GL
EN

DA
LE

 C
RT

.
PO

W
EL

L C
RT

.

MALLARD AVE.

IDLEWOOD CRES.

NOVA CRES.

WHISPERING PINE RD.

BROUGHTON CRES.

SIMPSON DR.

BONAVISTA CRES.

COMMERCE CRT.

CAMBORNE CRES.

DEW
BOURNE CRES.

HAMPTON CRT.

ATKINSON DR.
POTTERY DR.

CEDARBROOK CRES.

AU
RO

RA
 C

RE
S.

BRENNER CRES.

W
INCHESTER CRT.

COTTER RD.

DO
NN

A 
CR

T.

AL
ES

SI
A A

VE
.

RE
GE

NC
Y 

CR
T.

LANCASTER CRES.

JUDSON CMN.

SY
SC

ON
 C

RT
.

RAY LANE

MAPLE CROSSING BLVD.

KE
VI

N 
CR

ES
.

MUNRO CRT.

GLOVER LANE

RIDGEWELL RD.

ED
GE

W
AT

ER
 C

RE
S.

AM
HE

RS
T 

HE
IG

HT
S 

DR
.

GR
EE

NW
OO

D 
PL

.

KI
NG

ST
ON

 C
RT

.

DEERWOOD DR.
REDSTONE ST.

TH
OR

NT
ON

 R
D.

PINCAY OAKS LANE

EL
M

HU
RS

T 
CR

ES
.

CASEY CRT.

PR
EV

IN
 C

RT
.

TUFGAR CRES.

EDENWOOD CRES.

ATKINS PL.

RY
CK

MA
N 

CM
N.

EVELYN LANE

TH
OM

AS
 C

RT
.

MARTIN CRT.

GO
OD

YE
AR

 R
D.

FERN DR.

MERCER CMN.

CRANSTON CRT.

GO
RD

IE
 TA

PP
 C

RE
S.

AMESBURY CRES.

RU
SH

OL
ME

 C
RE

S.

AMALETTA CRES.

LAM
BSHEAD DR.

OAKLEY DR.

ROSEMEAD CRT.

FR
UI

TL
AN

D 
AV

E.

TWIN OAKS CRES.

HA
RV

EY
 P

L.

ELLENGALE RD.

ROSELAND CRES.

RAVEN AVE.

BIANCA FOREST DR.

MUNSON CRES.

ABBEY CRT.

DO
W

NS
VI

EW
 D

R.

BR
OO

KF
IE

LD
 A

VE
.

IR
IS

 C
RT

.

ASCOT PL.

OXFORD RD.

CO
LO

NI
AL

 C
RT

.

CLARENDON PARK DR.

CORRINE CRT.

CR
ES

TW
OO

D 
CR

T.

MY
ST

IC
 C

RT
.

BARONS CRT.

ROSEVILLE CRT.

WARWICK CRT.

EDGE MOOR AVE.

W
OO

DV
AL

E 
PL

.

GLENEAGLES CRT.

W
ARD RD.

KA
ST

EL
IC

 P
L.

GRAY'S LANE

JARVIS CRES.

CL
IN

TO
N 

CR
T.

CH
AM

PL
AI

N 
AV

E.

SALMA CRES.

McCURDY CRT.

WYECROFT RD.

WOOD CRES.

CA
ME

LO
T 

CR
T.

SINGLETON CMN.

EM
ER

Y 
AV

E.

TYDM
AN W

AY

SEALEY CRES.

KIRSTIE CRT.

GL
EN

 M
OO

R 
CR

ES
.

QU
ILT

ER
 C

RT
.

SP
AR

LIN
G 

CR
ES

.

COALD
ALE

 DR.

FI
SH

ER
 P

L.

CATALINA CRES.

SCHUELLER CRES.

CANNING CRT.

RAWLINS CMN.

WAGNER CRES.

SC
EN

IC
 PO

IN
T

BARRYMORE CRT.

OAK GROVE PL.

LA
KE

SH
OR

E 
CR

T.

BARTLETT CRT.

CACHET CRES.

AN
DR

EA
 C

RT
.

STAR LANE

AL
LV

IE
W

 AV
E.

SP
EN

CE
 L

AN
E

RE
DW

OO
D 

PL
.

BIRCHLEAF LANE

VA
LL

EY
FI

EL
D 

DR
.

REXW
AY CRT.

COTSW
OLD CRES.

KING FOREST CRT.

BRECKONGATE CRT.

CA
TH

ER
IN

E 
ST

.

ED
GE

BA
NK

 C
RT

.

BR
OA

DL
EA

F 
CR

ES
.

BERRYMAN CRT.

GLOUCESTER DR.

TAMWORTH CRT.

ED
GE

CL
IF

FE
 P

L.

DUCHESS CRT.

HE
RB

ER
TO

N 
PL

.

SANDLEWOOD CRT.

MARCIA PL.

NO
RT

HA
M

PT
ON

 B
LV

D.

OLD BURLOAK DR.

HILTON AVE.

SE
TO

N 
CR

ES
.

HI
GH

LA
ND

 S
T.

BUSHBERRY LANE

RAVINE CRES.

ROSETO CRT.

GERANIUM LANE

MI
LN

E 
LA

NE

PAULINE CRT.

ST
OK

ES
 L

AN
E

CA
ST

LE
GU

AR
D 

CR
ES

.

SPRINGVALE CRT.

LE
E 

CR
T.

TR
ILL

IU
M 

CR
T.

PA
TR

IC
K 

PL
.

CARLETON CRT.

HULL CRT.

WALMER RD.

CUTTERS PL.

HENSHAW PL.

MOUNTAIN BROW RD.

HALTON PL.

STARVIEW
 RD.

BO
W

ER
 C

RT
.

GLENBROOK AVE.

CONSTABLE HENSHAW BLVD.

EDGEWOOD PL.

STONEBRIDGE CRES.

PE
NN

Y 
LA

NE
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2.6 Urban Design Context
The Subject Site is situated in the City’s Downtown along one of its principal east-west streets one block east of Brant Street which functions as one of the Downtown’s 
main corridors and organizing elements. The Burlington Downtown is characterized by a mix of low-, mid-, and high-rise buildings. Tall buildings are scattered throughout the 
Downtown area. The tallest buildings include a 29-storey approval at 2069 Lakeshore Road but taller buildings are proposed at the intersection of Brant and Lakeshore. The 
proposal fits within this emerging pattern of tall building development.  

Within the immediate context, the Subject Site is situated on a block that already accommodates a tower to the south. Other high-rise developments include two existing 
high-rises along Elizabeth Street to the southeast. The Subject Site is also situated across the street from a low-rise residential neighbourhood, identified as the Emerald 
Neighbourhood Precinct in the Official Plan. This area consists of a mix of single detached dwellings and townhomes and, along with the St. Luke’s Neighbourhood Precinct, is 
identified as one of two residential neighbourhoods within the Downtown Mixed Use Centre. Historically, these residential neighbourhoods co-existed with some of the more 
intense forms of development in the Downtown.   

Figure 4 - Urban Design Context

LAKE ONTARIO LAKE ONTARIO LAKE ONTARIO

BUILT FORM MIXED-USE CIRCULATION
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3.2 Urban Design Strategies
Street-Related Built Form & Compact Urban Form

•	 Locating the base building along the street frontages to create a consistent street wall. 

•	 Providing a well-articulated, 3-storey podium to frame the streets with an appropriate scale.

Enhance Public Realm and Streetscape

•	 Providing a setback along Caroline Street to expand the boulevard zone.

•	 Incorporating grade related commercial uses to help animate the public realm. 

Compatibility 

•	 Providing a lower scaled podium to establish a compatible relationship with lower scaled residential uses to the 
east and northeast.

•	 Locating, orienting, and articulating the tower to mitigate any potential impacts on the surrounding context.

•	 Appropriately expanding upon and relating to the existing, 17-storey tower at 2025 Maria Street by providing 
adequate tower separation distance, residential views, and a connected and contiguous street wall between 
buildings.  

Contribute to the Existing and Emerging Urban Structure of Downtown Burlington

•	 Fitting in with the existing and emerging pattern of tall buildings.

•	 Contributing to the City’s skyline.

3.1 Urban Design Vision
The proposed development will complete the 
redevelopment of a larger urban block with an 
appropriately scaled building that will contribute to an 
improved public realm. 

The vision for the proposal is to develop the site with a 
pedestrian-oriented and street-related built form and 
scale that is suited to the Subject Site’s location within 
the Downtown. The proposed development will provide 
an urban design response that both embraces the 
emerging urban structure of the Burlington Downtown 
while simultaneously implementing strategic design 
measures to transition and relate to existing lower 
density forms to the east. Further, the proposal will 
expand upon the existing surrounding public realm by 
providing strong built form relationships along Caroline 
Street, Elizabeth Street, and John Street.
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HAVE SIMILAR OWNERSHIP.

CHAMBERLAIN ARCHITECT SERVICES LIMITED
HAS COPYRIGHT. CONSTRUCTING A SUBSTANTIALLY 
SIMILAR BUILDING WITHOUT PERMISSION MAY 
INFRINGE THE COPYRIGHT OWNER'S RIGHTS. 
MAKING MINOR CHANGES TO PLANS DOES NOT 
NECESSARILY AVOID COPYRIGHT INFRINGEMENT. 
INNOCENT INFRINGEMENT IS NOT A DEFENSE TO 
COPYRIGHT INFRINGEMENT. ©
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1 : 150A001
1 SITE PLAN

THIS SITE PLAN IS BASED UPON AND MUST BE 
READ IN CONJUNCTION WITH THE 
TOPOGRAPHICAL PLAN OF SURVEY
PREPARED BY A.T. MCLAREN LTD., 69 JOHN ST 
SOUTH SOUTH, SUITE 230, HAMILTON, ON. 
PROJECT NO. 37260, DATED JAN. 2023. 
CHAMBERLAIN ARCHITECT SERVICES ACCEPTS NO 
RESPONSIBILITY FOR THE ACCURACY OR 
COMPLETENESS OF THE DATA SUPPLIED AND 
SUCH DATA IS NOT INCLUDED UNDER SEALS OF 
CERTIFICATION, IF ANY

CREDIT NOTES

100.15.10 Parking Rates - Accessible Parking Spaces 

Clearly identified off street accessible parking spaces must be 
provided on the same lot as every building or 
structure erected or enlarged, if the total parking space requirement 
is 5 or more, in compliance with the following: 

(A) if the number of required parking spaces is 5 to 24, a minimum of 
1 parking space must comply with the 
minimum dimensions for an accessible parking space; 

(B) if the number of required parking spaces is 25 to 100, a minimum 
of 1 parking space for every 25 parking 
spaces or part thereof must comply with the minimum dimensions for 
an accessible parking space; and 

(C) if the number of required parking spaces is more than 100, a 
minimum of 4 parking spaces plus 1 parking 
space for every 50 parking spaces or part thereof in excess of 
100 parking spaces, must comply with the 
minimum dimensions for an accessible parking space. 

