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PLANNING COMMITTEE 
MINUTES 

 
19-015 

October 1, 2019 
9:30 a.m. 

Council Chambers, Hamilton City Hall 
71 Main Street West 

 
Present: 
 
 
 
Also Present: 

Councillors M. Pearson (Chair), J. Farr (1st Vice Chair), 
C. Collins, B. Johnson (2nd Vice Chair), B. Clark, M. Wilson,  
J.P. Danko, T. Whitehead 
 
Mayor F. Eisenberger, Councillor L. Ferguson 

_____________________________________________________________________ 
 
THE FOLLOWING ITEMS WERE REFERRED TO COUNCIL FOR CONSIDERATION: 
 
1. To Rename a Portion of Upper Mount Albion Road to Columbus Gate 

(PED19161) (Ward 9) (Item 7.1) 
 

(Collins/Danko) 
That the portion of Upper Mount Albion Road from the intersection with Rymal 
Road East to 109 meters north of said intersection be renamed Columbus Gate, 
as identified on Appendix “A”, to Report PED19161, in accordance with the draft 
By-law, attached as Appendix “B” to Report PED19161, which has been prepared 
in a form satisfactory to the City Solicitor, to be enacted by City Council. 
 
Result:     Motion CARRIED by a vote of 8 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 
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2. Sign Variance Appeal SV-19-002 for the Property known as 1147 Garner Road 
West, Ancaster, Denied by the Director of Planning and Chief Planner and 
Appealed by the Owner (PED19195) (Ward 12) (Item 7.2) 

 
 (Collins/Farr) 

(a) That the Appeal of Sign Variance Application SV-19-002, by Ancaster Self 
Storage Inc., Owner, to permit a proposed electronic message display 
Ground Sign proposing a 100% electronic message display and third party 
advertising, increased height, decreased setback from a property line, and 
no display of the municipal address to be included, for the property located 
at 1147 Garner Road West, Ancaster, as shown on Appendix “A” to Report 
PED19195, be APPROVED, on the following basis: 

 
(i) That 20% of the sign time be allocated for Community use at no 

cost; and, 
 
(ii) That a list of Ancaster Self Storage Inc.’s related businesses, 

with addresses, be provided for approval by Council on October 
9, 2019. 

 
Result:     Main Motion, As Amended CARRIED by a vote of 6 to 2, as   
                 follows: 

 
                NO - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                NO - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
3. Parking Technology Update (PED19197) (City Wide) (Item 7.3) 
 
 (Whitehead/Farr) 
 That Report PED19197 respecting Parking Technology Update, be received. 

CARRIED 
 
4. Agriculture and Rural Affairs Advisory Committee Report 19-004 (Item 7.4) 
 

(Johnson/Clark) 
(a) Draft Rural Site Alteration By-law Proposal (Item 10.3) 
 

That the Agricultural and Rural Affairs Advisory Committee support the 
Draft Rural Site Alteration By-law with the following amendments: 
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(i) That Section 26 be revised to explicitly state that there is an 
obligation to report observations that fill may be affected by 
contaminants and include a reporting timeframe; 
 

(ii) That Section 15(4)(c) be amended to remove reference to proof of 
membership in an accredited farm organization, as follows: 

 
(1) the farm business registration number of the agricultural 

operation or proof of membership in an accredited farm 
organization;  

 
(iii) That the following statements be added to the preamble of the by-

law: 
 
(1) It is illegal for any person or any company to dump or 

deposit fill, excess soil or waste in the City of Hamilton 
without prior approval or consent after due process; and, 
 

(2) It is prohibited to import fill from outside the 
geographical boundaries of the City of Hamilton. 

  
Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                NOT PRESENT - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
5. Prohibiting the Importing of Fill (Added Item 11.4) 
  
 (Johnson/Clark) 

That a moratorium be implemented immediately to prohibit the importing of fill 
from outside the geographical boundaries of the City of Hamilton.  

 
Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                NOT PRESENT - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
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                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
6. Application to Amend City of Hamilton Zoning By-law No. 05-200 for Lands 

Located at 2274 Powerline Road West, Ancaster (PED19171) (Ward 12)  (Item 
8.2) 

 
 (Johnson/Clark) 

(a) That Zoning By-law Amendment Application ZAA-19-033, by Thomas and 
Susan Traver (Owners), for a change in zoning from the Agriculture (A1) 
Zone to the Agriculture (A1, 642) Zone (Block 1) and from the Conservation 
/ Hazard Land – Rural (P6) Zone to the Conservation / Hazard Land – Rural 
(P6, 642) Zone (Block 2) to prohibit the construction of a single detached 
dwelling and residential care facility and to permit a reduced lot size for the 
agricultural parcel, as required by conditions of approval for Consent to 
Sever Application AN/B-18:131, for the lands located at 2274 Powerline 
Road W, as shown on Appendix “A” to Report PED19171, be APPROVED 
on the following basis: 

 
(i) That the draft By-law, attached as Appendix “B” to Report PED19171, 

which has been prepared in a form satisfactory to the City Solicitor, 
be enacted by City Council; 
 

(ii)   That the amending By-law be added to Schedule “C” of Zoning By-
law No. 05-200; and, 
 

(iii)  That the proposed modification in zoning is consistent with the 
Provincial Policy Statement (2014), conforms to the Greenbelt Plan 
(2017), and complies with the Rural Hamilton Official Plan (RHOP). 

  
(b) That there were no public submissions received regarding this matter. 

 
Result:     Main Motion, As Amended, CARRIED by a vote of 6 to 0, as  

      follows: 
 
                NOT PRESENT - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                NOT PRESENT - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 
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7. Application for Zoning By-law Amendment for Lands Located at 560-580 
Highland Road West (Hamilton) (PED19182) (Ward 6) (Item 8.3) 

 
 (Clark/Collins) 

(a) That Zoning By-law Amendment Application ZAC-19-004, by Commons 
Holdings Inc. (Owner) to change the zoning from the Prestige Business 
Park (M3) Zone to the Business Park Support (M4) Zone in order to permit 
a broader range of business support uses on lands located at 560-580 
Highland Road West, as shown on Appendix “A” to Report PED19182, be 
APPROVED on the following basis: 

 
(i) That the draft By-law attached as Appendix “B” to Report PED19182, 

which has been prepared in a form satisfactory to the City Solicitor, 
be enacted by City Council; and, 

 
(ii) That the proposed amendment is consistent with the Provincial 

Policy Statement (2014), conforms to A Place to Grow (2019), and 
complies with the Urban Hamilton Official Plan. 

 
(b) That the public submissions received did not affect the decision on 

this matter. 
 

Result:     Main Motion, As Amended, CARRIED by a vote of 6 to 0, as  
      follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                NOT PRESENT - Councillor Terry Whitehead 
                NOT PRESENT - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
8. Provincial Policy Statement Review – City of Hamilton Comments (PED1988) 

(City Wide) (Item 10.1) 
 
 (Clark/Johnson) 

(a) That the City of Hamilton supports the Province’s general directions of the 
Provincial Policy Statement (PPS) to promote efficient use and management 
of infrastructure, transit-supportive development with a range of housing 
options, a strong economy, and protection of agricultural lands. 

 
(b) That the City of Hamilton does not support the proposed policy direction 

which emphasizes the provision of a market-based supply of housing 
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(policies 1.1.1, 1.4.3, 1.7.1), and further, connects the justification for a 
settlement area boundary expansion to the satisfaction of market demand 
(policy 1.1.3.8).   

 
(c) That the City of Hamilton does not support the following proposed changes, 

additions and deletions to the PPS: 
 
(i) Revised policies 1.1.3.6 (built form), 11.3.7 (phasing) and 1.6.7.2 

(transportation infrastructure) which change the policy direction from 
“shall” to “should”.  The previous wording should be maintained; 
 

(ii) Proposed policy 1.3.2.5 allowing employment land conversions to 
occur in advance of the Municipal Comprehensive Review, which 
should be removed; 
 

(iii) Revised policy 1.6.6.3 which identifies private communal water and 
sewage services to be the preferred form of servicing where municipal 
services are not available, which is contrary to the Rural Hamilton 
Official Plan. This revision should be removed; 

(iv) Deletion of policy 1.6.7.5 which requires that transportation and land 
use considerations should be developed at all stages of the planning 
process. This policy should be maintained; 
 

(v) Deletion of existing policy 2.3.6.1.b) 2) which requires that Minimum 
Distance Separation (MDS) formulae be applied when non-agricultural 
uses (excluding residential) locate in prime agricultural areas, which is 
intended to provide protection to the agricultural community when a 
new sensitive land use is introduced.  This policy should be 
maintained; 
 

(vi) Revised policy 2.5.2.2 which would allow mineral aggregate extraction 
to take place in certain natural heritage features where not previously 
permitted.  This revision should be removed; 
 

(vii) Proposed policy 4.7 which requires planning authorities to expedite 
certain priority planning applications. This policy should be removed; 
 

(viii) Deletion of existing policy 4.9 (monitoring of Official Plan policies) 
which recognized that the policies of the PPS represented minimum 
standards.  This policy should remain in the Implementation section; 
and, 
 

(ix) Revised definition of Heritage Attributes which is ambiguous in relation 
to the wording “must be retained”. This revision should be removed. 
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(d) That the City of Hamilton requires clarification and / or additional information 
to implement the following proposed revisions which should be provided to 
municipalities prior to finalizing the revised PPS:  
 
(i) If revised policies 1.1.1, 1.4.3, 1.7.1 and 1.1.3.8 are maintained, the 

Province should provide guidance and clarification on the meaning of 
“market-based need” and “market demand”, including a methodology 
for how these terms will be calculated.  In addition, the Province should 
confirm if, and when, a revised Land Needs Assessment Methodology 
will be released.  The revised PPS policies should not be finalized until 
after municipalities have had an opportunity to comment on the 
additional information and revised Methodology. 

 
(ii) Clarification on the expectations surrounding revised servicing policy 

1.6.6.4 which would require municipalities to review long term impacts 
of individual private services at the time of the Official Plan review, 
which would require significant resources for municipalities in terms of 
time and finances. This should not be required as part of the Official 
Plan review; 

 
(iii) Additional information on the role of the Special Advisor on Flooding 

(Section 3), including what role municipalities and conservation 
authorities can play in the review; 

 
(iv) Information on the expectations surrounding reporting requirements 

and data standards in relation to proposed policy 4.9; and, 
 
(v) Additional information on the implementation of the revised definition 

of “Conserved” and the impact on a municipality’s ability to formally 
protect heritage resources over the long term in the absence of the 
requirement to be retained under the Ontario Heritage Act. 

 
(e) That the City of Hamilton provides the following suggestions / revisions 

regarding the proposed policies: 
 

(i) Additional wording should be added to Part IV: Vision for Ontario’s 
Land Use Planning System and Section 1: Managing and Directing 
Land Use to recognize the reality of climate change and the need for 
immediate actions to be taken at the provincial and local level to 
prevent climate change through a variety of actions, including land 
use planning, energy conservation and planning, sustainable design, 
servicing, protection of natural features and water systems, 
transportation considerations, protection of agricultural land, 
incentives, and other methods;   
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(ii) The following proposed / revised policies, which address the need to 
respond to the “impacts of a changing climate”, be revised to also 
address the need for actions to prevent climate change: 1.1.1(i); 
1.1.3.2(d); 1.6.1, 1.6.6.1 (b); 1.6.6.7(c); 1.8.1; 2.2.1(c); and, 3.1.3; 

 
(iii) The proposed revision to policy 1.1.3.3 is unclear with regards to 

what constitutes a “significant” supply and should be amended to 
remove this reference from the policy; 

 
(iv) The proposed new policy 2.1.10 regarding the management of 

wetlands should be amended to provide clarity on the meaning of the 
word “manage”, either within the policy or through a new definition;  

 
(v) If revised policy 2.5.2.2 is maintained, the policy should be amended 

to remove the reliance on long-term rehabilitation of a natural 
heritage feature as justification for removal of that feature through 
mineral aggregate extraction.  Consideration of extraction in a natural 
heritage feature should instead be based on the ecological value and 
significance of that feature.   If this suggested change is not taken, 
clarification on how “long-term” rehabilitation is defined is required; 

 
(vi)  If the amendment to the definition of Heritage Attributes is 

maintained, the wording should be revised to reduce ambiguity, by 
including wording that explains the purpose for why a feature or 
element “must be retained” (i.e. must be retained to inform the 
heritage value of the protected heritage property, etc);  

 
(vii) The new definition of Impacts of a Changing Climate should be 

revised to remove the words “potential for” and the words “and 
opportunities” which appear to downplay the significance of climate 
change which is already occurring; and, 

 
(viii)  The proposed revision to the definition of Significant should be 

amended to reduce ambiguity, including the replacement of the word 
“processes” with “criteria”.  

 
(f) That the City of Hamilton suggests that guidance documents be developed / 

updated by the Province to assist municipalities in implementing the following 
new policy directions: 

 
(i) Guidance on the type, level and expectations of engagement that 

should be undertaken for a municipality to ensure that it has satisfied 
the requirements of policies 1.2.2 and 2.6.5 regarding consultation 
with Indigenous Communities;  
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(ii) Updated Ministry of Environment, Conservation and Parks (MECP) 
Guidelines D-1 and D-6 to address issues related to land use 
compatibility between major facilities and sensitive land uses, in 
accordance with proposed policy 1.2.6.2; and, 

 
(iii) Updated MECP D-5 and B-7 Guidelines regarding planning for water 

and sewage services and determining negative impact arising from 
proposed development. 

 
(g) That the City of Hamilton requests that the Province address the 

inconsistency in definitions amongst provincial planning documents, where 
applicable, or include a policy in the PPS which states that where a definition 
within a Provincial Plan exists, the Provincial Plan definition would apply. 

 
(h) That the City Clerk’s Office be directed to forward Report PED19188 to the 

Ministry of Municipal Affairs and Housing, and this Report is considered the 
City of Hamilton’s formal comments on the Provincial Policy Statement 
Review. 

 
Result:     Motion CARRIED by a vote of 8 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES- Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
9. Accessory Dwelling Units (Pilot Project) – Temporary Use By-law for City of 

Hamilton Zoning By-law No. 6593 (PED19176) (Wards 1 and 8) (Deferred from 
the September 17th meeting) (Item 10.2) 

 
 (Whitehead/Danko) 

(a) That Report PED19176 (City Initiative CI-19-D - Accessory Dwelling Units - 
Pilot Project for Wards 1 and 8) to establish a Temporary Use By-law to 
amend Section 19 – Residential Conversion zone regulations in City of 
Hamilton Zoning By-law No. 6593, to provide for alternative zoning by-law 
standards on a temporary basis for three years to facilitate the creation of 
accessory units in single detached and two family dwellings, as part of the 
Low Density Rental Housing Licensing Pilot Project in Wards 1 and 8, be 
received;  
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(b) That Report PED19176, together with any written submissions and input 
from delegations of the Low Density Rental Housing Licensing Pilot Project 
received at Planning Committee, be referred to staff for consideration and 
incorporated into a further report and amending By-law to be presented to 
a future Planning Committee; and, 

 
(c) That a Public meeting be scheduled for the December 3, 2019 Planning 

Committee meeting to consider the original (pre-2018) Ward 8 
boundaries that were not part of Report PED19176. 

 
Result:     Main Motion, As Amended, CARRIED by a vote of 6 to 0, as  
                 follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                NOT PRESENT - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                CONFLICT - Councillor Brad Clark 

 
10. Electric Vehicle Charging Stations in New Developments (Item 11.1) 
 
 (Danko/Clark) 

WHEREAS, the City of Hamilton has declared a Climate Emergency and is moving 
towards a zero-carbon economy; 

  
THEREFORE BE IT RESOLVED: 

  
(a) That staff be directed to investigate options available through the planning 

approvals process to require an appropriate number of Electric Vehicle 
Charging Stations to be included as part of the parking requirement for new 
development, and report back to the Planning Committee; and, 

  
(b) That staff be directed to review the City’s by-laws, including the Municipal 

and Private Property By-law and On-Street Parking By-law, and report back 
with recommendations for ensuring that the City has appropriate tools and 
mechanisms in place to prohibit and enforce the parking of non-electric 
vehicles at Electric Vehicle Charging Stations in municipal parking lots and 
on-street parking spaces. 

 
 

 

Page 13 of 241



 Planning Committee October 1, 2019 
 Minutes 19-015 Page 11 of 25 
 

 
 

Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                NOT PRESENT - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES- Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
11. Use of Surplus Parking Spaces by Third Parties in Downtown Hamilton (Item 

11.2) 
 
 (Farr/Collins) 

WHEREAS, in 1999 in response to the demolition of commercial buildings and 
associated loss of economic activity and erosion of the tax base, the City of 
Hamilton amended the Zoning By-law No. 6593 for the Downtown to prohibit any 
parking lots;  

 
WHEREAS, the 2001 Downtown Secondary Plan and implementing Zoning By-
law prohibited any new surface parking lots in the Downtown;   
WHEREAS, in 2017, Planning staff were directed to investigate and report back 
on changes to the Institutional Zones to ensure that the planning permissions 
reflect the general intent of the Institutional zones with respect to land use 
permissions;  
 
WHEREAS, in 2017 at the request of the Chief Planner the University of Waterloo 
Planning programme undertook a “best practises” review of intuitional zoning by-
law regulations in the Greater Golden Horseshoe to reflect the changing role of 
places of worship, including issues relating to financial sustainability;  
 
WHEREAS, the 2018 Downtown Secondary Plan and associated Zoning By-law 
retained the prohibition on new surface parking lots in the Downtown but revised 
the zoning regulations for multiple dwellings to permit surplus structured parking 
for existing multiple dwelling sites to be used for “commercial parking” purposes; 
 
WHEREAS, there are existing places of worship in the downtown with legally 
established parking areas that provide parking in an amount that exceed the day 
to day needs of the place of worship; 
  
WHEREAS, surface parking lots in the Downtown are being redeveloped for 
residential, commercial and park purposes thereby decreasing the overall supply 
of parking; and, 
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WHEREAS, the use of surplus parking spaces by third parties would assist in the 
meeting the need for parking in the downtown;  
 
THEREFORE BE IT RESOLVED: 

 
(a) As part of the Institutional Zoning By-law review that Planning staff report 

back on options and opportunities to allow for places of worship to utilize 
surplus parking by third parties;   

 
(b) That staff be authorized to schedule a public meeting of the Planning 

Committee to consider the proposed zoning by-law changes; and,  
 

(c) That staff report back no later than Q1, 2020. 
 

Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                NOT PRESENT - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES- Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
12. Construction Hoarding (Item 11.3) 
 
 (Eisenberger/Farr) 

WHEREAS, significant development is occurring throughout the City of Hamilton, 
and the City wants to ensure that new development contributes positively to the 
image and quality of life of Hamilton, including during the construction period; 

  
WHEREAS, development in existing urban areas often requires the erection of 
construction hoarding around the site for many months; 
  
WHEREAS, construction hoarding is regulated provincially by the Ministry of 
Labour, and the City’s regulatory authority is limited to issues associated with 
general property standards; 
  
WHEREAS, construction hoarding is often located in the public realm, and often 
bears Branding Signs, in accordance with the City’s Sign By-law; 
  
THEREFORE, BE IT RESOLVED: 
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(a) That staff be directed to include in the update to the City’s Construction 
Management Plan Guidelines, language to encourage developers to 
incorporate art or other means of beautifying construction hoarding, 
particularly in the case of infill development where there are existing 
residents and businesses located close by; and, 
  

(b) That staff be directed to review the City’s Sign By-law, and any related City 
by-laws, and report back to the Planning Committee with options for 
charging an additional fee for construction hoarding located on the public 
realm that includes construction branding or advertising, with such funds to 
be directed toward providing public art or other beautification of construction 
hoarding. 

 
Result:     Motion CARRIED by a vote of 9 to 0, as follows: 
 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES- Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

         YES – Mayor Fred Eisenberger 
 
13. Closed Session Minutes – September 17, 2019 (Item 14.1) 
 
 (Collins/Johnson) 

(a) That the Closed Session Minutes dated September 17, 2019 be approved; 
and, 

 
(b) That the Closed Session Minutes dated September 17, 2019 remain 

confidential. 
CARRIED 

 
FOR INFORMATION: 
 
(a) APPROVAL OF AGENDA (Item 2) 
 
 The Committee Clerk advised of the following changes to the agenda: 
 

1. DELEGATION REQUESTS (Item 6) 
 

6.2 Karl Andrus, Hamilton Community Benefits Network, respecting 
Construction Hoarding (Item 11.3) (For today’s meeting) – To be 
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moved up in the agenda to be heard after Approval of the Minutes 
(Item 4.1) 

 
6.3 Lynda Lukasik, Environment Hamilton, respecting Provincial Policy 

Statement Review (Item 10.1) (For today’s meeting) 
 
6.4 Ken Bekendam respecting Accessory Dwelling Units – Pilot Project 

(Item 10.2) (For today’s meeting) 
 

2. MOTIONS (Item 11) 
 

11.3 Construction Hoarding – To be moved up in the agenda to follow the 
Delegation from Karl Andrus (Item 6.2) 

   
(Wilson/Johnson) 
That the agenda for the October 1, 2019 meeting be approved, as amended. 

 
Result:     Motion CARRIED by a vote of 6 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                NOT PRESENT - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                NOT PRESENT - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
(b) DECLARATIONS OF INTEREST (Item 3) 

 
Councillor Clark declared a conflict with respect to Item 10.2 for a non-pecuniary 
indirect apparent conflict as he has a previous relationship with the Hamilton 
District Apartment Association as a former client, as he wrote “Promoting Code 
Compliant, Affordable, Safe, Clean and Healthy Rental Housing”. 
 
Councillor Pearson declared a conflict with respect to Item 10.2 as she is a landlord 
and owns rental properties. 

 
(c) APPROVAL OF MINUTES OF PREVIOUS MEETING (Item 4) 

 
(i) September 17, 2019 (Item 4.1) 
 

(Whitehead/Johnson) 
That the Minutes of the September 17, 2019 meeting be approved, as 
presented. 
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Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                NOT PRESENT - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 
 

(d) DELEGATION REQUESTS (Item 6) 
 
(i) Karl Andrus, Hamilton Community Benefits Network, respecting 

Construction Hoarding (Item 11.3) (For today’s meeting) (Added Item 
6.2) 

 
 (Farr/Wilson) 
 That the Delegation Request from Karl Andrus, Hamilton Community 

Benefits Network, respecting Construction Hoarding, be approved for 
today’s meeting, to be heard at this time. 

 
Result:     Motion CARRIED by a vote of 8 to 0, as follows: 

 
                          YES - Councillor Maureen Wilson 

                YES - Councillor Jason Farr 
                NOT PRESENT - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

         YES – Mayor Fred Eisenberger 
 
(e) PUBLIC HEARINGS/DELEGATIONS (Item 8) 
 

(i) Karl Andrus, Hamilton Community Benefits Network, respecting 
Construction Hoarding (Item 11.3) (For today’s meeting) (Added Item 
6.2) 

 
Karl Andrus, Hamilton Community Benefits Network, addressed the 
Committee regarding Construction Hoarding with the aid of a PowerPoint 
presentation.  A copy of the presentation is available through the Office of 
the City Clerk or online at www.hamilton.ca. 
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(Danko/Collins) 
 That the Delegation from Karl Andrus, Hamilton Community Benefits 

Network, respecting Construction Hoarding, be received. 
 CARRIED 

  
 For disposition of this matter, refer to Item 12. 
 
(f) DELEGATION REQUESTS (Item 6) - CONTINUED 
 

(i) Sergio Manchia, Ancaster Self Storage Inc. c/o UrbanCore 
Developments, respecting Sign Variance Appeal for 1147 Garner Road 
West (Item 7.2) (For today’s meeting) (Item 6.1) 

 
(Danko/Farr) 
That the Delegation Request from Sergio Manchia, Ancaster Self Storage 
Inc. c/o UrbanCore Developments, respecting Sign Variance Appeal for 
1147 Garner Road West, be approved for today’s meeting, to be heard 
under Item 7.2. 

 
Result:     Motion CARRIED by a vote of 9 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

         YES – Mayor Fred Eisenberger 
 

(ii) Lynda Lukasik, Environment Hamilton, respecting Provincial Policy 
Statement Review (Item 10.1) (For today’s meeting) (Added Item 6.3) 

 
(Wilson/Johnson) 
That the Delegation Request from Lynda Lukasik, Environment Hamilton, 
respecting Provincial Policy Statement Review (Item 10.1), be approved for 
today’s meeting. 

 
Result:     Motion CARRIED by a vote of 8 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
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                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                NOT PRESENT - Councillor Brad Clark 

         YES – Mayor Fred Eisenberger 
 

(iii) Ken Bekendam respecting Accessory Dwelling Units – Pilot Project 
(Item 10.2) (For today’s meeting) (Added Item 6.4) 

 
(Johnson/Collins) 
That the Delegation Request from Ken Bekendam respecting Accessory 
Dwelling Units – Pilot Project (Item 10.2), be approved for today’s meeting. 

 
Result:     Motion CARRIED by a vote of 7 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                NOT PRESENT - Councillor Brad Clark 

 
(g) CONSENT ITEMS (Item 7) 
 

(i) Sign Variance Appeal SV-19-002 for the Property known as 1147 
Garner Road West, Ancaster, Denied by the Director of Planning and 
Chief Planner and Appealed by the Owner (PED19195) (Ward 12) (Item 
7.2) 

 
 Sara Rogers, Planning Technician I, addressed the Committee with the aid 

of a PowerPoint presentation.  A copy of the presentation is available 
through the office of the City Clerk or online at www.hamilton.ca. 

