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RECOMMENDATION: 

 
That approval be given to Amended Zoning Application ZAR-09-043, by Mike 
Valvasori (in Trust), Owner, for changes in zoning from the “D” (Urban Protected 
Residential - One and Two Family Dwellings, Etc.) District to the “E-2-‘H’/S-1660” 
(Multiple Dwellings - Holding) District, Modified, with a Special Exception (Block 2), the           
“RT-30-‘H’/S-1660” (Street Townhouse - Holding) District, Modified, with a Special 
Exception (Block 1), and the “G-3 - ‘H’/S-1660” (Public Parking Lots - Holding) District 
(Block 3), to permit 3 street townhouse units, a 4-storey, 36 unit apartment building, and 
a commercial parking lot, on lands municipally known as 2 and 4 Blanshard Street and 
0 Poulette Street, located within Part of Lot 18, Concession 3, Former Township of 
Barton, now in the City of Hamilton, as shown on Appendix “A” to Report PED12196, on 
the following basis: 
 
(a) That the draft By-law, attached as Appendix “B” to Report PED12196, which has 

been prepared in a form satisfactory to the City Solicitor, be enacted by City 
Council. 
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(b) That the amending By-law be added to Section 19B of Zoning By-law No. 6593 
 as Schedule S-1660, and that the subject lands on Zoning District Maps W-13 
 and W-14 be notated as S-1660. 
 
(c) That the proposed changes in zoning are in conformity with the              
 Hamilton-Wentworth Official Plan and the Official Plan for the City of Hamilton. 

 
(d) That upon finalization of the implementing By-law, the Kirkendall North 

Neighbourhood Plan be amended to change the designation affecting the subject 
lands from “Commercial” and “Single and Double” to “Townhouses” (Block 1) and 
“Low Density Apartments” (Block 2).  
  

EXECUTIVE SUMMARY 

 
The purpose of this application is to amend the City of Hamilton Zoning By-law to permit 
a residential infill development, as shown on Appendix “D”, consisting of:  
 
(a) Three street townhouse units fronting onto Poulette Street, with rear yard parking 
 accessed by Blanshard Street;  
 
(b) A 4-storey, 36 unit apartment serviced by 40 parking spaces in a below grade 
 parking garage; and,  
 
(c) A commercial parking lot for up to 18 spaces.  
 
The proposal has merit and can be supported since the changes in Zoning are 
consistent with the Provincial Policy Statement, and conform with the City of Hamilton 
and Hamilton-Wentworth Official Plans.  The proposed development is considered to be 
a form that is compatible and complementary to existing development. 
 
Alternatives for Consideration - See Page 25. 
 

FINANCIAL / STAFFING / LEGAL IMPLICATIONS (for Recommendation(s) only) 

 
Financial: N/A. 
 
Staffing:  N/A. 
 
Legal: As required by the Planning Act, Council shall hold at least one (1) Public 

Meeting to consider an application for an Amendment to the Zoning       
By-law. 
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HISTORICAL BACKGROUND  (Chronology of events) 

 
The subject lands were originally consolidated with the lands to the immediate north and 
used as the playground area for the former Allenby School.  On July 10, 2002, City of 
Hamilton Council approved a rezoning application to allow the former school to be 
converted to 18 residential apartments.  As part of the conversion of the former school 
to apartments, the lands subject to this application were separated from the Allenby 
project by way of Consent Application (File B-02:32), approved by the Committee of 
Adjustment on April 17, 2002. 
 
More recently, the following chronology of events has taken place that lead up to the 
preparation of this Report: 
 
March 11, 2009: Formal Consultation to provide preliminary direction 

concerning the submission requirements for a complete 
application. 

 
October 27, 2009:  Application for Zoning By-law Amendment submitted. 
 
December 11, 2009: Application for Zoning By-law Amendment deemed complete 

upon submission of required supporting plans and studies. 
 
December 11, 2009: Application circulated to relevant Agencies and Departments 

for preliminary review. 
 
December 23, 2009: Notice of Complete Application and Preliminary Circulation 

distributed to neighbouring residents within 120m of the 
subject lands. 

 
April 7, 2010: Owner’s “Open House” to review plans with neighbourhood 

residents. 
 
February 14, 2012: Formal request received from owner’s agent to revise the 

application to include additional lands. 
 
May 28, 2012: Owner’s “Open House” to review revised plans with 

neighbourhood residents. 
 
August 17, 2012:  Circulation of Notice of Public Meeting. 
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Staff from the Parking and By-law Services Division have also been negotiating with the 
owners of the subject lands and the adjacent lands to the north, to ascertain if it was 
possible to operate the proposed parking lot as a public lot to provide additional parking 
for Locke Street patrons.  However, as part of the revised application that proposed to 
include additional lands with the subject property, the owners agreed to a land swap 
with an adjacent owner. The agreement also included the adjacent owner acquiring the 
lands associated with the proposed parking lot, which is now proposed through this 
application to be operated as a private commercial parking lot. The associated 
severance application to implement the land transfers (File HM/B-11:23) was approved 
by the Committee of Adjustment on May 12, 2011 (see Appendix “G”), and the 
ownership change has taken place.   
 
Details of Submitted Application: 
 
Location: 2 and 4 Blanshard Street and 0 Poulette Street  
 (See Appendix “A”) 
 
Owner:      Mike Valvasori (in Trust) 
 
Applicant:   IBI Group 
 
Property Description: Total Lot Frontage: 23.8m (Poulette Street) 
         

Lot Depth:  Irregular 
  
Total Lot Area: 3,444.50 sq. m 
    

EXISTING LAND USE AND ZONING 
 

 
 

Existing Land Use Existing Zoning 
 

Subject Lands: 
 

Vacant “D” (Urban Protected  
Residential - One  

and Two Family Dwellings, Etc.) 
District 

 
Surrounding Lands: 
 

  

North Former School Converted 
to Residential 
Condominium 

“DE/S-1467” (Low Density  
Multiple Dwellings) District, 

Modified 
 

South Single Detached 
Residential 

 

“D” (Urban Protected  
Residential - One and Two  

Family Dwellings, Etc.) District  
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East Parking Lot, Ground Floor 
Commercial Uses with 
some Residential Units 

Above 
 

“H” (Community Shopping  
and  

Commercial, Etc.) District 
 

West  Single Detached 
Residential 

“D” (Urban Protected  
Residential - One and Two Family 

Dwellings, Etc.) District 
 

POLICY IMPLICATIONS 

 
Provincial Policy Statement: 
 
Staff recognizes that the application is consistent with the policies that focus growth in 
Settlement Areas, Policy 1.1.3.1.  The subject application is promoting redevelopment, 
intensification, and revitalization in an area that has sufficient existing infrastructure and, 
in effect, creating a supply of new housing for the established area. 
 
Policy 1.7.1(e) outlines that long-term economic prosperity will be supported by 
Planning so that major facilities (such as airports, transportation corridors, sewage 
treatment facilities, waste management systems, industries, and aggregate activities) 
and sensitive land uses are appropriately designed, buffered, and separated from each 
other to prevent adverse effects from odour, noise and other contaminants, and 
minimize risk to public health and safety.  In this case, staff notes that the subject lands 
are intended to be developed for residential purposes and are located within 
approximately 85m of the Canadian Pacific Railway Corridor.   
 
The proximity of the proposed sensitive land use to a rail noise source triggers the 
requirement for a Noise Study.  While staff is in a position to consider the proposed 
rezoning application, staff will require the submission of a Noise Study at the Site Plan 
Control stage of the proposed development. 
 