FLOOR AREA, GROSS
THE SUM OF THE AREAS OF EACH FLOOR OF A BUILDING BUT 
SHALL INCLUDE A BASEMENT OR CELLAR
WHEN USED FOR COMMERCIAL PURPOSE. MEASUREMENT 
SHALL BE FROM THE EXTERIOR FACE OF
OUTSIDE WALLS, OR FROM THE CENTRE LINE OF PARTITION 
AND COMMON WALLS. GROSS FLOOR AREA
SHALL NOT INCLUDE FLOOR SPACE DEVOTED TO:
• VEHICLE PARKING
• STORAGE
• AIR HANDLING EQUIPMENT
• ENCLOSED MALL AND HALLWAYS, EXCLUDING KIOSK, 
STAIRWAYS
• ELEVATORS AND ASSOCIATED EQUIPMENT
• WASHROOMS
• FOYERS, LOBBIES, BUT NOT WAITING AREAS/ROOMS

UNIT MIX

Name Area Count
% BY

COUNT

1 BR 6236.92 m² 137 45%
1 BR+D 843.06 m² 14 5%
2 BR 8077.95 m² 108 36%
3BR TH 291.60 m² 5 2%
STUDIO 1483.78 m² 38 13%

16933.30 m² 302 100%

NO. ISSUED DATE

1 REZONING 2024.06.21

TOTAL SITE AREA

SQM SFT ACRES

2781.80 m² 29943.04 ft² 0.69 acres

GFA - GROSS FLOOR
AREA

Area ft2 Area m2

252.44 23.45
252.44 23.45
19181.45 1782.02
7420.48 689.39
7426.24 689.92
7194.71 668.41
7194.71 668.41
7194.71 668.41
11908.51 1106.34
7868.29 730.99
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
7441.87 691.37
308.00 28.61
217597.58 20215.48
217597.58 20215.48

GBFA - GROSS BUILDING
FLOOR AREA

Area ft2 Area m2

2486.82 231.03
2486.82 231.03
20360.85 1891.58
10861.13 1009.03
10737.83 997.58
10506.30 976.07
10506.30 976.07
10506.30 976.07
13197.51 1226.09
8494.40 789.16
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
8067.99 749.54
3824.59 355.32

257260.58 23900.29
257260.58 23900.29

ALL OUTDOOR
AMENITY

Area ft2 Area m2

0.00 0.00
0.00 0.00
1932.22 179.51
1852.53 172.11
2261.74 210.12
2493.27 231.63
1432.37 133.07
1432.37 133.07
6986.20 649.04
2650.46 246.24
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
0.00 0.00
56861.05 5282.56
56861.05 5282.56

INDOOR
AMENITY

Area ft2 Area m2

0.00 0.00
0.00 0.00
1707.10 158.60
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
3352.10 311.42
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
5059.20 470.02
5059.20 470.02

RESIDENTIAL
SELLABLE

Area ft2 Area m2

0.00 0.00
0.00 0.00
6780.77 629.95
6241.39 579.84
6247.14 580.38
6015.62 558.87
6015.62 558.87
6015.62 558.87
7729.81 718.12
7415.42 688.91
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
6989.00 649.30
0.00 0.00
185252.40 17210.51
185252.40 17210.51

RETAIL
SELLABLE

Area ft2 Area m2

0.00 0.00
0.00 0.00
4120.72 382.83
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
4120.72 382.83
4120.72 382.83

RES UNITS

10
5
9
9
9
9
11
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
12
: 302
Grand total: 302

FLOOR

-1 - T/O UGP 1
-2 - T/O UGP 2
GROUND
T/O 2ND FLR
T/O 3RD FLR
T/O 4TH FLR
T/O 5TH FLR
T/O 6TH FLR
T/O 7TH FLR
T/O 8TH FLR
T/O 9TH FLR
T/O 10TH FLR
T/O 11TH FLR
T/O 12TH FLR
T/O 13TH FLR
T/O 14TH FLR
T/O 15TH FLR
T/O 16TH FLR
T/O 17TH FLR
T/O 18TH FLR
T/O 19TH FLR
T/O 20TH FLR
T/O 21ST FLR
T/O 22ND FLR
T/O 23RD FLR
T/O 24TH FLR
T/O 25TH FLR
T/O 26TH FLR
T/O 27TH FLR
T/O ROOF DECK
: 348
Grand total: 348

BALCONIES /
TERRACES

Area ft2 Area m2

0.00 0.00
0.00 0.00
0.00 0.00
1852.53 172.11
2261.74 210.12
2493.27 231.63
1432.37 133.07
1432.37 133.07
1842.04 171.13
2650.46 246.24
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
1885.26 175.15
0.00 0.00
49784.68 4625.15
49784.68 4625.15

GROSS FLOOR AREA BREAKDOWN GROSS FLOOR AREA 
(GFA) - TFA 

EXCLUSIONS
OUTDOOR AMENITY

GROSS BUILDING 
FLOOR AREA (GBFA)

TOTAL
EXCLUSIONS

Area ft2 Area m2

732.18 68.0
732.18 68.0
1179.40 109.6
18859.30 1752.1
18658.60 1733.4
18658.60 1733.4
18658.60 1733.4
18658.60 1733.4
1288.99 119.8
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
626.11 58.2
3516.59 326.7
113465.28 10541.3
113465.28 10541.3

TOTAL FLOOR AREA
(TFA)

Area ft2 Area m2

17600.30 1635.1
17600.30 1635.1
20360.85 1891.6
26279.78 2441.5
26084.84 2423.4
25853.31 2401.9
25853.31 2401.9
25853.31 2401.9
13197.51 1226.1
8494.40 789.2
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
8067.99 749.5
3824.59 355.3
364294.21 33844.0
364294.21 33844.0

EXCLUSIONS TOTAL FLOOR AREA

FSI FOR PHASE  =           8.59

FLOOR AREA RATIO: DETERMINED BY
DIVIDING THE GROSS BUILDING FLOOR AREA OF 
ALL BUILDINGS ON A LOT BY THE NET AREA OF 
THAT LOT.

CITY OF BURLINGTON OFFICIAL PLAN 2020
DESIGNATION: UPPER BRANT PRECINT

CITY OF BURLINGTON ZONING BY-LAW 2020
ZONE: MIXED USE GENERAL (MXG)

DEFINITIONS:

Gross Floor Area
The sum of the areas of each floor of a building, but shall include a basement or cellar 
when used for commercial purpose. Measurement shall be from the exterior face of 
outside walls, or from the centre line of partition and common walls. Gross Floor Area shall 
not include floor space devoted to:

• Vehicle Parking
• Storage
• Air Handling Equipment
• Enclosed mall and hallways, excluding kiosk, stairways
• Elevators and associated equipment
• Washrooms
• Foyers, lobbies, but not waiting areas/rooms

Landscape Area
An area of land within a lot dedicated to the planting of trees, shrubs, flower beds, or a 
combination thereof and which may include other decorative landscape features. A 
Landscape Area may be crossed by a driveway or walkway provided it is substantially 
perpendicular to the Landscape Area. A ground sign may be located within a Landscape 
Area. A Landscape Buffer may be included in the calculation of Landscape

Amenity Area
The area situated within the boundaries of a project and intended for recreational 
purposes, which may include open spaces, patios, balconies, communal play areas, 
lounges, sundecks, and roofdecks, but shall not include the area occupied at grade by the 
buildings, service areas, parking, and driveways.

14
Urban Design Brief
Bousfields Inc.

4.1 Description of 
Proposal

The proposed development, designed by Chamberlain 
Architects provides a 28-strorey (94.55 metres including 
mechanical penthouse) mixed-use building fronting onto 
three public streets as well as a 6-storey parking garage 
extending south to the existing 17-storey tower at 2025 
Maria Street. The building will have a total Gross Floor 
Area of 23,900 square metres. The development will 
have a Floor Area Ratio (FAR) of approximately 8.6.

  

The development proposes a total of 302 residential 
units, 62 below grade private parking stalls, and 215 
public parking stalls contained within the above grade 
garage. It includes a mix of unit sizes and types. There 
are 2 commercial units fronting onto John Street for 
a total of 383 square metres of commercial area. 311 
square metres of indoor amenity will be provided. This 
includes an indoor amenity space on the 7th floor 
directly connecting to a 649.04 square metre flexible 
and programmed common outdoor rooftop amenity 
space. The outdoor amenity space is situated atop the 
6-storey parking garage 

The overall massing of the proposed building is 
articulated by a base building (podium), a building 
middle (tower), and a building top (mechanical 
penthouse) based on the current policy and guideline 
direction. 

Figure 5 - Site Plan
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4.2 Base Building
The base is designed in a three-storey configuration as a low scale element to 
establish a compatible relationship with the residential neighbourhood to the east 
and northeast. The east façade incorporates grade related units and is articulated 
as a series of individual residential units. Along John Street, the base includes 
commercial units to promote the city’s desire to establish more commercial 
character of the street. The main entrance to the residential lobby is located along 
Caroline Street, the principal street of the three street frontages.  

The Caroline Street frontage includes a minimum 2.14 metre setback and articulated 
podium emphasizing the main residential entrance. This serves to enhance visual 
accessibility to the main building entrance and improve the pedestrian experience 
along Caroline Street through the provision of new street lighting fixtures, bicycle 
parking facilities and weather protection architectural elements such as awnings. 
The ground floor of the proposed development contains residential units lining most 
of the Elizabeth Street frontage. These units will include a 2.0 metre setback to 
accommodate private residential patio space, creating a buffer from the public realm 
while also activating the Elizabeth Street frontage with uses compatible with the 
residential environment of Elizabeth Street. 

The commercial retail units closest to the Caroline Street and John Street 
intersection will include up to a 2.59 metre setback on the ground floor along John 
Street and at least a 2.14 metre setback along Caroline Street to allow for commercial 
patio space and expand upon the public realm. 

Figure 6 - Proposed Development looking Southeast
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4.3 Tower 
Above the 3-storey base building, the tower is a well-
articulated and slender 25-storey element with an 
approximate floor plate of 749.54 square metres. The 
tower steps back 3.0 metres from the base along 
Caroline Street, Elizabeth Street and John Street. The 
proposed tower has a 41.29 metre separation distance 
from the existing 17-storey tower to the south. The 
proposed development responds positively to the City 
of Burlington Tall Buildings Guidelines. 

4.4 Tower Top
The tower top consists of a well-integrated mechanical 
penthouse with respect to the overall architectural 
treatment and massing configuration. The mechanical 
steps back from the edges of the tower floorplate 
below except along the north and west facades. 