 
 (Whitehead/Danko) 
 That the presentation from Sara Rogers, be received. 

CARRIED 
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 Sergio Manchia, Ancaster Self Storage Inc. c/o UrbanCore 
Developments, respecting Sign Variance Appeal for 1147 Garner Road 
West (Item 7.2) (For today’s meeting) (Item 6.1) 

 
Sergio Manchia, Ancaster Self Storage Inc. c/o UrbanCore Developments, 
addressed the Committee respecting Sign Variance Appeal for 1147 Garner 
Road West, with the aid of a PowerPoint presentation.  A copy of the 
presentation is available through the office of the City Clerk or online at 
www.hamilton.ca. 
 

  (Collins/Farr) 
That the Delegation from Sergio Manchia, Ancaster Self Storage Inc. c/o 
UrbanCore Developments, respecting Sign Variance Appeal for 1147 
Garner Road West (Item 7.2), be received. 

CARRIED 
   
  (Collins/Whitehead) 

That the recommendations in Report PED19195 be amended as follows: 
 

(a) That the Appeal of Sign Variance Application SV-19-002, by 
Ancaster Self Storage Inc., Owner, to permit a proposed electronic 
message display Ground Sign proposing a 100% electronic 
message display and third party advertising, increased height, 
decreased setback from a property line, and no display of the 
municipal address to be included, for the property located at 1147 
Garner Road West, Ancaster, as shown on Appendix “A” to Report 
PED19195, be APPROVED, on the following basis: 

 
(i) That 20% of the sign time be allocated for Community use 

at no cost; and, 
 

(ii) That a list of Ancaster Self Storage Inc.’s related 
businesses, with addresses, be provided for approval by 
Council on October 9, 2019. 

 
Result:     Amendment CARRIED by a vote of 6 to 2, as follows: 

 
                NO - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                NO - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 
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For disposition of this matter, refer to Item 2. 
 
(h) PUBLIC HEARINGS/DELEGATIONS (Item 8) - CONTINUED 
 

(i) Tom Ker respecting Changes in By-laws regarding Lot Sizes on the 
Mountain (Approved at the September 17th meeting) (Item 8.1) 

 
Tom Ker was unable to remain at the meeting for his Delegation. 

   
(Danko/Whitehead) 
That the Delegation from Tom Ker respecting Changes in By-laws regarding 
Lot Sizes on the Mountain, be deferred to a future meeting of the Planning 
Committee. 

CARRIED 
 
(ii) Application to Amend City of Hamilton Zoning By-law No. 05-200 for 

Lands Located at 2274 Powerline Road West, Ancaster (PED19171) 
(Ward 12) (Item 8.2) 

 
In accordance with the provisions of the Planning Act, Chair Pearson 
advised that if a person or public body does not make oral submissions at 
a public meeting or make written submissions to the Council of the City of 
Hamilton before Council makes a decision regarding the Zoning By-law 
Amendment, the person or public body is not entitled to appeal the decision 
of the Council of the City of Hamilton to the Local Planning Appeal Tribunal, 
and the person or public body may not be added as a party to the hearing 
of an appeal before the Local Planning Appeal Tribunal unless, in the 
opinion of the Tribunal, there are reasonable grounds to do so. 

 
(Johnson/Farr) 

  That the public meeting be closed. 
CARRIED 

 
  (Johnson/Farr) 
  That the staff presentation be waived. 

CARRIED 
 

Don Robertson, Agent, was in attendance and indicated support for the staff 
report. 
 
(Farr/Collins) 
That the comments from Don Robertson, Agent, be received. 

CARRIED 
 
 
 

Page 22 of 241



 Planning Committee October 1, 2019 
 Minutes 19-015 Page 20 of 25 
 

 
 

(Johnson/Clark) 
That the recommendations in Report PED19171 be amended by adding the 
following sub-section (b): 

 
(b) That there were no public submissions received regarding this 

matter. 
 

Result:     Amendment CARRIED by a vote of 6 to 0, as follows: 
 

                NOT PRESENT - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                NOT PRESENT - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
  For disposition of this matter, refer to Item 6. 
 

(iii) Application for Zoning By-law Amendment for Lands Located at 560-
580 Highland Road West (Hamilton) (PED19182) (Ward 6) (Item 8.3) 

 
In accordance with the provisions of the Planning Act, Chair Pearson 
advised that if a person or public body does not make oral submissions at 
a public meeting or make written submissions to the Council of the City of 
Hamilton before Council makes a decision regarding the Zoning By-law 
Amendment, the person or public body is not entitled to appeal the decision 
of the Council of the City of Hamilton to the Local Planning Appeal Tribunal, 
and the person or public body may not be added as a party to the hearing 
of an appeal before the Local Planning Appeal Tribunal unless, in the 
opinion of the Tribunal, there are reasonable grounds to do so. 

 
(Clark/Danko) 

  That the public meeting be closed. 
CARRIED 

 
  (Clark/Danko) 
  That the staff presentation be waived. 

CARRIED 
 

James Webb, WEBB Planning Consultants, was in attendance and 
indicated support for the staff report. 
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(Clark/Farr) 
That the presentation from James Webb, WEBB Planning Consultants, be 
received. 

CARRIED 
 
  (Clark/Collins) 

That the recommendations in Report PED19182 be amended by adding the 
following sub-section (b): 

 
(b) That the public submissions received did not affect the decision 

on this matter. 
 

Result:     Amendment CARRIED by a vote of 6 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                NOT PRESENT - Councillor Terry Whitehead 
                NOT PRESENT - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
  For disposition of this matter, refer to Item 7. 
 

(iv) Lynda Lukasik, Environment Hamilton, respecting Provincial Policy 
Statement Review (Item 10.1) (For today’s meeting) (Added Item 6.3) 

 
Lynda Lukasik, Environment Hamilton, addressed the Committee 
respecting Provincial Policy Statement Review (Item 10.1) 
 
(Farr/Wilson) 
That the Delegation from Lynda Lukasik, Environment Hamilton, respecting 
Provincial Policy Statement Review (Item 10.1), be received. 

CARRIED 
 
 For disposition of this matter, refer to Items 8 and (i)(i). 
 

(v) Ken Bekendam respecting Accessory Dwelling Units – Pilot Project 
(Item 10.2) (For today’s meeting) (Added Item 6.4) 

 
 Ken Bekendam addressed the Committee respecting Accessory Dwelling 

Units – Pilot Project (Item 10.2). 
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 (Whitehead/Danko) 
 That the Delegation from Ken Bekendam respecting Accessory Dwelling 

Units – Pilot Project (Item 10.2), be received. 
CARRIED 

 For disposition of this matter, refer to Items 9 and (i)(ii). 
 
(i) DISCUSSION ITEMS (Item 10) 
 

(i) Provincial Policy Statement Review – City of Hamilton Comments 
(PED1988) (City Wide) (Item 10.1) 

 
 Heather Travis, Senior Project Manager, addressed the Committee 

respecting Provincial Policy Statement Review – City of Hamilton 
Comments, with the aid of PowerPoint presentation.  A copy of the 
presentation is available through the Office of the City Clerk or online at 
www.hamilton.ca. 

 
 (Clark/Johnson) 
 That the presentation from Heather Travis respecting Provincial Policy 

Statement Review – City of Hamilton Comments, be received. 
CARRIED 

 
 For disposition of this matter, refer to Item 8. 
 
Councillor Pearson relinquished the Chair to Councillor Farr. 

 
(ii) Accessory Dwelling Units (Pilot Project) – Temporary Use By-law for 

City of Hamilton Zoning By-law No. 6593 (PED19176) (Wards 1 and 8) 
(Deferred from the September 17th meeting) (Item 10.2) 

 
 Timothy Lee, Senior Planner, addressed the Committee with the aid of a 

PowerPoint Presentation.  A copy of the presentation is available through 
the Office of the City Clerk or online at www.hamilton.ca. 

 
 (Whitehead/Danko) 
 That the presentation from Timothy Lee respecting Accessory Dwelling 

Units (Pilot Project) – Temporary Use By-law for City of Hamilton Zoning 
By-law No. 6593 (PED19176), be received. 

CARRIED 
 
  (Whitehead/Danko) 

That the recommendations in Report PED19176 be amended by adding 
sub-section (c) to read as follows: 
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(c) That a Public meeting be scheduled for the December 3, 2019 
Planning Committee meeting to consider the original (pre-2018) 
Ward 8 boundaries that were not part of Report PED19176. 

 
Result:     Amendment CARRIED by a vote of 6 to 0, as follows: 

 
                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                YES- Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                NOT PRESENT - Councillor Brad Clark 

 
For disposition of this matter, refer to Item 9. 

 
(j) MOTIONS (Item 11) 
 

(i) Community Benefits Policy Regarding Electric Message Display Signs 
(Added Item 11.5) 

 
  (Collins/Johnson) 

That staff be directed to develop a Community Benefits Policy as part of an 
updated Electric Message Display (video) Sign By-law. 
 

Result:     Motion CARRIED by a vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                NOT PRESENT - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
(k) NOTICES OF MOTION (Item 12) 
 

(i) Fencing By-law Appeal Process (Added Item 12.1) 
 

Councillor Whitehead introduced the following Notice of Motion respecting 
Fencing By-law Appeal Process: 
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That staff be directed to look at the feasibility of having an appeal process 
for the Fencing By-law. 
 

(ii) Community Benefits Policy Regarding Electric Message Display Signs 
(Added Item 12.2) 

 
Councillor Collins introduced a Notice of Motion respecting Community 
Benefits Policy Regarding Electric Message Display Signs. 
 
(Collins/Johnson) 
That the Rules of Order be waived to allow for the introduction of a Motion 
respecting Community Benefits Policy Regarding Electric Message Display 
Signs. 
 

Result:     Motion CARRIED by a 2/3’s majority vote of 7 to 0, as follows: 
 

                YES - Councillor Maureen Wilson 
                YES - Councillor Jason Farr 
                YES - Councillor Chad Collins 
                YES - Councillor John-Paul Danko 
                NOT PRESENT - Councillor Maria Pearson 
                NOT PRESENT - Councillor Judi Partridge 
                YES - Councillor Terry Whitehead 
                YES - Councillor Brenda Johnson 
                YES - Councillor Brad Clark 

 
 For disposition of this matter, refer to Item (j)(i). 
 
(l) PRIVATE AND CONFIDENTIAL (Item 14) 
 

(i) Closed Session Minutes – September 17, 2019 (Item 14.1) 
 

The Committee determined they did not need to go into Closed Session for 
this item. 

 
 For further disposition of this matter, refer to Item 13. 
 
(m) ADJOURNMENT (Item 15) 
 

(Clark/Wilson) 
That there being no further business, the Planning Committee be adjourned at 2:48 
p.m. 

CARRIED 
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_________________________ 
Councillor Maria Pearson 

Chair, Planning Committee 
 

_________________________ 
Lisa Chamberlain 
Legislative Coordinator 
Office of the City Clerk 
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community, in a sustainable manner. 
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service, Engaged 

Empowered Employees. 

INFORMATION REPORT 

TO: Chair and Members 
Planning Committee 

COMMITTEE DATE: October 15, 2019 

SUBJECT/REPORT NO:  Active Official Plan Amendment, Zoning By-law Amendment 
and Plan of Subdivision Applications (PED19183) (City Wide)  

WARD(S) AFFECTED: City Wide 

PREPARED BY: Joe Gravina (905) 546-2424 Ext. 1284 

SUBMITTED BY: Steve Robichaud 
Director of Planning and Chief Planner 
Planning and Economic Development Department 

SIGNATURE:  

 

 

 
Council Direction: 
 
At the June 16, 2015, Planning Committee, staff were “directed to report back to the 
Planning Committee with a reporting tool that seeks to monitor applications where the 
120 or the 180 day statutory timeframe applies”. 
 
This Report provides a status of all active Zoning By-law Amendment, Official Plan 
Amendment and Plan of Subdivision applications relative to the statutory timeframe 
provisions of the Planning Act for non-decision appeals. 
 
Background: 
 
On April 19, 2016, Information Report (PED16096) was forwarded to the Planning 
Committee, which provided a status of all active Zoning By-law Amendment, Official 
Plan Amendment and Plan of Subdivision applications relative to the 120 or the 180 
statutory timeframe provisions of the Planning Act for non-decision appeals and outlined 
a process for future reporting to the Planning Committee.  The Report included a table 
outlining the active applications, sorted by Ward, from oldest application to newest. In 
addition, the Report summarized OMB appeals over the previous five years. 
 
Commencing February 28, 2017, similar Information Reports were forwarded to the 
Planning Committee on a monthly basis in accordance with the process outlined in 
Information Report (PED16096). An analysis of the information was also included in the 
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year-end reports of December 5, 2017 (PED17208), September 18, 2018 (PED18192) 
and December 11, 2018 (PED18231).  
 
Policy Implications and Legislative Requirements – Pre Bill 108 
 
In accordance with the Planning Act, an applicant had the right to appeal an Official 
Plan Amendment application after 210 days (subsection 17 (40)), Zoning By-law 
Amendment application after 150 days (subsection 34 (11)) and a Plan of Subdivision 
after 180 days (subsection 51 (34)). 

 
In accordance with subsection 17(40.1) of the Planning Act, the City of Hamilton had 
extended the approval period of Official Plan Amendment applications from 180 days to 
270 days for applications received after July 1, 2016 as prescribed in Bill 73 and from 
210 to 300 days for applications received after December 12, 2017 as prescribed in Bill 
139. It should be noted that either the City or the applicant were able to terminate the 
90-day extension period if written notice to the other party was received prior to the 
expiration of the 180 day or 210 day statutory timeframes. 
 
In addition, Zoning By-law Amendment applications that were submitted together with a 
required Official Plan Amendment application were also subject to the statutory 
timeframe of 210 days. 
 
Policy Implications and Legislative Requirements – Post Bill 108 
 
On June 6, 2019, Bill 108 received Royal Assent, which reduced the statutory 
timeframes for non-decision appeals outlined in the Planning Act for Official Plan 
Amendments, Zoning By-law Amendments and Plans of Subdivision.  The changes are 
applicable to complete applications received after June 6, 2019. 
 
In accordance with the Planning Act, an applicant may appeal an Official Plan 
Amendment application after 120 days (Subsection (40)), a Zoning By-law Amendment 
application after 90 days (Subsection 34 (11)) and a Plan of Subdivision after 120 days 
(Subsection 51 (34)).  However, Zoning By-law Amendment applications that are 
submitted together with a required Official Plan Amendment application are also subject 
to the statutory timeframe of 120 days.  The 90-day extension previously prescribed in 
Bills 73 and 139 is no longer applicable. 
 
Information: 
 
Staff were directed to report back to Planning Committee with a reporting tool that seeks 
to monitor applications where the applicable statutory timeframes apply.  This reporting 
tool would be used to track the status of all active Official Plan Amendment, Zoning By-
law Amendment and Plan of Subdivision Applications. 
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For the purposes of this Report, the status of active Zoning By-law Amendment, Official 
Plan Amendment and Plan of Subdivision applications have been divided, relative to the 
statutory timeframe provisions of the Planning Act, that were in effect pursuant to 
statutory timeframes prescribed in Bill 73 and Bill 139 and new statutory timeframes 
prescribed in Bill 108. 
 
Applications Deemed Complete Prior to Royal Assent of Bill 139 (December 12, 2017) 
 
Attached as Appendix “A” to Report PED19183 is a table outlining the active 
applications received prior to December 12, 2017 sorted by Ward, from oldest 
application to newest. As of August 14, 2019, there were: 
 

 13 active Official Plan Amendment applications, all of which were submitted after 
July 1, 2016, and therefore subject to the 90 day extension to the statutory 
timeframe from 180 days to 270 days; 
 

 22 active Zoning By-law Amendment applications; and, 
 

 8 active Plan of Subdivision applications. 
 
Within 60 to 90 days of October 15, 2019, all 22 development proposals have passed 
the 120, 180 and 270 day statutory timeframes. 
  
Applications Deemed Complete After Royal Assent of Bill 139 (December 12, 2017) 
 
Attached as Appendix “B” to Report PED19183 is a table outlining the active 
applications received after December 12, 2017, but before Royal Assent/Proclamation 
of Bill 108, sorted by Ward, from oldest application to newest. As of August 14, 2019, 
there were: 
 

 21 active Official Plan Amendment applications, all of which were submitted after 
December 12, 2017, and therefore subject to the 90 day extension to the statutory 
timeframe from 210 days to 300 days; 
 

 44 active Zoning By-law Amendment applications; and, 
 

 8 active Plan of Subdivision applications. 
 
Within 60 to 90 days of October 15, 2019, 10 applications will be approaching the 150, 
180 or the 300 day statutory timeframe and will be eligible for appeal. Thirty-eight 
applications have passed the 150, 180 and 300 day statutory timeframe. 
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Applications Deemed Complete After Royal Assent of Bill 108 (June 6, 2019) 
 
Attached as Appendix “C” to Report PED19183 is a table outlining the active 
applications received after June 6, 2019 sorted by Ward, from oldest application to 
newest. As of August 14, 2019, there were: 
 

 3 active Official Plan Amendment applications; 
 

 8 active Zoning By-law Amendment applications; and, 
 

 1 active Plan of Subdivision applications. 
 
Within 60 to 90 days of October 15, 2019, 1 application will be approaching its 120 day 
statutory timeframe.  Seven applications have passed the 90 and 120 day statutory 
timeframes. 
 
Combined to reflect property addresses, there are 78 active development proposals.  
Thirty-one proposals are 2019 files, while 25 proposals are 2018 files and 22 proposals 
are pre-2018 files. 
 
Staff are currently working with the AMANDA Implementation Team to add 
enhancements that will allow for the creation of more detailed reporting.  As a result, 
future tables will include a qualitative analysis of the status of active applications.  It is 
anticipated that these enhancements will be available in 2021 and this information will 
be incorporated into the monthly report to Council.  Furthermore, the long-term goal of 
the Planning Division is to make this information available on an interactive map 
accessed through the City of Hamilton website.  
 
Appendices and Schedules Attached: 
 
Appendix “A” – List of Active Development Applications (prior to December 12, 2017) 
Appendix “B” – List of Active Development Applications (after December 12, 2017) 
Appendix “C” – List of Active Development Applications (after June 6, 2019) 
 
 
JG:mo 
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Active Development Applications 
Deemed Complete Prior to December 12, 2017 

(Effective August 14, 2019) 
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File Address 
Date 

Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

120 day 
cut off 

(Rezoning) 

180 day 
cut off 

(Plan of 
Sub) 

270 day 
cut off 
OPA* 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 1 

UHOPA-17-18 
ZAC-17-036 

 644 Main St. 
W., Hamilton 

31-Mar-
17 

n/a 28-Apr-17 29-Jul-17 n/a 
26-Dec-

17 

Urban 
Solutions 

Planning & 
Land 

Development 

928 

Ward 2 

ZAC-17-008 

117 Forest 
Ave. & 175 

Catharine St. 
S., Hamilton 

23-Dec-
16 

n/a 05-Jan-17 22-Apr-17 n/a n/a 

Urban 
Solutions 

Planning & 
Land 

Development 

1026 

UHOPA-17-33 
ZAC-17-073 

125 - 129 
Robert St., 
Hamilton 

06-Oct-
17 

30-Oct-17 
14-Nov-

17 
03-Feb-18 n/a 

11-Aug-
18 

IBI Group 700 

Ward 7 

UHOPA-15-16 
ZAC-11-070 

1375 Upper 
James Street 

16-Mar-
15 

n/a 
26-May-

15 
14-Jul-15 n/a 12-Sep-15 

WEBB 
Planning 

Consultants 
Inc.  

1603 
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Active Development Applications 
Deemed Complete Prior to December 12, 2017 

(Effective August 14, 2019) 
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File Address 
Date 

Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

120 day 
cut off 

(Rezoning) 

180 day 
cut off 

(Plan of 
Sub) 

270 day 
cut off 
OPA* 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 7 cont’d 

UHOPA-17-31 
ZAC-17-071 

1625 - 1655 
Upper James 
St., Hamilton 

27-Sep-
17 

n/a 02-Oct-17 25-Jan-18 n/a 24-Jun-18 
MB1 

Development 
Consulting Inc. 

748 

ZAC-17-089 
1351 Upper 
James St., 
Hamilton 

28-Nov-
17 

n/a 
05-Dec-

17 
28-Mar-

18 
n/a n/a 

Patrick 
Slattery 

686 

Ward 9 

UHOPA-16-26 
ZAC-16-065  
25T-201611 

478 & 490 
First Rd. W., 
Stoney Creek 

12-Oct-
16 

n/a 
02-Nov-

16 
09-Feb-17 10-Apr-17 09-Jul-17 

T. Johns 
Consultants 

Inc. 
1098 

UHOPA-16-27 
ZAC-16-066  
25T-201612 

464 First Rd. 
W., Stoney 

Creek 

12-Oct-
16 

n/a 
02-Nov-

16 
09-Feb-17 10-Apr-17 09-Jul-17 

T. Johns 
Consultants 

Inc. 
1098 

UHOPA-17-01 
ZAC-17-001  
25T-201701 

15 Ridgeview 
Dr., Stoney 

Creek 

02-Dec-
16 

n/a 
16-Dec-

16 
01-Apr-17 

31-May-
17 

29-Aug-
17 

A.J. Clarke & 
Associates Ltd. 

1047 

UHOPA-16-21 
ZAC-16-057  
25T-201608 

56 Highland 
Rd. W., Stoney 

Creek 

31-Aug-
16 

29-Sep-16 
27-Mar-

17 
29-Dec-

16 
27-Feb-17 

22-Dec-
17 

Metropolitan 
Consulting Inc. 

932 
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Active Development Applications 
Deemed Complete Prior to December 12, 2017 

(Effective August 14, 2019) 
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File Address 
Date 

Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

120 day 
cut off 

(Rezoning) 

180 day 
cut off 

(Plan of 
Sub) 

270 day 
cut off 
OPA* 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 10 

ZAC-15-040 
9 Glencrest 
Ave., Stoney 

Creek 

02-Jul-
15 

n/a 
10-Aug-

15 
30-Oct-15 n/a n/a 

WEBB 
Planning 

Consultants 
Inc. 

1566 

UHOPA-17-36 
ZAC-17-079 

514 Barton St., 
Stoney Creek 

27-Oct-
17 

n/a 
23-Nov-

17 
24-Feb-18 n/a 24-Jul-18 GSP Group 718 

ZAC-16-016 
1313 Baseline 

Rd., Stoney 
Creek 

15-Jan-
16 

n/a 15-Feb-16 
14-May-

16 
n/a n/a 

A.J. Clarke & 
Associates Ltd. 

1369 

UHOPA-17-05 
ZAC-17-015  
25T-201703 

1, 19, 20, 21, 
23, 27 & 30 

Lakeside Dr. & 
81 Waterford 
Cres., Stoney 

Creek 

23-Dec-
16 

n/a 17-Jan-17 22-Apr-17 21-Jun-17 19-Sep-17 IBI Group 1026 

ZAC-17-076  
25T-201711 

1216, 1218 
and 1226 

Barton St. E. 
and 1219 Hwy. 

8, Stoney 
Creek 

30-Oct-
17 

n/a 
2+-4-Nov-

17 
27-Feb-18 28-Apr-18 n/a 

Glen Schnarr 
& Associates 

Inc. 
715 

Page 35 of 241



Active Development Applications 
Deemed Complete Prior to December 12, 2017 

(Effective August 14, 2019) 
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File Address 
Date 

Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

120 day 
cut off 

(Rezoning) 

180 day 
cut off 

(Plan of 
Sub) 

270 day 
cut off 
OPA* 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 12 

ZAC-16-006  
25T-201602 

285, 293 
Fiddlers Green 
Rd., Ancaster 

23-Dec-
15 

n/a 06-Jan-16 21-Apr-16 20-Jun-16 n/a Liam Doherty 1392 

ZAC-17-062 
45 Secinaro 

Ave., Ancaster 
28-Jul-

17 
n/a 

01-Aug-
17 

25-Nov-
17 

n/a n/a 
T. Johns 

Consultants 
Inc. 

809 

UHOPA-17-22 
ZAC-17-051 

280 Wilson St. 
E., Ancaster 

05-Jun-
17 

22-Jun-17 
23-Aug-

17 
03-Oct-17 n/a 

20-May-
18 

GSP Group 783 

UHOPA-17-32 
ZAC-17-072 

35 
Londonderry 
Dr., Ancaster 

06-Oct-
17 

n/a 
01-Nov-

17 
03-Feb-18 n/a 03-Jul-18 

A.J. Clarke & 
Associates Ltd. 

739 

Ward 13 

ZAR-15-004 
64 Hatt St., 

Dundas 
02-Dec-

14 
n/a 02-Jan-15 01-Apr-15 n/a n/a 

336477 
Ontario Ltd. 

1778 

ZAC-17-064  
25T-201710 

655 Cramer 
Rd., 

Flamborough 

09-Aug-
17 

n/a 
17-Aug-

17 
07-Dec-

17 
05-Feb-18 n/a 

A.J. Clarke & 
Associates Ltd. 