In addition, Policy 2.6.3 states that development and site alteration may be permitted on 
adjacent lands to protect heritage property where the proposed development and site 
alteration has been evaluated and it has been demonstrated that the heritage attributes 
of the protected heritage property will be conserved.  Staff notes that the subject lands 
are located adjacent to 172-176 Locke Street South (Twentieth Century Club Building), 
which is designated under the Ontario Heritage Act, and is identified within Hamilton’s 
Heritage Volume l.  However, the development is to the rear of the protected heritage 
property and is not expected to produce any adverse impacts on the heritage attributes 
of the designated portions of the building. Therefore, a Heritage Impact Assessment 
was not required, and the property is deemed to be compliant with cultural-related 
Provincial policy. 
 
The proposal conforms to the policies of the Provincial Policy Statement. 
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Growth Plan for the Greater Golden Horseshoe (Places to Grow): 
 
Section 1.2.2 of the Growth Plan for the Greater Golden Horseshoe 2006 indicates that 
some of the guiding principles of the Plan are to “build compact, vibrant, and complete 
communities”, and to “optimize the use of existing and new infrastructure to support 
growth in a compact, efficient form”.  The application is consistent with these principles, 
as it proposes to build a more compact community by allowing a development which will 
maximize the development potential of the site and assist in building a complete 
community.  
 
Region of Hamilton Wentworth Official Plan: 
 
The subject property is designated as “Urban Area” within the Hamilton-Wentworth 
Regional Official Plan.  Policy C-3.1 outlines that a wide range of urban uses, defined 
through Area Municipal Official Plans and based on full municipal services will be 
concentrated in the Urban Areas. These areas are intended to accommodate 
approximately 96% of new residential housing units in the Region to the year 2020.  
 
However, Policy B-9.2 states that protection and preservation of regionally significant 
historical and cultural resources, including recognized archaeological sites, shall be 
considered in the review of proposals for development and redevelopment.  Where 
possible, these attributes will be incorporated into the overall design in a manner which 
minimizes adverse impacts and encourages maintenance and protection.  As noted 
above, the subject lands are located adjacent to 172-176 Locke Street South (Twentieth 
Century Club Building), which is designated under the Ontario Heritage Act and 
identified within Hamilton’s Heritage Volume l. Notwithstanding this nearby 
designation, the proposed development will not produce any adverse impacts on the 
heritage attributes of the designated portions of the building.     
 
The proposal conforms to the policies of the Region of Hamilton Wentworth Official 
Plan. 
 
New Urban Official Plan (Council Adopted):  
 
The Urban Hamilton Official Plan was adopted by Council on July 9, 2009, and received 
Ministerial Approval from the Ministry of Municipal Affairs and Housing on March 16, 
2011.  However, it has been appealed to the Ontario Municipal Board. 
 
The subject lands are designated “Neighbourhoods” in the new Urban Hamilton Official 
Plan.  Sub-section 3.2.1 of the Urban Hamilton Official Plan notes that Areas designated 
“Neighbourhoods” shall function as complete communities, and include the full range of 
residential dwelling types and densities, as well as supporting uses intended to serve 
the local residents.  
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When considering residential intensification, such as that proposed as part of this 
application, regard must be had for maintaining and enhancing the existing character of 
established Neighbourhoods.  Residential development shall be compatible with the 
scale and character of the existing residential neighbourhood and include elements of 
quality urban and architectural design, as noted in Sub-section 3.2.7.  Higher density 
dwelling forms, such as those proposed as part of this application, and supporting uses, 
are intended to be located on the periphery of neighbourhoods on or in close proximity 
to major or minor arterial roads. 
 
The policies of Sub-section 3.3 of the Plan provide direction to ensure that new 
development includes Urban Design elements that:  
 
 Enhance the sense of community pride and identification by creating and 

maintaining unique places; 
 

 Provide and create quality spaces in all public and private development; 
 

 Create pedestrian oriented places that are safe, accessible, connected, and easy 
to navigate for people of all abilities; 

 
 Create communities that are transit-supportive and promote active transportation; 

 
 Ensure that new development is compatible with and enhances the character of 

the existing environment and locale; 
 

 Create places that are adaptable and flexible to accommodate future 
demographic and environmental changes; 

 
 Promote development and spaces that respect natural processes and features 

and contribute to environmental sustainability; 
 

 Promote intensification that makes appropriate and innovative use of buildings 
and sites, and is compatible in form and function to the character of existing 
communities and neighbourhoods; and, 

 
 Encourage innovative community design and technologies. 
 
The proponents have provided an Urban Design Brief, a Planning Justification Report, 
and a Concept Plan in support of their proposal that has satisfied staff that the proposed 
rezoning will assist in achieving the objectives of the Urban Design policies of the Urban 
Hamilton Official Plan. 
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The three proposed street townhouse units fronting onto Poulette Street are considered 
“Low Density Residential” according to the Urban Hamilton Official Plan, based on their 
unit type and density of 50 units per hectare.  The policies of Sub-section 3.4 encourage 
low density development such as the proposed townhouses to be grade-orientated and 
located in the interior of neighbourhoods, having access to collector roads. 
 
While the 4-storey height of the proposed apartment building falls within the functional 
policies ascribed to “Medium Density Residential” uses, according to the polices of the 
“Neighbourhood” designation, the unit-yield of the 36-unit apartment building would be 
subject to the “High Density Residential” policies due to the ultimate unit density of 135 
units per hectare.  This density is based on the proposed final lot lines, which propose a 
0.27 hectare lot on which the apartment building is to be situated, whereas the current 
total lot area of the lands subject to this application is 0.34 hectares.  
 
According to Sub-sections 3.6.4 and 3.6.5, which provides policies concerning the 
function of “High Density Residential” uses, such uses shall be located within safe and 
convenient walking distance of existing or planned community facilities/services, 
including public transit, schools, and active or passive recreational facilities.  Further, 
proximity to the Downtown Urban Growth Centre, Sub-Regional Nodes or Community 
Nodes, and designated Employment Areas shall be considered desirable for high 
density residential uses.   
 
The design-related policies for “High Density Residential” uses found in Sub-section 
3.6.7 encourage apartment uses to: 
 
(a) Have direct access to a collector or major or minor arterial roads via a local road 

upon which abut only a small number of low density residential category 
dwellings; 

 
(b) Provide adequate landscaping, amenity features, on-site parking, and buffering, 

where required; 
 
(c) Be compatible with existing and future uses in the surrounding area in terms of 

heights, massing, and an arrangement of buildings and structures; and, 
 
(d)  Provide adequate access to the property, designed to minimize conflicts between 

traffic and pedestrians both on-site and on surrounding streets. 
 
Planning staff is satisfied that the proposed development fulfills the objectives of, and 
complies with, the Urban Hamilton Official Plan.  The planning analysis of this proposal 
is discussed in greater detail in the Analysis/Rationale For Recommendation section of 
this Report. 
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City of Hamilton Official Plan: 
 
The subject lands are predominately designated “Major Institutional” on Schedule “A” of 
the City of Hamilton’s Official Plan, while a portion of the lands on which the proposed 
parking lot is located, falls within an area designated both “Major Institutional” and 
“Commercial”.  As a result, the following policies are applicable to the proposed 
development: 
 
“A.2.6.5 Notwithstanding the policies set out above, in areas designated MAJOR 

INSTITUTIONAL, Residential uses may be permitted provided they are 
compatible with the surrounding area and are in keeping with the 
Residential policies set out in Sub-sections A.2.1 and C.7 of this Plan. 