Figure 7 - West Elevation

41.67m
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4.6 Response to The 
Burlington Urban Design 
Advisory Panel
A preliminary meeting with the Burlington Urban Design 
Advisory Panel (“BUD”) was held on November 16th, 
2023. The Panel had questions regarding the relationship 
between the proposed building and the surrounding 
public realm, ground floor architectural articulation, 
vehicular and pedestrian circulation, and landscape 
enhancements. The City provided notes through the 
minutes of the meeting. However, the Owner and project 
architect, who attended and presented at the meeting, 
identified several areas of inconsistency between the 
minutes of the meeting and what was discussed at the 
meeting. To provide additional clarity and areas where 
the Owner and project architect disagree with the 
minutes of meeting, affidavits from a representative of 
the Owner and the project architect have been provided 
to BUD. 

4.5 Parking, Loading & 
Servicing
The proposed development scheme locates parking on 
3 levels below-grade and within a 6-storey above-grade 
parking garage for a total of 277 parking spaces. Access 
and egress to these facilities are located midblock 
via Elizabeth Street and John Street to minimize any 
potential impacts on the surrounding public realm. The 
6-storey parking garage features at-grade residential and 
commercial-retail uses as well as architectural detailing 
to enhance its visual presence from the street level. The 
garage incorporates architectural treatments designed 
to complement and provide visual cohesion between 
the proposed residential building and existing 17-storey 
mixed use building. Further, the outdoor amenity space, 
situated on the roof of the parking garage provides a 
visual connection to Elizabeth Street and John Street. 
Loading and garbage collection is provided at-grade 
within the podium via John Street.

Several revisions were made to address the Panel’s 
comments. This includes the introduction of 2.59 
metre ground floor setback along John Street to 
accommodate commercial patio space and expand 
upon the John Street public realm. Similarly, the 
provision of a 2.14 to 2.4 metre base building setback 
along Caroline Street provides space for landscape 
enhancements including bicycle parking, commercial 
patio space, pedestrian lighting, and awnings. 

Additionally, revisions to the loading and garbage access 
were introduced to maximize the commercial frontage 
along John Street and mitigate the adverse impacts of 
curb cuts along John Street.  Revisions to the design 
of the podium were made to emphasize the mixed use 
characteristics of the proposal. 

The Panel discussed the height of the proposed building, 
noting that the proposal fits within the skyline, shows 
good intentions vertically, provides an “elegant” tower 
floorplate that meets the City of Burlington Tall Building 
Guidelines, and satisfies the City and Region’s intent of 
focusing development within priority growth areas and 
around transit.



5  
Urban Design 
Policy Context



R

R
H

A
G

E
R

 A
VE

.

PI
N

EC
O

VE
   

R
D

.

C
U

M
B

ER
LA

N
D

 A
VE

.

B
EL

VE
N

IA
   

 R
O

A
D

SPRUCE AVE

H
A

M
PT

O
N

H
EA

TH
 R

D
.

LAKE ONTARIO

BURLINGTON BAY

*D31/*D32

*D28

*D47

*R16

HWY 407

LEIGHLAND RD.

D
R

U
R

Y 
LA

N
E

SE
N

E
C

A
 A

VE
.

C
O

R
P

O
R

A
TE

   
   

 D
R

.

MILLCROFT    PARK DR.

B
ER

W
IC

K
   

  D
R

.

H
EA

D
O

N
 R

D
.

H
EA

D
O

N
   

 F
O

R
E

ST
   

D
R

.

SU
TT

O
N

   
R

D
.

CAVENDIS
H

D
R

.
FI

S
H

ER
 A

V
E.

MOUNTAINSIDE DR.

K
ER

N
S 

R
D

.

MAINWAY

*D42

M
APLE

AVE.

LA
KE

SH
ORE RD.

TR
EM

A
IN

E
R

D.

W
A

LK
ER

'S
L I

N
E

LAKESHORE RD.

NEW ST.

BU
R

LO
A

K
D

R.

REBECCA ST.

NORTH SHORE BLVD. E

NORTH SERVICE RD.

K
IN

G
R

D
.

HARVESTER RD.

EA
ST

PO
RT

DR
.

FAIRVIEW ST.

C
E D

AR
SP

R
IN

G
S

R
D

.

W
A

LK
ER

'S
LI

N
E

A
PP

LE
B

Y
LI

N
E

A
PP

LE
B

Y
LI

N
E

G
U

E L
PH

LI
N

E

U P P E R M ID D L E R D .

DUNDAS ST.

A
PP

LE
B

Y
LI

N
E

B
UR

LO
A

K
D

R
.

DUNDAS ST.

G
U

EL
PH

LI
N

E

FAIRVIEW ST.
PLAINS RD. E

OLD YORK RD.

SOUTH SERVICE RD.

PLAINS RD. W.

B
R

A
N

T
ST

.

UPPER
MIDDLE ROAD

HWY 403

HW
Y 

6

Q
.E

.W
.

Q.E.W.

W

A
T

ER
D

O
W

N
RD.

C.P.R.

TOWNSEND AVE.

C.
N.

R.

DRYDEN AVE

PALLADIUM WAY

THOMAS ALTON BLVD.

C.N.R.

1:50 000 +/-

O
  A

  K
  V

  I
  L

  L
  E

Schedule B

COMPREHENSIVE LAND USE PLAN-
URBAN PLANNING AREA

H 
 A

  M
  I

  L
  T

  O
  N

R U R A L  P L A N N I N G
A R E A

N O R T H   
A L D E R S H O T  

P L A N N I N G
A R E A

NOTE: For information on Deferrals and Referrals (*D or *R),
please see the Explanatory Notes of the Official Plan. DECEMBER 2019

Legend

 
Parkway Belt Plan Area (Note:  All lands
within Parkway Belt West Plan Area Subject
to Deferral *9)

Watercourses - Conceptual only, refer 
to Part lll,  Section 6.4.2 d

General Employment

Residential - Low Density

Community Commercial
Regional Commercial

Land Use Designation to be Determined
Employment Commercial

Mixed Use Corridor - Commercial Corridor
Mixed Use Corridor - General

Mixed Use Corridor - Employment

Neighbourhood Commercial

Residential - High Density

Mixed Use Centre

Business Corridor

Residential - Medium Density

Downtown Urban Growth Centre 
Boundary

Environmentally Sensitive Area
(Note: Boundaries based on Map 1
of the Region of Halton Official Plan (2006)

Greenlands
Major Parks and Open Space

Urban Planning Area Boundary

R Former Waste Disposal Site

SUBJECT
SITE

*

Sch

C
U

Legend

 
Parkway Belt Plan Area (Note:  All lands
within Parkway Belt West Plan Area Subject
to Deferral *9)

Watercourses - Conceptual only, refer 
to Part lll,  Section 6.4.2 d

General Employment

Residential - Low Density

Community Commercial
Regional Commercial

Land Use Designation to be Determined
Employment Commercial

Mixed Use Corridor - Commercial Corridor
Mixed Use Corridor - General

Mixed Use Corridor - Employment

Neighbourhood Commercial

Residential - High Density

Mixed Use Centre

Business Corridor

Residential - Medium Density

Downtown Urban Growth Centre 
Boundary

Environmentally Sensitive Area
(Note: Boundaries based on Map 1
of the Region of Halton Official Plan (2006)

Greenlands
Major Parks and Open Space

Urban Planning Area Boundary

R Former Waste Disposal Site

JUNE 2012

Legend

Boundary of Downtown Mixed Use Centre

Watercourse

St. Luke's Neighbourhood Precinct

Emerald Neighbourhood Precinct

Downtown Residential - Medium and/or High Density Precincts

Waterfront West / Public Lands Precinct

Old Lakeshore Road Mixed Use Precinct

Downtown Core Precinct

Wellington Square Mixed Use Precinct

Downtown Urban Growth Centre Boundary
(Within the Downtown Mixed Use Centre)

Downtown Major Institutional

  Q
.E

.W
.  

CAROLINE ST.CAROLINE ST.
CAROLINE STREET

WOODLAND AVENUE

LAKE ONTARIO

LAKESHORE ROAD

M
AP

LE
 A

VE
.

BR
A

N
T 

ST
.

A
B

C

LAKESHORE R
D.

M
AP

LE
 A

VE
.

NEW ST.

H
A

G
ER

 A
V

E.

ELGIN ST.

LO
C

U
S

T 
ST

.

NORTH SHORE BLVD. E

ONTARIO ST.

PE
AR

L 
S

T.

JO
H

N
 S

T.

LO
R

N
E

 S
T.

HAMMOND ST.

H
U

R
D

 A
VE

.

M
A

R
TH

A
 S

T.

COURTLAND DR.

PINE ST.

SM
IT

H
 A

V
E.

BIRCH AVE.

EL
IZ

AB
ET

H
 S

T.

RICHMOND RD.

BELLVIEW ST.

MARIA ST.

JAMES ST.

LOCKHART RD.

W
O

O
D

LA
N

D
 A

VE
.

SABLE DR.

C
LA

R
K 

A
VE

.

BALDWIN ST.

BR
O

C
K

 A
V

E.

WELLINGTON AVE.

R
EG

IN
A 

D
R

.

FREEMAN ST.

N
E

LS
O

N
 A

VE
.

VICTORIA AVE.

GARY CRES.

ST
R

A
TH

E
D

E
N

 D
R

.

BLAIRHOLME AVE.

BU
R

LI
N

G
TO

N
 A

V
E

.

W
AL

LA
C

E 
ST

.

BELLWOOD AVE.

BELLVIEW CRES.

H
O

LT
BY

 A
V

E.

EDEN PL.

ALFRED CRES.

C
R

O
SB

Y
 A

VE
.

CAROL ST.

OLD LAKESHORE RD.

HARRIS         CRES.

HALIFAX PL.

MAPLE CROSSING BLVD.

LA
M

BS
H

EA
D

 D
R

.

EM
E

R
A

LD
 S

T.

EMERALD CRES.

SCHEDULE E

DOWNTOWN MIXED USE CENTRE
Land Use Plan

LA
KES

HO
RE 

ROAD



CANAL

Q.E
.W

.

NORTH SHORE BLVD. E.

DETAIL TO BURLINGTON CANAL

Note: For lands outside of the Downtown Mixed Use Centre, refer to   
          Schedule B.

JUNE 2012

Legend

Boundary of Downtown Mixed Use Centre

Watercourse

St. Luke's Neighbourhood Precinct

Emerald Neighbourhood Precinct

Downtown Residential - Medium and/or High Density Precincts

Waterfront West / Public Lands Precinct

Old Lakeshore Road Mixed Use Precinct

Downtown Core Precinct

Wellington Square Mixed Use Precinct

Downtown Urban Growth Centre Boundary
(Within the Downtown Mixed Use Centre)

Downtown Major Institutional

SEE INSET MAP FOR DETAILS TO BURLINGTON CANAL

NOTE: For information on Deferrals and Referrals (*D or *R),
please see the Explanatory Notes of the Official Plan.

SUBJECT
SITE

*

Urban Design Policy Context
2030 Caroline Street 19

5.1 City of Burlington 
Official Plan (1997)
The City of Burlington Official Plan (“BOP”), office 
consolidation December 2019, was approved by the 
Ontario Municipal Board (now Ontario Land Tribunal) on 
October 24th, 2008. The intent of the Official Plan is to 
guide the City’s land-use strategy to ensure that future 
planning and development will meet the specific needs 
of the community.

