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Executive Summary 

In 2005 the Places to Grow Act was enacted by the Government of Ontario. From this 

Act, the Growth Plan for the Greater Golden Horseshoe (GPGGH) was created and implemented 

in 2006 to guide development within the Greater Golden Horseshoe under existing planning 

frameworks. One of the major tools of the GPGGH was the establishment of Urban Growth 

Centre’s (UGC’s) which are delineated urban areas deemed appropriate for significant 

intensification. Three density target classifications were established for the identified UGC’s 

under the GPGGH. These classifications prescribed specific gross combined density targets for 

each identified UGC.  

This report examined the UGC in the City of Brantford, Ontario which is targeted to 

achieve a gross combined density of 150 residents and jobs per hectare by 2031. The UGC in 

the City of Brantford is approximately 110 hectares and contains the entire downtown core and 

immediate surrounding area. The downtown in Brantford has experienced a period of 

significant decline from the 1980’s to the early 2000’s after many of the City’s largest employers 

closed and left the City. Throughout the 1990’s the City tried to re-establish itself as a 

manufacturing destination. This endeavour was successful, however most new manufacturing 

facilities were located in the suburban periphery of the City which did not help invigorate the 

downtown. In the early part of the previous decade, the City shifted focus towards downtown 

rejuvenation. The arrivals of the Wilfrid Laurier University and Nipissing University satellite 

campuses in the downtown have been a major catalyst for the rejuvenation process that has 

begun to take place.  

The purpose of this report was to determine if the current municipal policies in the City 

of Brantford, and the physical UGC site itself, are conducive to meeting the gross density target 

of 150 residents and jobs per hectare as stipulated in the GPGGH. By determining the existing 

density of the UGC, a baseline was established against which an estimate of potential future 

density could be measured. The potential future density was determined through a build-out 

analysis of the UGC site.  

Through an examination of Municipal documents such as A Master Plan for Downtown 

Brantford, the official Zoning Bylaw, An Analysis of Intensification Potential in the City of 
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Brantford and the City of Brantford Growth Management Strategy as well as onsite field visits, 

the required growth needed to meet the density target was determined and areas of potential 

new development were identified as well as buildings that could be adaptively reused.  

Based on this information a figure ground model was constructed using SketchUp to 

illustrate a realistic maximum build-out scenario subject to all conditions of the Zoning Bylaw. 

This model was then used to calculate potential residential and employment growth based on 

person per unit estimates and employment densities from the Development Charges 

Background Study Growth Forecasts for the City of Brantford.  

The build-out analysis determined that the UGC has a potential to achieve a gross 

density of 116 residents and jobs per hectare by 2031. This would not achieve the GPGGH 

density target. The major recommendation to help overcome this shortfall in potential future 

density is to amend the Zoning Bylaw to increase maximum allowable building heights and 

reduce parking requirements in the UGC.  

A major limitation of the research method is the variability of employment density 

estimates by study and region. Changing the estimate of gross square meter per employee by 

employment sector can drastically change the estimate of employees in the study area, or how 

much future employment space is required to accommodate a certain number of employees.  

Wilfrid Laurier University is continuing to have a strong positive influence on the UGC. 

Many developments by the University, both new and through adaptive reuse, have been 

completed since the GPGGH was enacted in 2006. The adaptive reuse of the former Expositor 

Building into a student residence with ground floor commercial units will accommodate 215 

students. If residential development in the UGC takes this form in the future, which is much 

higher in density than what was modelled in the build-out analysis, than the potential future 

density could be higher than what was calculated in this study. Wilfrid Laurier University 

projected that full time enrollment will more than double by 2023 which will create a high 

demand for future residential development. 
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Chapter 1: Introduction 
 

1.1 Purpose  
This report investigates the Places to Grow Act, 2005 and the Growth Plan for the Greater 

Golden Horseshoe, 2006 (GPGGH) as it applies to the planning and development of one 

municipality, the City of Brantford. Overall the GPGGH is intended to guide growth 

management policy within the existing planning framework in the Greater Golden Horseshoe 

(GGH) between 2006 and 2031 (Ministry of Public Infrastructure Renewal, 2006). 

 

With the advent of the GPGGH, a zone that comprises the City of Brantford’s downtown and 

the immediate surrounding area was designated as an Urban Growth Centre (UGC). Under 

section 2.2.4 of the GPGGH the UGC in the City of Brantford must have a minimum gross 

density of 150 residents and jobs per hectare by 2031. The purpose of this report is twofold: 

1. Determine the existing density of the UGC to see how much further density is required 

to meet the GPGGH’s target.  

2. Determine where new development could occur to see if it is possible to achieve this 

target by 2031.  

The specific research question being addressed is:  

 

Are the current municipal policies in the City of Brantford, and the physical UGC site itself, 

conducive to meeting the gross density target of 150 residents and jobs per hectare as 

stipulated in the GPGGH? 

 

Brantford’s UGC is an interesting case study when examining the density mandates in the 

GPGGH as a tool for controlling and creating growth because it may justify the need for 

regionally mandated density standards to achieve downtown rejuvenation through 

intensification in small to midsized cities. Without a regionally mandated density target, 

Brantford and similar sized cities in Ontario will have a hard time achieving significant 

intensification within their boundaries due to the proliferation of sprawl development. As 
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noted by Fillion et al. (2004), intensification has not occurred to a large extent in the past due to 

the proliferation of sprawl which has eroded the downtowns of many North American cities  

 

The City of Brantford had already begun the process of intensification prior to the 

implementation of the GPGGH. The City made it a priority to rejuvenate the downtown in the 

early part of the previous decade (2000’s). Growth and the development of the downtown has 

been slow, and density has not increased substantially. Ultimately defining whether the City’s 

downtown rejuvenation effort is a success or not as a result of the GPGGH will not be evident 

until 2031. What has and will become clearer is how the City has reacted to this designation 

through policy creation and economic development prioritization targeted at the UGC. The 

City’s Official Plan was consolidated in October 2011 after a five year review process where 

amendments were made to bring the plan in line with the policies of the GPGGH. The UGC is 

officially recognized in the Official Plan with accompanying policies that support the goals and 

targets of the GPGGH.  

 

1.2 Background 

Before the specific research question can be addressed a brief description of the Greater 

Golden Horseshoe and the GPGGH is required. It is imperative to have an understanding of the 

region and policy that influences the research question in order to be able to answer it.  

 

1.2.1 The Greater Golden Horseshoe 

The GGH is a large geographic area located in Southern Ontario which wraps around the 

western edge of Lake Ontario and is centred by the City of Toronto (Figure 1.1). The area covers 

approximately 32,000 square kilometres and contains 110 municipal jurisdictions (Ministry of 

Infrastructure, 2012).  
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Figure 1.1 Greater Golden Horseshoe Growth Plan Area 

 

Source: Ministry of Infrastructure, 
https://www.placestogrow.ca/index.php?option=com_content&task=view&id=270&Itemid=84 

 

1.2.2 Growth Trends in the Greater Golden Horseshoe 

The GGH is one of the fastest growing regions in the western world (Neptis Foundation, 2006), 

with an estimated increase of 3.7 million people and 1.8 million new jobs by 2031 (Hemson 

Consulting Ltd. 2005). According to the 2006 Canadian Census, the GGH contained 8.1 million 

people, accounting for over 25% of the Canadian population, making it the most highly 

urbanized region in Canada (Statistics Canada, 2006.) 

 

International migration is the key driver of growth in the GGH, especially in the inner ring, 

which is comprised of Toronto and the immediate surrounding municipalities of Durham, York, 

Peel, Halton and Hamilton. This is known as the Greater Toronto Area – Hamilton (GTAH). Intra-

provincial migration from the GTAH is the main source of growth for the outer ring 

municipalities in the GGH (Hemson Consulting Ltd. 2005). With economic prosperity expected 
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to remain high in the GGH between now and 2031, international migration to the area is also 

expected to remain high. 

 

With such a high rate of projected growth and an ever increasing threat to natural and 

agricultural lands from urban sprawl, a regional plan was needed to direct and control growth 

in a more efficient manner. A study by the Neptis Foundation (2002) found that if business-as-

usual growth were to continue to 2031, traffic congestion, air pollution and greenhouse gas 

emissions would likely increase which would lower the overall quality of life in the GGH. To 

prevent this, the Government of Ontario created the GPGGH to stop business-as-usual growth 

patterns in favour of more efficient growth that concentrates populations into more dense 

settlement patterns.  

 

1.2.3 The Growth Plan for the Greater Golden Horseshoe 

In 2006, under the Places to Grow Act (2005) the GPGGH came into effect. The Plan builds on 

existing planning frameworks and legislation. As described in the previous section, there were 

many issues with existing growth pattern trends in the GGH. By providing growth management 

policy direction at a regional level, the Plan was created to achieve a shared vision of the GGH 

to 2031 of stronger more prosperous communities. The Plan was designed to guide decisions 

regarding a number of issues including: land-use planning; urban form; housing; transportation; 

natural heritage; and resource protection (Ministry of Public Infrastructure Renewal, 2006).  

 

Growth in the form of intensification is one of the main objectives of the Plan, particularly the 

promotion of growth within existing urban boundaries as opposed to greenfield areas outside 

of existing urban boundaries. It is this definition of intensification that is used in the GPGGH. 

Intensification in this sense, according to Newman and Kenworthy (2006), and the Neptis 

Foundation (2010), is said to help achieve several benefits as noted below:  

 Through intensification less greenfield land is required for new development allowing it 

to remain as agricultural or natural land.  



1. Introduction Miles 
 

 
5 

 Another benefit of intensification is that it promotes more active forms of 

transportation in favour of automobile use. According to research there is a threshold of 

population intensity of approximately 35 residents and jobs per hectare where 

automobile use is significantly reduced in favour of walking, cycling and public transit 

use.  

 Finally, higher intensification of development leads to more efficient uses of public 

infrastructure systems such as sewer and water pipes, and “soft” infrastructure such as 

social services and schools, where surplus infrastructure capacity exists. This has 

positive economic, environmental and social benefits for both residents, and 

municipalities. 

In order to achieve these benefits Section 2.2.3 of the GPGGH mandates an intensification rate 

of 40% for all new development annually by the year 2015 and beyond in every upper and 

single-tier municipality. This means that 40% of development must occur within the built 

boundary of urban areas (Ministry of Public Infrastructure Renewal, 2006 p.14). To achieve this 

intensification rate, delineated intensification areas were identified in the form of urban growth 

centres (UGC), intensification corridors, and major transit station areas. These areas were seen 

to be the most conducive to accommodating higher density development. Intensification areas 

should attract a significant amount of population and employment growth and provide a mix of 

compatible land uses to support thriving transit oriented neighbourhoods (Ministry of Public 

Infrastructure Renewal, 2006).  