 
A.2.1.8 It is the intent of Council that a variety of housing styles, types, and 

densities be available in all RESIDENTIAL areas of the City, and further, 
that proposals for new development or redevelopment will contribute to 
the desired mix of housing, where practicable.  In this regard, Council will 
be guided by the Housing Policies of Sub-section C.7 and the 
Neighbourhood Plan Policies of Sub-section D.2. 

 
A.2.1.13 Plans for redevelopment will, to the satisfaction of Council, ensure that the 

RESIDENTIAL character of the area will be maintained or enhanced, and 
that the redevelopment will not burden existing facilities and services. 

 
A.2.2.1  The primary uses permitted in the areas exceeding 0.4 hectare designated 

on Schedule "A" as COMMERCIAL will be for Commerce.  In this regard, 
Commerce is defined as establishments involved in the buying and selling 
of goods and services; business offices; and hotels, convention, and 
entertainment facilities.” 

 
In addition to the primary permitted uses, the COMMERICAL designation also considers 
residential and institutional uses subject to a number of criteria.  
 
“C.7.3 Council will encourage RESIDENTIAL ENVIRONMENT of an adequate 

physical condition that contains a variety of housing forms that will meet 
the needs of present and futures residents.  Accordingly, Council will: 

  
iii) Support RESIDENTIAL development such as infilling, 

redevelopment, and the conversion of non-residential structures 
that makes more efficient use of the existing building stock and/or 
physical infrastructure that recognize and enhance the scale and 
character of the existing residential area by having regard to natural 
vegetation, lot frontages and areas, building height, coverage, 
mass, setbacks, privacy, and overview; 
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v) Encourage new RESIDENTIAL development that provides a range 
of dwelling types at densities and scales that recognize and 
enhance the scale and character of the existing residential area by 
having regard to natural vegetation, lot frontages and areas, 
building height, coverage, mass, setbacks, privacy, and overview;” 

 
Planning staff is satisfied that the proposed residential development is compliant with 
the intent of the MAJOR INSITUTIONAL designation.  The density of the proposed 
residential development has been scaled so that the three lower density street 
townhouses are fronting onto Poulette Street in a manner that is consistent with 
surrounding existing uses.  Further, the proposed apartment building is located in a 
transitional area at the periphery of the neighbourhood that approaches mixed-use 
development along Locke Street.  The portion of the lands proposed to be zoned for a 
commercial parking lot is located at the rear of existing mixed-use development and 
acts as a logical extension of the existing parking and loading areas to the north at the 
rear of the Locke Street properties.  
 
Sub-section 8.3 of the Plan also encourages that the design of any development 
incorporate passive energy features to maximize the use of solar energy, eliminate or 
reduce shadow-cast onto adjacent properties, and utilize proper plant material.  The 
proponent has provided a Sunshadow Study and Elevations Plans that demonstrate 
proper consideration has been given to this Sub-section.  In addition, the implementing 
Zoning By-law and future Site Plan application will be used to ensure such features are 
included in the final built form. 
    
Additional analysis concerning compliance with Official Plan policy is found in the 
Analysis/Rationale for Recommendation section of this Report. 
 
Neighbourhood Plan: 
 
The subject lands are partially designated both “Commercial” and "Single and Double 
Residential" in the approved Kirkendall North Neighbourhood Plan.  The proposal 
represents an infill opportunity on an otherwise inefficiently under-used site that will be 
compatible with the various surrounding residential and commercial land uses.  Therefore, 
approval of the application will require an amendment to the approved Kirkendall North 
Neighbourhood Plan to redesignate portions of the subject lands to "Low Density 
Apartments" and “Townhouses”. 
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RELEVANT CONSULTATION 

 
Agencies/Departments Having no Concern or Objections 
 
 Hamilton-Wentworth District School Board. 
 Hamilton-Wentworth Separate School Board. 
 Union Gas. 
 Bell Canada. 
 Canada Post. 
 
Other Agency/Department Comments 
 
Waste Management Section (Public Works Department) has advised that the 
subject lands are eligible for weekly collection of garbage, organics, recyclable material, 
and leaf and yard waste subject to compliance with the specifications indicated by the 
Operations and Waste Management Division and subject to compliance with the City’s 
Solid Waste Management By-law 09-067.  This will be reviewed in further detail at the 
Site Plan stage. 
 
Traffic Engineering Section (Public Works Department) staff has advised that the 
proposed parking lot will not currently have adequate access.  In addition, they have 
advised that Blanshard Street is a public, unassumed alley, and cannot guarantee that it 
will provide access to the proposed development under its current condition.  As such, 
as a condition of approval, it will be necessary for the owners to acquire two-way access 
from Poulette. 
 
Planning staff duly notes the limitations of the existing condition of Blanshard Street.  It 
will be necessary to ensure that access is improved before development takes place on 
the subject lands.  Given the amount of frontage available on Poulette Street, it is 
reasonable to expect that access improvements are achievable.  In order to ensure that 
such improvements are duly considered, Planning staff is recommending placing a 
Holding provision on the zoning of the subject property to preclude development from 
occurring until arrangements have been made for improvements to the access.  Since 
the access is currently “public, unassumed” along Blanshard Street, and the ultimate 
solution may include a combination of public and private access, the removal of the 
Holding provision for the residential components of this application will also include 
ensuring that arrangements have been made to clarify responsibilities for equitable 
access for all property owners that currently have access to Blanshard Street, as well as 
the construction, maintenance, and future repair and replacement of the access.   
 
Forestry and Horticulture Section (Public Works Department) staff has advised that 
they do not object to the proposed rezoning.  A Landscape Tree Planting Plan will be 
required at the subsequent Site Plan Review stage.  
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Hamilton Municipal Parking System staff advised that parking in the area is heavily 
regulated, and residents may have a difficult time finding parking off-site.  As such, it will 
be necessary that all requisite parking be provided on the property.  Consideration 
should be given to ensuring that the final parking lot layout to be determined at the Site 
Plan stage provides proper on-site circulation of vehicles.  
 
Hamilton Conservation Authority (HCA) staff has advised that the lands do not 
contain any natural heritage or natural hazard lands, and are not located in an area 
affected by the HCA’s permitting regulations.  As such, the HCA has no objection to the 
proposed applications, but requests that stormwater management and erosion control 
measures be satisfactorily addressed at the Site Plan stage.  
 
Canadian Pacific Railway staff advised that they have no objections to the proposed 
rezoning to allow residential development.  There is sufficient physical separation to 
their depressed corridor located north of Hunter Street.  However, noise from passing 
trains may be of concern, and a Noise Study should be carried out to determine such.  
Failing that, a suitable warning clause should be provided to future occupants advising 
them of the presence of the CPR right-of-way.   
 
In this regard, a Noise Study will be required as part of the review of the future site plan 
application, and warning clauses may be placed on the property at that time, if 
necessary. 
 
Public Consultation 

In accordance with the changes to the Planning Act and the Public Participation Policy 
that was approved by Council, Notice of the Complete Application and Preliminary 
Circulation of the application was circulated to all property owners within 120m of the 
subject property on December 23, 2009.  A total of 338 notices were circulated.  As a 
result of this notice, and a subsequent “Open House”, sponsored by the owner, staff 
received three letters (see Appendix “F”).  Upon review of the various correspondence 
received from residents, it was identified that issues raised by neighbours fell into six 
general categories, which included: 
  
(a) Impact on infrastructure;  
(b)  Removal of greenspace;  
(c)  Increase in traffic, thereby creating exhaust issues;  
(d)  Grading and drainage; 
(e)  Access along Blanshard Street; and, 
(f)  Impact on existing rights-of-way to the rear of the property at 170 Locke Street 
 South. 
   