797 
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Active Development Applications 
Deemed Complete Prior to December 12, 2017 

(Effective August 14, 2019) 
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File Address 
Date 

Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

120 day 
cut off 

(Rezoning) 

180 day 
cut off 

(Plan of 
Sub) 

270 day 
cut off 
OPA* 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 15 

UHOPA-17-06 
ZAC-17-016 

157 Parkside 
Dr., 

Flamborough 

23-Dec-
16 

n/a 17-Jan-17 22-Apr-17 n/a 19-Sep-17 
MHBC 

Planning 
Limited 

1026 

Active Development Applications 

1. When an application is deemed incomplete, the new deemed complete date is the day the new materials are submitted. In these 

situations, the 120, 180 & 270 day timeframe commences on the date the new materials were submitted.  In all other situations, the 

120, 180 & 270 day timeframe commences the day the application was received. 

* In accordance with Section 17 (40.1) of the Planning Act, the City of Hamilton has extended the approval period of Official Plan 

Amendment applications by 90 days from 180 days to 270 days. However, applicants can terminate the 90 day extension if written 

notice to the Municipality is received prior to the expiration of the 180 statutory timeframe. 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 1 

UHOPA-18-005* 
ZAC-18-012 

235 Main St. 
W., Hamilton 

22-Dec-17 n/a 19-Jan-18 n/a n/a 18-Oct-18* 

Urban 
Solutions 

Planning & 
Land 

Development 

662 

UHOPA-18-015* 
ZAC-18-035 

69 Sanders 
Blvd. & 1630 
Main St. W., 

Hamilton 

18-Jun-18 n/a 13-Jul-18 n/a n/a 14-Apr-19* 

Urban 
Solutions 

Planning & 
Land 

Development 

484 

UHOPA-19-004* 
ZAC-19-009 

804-816 King 
St. W., 

Hamilton 
21-Dec-19 n/a 18-Jan-19 n/a n/a 17-Oct-19* 

Urban 
Solutions 

Planning & 
Land 

Development 

298 

UHOPA-19-006* 
ZAC-19-023 

196 George St., 
Hamilton 

20-Mar-19 n/a 16-Apr-19 n/a n/a 14-Jan-20* GSP Group 209 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 2 

UHOPA-18-004* 
ZAC-18-009 

299 - 307 John 
St. S., Hamilton 

22-Dec-17 n/a 19-Jan-18 n/a n/a 18-Oct-18* 

Urban 
Solutions 

Planning & 
Land 

Development 

662 

UHOPA-18-008*  
ZAC-18-024 

600 James St. 
N., Hamilton 

29-Mar-18 n/a 23-Apr-18 n/a n/a 23-Jan-19* 
Bousfields 

Inc. 
565 

UHOPA-18-017* 
ZAC-18-041 

225 John St. S., 
Hamilton 

13-Jul-18 n/a 
16-Aug-

18 
n/a n/a 09-May-19* GSP Group 459 

UHOPA-18-021* 
ZAC-18-047 

184 and 186 
Markland St., 

Hamilton 
22-Aug-18 20-Dec-18 

21-Dec-
18 

n/a n/a 17-Oct-19* 
T. Johns 

Consulting 
Group 

298 

UHOPA-18-023* 
ZAR-18-057 

130 Wellington 
St. S., Hamilton 

07-Nov-18 06-Dec-18 
24-Dec-

18 
n/a n/a 20-Oct-19* 

MBI 
Development 

Consulting 
INC. 

295 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 2 

ZAR-19-008 
124 Walnut St. 

S., Hamilton 
21-Dec-18 n/a 18-Jan-19 

20-May-
19 

n/a n/a IBI Group 298 

Ward 3 

ZAR-19-016 
11 Grosvenor’s 

Ave. S., 
Hamilton 

28-Feb-19 n/a 
28-Mar-

19 
28-Jul-19 n/a n/a 

T. Johns 
Consulting 

Group 
229 

Ward 5 

UHOPA-19-001* 
ZAC-19-001 

2782 Barton St. 
E., Hamilton 

30-Nov-18 n/a 
13-Dec-

18 
n/a n/a 26-Sep-19* 

A.J. Clarke & 
Associates 

Ltd. 
319 

Ward 6 

ZAC-19-004 
560 Highland 

Rd. W., 
Hamilton 

10-Dec-18 n/a 18-Jan-19 
09-May-

19 
n/a n/a 

WEBB 
Planning 

Consultants 
Inc. 

309 

ZAC-19-035 
694 Pritchard 
Rd., Stoney 

Creek 
08-May-19 n/a 

21-May-
19 

05-Oct-19 n/a n/a 

Urban in 
Mind 

Planning 
Consultants 

160 

Page 40 of 241



Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 7 

25T-2019002 
70 Bobolink 

Rd., Hamilton 
3-Jan-19 n/a 18-Jan-19 n/a 02-Jul-19 n/a IBI Group 285 

ZAR-19-028 
18 Miles Rd. 

Hamilton 
01-Apr-19 n/a 18-Apr-19 

29-Aug-
19 

n/a n/a 
A.J. Clarke & 
Associates 

Ltd. 
197 

ZAC-19-031 
323 Rymal Rd. 
E., Hamilton 

26-Apr-19 n/a 
01-May-

19 
23-Sep-19 n/a n/a IBI Group 172 

Ward 8 

UHOPA-19-005 
ZAC-18-022 
(2018 File) 

35 Sabrina 
Blvd., Hamilton 

15-Mar-18 11-Jan-19 18-Jan-19 n/a n/a 14-Nov-19 

Urban 
Solutions 

Planning & 
Land 

Development 

270 

UHOPA-18-010* 
ZAC-18-025   
25T-201803 

221 Genoa Dr.    
and 1477 

Upper James 
St., Hamilton 

12-Apr-18 n/a 
10-May-

18 
09-Sep-18 09-Oct-18 06-Feb-19* 

MHBC 
Planning 
Limited 

551 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 8 cont’d 

ZAC-18-055 
808 West 5th 
St., Hamilton 

31-Oct-18 n/a 08-Nov-18 
30-Mar-

19 
n/a n/a 

A.J. Clarke & 
Associates 

Ltd. 
349 

ZAC-19-017 
1020 Upper 
James St., 
Hamilton 

28-Feb-19 n/a 11-Mar-19 28-Jul-19 n/a n/a 

Wellings 
Planning 

Consultants 
Inc. 

229 

UHOPA-19-008* 
ZAC-19-029 

83, 89 Stone 
Church Rd. W. 

and 1021, 1029 
West 5th St., 

Hamilton 

23-Apr-19 n/a 
23-May-

19 
n/a n/a 17-Feb-19 

Urban 
Solutions 

Planning & 
Land 

Development 

175 

Ward 9 

25T-200803R 
(2018 File) 

22 Green 
Mountain Rd. 
Stoney Creek 

10-Aug-18 n/a 15-Oct-18 n/a 19-Feb-19 n/a 
Armstrong 
Planning 

421 

UHOPA-18-011* 
ZAC-18-029 

1912 Rymal Rd. 
E., Glanbrook 

04-May-18 n/a 
22-May-

18 
n/a n/a 28-Feb-19* 

Wellings 
Planning 

Consultants 
Inc. 

529 

Page 42 of 241



Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 

A
p

p
e

n
d

ix
 “

B
”
 to

 R
e
p

o
rt P

E
D

1
9

1
8

3
 

P
a

g
e

 6
 o

f 1
0

 

File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 10 

ZAC-18-005 

42, 44, 48, 52 
and 54 

Lakeshore Dr., 
Stoney Creek 

15-Dec-17 n/a 16-Jan-18 
14-May-

18 
n/a n/a 

A.J. Clarke & 
Associates 

Ltd. 
669 

UHOPA-18-013* 
ZAC-18-034 

461 Green 
Road, Stoney 

Creek 
8-Jun-18 n/a 18-Jul-18 n/a n/a 04-Apr-19* IBI Group 494 

ZAC-18-049 
860 and 884 
Barton St., 

Stoney Creek 
01-Oct-18 n/a 11-Oct-18 28-Feb-19 n/a n/a 

MHBC 
Planning 
Limited 

379 

UHOPA-18-025* 
ZAC-18-059 

466-490 
Highway No. 8, 
Stoney Creek 

23-Nov-18 n/a 
06-Dec-

18 
n/a n/a 19-Sep-19* 

SvN 
Architects + 

Planners 
326 

UHOPA-19-003* 
ZAC-19-007  

25T-2019001 

238 Barton St., 
Stoney Creek 

19-Dec-18 n/a 02-Jan-19 n/a 17-Jun-19 15-Oct-19* 
A.J. Clarke & 
Associates 

Ltd. 
300 

25T-2019004 
1288 Baseline 

Rd., Stoney 
Creek 

06-May-19 n/a 
09-May-

19 
n/a 02-Nov-19 n/a IBI Group 162 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 10 cont’d 

UHOPA-19-009 

339, 347 Fifty 
Rd. and 1317, 
1329 Barton 
St., Stoney 

Creek 

03-May-19 n/a 
16-May-

19 
n/a n/a 27-Feb-20 

MHBC 
Planning 
Limited 

165 

Ward 11 

ZAA-18-006 
3600 Guyatt 

Rd., Glanbrook 
20-Dec-17 18-Jan-18 24-Jan-18 23-Jun-18 n/a n/a 

Larry 
Freeman 

629 

UHOPA-18-016* 
ZAC-18-040  

25T-2018007 

9511 Twenty 
Rd. W., 

Glanbrook 
10-Jul-18 n/a 

15-Aug-
18 

n/a 06-Jan-19 06-May-19* 
Corbett Land 

Strategies 
462 

ZAA-18-053 
2282 

Westbrook Rd., 
Glanbrook 

23-Oct-18 n/a 
14-Nov-

18 
22-Mar-

19 
n/a n/a IBI Group 357 

Ward 12 

ZAC-18-048  
25T-2018009 

387, 397, 405 
and 409 

Hamilton Dr., 
Ancaster 

09-Sep-18 n/a 28-Sep-18 06-Feb-19 08-Mar-19 n/a 

Fothergill 
Planning & 

Development 
Inc. 

401 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 12 cont’d 

ZAR-18-050 
2004 

Glancaster Rd., 
Ancaster 

20-Sep-18 19-Oct-18 
22-May-

19 
19-Oct-19 n/a n/a 

Fothergill 
Planning & 

Development 
Inc. 

146 

UHOPA-18-022* 
ZAC-18-056  

25T-2018010 

26 Southcote 
Rd., Ancaster 

05-Nov-18 n/a 
15-Nov-

18 
n/a 04-May-19 01-Sep-19* 

A.J. Clarke & 
Associates 

Ltd. 
344 

UHOPA-18-024* 
ZAC-18-058 

154 Wilson St. 
E., Ancaster 

28-Nov-18 n/a 
10-Dec-

18 
n/a n/a 24-Sep-19* 

Urban 
Solutions 

Planning & 
Land 

Development 

321 

UHOPA-19-002* 
ZAC-19-002 

1173 and 1203 
Old Golf Links 
Rd., Ancaster 

03-Dec-18 n/a 
01-Dec-

18 
n/a n/a 29-Sep-19* 

A.J. Clarke & 
Associates 

Ltd. 
316 

ZAC-19-010 
527 and 629 
Shaver Rd., 

Ancaster 
21Dec-18 n/a 10-Jan-19 20-May19 n/a n/a 

Urban 
Solutions 

Planning & 
Land 

Development 

298 
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Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
 

Date 
Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 12 cont’d 

ZAC-19-032 
455 

Springbrook 
Ave., Ancaster 

01-May-19 n/a 
09-May-

19 
28-Sep-19 n/a n/a GSP Group 167 

ZAA-19-033 
2274 Powerline 

Rd., Ancaster 
08-May-19 n/a 03-Jun-19 05-Oct-19 n/a n/a 

Don 
Robertson 

160 

Ward 14 

ZAR-19-003 
630 Stone 

Church Rd. W., 
Hamilton 

07-Dec-18 n/a 07-Jan-19 
06-May-

19 
n/a n/a IBI Group 312 

ZAR-19-006 
1269 Mohawk 
Rd., Ancaster 

14-Dec-18 n/a 11-Jan-19 
13-May-

19 
n/a n/a 

MBI 
Development 

Consulting 
INC. 

305 

ZAC-19-011 
1933 Old 

Mohawk Rd., 
Ancaster 

12-Dec-18 n/a 10-Jan-19 
11-May-

19 
n/a n/a 

Urban 
Solutions 

Planning & 
Land 

Development 

307 

ZAC-19-021 
974, 980 Upper 

Paradise Rd., 
Hamilton 

18-Mar-19 n/a 
22-Mar-

19 
15-Aug-

19 
n/a n/a 

T. Johns 
Consulting 

Group 
211 
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Active Development Applications 
Deemed Complete After December 12, 2017 

(Effective August 14, 2019) 
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File Address 
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Received 

Date1 

Deemed 
Incomplete 

Date1 
Deemed 
Complete 

150 day 
cut off 

(Rezoning)  

180 day 
cut off 

(Plan of 
Sub.) 

300 day cut 
off (OPA) 

Applicant/ 
Agent 

Days since 
Received 
and/or 

Deemed 
Complete 

as of 
October 
15, 2019 

Ward 15 

ZAR-18-019 
167 Highway 5 

West, 
Flamborough 

23-Feb-18 n/a 
22-Mar-

18 
23-Jul-18 n/a n/a IBI Group 599 

RHOPA-18-020* 
ZAC-18-045 

173 & 177 
Dundas St. E., 
Flamborough 

23-Jul-18 n/a 
15-Aug-

18 
n/a n/a 19-May-19* 

MHBC 
Planning 
Limited 

449 

 

Active Development Applications  

1. When an application is deemed incomplete, the new deemed complete date is the day the new materials are submitted. In these 

situations, the 150, 180, 210 & 300 day timeframe commences on the date the new materials were submitted.  In all other situations, 

the 150, 180, 210 & 300 day timeframe commences the day the application was received. 

* In accordance with Section 34 (11.0.0.0.1), of the Planning Act, the approval period for Zoning By-law Amendment applications 

 submitted concurrently with an Official Plan Amendments, will be extended to 210 days. 

* In accordance with Section 17 (40.1) of the Planning Act, the City of Hamilton has extended the approval period of Official Plan 

 Amendment applications by 90 days from 210 days to 300 days. However, applicants can terminate the 90 day extension if written 

 notice to the Municipality is received prior to the expiration of the 210 statutory timeframe. 
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Active Development Applications 
Deemed Complete After June 6, 2019 

(Effective August 14, 2019) 
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Date1 
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Complete 

90 day 
cut off 
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120 day 
cut off 

(OPA or Plan 
of Sub) 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete as 

of October 15, 
2019 

Ward 2 

ZAR-19-038 
75 Burlington St. 

W., Hamilton 
08-May-19 n/a 01-Jun-19 06-Aug-19 n/a 

T. Johns 
Consulting 

Group 
160 

Ward 5 

ZAR-19-037 
2798 King St. E., 

Hamilton 
08-May-19 n/a 06-Jun-19 06-Aug-19 n/a 

T. Johns 
Consulting 

Group 
160 

Ward 11 

RHOPA-19-010 
ZAC-19-039 

3140 Binbrook 
Rd. Glanbrook 

08-May-19 n/a 19-Jun-19 n/a 05-Sep-19 

Urban In 
Mind 

Planning 
Consultants 

160 

ZAA-19-042 
6266 Chippewa 
Rd. Glanbrook 

06-Jun-19 n/a 10-Jun-19 04-Sep-19 n/a 
Shirlmar 

Farms Inc. 
131 

Ward 12 

ZAR-19-034 
378 Harmony Hall 

Rd., Ancaster 
08-May-19 n/a 20-Jun-19 06-Aug-19 n/a 

T. Johns 
Consulting 

Group 
160 

UHOPA-19-011 
ZAC-19-040 

187 Wilson St. 
W., Ancaster 

17-May-19 n/a 17-Jun-19 n/a 14-Sep-19 
T. Johns 

Consulting 
Group 

151 
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Active Development Applications 
Deemed Complete After June 6, 2019 

(Effective August 14, 2019) 
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120 day 
cut off 

(OPA or Plan 
of Sub) 

Applicant/ 
Agent 

Days Since 
Received 
and/or 

Deemed 
Complete as 

of October 15, 
2019 

Ward 15 

RHOPA-19-102  
ZAC-19-044 
25T-201905 

30, 36 & 42 
Dundas St. E. & 
522 Highway 6, 
Flamborough 

10-Jun-19 n/a 08-Jul-19 n/a 08-Oct-19 
MHBC 

Planning 
Limited 

127 

UHOPA-19-013 
ZAC-19-046 

10 Mallard Trail, 
Flamborough 

24-Jun-19 n/a 26-Jun-19 n/a 22-Oct-19 GSP Group 113 

Active Development Applications 

1. When an application is deemed incomplete, the new deemed complete date is the day the new materials are submitted. In these 

situations, the 90 and 120 day timeframe commences on the date the new materials were submitted.  In all other situations, the 90 and 

120 day timeframe commences the day the application was received. 
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Planning Committee – October 15, 2019 

 
 
 
 
 
 

HAMILTON MUNICIPAL HERITAGE COMMITTEE 
REPORT 19-007 

12:00 p.m. 
September 20, 2019 
Room 264, 2nd Floor 
Hamilton City Hall 

71 Main Street West 

 
 
Present: Councillor M. Pearson 

A. Denham-Robinson (Chair) D. Beland, J. Brown, G. Carroll, C. 
Dimitry (Vice-Chair), B. Janssen, L. Lunsted, T. Ritchie R. McKee 
and W. Rosart 

Also Present: Councillor L. Ferguson 

Absent with  
Regrets: 

 
K. Burke 

 

 
THE HAMILTON MUNICIPAL HERITAGE COMMITTEE PRESENTS REPORT 19-007 
AND RESPECTFULLY RECOMMENDS: 
 
1. Notice of Intention to Demolish the Building known as the Former Rebecca 

Street Bus Terminal, located at 71 Rebecca Street, Hamilton, Being a Non-
designated Property Included in the Register of Property of Cultural Heritage 
Value or Interest (PED19200) (Ward 2) (Added Item 7.3) 

 
That Report PED19200 respecting Notice of Intention to Demolish the Building 
known as the Former Rebecca Street Bus Terminal, located at 71 Rebecca Street, 
Hamilton, Being a Non-designated Property Included in the Register of Property of 
Cultural Heritage Value or Interest, be received. 

 
 
FOR INFORMATION: 
 
(a) CEREMONIAL ACTIVITIES (Item 1) 
 

There were no ceremonial activities. 
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(b) CHANGES TO THE AGENDA (Item 2) 
 
The Clerk advised the Committee of the following changes: 

 

6.  DELEGATION REQUESTS 
 

6.1  Erin Davis, respecting the Designation of the Mineral Springs on 
Sulphur Springs Road, Ancaster (for a future meeting) 

 
7.  CONSENT ITEMS 
 

7.1 Heritage Permit Applications - Delegated Approvals 
 

7.1.q  Heritage Permit Application HP2019-029: Proposed Tree 
Planting, Stump Removal and Tree Removal at 77 King Street 
West, Stoney Creek (Ward 9) (By-law No. 3419-91) 
 

7.1.r Heritage Permit Application HP2019-030: Proposed Tree 
Planting and Removal in St. Clair Boulevard Heritage 
Conservation District (Ward 3)  (Bylaw No. 92-140) 
 

7.3  Notice of Intention to Demolish the Building known as the Former 
Rebecca Street Bus Terminal, located at 71 Rebecca Street, 
Hamilton, Being a Non-designated Property Included in the Register 
of Property of Cultural Heritage Value or Interest (PED19200) (Ward 
2) 

 
 

Item 8.1, Delegation from Marc Bader, respecting Ancaster High School Building 
and Lands, was moved up the agenda to immediately follow Approval of the 
Agenda.  

 
The Agenda for the September 19, 2019 Hamilton Municipal Heritage Committee 
was approved, as amended. 

 
 

(c) DECLARATIONS OF INTEREST (Item 3) 

There were no declarations of interest. 
 
 
(d) APPROVAL OF MINUTES OF PREVIOUS MEETING (Item 4) 
 

(i) August 22, 2019 (Item 4.1)  

The Minutes of the August 22, 2019 meeting of the Hamilton Municipal 
Heritage Committee were approved, as presented. 
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(e) DELEGATION REQUESTS (Item 6) 

(i) Erin Davis, respecting the Designation of the Mineral Springs on 
Sulphur Springs Road, Ancaster (for a future meeting) (Added Item 
6.1) 
 
The delegation from Erin Davis, respecting the Designation of the Mineral 
Springs on Sulphur Springs Road, Ancaster, was approved, for a future 
meeting. 

 
(f) CONSENT ITEMS (Item 7) 

(i) Heritage Permit Applications - Delegated Approvals (Items 7.1(a) to 
7.1(r)) 

 
That the following Delegated Approvals were received: 
 
(i) Heritage Permit Application HP2018-014: 21 Mill Street North, 

Flamborough, Chimney Removal, Utility Installation, And Parking Lot 
Repair By-Law No. 96-34-H (Mill Street Heritage Conservation 
District) (Item 7.1(a)) 

 
(ii) Heritage Permit Application HP2018-016: Construction Of New 

Balcony At Sandyford Place, 35-43 Duke Street, Hamilton (Ward 2) 
(By-Law No. 75- 237) (Item 7.1(b)) 

 
(iii) Heritage Permit Application HP2018-018: Ash Tree Replacement In 

The City Hall Forecourt At 71 Main Street West, Hamilton (Ward 2) 
(By-Law No. 06-011) (Item 7.1(c)) 

 
(iv) Heritage Permit Application HP2018-019: 317 Dundas Street East, 

Flamborough (Waterdown Memorial Hall), Repair And Replacement 
Of Concrete Features And Foundation Waterproofing, Designation 
By-Law No. 08-010 (Item 7.1(d)) 

 
(v) Heritage Permit Application HP2018-020: Pave The Alleyway 

Located Behind Dwelling At 63 Sydenham Street, Dundas, (Ward 
13) (Cross-Melville HCD) (Item 7.1(e)) 

 
(vi) Heritage Permit Application HP2018-021: Removal Of Wrought Iron 

Component From Stone Wall At 31 Cross Street, Dundas (Ward 13) 
(Cross- Melville HCD) (Item 7.1(f))  

 
(vii) Heritage Permit Application HP2018-022: Removal Of Sidewalk In 

Front Of 2 Victoria Street, Dundas (Ward 13), (Cross-Melville HCD) 
(Item 7.1(g))  

 
(viii) Heritage Permit Application HP2018-023: 168 Mill Street North, 

Flamborough (Featherston-Nicholson House) Landscape Alterations 
Installation Of Retaining Wall, And New Parking Area Designation 
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By-Law No. 96-34-H (Mill Street Heritage Conservation District) 
(Item 7.1(h))  

 
(ix) Heritage Permit Application HP2018-024: Facade Restoration And 

Stairs 34-36 Hess Street South, Hamilton (Ward 2) (By-Law No. 03-
211) (Item 7.1(i))  

 
(x) Heritage Permit Application HP2018-025: Addition Of Seasonal 

Promotional Banners At 10 King Street West, Dundas, (Ward 13) 
(By-Law No. 3196-80) (Item 7.1(j))  

 
(xi) Heritage Permit Application HP2018-026: Reduction Of Boulevard 

Located At Delaware Avenue And St. Clair, Boulevard Intersection 
(St. Clair Boulevard And St. Clair Avenue Heritage Conservation 
Districts) (Ward 3) (Item 7.1(k)) 

 
(xii) Heritage Permit Application HP2018-027: Restore And Repair 

Exterior Cladding, Windows And Porch At 20 Union Street, 
Flamborough (Mill Street Heritage Conservation District) (Ward 15) 
(Item 7.1(l))  

 
(xiii) Heritage Permit Application HP2018-028: Restoration Of Front 

Entrance Wing Walls And Rebuilding Of Chimney At 22 Hauser 
Place, Flamborough (Ward 14) (Item 7.1(m))  

 
(xiv) Heritage Permit Application HP2018-029: Replacement Of Front 

Porch Columns At 31 Cross Street, Dundas (Ward 13) (Cross-
Melville HCD) (Item 7.1(n))  

 
(xv) Heritage Permit Application HP2018-030: Replacement Of Window 

Inserts And Capping At 31 Cross Street, Dundas (Ward 13) (Cross-
Melville HCD) (Item 7.1(o))  

 
(xvi) Heritage Permit Application HP2019-027: Proposed Additions At 983 

Beach Boulevard (Ward 5) (By-Law No. 00-135) (Item 7.1(p))  
(xvii) Heritage Permit Application HP2019-029: Proposed Tree Planting, 

Stump Removal and Tree Removal at 77 King Street West, Stoney 
Creek (Ward 9) (By-law No. 3419-91) (Added Item 7.1(q)) 

 
 

(xviii) Heritage Permit Application HP2019-030: Proposed Tree Planting 
and Removal in St. Clair Boulevard Heritage Conservation District 
(Ward 3) (By- law No. 92-140) (Added Item 7.1(r))  
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(ii) Education and Communication Working Group Meeting Notes - 
August 14, 2019 (Item 7.2) 

 
The Education and Communication Working Group Meeting Notes of 
August 14, 2019, were received. 