 

To determine the intensification rate for new development within a municipality a delineated 

built boundary must be identified. This is a hard boundary that encapsulates the pre-existing 

built-up urban area prior to policy implementation mandating intensification, illustrated as the 

red circle in Figure 1.2. Any development outside of this boundary is known as greenfield 

development, as represented by the green houses in Figure 1.2. To calculate the intensification 

rate the number of new developments within the built boundary (intensification) is divided by 
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the total number of new developments within the municipality (intensification + greenfield 

development).  

 

Figure 1.2 Measuring Intensification Rates 

 

Source: Neptis Foundation, Implementing Residential Intensification Targets, p.7. 

 

In terms of density policies, the GPGGH identifies specific density targets for various 

intensification areas as well as for designated greenfield area development. Section 2.2.7 

prescribes a minimum gross density of 50 residents and jobs per hectare for all new designated 

greenfield area development. Designated greenfield areas are areas that have been identified 

as suitable sites outside of the urban built boundaries for development which can contribute to 

creating complete transit supportive communities. 

 

Section 2.2.4 prescribes a couple of different density targets for UGC’s. UGC’s in the City of 

Toronto will be planned to achieve a minimum gross density of 400 residents and jobs per 

hectare. There are two other classifications for smaller urban areas where the UGC’s will be 

planned to achieve gross densities of 200 and 150 residents and jobs per hectare.  

 

UGC’s are zones within the built boundary of urban areas chosen to be focal points of 

investment for commercial, recreational, cultural and entertainment uses, support and 
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accommodate major transit infrastructure, be attractors of significant employment uses and 

receive a significant share of employment and population growth.  

 

1.3 Study Context  

The focus of this report is the UGC in the City of Brantford, Ontario. In order to understand the 

current condition of the UGC, which contains the downtown core that required an action plan 

for rejuvenation and intensification, it is vital to understand the regional and historical context 

which has led to the present state of the area. According to the 2011 Census, the City of 

Brantford had a population of 93,650 (Statistics Canada, 2012). The City is a self-contained 

community located approximately 50 kilometres from Kitchener/Waterloo, 40 kilometres from 

Hamilton and approximately 100 kilometres from Toronto. The City provides a number of 

regional services to smaller communities, such as Simcoe, Paris and St. George, in the 

southwestern portion of the GGH. Due to its urban population size, its regional functionality 

and location next to the major trade corridor Highway 403, the City was chosen to have a UGC 

by the Province of Ontario (Ontario Growth Secretariat, 2005). 

 

Figure 1.3 Urban Growth Centre in City of Brantford within Greater Golden Horseshoe 

 

Source: Ontario Growth Secretariat, Urban Growth Centres in the Greater Golden Horseshoe, p.11. 
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The UGC in the City of Brantford is an area which comprises the entirety of Brantford’s 

downtown as well as the immediate surrounding areas and is approximately 110 hectares in 

size. 

 

Figure 1.4 Urban Growth Centre in City of Brantford 

 

Source: maps.google.com, 2012. 
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The UGC is located approximately three kilometres, by automobile route, from Highway 403 to 

the north, a major transportation route that connects Highway 401 to the Q.E.W. The City is 

serviced by Brantford Transit with several stops located within the UGC. Via Rail also operates 

to a station within the UGC that provides a direct route of access to Toronto. All of the main 

administrative functions for the City are located within the UGC, including City Hall (Ontario 

Growth Secretariat, 2005).  

 

Historically, the City of Brantford prospered as a rail and river city, becoming a major hub for 

the agricultural implement industry in the early 1900’s. By the end of the 20th century however, 

the City had slipped into decline due to evolving technologies and a shifting global market. 

Many of the City’s major employers went bankrupt which saw White Farm Equipment, Massey 

Ferguson, Koering Waterous and Harding Carpets all close and leave the City. Since the mid 

1990’s new employment opportunities have been generated through an economic 

development strategy that aimed to re-establish the City as a manufacturing destination. Aided 

by the completion of Highway 403 in 1997, the City has been successful in this endeavour. In 

2004, Proctor and Gamble and Ferrero SpA chose to open plants in the city creating many new 

jobs. These new economic development opportunities, largely on the suburban periphery, did 

not help invigorate the downtown however. As a result of Brantford’s economic downturn from 

the loss of its original manufacturing sector in the 1980’s and the focus of renewal investment 

put towards the suburban periphery, the City’s downtown was in a state of decline from the 

1980’s to the early 2000’s (IBI Group, Urban Strategies Inc., 2008).  

 

Recently there has been a shift in municipal priorities that has created an emphasis on 

rejuvenating the downtown core. In recent years the downtown has seen a physical, economic 

and social renewal take place due to the arrival of Wilfrid Laurier and Nipissing University 

satellite campuses in 2004. These arrivals have led to the refurbishment of more than six 

buildings in the UGC and the influx of approximately 2000 students and 80 staff members. With 

the arrival of these two campuses, new residual businesses have been attracted to the 
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downtown as well. The City has also contributed to the revitalization by investing more than 

$20 million into the area since 2003 (IBI Group, Urban Strategies Inc., 2008).  

 

1.4 Outline of the study 

Chapter 2 of this report outlines the research methodology used for the study’s analysis. 

Chapter 3 presents the results of the research and discusses some of the limitations of it, and 

Chapter 4 presents a summary of the analysis. This chapter also provides a discussion of the 

study’s implications and sets forth some recommendations to the City of Brantford. Catalysts 

for future growth in the UGC are also discussed as well as the effectiveness of the GPGGH as a 

planning tool.  
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Chapter 2: Research Methodology 

 

A variety of research methods were utilized to complete this report. The majority of the 

research was conducted using quantitative analysis. Qualitative analysis was also utilized 

through a review of literature and on site field visits. The analysis was conducted using a variety 

of data sources. Secondary sources such as pertinent literature, plans and pieces of legislation 

were examined, as well as primary source material collected from doing onsite field visits. 

Quantitative data sources in the form of GIS layers provided by the City of Brantford were also 

used. The GIS data that was provided by the City of Brantford included: site parcels, zoning 

bylaws, building footprints, land uses and streets, as well as raster files containing aerial 

imagery of the UGC. A detailed description of all research methods is provided below.   

 

2.1 Review of Pertinent Literature 

For this report a comprehensive literature and document review was undertaken which 

included: The Growth Plan for the Greater Golden Horseshoe (GPGGH); technical and technical 

backgrounder papers associated with the GPGGH; general articles about density; A Master Plan 

for Downtown Brantford (MPDB); and the report by Hemson Consulting Ltd. entitled Analysis of 

Intensification Opportunities in the City of Brantford. These documents served as the basis for 

the research topic. The information contained within these documents, as well as alternative 

sources of data, were the main foundation on which the research objective could be carried 

out. The methodology employed for analysing all of the data, as well as a description of each 

data source is provided below.  

 

The Growth Plan for the Greater Golden Horseshoe is the document upon which this entire 

report is based. The gross density target prescribed in the GPGGH of 150 residents and jobs per 

hectare is the basis of the research question addressed in this report regarding the UGC in the 

City of Brantford.  
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In conjunction with the GPGGH the Ministry of Public Infrastructure Renewal also released a 

number of technical and technical backgrounder papers. Consulting companies were also 

retained by the Ministry to provide further analysis to inform the creation of the GPGGH. The 

Specific papers that were consulted include: 

 The Growth Outlook for the Greater Golden Horseshoe (Hemson Consulting Ltd., 2005) 

 Urban Growth Centres in the Greater Golden Horseshoe (Ontario Growth Secretariat, 
2005) 

 Technical Backgrounder: Built Boundary for the Growth Plan for the Greater Golden 
Horseshoe (Ministry of Public Infrastructure Renewal, 2006) 

 Commentary on the Ontario Government’s Proposed Growth Plan for the Greater 
Golden Horseshoe (Neptis Foundation, 2006)  

 Technical Backgrounder: Municipal Conformity (Ministry of Public Infrastructure 
Renewal) 

 Urban Density in the Greater Golden Horseshoe (Hess et al., 2007) 

 Size and Location of Urban Growth Centres in the Greater Golden Horseshoe (Ministry 
of Energy and Infrastructure, 2008) 

 Implementing Residential Intensification Targets Lessons from Research on 
Intensification Rates in Ontario (The Neptis Foundation, 2010) 
 

These papers provided a broader understanding of the context and specific goals of the GPGGH. 

Some of the more pertinent information contained within them include: population forecasts 

for the GGH throughout the lifespan of the Plan as well as some technical information regarding 

the measurement of density and how the built boundary for each urban area was calculated. 

Most useful for the purpose of this report were the papers that described each UGC including 

where they are located and why each one was chosen to be a UGC. This provided some context 

for the Brantford UGC in comparison to the wider GGH and a better understanding of the 

particular attributes it possesses that led to its designation as a UGC.  

 

A Master Plan for Downtown Brantford (IBI Group & Urban Strategies Inc., 2008) as well as 

Analysis of Intensification Opportunities in the City of Brantford (Hemson Consulting Ltd., 2012) 

provided a comprehensive background of the UGC in Brantford as well as a number of 

intensification possibilities. The background information regarding population and employment 
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sizes in the UGC, as well as potential areas of intensification, provided a baseline of information 

upon which most of the analysis in this report was built.  

 

2.2 Defining and Measuring Density  

Much has been written about the effectiveness of density as a planning tool to control growth 

as well as the most appropriate way to define and calculate it. Hess et al. (2007) and 

Churchman (1999) provide a comprehensive overview of the many different types of ways to 

calculate and measure density. Residential, population, employment and population plus 

employment density are all common ways to measure density. Residential density measures 

the amount of residences per land area, population density measures residents, employment 

density measures employees, and population plus employment density measures residents and 

employees. With so many types of density measurements and methods of calculation, issues 

regarding comparability and consistency across studies and regions are inevitable. Churchman 

(1999) notes that even amongst municipalities in the GTA a consistent definition of density did 

not exist. Density can be measured at many different scales such as at the parcel, block, 

neighbourhood, city or region wide levels. Even after the type and scale has been chosen a 

distinction needs to be made between net vs. gross density. All density calculations include a 

numerator which is some form of population measurement (residents, residential units, jobs, 

residents plus jobs) while the denominator is some unit of land area measurement. Gross 

density uses the total land area of the area for which density is being calculated as the 

denominator, while net density pares down the total land area into a smaller “usable” unit of 

size. The more a land area is pared down, or “netted out” the higher the density will be in the 

calculation (Hess et al., 2007).  

 

Hess et al. (2007) suggest that the way density is measured is influenced by the reason it is 

being studied. For the GPGGH which was created, in part, to promote regional planning and 

provide a benchmark against which policy impacts could be measured and monitored, the 

Province needs to clearly establish its own definition of density and standard methodology for 

measuring it. Hess at al. (2007) believes that gross density is not adequate for measuring 



2. Research Methodology Miles 
 

 
14 

intensification or comparing densities on a temporal scale. The reason cited is that gross density 

measurements are easy to calculate and understand, but can be misleading because the types 

of land uses across different places can be very different, which can significantly affect the way 

density is calculated. Fully built up areas may appear vastly different from other areas with 

large amounts of undeveloped land as seen with Brampton and Mississauga. Mississauga has a 

higher gross population density than Brampton, but lower net density if undeveloped land is 

removed from the equation. When measuring changes in density over time, an area with less 

unbuilt land that experiences the same amount of growth and development intensity as an area 

with more unbuilt land will appear to have grown denser than the area with more unbuilt land. 