The issues are addressed, in detail, later in this Report, as Item 10 in the 
Analysis/Rationale For Recommendation section. 
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A Public Notice Sign was posted on the subject lands on January 12, 2010, and Notice 
of the Public Meeting was given in accordance with the requirements of the Planning 
Act.  
 

ANALYSIS / RATIONALE FOR RECOMMENDATION 

(include Performance Measurement/Benchmarking Data, if applicable) 

 
1. The proposed changes in zoning have merit, and can be supported for the 

following reasons: 
 

(i) They are consistent with the Provincial Policy Statement, as it represents 
an opportunity for growth in a Settlement Area; 

 
(ii) They conform to the City of Hamilton and Hamilton-Wentworth Official 

Plans; 
 
(iii) The proposed development is considered to be compatible with the existing 

and planned development in the immediate area; and,  
 

(iv) The proposed development represents good planning by providing a 
compact urban form. 

 
2. At the on-set of this application, the owners sought zoning approvals to allow the 

proposed residential components, as well as to allow the easternmost portion of 
the property to be rezoned to permit a commercial parking lot (see Appendix “C”). 
Concurrent with this rezoning application, the City was investigating the 
possibility of acquiring and/or operating the parcel proposed to be used as a 
commercial parking lot.  A substantial amount of discussion took place with the 
City and the owners between the submission of the applications in late 2009 and 
late 2011, to investigate arrangements for the parking lot to be dedicated to the 
City to assist in meeting parking needs for the Locke Street corridor. 

 
  During that same time period, staff was reviewing the merits of the rezoning 

application. As a result of concerns raised by staff about the proximity of the 
proposed building to the westerly property line, the owner began to investigate 
alternatives that would address staff concerns.  As a result of their investigation, 
the owner’s negotiated with an abutting property owner to the east to acquire 
additional lands to allow for their easterly property line to be “squared-off”.  The 
revised property line created a lot shape that allowed the entire building envelope 
to be located further to east, thereby increasing the distance of the building from 
the westerly property line. 
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In exchange for acquiring the portion of lands allowing for the “squared-off” 
easterly property line, the owners agreed to allow the abutting land owner to 
acquire the lands proposed to be used as a parking lot. The revised lot line and 
building envelope resulted in the owners requesting a modification to their 
original rezoning application on February 14, 2012 (see Appendix “D”). The 
associated severance and land transfer have now occurred.  

 
3. As noted earlier in this Report, the MAJOR INSTITUTIONAL designation permits 

residential uses that are considered to be compatible with the surrounding area 
and in keeping with the Residential policies of the Official Plan.   As such, the 
City of Hamilton Official Plan generally acknowledges that residential uses, such 
as those proposed, may be considered on the subject lands and provide policies 
to ensure that said development is compatible with the existing neighbourhood.  

 
While “compatible” does not require new infill development to be the same as 
existing development, consideration must be given to ensure the built form and 
density is sympathetic to the surrounding community. 

 
In terms of built form and land use of the surrounding community, the subject 
lands are located at the periphery of the existing residential neighbourhood 
where densities, building mass, and land uses transition from low density 
residential to the south and west, towards medium density residential (i.e. 
Allenby Lofts) to the north, as well as mixed-uses, including retail/service 
commercial uses with residential units, to the east along the Locke Street 
corridor.  Therefore, staff is of the opinion that medium density development is 
generally appropriate for the subject lands as a transition to the larger buildings 
located to the north and east.  
 

4. Considerable effort has been undertaken to assess what the approved built form 
of the proposal should be in order to ensure it is compatible with surrounding 
uses.  There have been numerous meetings between staff and the proponents to 
determine a building footprint that takes into consideration development 
constraints that include servicing easements and safe vehicular access.  Once 
the constraints were identified, it was evident to Planning staff that the original 
footprint resulted in what staff determined to be a deficient yard between the 
proposed building and existing residential use to the west (see Appendix “C”).  
 
The proponents responded to staff’s initial concerns by negotiating to acquire 
additional lands from a land owner to the east.  The additional lands proposed to 
be acquired created a regular shaped lot that would allow the entire building 
mass to be located further to the east, thereby creating a substantially larger 
(7.4m) yard for the proposed apartment in the area adjacent to existing 
residential uses to the west (see Appendix “D”).  
 
 



SUBJECT: Application for a Change in Zoning for 2 and 4 Blanshard Street and 0 
Poulette Street (Hamilton) (PED12196) (Ward 1) - Page 15 of 26 

 

 
 Vision: To be the best place in Canada to raise a child, promote innovation, engage citizens and provide diverse economic opportunities. 

Values:  Honest, Accountability, Innovation, Leadership, Respect, Excellence, Teamwork 

 

5. While this application is intended to simply rezone the lands, it was evident to 
both Planning staff and the proponent that the “infill” nature of this development 
meant that it would be necessary to give more consideration to the “built form” of 
the proposed buildings at this early stage in order to ensure that the proposal 
was compatible, and that zoning regulations were adopted that would ensure all 
the elements that assisted in achieving compatibility were captured by 
regulations.  

 
In support of this approach, the proponents have provided an Urban Design 
Brief, together with perspective drawings of the proposed development and a 
detailed concept plan.  This material is in excess of what is typically required to 
assess a rezoning application; however, it has been beneficial in this case to 
assist in allowing staff a meaningful opportunity to assess the proposal.  Upon 
review of the perspective plans, Planning staff notes that the particular elements 
of the proposal that address matters of compatibility include the following: 

 
General Elements: 
 
(a) With the grades of the property dropping from north to south, internal 
 parking will be accessed at-grade from the south side of the proposed 
 building, without creating an additional storey to the overall height of the 
 building, thereby ensuring the height of the building remains at 4-storeys. 
 
(b) Development of the portion of the property fronting onto Poulette Street 
 will consist of 3 street townhomes that will have setbacks and a 
 driveway-free front yard, consistent with abutting properties to the north. 
 These dwellings will be the predominant feature of the site from public 
 vantage points along Poulette Street.  

 
Proposed Apartment Building: 
 
(a) As noted earlier, the closest portion of the west facing elevation of the 
 apartment building is set back 7.4m from the property line (see 
 Appendix “D”).  However, additional design elements have been created 
 that result in a substantial portion of the mass of the building being even a 
 greater distance by having:  

 
i) The first 2-storeys include a recessed ground-floor walk-out and 

balconies that are 2.5m deep that occupy 65% of the west facing 
elevation; 

 
ii) A terraced third floor, where over 23m or 65% of the elevation are 

set back an additional 2.5m. 
 

iii) A fourth floor that is set back a minimum of 9.3m. 
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iv) Given the stepping back of the building mass, landscaping along 
the property line will more efficiently mitigate against overview from 
the upper two floors of the apartment building 

 
(b) The south facing elevation is set back from the rear of existing residences 

on Melbourne Street in excess of 20m, as the intervening lands are 
occupied by Blanshard Street and the parking lot servicing the building.  In 
addition, the area south of the building will be designed with pedestrian 
features and landscaping that will provide pedestrian connectivity between 
the internal neighbourhood and the Locke Street commercial area.  

 
(c)  The north facing elevation, which is adjacent to the Allenby Lofts, will be 

 predominantly set back 5.0m from the northerly lot line, with the 
 exception of a vertical column of balconies, approximately 6.0m wide, 
 that will be set back 3.0m from the property line.  The north facing 
 elevation will also contain 6.0m deep patios at the corners of the 
 building. 