 
(g) DELEGATIONS (Item 8) 
  

(i) Marc Bader, respecting Ancaster High School Building and Lands 
(deferred from the August 22, 2019 meeting) (Item 8.1) 

 
Marc Bader addressed the Committee respecting Ancaster High School 
Building and Lands.  
 
The delegation from Marc Bader, respecting Ancaster High School Building 
and Lands was received. 

 
 

(h) PRESENTATIONS (Item 9) 
 

(i) Hamilton Municipal Heritage Committee Budget Overview (Item 9.1) 
 

Anita Fabac, Manager of Development Planning, addressed the Committee 
respecting the Hamilton Municipal Heritage Committee Budget Overview. 
 
The presentation respecting Hamilton Municipal Heritage Committee 
Budget Overview, was received. 

 

The presentation is available at www.hamilton.ca, and through the Office 

of the City Clerk. 

 
(i) GENERAL INFORMATION/OTHER BUSINESS (Item 13) 

 
(i) Buildings and Landscapes (Item 13.1)    

 
This list is determined by members of the Hamilton Municipal Heritage 
Committee. Members provide informal updates to the properties on this list, 
based on their visual assessments of the properties, or information they 
have gleaned from other sources, such as new articles and updates from 
other heritage groups. 
 
The property located 398 Wilson Street, Hamilton at was added to the 
Endangered Buildings and Landscapes of Interest (RED). 

 
C. Dimitry will report to the Committee on the property located at 398 Wilson 
Street, Hamilton. 
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The property located at 56 Charlton Avenue West, Hamilton, was removed 
from the Buildings and Landscapes of Interest (YELLOW), as the property 
is now occupied. 
 
The following updates were received: 
 
(a) Endangered Buildings and Landscapes (RED):  

(Red = Properties where there is a perceived immediate threat 
to heritage resources through: demolition; neglect; vacancy; 
alterations, and/or, redevelopment) 

 
(i) Tivoli, 108 James Street North, Hamilton (D) – T. Ritchie  

 
(ii) Andrew Sloss House, 372 Butter Road West, Ancaster (D) – 

C. Dmitry  
 
(iii) Century Manor, 100 West 5th Street, Hamilton (D) – G. Carroll 
 

Staff will provide the committee with an update on this 
property at the October 17, 2019 meeting. 

 
(iv) Beach Canal Lighthouse and Cottage (D) – R. McKee 
 

The group has received a Future Fund Grant of $400,000 and 
will move forward with an Architectural Conservancy Of 
Ontario Inc. Assessment.  
 

(v) 18-22 King Street East, Hamilton (R)(NOI) –  W. Rosart 

Staff will provide the committee with an update on this 
property at the October 17, 2019 meeting. 

 
(vi) 24-28 King Street East, Hamilton (R)(NOI) – W. Rosart 

 
(vii) 2 Hatt Street, Dundas (R) – K. Burke 

(viii) James Street Baptist Church, 98 James Street South, 
Hamilton (D) – J. Brown 

The developer has forwarded a copy of the micro-set up of the 
project. 
 

 (ix) 828 Sanatorium Road – G. Carroll 
 

Damage to the exterior of the building continues.  
 

(x) 120 Park Street, Hamilton – R. McKee 
 

Licensing and By-Law Services have served the property 
owners regarding rooftop construction 
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(xi) 398 Wilson Street, Hamilton – C. Dimitry 
 

(b) Buildings and Landscapes of Interest (YELLOW): 
(Yellow = Properties that are undergoing some type of change, 
such as a change in ownership or use, but are not perceived as 
being immediately threatened) 

 
(i) Delta High School, 1284 Main Street East, Hamilton (D) – D. 

Beland 
 

(ii) 2251 Rymal Road East, Stoney Creek (R) – B. Janssen 
 

(iii) Former Valley City Manufacturing, 64 Hatt Street, Dundas – 
K. Burke 

 
(iv) St. Joseph’s Motherhouse, 574 Northcliffe Avenue, Dundas 

(R) (ND) – W. Rosart 
 

(v) Coppley Building, 104 King Street West; 56 York Blvd., and 
63-76 MacNab Street North (NOI) – G. Carroll 
 
Staff will provide the committee with an update on this 
property at the October 17, 2019 meeting. 
 

(vi) 1021 Garner Road East, Ancaster (Lampman House) (NOI) – 
C. Dimitry 
 

(vii) Dunnington-Grubb Gardens, 1000 Main Street East (within 
Gage Park) – D. Beland 
 

(viii) 1 St. James Place, Hamilton (D) – J. Brown 
 
(ix) St. Clair Blvd. Conservation District – D. Beland 
 
(x)  51 Herkimer Street, Hamilton – J. Brown 
 
  Several trees on the property have been removed. 
 
(xi) 52 Charlton Avenue West, Hamilton – J. Brown 
 
(xii) 292 Dundas Street, Waterdown – L. Lunsted 
 

(c) Heritage Properties Update (GREEN): 
(Green = Properties whose status is stable) 

 
(i) The Royal Connaught Hotel, 112 King Street East, Hamilton 

(R) – T. Ritchie 
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(ii) Auchmar, 88 Fennell Avenue West, Hamilton (D) – R. McKee 
 

The dovecote door has been damaged.  
 
(iii) Treble Hall, 4-12 John Street North, Hamilton (R) – T. Ritchie 
 
(iv) 104 King Street West, Dundas (Former Post Office) – K. 

Burke 
 
(v) 45 Forest Avenue, Hamilton – G. Carroll 
 

(d) Heritage Properties Update (black): 

(Black = Properties that HMHC have no control over and may be 
demolished) 

 
(i) Auchmar Gate House, Claremont Lodge 71 Claremont Drive 

(R) – R. McKee 
 

(j) ADJOURNMENT (Item 15) 

There being no further business, the Hamilton Municipal Heritage Committee 
adjourned at 1:37 p.m. 

 
 
Respectfully submitted, 

 
 
 

Alissa Denham-Robinson, Chair 
Hamilton Municipal Heritage Committee 

 
 
Loren Kolar 
Legislative Coordinator 
Office of the City Clerk 
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Hamilton

INFORMATION REPORT

TO: Chair and Committee Members

Hamilton Municipal Heritage Committee

COMMITTEE DATE: September 19, 2019

SUBJECT/REPORT NO: Notice of Intention to Demolish the Building known as the
Former Rebecca Street Bus Terminal, located at 71 Rebecca
Street, Hamilton, Being a Non-designated Property Included
in the Register of Property of Cultural Heritage Value or
Interest (PED19200) (Ward 2)

WARD(S) AFFECTED: Ward 2

PREPARED BY: David Addington (905) 546-2424 Ext. 1214

SUBMITTED BY: Steve Robichaud
Director, Planning and Chief Planner
Planning and Economic Development Department

SIGNATURE:

-   

Notice of Intention to Demolish under Section 27 (3) of the Ontario Herita e Act

On September 12, 2019, the owner of 71 Rebecca Street, Hamilton, Sonoma
Development Group Inc., submitted written notice of the intention to demolish the existing
building and attached canopy located on the subject property.

The subject property was included as a non-designated property in the City s Register of
Property of Cultural Heritage Value or Interest by Council in 2014 as part of the Downtown
Built Heritage Inventory project. Section 27(3) of the Ontario Heritage Act provides that
the owner of a non-designated property on the Register shall not demolish a building or
structure on the property unless Council is provided at least 60 days notice in writing of
the owner’s intention to demolish the building or structure. This provision of the Ontario
Heritage Act is intended to provide Council with the opportunity to prevent demolition or
removal through designation of the property under Part IV of the Ontario Heritage Act or
to discuss other options with the proponent.

The subject property is comprised of the former Rebecca Street Bus Terminal which was
constructed in 1955 to serve as the regional bus terminal. This terminal operated until

OUR Vision: To be the best place to raise a child and age successfully.
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy,

safe and prosperous community, in a sustainable manner.
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service,

Engaged Empowered Employees.
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SUBJECT: Notice of Intention to Demolish the Building known as the Former
Rebecca Street Bus Terminal, located at 71 Rebecca Street, Hamilton,
Being a Non-designated Property Included in the Register of Property
of Cultural Heritage Value or Interest (PED19200) (Ward 2) - Page 2 of
2

1996. The building consists of a two-storey brick, concrete block and steel structure with
a single storey annex and attached L-shaped covered loading canopy.

On September 26, 2018, Council passed Official Plan and Zoning By-law Amendments
to permit the redevelopment of the subject property with a mixed use building with a
maximum height of 30 storeys. The proposal included the demolition of the existing
building and L-shaped canopy. In the review of the redevelopment applications, Council
did not recommend the preservation or reuse of the building through designation under
Part IV of the Ontario Heritage Act or through any other means.

As part of the submission for the Official Plan and Rezoning Amendment applications,
Cultural Heritage Planning staff requested and received a Documentation and Salvage
Report by Detritus Consulting (April 2017). The report concluded that the existing building
does not contain cultural heritage value or interest and did not recommend the salvage
or reuse of any portion of the building. The report was reviewed and accepted by the
Policy and Design Working Group of the Hamilton Municipal Heritage Committee (HMHC)
on August 21, 2017 and the HMHC was made aware of the proposed demolition on
September 28, 2017. Cultural Heritage Planning staff indicated satisfaction with the
Documentation and Salvage Report which was noted in the staff report (PED18195)
recommending the approval of the Official Plan and Zoning By-law Amendment
applications.

Sonoma Development Group Inc. has indicated that the L-shaped canopy on the eastern
section of the subject property will be demolished imminently while the main building is
intended for demolition within approximately the next two years.

OUR Vision: To be the best place to raise a child and age successfully.
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy,

safe and prosperous community, in a sustainable manner.
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service,

Engaged Empowered Employees.
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OUR Vision: To be the best place to raise a child and age successfully. 
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy,  

safe and prosperous community, in a sustainable manner. 
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service, 

 Engaged Empowered Employees. 

CITY OF HAMILTON 
PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

Planning Division 

TO: Chair and Members 
Planning Committee 

COMMITTEE DATE: October 15, 2019 

SUBJECT/REPORT NO:  Applications for an Official Plan Amendment and Zoning By-
law Amendment for the lands located at 1190 Main Street 
West, 43, 47, 51 and 55 Forsyth Avenue North, 75, 77, 81, 83, 
99, 103, 107, 111 and 115 Traymore Avenue, and 50 
Dalewood Avenue, Hamilton (PED19186) (Ward 1)  

WARD(S) AFFECTED: Ward 1 

PREPARED BY: Andrea Dear (905) 546-2424 Ext. 7856 

SUBMITTED BY: Steve Robichaud 
Director, Planning and Chief Planner 
Planning and Economic Development Department 

SIGNATURE:  

 

 

 
RECOMMENDATION(S) 
 
(a) That the Amended Urban Hamilton Official Plan Amendment application 

UHOPA-17-028 by Diamond Schmitt Architects on behalf of McMaster 
University, Owner, to change the land use designation on Schedule E-1 - Urban 
Land Use Designations, from “Mixed Use – Medium Density” to “Institutional” to 
and to change the Ainslie Wood Westdale Secondary Plan from “Mixed Use – 
Medium Density, Special Policy Area E” to “Institutional” with a Site Specific Policy 
Area “XX” on Map B.6.2-1 – Land Use Plan to permit a student residence 
consisting of two storey grade related units along Traymore Avenue, a step back 
to eight storeys and a further step back to 10 storeys for the majority of the 
proposed buildings. A 15 storey tower is proposed at the corner of Main Street 
West and Forsyth (see Concept Plan and Elevation attached as Appendix “C” to 
Report PED19186), for the lands located at 1190 Main Street West, 43, 47, 51 and 
55 Forsyth Avenue North, 75, 77, 81, 83, 99, 103, 107. 111 and 115 Traymore 
Avenue, and 50 Dalewood Avenue, as shown on Appendix “A” to Report 
PED19186, be APPROVED on the following basis:  
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(i) That the draft Official Plan Amendment attached as Appendix “B” to Report 
PED19186, be adopted by City Council; 
 

(ii) That the proposed amendment is consistent with the Provincial Policy 
Statement (2014) and conforms to A Place to Grow Plan (2019). 

 
(b) That Council direct the Planning staff to proceed with settlement discussions at 

the Local Planning Appeal Tribunal (LPAT) regarding the appeal of Zoning By-
law Amendment application ZAC-17-065 by Diamond Schmitt Architects on 
Behalf of McMaster University, Owner, seeking to create a site specific zone in 
order to permit the height and other site specific performance standards for the 
lands located at 1190 Main Street West, 43, 47, 51 and 55 Forsyth Avenue North, 
75, 77, 81, 83, 99, 103, 107. 111 and 115 Traymore Avenue, and 50 Dalewood 
Avenue, Hamilton, as shown on Appendix “A” to Report PED19186. 

 
EXECUTIVE SUMMARY 
 
The applicant, Diamond Schmitt Architects on behalf of McMaster University, applied for 
an Urban Hamilton Official Plan Amendment (UHOPA-17-028) and Zoning By-law 
Amendment (ZAC-17-065) in August of 2017.  The applications were to allow for the 
future development of two 12 storey student residences associated with McMaster 
University.   
 
On March 29, 2018 the applicant appealed the Zoning By-law Amendment to the Local 
Planning Appeal Tribunal (LPAT) for non-decision.  The applicant subsequently appealed 
the Urban Hamilton Official Plan Amendment to the LPAT on May 28, 2018 for non-
decision.   
 
On December 14, 2018 the LPAT determined that the appeal submitted for the Urban 
Hamilton Official Plan Amendment did not meet the required tests and the appeal was 
withdrawn by the applicants. The appeal for the Zoning By-law Amendment remains 
before the LPAT for decision. 
 
As a result of the withdrawn appeal, the Urban Hamilton Official Plan Amendment is 
subject to Council approval and has been revised to address concerns identified through 
public consultation and raised by staff.   
 
The proposed Urban Hamilton Official Plan Amendment is for a change in designation 
from the Mixed Use – Medium Density designation to the Institutional designation on 
Schedule E-1 – Urban Land Use Designations and from the Mixed Use – Medium Density, 
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Special Policy Area E designation to the Institutional designation with a Site Specific 
Policy Area.  The amendment will allow for the development of a 1,415 bed student 
residence consisting of two storey grade related units along Traymore Avenue, a step 
back to eight storeys and a further step back to 10 storeys for the majority of the proposed 
buildings. A 15 storey tower is proposed at the corner of Main Street West and Forsyth 
(see Concept Plan and Elevations attached as Appendix “C” to Report PED19186) with 
accessory educational and retail uses, for the lands located at 1190 Main Street West, 
43, 47, 51 and 55 Forsyth Avenue North, 75, 77, 81, 83, 99, 103, 107, 111 and 115 
Traymore Avenue, and 50 Dalewood Avenue. 
 
Alternatives for Consideration – See Page 28 
 
FINANCIAL – STAFFING – LEGAL IMPLICATIONS 
 
Financial: N/A 
 
Staffing: N/A 
 
Legal: As required by the Planning Act, shall hold at least one Public Meeting to 

consider an application for Official Plan Amendment.  
  
HISTORICAL BACKGROUND 
 
Proposal 
 
The subject property is located on the north side of Main Street West, west of Dalewood 
Avenue, east of Forsyth Avenue South and south of Traymore Avenue, adjacent to 
McMaster University, within the Westdale neighbourhood. The property is comprised of 
vacant land (Main Street West frontage) and 14 single detached dwellings fronting onto 
Forsyth Avenue South and Traymore Avenue. The site is generally rectangular in shape 
with a total area of 0.79 ha (7,976 sq.m.).  
 
The original application proposed to demolish 14 single detached dwellings in order to 
develop the lands with two student residence buildings, with associated educational and 
retail on the ground floor, ranging in height from two storeys along parts of the Traymore 
Avenue frontage, stepping back to eight storeys and again to 12 storeys along the 
southern portion of the lands.  
 
A revised submission was made on March 29, 2019. The proposed development has 
been amended to address staff and resident concerns. The current proposal is to permit 
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two storey grade related units along Traymore Avenue, a step back to eight storeys and 
a further step back to 10 storeys for the majority of the proposed buildings. A 15 storey 
tower is proposed at the corner of Main Street West and Forsyth Avenue (see Concept 
Plan and Elevations attached as Appendix “C” to Report PED19186), with accessory retail 
and educational uses on the ground floor. Additional changes include but are not limited 
to: the introduction of an outdoor green space which breaks up the westerly building along 
the Traymore Avenue frontage; the removal of one grade related unit which increases the 
width of the vehicular access; and additional step backs at the corner of Traymore Avenue 
and Dalewood Avenue to reduce shadow impact on the neighbouring Dalewood School, 
and additional parking spaces.  
 
To facilitate the proposed development an amendment to the Urban Hamilton Official Plan 
(UHOP) and Ainslie Wood Westdale Secondary Plan is required to change the 
designation to Institutional to recognize the connection between the proposed student 
residence and McMaster University and to allow for the proposed height whereas a 
maximum height of six storeys is permitted. The proposed Official Plan Amendment will 
be implemented through a site specific zoning by-law ((Application ZAC-17-065 that is 
currently before the LPAT). 
 
Chronology 
 
August 15, 2017: Submission of Urban Hamilton Official Plan Amendment 

application UHOPA-17-028 and Zoning By-law Amendment 
application ZAC-17-065. 

 
August 21, 2017: Applications UHOPA-17-028 and ZAC-17-065 deemed 

incomplete. 
 
October 10, 2017: Applications UHOPA-17-028 and ZAC-17-065 deemed 

complete. 
 
November 21, 2017: Notice of Complete Applications and Preliminary Circulation 

was sent to 189 residents within 120 metres of the subject 
property. 

 
November 29, 2017: Public Notice Sign was installed.  
 
February 7, 2018: Public Meeting held by the applicant. 
 
February 18, 2018: Design Review Panel meeting. 
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March 29, 2018: Application ZAC-17-065 appealed to the LPAT. 
 
May 28, 2018: Application UHOPA-17-028 appealed to the LPAT. 
 
December 14, 2018: UHOPA-17-028 appeal was rejected. 
 
March 29, 2019: Applicant submitted second revision. 
 
September 6, 2019: Public Notice Sign updated with Public Meeting date. 
 
September 13, 2019:   Circulation of the Notice of Public Meeting sent to 189 

property owners within 120 metres of the subject property.  
 
Details of Submitted Application: 
 
Location: 1190 Main Street West, 43, 47, 51 and 55 Forsyth Avenue South, 

75, 77 81, 83, 99, 103, 107, 111 and 115 Traymore Avenue, and 50 
Dalewood Avenue 

 
Owner:   McMaster University 
 
Applicant:  Diamond Schmitt Architects (c/o Aleksandra Janus) 
 
Agent:  Bousfields Inc. (c/o David Falletta) 
 
Property Size: Lot Frontage:  150.71 m (Main Street West);  

170.818 m (Traymore Avenue);  
59.13 m (Dalewood Avenue); and, 
47.49 m (Forsyth Avenue). 

    
Lot Depth:  53 m (approx.) 
 
Lot Area:  0.79 ha 
 
Services:  Existing full municipal services.  
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Existing Land Use and Zoning: 
 
 Existing Land Use Existing Zoning 
 
Subject Property: 

 
Main Street West frontage 
– Vacant  

 
Transit Oriented Corridor – 
Mixed Use – Medium 
Density (TOC1, H63) Zone 

  
Traymore Avenue and 
Forsyth Avenue frontage – 
Single detached dwellings 

 
Transit Oriented Corridor -
Mixed Use – Medium 
Density (TOC1, 296, H63) 
and (TOC1, H63) Zone 

 
Surrounding Land Uses: 
 
North Single detached dwellings “C/S-1361” (Urban  

Protected Residential, etc) 
District, Modified 
 

East Dalewood Recreational 
Centre / Dalewood School 
 

Neighbourhood Institutional 
(I1, 292) Zone 

South Single detached dwellings 
three storey apartments 
small scale commercial  
 

Transit Oriented Corridor – 
Mixed Use – Medium 
Density (TOC1) Zone 

West McMaster Children’s 
Hospital and McMaster 
University 
 

Major Institutional (I3) Zone 

 
POLICY IMPLICATIONS AND LEGISLATED REQUIREMENTS 
 
Provincial Policy Statement (2014) 
 
The Provincial Planning Policy framework is established through the Planning Act 
(Section 3) and the Provincial Policy Statement (PPS). The Planning Act requires that all 
municipal land use decisions affecting planning matters be consistent with the PPS. 
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The following policies, amongst others, apply to the proposed development. 
 
“1.1.1 Healthy, liveable and safe communities are sustained by:  
 
a)  promoting efficient development and land use patterns which sustain the financial 

well-being of the Province and municipalities over the long term;  
 
e)  promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs.” 
 

The PPS encourages intensification of land within urban areas, promotes efficient use of 
existing infrastructure and the support of public transit. The provision of an appropriate 
range and mix of housing types and densities required to meet projected requirements of 
current and future residents is also an important target. The proposal to provide 1,415 
beds for students, attending the neighbouring McMaster University, is an efficient use of 
land and services. 
 
Further, the PPS states that: 
 
“1.1.3.1  Settlement areas shall be the focus of growth and development, and their 

vitality and regeneration shall be promoted.  
 
1.1.3.2  Land use patterns within settlement areas shall be based on:  
 

a)  densities and a mix of land uses which:  
 

1.  efficiently use land and resources;  
 

2.  are appropriate for, and efficiently use, the infrastructure and public 
service facilities which are planned or available, and avoid the need 
for their unjustified and/or uneconomical expansion;  

 
3.  minimize negative impacts to air quality and climate change, and 

promote energy efficiency;  
 

4.  support active transportation; and, 
 

5.  are transit-supportive, where transit is planned, exists or may be 
developed.” 
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The subject lands are partially vacant and the remaining lands were used for low density 
residential uses. The proposed student residence is an appropriate redevelopment due 
to the proximity to McMaster University and the deficiency of student housing on the 
campus. The lands are serviced by existing municipal infrastructure. The proposed 
development represents a compact built form as it uses increased height to prevent 
outward sprawl which reduces the strain on land and resources. Based on the proximity 
to McMaster University and the Light Rail Transit (LRT) Corridor, this development will 
encourage active transportation and transit usage, which will work towards the reducing 
negative impacts on air quality and climate change. 
 
Cultural Heritage and Archaeology 
 
Staff note that the Cultural Heritage policies have not been updated within the UHOP in 
accordance with the PPS, and therefore the following policy of the PPS applies: 
 
“2.6.2 Development and site alteration shall not be permitted on lands containing 

archaeological resources or areas of archaeological potential unless significant 
archaeological resources have been conserved.”  

 
The subject property met two of the 10 criteria used by the City of Hamilton and Ministry 
of Tourism, Culture and Sport for determining archaeological potential: 
 

a) In areas of pioneer EuroCanadian settlement; and, 
b) Along historic transportation routes. 

 
These criteria define the property as having archaeological potential. Accordingly, Section 
2 (d) of the Planning Act and Section 2.6.2 of the Provincial Policy Statement apply to the 
subject application.  
 
A Stage 1 archaeological assessment (P396-0001-2017) for the subject property has 
been submitted to the Ministry of Tourism, Culture and Sport and the City of Hamilton. 
The report recommended that further archaeological work be conducted on a portion of 
the property to address the archaeological potential of the subject property. A Stage 2 
archaeological assessment (P449-0265-2018) was completed in 2018 and the site was 
cleared from any future requirements. The findings were submitted to the Ministry of 
Tourism, Culture and Sport and the City of Hamilton and there are no longer any concerns 
with regard to archaeological potential. 
 
In the opinion of staff, the proposed amendment is consistent with the policies of the PPS 
(2014). 
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A Place to Grow Plan (2019) 
 
As of May 16, 2019, the provisions of the A Place to Grow: Growth Plan for the Greater 
Golden Horseshoe apply to any planning decision. The following policies, amongst 
others, apply to the proposal: 
 
“2.2.1.2  Forecasted growth to the horizon of this Plan will be allocated based on the 

following: 
 

a)  the vast majority of growth will be directed to settlement areas that: 
 

 ii.    have exiting or planned municipal water and waste water   
 systems; and 

 
 iii.  can support the achievement of complete communities 
 
c)  within settlement area, growth will be focused in: 
 
 i.  delineated built-up areas; 
 
 iii. locations with existing or planned transit, with a priority on higher 

 transit where it exists or is planned 
 

2.2.1.4 Applying the policies of this Plan will support the achievement of complete  
  communities that: 
 

a) provide a diverse range and mix of housing options, including second 
units and affordable housing, to accommodate people at all stages of 
life, and to accommodate the needs of all household sizes and incomes; 
 

d) expand convenient access to: 
 
i. a range of transportation options, including options for the safe, 

comfortable and convenient use of active transportation; 
  

e) provide for a more compact built form and a vibrant public realm, 
including public open spaces; 
 

The subject lands are located within the Hamilton Urban Boundary and are fully serviced 
by municipal water and wastewater infrastructure (Policies 2.2.1.2 a) and c)). The 
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proposal will contribute to achieving a complete community by expanding high quality and 
compact housing options for students within the Ainslie Wood Westdale neighbourhood 
and adding to a diverse mix of local land uses that includes low-rise and mid-rise 
residential, local commercial uses, employment uses and public institutions such as 
McMaster University (Policy  2.2.1.4 a)). The proposed student residence will also provide 
an attractive and active streetscape on Main Street West through desirable site design, 
which activates the pedestrian realm (Policy 2.2.1.4 e)). The proposed student residence 
is located on a Primary Corridor with existing bus transit and a proposed LRT route (Policy 
2.2.1.4 d)).  
 