Net density measurements would provide a truer indication of the intensity of growth in this 

situation (Hess et al., 2007).  

 

While net density calculations are generally more accurate and useful when measuring change 

on a temporal scale they can be difficult to undertake due to the large amount of discrepancy 

that exists when trying to determine what should be included in the land area measurement. It 

is generally held that all built-up land areas should be included but finding consistent and 

reliable data that illustrates this can be difficult, and determining what constitutes the built-up 

area can be contentious. For example, greenspace and protected lands can be hard to define 

and may or may not be categorized as part of the built-up area by various levels of government; 

the same is true for local streets vs. regional highways.  (Hess et al., 2007).  

 

It is argued that density calculations should separate residents and employees. The advantage 

of combining them is that density measures that contain both residents and employees present 

a truer picture of land use intensity (Hess et al., 2007). Some areas may be solely used for 

employment. If employment numbers were excluded from the overall density calculation, the 

area may look underutilized when this is not actually the case. While it is beneficial to also 

measure densities by separating population from employees, there is merit in combining them 

if overall land use intensity is the variable being examined.  
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Density and the calculation of it is the central focus of analysis upon which this report is based. 

While it has been noted that gross density is not as effective as net density in monitoring 

density change on a temporal scale, and between places, it was nonetheless chosen as the 

standard density measure for the GPGGH. It is assumed that simplicity of measurement and the 

elimination of discrepancy in terms of choosing how to exactly define the usable built-up area 

across a large regional area (GGH) was the reason for this decision. As a result, all calculation of 

density and discussion of it in this report will be expressed as gross combined density or more 

specifically, residents and jobs per gross hectare, as this is the way it is defined and calculated 

in the GPGGH (Growth Plan for the Greater Golden Horseshoe, 2006, p.16). One of the goals of 

the GPGGH is to control growth through intensification into delineated areas most conducive to 

receive it such as UGC’s. As a result, it is only pertinent to measure the densities of UGC’s in 

2031, the end of the planning period. Therefore, this form of density calculation is more 

conducive to combined growth density measurements than the literature may illustrate 

because the end goal is not to compare UGC’s to one another, but to themselves. As a result, 

this simple form of density measurement is adequate and effective for the stated monitoring 

goal of the GPGGH.  

 

2011 marked the five year anniversary of the GPGGH. On January 19, 2012 an amendment to 

the GPGGH was released. This amendment included new policies, schedules and definitions 

that apply in the Simcoe Sub-area only. The manner in which density is defined and measured 

remains the same. This signifies that the manner in which density was chosen to be measured 

was deemed to be acceptable.  

 

2.3 Determining Existing Density of the Urban Growth Centre 

By 2031 the Urban Growth Centre in Brantford, Ontario must have a gross density of 150 

residents and jobs per hectare as per section 2.2.4 of the Growth Plan for the Greater Golden 

Horseshoe [GPGGH] (Ministry of Public Infrastructure Renewal, 2006, p.17). To understand how 

Brantford can achieve this, the current combined gross density must be determined to see how 

much additional density is required to meet this target and to establish a baseline against which 
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future density potential can be measured. A study by the Ontario Growth Secretariat (2005) 

determined the combined gross density in the UGC to be 42.6 residents and jobs per hectare. It 

has been 7 years since this figure was calculated, therefore an up to date density calculation is 

needed. In 2012, Hemson Consulting was hired by the City of Brantford to determine the 

intensification opportunities in the City of Brantford. Their report entitled Analysis of 

Intensification Opportunities in the City of Brantford (2012) included a breakdown of the 

number of residents and jobs presently in the UGC and an estimate of combined density in 

2011 based on 2011 Canadian Census Information. 

 

2.4 Determining Required Growth to Achieve Target 

Once the current density was identified, the next step was to determine how much additional 

residents are jobs are required in the UGC to achieve the density target. This was done by 

simply determining how many combined residents and jobs are needed in total to achieve the 

target and subtracting the current total number of residents and jobs.  

 

Some further analysis was used to supplement this simple calculation. The City of Brantford 

released a Growth Management Strategy in 2006 (Earth Tech, MHBC Planning) which estimated 

the capacity of the UGC by 2031. The report An Analysis of Intensification Opportunities in the 

City of Brantford (Hemson Consulting Ltd., 2012) was also used to supplement this analysis, as it 

provided a breakdown of required residents and jobs by 2031.  

 

2.5 Identifying Areas of Potential Development 

Determining areas of potential development in the UGC was one of the most important parts of 

the analysis. Identifying sites that can be developed is what informed the calculation of future 

potential density. A Master Plan for Downtown Brantford (MPDB) identified a number of areas 

and sites where development could/should be directed to. In particular, six intensification zones 

were presented. These sites, as well as the rest of the UGC, were visited by foot and 

documented photographically. Each site was assessed for development potential. The guiding 

document used to identify sites with development potential was the Provincial Policy Statement 
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and more specifically the definition of intensification from it. The Provincial Policy Statement 

(2005) definition of intensification is as follows:  

 

“the development of a property, site or area at a higher density than currently exists 
through:  

 a. redevelopment, including the reuse of brownfield sites; 
b. the development of vacant and/or underutilized lots within previously 
developed areas;  

 c. infill development; and 
 d. the expansion or conversion of existing buildings.”  

 

Based on this definition, sites were identified as having development potential if they were a 

brownfield site, vacant and/or underutilized and contained buildings that could be expanded or 

converted. As per Shih (2009), sites were further assessed for development opportunity based 

on the following criteria: 

 Parcels with surface parking only or temporary structures 

 Contain buildings reaching the end of their lifespan or appear to be abandoned 

 Sites with buildings containing significant vacancies 

 Subject of known development interest 

 Sites at locations with key redevelopment potential 

 
Sites that contained any of the following features were excluded as sites with development 

potential because they still serve important functions in the UGC: 

 Valued heritage components  

 Community use buildings (fire stations, schools, places of worship) 

 Utilities functions  

 Designated park space and environmentally significant areas  
 

By corroborating the sites identified in the MPDB with analysis from site visits to the UGC, a 

comprehensive inventory of all sites in the UGC with development potential was compiled. This 

led to a detailed analysis of the zoning by-law governing the land use in the UGC with special 

emphasis placed on the sites identified as having development potential.   

 



2. Research Methodology Miles 
 

 
18 

2.6 Analysing the Zoning Bylaw 

Zoning bylaws dictate how and where buildings can be constructed, which greatly influences 

allowable density. An analysis of the entire general Zoning Bylaw (No. 160-90) classifications 

was done for the UGC. Using GIS data from the City of Brantford, the sites that were identified 

as having development potential were overlaid on the zoning layer in Arc Map. This enabled a 

determination to be made if the exact zoning bylaws which govern the developable sites in the 

UGC, based on the vision for the intensification zones from the MPDB, are adequate in allowing 

the preferred stated forms of development. If they were not, needed zoning bylaw 

amendments were determined through an examination of the zoning bylaw. The identified 

zoning allowances for development on the identified sites with development potential was the 

basis for determining the potential future density of the UGC. This is discussed ahead in Section 

2.9   

 

2.7 Analysing Servicing Conditions 

A review of the current servicing provisions and their capacity was undertaken. The MPDB 

provides a comprehensive description of the existing servicing in the UGC and its capacity, 

while the Growth Management Strategy released by the City in 2006 discusses some of the 

potential future servicing upgrades the City may undertake to accommodate growth that would 

conform to the GPGGH on a city wide level. Waste water and sewage treatment and provision 

are the main services that were examined.  

 

2.8 Recent Development 

Recent development in the UGC, which has occurred after the GPGGH came into effect in 2006, 

was examined through both onsite field visits and by reviewing literature that describes the 

development projects.  

 

2.9 Calculating Potential Future Density 

Future density in the UGC was calculated using the Zoning Bylaw (No. 160-90). All of the sites 

that were identified as having development potential were calculated for future potential 
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density based on the allowances for each site in accordance with the Zoning Bylaw (No. 160-

90). Site parcels with development potential were measured in ArcMap using GIS data provided 

by the City of Brantford. Maximum realistic build out was measured for each site as the 

objective of the report is to determine whether achieving the density target of the GPGGH is 

possible. As this is the goal of the City and the province, it was assumed that maximum realistic 

build out is the preferred development form if necessary to meet the density target of 150 

residents and jobs per gross hectare by 2031.  

 

Using the Manual of Build-Out Analysis (Lacy, 1990) as a guide for the build out analysis, 

ArcMap and SketchUp were used to calculate and model potential build-out in the UGC to 

determine future potential density. ArcMap was used to identify and measure parcel sizes, and 

SketchUp was used to create a hypothetical figure ground model of potential development 

based on zoning allowances including: maximum lot coverage; maximum building heights; 

setbacks; parking requirements; and open/amenity space requirements.  

 

To determine the number of new residential units that could be created on the developable 

land parcels, the average unit size estimate used by City of Ottawa (2011) of 100m2 gross floor 

area was used. This estimate was the only one available, and accounts for non livable and 

communal space which makes it useful for the purpose of this report. The floor plates drawn in 

the SketchUp figure ground model were measured, multiplied by number of storeys and 

divided by 100m2 to determine how many new units each building might contain. The total 

number of potential new apartment units was multiplied by 1.59, which is the average person 

per unit (PPU) estimate for apartment dwelling units in the City of Brantford between 2001 and 

2006. For town houses, the number of potential new units was multiplied by 1.79, which is the 

average PPU estimate for row/townhouse dwelling units in the City of Brantford between 2001 

and 2006. These are the most recent PPU estimates for new dwelling units in Brantford from 

the Development Charges Background Study Growth Forecasts (Hemson Consulting Ltd., 2009) 

for the City of Brantford. This is illustrated in Table 2.1. 
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Table 2.1 Persons per Unit Estimates by Housing Type 

Housing Type Persons Per Unit (PPU) 

Apartment 1.59 

Town houses/multiples 1.79 

Source: Hemson Consulting Ltd. Development Charges Background Study Growth Forecasts, p. 54. 

 

To determine the number of new employment opportunities in the UGC via future 

development, employee per square meter estimates were used. The estimates used are from 

the Development Charges Background Study Growth Forecasts for the City of Brantford 

(Hemson Consulting Ltd., 2009). Table 2.2 illustrates all of the estimates used for determining 

potential additional employees in the UGC. 