 
(d)  While the east facing elevation has a setback of 3.96m, which is the 

 most reduced setback proposed from adjoining property, Planning staff 
 is satisfied that the elevation and setback in this area is less likely to 
 have negative impacts from a compatibility perspective, as the lands to the 
 east consist of a parking lot and loading areas for the commercial 
 businesses fronting on to Locke Street.  

 
6. Sunshadow Analysis: 
 

The proponents have undertaken a Sunshadow Analysis to assess the impact of 
the building’s height on the outdoor amenity areas of surrounding lands.  Upon 
review, Planning staff notes that the primary area used for outdoor amenity in the 
surrounding lands is limited to the residential lots fronting onto Poulette Street. 
The remaining surrounding lands are occupied by parking areas or loading areas 
for the existing multiple dwelling to the north and commercial uses to the east.  
 
Planning staff is satisfied that there is limited encroachment of shadows into the 
rear yard amenity areas of properties adjoining to the west beyond those that are 
currently present due to existing landscaping and foliage on-site.  Further, the 
times where the longest shadows are cast in a westerly direction are limited to 
early mornings during winter months, which is a time when outdoor amenity is 
typically not used due to cold weather.  No shadows are cast in a westerly 
direction during the late morning and afternoons in summer.    
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7. Proposed Commercial Parking Lot: 
 
 A portion of the lands on which the proposed parking lot is to be located fall 

within both the “Commercial” and “Major Institutional” designations of the City of 
Hamilton Official Plan. Sub-section D.8.2 of the City of Hamilton Official Plan 
acknowledges that the boundaries between classes of land uses are not 
intended to form the exact limits of any land use or policy.  Minor adjustments 
may be made in respect of such boundaries by way of Zoning By-law 
Amendment without the necessity of an Official Plan Amendment, so long as the 
Zoning By-law conforms with the general intent and purpose of the Plan.  In this 
case, the Lock Street commercial corridor is identified as a general swath of land 
that does not reflect the varying depths of lots fronting onto Locke Street South. 
Planning staff notes that the portion of the subject lands proposed to be rezoned 
to permit a commercial parking lot is located to the immediate rear yard of the 
commercial properties at 168 - 176 Locke Street South, which currently use their 
rear yards for limited parking and loading.  In addition, the portion of the subject 
lands proposed to be used for parking is consistent with the depths of the deeper 
rear yards of the lots to the immediate north at 154 - 164 Locke Street South, 
which, although not zoned accordingly, have been historically used for parking 
for their respective commercial uses occupying the buildings fronting onto Locke 
Street (i.e. Starbucks).  The proposed parking lot will logically function as a 
continuation of the existing commercially zoned property fronting onto Locke 
Street South.  Therefore, Planning staff is satisfied that the proposed rezoning, to 
allow for a consolidated parking lot at the rear of commercial uses along the 
Locke Street corridor, is appropriate. 

  
8. Traffic and Access: 
 

The subject lands are currently flanked to the south by Blanshard Street, a 3.6m 
wide, public unassumed alley that runs from Locke Street South to Poulette 
Street.  While it is not signed as such, the narrow width of Blanshard Street 
means that it can only practically function for traffic travelling in one direction at a 
time. Therefore, the widening and improvement of Blanshard Street is integral to 
the residential development.   

 
Staff is satisfied that adequate space exists to create a laneway, with a minimum 
width of 7.5m, that can provide ingress and egress to access the proposed      
36-unit apartment building and a commercial parking lot.  At this stage, in which 
the City is simply considering a rezoning to determine the appropriate land use, 
discussions have taken place between City staff and the proponent wherein all 
parties acknowledge that:  
 
(a) The future access will be an improvement over the standards of the 
 current lane; and, 
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(b) Any future improvements must include an agreement between the City 
 and owner(s) about the future construction, ownership, and maintenance 
 of the access.   
 
In this regard, Planning staff is satisfied that by affixing a “Holding” provision to 
the implementing Zoning By-law Amendment, and requiring future Site Plan 
approval, development will not occur until, amongst other requirements, such 
arrangements have been agreed to by the City and owners.  
 
For the proposed commercial parking lot, an ‘H’ Holding provision has been 
affixed to ensure that an adequate means of ingress and egress has been 
arranged before the proposed use occurs, either by way of the improvement of 
Blanshard Street by agreements with other Locke Street properties, or a 
combination thereof.  

 
9. Zoning By-law Amendment: 

 
As noted above, the implementing Zoning By-law Amendment is not only 
intended to provide regulations to allow the proposed use, but also to include 
certain elements to ensure the proposal is compatible with surrounding land uses 
and contributes to quality urban design. 
 
Therefore, the proposed Zoning By-law Amendment will: 

 
 Change the zoning of Block 1 from the “C” (Urban Protected Residential, 

Etc.)” District to the  “RT-30 - ‘H’/S-1660” (Street Townhouse - Holding) 
District, Modified, to allow 3 street townhouse units to front onto Poulette 
Street; 

 
 Change the zoning of Block 2 from the “D” (Urban Protected      

Residential - One and Two Family Dwellings, Etc.) District to the            
“E-2 - ‘H’/S-1660” (Multiple Dwellings - Holding) District, to allow the 
development of a 4-storey, 36-unit apartment building, with special 
provisions, to ensure development is consistent with the plans submitted 
as part of this rezoning application; and, 

 
 Change the zoning of Block 3 from the “D” (Urban Protected       

Residential - One and Two Family Dwelling) District Zone to the             
“G-3 - ‘H’/S-1660” (Public Parking Lots - Holding) District Zone, to allow for 
a parking lot to be used in association with the Locke Street South 
commercial corridor. 
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The particular land use and built form objectives of the zoning regulations for 
each new zoning category are outlined below:  
 
Block 1 “RT-30-‘H’/S-1660” (Street Townhouse - Holding) District, Modified, and 
Special Provisions: 
 
The provisions of this zone will allow 3 street townhouses to be constructed on 
lots with a depth of 30.2m. The proposed site-specific special conditions and the 
rationale for each provision are contained below: 
 
 Maximum building height of 3-storeys; 
 
 Minimum front yard depth of 2.5m; 

 
 Minimum rear yard depth of 11.5m to the dwelling and 6.5m to a deck 

above the first storey; 
 

 Minimum northerly side yard of 1.7m and minimum southerly side yard of 
0.5m; and, 

 
 Minimum lot width of 5.25m per dwelling unit. 
 
Rationale: The existing lots to the immediate north of the subject lands contain 
long standing dwellings that are located close to the front property line, and 
occupy a substantial portion of the frontage.  The proposed regulations are 
intended to allow for similar setbacks and side yards for the proposed townhouse 
units in order that the resulting built form closely respects the size and design of 
the existing units.  
 
Due to the shallow front yards and narrow side yards, adjacent residential uses 
do not have driveways in the front yards.  The existing zoning regulations will 
similarly create pedestrian-only front yards for the proposed street townhouses. 
As parking is to be provided in the rear yards of the proposed lots in an area 
accessible from Blanshard Street, alternative regulations have been included to 
ensure that adequate space remains free and clear for vehicular parking.  
 
Block 2 - “E-2-‘H’/S-1660” (Multiple Dwellings - Holding) District, Modified, and 
Special Provisions: 
 
The proposed “E-2” Zone will allow a multiple residential development, with up to 
36 units in the form of a 4-storey apartment building.  The site-specific special 
provisions are intended to provide more contemporary regulations than those 
found in the By-law, and more particularly, include the following: 
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 A minimum lot frontage of 5.1m. 
 