This proposal represents an appropriate redevelopment of lands within the built up area, 
and in the opinion of staff, the proposed Urban Hamilton Official Plan Amendment 
conforms with A Place to Grow Plan (2019). 
 
Urban Hamilton Official Plan 
 
The subject property is designated “Primary Corridor” on Schedule “E” – Urban Structure 
and designated “Mixed-Use Medium Density” on Schedule “E-1” – Urban Land Use 
Designations of the UHOP.  
 
The applicant is proposing to change the land use designation from “Mixed Use - Medium 
Density” to “Institutional” on Schedule E-1 Urban Land Use Designations. Although the 
uses contemplated by this application are permitted within the Mixed Use – Medium 
Density designation, the proposed height is not. The proposed change to Institutional is 
intended to permit the additional height and to recognize the relationship between this 
site and the larger McMaster University.  
 
The subject lands are identified as Primary Corridor on Schedule E – Urban Structure, in 
the UHOP the following policies, among others, apply: 
 
“E.2.4.10  The built form along the Urban Corridors shall generally consist of low to 

mid rise forms, but will vary along the length of the corridors with some areas 
permitted to accommodate high density and high rise built form. The 
Primary Corridors shall have a greater proportion of the corridor length in 
retail and mixed use forms, while the Secondary Corridors shall generally 
accommodate retail and mixed use forms in small clusters along the 
corridors with medium density housing located between the clusters.  

 
E.2.4.11  Urban Corridors shall be a focus for intensification through the 

Neighbourhoods which they traverse. However, it is anticipated that 
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intensification will also occur within the surrounding Neighbourhoods, 
particularly on sites along other arterial roads that are not designated as 
Urban Corridors. 

 
E.2.4.14  Urban Corridors shall provide a comfortable and attractive pedestrian 

experience.  
 
E.2.4.16  New development shall respect the existing built form of adjacent 

neighbourhoods where appropriate by providing a gradation in building 
height. New development shall locate and be designed to minimize the 
effects of shadowing and overview on properties in adjacent 
neighbourhoods. (OPA 98)”  

 
As a Primary Corridor, Main Street West offers convenient access to existing transit 
routes as well as the planned LRT Corridor (Policies E.2.4.10 and E.2.4.17). The 
proposed student residence is similar in massing to a high density residential 
development and is located adjacent to a Major Activity Centre (McMaster University), on 
the edge of a neighbourhood with frontage on a primary corridor and a major arterial road. 
With these considerations, the increased height and massing can be accommodated at 
this location (Policies E.2.4.10 and E.2.4.11).  
 
The proposed student residence is located next to McMaster University and there will be 
many students walking between the sites. The Urban Design Brief, submitted in support 
of the application, demonstrates that the buildings have been designed to minimize the 
effects of shadow and wind and to enhance the pedestrian environment (Policies E.2.4.14 
and E.2.4.16).   
 
The following policies, among others, apply to the “Mixed Use - Medium Density” 
designation: 
 
“E.4.6.7  Lands designated Mixed Use - Medium Density shall contain a range of 

building heights and densities to a maximum height of six storeys, which 
shall be set out in the implementing zoning by-law. The specific permitted 
heights and densities shall depend on the area and be established through 
secondary plans where one exists and the zoning by-law.  

 
E.4.6.8  Additional height up to a total of eight storeys may be permitted without an 

amendment to this Plan, provided the applicant demonstrates:  
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a)  there are no adverse shadow impacts created on existing residential 
uses within adjacent lands designated Neighbourhoods;  

 
b)  buildings are progressively stepped back from adjacent areas 

designated Neighbourhoods. The Zoning by-law may include an 
angular plane requirement to set out an appropriate transition and 
stepping back of heights; and,  

 
c)  buildings are stepped back from the street to minimize the height 

appearance from the street, where necessary. 
 
E.4.6.24  New development shall respect the existing built form of adjacent 

neighbourhoods by providing a gradation in building height and densities, 
and by locating and designing new development to minimize the effects of 
shadowing and overview on properties in adjacent neighbourhoods.  

 
E.4.6.25  Areas designated Mixed Use - Medium Density shall be integrated with the 

surrounding neighbourhoods through frequent street and pedestrian 
linkages.  

 
E.4.6.26  Automobile access shall continue to be an important mode of transportation 

from the surrounding neighbourhoods, but it shall be balanced with the need 
to improve pedestrian access and opportunities for active transportation.” 

 
To permit this development, an amendment to the UHOP with regard to height is required. 
According to the Sections E.4.6.7 and E.4.6.8 above, the maximum permitted height is 
six storeys, but may be increased to eight storeys if it can be demonstrated that there are 
no adverse shadow impacts, that there is an appropriate transition and stepping back of 
heights and that the appearance of height is minimized (Policies E.4.6.8 a), b) and c)). 
The proposal has been amended from the original submission to address these concerns. 
The current application is proposing two storey grade related units along Traymore 
Avenue, a step back to eight storeys and a further step back to 10 storeys for the majority 
of the proposed buildings. A 15 storey tower is proposed at the corner of Main Street 
West and Forsyth Avenue, this location to minimizes the sun / shadow and wind effects 
that can be caused by tall buildings (Policies E.4.6.8 a), b) and c) and E.4.6.24). 
 
As part of the applicants planning justification, it was stated the buildings will be designed 
to encourage sustainable travel modes rather than auto-bourne. In this regard it is 
anticipated that the pedestrian realm will be enhanced with wider sidewalks and direct 
access to the grade related units along Traymore Avenue (Policy E.4.6.25). Vehicular 
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access to the buildings underground parking is limited to one access from Traymore 
Avenue. Having only one access, that is clearly marked, will help to create a safe 
environment for pedestrians (Policy E.4.6.26). The exact configuration of the sidewalks 
and vehicular access will be determined at the Site Plan Control stage.   
 
The applicant is proposing to change the designation from Mixed Use - Medium Density 
to Institutional. The following policies, among others, apply to the Institutional designation: 
 
“E.6.1.3  Ensure the integration and harmonious relationship between institutional 

areas and adjacent land use designations, particularly from a transportation 
and urban design perspective. 
 

E.6.2.1  The Institutional designation applies to lands greater than 4 hectares in size 
designated Institutional on Schedule E-1 - Urban Land Use Designations. 
Lands used for institutional purposes less than 4 hectares shall be permitted 
within the Neighbourhoods and Commercial Mixed Use designations 
subject to the provisions of this Plan. (OPA 64).  

 
E.6.2.2  The following uses shall be permitted on lands designated Institutional on 

Schedule E-1 – Urban Land Use Designations:  
 

a)  educational facilities, except commercial schools;  
b) religious facilities;  
c)  cultural facilities;  
d)  health care facilities;  
e)  long term care facilities;  
f)  day care facilities;  
g)  accessory uses; and,  
h)  ancillary uses, in accordance with Policy E.6.2.3, E.6.2.4, and 

E.6.2.5. (OPA 64)” 
 
The Urban Design Brief submitted as part of the application indicated that the buildings 
will be designed to integrate and enhance the campus from an urban design perspective, 
by using appropriate materials, animating the street edge and enhancing the pedestrian 
connections (Policy E.6.1.3). The details of the materials and design of the pedestrian 
realm will be evaluated at the Site Plan Control stage. This application to change the 
designation from Mixed Use – Medium Density to Institutional, represents the expansion 
of an institutional use and the following policies, amongst others, apply: 
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“E.6.3.1  When considering development proposals for new institutional uses or 
expansions to existing institutional uses within existing Institutional 
designations, the following criteria shall be evaluated:  

 
a)  availability of sufficient off-street parking to meet projected demand, 

to minimize spill-over parking on adjacent local streets;  
 

b)  provision of adequate and appropriate landscaping and buffering to 
effectively screen parking, loading and service areas from adjacent 
residential uses;  

 
c)  the scale of the proposed institutional use and its compatibility with 

the character of established development in the surrounding area; 
 

d)  the capability of the site for providing convenient access to public 
transit with all buildings located within a reasonable walking distance; 
and, e) use of underground parking or parking structures.” 

 
The proposed change in land use designation is intended to recognize the relationship 
with McMaster University and can be considered an expansion of the Campus. With this, 
all amenities that the University has to offer, including parking, will be offered to the 
students living in the proposed residence. This will help to control parking demand and 
reduce spill-over on nearby local roads (Policy E.6.3.1 a)). This site is also located along 
an existing bus route and the future LRT route providing students and visitors with 
alternative modes of transportation (Policy E.6.3.1 d)). The proposal to build 17, two 
storey grade related dwelling units, along the Traymore Avenue frontage, and the step 
backs to eight and then 10 storeys as the building moves closer to Main Street West will 
help to respect and maintain the low rise character on Traymore Avenue. (Policy E.6.3.1 
d)). Landscaping, buffers and the screening of parking and loading will be addressed at 
the Site Plan Control stage (Policy E.6.3.1 b)). 
 
This proposed student residence is institutional in nature and is intended to function as 
part of McMaster University. The proposal includes an educational use (McMaster Centre 
for Intergenerational Research) as well as a student amenities including a dining hall and 
study rooms. The student residence and accessory uses will be considered an ancillary 
use to McMaster University and the following policies will apply: 
 
“E.6.2.4  Residential uses ancillary to an institutional use, such as student 

residences, convents, and continuing care projects may be permitted 
provided the following conditions are met:  
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a)  The site and/or building shall be designed to minimize negative 

impacts on institutional uses. 
 
b) Residential uses shall be developed in accordance with Section E.3.4 

– Low Density Residential or Section E.3.5 – Medium Density 
Residential. The appropriate density shall be determined on a site by 
site basis provided it meets the applicable policies of Sections E.3.3 
– Low Density Residential and E.3.5 – Medium Density Residential, 
inclusive.” 

 
The proposed student residence is intended to serve and enhance McMaster University 
(Policy E.6.2.4 a)). Policy E.6.2.4 b) states that a student residence shall be developed in 
accordance with the policies of the Medium Density Residential Policies (Policy E.6.2.4 
b)).  
 
With regard to Section E.6.2.4 b), Section E.3.5.8 Medium Density Residential states that: 
 
“E.3.5.8  For medium density residential uses, the maximum height shall be six 

storeys.” 
 
An amendment to Policy E.3.5.8 is required to recognize the proposed development 
including two storey grade related units along Traymore Avenue, a step back to eight 
storeys and a further step back to 10 storeys and a 15 storey tower at the corner of Main 
Street West and Forsyth Avenue. This location minimizes the sun / shadow and the 
stepping back of the facades work to mitigate wind effects that can be caused by tall 
buildings (Policy E.3.5.8). Additional measures such as windscreens, canopies, trellises 
and / or dense landscaping could be employed to extend the use of the outdoor green 
space into the spring and fall and will be further assessed at the Site Plan Control stage. 
 
Ainslie Wood Westdale Secondary Plan 
 
The subject lands are designated Mixed Use – Medium Density, and Site Specific Policy 
Area E. Within both the current and proposed designation, a maximum height of three 
storeys (which can be increased to four – six storeys if a number of conditions can be 
met) is allowed. This application is seeking to change the designation to Institutional and 
to allow a maximum height of 15 storeys in order to facilitate the development of a student 
residence comprised of two storey grade related units along Traymore Avenue, a step 
back to eight storeys and a further step back to 10 storeys for the majority of the proposed 
buildings. A 15 storey tower is proposed at the corner of Main Street West and Forsyth 
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(see Concept Plan and Elevations attached as Appendix “C” to Report PED19186) with 
some accessory retail and educational facilities on the ground floor. Staff have amended 
the application to restrict the height through a Site Specific Policy Area. 
 
Site Specific Policy – Area E states that: 
 
“B.6.2.17.6  In addition to Policy B.6.2.17.6, the following policies shall apply to the lands 

located on Main Street between Hollywood Avenue and Highway 403, 
designated Mixed Use – Medium Density, and identified as Area Specific 
Policy – Area E on Map B.6.2-1 – Ainslie Wood Westdale – Land Use Plan:  

 
a)  In addition to Section E.4.0 – Commercial and Mixed Use 

Designations of Volume 1, and notwithstanding B.6.2.7.2 of Volume 
2, the following policies shall apply:  

 
i)  building forms shall be in keeping with the predominant 

character of the surrounding area with respect to 
materials, roofline and setbacks;  

 
Area Specific Policy – Area E is intended to supplement the applicable policies in Section 
E.4.0 of the UHOP. Sections E.4.6.7 and E.4.6.8 as discussed above, state that the 
maximum permitted height is six storeys, but may be increased to eight storeys if it can 
be demonstrated that there are no adverse shadow impacts, that there is an appropriate 
transition and stepping back of heights and that the appearance of height is minimized 
(Policies E.4.6.8 a), b) and c)). 
 
The subject lands are located on the edge of an existing low rise residential 
neighbourhood, beside McMaster University and along a major arterial road. The 
proposed development will be in keeping with McMaster University and will provide 
appropriate transition to the low rise neighbourhood to the north by stepping the building 
back from the homes and toward Main Street West. Building materials and a more 
detailed design will be evaluated at the Site Plan Control stage (Policy B.6.2.17.6 a) i)). 
 
This application proposes to change the land use designation from Mixed Use Medium 
Density to Institutional in the Ainslie Wood Secondary Plan, and as such, the following 
policies apply: 
 
6.2.11.2  In addition to Sections E.3.10 – Community Facilities and Services Policies 

and E.6.0 – Institutional Designation of Volume 1, the following policies shall 
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apply to lands designated Institutional on Map B.6.2-1 – Ainslie Wood 
Westdale – Land Use Plan 

 
a) existing Institutional uses within the Ainslie Wood Westdale area include 

McMaster University, McMaster University Medical Centre (Hamilton 
Health Sciences Corporation), other schools providing for various age 
groups, and several places of worship. 

 
b) McMaster University is located immediately adjacent to, and surrounded 

by, the Secondary Plan area. The University and adjacent hospital shall 
be recognized for their key role in defining the identity of the Ainslie Wood 
Westdale community. 

 
Further to the E.6.0 – Institutional Policies, McMaster is recognized as an important 
institutional use within the secondary plan area (Policy 6.2.11.2 a)) and is recognized as 
playing a key role in defining the identity of the Ainslie Wood Westdale community (Policy 
6.2.11.2 b)). The proposed student residences are intended to function as an extension 
to the McMaster University Campus and will be designed in a way that enhances the 
character of the University. 
 
A Site Specific Policy Area (attached as Appendix “B” to Report PED19186) is proposed 
in order to accommodate the height while recognizing the proposed step backs. The Site 
Specific Policy Area will ensure that the appropriate transitions are achieved. 
 
Further to the above, the lands are identified as “Cultural Heritage Landscape” on Map 
B.6.2-2 – Ainslie Wood Westdale – Cultural Heritage Landscapes and as such the 
following policies, amongst others apply: 
 
6.2.14.1  The objectives for cultural heritage in the Ainslie Wood Westdale community 

are to:  
 

a)  recognize the existing heritage and design features of the area, and 
take advantage of opportunities to further enhance these features;  

 
b)  conserve the historic and architecturally significant buildings and 

areas, and reflect this heritage character in adjacent lands; and,  
 
c)  ensure the appropriate management, conservation, mitigation or 

preservation of archaeological resources.  
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6.2.14.2  In addition to Section B.3.4 - Cultural Heritage Resources Policies of 
Volume 1, the following policies shall apply to the Ainslie Wood Westdale 
Secondary Plan area:  

 
a)  Additional properties or heritage conservation districts may be 

designated or listed under the Ontario Heritage Act without 
amendment to this Plan. These areas may include areas identified 
on Map B.6.2-2 – Ainslie Wood Westdale - Cultural Heritage 
Landscapes as Cultural Heritage Landscapes.  

 
b)  Cultural heritage landscapes shall be conserved and protected with 

the intent of retaining major characteristics through the review of 
planning applications. The following Cultural Heritage Landscapes 
are identified on Map B.6.2-2 – Ainslie Wood Westdale - Cultural 
Heritage Landscapes:  

 
i)  The McMaster University Historic Core;  
 
ii)  The Westdale Original Subdivision;  
 

A Cultural Heritage Impact Assessment (CHIA), prepared by ERA Architects Inc., dated 
revised dated July 31, 2017, was submitted in support of this application. The CHIA 
concluded that the proposed development will rehabilitate the block by removing all 
existing buildings and constructing a new student residence with associated educational 
and retail uses intended for use by McMaster University. 
 
Although the proposal represents a significant change to the site, the proposed 
development is in keeping with the anticipated growth of the area and will provide much 
needed student residences. It also continues the historic relationship between the 
Westdale neighbourhood and McMaster University, which has already led to significant 
changes to this block in the 1960s. 
 
The impact on the Westdale cultural heritage landscape will be mitigated through design 
decisions that respond to the character of Westdale’s residential streetscape on Traymore 
Avenue in their scale, landscaping and materiality. These will help the transition from the 
new development to the historic neighbourhood. Staff have reviewed the CHIA and agree 
with the findings. 
 
Staff are supportive of the proposed Official Plan Amendment which is further discussed 
in the Analysis and Rationale for Recommendation section of this Report. 
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RELEVANT CONSULTATION 
 
Staff has consulted with the following Departments and Agencies, which had no 
comments or objections to the proposal: 
 

 Alectra Utilities; 

 Hydro One Networks Inc.; 

 Landscape Architectural Services, Public Works Department; 

 Parks and Cemeteries, Public Works Department; 

 Hamilton Fire Department; 

 Recreation, Healthy and Safe Communities Department; and, 

 Budgets and Finance, Corporate Services Department. 
 
The following Departments and Agencies have provided comments with respect to the 
proposed applications: 
 
Forestry and Horticulture Section, Public Works Department has advised that there 
are trees on site and as such a Tree Management Plan prepared by a Registered 
Landscape Architect will be required. A Landscape Plan prepared by a Registered 
Landscape Architect is required, showing the placement of trees on City and private 
property. These requirements will be reviewed at the Site Plan Control stage. 
 
Health Propection Division, Healthy and Safe Communities Department has 
identified the need for a pest control plan focusing on rats and mice. This will be required 
at the Site Plan Control Stage.   
 
Transportation Planning, Planning and Economic Department has reviewed 
McMaster Residences Transportation Impact Study (TIS) (Update) have no objection to 
the application for an Official Plan Amendment. Revisions to the TIS will be required at 
the Site Plan Control stage. Revisions requested are generally for updated peak time 
information, signal timing information and the provision of additional datasets used to 
support the findings. The TIS will be required to be updated and re-evaluated at the Site 
Plan Control stage.  
 
Light Rapid Transit has reviewed the application and advised that the development is 
adjacent to the Main/King/Queenston B-Line LRT corridor. Main Street in its current 
configuration between Forsyth Avenue and Dalewood Avenue will be converted to two 
westbound lanes on the north side of the road with a left turn lane onto Bowman Street 
and three eastbound lanes on the south side of the street. In this section, the LRT 
guideway is side running along the northerly side of the street. Driveway access or other 
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crossings of the LRT guideway from the subject lands would not be permitted in this 
section of Main Street West. 
 
The concept plan submitted with the application indicates a road widening in order to 
establish the property line 22.86 metres from the centre of Main Street West. While this 
appears to be sufficient, the LRT office advised that the detail design is not complete and 
this could change once the final designs are developed. Once the final site design and 
final corridor lands needed are determined, the LRT Office will work with the application 
the proposed street scape design. This will ensure that pedestrian features can be 
introduced along Main Street West to both animate the street and provide building access 
and connections to the LRT corridor (the McMaster termini is located at Main Street West 
and Cootes Drive).  
 
The design of the LRT system limits accesses onto the LRT corridor and prohibits 
stopping and deliveries along the corridor where it would negatively impact the flow of 
traffic. All parking, stopping and loading activity for this site will not be permitted on Main 
Street West.  
 
The applicant should be aware that to avoid disruptions to the LRT corridor all servicing 
connections, where possible, should be from alternative connection locations than Main 
Street West. The application currently contemplates sewer connection to the Main Street 
West storm sewer as it is a municipal objective to outlet storm flows to a dedicated storm 
sewer, as opposed to a combined sewer. City staff will work with the applicant to 
coordinate this connection. 
 
Construction timing and staging should also be coordinated with LRT construction so as 
to eliminate potential conflicts should the two schedules overlap. 
 
Metrolinx provided separate comments that speak to the need for a coordinated 
approach. City Staff and Metrolinx are prepared to work with the applicant in order to 
coordinate works related to land dedications, service connections, construction and 
streetscaping.  
 
Design Review Panel (DRP) The application was presented to DRP on February 18, 
2018 to address the following questions: 
 
1. Does the proposal provide for an appropriate scale of development and transition of 

built form to the adjacent lower density development?   
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2.  Does the proposed development provide for compatible integration with the 
surrounding built environment?   

 
3.  Does the proposal minimize the impacts of shadowing and maximizing light to 

adjacent properties and the public realm?  
 
4. Is the proposed development contextually appropriate given the characteristics of the 

adjacent cultural heritage landscape (Westdale Original Subdivision)? 
 
DRP recognized that student housing is needed but agreed that the building mass is too 
large. The building mass needs to be sculpted to significantly reduce the negative impacts 
to existing residential neighbourhood to the north and Main Street to the south. Some 
additional comments were made including: 
 

 Building heights should be varied to break up the mass; 
 

 The façade abutting Main Street West façade should be designed to enliven the street 
and add to the pedestrian experience; 
 

 Building materials used on the north side should relate more to the neighbourhood; 
 

 Additional outdoor amenity/green space should be provided; and, 
 

 Some of the proposed bicycle parking should be moved indoors. 
 
In response to these, and other staff comments the proposed development has been 
amended. The current proposal is to permit two storey grade related units along Traymore 
Avenue, a step back to eight storeys and a further step back to 10 storeys for the majority 
of the proposed buildings. A 15 storey tower is proposed at the corner of Main Street 
West and Forsyth (see Concept Plan and Elevations attached as Appendix “C” to Report 
PED19186). Additional changes include, but are not limited to: the introduction of an 
outdoor green space which breaks up the westerly building along the Traymore Avenue 
frontage; the removal of one grade related unit which increases the width of the vehicular 
access; and additional step backs at the corner of Traymore Avenue and Dalewood 
Avenue to reduce shadow impact on the neighbouring Dalewood School.  
 
PUBLIC CONSULTATION 
 
In accordance with the provisions of the Planning Act and the Council approved Public 
Participation Policy, Notice of Complete Application and Preliminary Circulation was sent 
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to 189 property owners within 120 metres of the subject property on November 21, 2017.  
A Public Notice sign was posted on the property on November 29, 2017 and updated on 
September 4, 2019 with the Public Meeting date.  Finally, Notice of the Public Meeting 
was given in accordance with the requirements of the Planning Act. 
 
The applicant held one Public Open House on February 18, 2018.  
 
To date, 39 public submissions (attached as Appendix “D” to Report PED19186) have 
been received. While the majority expressed concerns, a number of submissions offered 
support. 
 
The submissions in support is generally summarized as follows: 
 

 McMaster University needs additional student housing; and, 
 

 The residence may reduce the number of students renting in the neighbourhood. 
 
The submissions with concerns are generally summarized as follows: 
 

 The scale of development is not appropriate for the area, the increased 
population/density cannot be supported and the proposal does not meet the intent of 
the Ainslie Wood Westdale Secondary Plan; 
 

 There is not an appropriate transition between the proposed buildings and the existing 
low rise residential uses, does not maintain the character of the neighbourhood, 
shadow impacts, loss of view to the escarpment and lack of green space on the site; 
 

 Increased pedestrian and vehicular traffic, lack of sufficient parking and safety issues 
associated with the increased traffic; 
 

 Lack of consultation/information and transparency, commenting period too short; 
process does not seem democratic; 
 

 Construction nuisance, added litter, garbage, trespass and other crimes, and noise; 
 

 Decreased property values, long term loss of the character of the Westdale 
neighbourhood, loss of single detached homes; and, 

 

 Servicing concerns regarding water/wastewater and drainage concerns, loss of 
taxation due to institutional status. 
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The issues identified in the correspondence are discussed in the Analysis and Rationale 
for Recommendations section of this Report. 
 
ANALYSIS AND RATIONALE FOR RECOMMENDATION(S) 
 
1. The proposal has merit and can be supported for the following reasons: 

 
(i) It is consistent with the Provincial Policy Statement (2014) and conforms A Place 

to Grow Plan (2019). Both policy documents encourage intensification within 
settlement areas. 

 
(ii) It complies with the general intent and purpose of the UHOP, in particular the 

function, scale and design of the Medium Density Residential policies as it relates 
to ancillary uses in an Institutional designation; and, 
 

(iii) It provides much needed student housing in a location that is appropriate for the 
proposed use and height as it is adjacent to McMaster University, along the LRT 
Corridor and provides convenient access to a number of amenities in the area. 