 

Table 2.2 Employment Density Estimates 

Employment Type Commercial/Retail/Professional Office Institutional 

Gross Square Meters per Employee 42 40 

Source: Hemson Consulting Ltd. Development Charges Background Study Growth Forecasts, p.66. 

 

To determine the number of additional residents and employees that could be accommodated 

through the reoccupation or reuse of buildings that were identified as being vacant or that 

contained significant vacancies, the same estimate technique, described above, for potential 

new development was used. Estimates were only applied to buildings that were deemed 

suitable for reoccupation or reuse, and not demolition and redevelopment. Significant 

vacancies is defined as buildings containing entirely vacant commercial/retail/professional 

office/institutional units, and buildings containing vacancies of more than half of the residential 

units contained within.  

 

2.10 Limitations of Research Methods 

A major limitation of the research method is the variability of employment density estimates by 

study and region. Changing the estimate of gross square meter per employee by employment 
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sector can drastically change the estimate of employees in the study area, or how much future 

employment space is required to accommodate a certain number of employees.  

 

Another limitation to the study is the high variation of vacancy rates within the UGC. Because 

vacancy rates are very high in certain areas such as the north side of Colborne Street in the 

west side of the UGC (IBI Group, Urban Strategies, 2008), there is a constant turnover of 

residents. As a result, determining a static population estimate may not be completely 

accurate. This is the nature of planning however, and using the most accurate tabulations of 

population such as the Census is the best method possible.  
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Chapter 3: Analysis 

 

3.1 Existing Density of the Urban Growth Centre 

A Master Plan for Downtown Brantford [MPDB] (2008, p.23) stated that the density of the UGC 

in 2001 was approximately 58 residents and jobs per hectare. In 2012, Hemson Consulting was 

hired by the City of Brantford to determine the intensification opportunities in the City. Their 

report entitled Analysis of Intensification Opportunities in the City of Brantford (2012) included 

a breakdown of the number of residents and jobs presently in the UGC. They estimated the 

density in 2001 to be approximately 60 residents and jobs per hectare. Based on 2011 Canadian 

Census data, the current combined density was determined to be approximately 68 residents 

and jobs per hectare. This is an increase of approximately 10 residents and jobs per hectare 

over a 10 year period. Should this level of increase remain the same until 2031 the density 

would only be approximately 88 residents and jobs per hectare which does not meet the 

GPGGH goal. Between now (2012) and 2031, density must increase by 82 residents and jobs per 

hectare, which equates to a density increase of more than double the current level of density in 

the UGC. Table 3.1 on the following page illustrates the densities of the UGC from 2001 to 

2011.  

 

The amount of additional density needed in the UGC to achieve the goal of the GPGGH is 

substantial. The rest of this section will examine the opportunities for further density in the 

UGC to see how reasonable accomplishing this density target really is.  While this intensification 

increase seems significant, UGC’s were selected for their ability to accommodate extensive 

growth based on their physical characteristics and municipally planned levels of high density 

growth (Ontario Growth Secretariat, 2005).  
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Table 3.1 Estimated Density of Brantford UGC 

UGC 2001 2006 2011 

Population 2,500 2,700 2,900 

Employment 4,100 4,300 4,600 

Total 6,600 7,000 7,500 

Land Area (ha) 110  

UGC density 60 64 68 

Source: Hemson Consulting Ltd. Analysis of Intensification Opportunities in the City of Brantford, p.23.  

 

3.2 Required Growth  

Prior to determining if it is possible to achieve a gross density of 150 residents and jobs per 

hectare in the UGC, it is vital to determine how much additional growth is required to achieve 

this. In 2006 The City of Brantford released a Growth Management Strategy (Earth Tech, MHBC 

Planning). Specifically addressed within this report was an estimated capacity of the City’s UGC 

by 2031. The estimates were based on Traffic Zones as shown in Figure 3.1.  

 

Traffic Zones are a unit of geography that are used for transportation planning models. They are 

used to delineate a community into a series of areas with similar travel patterns and land uses 

(Earth Tech, 2006). Traffic Zone’s 23, 24, and 34 (Figure 3.1) comprise the UGC. According to 

the Growth Management Strategy (Earth Tech, MHBC Planning, 2006) the estimated capacity of 

Brantford’s UGC by 2031 is 5,991 residents and 9,492 jobs for a combined total of 15,483. 

Based on these numbers, the Growth Management Strategy calculated that the gross density 

would be 163 residents and jobs per hectare which would conform to the target of 150 outlined 

in the GPGGH. This estimate predicts an increase in population of 3,828 and an increase of 

4,247 jobs between 2001 and 2031. It is important to note however, that this estimate of 

potential density was calculated using a 95 hectare land area for the UGC. The officially 

recognized size of the UGC is 110 hectares (Hemson Consulting Ltd., 2012). If the growth 

capacity estimate from the Growth Management Strategy was applied to the 110 hectare land 
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area, the total density would be reduced to 141 residents and jobs per hectare which would not 

meet the GPGGH density target of 150. 

 

Figure 3.1 Brantford Traffic Zone System 

 

Source: Earth Tech, City of Brantford Development of a Transportation Model for the City of Brantford, p.7. 
Note: black boundary illustrates the UGC 

  

Table 3.2 Potential Resident and Employment Accommodation in UGC 

UGC Current Potential  Difference 

Year 2011 2031 2011-2031 

Population 2,900 5,991 3,491 

Employment 4,600 9,492 5,392 

Total 7,500 15,483 8,883 

Land Area (ha) 110  95* 15  

UGC Density 68 163 95 

*Note, Earth Tech and MHBC Planning used 95 hectares as the land area size when calculating potential future density, when 
adjusted to 110 hectares the density is reduced to 141  

Source: Earth Tech, MHBC Planning, City of Brantford Growth Management Strategy, Appendix 2 p.1.  

 

Table 3.2 illustrates the estimated capacity of the UGC for residents and employees as 

compared to the present occupation of residents and employees in the UGC. An additional 
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1,017 residents and/or employees would be needed to accomplish the target. The Hemson 

Group Ltd. (2012) estimates that the breakdown of needed growth corresponds to an 

additional 6,000 residents and 3,000 employees. This is illustrated in Table 3.3.  

 

Table 3.3 Required Population and Employment Growth 

UGC Current Needed Growth 

Year 2011 2031 2011-2031 

Population 2,900 8,900 6,000 

Employment 4,600 7,600 3,000 

Total 7,500 16,500 9,000 

Land Area (ha) 110 

UGC Density 68 150 82 

Source: Hemson Consulting Ltd., Analysis of Intensification Opportunities in the City of Brantford, p.26.  

 

Having established a baseline as to how many additional residents and employees are required 

in the UGC to accomplish the density target, determining where and if this growth can occur 

was the next step.  

 

3.3 Areas of Potential Future Development  

There are a number of areas within the UGC that are conducive for intensification in the form of 

new development or adaptive re-use. The MPDB and onsite field visits to the UGC were used to 

identify these sites in order to estimate what the future density of the UGC could be if these 

sites were to be developed.  

 

The City of Brantford released the MPDB in 2008, which provided an extensive analysis of 

where future growth in the UGC should and could be concentrated. To follow will be an in 

depth analysis of the sections in this document that pertains to potential growth areas in the 

UGC. Additionally, onsite field visits to the UGC will also be discussed. 
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3.3.1 A Master Plan for Downtown Brantford (MPDB) 

This document provides a comprehensive vision and analysis of the downtown in Brantford as 

well as some information regarding the greater UGC within which the downtown is located. To 

follow will be a discussion of the pertinent sections in the MPDB that detail intensification areas 

and growth possibilities.  

 

Section 4.1.2 outlines the development opportunities in the downtown core. A series of general 

locations were identified based on their underutilization or presence of abandoned buildings at 

the time of the analysis. These are shown in Figure 3.2. The identified areas in this figure 

provided a focus for the site visits which were used to determine where potential development 

could occur in the downtown core within the UGC.  

  

Figure 3.2 Development Opportunities in Downtown 

 

Source: Urban Strategies Inc. IBI Group, A Master Plan for Downtown Brantford, P.47. 
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Section 7.3 of the MPDB goes beyond the general classifications of development opportunity in 

the downtown core presented in Figure 3.2 and identifies specific intensification zones within 

the entire UGC. Six intensification zones were identified and are annotatively illustrated in 

Figure 3.3 on the previous page. The photographs in Figure 3.3 on the previous page support 

the rationale for the identification of these sites as intensification zones. The sites are barren 

and underutilized at present, and are predominantly used for surface parking, if they are used 

at all. The six intensification zones are titled as follows, based on their potential future use:  

1. Via Rail Station Node and Market Street Mixed Use 
2. Bridge Street Development Residential  
3. Clarence Street Corridor Mixed Use & Dalhousie and Colborne Street Mixed Use 
4. Colborne Street Icomm Drive Development Mixed Use 
5. Greenwich Street and Eagle Ave. Office and Residential  
6. Market Street South and Icomm Drive Mixed Use 

 

1. Via Rail Station Node and Market Street Mixed Use 

This site was chosen in the MPDB as an intensification zone due to its situation around a major 

transit node, the Via Rail station. High density development around this station would 

transform the area into a more prominent destination point and a gateway into the downtown 

core of the City. Currently the area is characterized by low density residential development, 

some commercial uses and a lot of surface parking.  

 

2. Bridge Street Development Residential 

This site is located on the west side of the UGC. The dominant land use is church/non profit 

with some residential and office also located on the site. The site provides a lot of opportunity 

for intensification because of the ample surface parking and empty lot space located on the 

east side of the site. Due to the existing uses on the site however, future development may be 

difficult because it is privately owned.   
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3. Clarence Street Corridor Mixed Use & Dalhousie and Colborne Street Mixed Use 

In the Transportation Master Plan Update (Earth Tech, MHBC Planning, 2007) discussions with 

CN Rail regarding the future utilization of the existing rail spur line along Clarence Street were 

mentioned. The MPDB (Urban Strategies Inc. IBI Group, 2008) mentioned that this rail line will 

eventually be discontinued which will open up development potential along this line. At 

present, no decision has been made regarding this line and its future use. Regardless, this area 

is conducive for intensification due to the dispersed nature of development and the plethora of 

abandoned buildings that currently inhabit the area. The southern end of this zone also 

contains some large unutilized surface parking lots.  

 

4. Colborne Street Icomm Drive Development Mixed Use 

This site is located at the gateway to the downtown from the west. There used to be a row of 

historical buildings which were largely abandoned that lined the south side of Colborne Street 

in this location that were demolished in 2010. There have been discussions to construct a joint 

Laurier Brantford and YMCA facility here. Podium style residential is another potential option at 

the intersection of Colborne Street and Icomm Drive. 

 

5. Greenwich Street and Eagle Ave. Office and Residential 

This area is largely empty, with many vacant lots and abandoned buildings. This is one of the 

most highly developable areas in the UGC and greatly benefits from its close proximity to the 

downtown core.  