Rationale: The standard regulations of the “E-2” Zone require a minimum lot 
frontage of 15m.  The reduction in lot frontage is supportable, as the frontage is 
only intended to provide an access road to the proposed apartment building 
located on the interior of the lot where the dimensions are conducive to situating 
an appropriate footprint.  Notwithstanding the reduced lot frontage regulation, it 
should be noted that the proposed 2,666 sq. m lot far exceeds the minimum lot 
size requirement of 540 sq. m. 
 
 A maximum building height of 4-storeys, or 15m; 
 
 A maximum of 36 residential units; 
 
 A northerly minimum side yard setback of 5.0m, with provisions to allow: 
 

(i) A maximum of 22% of the façade containing balconies or covered 
porches to encroach to a maximum of 3m; and, 

 
(ii) A minimum of 18% of the façade to contain balconies or covered 

porches that are a minimum of 6.0m deep.  
 
 An easterly minimum side yard setback of 3.9m; 
 
 A southerly minimum side yard setback of 11.0m; and, 
 
 A westerly minimum side yard setback of 7.4m, with provisions to require 

a minimum of 65% of the façade to contain balconies or covered porches 
that are recessed a minimum of 2.6m deep.  

 
Rationale: As noted earlier in this Report, Planning staff and the proponent 
have invested a substantial amount of time in assessing a specific form of 
development in order to ensure that the proposal is appropriate for the subject 
lands and compatible with surrounding land uses in terms of setbacks, 
sunshadow, overview, and opportunities to provide appropriate landscaping at 
the subsequent Site Plan Review stage.  The site-specific regulations contained 
above are intended to capture regulations to ensure that the proposed building 
evaluated by Planning (see Appendices “D” and “E”) is built.  For example, rather 
that simply providing side yard setback requirements that could result in a blank, 
flat wall located at this minimum distance, the regulations include provisions to 
ensure that walls facing the north and west are substantially comprised of 
balconies and covered porches.  In turn, these regulations assist in creating a 
less imposing built form that will recede from the minimum standards by 
appearing to be setback a greater distance and stepped back on the fourth 
storey.  
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 Parking provisions requiring 1 parking space per dwelling unit and 4 
visitor parking spaces. 

 
Rationale: The current provisions of the City of Hamilton Zoning By-law 
require 1.25 parking spaces per dwelling unit; whereas the applicant is proposing 
parking at a rate of 1 space per unit, and 4 additional visitor spaces.  Staff notes 
that parking at a provision of 1 space per unit is consistent with the parking 
requirements, as contained in City of Hamilton Zoning By-law 05-200, for similar 
uses within downtown areas.  Consequently, notwithstanding that this property is 
outside of the downtown area, staff considers many of the attributes, which 
favour reductions to required parking for downtown areas, are equally attributed 
to this location. 
 
Indeed, as previously mentioned, the proposed development would introduce a 
residential building at a density which is not only transit supportable, but is in an 
urban setting in close proximity to a mix of uses, and which directly and indirectly 
encourages the use of alternative transit modes; factors which all serve to ensure 
the development conforms with the intent and direction of the Provincial Growth 
Plan. 
 
 A landscaped area of 495 sq. m. 
 
Rationale: The current provisions of the Zoning By-law would require 25%, or 
approximately 716 sq. m, of the lot area to be zoned for the proposed apartment 
development to be landscaped area.  
 
The proposed reduction in landscaping can be supported, as it is considered the 
individual characteristics of the site, and that surrounding it, can accommodate 
such a reduction without significant impacts upon the character or amenity of the 
area.  Notwithstanding the reduction in the standard landscaping requirements, 
staff notes that substantial landscaping can still be provided in the 7.4 metre-wide 
westerly side yard, an area where interface with existing residential land use is 
most critical.  Landscaping can be provided in this area to ensure that abutting 
residential land uses are adequately buffered by natural vegetation. Staff will 
conduct further review of these details, and secure their implementation, at the 
Site Plan stage. 
 
Block 3 - “G-3 - ‘H’/S-1660” (Public Parking Lots - Holding) District: 
 
The lands proposed to be zoned to permit a public parking lot will be subject to 
the standard provisions of the zone.  While there will be no modification to any 
regulations of the Zone, the Special Provision “S-1660” reference has been 
included for administrative purposes to direct future readers to the By-law that 
contains the conditions associated with the ‘H’ Holding provisions referred to 
below. 
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Holding Provisions: 
 
While the ownership of Blanshard Street is not directly a zoning issue, it is 
important to ensure that development does not proceed until an agreement is 
reached between the City and owner for vehicular access improvements to 
Blanshard Street and the adjoining lane.  The Zoning By-law Amendment affords 
the City with an opportunity to affix a Holding provision to the implementing 
Zoning By-law to ensure that the following items are addressed, prior to the 
removal of the Holding provision: 

 
(a) Access improvements to Blanshard Street and/or a private lane from its 

current condition to a 7.5m paved surface to ensure adequate vehicular 
ingress and egress from Blanshard Street to the proposed residential 
developments. 

 
(b) Confirmation of adequate access to the commercial parking lot. 
 
(c) The owner enters into an agreement with the City with respect to the 

construction of an access lane that will, in part, include Blanshard Street.  
Such agreement will include provisions addressing issues of ownership, 
access to Blanshard Street by third parties, as well as future maintenance, 
repair, and replacement, all to the satisfaction of the City of Hamilton 
Legal Services Department and the Director of Engineering Services, 
Public Works Department. 

 
Aside from provisions related to the improvement of Blanshard Street, the 
Holding provision will also require that the following additional items be fulfilled, 
prior to its removal: 

 
(d) To finalize the acquisition of additional lands from the abutting property 

owner to create the apartment lot shown on Appendix “D”. 
  
(e) The construction of the proposed parking lot.   

 
10. Staff received 2 letters and e-mails from neighbouring residents in response to 

the pre-circulation of the original application on December 23, 2009.  In addition, 
a third item of correspondence was received as a result of the “Open House”, 
hosted by the owners (see Appendix “F” for all correspondence).  Upon review of 
the various correspondence received from residents, it was identified that issues 
fell into six general categories, which included: 

  
 (a)  Impact on infrastructure; 
  
 (b)  Removal of greenspace; 
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 (c) Increase in traffic, thereby creating exhaust pollution issues; 
  
 (d) Grading and drainage; 
   
 (e)  Access along Blanshard Street; and, 
 
 (f) Impact on existing rights-of-way to the rear of the property at 170 Locke 

 Street South.   
 

Further discussion on this issue is found below: 
 
(a)  Impact on Existing Infrastructure: 
 

Staff notes that there is existing sanitary sewer infrastructure that 
transverses the subject lands.  The owners are aware of the location of 
this infrastructure, and have demonstrated that it is reasonable to locate a 
footprint in an area that is clear of the sewer.  In addition, Growth 
Management staff has confirmed the required dimensions of an easement 
that will be required to ensure adequate access to the sewer for the 
purpose of future maintenance, if necessary, and the owners have 
demonstrated that all buildings may reasonably be located outside of the 
easement.  Once the particulars of the proposed development area are 
considered in greater detail, as part of a future site plan application, it may 
be necessary for the owners to assess the structural stability of the sewer 
and identify precautions that will be necessary during construction. 