 
2. Official Plan Amendment 
 

The proposed student residence with associated educational and retail uses is 
permitted in the UHOP within both the Mixed Use – Medium Density and the 
Institutional designations. The applicant is proposing that the designation be changed 
to Institutional in order to recognize the relationship to McMaster University. The 
Institutional designation refers back to the Mixed Use Medium Density provisions with 
regard to height and states that a height of six storeys which may be increased to 
eight storeys if conditions related to sun/shadow, transition, and overlook can be 
mitigated. The current application is to allow a maximum of 15 storeys, and in order 
to achieve this, a number of studies were submitted with the application to 
demonstrate that these effects can be mitigated. The proposed building design has 
been amended, by providing a 2 storey built form along the Traymore Avenue 
frontage, and the subsequent stepping back of heights toward main street and away 
from the low rise residential on Traymore Avenue. These measures help to mitigate 
negative impacts related to sun/shadow and wind and to create an appropriate 
transition from the low rise neighbourhood to Main Street West.   
  
A Site Specific Policy Area is proposed in order to accommodate the height and 
recognize the proposed step backs. The Site Specific Policy Area will ensure that the 
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appropriate transitions are achieved (see the map attached as Appendix “D” to this 
report). 
 

4. Development Engineering Approvals staff have reviewed the application, and the 
associated Functional Servicing Report (FSR) prepared by exp., revised dated June 
10, 2019 which was submitted as part of the most recent submission. Development 
Engineering Approvals staff have no concerns with the Official Plan Amendment 
proceeding from a servicing perspective and the proposed development servicing 
concept is supportable by existing infrastructure. 

 
5. The circulation of the Urban Hamilton Official Plan Amendment and Zoning By-law 

Amendment applications resulted in the submission of 39 pieces of correspondence 
(attached as Appendix “D” to Report PED19186).   
  
Support for Student Residence 
 
A number of residents offered support for the student residence use, as they 
understand that it is needed and that the increased supply of student accommodation 
may help to lessen the demand for student rentals within the neighbourhood. 
 
Scale and Appropriateness 
 
Many of the letters of correspondence received are concerned about the size of the 
proposed residence as they feel it is not appropriate for the site given the context of 
the site being located so closely to the low density residential neighbourhood. In 
particular, some residents are concerned that this proposal is not in keeping with the 
Ainslie Wood Westdale Secondary Plan.  
 
The subject lands are comprised of a number of residential lots and take up an entire 
block. The block is located on a Primary Corridor, adjacent to a Major Activity Centre 
and directly abutting the proposed LRT Corridor. This block is also located in between 
two existing institutional campuses, the first being McMaster University and McMaster 
Children’s Hospital and the other being Dalewood School and Dalewood Recreational 
Centre. Increased heights and massing are considered appropriate along a Primary 
Corridor and the location of the subject lands in relation to McMaster University and 
the proposed LRT make this site an appropriate for increased height and density. The 
Student residence use is a transit supportive use that will benefit the LRT and 
surrounding neighbourhood by encouraging active forms of transportation. 
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Lack of Transition / Character / Impacts/ 
 
Residents expressed concerns that there is not an appropriate transition between the 
proposed buildings and the existing low rise residential uses, does not maintain the 
character of the neighbourhood, shadow impacts, loss of view to the Niagara 
Escarpment and lack of green space on the site; 
 
To provide an appropriate transition, and to minimize shadow impacts, the proposed 
building design has been amended, by providing a two storey built form along 
Traymore Avenue, and the subsequent stepping back of heights toward Main Street 
West and away from the low rise residential on Traymore Avenue. These measures 
help to mitigate negative impacts related to shadow impacts and to create an 
appropriate transition from the low rise neighbourhood to Main Street West.   
 
Traffic and Parking Impacts 
 
A number of residence expressed concerns regarding the amount of traffic that a 
student residence of this scale will produce. They also feel that the number of parking 
spaces being proposed is insufficient. The concern is that the introduction of this 
number of student beds will cause a greater number of vehicles and pedestrians to 
be present in the area which can create a number of issues including, but not limited 
to congestion, street parking shortages and safety risks.  Concerns regarding move-
in and move-out times of the year were also raised. 
 
A revised parking study was prepared and submitted as part of the most recent 
submission and is being evaluated as part of the Zoning By-law Amendment 
application which is currently before the LPAT. 
 
Lack of Consultation, Information and Transparency 
 
Concerns were raised regarding the lack of consultation done with the area residents. 
There were also concerns about the lack of information and transparency from both 
the applicant and the City of Hamilton.  
 
On November 21, 2017, the Notice of Complete Applications and Preliminary 
Circulation was sent to 189 residents within 120 metres of the subject property. On 
November 29, 2017, a Public Notice Sign was installed on the property, and on 
February 7, 2018 a Public Meeting was held by the Applicant. The Planning Act 
dictates the length of time that a municipality has to make a decision on an application 
once a complete application has been submitted. In this case the City had not made 
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a decision within the prescribed period and the applicant appealed the applications 
to the LPAT for non-decision. The applications have been reviewed, circulated and 
assessed in accordance with the requirements of the Planning Act. 
 
Nuisance (Noise, Litter, Trespass and Construction) 
 
A number of residents raised concerns regarding increased nuisances related to 
noise as the students walk to and from school as well as in the evenings and 
overnights when social gatherings occur. There were also concerns regarding 
increased litter and instances of trespass and general nuisance that are said to occur 
in this area already. The concern is that the instances of such events will increase as 
the number of students in the area increase.   
 
A Noise Report was submitted as part of the application and staff found it to be 
satisfactory. Noise impact will be revaluated as a more detailed design concept is 
reviewed at the at the Site Plan Control stage. Any necessary noise mitigation 
measurements with be required at that time.  
 
There is no evidence that instances of littering and trespass will increase due to this 
development. At the Site Plan Control stage, staff can work with the applicants to 
encourage sufficient and convenient waste receptacles to be maintained on the site. 
 
Property Values, Property Taxes and Neighbourhood Character 
 
In the correspondence received identified concerns regarding impacts on property 
taxes, property values and the loss of the Cultural Heritage feel in the Westdale 
neighbourhood.  
 
A Cultural Heritage Impact Assessment (CHIA) was submitted in support of this 
application. The CHIA concluded that the proposed development will rehabilitate the 
block by removing all existing buildings and constructing a new student residence 
with associated educational and retail uses intended for use by McMaster University. 
Staff have reviewed the CHIA and are in support of the findings. At Site Plan Control 
stage the applicant will be required to demonstrate that the building materials, 
landscaping, and scale address the transition from the historic Westdale 
neighbourhood to the Main Street West corridor and as an extension of the McMaster 
University campus.   
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With regard to the concern that development will impact the property taxes and 
property values of the surrounding residential areas, there is no empirical evidence 
that a development will negatively impact neighbouring uses.   

 
Finance staff have advised the the proposed development will be required to pay 
Development Charges at the time of Building Permit application. With respect to 
property taxes, the final determination as to whether or not the proposed 
development will be required to pay property taxes has yet to be made by MPAC. 
MPAC has indicated that this determination will be made once construction has been 
completed and McMaster University provides copies of the final operating agreement 
to MPAC. 

  
Servicing, Drainage and Waste 
 
There were concerns raised regarding servicing, water / wastewater and drainage 
and waste collection. Residents are concerned that the existing servicing (water and 
wastewater) may not be sufficient to accommodate the proposed development.  
 
A Functional Servicing Report was submitted in support of this application and staff 
will evaluate this at the Site Plan Application stage. Additionally, Grading and 
Drainage Plans are required at the Site Plan Control stage and the site is eligible for 
municipal waste collection. Staff will work with the applicant to ensure that the design 
collection area will facilitate municipal waste collection. 
 
Greenspace and Trees 
 
Some residents are concerned about the loss of the existing open space and mature 
trees and they do not feel that the proposed development has enough open space. 
Some residents have asked what McMaster will do to compensate the losses.  
 
The development does propose an outdoor amenity area and a landscape plan will 
be required at the Site Plan Control stage to replace any trees that are lost as a result 
of the development and enhance both hardscaping and landscaping on the site. Staff 
note that he subject property does not form part of the natural heritage system 
identified in the UHOP and further designated ‘Neighbourhoods’ in the UHOP 
wherein residential development is envisioned on the subject land. 
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ALTERNATIVES FOR CONSIDERATION 
 
Should Council deny the application and direct staff to contest the Zoning By-law 
Amendment at the LPAT. Development would be permitted in accordance with the Mixed 
Use – Medium Density, Special Policy Area E polices and the Transit Oriented Corridor 
– Mixed Use Medium Density (TOC1, 296) and (TOC1, 296, H63) Zone. 
 
ALIGNMENT TO THE 2016 – 2025 STRATEGIC PLAN 
 
Community Engagement and Participation 
Hamilton has an open, transparent and accessible approach to City government that 
engages with and empowers all citizens to be involved in their community. 
 
Economic Prosperity and Growth  
Hamilton has a prosperous and diverse local economy where people have opportunities 
to grow and develop. 
 
Healthy and Safe Communities  
Hamilton is a safe and supportive City where people are active, healthy, and have a high 
quality of life. 
 
Built Environment and Infrastructure 
Hamilton is supported by state of the art infrastructure, transportation options, buildings 
and public spaces that create a dynamic City. 
 
APPENDICES AND SCHEDULES ATTACHED 
 
Appendix “A” – Location Map 
Appendix “B” – Draft Urban Hamilton Official Plan 
Appendix “C” – Concept Plan and Elevations 
Appendix “D” – Height Map from Official Plan 
Appendix “D” – Public Correspondence 
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1190 Main Street West, 43, 47, 51 & 55 

Forsyth Avenue South, 75, 77, 81, 99, 103, 

107, 111 & 115 Traymore Avenue, and 50 

Dalewood Avenue  

Change in Land Use Designation from Mixed 

Use - Medium Density to Institutional 
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Schedule “1” 

 

DRAFT Urban Hamilton Official Plan 

Amendment No. X 
 

The following text, together with: 

 

Appendix “A” Volume 1, Schedule E-1 – Urban Land Use Designations 

Appendix “B” Volume 2, Map B.6.2-1 – Ainslie Wood Westdale Secondary 

Plan – Land Use Plan 

 

attached hereto, constitutes Official Plan Amendment No. X to the Urban 

Hamilton Official Plan. 

 

1.0 Purpose and Effect: 

 

The purpose and effect of this Amendment is to change the Official Plan 

designation from “Mixed Use – Medium Density” to “Institutional” and establish a 

Site Specific Policy Area within the Ainslie Wood Westdale Secondary Plan – Land 

Use Plan to permit the development of McMaster University student residences. 

 

2.0 Location: 

 

The lands affected by this Amendment are known municipally as 1190 Main Street 

West, 43, 47, 51 and 55 Forsyth Avenue North, 75, 77, 81, 83, 99, 103, 107, 111 and 

115 Traymore Avenue, and 50 Dalewood Avenue, in the former City of Hamilton. 

 

3.0 Basis: 

 

The basis for permitting this Amendment is: 

 

• The proposed development complies with the function, scale and design of 

the Institutional designation; 

 

• The proposed development serves the McMaster University Campus by 

providing additional purpose-built student residences,  

 

• The proposed Amendment is consistent with the Provincial Policy Statement, 

2014 and conforms to the Growth Plan for the Greater Golden Horseshoe, 2019. 
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4.0 Actual Changes: 

 

4.1 Volume 1 – Parent Plan 

 

Schedules and Appendices 

 

4.1.1 Schedule E-1 – Urban Land Use Designations 

 

a. That Volume 1, Schedule E-1 – Urban Land Use Designations be amended by 

redesignating the subject lands from “Mixed Use - Medium Density” to 

“Institutional”, as shown on Appendix “A”, attached to this Amendment. 

 

4.2 Volume 2 – Secondary Plans 

 

Text 

 

4.2.1 Chapter B.6.0 – Hamilton Secondary Plans – Section B.6.2 – Ainslie Wood 

Westdale Secondary Plan 

 

a. That Volume 2, Chapter B.6.0 – Hamilton Secondary Plans, Section B.6.2 – 

Ainslie Wood Westdale Secondary Plan be amended by adding a new Site 

Specific Policy, as follows: 

 

“Site Specific Policy – Area “X” 

 

B.2.17.X In addition to Policy B.6.2.11 of Volume 

2, the following policies shall apply to 

the lands located at 1190 Main Street 

West, 43, 47, 51 and 55 Forsyth Avenue 

North, 75, 77, 81, 83, 99, 103, 107, 111 

and 115 Traymore Avenue, and 50 

Dalewood Avenue, designated 

“Institutional” and identified as Site 

Specific Policy – Area “X” on Map B.6.2-

1 – Ainslie Wood Westdale Secondary 

Plan – Land Use Plan: 

 

a) Notwithstanding Policy E.3.8.2 and E.3.8.3 of Volume 1, motor 

vehicle service station and drive-through facilities shall be 

prohibited; 

 

b) In addition to Policy E.6.2.4 b) and notwithstanding Policy E.3.5.8 

of Volume 1, building heights shall be as follows: 
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i) for Area “X-1” the maximum height shall be 15 storeys; 

 

ii) for Area “X-2” the maximum height shall be 10 storeys;  

 

iii) for Area “X-3” the maximum height shall be 8 storeys; and 

 

iv) for Area “X-4” the maximum height shall be 2 storeys.” 

 

Maps 

 

4.2.2 Map B.6.2-1 – Ainslie Wood Westdale Secondary Plan – Land Use Plan 

 

a. That Volume 2, Map B.6.2-1 – Ainslie Wood Westdale Secondary Plan – Land 

Use Plan be amended by: 

 

i) redesignating lands from “Mixed Use – Medium Density” to “Institutional”; 

 

ii) removing the Area Specific Policy – Area E identification from the subject 

lands; and 

 

ii) identifying the subject lands as Site Specific Policy – Area “X”, 

 

as shown on Appendix “B”, attached to this Amendment. 

 

5.0 Implementation: 

 

An implementing Zoning By-Law Amendment and Site Plan will give effect to the 

intended uses on the subject lands. 

 

This Official Plan Amendment is Schedule “1” to By-law No.           passed on the 

___th day of ___, 201X. 

 

The 

City of Hamilton 

 

 

 

 

                                                                    

F. Eisenberger     A. Holland 

MAYOR      CITY CLERK
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Maximum Height will be as follows: 

Area “X-1” the maximum height shall be 15 storeys; 

Area “X-2” the maximum height shall be 10 storeys;  
 
Area “X-3” the maximum height shall be 8 storeys; and 
 
Area “X-4” the maximum height shall be 2 storeys.” 
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Sept 23 2019

File: UHOPA-17-028

To whom it may concern,

I am writing this letter as a concerned citizen of the Westdale neighbourhood. Westdale is a well-

established residential neighbourhood and is one of the oldest planned communities in Canada. It is a
model of a walkable community and serves as an excellent neighbourhood in which to live, given its
proximity to public schools, places of worship, shops, health care facilities and parks.

It is because of this I am concerned about the plan of McMaster University, in conjunction with
Knightstone Properties, to develop the property located in Westdale between Traymore Avenue and
Main St. West, bordered by Dalewood Ave and Forsyth Ave S. The height of the propose building is
enormous, currently designed as up to 10 stories for most of the building with a  15 storey tower at the
corner of Main St. West and Forsyth Avenue S . This rivals the height of buildings in the downtown core
despite being located across the street from residential two-storey homes.

To allow the applicant Diamond Schmidt Architects to change the Official Plan designation from Mixed
Use- Medium Density to Institutional would be counterproductive for the neighbourhood as a whole.
Furthermore, the institutional designation would have to be made an 13 (Major Institutional Zone) to
satisfy the University and Architects proposed plan, meaning that this small neighbourhood between
Traymore and Arnold Streets would now be bordered by 13 zoning on two sides. This proposal serves to

negatively impact property values of local residents, some of whom have lived in the area for decades.

I also have safety concerns about the number of students the University has planned for this off-campus

residence, which is propose to house over 1400. This location originally consisted of 13 two-story homes

constructed in the first half of the 20th century. The roadways, originally intended for low density car and
foot traffic, are not well designed to handle the levels of pedestrian, bike and vehicle traffic that will
come with the number of proposed residents. A sad example of how difficult the area at the southwest
corner of the proposed development is to navigate occurred in early January 2018. A pedestrian crossing

Forsyth Ave S heading towards McMaster Hospital was struck and killed as a car came around the blind
curve in the road.

On the artist conceptual drawing, Forsyth Ave S. is depicted as a straighter road than it actually is. In
reality, pedestrians and drivers must be particularly careful as the street s small size lends it an
appearance of relative safety. Pedestrians may not realize that drivers do not have sufficient sightline to
avoid stopping in time, especially if pedestrians are crossing at bends in the road at night or in poor
weather. While pedestrians currently walk across this road to get to the Hospital or the University, the
volume of foot and bike traffic would increase exponentially with this proposed development in an area
poorly designed for this volume of traffic, unfortunately making accidents more likely.

There are many good reasons to limit the size of the development proposed by the University, but
safety of the potential residence must be paramount in the minds of all.

Thank you,

Emily Brackenridge

i S. Please. nof)    e  okc/sion etf   O'4  © 
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PLANNING COMMITTEE

October 15, 2019

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

WELCOME TO THE CITY OF HAMILTON

Presented by: Andrea Dear
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81, 83, 99, 103, 107, 111 and 115 Traymore Avenue, and 50 Dalewood
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Presented by: Andrea Dear

1

Page 161 of 241



PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19186
Appendix A

2

Page 162 of 241



PED19186

SUBJECT PROPERTY

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
3

1190 Main Street West, 43, 47, 51 and 55 Forsyth Avenue North, 75, 77, 81, 83, 

99, 103, 107, 111 and 115 Traymore Avenue, and 50 Dalewood Avenue, Hamilton
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Subject Lands from the south side of Main Street West (looking northwest)

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19186
Photo 1

9
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Homes on the south side of Traymore Avenue to be demolished

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19186
Photo 2

10
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Homes on the south side of Traymore Avenue to be demolished

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19186
Photo 3

11

Page 171 of 241



Homes on the southside of Traymore Avenue to be demolished

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19186
Photo 4

12
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North side of Traymore Avenue looking east

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
13

PED19186
Photo 5 
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North side of Traymore looking west

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
14

PED19186
Photo 6 
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Commercial Uses south of the Subject Site

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
15

PED19186
Photo 7 
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Dalewood Recreation Centre and School to the east

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
16

PED19186
Photo 8 
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McMaster Hospital to the west

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
17

PED19186
Photo 9 
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PED19186

Legislative Planning Process for 
UHOPA-17-028 and ZAC-17-065

Application
Appeal to OMB 

120 Days
Appeal to LPAT 

180 Days
Resubmission

Planning 
Committee

Decision

Zoning By-Law 
Amendment

March 29, 2018
Accepted

- - - LPAT

Official Plan 
Amendment

-
May 28, 2018

Rejected
March 29, 2019 October 15, 2019

Planning Committee 
/Council

April 3rd, 2018, the Local Planning Appeal Tribunal (LPAT) replaced the Ontario Municipal Board (OMB)
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PED19186
Shadow Study
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THANK YOU FOR ATTENDING

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

THE CITY OF HAMILTON  PLANNING  COMMITTEE
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OUR Vision: To be the best place to raise a child and age successfully. 
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy,  
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CITY OF HAMILTON 
PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

Planning Division 

TO: Chair and Members 
Planning Committee 

COMMITTEE DATE: October 15, 2019 

SUBJECT/REPORT NO:  Application to Amend the City of Hamilton Zoning By-law No. 
05-200 for Lands Located at 6266 and 6330 Chippewa Road 
East, Glanbrook (PED19196) (Ward 11) 

WARD AFFECTED: Ward 11 

PREPARED BY: Alaina Baldassarra (905) 546-2424 Ext. 7421 

SUBMITTED BY: Steve Robichaud 
Director, Planning and Chief Planner 
Planning and Economic Development Department 

SIGNATURE:  

 

 

 
RECOMMENDATION 
 
That Zoning By-law Amendment Application ZAA-19-042, by Shirlmar Farms Inc. 
(Owner) for a change in zoning from the Agriculture (A1) Zone to the Agriculture (A1, 
642) Zone and the Agriculture (A1, 464) Zone to prohibit the construction of a single 
detached dwelling and residential care facility and recognize a reduced lot area for the 
retained agricultural parcel and recognize a reduced lot width for the severed surplus 
farm dwelling parcel, as required by conditions of approval for Consent to Sever 
application GL/B-18:144, for the lands located at 6266 and 6330 Chippewa Road East 
as shown on Appendix “A” to Report PED19196, be APPROVED on the following basis: 
 
(a) That the draft By-law, attached as Appendix “B” to Report PED19196, which has 

been prepared in a form satisfactory to the City Solicitor, be enacted by City 
Council; 

 
(b)  That the proposed modification in zoning is consistent with the Provincial Policy 

Statement (2014), conforms to the Greenbelt Plan (2017), and complies with the 
Rural Hamilton Official Plan (RHOP). 
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EXECUTIVE SUMMARY 
 
The purpose of this Zoning By-law Amendment application is to add special exceptions 
to the Agriculture (A1) Zone to: 
 

 prohibit the construction of a single detached dwelling or residential care facility on 
the retained agricultural portion of the subject lands currently known as 6266 
Chippewa Road East, Glanbrook;  
 

 recognize a reduced lot area for the retained agricultural portion of the subject lands; 
and, 
 

 recognize a reduced lot width on the severed surplus farm dwelling portion of the 
subject lands.  

 
The proposed amendment is required to satisfy the lot creation policies of the Provincial 
Policy Statement (PPS), the Greenbelt Plan (2017), and the RHOP. Further, the 
proposed amendment addresses Condition Nos. 2 and 5 of Consent for Severance 
approval GL/B-18:144 facilitating the severance of a surplus farm dwelling as a result of 
a consolidation of non-abutting farm parcels.  
 
The proposed application has merit and can be supported as it is consistent with the 
PPS, conforms to the Greenbelt Plan, and complies with the RHOP. 
 
Alternatives for Consideration – See Page 9 
 
FINANCIAL – STAFFING – LEGAL IMPLICATIONS 
 
Financial: N/A 
 
Staffing: N/A 
 
Legal: As required by the Planning Act, Council shall hold at least one public 

meeting prior to considering an application for an amendment to the Zoning 
By-law. 

 
HISTORICAL BACKGROUND 
 
Consent for Severance Application GL/B-18:144 
 
In November 2018 an application was made to the Committee of Adjustment to sever 
an existing single detached dwelling from the existing farm operation. The application 
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was heard at Committee on February 7, 2019 and was subsequently approved. As a 
condition of consent, the applicant was required to submit a Zoning By-law Amendment 
application for the purposes of restricting the development of a single detached dwelling 
and residential care facility on the farmland to be retained. Refer to Appendix “D” to 
Report PED19196 for the Notice of Decision. 
 
Description of the Subject Lands 
 
As shown on the Location Map attached as Appendix “A” to Report PED19196, the 
subject lands are zoned Agricultural (A1) Zone. The current and future use of the 
retained lands is agriculture. The severed lands contain an existing single detached 
dwelling. Refer to Appendix “E” to Report PED19196 for a sketch of the conditionally 
approved severance. 
 
Proposal  
 
The purpose of Zoning By-law Amendment application ZAA-19-042 is to rezone the 
subject lands to a site specific Agriculture (A1) Zone to prohibit the development of a 
single detached dwelling and residential care facility in order to satisfy Condition No. 2 
of Consent for severance application GL/B-18:144 where an existing farm dwelling was 
severed through a non-abutting farm consolidation severance. The site specific zoning 
will also recognize a reduced lot area for the retained agricultural parcel and a reduced 
lot width for the severed surplus farm dwelling parcel to satisfy Condition No. 5 of 
Consent for severance application GL/B-18:144.   
 
Chronology 
 
February 7, 2019: Consent for Severance application GL/B-18:144 was heard 

at the Committee of Adjustment and was approved. 

 

April 3, 2019: Consent for Severance application GL/B-18:144 received 

final and binding approval. 

 

June 6, 2019:  Zoning By-law Amendment application ZAA-19-042 

received. 

 

June 10, 2019:  Zoning By-law Amendment application ZAA-19-042 deemed 

complete. 
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June 10, 2019: Zoning By-law Amendment application ZAA-19-042 

circulated to 29 property owners within 120 m of the subject 

lands. 

 

June 18, 2019:  Public Notice sign installed on the subject lands. 

 

September 18, 2019: Public Notice sign updated to include Public Meeting Date. 

 

September 27, 2019: Circulation of Notice of Public Meeting to 29 property owners 

within 120 m of the subject lands. 

 

Details of Submitted Application  
 
Location:  6266 and 6330 Chippewa Road East, Glanbrook (see 

Appendix “A” to Report PED19196) 
 
Applicant / Owner: Shirlmar Farms Inc. 
    