On Schedules A – Settlement Area and B – 
Comprehensive Land Use Plan, the Subject Site is 
identified as a Mixed Use Activity Area and Mixed Use 
Centre respectively.  On Schedule E – Downtown Mixed 
Use Centre Land Use Plan, the Subject Site is located 
within the Downtown Urban Growth Centre and is 
designated Downtown Core Precinct, for which policies 
are laid out in Part III Section 5.5.8 of the BOP. For a 
detailed discussion of the relevant and applicable land 
use planning policy framework, please refer to the 
Planning Rationale also prepared by Bousfields Inc. and 
the Economic Analysis, Redevelopment of 2030 Caroline 
Street, City of Burlington prepared by KPEC Planning and 
Economics in support of this official plan and zoning 
amendment application.

Figure 8 - Burlington Official Plan Schedule B - Comprehensive 
Land Use Plan - Urban Planning Area

Figure 9 - Burlington Official Plan Schedule E - Downtown Mixed 
Use Centre Land Use Plan
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•	 The proposed development enhances the character 
of surrounding neighbourhoods by improving the 
streetscape conditions on Caroline Street, Elizabeth 
Street and John Street, all streets onto which 
the property fronts. The proposed development 
incorporates materials, landscape features and 
a well-defined, 3-storey building base to ensure 
compatibility and transition to surrounding context. 

•	 Pedestrian-scaled articulation within the podium in 
addition to the incorporation of glazing to activate 
the frontage at grade. The proposal will also 
introduce public realm improvements including, 
street trees, bicycle parking, new street lighting, and 
well-integrated commercial-retail patio space along 
Caroline Street and John Street.

•	 The architectural design is compatible with the 
surrounding existing and planned development 
context and will be a high-quality addition to the 
Burlington Downtown through the strategic choice 
of materials and architectural articulation within a 
contemporary design treatment to create a positive 
contribution to the skyline.  

•	 From an urban design perspective, the proposed 
development considers sustainability objectives 
in a variety of ways including but not limited to 
redeveloping an under-utilized site into a pedestrian-
oriented built form typology that is supportive of 
transit and active transportation, providing bike racks, 
introducing landscaping at grade as well as 649.04 
square metres of outdoor amenity space on the 7th 
level rooftop that includes softscaping and rooftop 
trees.

•	 To ensure that the design of the built environment 
strengthens and enhances the character of existing 
distinctive locations and neighbourhoods, and that 
proposals for intensification and infill within existing 
neighbourhoods to be compatible and sympathetic to 
existing neighbourhood character.

•	 To achieve high quality design of the public realm.

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

•	 To integrate urban design into the full range of 
decision-making activities to assist in achieving the 
design objectives of the Plan.

•	 To ensure that the principles of sustainable 
development are considered in the design of the built 
environment.

Responses to the Objectives: 

•	 The proposed development presents no negative 
impacts on surrounding natural features including 
Rambo Creek to the north and east. 

•	 The Subject Site is currently used as a temporary, 
at grade parking lot and does not include any 
designated or non-designated heritage features or 
vegetation. 

Part II

Part II of the BOP includes functional policies, in which 
there is policy direction on the design of development 
within the City. Specifically, Section 6.0 emphasizes the 
increasing importance of design as a component of the 
planning process and an element that is necessary to 
achieve an aesthetically pleasing visual character for 
development, the downtown and the City of Burlington 
as a whole. To that end, it is identified that the City of 
Burlington is committed to a high standard of design 
and architecture and will bring this significance to the 
approval process for all land use. To achieve an efficient 
and attractive urban form, Policy 6.1 sets forth the City’s 
design principle that:

“The tangible elements of the urban form, consisting 
of a combination of the built environment and 
open space that form the urban landscape, shall 
be designed in an efficient, attractive and compact 
manner to enhance the well-being of the residents of 
the community and to reflect the vision of this Plan”.

Objectives set forth in Policy 6.2 include:

•	 To ensure that the design of the built environment 
preserves, enhances and connects natural features 
and landscapes. 

•	 To ensure that the design of the built environment 
enhances heritage features.
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Policy 6.4 deals with public realm, encouraging the 
enhancement of public realm quality (Policy (a)), 
streetscape improvements (Policy (e)) through design 
opportunities and safety (Policy (g)).

Response:

•	 The proposed development will provide enhanced 
streetscaping along Caroline Street and John Street 
by providing wide pedestrian boulevards, landscaping 
and high-quality pedestrian amenities such as bike 
racks, lighting fixtures, landscape enhancements and 
weather protection canopies. 

•	 The proposed building will enhance the public realm 
by activating the street with pedestrian-scaled design 
elements along its three street frontages to improve 
walkability and vibrancy in the area. These include 
commercial patio spaces on John Street and Caroline 
Street, the widening of the clear path on Caroline 
Street and an expanded landscaped boulevard on 
Elizabeth Street.

•	 The proposed building utilizes transparent materiality, 
active ground floor commercial uses, and outdoor 
amenity as a means of improving visibility and 
promoting public safety, particularly along John 
Street.  

Policy 6.3 deals with existing and new communities, 
emphasizing enhancements to existing community 
identities (Policy (a)), identification of gateways/ 
landmark locations (Policies (b) and (c)), requirements 
for design plans (Policy (d)) and the preference for 
compact development that is pedestrian-oriented and 
encourages the increased use of public transit (Policy 
(e)).

Response:

•	 The proposed development will enhance the 
community identity along Caroline Street by providing 
a well-articulated, fine-grain building base that 
appropriately frames and addresses the surrounding 
streets. In addition, the proposal provides a tower that 
is stepped back and appropriately scaled to respect 
and provide transition towards the existing low-rise 
residential neighbourhood to the northeast and the 
east. 

•	 The proposal represents compact and transit-
supportive built form. It introduces a pedestrian-scale 
base building with active uses at-grade that are 
compatible with and enhance the characters of all 
three street frontages. 

General design guidance is contained in Policy 6.5 where 
the following is included:

•	 The density, form, bulk, height, setbacks, spacing and 
materials of development are to be compatible with 
its surrounding area. (Policy (a))

•	 The compatibility of adjacent residential and non-
residential development is encouraged through site 
design and buffering measures, including landscape 
screening and fencing. (Policy (b))  

•	 The design of all buildings must recognize pedestrian 
scale, safety and the perception of safety and access 
and the preservation of public vistas and views. 
(Policy (c))

•	 The creation of a continuous, harmonious 
streetscape is encouraged with emphasis on 
maintaining the continuity of grade-related activity, 
both inside and outside of buildings. (Policy (d)) 

•	 All developments should be designed having regard 
for public transit accessibility in the Urban Planning 
Area, convenience and comfort, and access and 
parking for the physically challenged, and to ensure 
that the needs of persons with disabilities and other 
special needs groups are addressed. (Policy (e))

•	 Design plans that promote public safety and security, 
with adequate visibility and lighting and the avoidance 
of secluded areas, should be provided. (Policy (f))

•	 The location, amount, position and design of parking 
areas should be designed to minimize the quality of 
the public streetscape and lessen their visual impact. 
(Policy (g))
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•	 The streetscape appearance of major, multipurpose, 
and minor arterial roads and collector streets should 
be enhanced by encouraging the location of main 
entrances to buildings facing the streetscape with 
improved treatment (Policy (h))

•	 Reverse lotting patterns and blank walls facing 
the streetscape should be avoided. Additionally, 
side and end elevations of buildings facing major, 
multi-purpose and minor arterial and collector 
roads should be designed with an upgraded level 
of architectural treatment. Building setbacks from 
the street are to be minimized along pedestrian and 
transit-oriented streets. (Policy (i))

•	 Servicing, loading, waste and mechanical areas 
should be screened to minimize visual impact. (Policy 
( j))

•	 The impact of lighting associated with new 
development should be minimized to lessen the 
sky glow and the intrusion of unwanted lighting into 
adjacent properties. (Policy (k))

•	 All development shall be designed having regard for 
Sustainable Development considerations as set out in 
Part II, Subsection 2.7.3 of the Plan.

Response: 

•	 The proposed development is compatible with the 
height and scale of the surrounding buildings. It is 
located within the Downtown Mixed Use Centre in 
an area that has existing and emerging high-rise 
character. The proposed building takes the form of a 
point tower atop a pedestrian scaled podium and is 
consistent with contemporary tower design practices

•	 The proposal provides a contiguous street wall 
along Elizabeth Street and John Street including the 
incorporation of 2.0 metre deep private residential 
patios for grade-related residential units along 
Elizabeth Street as well as commercial patio space 
along John and Caroline Steet. This serves to enhance 
the character of downtown and provide buffering 
measures, creating an appropriate urban design 
response for in the surrounding context. 

•	 The building has been designed to incorporate a 
pedestrian-scale 3-storey base building that is set 
back to maintain views down John Street. With 
respect to safety and access, the proposal locates 
loading and parking functions within the podium with 
access/egress at midblock locations away from the 
public realm.

•	 Ground floor incorporates grade-related uses that 
help animate the public realm. These grade-related 
uses transition from commercial use to the west 
to townhouse residential use to the east to create 
a transition in uses that reflects the commercial 
character of John Street and residential character of 
Caroline Street and Elizabeth Street.. 

•	 The proposed development has been designed 
with accessibility in mind and provides accessible 
walkways and entrances along both frontages. 
Pedestrian entrances are located at Caroline Street to 
minimize the distance to/from nearby public transit. 

•	 The proposed development incorporates transparent 
glazing and pedestrian-scaled lighting near its 
entrances to promote safety and security and ensure 
the ground floor design does not provide secluded or 
obscured areas.

•	 The proposal locates parking below grade or in an 
architecturally treated screened parking garage 
accessible midblock away from public view to limit 
visual impacts and encourage a pedestrian friendly 
streetscape. 

•	 The main residential entrance is provided along the 
Caroline Street frontage to support functions of the 
public realm and is clearly visible and accessible from 
the public sidewalk. The entrance also incorporates 
a canopy to provide weather protection and add 
articulation to the façade.
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•	 The ground floor of the base building is setback 2.14 
to 2.40 metres from the property line at Caroline 
Street to expand the Caroline Street boulevard. The 
base building is setback 2.0 metres on the ground 
floor on the Elizabeth Street Frontage to provide a 
patio space and buffer for ground oriented residential 
units. The majority of the ground floor along John 
Street is setback 2.59 metres to form a collonade 
in which the patio space for the ground floor 
commercial uses are situated. Levels 2 and 3 of the 
base building are set back 0.31 metres on John Street 
to align with the existing building base at 2025 Maria 
Street and create a contiguous streetwall for the 
entirety of the block. 

•	 Servicing, loading, waste and mechanical areas are 
located internally within the building and are therefore 
screened from the public realm. 