 

6. Market Street South and Icomm Drive Mixed Use 

This site is characterized by large empty paved lots that are unutilized and serve no purpose as 

well as a plethora of abandoned buildings. This location, like the Greenwich Street and Eagle 

Ave. Office and Residential intensification zone is one of the most highly developable areas in 

the UGC.   
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Some of these sites have uses on them that are still serving a function; however, due to their 

location and site characteristics they were identified as having the most potential for 

intensification development in the MPDB. Site visits to these locations substantiate these 

findings. Figure 3.4 on the following pages provides some imagery of these zones.  

 

Figure 3.4 Images of Intensification Zones 

  Bridge Street - underutilized lot                                                 Clarence Street – abandoned building & unutilized lot                     

Colborne Street South Side – site of demolished buildings     Greenwich Street - abandoned building 
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Greenwich Street and Newport Street – empty lot                 Market St. and Erie Ave. – empty lot and buildings                                                                                              

Figure 3.4 Cont. Images of Intensification Zones 

Wharf Street, Clarence Street and Colborne Street –              East Street – The back of the abandoned former  
Vacant lot                                                                                         Union Gas building 

 

3.3.2 Onsite Field Visits 

Aside from the six identified intensification zones from the MPDB, other sites within the UGC 

were identified as having development potential as well. These were identified through a series 

of onsite field visits  

 
The UGC contains a number of heritage assets, including the Victoria Park Square Conservation 

District which is designated under Part IV of the Ontario Heritage Act (Ontario, 2009). Any 

building that is a designated heritage asset regardless of the condition was not deemed to be a 

viable development option.  
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Figure 3.5 shows some of the sites identified from the onsite field visits as having development 

potential as well some identified vacant buildings that could be adaptively re-used. Maps 3.1 

and 3.2 consolidates all of the known buildings with vacancies, identified intensification zones 

from the MPDB and sites that were viewed as having development potential from the onsite 

field visits.  

 

Figure 3.5 Sites and Buildings with Development Potential 
 

 Corner of Dalhousie Street and Brant Ave.                                Vacant building on Queen Street 

 Parking lot at Brantford Transit Terminal, Darling Street        Vacant buildings on north side of Colborne Street 
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Map 3.1 Developable Property Parcels 

 

Source: Eric Miles, 2012. City of Brantford GIS Data 

 

The southwest portion of the UGC has the highest development potential. There is also a lot of 

infill opportunity along Clarence and Colborne Street. Vacant buildings, as illustrated in Map 
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3.2, present further opportunity for intensification if they are redeveloped or adaptively re-

used.  See Figure 1.4 (page 8) for street name reference. 

 

Map 3.2 Vacant Building Inventory 

 

Source: Eric Miles, 2012. City of Brantford GIS Data 
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These maps illustrate the comprehensive inventory of development potential within the UGC 

which was used to calculate potential future density.  

 

3.4 Zoning Analysis  

When analysing a growth centre for development opportunities and thus density potential, the 

existing zoning by-laws for the area must be analysed as well. It may be necessary to amend 

certain zoning by-laws to allow for a preferred development build-out to achieve a certain 

density target.   

 

Zoning in the UGC is varied with the majority of it being zoned C1 (core commercial). This 

designation comprises the majority of the southern half of the UGC. The northern portion of 

the UGC is largely comprised of C2 (fringe core commercial), C3 (mixed commercial residential) 

C8 (general commercial) and RC (residential conversion). There is some I2 (institutional school) 

and OS1 (open space type 1) spread throughout the northern portion of the UGC as well.  

 

A majority of the zones in the southern portion of the UGC are subject to the conditions of 

section 6.28 of the Zoning Bylaw because they fall within a flood zone. As such a number of 

uses including: group home, elementary school, private school, fire station, police station and a 

group of other similar uses are not permitted in this area. See Appendix A.1 for a detailed 

zoning map of the UGC.  

 

Map 3.3 illustrates the general zoning by-law designations in the UGC from Brantford’s Zoning 

Bylaw (No. 160-90). 
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Map 3.3 Zoning Bylaw Designations in the UGC 

 

Source: Eric Miles, 2012. City of Brantford GIS Data 

 

In terms of the specific zoning bylaws that govern the sites identified as having development 

potential in the UGC, table 3.4 on the following two pages provides a breakdown. The variables 

listed in this table are obviously not comprehensive, but do reflect the major components of 
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the various bylaws which greatly influence the characteristics of development potential and 

thus density in the UGC.  

 

Table 3.4 Overview of Zoning in UGC for Intensification Zones 

Zone Code Zoning 
Designation 

Permitted 
Uses 

Maximum 
Lot Coverage 

Minimum 
Lot Area 

Maximum 
Building 
Height 

Does Zoning 
fit Desired 

Use 

Via Rail Station Node and Market Street Mixed Use 
C8-19 Established 

General 
Commercial Area 

- free standing 
small scale retail 
- mixed use    
residential 
- services 
- offices 
- entertainment 

40% - 360m2 2 storeys No 

C8-39 235-239 Market 
Street 

- same as C8-19 
with the addition 
of adult 
entertainment 

40% - 360m2 2 storeys No 

OS1 Open Space Type 
1 Zone 

- public and 
private park 
space 
- agriculture 
-museums and 
galleries 

15% - not 
applicable 

11 m Yes 

Bridge Street Development Residential 
C1 Core Commercial 

Zone 
- major retail 
- mixed use    
- high density 
residential  
- services 
- offices 
- entertainment 
- institutional 
- private park 
space 

100% - Apartment 
26m2/unit 
- Assisted 
housing 
20m2/unit 
- Retirement 
home 
25m2/bed 
 

8 storeys  Yes 

C2 Fringe Core 
Commercial 
Zone 

- major retail 
- mixed use    
- high density 
residential  
- services 
- offices 
- entertainment 
- institutional 
- private and 
public  park 
space 

50% - Apartment 
26m2/unit 
- Assisted 
housing 
20m2/unit 
- Retirement 
home 
25m2/bed 
 

8 storeys 
 

Yes 

OS1 See Via Rail Station Node and Market Street Mixed Use Yes 
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Table 3.4 cont. Overview of Zoning in UGC 

Zone Code Zoning 
Designation 

Permitted 
Uses 

Maximum 
Lot Coverage 

Minimum 
Lot Area 

Maximum 
Building 
Height 

Does Zoning 
fit Desired 

Use 

Clarence Street Corridor Mixed Use & Dalhousie and Colborne Street Mixed Use 
C1 See Bridge Street Development Residential Yes 

C1-6 251 Colborne 
Street 

The same as C1 (See Bridge Street Development Residential) with the 
added requirement to provide 0.45 off street parking spaces per 
dwelling unit. 

Yes 

C2-7 129 Wellington 
Street 

The same as C2 (See Bridge Street Development Residential) with the 
added provision of maximum building height from 8 storeys to 18 

Yes 

C2-8 150 Darling 
Street 

The same as C2 (See Bridge Street Development Residential) with the 
added provision of maximum building height from 8 storeys to 15 

Yes 

C3-1 Mixed 
Commercial 
Residential Zone 
- Area bounded 
by Nelson Street, 
Clarence Street, 
Alfred Street, 
and 
Shallow Creek 
Park 

- free standing 
small scale retail 
- services 
- offices 
- entertainment 
- residential 
- existing 
industrial uses 

40-48% - Single-
detached 
dwelling 
270m2 
- Street 
townhouse 
185m2/unit 
All Other 
Permitted 
Uses 360 m2 

3 storeys No 

T-C3-1 143 – 161 
Wellington 
Street 

The same as C3-1 with the added permitted use of a Health Club which 
may include a day nursery and the provision that a minimum of 68 off-
street parking spaces shall be provided for the health club and any 
accessory day nursery. 

No 

C6 Automobile 
Service 
Commercial 
Zone  

- automobile 
gas bar/service 
station/washing 
facility 
- convenience 
store in 
conjunction 
with gas bar 
- public garage 

25% 750.0 m5 7.5 m No 

Colborne Street Icomm Drive Development Mixed Use 
C1 See Bridge Street Development Residential Yes 

F-C1 Same as C1 subject to Flood designation denoted in section 6.28 which prohibits schools, 
hospitals, group homes, essential emergency service stations and electrical sub-stations 

Yes 

Greenwich Street and Eagle Ave. Office and Residential 
F-C1 See Colborne Street Icomm Drive Development Mixed Use Yes 

Market Street South and Icomm Drive Mixed Use 
F-C1 See Colborne Street Icomm Drive Development Mixed Use Yes 

F-C1-11 The same as C1 (See Bridge Street Development Residential) with the added permitted uses 
allowed for OS1 (See Via Rail Station Node and Market Street Mixed Use) subject to Flood 
designation denoted in section 6.28 (see Colborne Street Icomm Drive Development Mixed 
Use) 

Yes 

F-C1-14 The same as C1 (See Bridge Street Development Residential) with the added permitted use 
of automobile sales establishments subject to Flood designation denoted in section 6.28 
(see Colborne Street Icomm Drive Development Mixed Use) 

Yes 

Source: City of Brantford, Zoning Bylaw (No. 160-90), last updated January 27, 2012 
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The majority of the zoning bylaws that govern the land uses on the sites identified as having 

development potential in the UGC are conducive to the desired potential development forms. 

Some are not however, and would require amendments to facilitate the desired development 

types for certain areas.   

 

The current zoning in the Via Rail Station Node and Market Street Mixed Use intensification 

zone does not prescribe enough maximum lot coverage or maximum building heights to attain 

the desired density in this zone in the future as outlined in the MPDB. Rezoning this area to C1 

would be conducive to achieving the desired development type here. Currently this zone is 

predominately zoned C8 (general commercial). 

 

The Clarence Street Corridor Mixed Use & Dalhousie and Colborne Street Mixed Use 

intensification area is regulated by many different zones. Some are conducive to the type of 

desired future development envisioned for the area while others are not. The C3-1 zone, 

including the T-C3-1 sub zone where a YMCA is temporarily located, that governs the five and a 

half blocks east of Clarence Street on the eastern edge of the UGC is not conducive to the type 

of development that is desired for this location. Currently there are a number of empty lots and 

abandoned office and retail buildings in this area which makes this location highly adaptive to 

future development. Rezoning this area to C1 (Core Commercial Zone) or C2 (Fringe Core 

Commercial) or amending the current bylaw to allow for higher maximum lot coverage and 

building heights higher than 3 storeys would allow for the type of development envisioned for 

this area in the MPDB.  

 

There are two land parcels within this intensification zone that are zoned C-6. The only uses 

prescribed for this zone is automobile gas bar and related uses in conjunction with a gas bar. 

One of the two sites is now empty. If the zoning for this parcel is not changed, the lot may not 

redevelop as there is another gas station down the street that most likely precludes this parcel 

from being redeveloped as another gas station. There may be brownfield issues related to the 
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site as well that may need to be addressed before the site could be developed again for any 

other use if the zoning was changed.  