Property Description    
(Lands to be retained):   Total Lot Area: 36.9 ha (91.18 ac) 
As shown on Appendix     Total Lot Frontage:  ± 576 m 
“E” to Report  Lot Depth: ± 661 m  
PED19196  
 
Property Description 
(Lands to be conveyed): Total Lot Area: 1.0 ha (2.48 ac) 
As shown on  Total Lot Frontage: ± 13.72 m 
Appendix “E” to  Total Lot Depth: ± 216.5 m 
Report PED19196  
  
Existing Land Use and Zoning 
 
Subject Lands: 

 

Existing Land Use 

 

Existing Zoning 

 Agriculture 
Single detached dwelling 
 

Agriculture (A1) Zone 
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Surrounding Lands: 

North Agriculture 
Single detached dwellings 
 

Agriculture (A1, 118) Zone, 
Agriculture (A1) Zone  

South Agriculture 
Single detached dwellings 
 

Agriculture (A1) Zone 
 

East Agriculture 
Single detached dwellings 
  

Agriculture (A1) Zone 
 

West  Agriculture  
Single detached dwellings 

Agriculture (A1) Zone, 
Conservation / Hazard Land -
Rural (P6) Zone 
 

 
POLICY IMPLICATIONS AND LEGISLATED REQUIREMENTS 
 
Provincial Planning Policy Framework 
 
The Provincial planning policy framework is established through the Planning Act 
(Section 3) and the PPS. The Planning Act requires that all municipal land use 
decisions affecting planning matters be consistent with the PPS.   
 
The mechanism for the implementation of the Provincial plans and policies is through 
the Official Plan.  Through the preparation, adoption and subsequent Local Planning 
Appeal Tribunal approval of the City of Hamilton Official Plans, the City of Hamilton has 
established the local policy framework for the implementation of the Provincial planning 
policy framework.  As such, matters of provincial interest (e.g efficiency of land use, 
balanced growth and environmental protection) are reviewed and discussed in the 
Official Plan analysis below. 
 
As the application for a change in zoning complies with the RHOP, it is staff’s opinion 
that the application is: 
 

 Consistent with Section 3 of the Planning Act; and, 

 Consistent with the PPS.  
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Greenbelt Plan 
 
The Greenbelt Act requires that all municipal land use decisions made under the 
Planning Act conform to the Greenbelt Plan. The Greenbelt Plan designates the subject 
lands as “Protected Countryside”.  
 
The following policies, amongst others, are applicable: 
 
“4.6.1 f)  Lot Creation is discouraged and may only be permitted for: 
 

The severance of a residence surplus to a farming operation as a result of 
a farm consolidation, on which a habitable residence was an existing use, 
provided that: 
 

i.  The severance will be limited to the minimum size needed to 
accommodate the use and appropriate sewage and water services; and, 

 
ii.  The planning authority ensures that a residential dwelling is not permitted 

in perpetuity on the retained lot of farmland created by this severance. 
Approaches to ensuring no new residential dwellings on the retained lot of 
farmland may be recommended by the Province, or municipal approaches 
that achieve the same objective should be considered.” 

 
As per the above policy, it was found through the Consent for Severance application 
(GL/B-18:144) process that the proposed severance complied with policy 4.6.1 f) i). 
With regards to 4.6.1 f) ii), Condition No. 2 was placed on the Consent for Severance 
application requiring that the lands be rezoned to prohibit a residential dwelling and 
residential care facility in perpetuity on the subject lands and ensure that the retained 
farm parcel cannot be developed for a single detached dwelling. This application serves 
to satisfy this requirement, and as such, the recommendation conforms to the Greenbelt 
Plan (2017). 
 
Rural Hamilton Official Plan 
 
The subject lands are designated “Greenbelt Protected Countryside” on Schedule “A” - 
Provincial Plans of the RHOP. The subject lands are designated “Agricultural” on 
Schedule “D” – Rural Land Use Designations in the RHOP. The following policy, 
amongst others, is applicable: 
 
“F.1.14.2.8 c)  In cases of a farm dwelling made surplus as a result of acquisition 

as part of a farm operation that does not result in the merging in 
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title of parcels of land, applications for severance of the surplus 
dwelling shall comply with the following conditions: 

 
v)  Prior to granting of final consent, one of the following 

conditions shall be met for the retained farm parcel as a 
result of a surplus farm dwelling severance: 

 
1.  The land owner shall apply for and receive final 

approval to rezone the farm parcel to prohibit 
the construction of a dwelling unit; or  

 
2.  The land owner shall grant in favour of the City, 

a restrictive covenant which prohibits the 
construction of any dwelling unit.” 

 
It was found through the Consent for Severance application (GL/B-18:144) that the 
proposed severance, through the imposition of Condition No. 2, complied with the 
RHOP by restricting the development of a single detached dwelling on the subject 
lands. Based on the foregoing, this application will satisfy Policy F.1.14.2.8 c) v).  
 
City of Hamilton Zoning By-law No. 05-200  
 
The subject lands are zoned Agriculture (A1) Zone. The permitted uses are as follows: 
 
Agriculture (A1) Zone 
 

 Agriculture; 

 Residential Care Facility; 

 Secondary Uses to Agriculture; 

 Single Detached Dwelling; and, 

 Veterinary Service – Farm Animal. 
 
The applicant proposes two site specific Agriculture (A1) Zones in order to prohibit the 
development of a single detached dwelling and residential care facility and recognize a 
reduced lot area on the retained farmland and to recognize a reduced lot width for the 
severed surplus farm dwelling lot.   
 
An evaluation of the proposed modifications is included in Appendix “C” to Report 
PED19196.   
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RELEVANT CONSULTATION 
 
The following internal departments and external agencies have no concerns or 
objections with respect to the proposed application: 
 

 Infrastructure and Sourcewater Division, Public Works Department;  

 Operations Division, Public Works Department; 

 Development Engineering Approvals, Growth Management, Planning and 
Economic Development Department; 

 Forestry and Horticulture Division, Public Works Department; and, 

 Niagara Peninsula Conservation Authority. 
 
Public Consultation: 
 
In accordance with the provisions of the Planning Act and Council’s Public Participation 
Policy, a Notice of Complete Application and Preliminary Circulation was circulated to 
29 property owners within 120 m of the subject property on June 10, 2019 requesting 
public input on the application. A Public Notice sign was also posted on the property on 
June 18, 2019 and updated on September 18, 2019 with the date of the Public Meeting. 
Notice of the Public Meeting was given in accordance with the requirements of the 
Planning Act on September 27, 2019.  
 
Public Consultation Strategy: 
 
As per the City’s Public Consultation and Strategy Guidelines, the applicant proposed a 
consultation strategy through the notice requirements of the previous Consent for 
Severance application (GL/B-18:144) through which notice was given under Section 53 
of the Planning Act.  Neighbours within 60 m of the subject property were notified of the 
application. No members of the public attended the Committee of Adjustment hearing 
on February 7, 2019 to express any concerns. 
 
ANALYSIS AND RATIONALE FOR RECOMMENDATION 
 
1. The proposed Zoning By-law Amendment application has merit and can be 

supported for the following reasons: 
 

(i)  It is consistent with the PPS, and conforms to the Greenbelt Plan (2017); 
 

(ii)  It complies with the policies of the RHOP; and, 
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(iii) The proposed amendment satisfies Condition Nos. 2 and 5 of Consent for 
Severance application GL/B-18:144 which was approved by the Committee of 
Adjustment on February 7, 2019 (see Appendix "D" to Report PED19196). 

 
2.  The policies of the PPS and Greenbelt Plan (2017) indicate that a residence may be 

severed as surplus to a farming operation. It was found, through the Consent for 
Severance application (GL/B-18:144) process, that the application was consistent 
with the PPS and conforms to the Greenbelt Plan in effect at the time of the 
application. The PPS indicates that the intent of the plan is to maintain agricultural 
uses for the long-term period of the PPS and the restriction of development of the 
subject lands is consistent with that policy. The Greenbelt Plan supports and permits 
agricultural uses on lands located outside of prime agricultural and specialty crop 
lands as designated within the Plan. Staff are of the opinion that the application is 
consistent with the PPS and conforms to the Greenbelt Plan (2017) by restricting the 
development of a single detached dwelling and residential care facility on the subject 
lands in order to preserve the existing farm practice. 

 
3.  The proposal complies with the policies in the RHOP which speak to surplus farm 

dwelling severances as a result of a farm consolidation. This application fulfils 
Condition Nos. 2 and 5 of Consent for Severance Application GL/B-18:144 by 
prohibiting the future development of a single detached dwelling and residential care 
facility on the retained agricultural parcel, permitting a reduced lot area on the 
retained agricultural parcel and permitting a reduced lot width on the severed surplus 
farm dwelling parcel.    

 
Staff note that as a result of the Consent for Severance Application (GL/B-18:144), 
the subject lands will be reassigned the address of 6330 Chippewa Road East and 
the surplus farm dwelling property will remain 6266 Chippewa Road East, which is 
reflected in the proposed By-law (see Appendix “B” to Report PED19196). 

 
The proposed modifications to the Agriculture (A1) Zone are discussed in Appendix 
“C” to Report PED19196. 
 

ALTERNATIVES FOR CONSIDERATION 
 
Should the application be denied, the conditional approval of Consent for Severance 
application (GL/B-18:144) will lapse, and the applicant will not be able to sever the 
surplus dwelling from the property. The use of the subject property will continue to be 
regulated by the existing Agricultural (A1) Zone. 
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ALIGNMENT TO THE 2016 – 2025 STRATEGIC PLAN 
 
Community Engagement and Participation 
Hamilton has an open, transparent and accessible approach to City government that 
engages with and empowers all citizens to be involved in their community. 
 
Economic Prosperity and Growth  
Hamilton has a prosperous and diverse local economy where people have opportunities 
to grow and develop. 
 
Clean and Green  
Hamilton is environmentally sustainable with a healthy balance of natural and urban 
spaces. 
 
APPENDICES AND SCHEDULES ATTACHED 
 
Appendix “A”: Location Map 

Appendix “B”: Draft Amendment to Zoning By-law No. 05-200 

Appendix “C”: Zoning Modification Chart 

Appendix “D”: Committee of Adjustment Decision for GL/B-18:113 

Appendix “E”: Land Severance Sketch 
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Authority: Item ,  
Report  (PED19196) 
CM:  
Ward: 12 

  
Bill No. 

 
CITY OF HAMILTON 

BY-LAW NO.  

To Amend Zoning By-law No. 05-200 Respecting Lands Located at  
6266 and 6330 Chippewa Road East, Glanbrook 

 
 
 

 
WHEREAS Council approved item __ of Report _____ of the Planning Committee, at its 
meeting held on the 15th day of October, 2019. 

AND WHEREAS this By-law conforms to the Rural Hamilton Official Plan.  

NOW THEREFORE the Council of the City of Hamilton enacts as follows: 

1. That Map No. 203 of Schedule “A” to Zoning By-law No. 05-200 is amended by 
changing the zoning from the Agriculture (A1) Zone to the Agriculture (A1, 642) Zone 
and Agriculture (A1) Zone to Agriculture (A1, 464) Zone, to the extent and 
boundaries of which are shown on Schedule “A” annexed hereto and forming part of 
this By-law. 
 

2. That Schedule “C” Special Exceptions, of By-law No. 05-200 is amended by 
modifying Special Exception 642, as follows: 

 
a) Adding the map reference “203” between the words “130” and “219” so that 

the wording is as follows: 
  

(i) “Within those lands zoned Agriculture (A1) Zone and Conservation/Hazard 
Land - Rural (P6) Zone, identified on Maps 130, 203, 219, 223 and 255, of 
Schedule A – Zoning Maps and described as:” 

 
b) Adding reference to Map 203 to the Property Address and Map Numbers table 

as follows: 
 

Property  Address Map Numbers 

6330 Chippewa Road East 203 

 
c) Adding subsection f) as follows: 
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f)  Notwithstanding Section 12.2.3.1 a), for the lands located at 6330 Chippewa 
Road East the minimum lot area shall be 36 hectares. 

 
3. That Schedule “C” Special Exceptions, of By-law No. 05-200 is amended by adding 

Special Exception 464, as follows: 
 

a) Notwithstanding Section 12.2.3.3 b), for the lands located at 6266 
Chippewa Road, the minimum lot width shall be 13.72 m. 

 
4. That the Clerk is hereby authorized and directed to proceed with the giving of notice 

of the passing of this By-law, in accordance with the Planning Act. 
 

5. That this By-law No. XXX shall come into force and deemed to come into force in 
accordance with Subsection 34(21) of the Planning Act, either upon the date of 
passage of the By-law or as otherwise provided by the said subsection. 
 

 
 
PASSED this  __________  ____ , _____ 
 

   

F. Eisenberger  A. Holland 

Mayor  City Clerk 
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Site Specific Modifications to the Agriculture (A1, 642) Zone 
  

Regulation Required  Modification Analysis 

12.1.1 Permitted Uses 

Agriculture 

Residential Care 

Facility  

Secondary Uses to 

Agriculture 

Single Detached 

Dwelling 

Veterinary Service – 

Farm Animal 

12.1.1 Permitted Uses 

Agriculture 

Secondary Uses to 

Agriculture 

Veterinary Service – 

Farm Animal 

 

Prohibit Single 

Detached 

Dwelling and 

Residential Care 

Facility  

In accordance with the provisions of the PPS, 

Greenbelt Plan and Rural Hamilton Official Plan, as 

a condition for Consent to Sever a Non-abutting 

Surplus Farm Consolidation is to rezone the farm 

parcel in order to restrict the development of a single 

detached dwelling and residential care facility on the 

retained farmland. The application seeks to preserve 

the primary long-term land use of agriculture within 

the Agricultural area and the rezoning will satisfy this 

condition and allow the applicant to clear Condition 

No. 2 of Consent Application GL/B-18:144 and allow 

the non-abutting farm consolidation to be completed. 

Therefore, staff support the modification. 

12.1.3.1 Minimum Lot 

Size 

 

 

 

40.4 ha. 36 ha. As a result of the associated consent application 

GL/B-18:144, the lot size of the parcel has been 

reduced by 0.4 ha. Therefore, the lot size of the 

retained farm land must be recognized through this 

application. The variance is technical in nature as 

the 36 ha. lot represents the amount of land 

currently being farmed on the property and the 

amount of land in agricultural production is not being 

reduced. Therefore, staff support the modification. 
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Site Specific Modifications to the Agriculture (A1, 464) Zone 
  

Regulation Required  Modification Analysis 

12.1.3.3 b) Minimum 

Lot Width  

 

30.0 metres 

 

13.71 metres To reduce the amount of farmland being taken out of 

production, the applicant requested that the severed 

surplus farm dwelling have a reduced lot width. The 

lot width reflects the width of the existing driveway 

leading to the existing surplus farm dwelling. In 

addition, the reduced width is in accordance with the 

Committee of Adjustment Decision which supported 

the lot configuration having a reduced lot width. 

Since the variance is required to give effect to the 

consent application, staff support the modification. 
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PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

WELCOME TO THE CITY OF HAMILTON

Presented by: Alaina Baldassarra
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PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19196 – (ZAA-19-042)
Application to Amend the City of Hamilton Zoning By-law No. 05-200 for 

Lands Located at 6266 and 6330 Chippewa Road East, Glanbrook. 

Presented by: Alaina Baldassarra

1
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PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19196
Appendix A

2
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PED19196

SUBJECT PROPERTY 6266 & 6330 Chippewa Road East, Glanbrook

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
3
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PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
4

PED19196
Appendix E
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Driveway to severed residential lot

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

PED19196
Photo 1

5
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House to be severed from Farmland

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
6

PED19196
Photo 2 
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Farm land to be retained

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
7

PED19196
Photo 3 

Page 211 of 241



Farm on the other side of Chippewa Road

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
8

PED19196
Photo 4 
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Farmland located on the property, located on the other side of Chippewa road

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT
9

PED19196
Photo 5 
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CITY OF HAMILTON 
PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

Planning Division  

TO: Chair and Members 
Planning Committee 

COMMITTEE DATE: October 15, 2019 

SUBJECT/REPORT NO:  Proposed Amendments to the Aggregate Resources Act – 
Request for Comments (PED19207) (Wards 9, 11 to 13, 15) 

WARD(S) AFFECTED: Wards 9, 11 to 13, 15 

PREPARED BY: Joanne Hickey Evans (905) 546-2424 x1282 

SUBMITTED BY: Steve Robichaud 
Director, Planning and Chief Planner 
Planning and Economic Development Department 

SIGNATURE:  

 

 

 
RECOMMENDATIONS 
 
(a) The City is concerned about the process the Province is following for the proposed 

amendments to the Aggregate Resources Act (ARA) and associated regulations for 
the following reasons: 

 
(i) there are no specific details that allow municipalities to understand and 

comment on changes to the ARA that may impact both the City and its 
residents;  

 
(ii) the time frame for comments on this ERO posting is short; and, 
 
(iii) there are no details as to when municipalities will be given another opportunity 

to comment or the length of time that will be provided to respond to specific 
changes to the ARA or the associated regulations. 

 
(b) The City requests: 
 

(i) the wording “within the water table” be clarified (e.g. below the water table, 
above the water table); and, 
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(ii) that when the Province proposes specific amendments to both the ARA and 
the associated regulations the comment period be a minimum of 90 days to 
determine the impacts on the City and its residents. 

 
(c) The City supports changes to the Act and regulations related to: 
 

(i) strengthening the protection of water resources for extraction within the water 
table as part of a more robust application process for existing operations; 

 
(ii) increasing public engagement for applications that may impact water 

resources; 
 
(iii) enhancing reporting on rehabilitation; and, 
 
(iv) reviewing the notification and consultation requirements for new applications. 
 

(d) That the City Clerk’s Office be directed to forward Report PED19207 to the Ministry 
of Municipal Affairs and Housing, and this Report is considered the City of 
Hamilton’s formal comments on the Proposed Amendments to the Aggregate 
Resources Act  

 
EXECUTIVE SUMMARY 
 
On September 20, 2019, the Province posted a proposal to amend the Aggregate 
Resources Act (ARA) and associated regulations through ERO 019-0556.  Comments 
are due by November 4, 2019 (45 day posting). 
 
There are no specific changes to the Act or associated regulations proposed in this ERO 
posting.  It is difficult for staff to comment without details; however, there is a commitment 
by the Province to provide details at a later date.  No time frames have been identified. 
 
Staff are concerned with the Province’s approach to consultation given the short time 
frame for comments and the lack of detail on proposed changes at this stage.  
 
There are some positive directions for future changes, including: 
 

 strengthening the protection of water resources for extraction within the water table 
as part of a more robust application process for existing operations; 

 increasing public engagement for applications that may impact water resources; 

 enhancing reporting on rehabilitation; and, 

 reviewing the notification and consultation requirements, among other requirements, 
for new applications. 
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Given the vagueness of the other proposed Act and regulation changes, staff are unable 
to determine if such changes can be supported or if there are any impacts on the City or 
its residents. 
 
Alternatives for Consideration – See Page 6 
 
FINANCIAL – STAFFING – LEGAL IMPLICATIONS 
 
Financial: N/A 
 
Staffing: N/A 
 
Legal: N/A 
 
HISTORICAL BACKGROUND 
 
On September 20, 2019, the Province posted a proposal to amend the Aggregate 
Resources Act (ARA) and associated regulations through ERO 019-0556.  Comments on 
the proposed changes to the Act and the potential regulatory changes are due by 
November 4, 2019 (45 day posting). 
 
These proposed changes are the result of an Aggregates summit (March 2019) and a 
follow-up survey with the industry, municipalities and indigenous leaders.  To staff’s 
knowledge, no one for the City was invited or attended this summit. Based on the ERO 
posting, the themes heard as a result of this consultation included: 
 

 Reducing duplication for applications and processes;  

 Improving access to aggregates; 

 Protecting agricultural lands and water resources; 

 Enhancing rehabilitation; and 

 Continuing public engagement on any proposed changes to the ARA framework.  
 
Amendments to the ARA are proposed to “reduce burdens for business while also 
ensuring the environment is protected and Ontarians continue to have an opportunity to 
participate in processes that may impact them.” 
 
The proposed Act and regulatory changes are vague and no specific changes to with the 
ARA Act or the regulations has been identified.   
 
POLICY IMPLICATIONS AND LEGISLATED REQUIREMENTS 
 
N/A 
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RELEVANT CONSULTATION 
 
N/A 
 
ANALYSIS AND RATIONALE FOR RECOMMENDATION(S) 
 
A pattern of provincial engagement (e.g. limited or targeted public consultation, short 
commenting periods, vague Act regulation or Plan changes, uncertainty as to the number 
of opportunities to comment, and posting changes on ERO followed by a short effective 
date between posting and coming into effect) continues.  
 
There is a commitment to consult further on any regulatory changes but there are no 
details as to when or how this consultation will take place or the length of time 
municipalities will be given to make comments on any proposed changes. 
 
1.0 Proposed Changes to the ARA and Associated Regulations 
 
As noted above, there are no specific changes to the ARA or the regulations that the City 
can review. However, there are some initial comments that can be provided. It should be 
noted that under the key themes from the Province’s spring engagement which have been 
identified in this ERO posting, there does not appear to be any proposed changes related 
to the treatment of agricultural lands. 
 
1.1 Strengthening Protection for Water resources 

 
The proposed changes would affect existing operators that want to expand within the 
water table by creating a more robust application and public engagement process in 
cases where water resources maybe impacted. 
 
Additional protection of water resources is a positive step. However, staff are unclear 
what “within the water table” means since the description for aggregates is above or below 
the water table.  As a result, it is difficult to determine what applications would be affected.  
Further, there is no description of what enhanced public engagement or increased 
application requirements would be.  
 
1.2 Haul Routes 
 
The ERO posting indicates that the revisions will clarify how haul routes are considered 
under the ARA so that the Local Planning Appeal Tribunal and the Minister, when making 
a decision on a license, cannot impose conditions requiring agreements between 
municipalities and aggregate producers regarding aggregate haulage.  Agreements can 
still be entered into between municipalities and aggregate producers on a voluntary basis.   
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When evaluating a proposal for a new aggregate operation, the issue of the preferred 
haul route is a consideration due to the volume of truck traffic associated with aggregate 
operations as well as the potential for road damage due to the heavy usage. Based on 
previous applications in the City, implementation of a preferred haul route may require 
road network improvements (e.g. enhanced intersection control, turning lanes, etc.), road 
improvements (e.g. reconstruction of a road segment) and land acquisitions. (road 
widenings).   It appears based on the wording in the notice that the revisions will clarify 
that conditions cannot be imposed on an aggregate producer which would require them 
to enter into a haul route agreement with the municipality, and that agreements can be 
voluntary only.  More information on this proposed revision is required in order for staff to 
fully assess any potential impacts. 
 
1.3 Administrative Issues (Act and Regulation changes) 
 
As part of the ARA process, operators are required to submit 3 plans (existing conditions, 
site plan and rehabilitation plan) and notes/conditions, among other requirements, as part 
of their licence applications.  When the City receives a licence application under the ARA, 
staff can comment on the submission materials. 
 
The administrative issues identified in the proposed changes to the regulations are: 
 

 Permitting self-filing for: 
- routine site plans that comply with regulation requirements; and, 
- changes to existing site plans (e.g. relocation of structures, fences, etc.) 

provided setbacks are maintained and the rules for related to self filing area 
maintained; 

 Enhancing requirements for reporting on rehabilitation (e.g. more context and detail, 
how and when rehabilitation is undertaken;  

 Eliminating licence requirements for low risk activities (e.g. using aggregate for 
operational use on-site); 

 Clarifying site plan requirements and streamlining compliance reporting.  Maintain 
the annual reporting requirement; and, 

 Reviewing application requirements, including consultation and notice 
requirements, for new sites. 

 
Staff support the additional reporting for rehabilitation. Given the vagueness of the other 
proposed Act and regulation changes, staff are unable to determine if such changes can 
be supported or if there are any impacts on the City. 
 
2.0 Aggregate Fees 
 
The Province establishes a fee structure (price per tonne) paid annually to the Province 
based on the size and type of pit or quarry and then distributed to municipalities, the 

Page 219 of 241



SUBJECT: Proposed Amendments to the Aggregate Resources Act – Request for 
Comments (PED19207) (Wards 9, 11 to 13, 15) - Page 6 of 6 

 

OUR Vision: To be the best place to raise a child and age successfully. 
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy, safe and prosperous 

community, in a sustainable manner. 
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service, Engaged 

Empowered Employees. 

Crown and Aggregate Resources Trust. No changes are proposed at this time, but the 
Province has indicated that if changes are introduced future consultation will occur.   
 
ALTERNATIVES FOR CONSIDERATION 
 
The City could choose not to comment on ERO Posting 19-0556. 
 
ALIGNMENT TO THE 2016 – 2025 STRATEGIC PLAN 
 
Community Engagement and Participation 
Hamilton has an open, transparent and accessible approach to City government that 
engages with and empowers all citizens to be involved in their community. 
 
Economic Prosperity and Growth 
Hamilton has a prosperous and diverse local economy where people have opportunities 
to grow and develop. 
 
Clean and Green  
Hamilton is environmentally sustainable with a healthy balance of natural and urban 
spaces. 
 
Built Environment and Infrastructure 
Hamilton is supported by state of the art infrastructure, transportation options, buildings 
and public spaces that create a dynamic City. 
 
APPENDICES AND SCHEDULES ATTACHED 
 
Appendix “A” - ERO Posting for Proposed Amendments to the Aggregate Resources Act  
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Proposed amendments to the Aggregate Resources Act 
ERO number 

019-0556 

Notice type 

Act 

Act 

Aggregate Resources Act, R.S.O. 1990 

Posted by 

Ministry of Natural Resources and Forestry 

Notice stage 

Proposal 

Proposal posted 

September 20, 2019 

Comment period 

September 20, 2019 - November 4, 2019 (45 days) Open 

Proposal details 

Aggregate Resources Act 

The Ministry of Natural Resources and Forestry (MNRF) is responsible for managing 
Ontario’s aggregate resources, regulated under the Aggregate Resources Act (ARA). 
Aggregate resources are non-renewable resources like sand, gravel and rock that are 
needed for infrastructure that supports the quality of life that Ontarians enjoy today. They 
are used to construct the buildings we live and work in, the roads, the airports and 
subways we use to get from place to place, and for many other necessary services like 
sewers and power generating stations. Most of the aggregate produced in Ontario comes 
from private land in the southern region of the province where most Ontarians live. 