 
(b)  Removal of Greenspace: 
 

The subject lands are privately owned and currently designated MAJOR 
INSTITUTIONAL, a designation that provides policy to allow future 
development.  In addition, the lands are currently zoned in a category that 
would allow residential development as-of-right.  

 
Generally, the Official Plan’s land use designations are intended to fulfil 
various objectives, including providing a variety of housing options for 
population growth over the lifespan of the plan and the preservation of 
open space.   It is staff’s opinion that the subject lands have not been set 
aside as an area to be preserved as greenspace. 
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(c)  Increase in Traffic Thereby Creating Exhaust Issues: 
 

Planning staff acknowledges that the proposed development will generate 
additional vehicular trips along the area of Blanshard Street.  However, the 
neighbourhood in the area surrounding the subject lands is one of the best 
examples of a walkable “complete neighbourhood” within the City of 
Hamilton, where there are opportunities for residents to access 
commercial, institutional, and recreational uses without the use of a car.  It 
is considered that the application, as proposed, will successfully 
accommodate the demand for vehicular activity, while balancing the intent 
to encourage pedestrian supportive activities. 

 
(d) Grading and Drainage: 
 

A neighbouring resident has expressed concerns that the proposed 
development may have a negative impact on stormwater flows in his 
backyard.  In response, Planning staff notes that, given its age, this 
neighbourhood was constructed before the consideration of 
neighbourhood-wide planning to address such matters as drainage and 
stormwater management.  By today’s standards, all contemporary 
development of this nature is subject to Site Plan Control, which includes 
the need for the owner to provide grading and drainage plans 
demonstrating that there will be no negative impact on surrounding lands.  

 
(e)  Access along Blanshard Street: 
 

A resident expressed concerns about the width of Blanshard Street, and 
questioned its ability to provide access for the proposed uses.  While the 
existing Blanshard Street is only 3.6m wide, additional land is available to 
create an access that will function sufficiently to accommodate two-way 
traffic.  A Holding provision will be affixed to the zoning to ensure that 
arrangements concerning the construction, ownership, and future 
maintenance of the lane have been resolved, prior to development. 
However, the site conditions are such that access via Blanshard Street is 
reasonably achievable. 

 
(f)  Impact on Existing Rights-of-Way to Rear of 170 Locke Street South: 
 

The owners of 170 Locke Street South have brought to the attention of 
Planning staff that they have a right-of-way in their favour over the portion 
of the subject lands adjacent to their property to allow vehicular access to 
their rear yard.  This portion of lands falls within the area proposed to be 
rezoned to allow a parking lot. 
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In response, staff notes that the change in land use sought by the 
rezoning application will not diminish the rights enjoyed by the owners of 
170 Locke Street South.  The owner will be obligated to ensure that    
right-of-way access is still available when considering the future design of 
the parking lot.  This will be further reviewed and assessed at the Site 
Plan stage. 

 
11. This Zoning By-law Amendment application provides land use regulations 

establishing the fundamental use of the property for multiple residential 
purposes.  It also acts as a first step in ensuring quality urban design elements 
are included in the ultimate building and site by including regulations dealing with 
building height, stepbacks, total unit yield, parking, and open space 
requirements. 

  
As is the case for the development of all multi-residential buildings, an application 
for Site Plan approval will also be required.  Other urban-design related details 
and features of the redevelopment that are necessary to ensure compatibility 
with the surrounding community will be included as part of the site plan approval 
application.  The site plan review process will also be used to ensure that such 
things as landscaping, access, and parking locations are included in the final 
detailed development plans.  

 
The owner will be required to sign an undertaking and post securities to ensure 
that the property is developed in accordance with the site plan.  In addition, 
monies for Cash-in-Lieu of Parkland Dedication, etc., will be collected at the 
Building Permit stage. 

 

ALTERNATIVES FOR CONSIDERATION: 

(include Financial, Staffing, Legal and Policy Implications and pros and cons for each 
alternative) 

 
The subject lands are zoned “D” (Urban Protected Residential) District in the City of 
Hamilton Zoning By-law.  Should the proposed change in zoning be denied, the subject 
lands could be developed for 1 single-detached dwelling unit or a two-family dwelling 
unit. 
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CORPORATE STRATEGIC PLAN  (Linkage to Desired End Results) 

 
Focus Areas: 1. Skilled, Innovative and Respectful Organization, 2. Financial Sustainability, 

3. Intergovernmental Relationships, 4. Growing Our Economy, 5. Social Development, 
6. Environmental Stewardship, 7. Healthy Community 

 

Financial Sustainability 

  Effective and sustainable Growth Management. 

  Delivery of municipal services and management capital assets/liabilities in a 
sustainable, innovative, and cost-effective manner. 

  Generate assessment growth/non-tax revenues. 
 
Environmental Stewardship 

  Natural resources are protected and enhanced. 

  Aspiring to the highest environmental standards. 
 
Healthy Community 

  Plan and manage the built environment. 
 

APPENDICES / SCHEDULES 

 
 Appendix “A”: Location Map 
 Appendix “B”: Proposed Amendment to Zoning By-law 06593 
 Appendix “C”: Original Lot Size and Concept Plan 
 Appendix “D”: Proposed Lot Size and Concept Plan 
 Appendix “E”: Proposed Perspective Plans and Elevations 
 Appendix “F”: Neighbourhood Letters 
 Appendix “G”: Committee of Adjustment Decision for HM/B-11:23 
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Authority: Item         
Planning Committee 
Report: 12-        (PED12196) 
CM:        

Bill No.        
 
 

CITY OF HAMILTON 
 

BY-LAW NO.            
 

 To Amend Zoning By-law No. 6593 (Hamilton) 
 Respecting Lands Located at 2 and 4 Blanshard Street and 

0 Poulette Street 
 

WHEREAS the City of Hamilton Act, 1999, Statutes of Ontario, 1999 Chap. 14, Sch. C. did 
incorporate, as of January 1, 2001, the municipality “City of Hamilton”; 

AND WHEREAS the City of Hamilton is the successor to certain area municipalities, 
including the former municipality known as the “The Corporation of the City of Hamilton” and 
is the successor to the former Regional Municipality, namely, “The Regional Municipality of 
Hamilton-Wentworth”; 

AND WHEREAS the City of Hamilton Act, 1999 provides that the Zoning By-laws and Official 
Plans of the former area municipalities and the Official Plan of the former regional 
municipality continue in force in the City of Hamilton until subsequently amended or repealed 
by the Council of the City of Hamilton; 

AND WHEREAS the Council of the City of Hamilton passed Zoning By-law No. 6593 
(Hamilton) on the 25th day of July 1950, which By-law was approved by the Ontario 
Municipal Board by Order dated the 7th day of December 1951, (File No. P.F.C. 3821);  

AND WHEREAS the Council of the City of Hamilton, in adopting Item       of Report       
12-      of the Planning Committee, at its meeting held on the       day of      , 2012, 
recommended that Zoning By-law No. 6593 (Hamilton) be amended as hereinafter provided; 

AND WHEREAS this By-law is in conformity with the Official Plan of the City of Hamilton; 
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NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 
 
1. That Sheet Nos. W13 and W14 of the District Maps, appended to and forming part of 

By-law No. 6593 (Hamilton), are amended by changing the zoning as follows: 
 

(a) That Block 1 be rezoned from the “D” (Urban Protected Residential - One 
and Two Family Dwellings, Etc.) District to the “RT-30 - ‘H’/S-1660” (Street 
Townhouse - Holding) District, Modified;  

 
(b) That Block 2 be rezoned from the “D” (Urban Protected Residential - One 

and Two Family Dwellings, Etc.) District, respectively, to the                   
“E-2 - ‘H’/S-1660” (Multiple Dwellings - Holding) District, Modified; and, 

 
(c) That Block 3 be rezoned from the “D” (Urban Protected Residential - One 

and Two Family Dwelling) District Zone to the “G-3 - ‘H’/S-1660” (Public 
Parking Lots - Holding) District; 

 
on the lands the extent and boundaries of which are shown on the plan hereto 
annexed as Schedule “A”.    
 