 

One of the benefits of Brantford’s Zoning Bylaw is that that there is no floor area ratio 

provisions that can greatly hinder the ability to creatively develop buildings on a lot parcel. 

There are maximum lot coverage requirements and maximum allowable building height 

provisions that allows for more creativity when determining the placing and floor area of 

buildings on a site.  Another benefit of the Zoning Bylaw is that for a majority of the lands in the 

downtown core, which is in the centre of the UGC, there are three different parking exemption 

zones, which greatly improves the ability to build to a higher density. See Appendix B.1 for a 

map of the parking exemptions in the UGC and Appendix B.2 for a description of the parking 

requirements as outlined in the Zoning Bylaw (No. 160-90). One portion of the downtown core 

is completely exempt from having to provide any parking, while the other two exemption zones 

decrease parking requirements to 75% and 50% of the originally required parking provisions.  

 

3.5 Servicing Analysis 

Growth of any kind is predicated upon adequate servicing. In order to facilitate significant 

growth and intensification, the existing servicing needs to be able to absorb the added capacity 

of an increased population. According to the MPDB (Urban Strategies Inc. IBI Group, 2008) 

Brantford is currently being served by one wastewater treatment plant that is operating at 

about 50% capacity. Brantford is also greatly benefited by the fact that sanitary and storm 

sewers are separated which greatly reduces the pressure on the treatment plant. Infrastructure 

in the UGC is able to meet current demands at present. The biggest issue with the underground 

infrastructure such as sewer lines, water pipes and utilities in the UGC is age, as most of these 

underground services are 80 to 100 years old. The servicing under Dalhousie Street and 

Colborne Street has been identified as a problem and needs to be replaced in the very near 

future at an estimated cost of $5 million (Urban Strategies Inc. IBI Group, 2008). This would 

provide a good opportunity in the future to increase the size of these services if there is a need 

due to a greater demand from growth.   
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The 2006 Growth Management Strategy for the City discussed servicing needs in the future to 

accommodate projected city wide growth. Under a compact built form scenario that would 

meet the GPGGH density targets to 2036, it was estimated that the total investment in 

infrastructure to serve this growth scenario would be approximately $150 million over a 40 year 

period. This would include a $50 million expansion to the wastewater treatment plant and a 

$50 million expansion to the water treatment plant in 2026 (Earth Tech, MHBC Planning, 2006). 

These improvements would be beneficial in helping to accommodate growth in the UGC after 

2026, and does speak to the need for service upgrades in the future on a City level if GPGGH 

density targets are to be met.  

 

3.6 Recent Development  

To understand development trends in the UGC, some recent examples of residential and 

institutional development were examined. Five case studies are shown as examples of 

successful infill development and adaptive reuse projects that have occurred after the 

implementation of the GPGGH. These examples are presented below.  

 

3.6.1 Freedom Gate Apartments 

Freedom Gate Apartments is a housing complex located in the northern portion of the UGC at 

178 Market Street. The building was once a church but was adaptively redeveloped to form a 

living complex with 15 one and two bedroom units. The complex was sponsored by Freedom 

House International Church, and also received $750,000 in provincial and federal funding 

through grant programs because the housing is for low income families and individuals, and 

persons with disabilities. The occupancy date for this project was April 2010 (City of Brantford, 

2012, Ontario, 2012) 

 

3.6.2 Uptown Downtown Suites  

Uptown Downtown Suites, located at 251 Colborne Street is another example of adaptive re-

use in the UGC. The extended stay residence was once a warehouse that was converted to its 

current use and opened for occupancy in September 2009. The project received $600,000 in 
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funding from the provincial and federal governments and contains five one bedroom units and 

five two bedroom units on three storeys (City of Brantford, 2012).  

 

3.6.3 Heritage House  

Heritage House, located at 40 Queen Street and the former site of the YMCA, is an example of 

partial conversion and partial new development. The complex was built in partnership by the 

City and Wilfrid Laurier University. This four storey building contains 27 one bedroom units. The 

project received over $2 million in funding from the provincial, federal and municipal 

governments, and opened for occupancy in October 2006 (City of Brantford, 2012). 

 

3.6.4 Northern Gate Apartments  

The Northern Gate Apartments project is an example of new infill development in the UGC. 

Located at 255 Colborne Street, the apartments were erected on what was previously an empty 

lot. The project received 2.8 million dollars from the provincial and federal governments and 

opened for occupancy in November 2010. The five storey building is comprised of 40 one 

bedroom units (City of Brantford, 2012).  

 

3.6.5 Wilfrid Laurier University Research and Academic Centre 

Located at 150 Dalhousie Street, the Research and Academic Centre was built in two phases 

comprised of a west and east wing, each being completed in 2011. This development created 

over 60,000 square feet of new usable space in the downtown core that feature lecture halls, 

administrative offices, a book store and a printing store. The project received $13 million from 

the provincial government, $13 million from the federal government and $13.9 million from the 

University (Wilfrid Laurier University, 2011).  
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Figure 3.6 shows the above noted development precedents.  

 

Figure 3.6 Recent Development in UGC 

 

 Freedom Gate Apartments: Before                                            Freedom Gate Apartments: After 

Uptown Downtown Suites                                                            Heritage House 

 

 Northern Gate Apartments                                                          Wilfrid Laurier University Research and Academic                             
                                                                                                            Centre 
 

Sources: City of Brantford, Eric Miles 



3. Analysis Miles 
 

 
44 

 

All of these examples illustrate the potential for future development in the UGC. They also 

demonstrate that the UGC is attracting new development. As noted in Section 3.1 of this 

Chapter however, development that has occurred since 2006 (when the GPGGH came into 

effect) has not been at a pace that if continued, would allow the City to achieve the GPGGH 

density target by 2031. The following section presents the potential future density based on the 

identified land parcels with development potential, the reuse or reoccupation of buildings with 

vacancies, as well as the current Zoning Bylaws that govern these parcels. While the types of 

development occurring in the UGC since the inception of the GPGGH have been positive, the 

following section will provide an answer as to whether there is a capability to achieve the 

density target if the above noted development types were to increase in occurrence. The 

question of whether there is a capacity to absorb enough development in order to achieve the 

GPGGH density target will also be answered.   

 

3.7 Potential Future Density 

The previous sections discussed where potential intensification could be located and how it 

might look based on information from the MPDB, an analysis of the current Zoning Bylaw and 

servicing provisions. All of these variables greatly impact the type and intensity of future 

development. Based on this collected information, and most prominently the Zoning Bylaw, the 

future potential density was calculated for the UGC. This was done by applying a realistic build-

out scenario to the sites identified as having future development potential based on the zoning 

bylaws that govern these land parcels. Approximately 19 hectares of land was identified as 

being developable, but this was reduced when the figure ground model was created based on 

restrictions to development due to zoning and factors associated with landscape patterns. The 

amount of additional residents and jobs that could be accommodated in the UGC was 

determined and added to the current totals (See Table 3.1 & 3.2) to determine the potential 

future density. Additional residential and employment numbers were calculated based on the 

reoccupation or reuse of certain buildings containing vacancies. Of the 33 buildings identified as 

being vacant or containing substantial vacancies, 16 were identified as being suitable for 
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reoccupation or reuse, as opposed to demolition and redevelopment.  Figure 3.7 shows the 

figure ground model used in the build-out analysis for potential new development.  

 

Figure 3.7 Build-Out Figure Ground Model 

 

Source: Eric Miles, 2012.  

 

After completing the calculations, it was determined that based on the current Zoning Bylaw 

that governs the land parcels in the UGC, the current stock of developable land is not sufficient 
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for meeting the GPGGH density target of 150 residents and jobs per hectare. A realistic, high 

density build-out scenario for land with development potential within the UGC would only add 

3159 residents, and 780 jobs assuming no vacancies. The reuse or reoccupation of buildings 

with vacancies could add an additional 225 residents, and 857 jobs. Furthermore, the current 

construction project which is converting the former Expositor building into a student residence 

for Laurier University with ground floor commercial space will add an additional 215 residents, 

and approximately 45 jobs. Future development calculations for the build-out analysis are 

illustrated below in Table 3.5. See Appendix D.1 and D.2  for detailed calculations.  

 

Table 3.5 Future Development Calculations 

Development Type New Construction (Sq. m. of bldg.)   

Employment   employees 

office 17,400 207 

commercial/retail 13,575 369 

institutional 10,000 250 

reuse/reoccupation 34,670 857 

Total 75,645 1,683 

Residential   residents 

Apartment 190,782 3,224 

Town houses/multiples 8,800 149 

reuse/reoccupation 29,806 225 

Total 229,388 3,598 

 

A comparison of the current population and employment numbers and density to the needed 

amount and the build out scenario amount is presented in Table 3.6 below.  

 

Table 3.6 Comparison of Population and Employment Numbers and Density 

UGC Current Needed Potential 
Future 

Gap 

Year 2011 2031 2031 2011-2031 

Population 2,900 8,900 6,498 2,402 

Employment 4,600 7,600 6,283 1,317 

Total 7,500 16,500 12,781 3,719 

Land Area (ha) 110 

UGC Density 68 150 116 34 
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Section 3.6 of this chapter illustrated some recent developments that have occurred in the UGC 

since the inception of the GPGGH in 2006. The types of development that were exemplified in 

this section were similar, and in a lot of cases of lower density, than what was illustrated in the 

figure ground model (Figure 3.7) used for the build-out analysis. This illustrates that the types 

of development occurring, under the current Zoning Bylaw allowances, are not sufficient for 

achieving the density target by 2031. The following chapter will present a discussion of these 

results as well as some recommendations based on the findings of this chapter.  

 

3.8 Limitations of Analysis 

Undertaking any large scale development or rejuvenation effort takes considerable resources 

and plenty of time. The window for meeting the targeted density requirements in the GPGGH is 

2031, which is only 21 years away. The sites that were chosen for development potential were 

not viewed in the context of any timeframe within this window because it did not seem 

relevant. Perhaps sub-categories of development timeframes could have been applied to the 

identified sites to aid in implementation recommendations but this was not the aim of the 

research. Breaking down the 21 year window into short, medium and long term time categories 

is not pertinent in achieving the research objectives because there is only one mandated 

timeframe for development completion which renders sub categories of development 

timeframes irrelevant. The objective of the research was to determine whether the policies, 

designations, bylaws and physical characteristics of the UGC are conducive to achieving the 

density target of 150 residents and jobs per hectare by 2031.  