•	 Ornamental lighting is not incorporated within the 
proposed tower design to minimize sky glow.  

•	 Sustainability has been considered in the building 
design through the provision of measures such 
including but not limited to: 

o	 Geothermal heating and cooling;

o	 Improved Green roof water balance performance 		
    than previously approved development;

o	 Inclusion of EV ready parking spaces;.

o	 Rainwater harvesting and re-use;

o	 Bicycle Parking at grade

o	 Ground floor bicycle storage facilities; and

o	 LEED equivalent design and construction standards

Part III

Further design guidance relating to each land use 
designation in the Urban Planning Area is provided in 
Part III of the BOP. Policy 5.5.1 of Part III establishes 
design principles for the Downtown Mixed Use Centre. 
With respect to urban design, Policy 5.5.1 (g) outlines 
that new development shall be of high-quality design 
to maintain and enhance the Downtown’s image as an 
enjoyable, safe, pedestrian-oriented place, and designed 
and built to complement pedestrian activity and 
historical attributes as outlined in the Downtown Urban 
Design Guidelines.

Policy 5.5.8 of Part III is specific to the Downtown 
Core Precinct. Policy 5.5.8.1 (a) and (b) provide that 
the objectives for the Precinct are to designate the 
inner core area of the Downtown for higher density 
development consistent with the role of Brant Street 
as a major spine of the Downtown Mixed Use Centre, to 
meet Provincial Growth objectives and to help support 
increased transit use, and to require a high standard of 
design for new buildings in order to provide a sense of 
place, compatibility with existing development and a 
sense of pedestrian scale and comfort.

With respect to the design policies outlined within 
Section 6.5, the proposed development introduces 
design interventions that improve upon the architectural 
and streetscape conditions of the originally approved 
Block Plan. Such improvements include but are not 
limited to:

•	 Larger ground floor setbacks accommodating 
commercial patio space, landscape enhancements 
and an expansion of the surrounding pedestrian 
boulevards.

•	 Ground floor uses that animate and more 
appropriately respond to the character of each street 
frontage.

•	 A well-articulated base building that is compatible in 
scale with the immediate context.
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•	 As illustrated in the Pedestrian Wind Study prepared 
by SLR Consulting, the on-site wind conditions are 
generally suitable for the intended use throughout the 
year. In both the existing and proposed configuration, 
two off-site areas exceed the wind safety criterion. 
This includes the 7th floor outdoor amenity terraces. 
SLR Consulting recommends addressing any adverse 
wind conditions at the Site Plan Approval Stage (SPA). 
Through a more detailed design process the team will 
determine the specific architectural details required to 
effectively mitigate wind conditions, where necessary.

With respect to height, Policy 5.5.8.2 (b) permits a 
maximum building height of up to 4 storeys and allows 
up to 8 storeys (29 metres) where “compatibility with 
surrounding land uses and a sense of pedestrian scale 
by the use of terracing above the second floor and 
subject to the community benefits provisions of Part 
VI, Subsection 2.3 of this Plan”. Policy 5.5.8.2 further 
provides that retail or service commercial uses are 
required continuously at grade along public streets in 
residential buildings, except where bordering residential 
precincts (5.5.8.2(d)); buildings shall be required to be 
constructed to the street line with no surface parking 
permitted, except for loading and emergency vehicles 
(5.5.8.2(d)); and on-site parking is not required for non-
residential uses (5.5.8.2(f)). Policy 5.5.8.2 goes on to say 
that applications for increased building heights for mid 
to high rise buildings in the Downtown Core Precinct 
may be required to provide an angular plane study, 
identifying visual, sun shadowing, and wind impacts and 
demonstrating how such impacts can be mitigated to 
acceptable levels.  

Response:

•	 The proposed development represents appropriate 
scale for the Downtown and the Subject Site. The 
height permissions within the Official Plan, including 
the site-specific permissions within OPA 78, are not 
reflective of the height and scale of development 
occurring within the Downtown. The site is centrally 
located and adequately sized to provide appropriate 
separation distance between the proposed tower and 
the low-rise residential uses to the north and east. 
The Subject Site is an appropriate location for a tall 
buildings given the existing and emerging built form 
pattern, which includes approved towers at various 
locations with heights of up to and above 28 storeys. 
The proposed building is comparable in height and 
scale to other recent tall building approvals within the 
area and is compatible with the built form context of 
the Downtown. 

•	 The development proposal does not include any 
surface parking and locates loading and servicing 
within the podium and away from the public realm 
and street frontages.

•	 The proposed development satisfies the criteria 
of the Burlington Shadow Study Guidelines Terms 
of Reference as illustrated in the Shadow Study 
prepared by R. Bouwmeester & Associates. The 
proposed development also includes setbacks, 
stepbacks and tower separation distances greater 
than those recommended by the City of Burlington 
Tall Building Guidelines to ensure potentially adverse 
privacy and sky view impacts are mitigated to 
acceptable levels. 
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•	 The street furniture, lighting and landscape design 
and location have been coordinated with the existing 
and planned streetscape improvements along 
Caroline Street and John Street. Further streetscape 
and public realm design details will be refined 
through the site plan approval process.

•	 The proposal screens all utilities and servicing 
functions from public view to not detract from the 
Downtown.

Response:

•	 The proposed development enhances the existing 
pedestrian realm along Caroline Street, by providing 
streetscaping improvements and introducing an 
architectural treatment that provides inviting 
entrances, incorporates glazing and pedestrian-
scaled expressions that will activate the frontage.

•	 The proposed development lines the Caroline Street, 
Elizabeth Street, and John Street frontages with 
active grade-related uses including commercial space 
and a residential lobby.  

•	 The proposed tower has a slender floor plate of 
approximately 750 square metres with 3.0 metres 
stepbacks along Caroline Street, John Street and 
Elizabeth Street supporting access to sky view.

•	 The proposal provides a 3-storey pedestrian scaled 
base building to frame and provide a contiguous 
street wall along Caroline Street, John Street and 
Elizabeth Street. Pedestrian comfort, safety and 
access have been addressed through the central 
placement of entrances, provision of weather 
protection features and separation of pedestrian and 
vehicular circulation by locating all vehicular functions 
within the building. 

With respect to the subject site, which is designated 
as Downtown Mixed Use Centre, Policy 5.5.12 provides 
the urban design policy framework for the Downtown, 
including the following relevant directives:

•	 Establish pedestrian corridors between retail areas in 
the Downtown (Policy (b))

•	 Active grade-related uses (Policy (c))

•	 Pedestrian scaled buildings and public areas, 
designed with regard for comfort, safety and access 
(Policy (d))

•	 Preservation of views to the Lake (Policy (e)) 

•	 Cohesive design and location of street furniture, 
lighting, decorative planting to link to the Downtown 
and the waterfront (Policy (i))

•	 Location of utilities underground to not visually 
detract from the Downtown (Policy ( j))

•	 Attractive store fronts, open space and parking areas 
along pedestrian walkways to encourage pedestrian 
activity (Policy (n))

•	 Compatibility of new construction with cultural 
heritage resources and the existing streetscape to 
add to the area’s character in the Downtown (Policy 
(q)).
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5.2 City of Burlington 
Official Plan (2020) 
Council Approved, 
(Partially in Force)
On November 30th, 2020, City’s new Official Plan 
(Burlington Official Plan, 2020) was approved by Halton 
Region. Parts of the Burlington Official Plan, 2020 are 
under appeal with the Ontario Land Tribunal (2020) 
including the proponent. Until all broad appeals to 
the Region’s approval of the Burlington Official Plan, 
2020 are resolved, the interim working version may be 
considered on an informative, but not determinative, 
basis and the City of Burlington Official Plan, 1997 
remains in force and effect. Notwithstanding this, the 
Burlington Official Plan, 2020 represents City Staff 
and Council’s vision for Burlington regarding future 
development. 

No policies from the City of Burlington Official Plan 
(2020) discussed in this Urban Design Brief are currently 
in force. Policies that are in full and force and effect are 
covered in the Planning Rationale. 

Policies discussed below with regards to the New OP 
remain under appeal, including by the owner on a 
site-specific basis for the Subject Site, at the Ontario 
Land Tribunal, and thus are not in force. These policies 
have been reviewed as they represent the most recent 
council direction with regards to planning matters for 
the Subject Site but should not be viewed as policies 
which are determinative, nor as policies which should be 
relied on due to the significant discrepancies between 

the New OP and more recent Provincial and Regional 
policy directives.

Schedule B – Urban Structure indicates the Subject Site 
as Urban Centre and Mixed Use Intensification Area. 
Schedule B-1 – Growth Framework displays the Subject 
Site’s location within the City’s Primary Growth Area. 

On Schedule D – Land Use – Downtown Urban Centre 
the Subject Site is identified as Downtown East Precinct. 
Schedule D-1 – Downtown Urban Centre Retail Streets 
indicates John Street and Maria Street as Mixed Use 
Streets. Further, Schedule D-2 – Maximum Building 
Heights indicates the Subject Site as Mid-rise Buildings, 
up to 11 storeys.  The Berkeley is identified as a “tall 
building” site of up to 17 storeys. Schedule D-2 does not 
appear to indicate a pattern or hierarchy of height. The 
height range of 3 to 22 storeys appears arbitrary and is 
not reflective of existing or approved building heights in 
the Downtown except where it implements and existing 
or approved condition. 

In terms of Urban Design and Built Form Policy 
7.3.2 states that in areas identified on Schedule B-1: 
Growth Framework, and subject to the policies of 
Subsection 2.4 of this Plan, development shall address 
considerations such as, but not limited to the following: 
ensuring site and building design are compatible with 
the surrounding area; providing appropriate built form 
transition in scale between buildings, public realm, and 
abutting development through design methods such 
as angular planes, step backs, and building orientation; 
provide appropriate screening, landscape buffering, and 
other design measures to minimize impacts; provide 
pedestrian comfort and human scale at the street level 
reflecting the established and planned streetscape to 

frame the public realm, through various design methods 
including the use of podiums in tall buildings; provide 
façade articulation that achieves a scale of development 
that is attractive to pedestrians and avoids the use of 
blank walls; designing and orienting development that 
face public open spaces to contribute to the public 
realm and pedestrian environment; and implementing 
measures that adequately limit any resulting shadowing, 
uncomfortable wind conditions on the streetscape, 
neighbouring properties, and parks and open spaces.