Ontario requires a continued supply of aggregate resources. Approximately 160 million 
tonnes of aggregate are needed in Ontario each year. Yet, it is equally important to 
manage and minimize the impact extraction operations may have on the environment and 
on the communities that surround them. These operations are located across our diverse 
province, and the regulatory framework that manages them must be fair and predictable 
and flexible enough to be effective. 
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In March of 2019, the Ministry hosted an Aggregates Summit. The Summit was an 
opportunity for industry, municipal and Indigenous leaders to share their ideas for cutting 
red tape, creating jobs and promoting environmental stewardship and economic growth 
within the aggregate industry. We also gathered further input through an online survey, 
ending May 31. 

Key themes heard: 

 reducing duplication, inefficiency, and inconsistency in application and approval 
processes 

 improving access to aggregate resources 
 protecting agricultural lands and water resources 
 enhancing rehabilitation 
 continue public engagement and outreach on any proposed changes to 

the ARA framework. 

As a result of this input, the Ministry is proposing changes to the aggregate resources 
framework to reduce burdens for business while also ensuring the environment is 
protected and Ontarians continue to have an opportunity to participate in processes that 
may impact them. 

Summary of proposed changes 

We are proposing to make amendments to the Aggregate Resources Act, while 
continuing to ensure operators are meeting high standards for aggregate 
extraction, that would: 

 strengthen protection of water resources by creating a more robust application 
process for existing operators that want to expand to extract aggregate within the 
water table, allowing for increased public engagement on applications that may 
impact water resources. This would allow municipalities and others to officially 
object to an application and provide the opportunity to have their concerns heard 
by the Local Planning Appeal Tribunal. 

 clarify that depth of extraction of pits and quarries is managed under the Aggregate 
Resources Act and that duplicative municipal zoning by-laws relating to the depth 
of aggregate extraction would not apply 

 clarify the application of municipal zoning on Crown land does not apply to 
aggregate extraction 

 clarify how haul routes are considered under the Aggregate Resources Act so that 
the Local Planning Appeal Tribunal and the Minister, when making a decision 
about issuing or refusing a licence, cannot impose conditions requiring agreements 
between municipalities and aggregate producers regarding aggregate haulage. 
This change is proposed to apply to all applications in progress where a decision 
by the Local Planning Appeal Tribunal or the Minister has not yet been made. 
Municipalities and aggregate producers may continue to enter into agreements on 
a voluntary basis. 

Page 222 of 241



Appendix “A” to Report PED19207 
Page 3 of 3 

 

 improve access to aggregates in adjacent municipal road allowances through a 
simpler application process (i.e. amendment vs a new application) for an existing 
license holder, if supported by the municipality 

 provide more flexibility for regulations to permit self-filing of routine site plan 
amendments, as long as regulatory conditions are met. 

We are also considering some regulatory changes, including: 

 enhanced reporting on rehabilitation by requiring more context and detail on 
where, when and how rehabilitation is or has been undertaken. 

 allowing operators to self-file changes to existing site plans for some routine 
activities, subject to conditions set out in regulation. For example, re-location of 
some structures or fencing, as long as setbacks are respected 

 allowing some low-risk activities to occur without a licence if conditions specified 
in regulation are followed. For example, extraction of small amounts of aggregate 
if material is for personal use and does not leave the property 

 clarifying requirements for site plan amendment applications 
 streamlining compliance reporting requirements, while maintaining the annual 

requirement 
 reviewing application requirements for new sites, including notification and 

consultation requirements 

While no changes to aggregates fees are being proposed at this time, the Ministry is also 
interested in hearing your feedback on this matter. 

We are committed to consult further on more specific details related to the regulatory 
proposals, including any proposed changes to aggregate fees at a later date. 

Public consultation opportunities 

Ontario Government’s Summit on Aggregate Reform (March 2019): 

 provided an opportunity for industry, municipal and Indigenous leaders to share 
their ideas for cutting red tape, creating jobs and promoting economic growth within 
the aggregate industry 

 input was also received via email and through an online survey, which closed May 
31, 2019. A total of 378 aggregate reform comments were received from the 
following groups: 

 Members of the public 
 Industry, industry associations, consultants 
 Municipalities, municipal associations 
 Non-governmental organizations (NGOs) 
 Academia, and 
 Indigenous communities 
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CITY OF HAMILTON 
PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 

Planning Division 

TO: Chair and Members 
Planning Committee 

COMMITTEE DATE: October 1, 2019 

SUBJECT/REPORT NO:  Sign Variance Appeal SV-19-002 for the property known as 
1147 Garner Road West, Ancaster, Denied by the Director of 
Planning and Chief Planner and Appealed by the Owner 
(PED19195) (Ward 12) 

WARD(S) AFFECTED: Ward 12 

PREPARED BY: Sara Rogers 
(905) 546-2424 Ext. 2694 

SUBMITTED BY: Steve Robichaud 
Director, Planning and Chief Planner 
Planning and Economic Development Department 
 

SIGNATURE:  

 
RECOMMENDATION 
 
That the Appeal of Sign Variance Application SV-19-002, by Ancaster Self Storage 
Inc., Owner, to permit a proposed electronic message display Ground Sign proposing a 
100% electronic message display and third party advertising, increased height, 
decreased setback from a property line, and no display of the municipal address to be 
included, for the property located at 1147 Garner Road West, Ancaster, as shown on 
Appendix “A” to Report PED19195, be Denied, on the following basis: 
 
(a) That the requested variances are not in keeping with the general intent and 

purpose of Sign By-law No. 10-197; and, 
 

(b) That the requested variances do not meet the tests of Sign By-law No. 10-197. 
 
EXECUTIVE SUMMARY 
 
The owner submitted Sign Variance Application SV-19-002 on December 21, 2018. The 
application was amended by the owner on May 7, 2019. The amended application 
proposed to erect a Ground Sign 0.0 metres from the property line abutting Garner 
Road West, with a maximum height of 8.14 metres, upon which the municipal address 
of the property would not be displayed, and would allocate 100% of the sign face to an 
electronic message display, for the purposes of advertising for Ancaster Self Storage, 
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located on the subject property (see Appendices “B”, “C” and “D” to Report PED19195), 
as well as for third party advertising (i.e. other self-storage facilities owned by the 
applicant).  
 
The variances were denied by the Director of Planning and Chief Planner, on July 15, 
2019. Staff were generally supportive of the one variance to permit a Ground Sign to be 
located 0.0 m from the property line abutting Garner Road West, whereas Sign By-law 
10-197 requires the proposed Ground Sign to be located a minimum of 6.1 m from any 
property line; however, staff were unable to support the overall massing, height, third 
party advertising, and extent of the electronic component of the proposed Ground Sign. 
As a result, staff could not support the proposed Ground Sign to be located at a 
distance of 0.0 m from the property line as the Ground Sign variances overall could not 
be supported.  
 
The owner appealed the decision to deny the variances on July 26, 2019, and 
requested the proposed Sign Variance Application be considered by the Planning 
Committee. 
 
Alternatives for Consideration – See Page 8 
 
FINANCIAL – STAFFING – LEGAL IMPLICATIONS 
 
Financial: None 
 
Staffing: None 
 
Legal: The application is subject to the Municipal Act, and there are no requirements 

for a Public Meeting.  By-law No. 10-197 requires the City Clerk to notify the 
owner once a hearing date before the Planning Committee has been fixed to 
consider an appeal of the decision by the Director of Planning and Chief 
Planner to deny a sign variance application. 

 
HISTORICAL BACKGROUND 
 
On August 12, 2010, Council approved Sign By-law No. 10-197.  Part 6.0 of By-law No. 
10-197 provides the regulations in dealing with variances, including the delegated 
approval authority, what the City of Hamilton shall have regard for when reviewing Sign 
Variance Applications (section 6.5), and the process of appealing the Sign Variance 
Application decision (section 6.6) (see Appendix “E” to Report PED19195). 
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On December 21, 2018, staff received an application for a Sign Variance to permit the 
establishment of a new electronic message display Ground Sign which did not conform 
to the applicable provisions of Sign By-law No. 10-197. The application was amended 
subsequently by the owner on May 7, 2019. 
 
The following variances were requested: 
 
1) To permit a Ground Sign with a maximum height of 8.14 metres whereas the Sign 

By-law required 7.5 metres; 
 
2) To permit a Ground Sign that does not display the municipal address of the 

property on which the Ground Sign is displayed; 
 
3) To permit a Ground Sign to allocate 100% of the sign face to an electronic 

message display whereas the Sign By-law permits a maximum of 50% of the sign 
face for electronic display; 

 
4) To permit a Ground Sign for the purposes of ‘third party’ advertising whereas the 

Sign By-law permits Ground Signs to only advertise a business, activity, product, 
or service that is available on the property;  

 
5) To permit a Ground Sign not within a Business Improvement Area or the Ancaster 

Village Core Area to allocate 100% of an electronic message display for the 
purposes of third party advertising; and, 

 
6) To permit a Ground Sign to be located at a distance of 0.0 metres from a property 

line whereas the Sign By-law requires a setback of 6.1 metres from the Garner 
Road property line. 

 
On July 15, 2019, the variances were denied by the Director of Planning and Chief 
Planner, and notice was sent to the applicant advising of the decision. On July 26, 2019, 
the owner appealed the decision by the Director of Planning and Chief Planner to deny 
the variances, and requested that the matter be considered by the Planning Committee 
(see Appendix “F” to Report PED19195). 
 

Details of Submitted Application 
 
Location: 1147 Garner Road West, Ancaster 
 
Owner Ancaster Self Storage Inc. 
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Applicant: Urbancore Developments 
 
Property Description: Frontage:     ±86 metres 
 

Lot Depth:    ±87 metres 
 
 Area:          ±8,779 square metres 
 
POLICY IMPLICATIONS AND LEGISLATED REQUIREMENTS 
 
City of Hamilton Sign By-law No. 10-197 
 
By-law No. 10-197 provides regulations for signs and other advertising devices within 
the City of Hamilton. 
 
Section 5.1.1 of By-law 10-197 specifies which signs shall be prohibited. Section 5.1.1 
(a) prohibits “any sign with a video screen or any flashing, kinetic, or illusionary motion, 
except an electronic message display as permitted under this By-law”. The proposed 
Ground Sign is a full colour LED display with no illusionary motion. Therefore, the 
proposed Ground Sign does conform to the Sign By-law 10-197. 
 
The proposed Ground Sign was reviewed against Sign By-law 10-197 and the following 
deviations were identified: 
 
Section 5.2.2 (f) of the Sign By-law 10-197 restricts the height to a maximum of 7.5 
metres. Therefore, the proposed Ground Sign at a height of 8.14 metres does not 
conform to the Sign By-law 10-197. 
 
Section 5.2.2 (g) (i) of the Sign By-law 10-197 requires the content of a Ground Sign to 
include the “municipal address number of the property on which the Ground Sign is 
displayed”. Therefore, the proposed Ground Sign which does not display the municipal 
address does not conform to the Sign By-law 10-197. 
 
Section 5.2.2 (g) (iii) of the Sign By-law 10-197 restricts the extent of an electronic 
message display to “a maximum of 50% of the sign face area…provided that no 
copy…shall be displayed for less than three seconds, during which there shall be no 
movement or change in colour or intensity of illumination”. Therefore, the proposed 
Ground Sign which is allocating 100% of the sign face area to a full colour LED display 
with no illusionary motion does not conform to the Sign By-law 10-197. 
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Section 5.2.2 (g) (v) of the Sign By-law 10-197 restricts advertising to “a business on the 
property on which the Ground Sign is displayed, or an activity, product or service 
available on that property, or a charity’s or community organization’s activities”. 
Therefore, the proposed Ground Sign which is advertising a business, activity, product 
or service which is not available on the subject site does not conform to the Sign By-law 
10-197. 
 
Section 5.2.2 (g) (vi) of the Sign By-law 10-197 permits third party advertising on a 
portion of the sign face area for Ground Signs not within the “Downtown Community 
Improvement Project Area, a Business Improvement Area, the Ancaster Village Core 
Area or within the Glanbrook Village Core Area”. A maximum 25% of the sign area or 
1.2 sq. m, whichever is lesser, except for an electronic message display, may be 
allocated to third party advertising. Therefore, the proposed Ground Sign which is not 
within one of the areas noted above and which is allocating 100% of the sign area or 
11.29 sq. m, all of which is electronic message display, does not conform to the Sign 
By-law 10-197. 
 
Section 5.2.2 (i) of the Sign By-law 10-197 restricts the location of a Ground Sign to a 
minimum of “1.5 m or a distance equal to 75% of the height of the Ground Sign, 
whichever is greater, [from] any property line”. Based on a height of 8.14 m, a setback 
of 6.1 m from any property line is required. Therefore, the proposed Ground Sign which 
is located 0.0 m from the property line abutting Garner Road West does not conform to 
the Sign By-law 10-197. 
 
City of Hamilton Zoning By-law No. 05-200 
 
The subject property is zoned Arterial Commercial (C7, 650) Zone in the City of 
Hamilton Zoning By-law No. 05-200, which permits a range of commercial uses 
including the self-storage use currently developed on the site.  
 
As the proposed Ground Sign is not located within any required parking or landscaped 
areas, the proposed Ground Sign conforms to the City of Hamilton Zoning By-law No. 
05-200. 
 
RELEVANT CONSULTATION 
 
Departments/Agencies having no comments or concerns: 
 

 Growth Management (Development Engineering) Section; 

 Corridor Management Section; and 

 Building, Engineering and Zoning Section. 
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Building Services Division (Building Construction Section) 
 
Comments received from the Building Services Division identified which provisions of 
the Sign By-law were applicable to the proposed Ground Sign, and identified whether 
the proposed Ground Sign complied or did not comply with the requirements of the By-
law. The comments from the Building Services Division identified that the proposed 
Ground Sign did not conform to a total of six (6) provisions of the By-law as outlined in 
the Policy Implications and Legislated Requirements Section of this Report. 
 
ANALYSIS AND RATIONALE FOR RECOMMENDATION 
 
The applicant is proposing to erect an electronic Ground Sign at the subject site to 
provide a promotional opportunity for the existing 300 unit Self Storage Facility as well 
as other self storage facilities located elsewhere and owned by the applicant. In 
particular, the third party advertising proposed and the overall massing, height and 
extent of the electronic component of the Ground Sign does not conform to the intent of 
the City of Hamilton Sign By-law 10-197 and does not have regard for the four tests 
against which the variances are evaluated against. 
 
On August 12, 2010, Council approved Sign By-law No. 10-197. Part 6.0 of By-law No. 
10-197 provides the regulations in dealing with variances, pursuant to section 6.5 of the 
City of Hamilton Sign By-law No.10-197, in considering applications for sign variance, 
the following shall be considered: 
 

 Special circumstances or conditions applying to the land, building or use referred to 
in the application; 

 

 Whether strict application of the provisions of this By-law in the context of the special 
circumstances applying to the land, building or use, would result in practical 
difficulties or unnecessary and unusual hardship for the applicant, inconsistent with 
the general intent and purpose of this By-law; 

 

 Whether such special circumstances or conditions are pre-existing and not created 
by the Sign Owner or applicant; and, 

 

 Whether the Sign that is the subject of the variance will alter the essential character 
of the area in which the Sign will be located. 
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The City of Hamilton may approve a Sign Variance Application if the general intent and 
purpose of the By-law is maintained, and the proposal has regard for the four tests, as 
set out in Section 6.5 of By-law No. 10-197 (see Appendix “E” to Report PED19195). 
 
The four tests are evaluated in the following comments: 
 
a) Special circumstances or conditions applying to the lands, building or use 

referred to in the application; 
 
The subject lands are currently developed with a self-storage facility. Site Plan Control 
Application DA-05-185 was approved on November 2, 2006, prior to the Sign By-law 
coming into force and effect. As a result, the applicant is unable to conform to the 
location requirements of the Sign By-law (as in Variance 6, Section 5.2.2 (i)) without 
impacting the vehicular circulation and fire routes that are part of the approved site plan. 
This situation is considered to be a special condition applying to the land, however this 
special condition does not require the Ground Sign to be constructed at a height of 8.14 
m with 100% electronic message display and third party advertising, without displaying 
the municipal address. Therefore, while there is a special condition applying to the 
lands; with respect to sign location, it does not impact Variances 1 to 5. 
 
b) Whether strict application of the provisions of this By-law in the context of the 

special circumstances applying to the land, building or use, would result in 
practical difficulties or unnecessary and unusual hardship for the applicant, 
inconsistent with the general intent and purpose of this By-law; 

 
Strict application of the provisions of the By-law with respect to maintaining a 6.1 m 
setback from Garner Road West (Variance 6), would cause the proposed Ground Sign 
to be located within a drive aisle and fire route, resulting in practical difficulties for the 
applicant. However, staff are of the opinion that there would be no practical difficulties or 
unnecessary and unusual hardships as a result of the proposed Ground Sign 
conforming to the remainder of the Sign By-law. 
 
c) Whether such special circumstances or conditions are pre-existing and not 

created by the Sign Owner or applicant;  
 
The site design is pre-existing, and signage was not contemplated prior to Site Plan 
Approval or prior to the Sign By-law coming into force and effect. Staff are satisfied that 
the conditions for this site are pre-existing and that the applicant did not create the 
special condition applying to the land with respect to the required setback of the Ground 
Sign from any property line.  
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While the layout of the site is pre-existing, there are no special circumstances or 
conditions that apply to the lands that require the Ground Sign to be constructed at a 
height of 8.14 m with 100% electronic message display and third party advertising, 
without displaying the municipal address. Therefore, the special condition is pre-
existing; however, it does not impact Variances 1 to 5. 
 
d) Whether the Sign that is the subject of the variance will alter the essential 

character of the area in which the Sign will be located. 
 
Garner Road West in this location is zoned Commercial and Mixed Use on the north 
side and Industrial on the south side, with the lands to the south being largely 
underdeveloped as the uses transition from agriculture to industrial. There is a Ground 
Sign on the abutting property to the west, being 1151 Garner Road West, located at the 
property line, and another Ground Sign approximately 400 m to the west at 1242 Garner 
Road West. However, these sign faces contain no readograph or electronic message 
display. 
 
Staff are generally satisfied that a Ground Sign could be located 0.0 m from the property 
line abutting Garner Road West without negatively impacting the character of the area 
as the area is vehicle rather than pedestrian-oriented, with no sidewalks currently 
provided and a speed limit of 70 km/hr in both directions along Garner Road West. 
Notwithstanding the foregoing, staff are unable to support this location for the proposed 
Ground Sign that is the subject of this application. Staff are of the opinion that the 
proposed height, third party advertising, and the allocation of 100% of the sign face to 
an electronic message display would alter the essential character of the area and set a 
precedent for Ground Signs proposed in the future as this underdeveloped area 
transitions to more urban uses. Therefore, the Ground Sign that is the subject of these 
variances would alter the essential character of the area. 
 
The Sign Variance Application was denied by the Director of Planning and Chief 
Planner, on July 15, 2019.  The reasons for the refusal are that the proposed sign 
variances do not maintain the general intent and purpose of the Sign By-law and do not 
meet the four tests for sign variances provided in Section 6.5 of By-law No. 10-197 (see 
Appendix “E” to Report PED19195). 
 
ALTERNATIVES FOR CONSIDERATION 
 
Option 1 
 
Council may uphold the recommendation of the Director of Planning and Chief Planner, 
Planning Division, to refuse the proposed variances as they do not maintain the general 
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intent and purpose of the Sign By-law. The owner would be permitted to erect a Ground 
Sign in accordance with the City of Hamilton Sign By-law No. 10-197. 
 
Option 2 
 
Council may deny the recommendation of the Director of Planning and Chief Planner, 
Planning Division, and support the proposed variances, as submitted. However, it is 
staff’s opinion that this option does not maintain the general intent and purpose of the 
City of Hamilton Sign By-law No. 10-197.  
 
Option 3 
 
Council may support Variance 6 to permit the Ground Sign to be located within 0.0 m of 
the property line abutting Garner Road West, and refuse Variances 1 to 5. The owner 
would be permitted to erect a Ground Sign at a distance of 0.0 m from the property line 
abutting Garner Road West provided that the Ground Sign is in conformity with all other 
applicable provisions of the City of Hamilton Sign By-law No. 10-197.  
 
ALIGNMENT TO THE 2016 – 2025 STRATEGIC PLAN 
 
Community Engagement & Participation 
Hamilton has an open, transparent and accessible approach to City government that 
engages with and empowers all citizens to be involved in their community. 
 
Economic Prosperity and Growth  
Hamilton has a prosperous and diverse local economy where people have opportunities 
to grow and develop. 
 
Built Environment and Infrastructure 
Hamilton is supported by state of the art infrastructure, transportation options, buildings 
and public spaces that create a dynamic City. 
 
Our People and Performance 
Hamiltonians have a high level of trust and confidence in their City government. 
 
APPENDICES AND SCHEDULES ATTACHED 
 
Appendix “A”:  Location Map 
Appendix “B”:  Site Plan 
Appendix “C”: Site Plan – Detail  
Appendix “D”:  Elevations and Renderings of proposed Ground Sign 
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Appendix “E”:  Section 6.0 of Sign By-law No. 10-197 
Appendix “F”:  Appeal Letter 
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PART 6.0 
VARIANCES 
 

6.1 Any person may apply for a variance from this By-law or any provision thereof. 
 
6.2 An application for variance shall be made on the form prescribed by the 
City and shall be accompanied by the applicable fee, as set out in the City's User 
Fees and Charges By-law. 
 
A By-Law repealing and replacing By-law No. 06-243 respecting Signs within 
the City of Hamilton 
 
6.3 Variances may be authorized by the Director. 
 
6.4 The General Manager may authorize a variance if in his or her opinion the 
general intent and purpose of the By-law are maintained. 
 
6.5 In considering an application for a variance, the Director shall have regard for: 
 
(a) special circumstances or conditions applying to the land, building or use referred 
to in the application; 
 
(b) whether strict application of the provisions of this By-law in the context of 
the special circumstances applying to the land, building or use, would result in 
practical difficulties or unnecessary and unusual hardship for the applicant, 
inconsistent with the general intent and purpose of this By-law; 
 
(c) whether such special circumstances or conditions are pre-existing and not 
created by the sign owner or applicant; and 
 
(d) whether the sign that is the subject of the variance will alter the essential 
character of the area in which the sign will be located. 
 
6.6 An applicant may appeal the variance application decision of the Director within 
21 days of the decision is made to the Economic Development and 
 
Planning Committee or any successor Committee. 
 
6.7 The City Clerk shall notify the applicant once a hearing date before the 
Economic Development and Planning Committee or any successor Committee has 
been fixed and if the applicant does not attend at the appointed time and place, the 
Committee may proceed in the absence of the applicant and the applicant shall not 
be entitled to further notice in the proceeding. 
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6.8 Council may uphold or vary the recommendations of the Economic 
Development and Planning Committee or any successor Committee or do any act or 
make any decision that it might have done had it conducted the hearing itself and 
the applicant shall not be entitled to a further hearing on the matter before Council 
and the decision of Council shall be final. 
 
6.9 A variance from this By-law shall expire 6 months from the date of issuance 
unless the sign is displayed for its intended purpose and a variance shall expire 
upon the removal of the sign. 
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ANCASTER 

SELF STORAGE ?E 

July 25, 2019 

Via Email & Delivered 

Mayor Fred Eisenberger 

City of Hamilton 

And 

Ms. Janet Pilon 

City Clerk 

City of Hamilton 

71 Main Street West, 2nd Floor 

Hamilton, ON LSP 4YS 

Dear Mr. Mayor Eisenberger and Ms. Pilon, 

RECEIVED 

JJlli llffi m,, 

Re: Ancaster Self Storage - Sign Variance Application - SV-19-002 -1147 Garner Road West, Ancaster 

By way of this letter, We are formally requesting that the matter pertaining to our sign variance 

application at 1147 Garner Road West, Ancaster be referred to the next available Planning Committee 

meeting for reconsideration of the final decision. I will also be making a request to be a delegation through 

the City Clerk's office as it is my intention to attend the Planning Committee meeting and make a 

deputation. 

Should any additional information or clarification be required prior to this meeting, please do not hesitate 

to contact me. 

Regards, 

Ancast .r Self Storage Inc. 

Cc: ouncillor Lloyd Ferguson, Ward 12, City of Hamilton 

Mr. Steve Robichaud, Chief Planner, City of Hamilton 

,_.Ms. Anita Fabac, Manager of Development Planning, City of Hamilton 

Appendix "F" to Report PED19195 
Page 1 of 1
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CITY OF HAMILTON 
MOTION 

 
 

Planning Committee: October 15, 2019 
 

 
MOVED BY COUNCILLOR T. WHITEHEAD..………….….…………..…..….  
 
SECONDED BY COUNCILLOR ………………….………..………………….. 
 
Fencing By-law Appeal Process 
 
That staff be directed to look at the feasibility of having an appeal process for the 
Fencing By-law. 
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