 

Another limitation of the analysis is trying to comprehensively determine vacancies in the 

downtown. Vacancies in large urban areas are hard to quantify because they are not static, or 

may not remain vacant for an extended period. The rationale in establishing an inventory of 

buildings that were vacant or contained vacancies was to illustrate further opportunity for infill 

which would help to achieve the GPGGH density target.  
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Finally, the chosen standard for employment density and PPU assumptions is also a limitation 

of the analysis. The estimates for PPU and employment densities (gross square meters per 

employee) were taken from the Development Charges Background Study Growth Forecasts, 

prepared for the City of Brantford. These numbers can fluctuate over time based on a host of 

factors such as economy conditions and population trends. In addition, dwelling unit estimates 

were based on conventional apartment sizes. In the following chapter, some catalysts for future 

growth will be examined. The main driver of growth towards the end of the planning period for 

the GPGGH is the continued expansion of Wilfrid Laurier University. What this indicates is that a 

majority of future residential development may come in the form of student residences which 

are much higher in density than conventional apartment dwellings. Should residential 

development take this form, the build-out analysis estimates for future population growth may 

be lower than what could potentially be realized.  
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Chapter 4: Summary and Discussion 

 

4.1 Conclusions 

This study examined the UGC in the City of Brantford, and analyzed its potential for achieving 

the GPGGH density target of 150 residents and jobs per hectare based on the current Zoning 

Bylaw, the physical characteristics of the site as well as other policies governing land use and 

development within the UGC. Below is a summary of the analysis, some recommendations for 

future actions, an examination of future growth catalysts, a discussion of the contributions of 

this study to planning discourse and policy decisions as well as an evaluation of the GPGGH as a 

planning tool.  

 

4.1.1 Summary of Analysis 

Existing gross density is less than half of the targeted GPGGH requirement 

The present gross density in the UGC is 68 residents and jobs per hectare. In order to achieve 

the density target of 150 residents and jobs per hectare, the current density will have to more 

than double. To achieve the target, a combined 9,000 residents and jobs will be needed in the 

UGC.   

 

Opportunities for future development 

Based on an analysis of the physical characteristics of the UGC such as empty property parcels, 

abandoned buildings, and buildings containing vacancies, it was determined that approximately 

17 hectares of land were developable, and 32 buildings contained significant vacancies or were 

completely vacant. Of these 32 buildings, 14 were identified as being conducive to adaptive re-

use or reoccupation.  

 

Current Zoning Bylaw does not permit development at a density which will achieve GPGGH 

target 

Based on a realistic high density build-out scenario, the current Zoning Bylaws that govern the 

land uses in the UGC does not permit development on the identified developable parcels that 
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would facilitate the achievement of the GPGGH density target. Based on the build-out analysis, 

a density of 116 residents and jobs per hectare could be achieved, 34 residents and jobs per 

hectare short of the target.  

 

4.2 Recommendations 

Section 3.8 illustrated that in order to achieve the combined density target of 150 residents and 

jobs per gross hectare, the Zoning Bylaws governing the land parcels in the UGC need to be 

altered. The biggest hindrance in the Zoning Bylaw is the parking requirements for apartment 

dwellings, even with the reduced parking requirements in the three Parking Exemption Areas. 

See Appendix B.1 for an illustration and description of each Parking Exemption Area. By 

requiring there to be 0.75, 1.125 and 1.5 parking spaces for every new apartment dwelling unit 

throughout the majority of the UGC, the ability to provide enough space for residents is 

severely inhibited. The figure ground model (Figure 3.7) illustrating the potential build out 

scenario assumed stacked parking in a lot of cases to even be able to allow the density it did. 

Requiring an exorbitant amount of parking in the UGC is counterintuitive to the goals of 

designating it a UGC and to achieving the vision of a vibrant, transit and pedestrian oriented 

downtown.  

 

While the Zoning Bylaw is generous in terms of allowable height and lot coverage in C1 zones, 

which comprises a large portion of the UGC, these maximums can rarely, if ever, be achieved 

due to the amount of lot coverage consumed by required parking space. Maximum lot coverage 

is 100% and maximum building height is 8 storeys. The Zoning Bylaw and the Parking Exemption 

Areas should be amended to reduce the amount of required parking spaces for C1 and C2 zones 

within the UGC. In only one Parking Exemption Area are parking requirements completely 

exempt, allowing for very high density development in the build-out analysis. In some areas, 

such as the C1 and C2 zones, maximum height allowances should be expanded as well. The two 

buildings comprising Centennial Towers on Darling and Wellington Street are 13 and 17 storeys 

in height, and are the two tallest buildings in the UGC. These two buildings are located in a C2 

zone which was amended to allow for maximum building heights of 15 and 18 storeys. These 
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heights are ideal for high density areas, especially in the downtown core, and should be 

emulated elsewhere in the UGC but cannot under the permitted uses of the current Zoning 

Bylaw. Finally, C3 zones in the UGC should be rezoned as C2 or C1 to allow for higher density 

residential development.   

 

By making the recommended changes to the Zoning Bylaws that govern the land parcels in the 

UGC, development can occur at a much higher density to help achieve the density target by 

2031. These changes would not only help to achieve this target but also the other goals and 

visions for the UGC such as creating a vibrant, pedestrian and transit oriented downtown core.   

 

4.3 Looking Towards the Future: Catalysts for Growth in the Urban Growth Centre 

From the calculations done in the previous chapter, it was determined that based on the 

existing Zoning Bylaw and amount of developable land within the UGC, the GPGGH density 

target of 150 residents and jobs per hectare cannot be achieved without zoning amendments, 

up-zoning, or variances to the existing zoning bylaws to allow for less parking requirements and 

higher maximum building heights. In Section 3.6 some examples of development projects in the 

UGC which have occurred after the inception of the GPGGH in 2006 were illustrated. While 

these examples illustrate what future development could look like, the residential 

developments highlighted do not provide enough density to achieve the target if these 

development forms were to continue. New development since 2006 is also not occurring at a 

pace that would allow for the achievement of the density target by 2031 as noted in Sections 

3.1 and 3.7. In order to achieve the density target the City will need catalysts to prompt new, 

higher density, development moving forward.  

 

One of the most significant opportunities for growth is the continued expansion of Wilfrid 

Laurier University’s presence in the UGC. When the downtown revitalization effort in Brantford 

began in the early 2000’s, the arrival and subsequent growth of the Wilfrid Laurier Campus has 

been the major catalyst for rejuvenation. Through partnerships with Nipissing University and 

Mohawk College, the infusion of post secondary education into the downtown core continued 
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to increase. In 2010 Wilfrid Laurier University released a Campus Master Plan for their two 

campuses in Waterloo and Brantford, Ontario. The Master Plan (IBI Group, 2010) detailed 

growth projections and a plan for future growth and development in the Brantford downtown 

area. The Plan projects that by 2023 and onward, there will be 15,000 fulltime enrolled 

students at the Brantford Campus. If this projection were to be realized, there would be an 

increase of approximately 13,275 students, 526 faculty members and 998 staff members 

between 2007 and 2023.  The Plan mentions an existing space shortfall for future development 

to address the needs of a rapidly expanding campus. This space shortfall exemplifies the need 

to change or amend the Zoning Bylaws in the UGC to allow for higher density development to 

help address this shortfall.  

 

Currently an adaptive re-use project of the former Expositor Building is occurring that will 

house 215 students and could accommodate an estimated 45 employees on the ground floor 

commercial portion of the building. Figure 4.1 below illustrates what the building looked like in 

its original use and what it will look like upon completion.  

 

Figure 4.1 Expositor Place 

Source: http://www.vicano.com/node/1575#gallery 

 

Projects such as this one will help the University grow in the future and will also help the City 

achieve a higher density in the UGC. A benefit of this type of development is that many more 

residents per square meter can be accommodated than in a normal apartment development. If 
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this development type becomes more prominent in the UGC, the density calculated in the 

previous chapter for the build-out analysis may increase to the targeted 150 residents and jobs 

per gross hectare.  

 

It is clear that the main catalyst for growth in the UGC moving forward is Wilfrid Laurier 

University and its continued expansion. Using university campuses as the catalysts for 

downtown revitalization is not a new thing. Experiencing significant downtown decline due to 

suburbanization in the 1960’s, St. Louis, Missouri, Louisville, Kentucky and Indianapolis, Indiana 

all chose to revitalize their downtown cores in the 1980’s and 1990’s. Central among the 

strategy for all three cities was the enfranchisement of major post secondary education 

institutions to their downtown cores. In all cases, significant portions of land were redeveloped 

for university purposes, similar to what is currently occurring in Brantford. All three cases were 

successful in rejuvenating their downtown (Cummings et al., 2005, p. 149-150).  

 

Recently it was announced that Wipro Technologies will be moving operations into the Market 

Square building in the UGC on Colborne Street, and will be hiring 500 employees to work there 

(Wipro, 2012). This is a significant boost to the local job market and will do a lot for increasing 

the employment density of the UGC. The expansion of Wilfrid Laurier University and the 

continued and growing presence of a large student population should also help attract more 

commercial business opportunities in the downtown. This should also help to reduce the high 

vacancy rates that currently dominate the main commercial streets in the downtown core. 

 

Finally, the development charges exemption area which comprises the entirety of the 

downtown core (see Appendix C) should continue to help incentivize development projects in 

the UGC.  
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4.4 Final Thoughts 

 

4.4.1 Contributions 

This study aimed to determine if the GPGGH density target could be achieved in the UGC in 

Brantford, Ontario. Through a build-out analysis, the existing land supply for development 

opportunities was determined. The policies in the GPGGH are demand focused, in terms of land 

supply, meaning the emphasis is on how much land to facilitate growth is needed and not on 

how much is available (Neptis Foundation, 2006). This focus tends to overlook the important 

factor that supply plays in facilitating the needed growth. By determining where and how much 

land could be developed in the UGC in Brantford, Ontario, this study helps to emphasize the 

importance of land supply in establishing and achieving growth targets. In addition, the study 

contributes to the planning process by defining and establishing criteria for determining 

developable parcels of land, something that is not concretely defined by the Ministry of Public 

Infrastructure Renewal (now Ministry of Infrastructure) or in the GPGGH. Finally, the study 

highlights the need for the City of Brantford to make zoning amendments to address the 

required demand for growth based on the existing supply of land in the UGC to accommodate 

it.  

 

4.4.2 Appropriateness of the Growth Plan for the Greater Golden Horseshoe as a Growth 

Management Tool 

Six years after the GPGGH came into effect it is too early to definitively measure its success as a 

planning tool to control growth. Every municipality in the Greater Golden Horseshoe had three 

years after the Plan’s implementation to bring their Official Plan into conformity. If the Minister 

of Public Infrastructure Renewal felt that a municipality’s official plan did not conform to the 

GPGGH, then they could request an amendment to it, or make an amendment to it with the 

Minister of Municipal Affairs and Housing (Ministry of Public Infrastructure Renewal b, 2006). 