Furthermore, Policy 7.3.2(1)(a) states that in Primary 
Growth Areas as shown on Schedule B-1: Growth 
Framework, development shall promote a transit-
supportive and pedestrian-oriented environment and 
ensure compatibility with adjacent land uses. Policy 
7.3.2(1)(a)(i) provides that the design of development 
in Primary Growth Areas shall address the policies 
of Subsection 7.3.2(a) as noted above, but also have 
additional consideration such as, amongst others:

•	 locating buildings generally parallel to the public 
street to define the street edge and in close proximity 
to the street and transit services; 

•	 providing appropriate transitions to adjacent land 
uses; massing new buildings to frame adjacent 
streets in a way that respects the existing and 
planned street width and also provides a pedestrian-
scale environment; 

•	 locating building primary public entrances for uses 
located at grade towards a public right-of-way and 
visible and accessible from the public sidewalk; 

•	 including direct pedestrian access including barrier 
free access from grade level to the primary public 
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entrances located on the building façade; 

•	 screening or integrating roof top mechanical 
equipment within the composition of the building; 

•	 creating an attractive and connected interface 
between the private and public realms; creating 
a continuous streetscape with emphasis on 
maintaining the continuity of grade-related activity 
areas, both inside and outside of the buildings; and 
providing appropriate outdoor amenity areas and 
open space.

Policy 7.3.2(1)(a)(ii) further provides that development 
is Primary Growth Areas should locate and organize 
parking, access, and service areas to minimize their 
impact on surrounding properties and the public realms. 
The design of vehicle parking, access, and service areas 
shall address considerations such as, but not limited to: 

•	 Locating off-street parking in the side and/or rear 
yards, in underground or structured parking where 
appropriate, away from the street edge and adjacent 
residential uses;

•	 Integrating parking areas located at or above grade 
within the built form of the building and away from 
the street frontage, where appropriate;

•	 Limiting the number and location of vehicular access 
points to minimize disruption to traffic flows, and 
to minimize the impact on local streets, pedestrian 
travel along sidewalks, or cyclists traveling along 
bikeways;

•	 Screening and buffering of off-street parking areas 
from public view through the use of setbacks and 
landscaping;

•	 Locating loading areas and service areas to avoid 
conflict between pedestrian and vehicular traffic and 
away from adjacent residential uses and adjoining 
streets; 

•	 Incorporating fencing and/or screening of service 
facilities, such as loading bays or outdoor storage 
areas, in a manner which enhances screening from 
adjacent land uses and the public right-of-way and 
improves the aesthetic quality of the development. 

Section 8.1.1 (3.9) outlines the policies for the Downtown 
East Precinct within the Downtown Urban Centre, 
stating:

“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.”
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Response:

The proposed development appropriately addresses the 
intended outcome of the urban design policy direction 
of the Burlington Official Plan, 2020. The proposed 
development provides commercial units at-grade, lining 
the Subject Site’s Mixed Use Street frontage along 
John Street. This expands upon the existing, at-grade, 
John Street facing commercial space provided at 2025 
Maria Street. These dedicated retail, office and service 
commercial uses, situated along the block’s designated 
Mixed Use Street frontage will adequately serve the 
day-to-day needs of residents and employees of the 
Downtown. Further, in accordance with the Burlington 
Official Plan, 2020, the proposed development provides 
a parking garage that is well designed, contributing 
an improved streetwall condiction. The proposed 
28-storey tower is informed by the emerging patterns 
of development within the Downtown Urban Centre 
and/or Downtown East Precinct including the recently 
completed 23-storey mixed-use tower at 421 Brant and 
proposed 18-storey residential tower at 409 Brant.

The proposed development implements strategic 
measures to achieve an appropriate degree of 
transition and compatibility to the adjacent low-rise 
Neighbourhood Precinct to the east. The building’s point-
tower form includes a well-articulated, human scaled 
podium as well as a slender, stepped back tower treated 
with translucent materiality. Furthermore, as illustrated 
in the Shadow Study prepared by R. Bouwmeester & 
Associates, there are no adverse shadow impacts. 
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5.3 Halton Region 
Official Plan 
(November 2022 Office 
Consolidation), ROPA 48
ROPA 48, approved on November 10th, 2021, establishes 
an updated vision to the regional urban structure and 
growth strategy for the Halton Region. ROPA 48 provides 
an update to the current Halton Region urban structure. 
ROPA 48 establishes a series of regional nodes which 
identify strategic growth areas to accommodate mixed-
use intensification in support of the regional transit 
network at a scale appropriate to its context. ROPA 48 
identifies the Subject Site as being within the Downtown 
Urban Centre Secondary Regional Node (see Figure 12). 

Within the Downtown Urban Centre Secondary Regional 
Node, the Subject Site is situated amongst a series 
of existing and planned, tall, mixed-use buildings. 
The proposed development implements several 
urban design interventions to appropriately respond 
to its immediate context. Additionally, the proposed 
development provides a scale and form that supports 
the established structural context of the Downtown 
Urban Centre Secondary Node.  

Further details regarding the Halton Region Official 
Plan and ROPA 48 is provided in the Planning Rationale 
Report accompanying this Urban Design Brief. Hamilton
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o	 Guideline 5.3.1 Parking  

•	 The development scheme does not include surface 
parking and proposes 288 parking spaces located 
in 4 levels of below-grade parking. The ramp to the 
underground parking structure is located within the 
interior of the building, away from the public interface 
to minimize any visual impacts.

o	 Guideline 5.3.2 Loading and Service Areas

•	 Loading and servicing areas are located interior to 
the site within the podium at the ground level and 
will not be visible from the public view or create any 
visual impacts.

o 	 Guideline 5.4.1 Setbacks

•	 The proposed building provides a 2.14 metre ground 
floor setback from Caroline Street which will allow 
for quality design of the boulevard and sidewalk 
that can accommodate a variety of soft and hard 
streetscapes.

o 	 Guideline 5.4.2 Street wall

•	 The street wall is designed with a high degree of 
architectural articulation and materials to relate 
to the human scale and pedestrian environment. 
Glazing will be used to promote visibility and provide 
“eyes on the street”.

o Guideline 5.4.3 Entrances

•	 Canopies and/or overhangs will be provided for the 
main residential lobby and retail entrances to allow 
for weather protection.

As provided by Section 1.3 – Existing Character 
of the UDGs, the intent of the guidelines is not to 
prevent all development, restrict development to 
low-rise buildings or make any new building adopt a 
“heritage style”. Instead, the guidelines provide a set 
of recommendations to ensure that new development 
protects the most crucial aspects of Downtown 
Burlington’s existing character including: the relationship 
of buildings to streets and open spaces; the articulation 
of facades; the relationships of buildings to one another; 
the protection of important views; the fine-grained 
pedestrian network with its shortcuts and urban 
paths; and the palette of materials. As per Section 2.2 
of the Downtown UDGs, the site is located within the 
Downtown Core Precinct. The following Downtown 
UDGs are applicable to the proposed redevelopment of 
the site:

o	 Guideline 4.2.2 Furnishing Recommendations

•	 Bike racks, benches and waste receptacles 
are consistent throughout the site and have a 
contemporary, classic design.

o	 Guideline 4.2.3 Streetscape Paving Materials

•	 Sidewalks include large format concrete pavers as 
well as a feature paving material surrounding treed, 
landscaped areas. Sidewalks and curbs are graded 
and scored to provide barrier-free access. 

o	 Guideline 4.2.2 Planting Recommendations

•	 Trees along streets are consistently planted at 7.0 
metre intervals along Elizabeth Street, 7.5 metres 
along John Street and 9.75 metres along Caroline 
Street.

5.4 Downtown 
Burlington Urban Design 
Guidelines (2006)
The City of Burlington Downtown Urban Design 
Guidelines were prepared by Brook Mcllroy Planning 
and Urban Design and were approved by Council on 
October 10, 2006. The Urban Design Guidelines were 
prepared in response to growing development activity 
in Downtown Burlington, particularly in the form of 
residential mid-rise and high-rise buildings in addition to 
the ongoing improvements to the Burlington Waterfront. 
The Burlington Downtown Urban Design Guidelines 
(UDGs) are intended to supplement the Official Plan and 
Zoning By-law by providing property owners, developers, 
and City staff with additional detail on what constitutes 
desirable built form in the Downtown. Furthermore, as 
the UDGs are not themselves a part of the Official Plan 
or Zoning By-law, they must be understood as a guiding 
document only without force of policy. It should be 
noted that aspects of the City of Burlington Downtown 
Urban Design Guidelines are outdated and have been 
superseded by newer documents such as the City 
of Burlington Tall Building Guidelines and Downtown 
Streetscape Guidelines.
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o 	 Guideline 5.7.2 High Rise Building Massing

•	 The proposed high-rise is compatible with existing 
and approved building heights in the emerging 
Downtown area, proposes a 3-storey podium, 
setbacks and stepbacks are integrated into the 
design to preserve views and mitigate against adverse 
impacts such as, wind and shadowing.

o	 Guideline 5.7.3 High Rise Building Articulation

•	 High-rise building articulation has been carefully 
considered with the use of vertical and horizontal 
building elements, use of similar materials and 
colours, balcony placement, and a combination of 
glazing and spandrel glass.

•	 The building incorporates articulation on all facades 
with an emphasis on activation of the Caroline 
Street façade (the primary frontage) by incorporating 
substantial glazing at grade and throughout the 
podium design to activate the public realm. 

o	 Guideline 5.7.4 High Rise Building Detailing

•	 The proposed building seeks to achieve a unique 
expressive identity by creating a sense of arrival 
with clearly identified entrances, weather protection, 
window and balcony detailing, and use of amenity 
areas on multiple levels. 

•	 The design incorporates glazing to promote 
transparency and visibility, varying architectural 
materials and textures, rhythm of cohesive and 
complimentary architectural elements.

•	 Additional architectural detail specifications will be 
provided during Site Plan Approval.

areas. The proposed building height appropriately 
considers the Subject Site’s location within the 
Downtown urban structure as well as its high level of 
accessibility and proximity to transit. 

o Guideline 5.6.6 Roofs

•	 A total of 649.04 square metres of outdoor amenity 
space is provided on the roof of the parking garage at 
Level 7. 

•	 The mechanical penthouse is setback 10.13 metres 
from east of the tower top to mitigate the tower’s 
perception of height and mass and limit its visual 
impact.

o 	 Guideline 5.5.7 Separation between Tall Elements

•	 The proposed tower provides 41.67 metres of 
separation from the existing 17-storey tower built 
located at 2025 Maria Street. 

o 	 Guideline 5.7.1 Design Principles

•	 The building base achieves human scale as it 
proposes an appropriate podium height that is 
compatible to surrounding context and street right-
of-way. 

•	 The proposed building massing and design 
establishes a strong relationship to the surrounding 
streetscape through the provision of strategically 
situated entrances with canopies, large areas of 
glazing and setbacks to accommodate private 
residential and commercial patio space. 

o	 Guideline 5.4.4 Design of the first floor

•	 The first floor of the building provides transparency 
and multiple access points serving to animate the 
ground floor.

o 	 Guideline 5.4.5 Weather Protection

•	 A canopy is provided on the northwest and northeast 
corner of the building to provide weather protection. 

o 	 Guideline 5.4.6 Materials 

•	 The design of the podium incorporates “opaque” 
materials such as concrete to add prominence to the 
street-related elements of the building and to provide 
contrast with the “lighter” translucent materials of 
the tower. 