2. That the “RT-30” (Street Townhouse) District regulations, as contained in Section 
10F of Zoning By-law No. 6593, applicable to Block 1, be modified to include the 
following special requirements: 

 
(a) That notwithstanding Sub-section 10F(3), no building or structure shall 

exceed 3-storeys, or 12m in height; 
 

(b) That notwithstanding Sub-section 10F(4)(a), a front yard having a depth of 
not less than 2.5m shall be provided and maintained; 
 

(c) That notwithstanding Sub-section 10F(4)(b), a rear yard having a depth of 
not less than 11.5m to the dwelling and 6.5m to a rear elevated amenity area 
deck shall be provided and maintained;  

 
(d) That notwithstanding Sub-section 10F(4)(c), the following shall apply: 

 
(i) For a northerly side yard of a wall that is not a party wall, along each 
 side lot line, a depth of not less than 1.7m shall be provided and 
 maintained; and, 
 
(ii) For a southerly side yard of a wall that is not a party wall, along each 
 side lot line, a depth of not less than 0.5m shall be provided and 
 maintained. 

 
(e) That Sub-sections 10F(4)(d) and 10F(5) shall not apply; 
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(f) That notwithstanding Section 10F(6(ii), every lot or tract of land shall have a 
width of not less than 5.25m; and, 

 
(g) That notwithstanding Section 18A(7), all parking spaces shall be a minimum 

of 2.6m x 5.5m. 
 

3. That the “E-2” (Multiple Dwellings) District regulations, as contained in Section 11B 
of Zoning By-law No. 6593, applicable to Block 2, be modified to include the 
following special requirements: 

 
(a) That notwithstanding Sub-section 11B(2)(ii), no building or structure shall 

exceed 4-storeys, or 19.7m in height; 
 

(b) That notwithstanding Sub-section 11B(3)(ii), no building or structure shall have 
a westerly side yard setback of less than 7.4m; 
 

(c) That notwithstanding Section 3 b) of this By-law, a minimum of 65% of the 
west facing elevation shall consist of covered patios and/or balconies having 
minimum depths of 2.5m; 
 

(d) That notwithstanding Sub-section 11B(3)(ii), no building or structure shall have 
a northerly side yard setback of less than 5.0m; 
 

(e) That notwithstanding Section 3 d) of this By-law: 
 
(i) A maximum of 22% of the north facing elevation shall consist of 

covered patios and/or balconies that shall be permitted to encroach 
within the minimum side yard to a maximum of 1.6m; and,   

 
(ii) A minimum of 18% of the north facing elevation shall consist of 

covered patios and/or balconies having minimum depths of 6.0m.  
 

(f) That notwithstanding Sub-section 11B(3)(iii), no building or structures shall 
have a rear yard setback of less than 3.9m; 
 

(g) That notwithstanding Section 11B(4), every lot or tract of land shall have a 
minimum width of 5.3m; 

 
(h) That Section 11B(5) shall not apply; 
 
(i) That notwithstanding Section 11B(6), a landscaping area of not less than 495 

sq. m shall be provided and maintained;  
 
(j) That the maximum number of dwelling units shall be 36; 
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(k) That notwithstanding Section 18A(1)(a), a minimum of 1 parking space shall 
be provided per dwelling unit; 

 
(l) That notwithstanding Section 18A(1)(b), a minimum of 4 visitor parking 

spaces shall be provided; 
 
(m) That notwithstanding Section 18A(7), all parking spaces shall be a minimum 

of 2.6m x 5.5m; and, 
 

(n) That notwithstanding Sub-Section 2(2) J.(viii), for the purposes of calculating 
building height, “Grade” shall be defined as the average finished ground level 
calculated at a distance of 4.5m from the west elevation of the building.  

 
4. That no building or structure shall be erected, altered, extended or enlarged, nor 

shall any building or structure or part thereof be used, nor shall any land be used, 
except in accordance with the “RT-30” (Street Townhouse) District provisions, the 
“E-2” (Multiple Dwellings) District provisions, and the “G-3” (Public Parking         
Lots) District provisions, subject to the special requirements referred to in Sections 
2 and 3 of this By-law. 

 
5. That By-law No. 6593 (Hamilton) is amended by adding this By-law to Section 19B 

as Schedule S-1660.  
 
6. That the ‘H’ symbol, applicable to the lands zoned “RT-30 - ‘H’/S-1660” (Street 

Townhouse - Holding), may be removed by further amendment to this By-law at 
such a time as: 

 
(a)  Access improvements to Blanshard Street and/or a private lane from its 

current condition to a 7.5m paved surface have been undertaken to ensure 
adequate vehicular ingress and egress from Blanshard Street to the rear of 
the lands subject to this Holding provision, to the satisfaction of the Director 
of Engineering Services, Public Works Department; and, 

 
(b) The owner enters into an agreement with the City with respect to the 

construction of an access lane that will, in part, include Blanshard Street.  
Such agreement will include provisions addressing issues of ownership, 
access to Blanshard Street by third parties, as well as future maintenance, 
repair, and replacement, all to the satisfaction of the City of Hamilton Legal 
Services Department, and the Director of Engineering Services, Public 
Works Department. 

 
7. That the ‘H’ symbol, applicable to the lands zoned “E-2 - ‘H’/S-1660” (Multiple 

Dwellings - Holding), may be removed by further amendment to this By-law at such 
a time as: 
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(a) Access improvements to Blanshard Street and/or a private lane from its 
current condition to a 7.5m paved surface have been undertaken to ensure 
adequate vehicular ingress and egress from Blanshard Street to the 
proposed residential development subject to this Holding provision, to the 
satisfaction of the Director of Engineering Services, Public Works 
Department; 

 
(b) The owner enters into an agreement with the City with respect to the 

construction of an access lane that will, in part, include Blanshard Street.  
Such agreement will include provisions addressing issues of ownership, 
access to Blanshard Street by third parties, as well as future maintenance, 
repair, and replacement, all to the satisfaction of the City of Hamilton Legal 
Services Department, and the Director of Engineering Services, Public 
Works Department; and, 

 
(c) The acquisition of additional lands from the abutting property owner, and 

merging of the said lands, on title, to create a lot that will support the 
proposed building envelope and westerly yard, to the satisfaction of the 
Manager of Development Planning. 

 
8. That the ‘H’ symbol, applicable to the lands zoned “G-3 - ‘H’/S-1660” (Public 

Parking Lot - Holding) District, may be removed by further amendment to this       
By-law at such a time as: 

 
(a) Access improvements have been undertaken to ensure adequate vehicular 

ingress and egress to the proposed commercial parking lot, to the 
satisfaction of the Director of Engineering Services, Public Works 
Department. 

 
9. That Sheet Nos. W-13 and W-14 of the District Maps are amended by marking the 

lands referred as Blocks 1, 2, and 3 in Section 1 of this By-law as S-1660. 
 
10. 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. 
 
 
PASSED and ENACTED this       day of      , 2012. 
 
 
 
   

R. Bratina 
Mayor 

 R. Caterini 
Clerk 

ZAR-09-043 
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