By anointing the GPGGH as a master document which holds precedence over all municipal 

official plans, zoning bylaws and the Provincial Policy Statement, 2005, it forces municipalities 

to change their growth patterns and direct growth to more efficient areas.  
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Whether the density targets prescribed for the 25 designated UGC’s under the GPGGH are 

achieved is yet to be determined. If the targets are not met, but growth trends are significantly 

altered to reduce greenfield developments that lead to urban sprawl, and increase urban 

development through intensification within existing built boundaries, then the GPGGH must be 

viewed as a success. The goal of the Plan is to improve municipalities and cities by reducing 

sprawl in order to more efficiently, and cost effectively, utilize existing resources such as hard 

and soft infrastructure and in the process make urban living environments more enjoyable for 

everyone. By forcing municipalities to conform to the GPGGH, a giant step in the right direction 

has already been achieved. The regional planning framework within which the GPGGH has been 

implemented and executed is also a positive step for planning in Ontario. By mandating that 

every municipality in the Greater Golden Horseshoe follow a set of standards that are 

measured and defined in one way, planning and measuring results becomes much simpler.  

 

Despite the GPGGH’s positive attributes, the way in which intensification is measured and 

mandated under the GPGGH has been criticized. The Neptis Foundation (2006) highlights the 

importance of the form and location of intensification. They state that the intensification of 

development within built boundaries needs to be located where it is conducive to transit use, 

walking and cycling. If intensification occurs, they argue, and people still drive to the intensified 

areas then the goal of intensification is undermined. They argue that a region wide plan for 

transit investment is needed in conjunction with the GPGGH to help ensure intensification is 

being guided to areas where it will be the most effective. While this point is valid, mandating 

intensification without such a plan is still a beneficial action as intensification is still a preferred 

form of development compared to greenfield development which proliferates sprawl and 

reduces the efficiency of infrastructure systems. Individual municipalities should be working 

towards maximizing the design and locations of the intensification they accommodate within 

their boundaries, as Brantford has done by laying out specific policies to promote transit use, 

cycling and pedestrianization in their UGC in the Master Plan for Downtown Brantford.  
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What was not addressed in this report is the appropriateness of the density target of 150 

residents and jobs per gross hectare for Brantford’s UGC. Increasing the existing density of the 

UGC through infill and intensification is clearly a positive action. Whether increasing the density 

to 150 residents and jobs per gross hectare would be to the benefit of the UGC can only be 

determined through future research. The build out analysis conducted for this report used a 

realistic maximum build out scenario. This scenario was much higher in density than the recent 

development in the UGC illustrated in Section 3.6. This raises the question of whether 

developing at the density used in the build out analysis would disrupt the character and fabric 

in such a way that it would be detrimental to the UGC. Again, future research is needed to 

answer this question.  

 

While the GPGGH may be too ambitious, despite its flaws it is still a positive step for planning in 

Ontario. The impact it could have on future development forms in the Greater Golden 

Horseshoe could be very significant. With the past and largely present trends of suburban 

sprawl and greenfield development practices, change is, and will continue to be important 

moving forward.  
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Appendix A.1 Urban Growth Centre Zoning 

Source: City of Brantford, Zoning Bylaw (No. 160-90) 

 



Appendix B.1 

Source: City of Brantford, Zoning Bylaw (No. 160-90) 

 



Appendix B.2 Permitted Use Parking Standard 

Source: City of Brantford, Zoning Bylaw (No. 160-90), Section 6.18 Parking Regulations, Table 6.1 

Accessory Retail Sales  1.0 space/30.0 m2 GFA 

Amended by Adult Live Entertainment Parlour 1.0 space/4 persons of permitted capacity 

Ambulance Station  1.0 space/30.0 m2 GFA excluding any 
garage 

Art Gallery  1.0 space/25.0 m2 GFA 

Arena or Rink permitted capacity.  
 
Where there are no seats, 

1.0 space/6 seats, plus 1.0 space/4 
persons 

1.0 space/4 persons permitted capacity 

Autobody Repair Shop  4.0 spaces/service bay 

Automobile Gas Bar  1 space 

Automobile Rental Establishment used to park the 
equipment offered for rental 

1.0 space/40.0 m2 GFA, in addition to any 
area 

Automobile Sales Establishment (having a building 
in which vehicles may be repaired) 

1.0 space/30.0 m2 GFA, plus 
4.0 spaces/service bay 

Automobile Sales Establishment (having no 
building in which vehicles may be repaired) 

1.0 space/30.0 m2 GFA 

Automobile Station Service 4.0 spaces/service bay 

Automobile Washing Facility - Automated 12.0 spaces/washing bay, and said 
spaces may be stacked one behind the 
other 

Automobile Washing Facility - Manual 3.0 spaces/washing bay, and said spaces 
may be stacked one behind the other 

Bakery  1.0 space/30.0 m2 GFA 

Boarding House  1.0 space/3 licensed boarders 

Bowling Alley  4.0 spaces, plus 4.0 spaces/bowling lane, 
plus 1.0 space/4 persons of permitted 
capacity 

Department Store  1.0 space/30.0 m2 GFA 

Dwelling: 
Apartment  
Converted 
Duplex  
Fourplex or Double  
Duplex 
Semi-detached  
Single detached  
Street Townhouse  
Block Townhouse  
Triplex  

 
1.5 spaces/unit 
1.0 space/unit 
1.0 space/unit 
1.5 spaces/unit 
 
1.0 space/unit 
1.0 space/unit 
1.0 space/unit 
1.5 spaces/unit 
1.0 space/unit 

Financial Institution  1.0 space/15.0 m2 GFA 

Fresh Produce Outlet  1.0 space/25.0 m2 GFA 

Funeral Home  
 

1.0 space/20.0 m2 GFA, or 20 spaces, 
whichever is the greater 

Grocery Store  1.0 space/40.0 m2 GFA 

Group Residence  2.0 spaces, plus 1.0 space/3 residents 

Health Club  1.0 space/20.0 m2 GFA 

Hotel  1.0 space/guest room, plus 1.0 space/4 
persons permitted capacity of any place 
of assembly 
restaurant and 



Appendix B.2 Permitted Use Parking Standard 

Source: City of Brantford, Zoning Bylaw (No. 160-90), Section 6.18 Parking Regulations, Table 6.1 

Library  1.0 space/30.0 m2 GFA 

Liquor Control Board of Ontario Store 1.0 space/10.0 m2 GFA 

Medical Office or Medical Clinic 1.0 space/25.0 m2 GFA 

Museum  1.0 space/25.0 m2 GFA 

Neighbourhood Convenience Store  1.0 space/30.0 m2 of gross leaseable floor 
area 

Office, General  1.0 space/30.0 m2 GFA 

Photocopy Shop  1.0 space/30.0 m2 GFA 

Place of Worship  1.0 space/5 persons permitted capacity 

Post-Secondary School  1.0 space/70.0 m2 GFA 

Public Hall  1.0 space/4 persons of permitted capacity 

Public Transit Facility  0 spaces 

Research Use  1.0 space/30.0 m2 GFA 

Restaurant, Fast Food  
 

1.0 space/10.0 m2 GFA plus 1 space per 4 
customer seats 

Restaurant, Full Service  1.0 space/4 persons of permitted capacity 

Restaurant, Take-out  1.0 space/10.0 m2 GFA 

Retail Store  1.0 space/30.0 m2 GFA 

School, Elementary  
 

The greater of either 3.0 spaces plus 1.0 
space/teaching station or 1.0 space/4 
persons of permitted capacity of the place 
of public assembly within the elementary 
school which has the greatest permitted 
capacity 

School, Post Secondary  1.0 space/70.0 m2 GFA 

Shopping Centre  5.5 spaces/100.0 m2 GFA 

Telecommunications Centre A minimum of 175 spaces 

Theatre  1.0 space/4 persons of permitted capacity 

 

 

 

 

 

 



Appendix C Development Charge Exemption Area 
 

Source: Development Charges Bylaw City of Brantford Consolidated Version 

 



Appendix D.1 Build-Out Analysis Calculations 
 

 

Residential ground floor m2 storeys units residents total floor m2 

Bridge Street North 500 7 35 56 3500 

Bridge Street South 500 6 30 48 3000 

Market South 1200 6 72 114 7200 

Market South 1200 6 72 114 7200 

Market South 1200 6 72 114 7200 

Market South 1800 6 108 172 10800 

Market South 1400 6 84 134 8400 

Market South 1400 6 84 134 8400 

Wellington East 1200 2 32 57 2400 

Clarence North 1200 2 32 57 2400 

East Street 1200 2 12 21 2400 

Colborne East 800 2 8 14 1600 

Queen and Nelson 250 6 15 27 1500 

Market Street 1600 6 96 153 9600 

total 
   

1216 75600 

 

Mixed Use ground floor m2 storeys units residents employees total floor m2 

Dalhousie West R 800 7 56 89 0 5600 

Dalhousie West C 800 1 0 0 19 800 

Darling 1 R 1100 7 77 122 0 7700 

Darling 1 C 1100 1 0 0 26 1100 

Darling 2 R 1025 7 72 114 0 7175 

Darling 2 C 1025 1 0 0 24 1025 

Colborne 1 R 800 7 56 100 0 5600 

Colborne 1 C 800 1 0 0 19 800 

Colborne 2 R 800 7 56 100 0 5600 

Colborne 2 C 800 1 0 0 19 800 

Market East R 200 3 6 10 0 600 

Market East C 200 1 0 0 5 200 

Colborne South 1 R 3000 6 180 286 0 18000 

Colborne South 2 R 10,100 7 705 1121 0 70700 

Colborne South C 6000 1 0 0 143 6000 

total 
   

1943 255 131700 

 

 

 

 



Appendix D.1 Build-Out Analysis Calculations 
 

 

Office ground floor storeys employees total floor m2 

Newport 2900 2 69 5800 

Greenwhich S 1 800 2 19 1600 

Greenwhich S 2 1200 2 29 2400 

Greenwhich S 3 1200 2 29 2400 

Greenwhich S 4 600 2 14 1200 

Greenwhich N 1 1200 2 29 2400 

Greenwhich N 2 800 2 19 1600 

total 
  

207 17400 

 

Commercial ground floor storeys employees total floor m2 

Clarence 1200 1 29 1200 

Clarence 450 1 11 450 

Market 1200 1 29 1200 

total 
  

68 2850 

 

Institutional ground floor storeys employees total floor m2 

Colborne 3800 2 190 7600 

Icomm 1200 2 60 2400 

total 
  

250 10000 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix D.2 Build-Out Analysis Calculations, Re-Use of Existing Buildings 
 

 

Reuse/Reoccupation Ground floor m2 employees residents 

Dalhousie West 356 9 
 Dalhousie West 1060 27 
 SE of Market Square 931 104 
 Southeast of Market Square 890 22 
 East of Market Square in Darling 247 6 
 Darling Street 563 14 
 Queen Street 975 0 10 

Queen and Chatham 900 0 16 

North side of Colborne 3695 62 165 

North Side of Colborne 939 23 34 

South of Market Square 1748 44 
 Market Square 12784 500 
 Icomm Drive 388 10 
 North of Market Square 1752 8 
 St. Andrews United Church 1230 29 
 West Street and Queen Street 93 6 
 total 

 
863 225 
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