•	 The use of glass will be prominent along the Caroline 
Street and John Street frontages to animate the 
proposed commercial frontages and activate the 
surrounding streetscapes. 

•	 The selected materials reflect a variety of colours 
and textures to add diversity to the facades and 
create visual interest when viewed from the public 
realm.

o 	 Guideline 5.5.5 Massing Stepbacks

•	 The building proposes stepbacks at Level 4 to 
differentiate the podium and the tower components.

o	 Guideline 5.6.1 Heights – Minimum and Maximum

•	 The proposed building height fits within existing and 
emerging pattern of the Downtown in which the 
Lakeshore-Brant intersection holds “peak” heights 
and heights gradually descend towards low-rise 
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o	 Guideline 2.4 – Podium Design and Articulation

•	 All sides of the podium have been designed with a 
high-quality architectural expression and materials;  

•	 The podium proposes materials that anchor the 
building, complement the character of the street and 
support a fine-grain ground floor facade;

•	 The portion of the podium roof on level 7 proposes 
outdoor amenity area to provide views from the 
street;

•	 The mixed-use podium is visually broken up into 
smaller components through the use of vertical 
expressions to reflect the proposed residential and 
commercial uses at-grade;

•	 Setbacks are included along John Street to- provide 
commercial patio space, expanding and animating the 
John Street public realm 

•	 The main building entrances are clearly distinguished 
through architectural elements;

•	 The articulation and materiality of the podium will 
create diversity and highlight individual units;

•	 The ground floor retail podium consists of clear-
glazing to provide visual connections between the 
public and private realm;

•	 The ground floor provides multiple entrances 
with canopies to provide weather protection for 
pedestrians. 

•	 2.2 metres inset balconies and residential patios 
within the podium have been proposed.

As such, the following guidelines apply to the 
redevelopment of the Subject Site:

Section 2.0 – Building Base (Podium)

The podium of a tall building anchors the tower and 
defines the pedestrian experience at the street. Its 
location and height should frame and create a positive 
relationship to the street. It should be carefully 
designed, including a mix of horizontal and vertical 
elements, to reinforce a human scale.

As such, the following guidelines regarding the podium 
apply to the Subject Site:

o	 Guideline 2.1 – Podium Location

•	 Caroline Street is identified as a mixed-use street. 
As such, the podium has been massed and located 
to frame the street and help establish a street wall 
by incorporating a 2.14 to 2.4 metre setback from 
the north (front) lot line to expand upon the Caroline 
Street public realm. A 0.14 metre setback is provided 
from the east lot line as well as a 0.31 metre setback 
from the west lot line to seamlessly align with the 
existing building base provided in phase one. 

o 	 Guideline 2.2 – Podium Height and Massing

•	 The proposed street wall height reflects the 
streetwall condition of the existing Berkeley condo 
to the south and provides for an appropriate 
relationship with lower scaled residential uses to the 
east and northeast. 

•	 The proposed floor-to-ceiling height of the ground 
floor is 4.5 metres which meets the minimum 
recommended 4.5 metres to accommodate active 
commercial uses at-grade.

5.5 Tall Building Design 
Guidelines (May 2017)
The City of Burlington, in conjunction with Brook 
Mcllroy, prepared the Tall Building Design Guidelines, 
dated August 2016 and approved by Council on 
October 3, 2016, as “interim guidelines”. The purpose 
for the “interim” status was to accommodate further 
consultation with the public and development industry 
and to facilitate revisions, as needed, prior to enacting 
the guidelines on a permanent basis.

Following public and industry workshops in January 
2017, revised Tall Building Design Guidelines were 
prepared in April 2017. A final roundtable discussion was 
organized by City staff with the development industry 
on May 15, 2017 which led to the preparation of the final 
Tall Building Design Guidelines, dated May 2017 and 
approved by City Council on July 10, 2017. 

It should be noted that the Tall Building Guidelines are 
a set of tools to assist in design and evaluation of tall 
buildings and do not have the status of policy. 

The intent of Burlington’s Tall Building Design Guidelines 
is to provide guidance for developers and architects 
designing tall buildings in the City of Burlington and 
will be used by City staff as one tool in evaluating 
development applications and what was then described 
as mobility hub planning. The guidelines are applicable 
to all buildings (over 11-storeys) across the entire City 
and are broken down to address design preferences for 
tall buildings including : building base (podium); building 
middle (tower); and, building top.
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Section 4.0 – Building Top

The top of the building defines the tower while further 
distinguishing a unique and interesting skyline. Roof top 
amenity areas are recommended to create activity at 
the upper levels and it is important to consider how the 
mechanical penthouse integrates into the theme of the 
building so as not to be visible from the ground level. 

As such, the following guidelines apply to the Subject 
Site:

o	 Guideline 4.1 – Rooftop Design and Articulation 

•	 The mechanical penthouse has been stepped back 
from the tower portion of the building along the 
south and north façades building to reduce the 
building profile;

•	 The mechanical penthouse has been designed to 
appear as an extension of the principal tower;

o	 Guideline 4.2 – Mechanical Penthouse

•	 The mechanical penthouse has been designed, 
located to be screened from view in order to protect 
or enhance views from other buildings and the public 
realm;

•	 The mechanical penthouse has been stepped back 
from all sides of the Subject Site to minimize adverse 
shadow impacts and maximize sky view.

The proposed tall building, at its various base, tower, 
and top building levels achieves the intent and purpose 
of the Tall Building Design Guidelines as described above 
and further expanded in Section 5 of this report.

o	 Guideline 2.5 – Site Design, Open Space, and 
Streetscaping

•	 The proposed parking and loading spaces are 
proposed internally and are screened from the street.

•	 Access to parking and servicing is provided midblock 
from John Street and Elizabeth Street entrances that 
are well integrated into the building frontage. 

Section 3.0 – Building Middle (Tower)

The tower is the most substantial and impactful 
component of a tall building as it enhances the skyline. 
The towers design and massing should be carefully 
considered to minimize adverse impacts on adjacent 
neighbourhoods, parks, and open spaces, and to 
maximize sky views and access to sunlight through 
slender floor plates and setbacks.

As such, the following guidelines are implemented 
within the proposed development concept:

o 	 Guideline 3.1 – Tower Location

•	 The proposed tower is situated on the north portion 
of the Subject Site to address all three of the 
Subject Site’s frontages. The tower steps back 3.0 
metres along all street frontages of the podium to 
differentiate between the building and podium, as 
well as mitigate the visual presence of the tower 
from the public realm.

•	 The proposed tower provides for a 41.67 metre 
separation distance from the existing 17-storey tower 
to the south, exceeding the minimum recommended 
standard of 25 metres to accommodate a larger 
podium rooftop outdoor amenity space, minimize 
overlook between towers, and maximize views from 
both the public realm and the north facing units of 
the 17-storey tower to the south. 

o	 Guideline 3.2 – Tower Height and Massing

•	 The proposed height and massing of the tower 
incorporates mitigation measures such as building 
setbacks, tower stepbacks, and tower floorplate 
size to ensure that there no adverse shadow, wind, 
or privacy impacts on surrounding Residential 
Neighbourhood Areas, parks, open spaces, or natural 
areas.

•	 The Subject Site is an appropriate location for a tall 
building and provides for an appropriate transition in 
height to mitigate potential impacts on the adjacent 
context.  

•	 The proposed floor plate of 749.54 square metres 
achieves a slender point tower form.

o	 Guideline 3.4 – Tower Design and Articulation

•	 The tower design and materials incorporate 
horizontal and vertical accents to create visual 
interest and minimize the perceived mass of the 
tower;

•	 The tower design utilizes glass to minimize its 
perceived mass while using heavier, vertical accents 
to enhance the slender appearance of the tower.
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The design principles outlined are:

•	 Pedestrian – First Focus: Design streetscapes to be 
safe and comfortable for all users

•	 Green and Sustainable: Improve environmental 
quality through living assets and responsible design.

•	 Easy to Use and Equitable: Design streetscapes for 
all ages, abilities, and modes of travel.

•	 Long Lasting: Provide a high quality of design using 
durable materials and construction practices.

•	 Connect and Integrate: Design streetscapes to be 
context-sensitive and reflect the character of the 
street.

Section 2.3 of the guidelines organizes the downtown 
into four Character Areas, each designed to reflect 
the unique qualities of each. In this case, the Subject 
Site falls within the Mixed-Use Commercial District 
and is bordered by a Residential District. Section 3.4 
further explains that the Mixed-Use Commercial District 
offers a mix of uses including cultural, entertainment, 
residential, and commercial retail and includes key 
transit access to the Downtown and features the Village 
Square. 

5.6 Downtown 
Streetscape Guidelines
On September 23, 2019, Burlington City Council 
approved the new streetscape guidelines for downtown 
Burlington, replacing the previous 1981 streetscape 
guidelines. The new guidelines established a new 
vision, framework, and a set of design principles and 
strategies that will provide guidance for a consistent 
redevelopment and renewal of downtown Burlington’s 
streetscape. These guidelines are intended to promote 
pedestrian activity, enhance and strengthen the public 
realm and contribute to the Downtown as an accessible, 
cohesive, identifiable, and vibrant destination within the 
city.

The Downtown Streetscape Guidelines provide guidance 
to different components of the boulevard but do not 
have the status of policy. 

The study provides design principles that will guide and 
support the creation of an accessible, walkable, and 
attractive public realm that integrates with the existing 
urban fabric. These principles are based on key strategic 
directions of a city that moves, a healthy and greener 
city, and an engaging city, which were established by the 
City of Burlington through its Strategic Plan. 

Furthermore, Section 3.3 presents design guidelines 
for streetscape development within the Study Area, 
which include, among others, accessibility; pedestrian 
crossings; mid-block bump outs; transit stops, tree 
planting and placement; and colour and finishes. The 
guidelines suggest that tree spacing will vary depending 
on the desired size and form and species of trees. In 
addition, the study recommends that the minimum 
widths of a boulevard within the Mixed-Use Commercial 
District is 1.8 metres for the clear path zone, 1.2 metres 
for the furnishing zone, and a typical size of 0.4 metres 
for the edge zone. 

Response:

Caroline Street: the boulevard consists of a 2.14 metre 
marketing zone, a 2.57 metre clearway zone, 1.2 metre 
furnishing zone and a 0.5 metre curb zone. There is an 
additional setback at the main residential entrance. 

Elizabeth Street: Grade related residential units are 
setback 2.14 metres to accomodate patios and planters 
for privacy. A 3.575 metre clearway zone and a 1.2 metre 
streetscape zone are also included. Finally, there is a 0.5 
metre curb zone. 

John Street: John Street is designed with a minimum 
2.14 metre marketing zone closer to Caroline Street. This 
is followed by a 2.55 metre clearway zone, 1.2 metre 
furnishing zone and 0.5 metre curb zone. The building 
pulls back closer to the street line to the south to align 
more closely to the Berkeley. 
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6.2 Built Form
6.2.1	 Massing
The proposal is reflective of a tower/podium 
configuration. The proposed parking garage will function 
as a connecting element between the existing Berkeley 
condo and the proposed residential tower. Atop the 
6-storey garage is a partial 7th & 8th floor that extends 
south from the proposed tower. 

The proposed base building contributes to the creation 
of a continuous pedestrian-scaled street wall and helps 
achieve a transition of scale between the tower and the 
existing residential neighbourhoods. At 3 storeys, the 
podium creates a compatible relationship with lower 
scaled residential uses to the east and northeast. The 
podium pulls back at the northeast and northwest 
corners of the site to open up views and improve 
pedestrian circulation. The tower steps back from the 
podium above to ensure a clear distinction between 
the two building elements and establish a pedestrian 
environment at grade. 

6.1 Site Organization
The site is organized to accommodate a tall building 
at the north end of a larger development block and 
in doing so, maximize separation distance from the 
existing 17-storey building. The parking function of the 
development is situated in a mid-block location allowing 
its rooftop space to be utilized as outdoor amenity for 
residents. The building will occupy virtually all of the 
developable land creating continuous streetwall edges 
along the perimeter of the site contributing to the 
continuity of the public realm including streetscape. 
The development is oriented along Caroline Street with 
the main residential entry and lobby facing north in the 
centre of the block.

Figure 12 - Proposed Development Rendering
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6.2.2	 Height
From an urban structure perspective, the Subject Site 
is an appropriate location for a tall building within the 
context of the Downtown Mixed Use Centre which 
is characterized by a mix of building forms including 
towers. Within the immediate context, a tower 
configuration already exists at the south end of the 
block at 2025 Maria Street. Given the evolving context 
of tall buildings in the area, including recent approvals 
to the north along Brant Street with heights of up to 27 
storeys, a taller building height has been considered on 
the Subject Site.  

Although the proposed development exceeds the 
height limit established by the in-force Official Plan, 
it is compatible with the existing and emerging tall 
building development context and offers a significant 
opportunity to positively contribute to Downtown 
Burlington’s broader urban structure. 

The proposed height has also been considered in 
terms of any potential impacts such as shadowing and 
privacy. In that regard, the shadow study prepared by 
Bouwmeester and Associates illustrates that shadows 
have been limited, satisfying the Burlington Sun/Shadow 
Study Terms of Reference criteria. In terms of privacy, 
the tower is situated sufficient distance away from the 
low rise residential properties to the north and provides 
41.67 metres of seperation from the tower at 2025 
Maria, exceeding the typical tower seperation distance 
of 25.0 metres.  

Figure 13 - Height Map
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The proposed height will make a positive contribution 
to the skyline and fit within the existing and emerging 
context of tall buildings. In that regard, as illustrated 
in Figure 16 the proposal fits within the general 
distribution of height to the north and south with tallest 
towers currently under construction along Lakeshore 
Road. While the proposed development is taller than 
the existing Berkeley condo to the south, its form is 
reflective of the current design standards for a more 
slender configuration that provides for a reduction in 
any potential impacts including sky view and shadowing. 
Furthermore, there is not a defining pattern of height, 
except to note that the tallest towers are currently 
proposed at the intersection of the Downtown’s two 
principal streets at Lakeshore and Brant which is 
also a landmark location. Throughout the rest of the 
Downtown, tall building heights vary and do not appear 
to create a well defined pattern.

Figure 14 - Proposed Rendering looking East

41.67m
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Figure 15 - Proposed Elizabeth Street Townhouse Units Rendering

Figure 16 - Brant Street Skyline Illustration, looking East

6.2.3	 Transition
The proposed development incorporates multiple urban design elements to ensure 
an appropriate transition to the existing low-rise neighbourhood precincts located 
within the Downtown Urban Centre, including setbacks, building orientation, tower 
stepbacks, the mix of uses and the mass of the building. A well-articulated, 3-storey 
podium provides a human-scaled base that is compatible with the height and scale 
of the surrounding built form context – both existing and approved. Tower stepbacks 
above the podium serve to emphasize the podium’s scale while also mitigating the 
tower’s visual mass. These measures combine to effectively achieve the elements of 
an appropriate transition in scale from low-rise neighbourhood areas located within 
the Downtown Urban Centre.

Amongst existing and emerging tall buildings within the Burlington Downtown, the 
height of the proposed development fits within the emerging pattern of height within 
the Downtown.
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Figure 17 - Proposed Elizabeth Street Section, looking South
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6.3 Architectural 
Articulation
The proposed building has been visually coordinated 
with the existing Berkeley condos to the south while 
ensuring that each building element is expressed 
individually. In that regard, there is a clear distinction 
between the architectural articulation of the parking 
garage and the corresponding residential building on 
either side. The proposed podium element picks up 
on the theme of masonry and spandrel panel of the 
Berkeley condo, however, the proposed tower has a 
more slender configuration with balconies that do 
now wrap the corners to further diminish the overall 
massing of the tower. The parking garage has a more 
distinct design to create a visual break between the two 
corresponding residential podiums. Nevertheless, some 
of the cornice lines extend visually across the three 
buildings for cohesion.   

The design of the podium appropriately addresses each 
street frontage but has a more masonry look and feel 
overall grounding the building visually. Along Elizabeth 
Street, grade related units have a more individual 
expression in the façade to establish a finer grain 
rhythm. It should be noted that the parking garage is 
designed with residential units fronting onto Elizabeth 
Street at grade. The Caroline Street frontage has more 
of a mixed-use feel due to a combination of commercial 
and residential units and a lobby. The John Street 
façade is dominated by glazing due to the commercial 
nature of the units at grade.

The proposed tower is articulated with a rhythm of 
vertical and horizontal panels and is dominated by 
glazing resulting in a lighter materiality overall. The more 
opaque vertical spandrel panels are used to visually 
break up the tower.  

Figure 18 - Proposed Rendering, looking East
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6.4 Public Realm
Caroline Street is one of the main east-west streets 
in the Downtown and is identified as a bicycle priority 
street. The proposed minimum 2.14m ground floor 
building setback from the Caroline Street property 
line will expand and enhance the boulevard adding to 
the pedestrian environment and encourage activity. 
Similarly, the introduction of a compact built form with 
commercial-retail units at grade along John Street 
will provide opportunities for increased pedestrian 
activity. Ground floor setbacks of 2.59 metres along 
John Street allow for patio space for the proposed 
development’s commercial units, enhancing the John 
Street public realm and animating the commercial 
frontages. Comparatively, the Elizabeth Street frontage 
is lined with residential units, each with a 2.0 metre 
private patio. This offers a buffer between the proposed 
residential units and the Elizabeth Street public 
realm while simultaneously enhancing the residential 
character of the Elizabeth Street public realm

The architectural treatment of the proposed building’s 
3-storey podium reinforces a pedestrian scale. The 
proposed setbacks along Elizabeth Street and John 
Street will align with the podium of 2025 Maria Street, 
creating a consistent street wall that frames the streets 
and promotes street activity and safety. In conjunction 
with other pedestrian amenities such as weather 
protection canopies, landscape features, and lighting. 
These urban design decisions support and improve 
upon the character and pedestrian experience of the 
existing downtown public realm. 

Figure 19 - Proposed Rendering from Elizabeth Street and Caroline Street
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Figure 20 - Public Realm Diagram
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Figure 21 - Proposed Landscape Plan
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6.5 Circulation
6.5.1 Pedestrian Circulation
In addition to the streetscape and public realm 
enhancements discussed, the proposed development 
will improve pedestrian circulation by including 
pedestrian access points to all three of the Subject 
Site’s street frontages. This includes direct residential 
unit access on Elizabeth Street, main residential lobby 
entrance on Caroline Street and commercial units 
fronting on John Street with secondary lobby access.

Figure 22 - Pedestrian Circulation Diagram
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Figure 23 - Vehicular Circulation Diagram

6.5.2 Vehicular Access, Parking, 
Loading & Servicing  
The proposed development strategically locates parking, 
loading and servicing to reduce any potential impacts on 
the public realm. The design eliminates surface parking 
entirely, instead distributing parking within 3 levels of 
underground parking as well as within a 6 level above-
grade parking facility. Parking ramps are accessed 
mid-block from John Street and Elizabeth Street to 
minimize their visual presence on the surrounding 
pedestrian environment. The 6-storey parking structure 
is maintained from the previous approval is integrated 
within the design of the existing and proposed podiums. 
Vertical articulations on the parking garage façade 
provide visual interest and place visual emphasis on the 
large rooftop outdoor amenity space above. 

Loading bays are concealed within the building podium 
along John Street to reduce their impact on the 
surrounding streetscape.
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In our opinion, the form and character of the proposed 
development represents good urban design. The mixed-
use proposal of residential combined with commercial 
retail brings additional vitality and complementary 
activity to its downtown and will be highly compatible 
with adjacent land uses.

The proposal’s 3-storey, well-articulated podium 
creates a high quality and contemporary façade that 
appropriately addresses the unique contexts on each 
of the Subject’s Site’s three street frontages. The tower 
is well set back from the podium edge to establish a 
pedestrian-scaled street wall, mitigate shadow and 
wind impacts and provide separation and transition to 
the surrounding low-rise uses. The proposed building 
effectively frames the streets, creating a contiguous 
street wall containing active, at-grade uses that animate 
the streetscape. 

The proposal meets the intent of the Burlington Tall 
Buildings Guidelines and appropriately addresses the 
policy objectives Official Plan.

For the reasons set out in this Brief, it is our opinion 
that the Official Plan and Zoning amendments for its 
proposed height and density are warranted and should 
be approved. 
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As noted in policy 5.5.8.2 i)  of the in-force OP, 
applications for increased building heights for mid 
to high rise buildings in the Downtown Core Precinct 
may be required to provide an angular plane study, 
identifying visual, sun shadowing and wind impacts, and 
demonstrating how such impacts can be mitigated to 
acceptable levels.  A series of angular plane sections 
was prepared illustrating that although the proposal 
and other existing buildings on the block project into 
a 45 degree angular plane, there are no unacceptable 
impacts. As demonstrated in the accompanying reports, 
there are no resulting unacceptable shadowing or 
pedestrian level wind impacts. Furthermore, there 
will be no unacceptable overlook impacts on the 
surrounding area as existing lower scaled uses to the 
east and northeast have a fronting relationship with 
the subject site whereas any private yards are situated 
sufficient distance away.

It should be noted that the lower scaled residential 
uses across the street from the subject site that are 
located in the Emerald Neighbourhood Precinct are also 
situated within the Downtown Mixed Use Centre where 
lower scaled buildings co-exist with taller, more intense 
buildings.
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Figure 24 - Proposed Development - 45-Degree Angular Plane Study - Looking South Figure 25 - 2025 Maria Street (The Berkeley) - 45-Degree Angular Plane Study - Looking South
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Figure 26 - Proposed Development - 45-Degree Angular Plane Study - Downtown Mixed Use Centre - Looking East
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