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RECOMMENDATION 

 
That approval be given to Amended Zoning Application ZAC-12-021, by Highgate 
Holdings, Owner, for a change in zoning from the Community Institutional “I2” Zone, 
and the  Existing Residential “ER” Zone to the Community Institutional (I2, 457) Zone, to 
permit the expansion of an existing Retirement Home, on lands known as 307 and 325 
Fiddler’s Green Road, in the former Town of Ancaster, shown as Blocks 1 and 2  on 
Appendix “A” to Report PED13183, on the following basis: 

 
(a) That the Draft By-law, attached as Appendix “C” to Report PED13183, which has 

been prepared in a form satisfactory to the City Solicitor, be enacted by Council;   
 
(b) That the amending By-law be added to Map 1 to Schedule “B” of Zoning By-law 

No. 87-57; 
 
(c) That the proposed changes in zoning conform to the Places to Grow Growth 

Plan, and is consistent with the Provincial Policy Statement (PPS); 
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(d) That the proposed changes in zoning are in conformity with the Urban Hamilton 
Official Plan. 

 

EXECUTIVE SUMMARY 

 
The purpose of the application is to amend the Ancaster Zoning By-law to permit the 
expansion of the Highgate Retirement Home to accommodate 100 suites for up to 120 
residents  (see Appendix “A”) for lands located at 307 and 325 Fiddler’s Green Road 
(Ancaster).   
 
The proposal has merit and can be supported, as it is consistent with the PPS, 
conforms to the Places to Grow Growth Plan, both of which encourage intensification 
and a range of housing options in the built up area.  The proposal employs good urban 
design to create an attractive streetscape, as supported in the Urban Hamilton Official 
Plan.  Furthermore, the proposal would meet the City’s residential intensification 
policies.  The proposed development would be compatible with the existing low density 
development of the surrounding area. 
 
Public concerns include, but are not limited to, nuisance issues, parking, increased 
traffic, and servicing.  These issues are addressed in this Planning Report.   
 
Alternatives for Consideration - See Page 29.   
 

FINANCIAL / STAFFING / LEGAL IMPLICATIONS  

 
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 a Zoning By-law Amendment.   
 

HISTORICAL BACKGROUND   

 
Chronology:  
  
November 30, 2011: 
 

Development Review Committee Meeting for Formal 
Consultation FC-11-127 for 307 and 325 Fiddler’s Green 
Road (Ancaster). 
 

June 1, 2012: Submission of Application ZAC-12-021 by Glenn Wellings, 
Planning Consultant.  
 



SUBJECT: Proposed Zoning By-law Amendment for 307 and 325 Fiddler's Green 
Road (Ancaster) (PED13183) (Ward 12) - Page 3 of 30 

 

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

OUR Mission: WE provide quality public service that contribute to a healthy, safe and prosperous community, in a sustainable manner. 
OUR Values: Accountability, Cost Consciousness, Equity, Excellence, Honesty, Innovation, Leadership, Respect and Teamwork 

 

July  27, 2012: Application ZAC-12-021 is deemed complete. 
 

July  27, 2012: Circulation of Notice of Complete Applications and 
Preliminary Circulation for Application ZAC-12-21 to all 
property owners within 120m of the subject lands. 
 

October 1, 2012: 
 

Ancaster Advisory Committee Meeting #1. 

March 1, 2013: Submission of revised development proposal. 
 

May 6, 2013: 
 

Ancaster Advisory Committee Meeting #2. 

June 13, 2013: Applicant’s “Open House”. 
 

November 15, 2013: Circulation of Notice of Public Meeting to all residents within 
120m of the subject lands. 

 
Background: 
 
The subject property is located on the easterly side of Fiddler’s Green Road, 
approximately 0.5 kilometres north of Highway 403, and is comprised of 2 abutting lots, 
which are municipally known as 307 and 325 Fiddler’s Green Road (see Appendix “A”).   
The property known as 307 Fiddler’s Green has been occupied by the Highgate 
Retirement Home since 1999.  The existing Retirement Home is comprised of a           
2-storey wing, which is located near the easterly property boundary, and a 1-storey 
wing, which is centrally located.  The Retirement Home is occupied by 50 residents, 
with 15 staff, and has a gross floor area of 797.8 sq. m.  The Retirement Home is 
served by a driveway entrance that abuts the southerly side of 325 Fiddler’s Green 
Road, and has a parking area for 30 parking spaces located north of the building. 
 
The property known as 325 Fiddler’s Green Road is situated to the north of the 
Highgate Retirement Home and contains a vacant 1-storey brick dwelling.  The 
properties have been merged under common title for the purpose of expanding the 
Retirement Home and, collectively, comprise a lot area of 0.98 ha.    (2.43 ac.) and 59.7 
m. of frontage. 
 
For information purposes only, 307 Fiddler’s Green Road was previously designated 
Special Policy Area (SPA) No. 19. SPA No. 19 was approved in 1988, to permit a 
retirement residence.  SPA No. 19 did not establish any maximum cap on the number of 
residents. The portion of the property known as 325 Fiddler’s Green Road was 
designated “Residential” in the former Ancaster Official Plan. 
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Proposed Zoning By-law Amendment:   
 
The proposed development, as revised, is for a Zoning By-law Amendment to allow for 
the expansion of the Highgate Retirement Home, involving both properties.    
 
A “Retirement Home” is defined in By-law No. 05-200 as ‘a multiple dwelling where all 
dwelling units do not contain full kitchens, but where the building provides communal 
facilities such as kitchen/dining facilities, laundry facilities, lounges, and where the 
residents are supervised in their daily activities.  A Retirement Home may be licensed 
by the municipality, and shall not be considered a long term care facility, emergency  
shelter, lodging house, residential care facility, or any other facility which is licensed, 
approved, or  regulated, under any general or  Special Act.’ 
 
The proposed expansion would involve the retention of the easterly wing and the 
development of new central and westerly additions to replace the existing central wing 
(see Appendix “C” - Revised Concept Plan).  The proposed additions would have a 
gross floor area of 1,872 sq. m., and would be 3-storeys in height (see Appendix “D”      
- Proposed Building Elevations). The proposed addition would be located on both 
properties. The proposed expanded Retirement Home is being designed to 
accommodate a maximum of 120 residents residing in 100 suites.   
 
The existing driveway entrance is intended to be removed, and a new driveway is 
proposed on the northerly part of 325 Fiddler’s Green Road.   The revised parking area 
would consist of 55 parking spaces, which would be located north of the expanded 
building.  In the revised plan, a 6.5m - 6.8m wide landscape buffer is proposed along 
the northerly property boundary, and a 3m wide landscape buffer is proposed along the 
easterly property boundary for the proposed parking area.  The proposed setbacks for 
the building addition would be 18m from Fiddler’s Green Road for the front yard, 7.5m 
for the southerly side yard, and 23.8m from the northerly side yard.  
 
The subject property is currently under two Zoning By-laws:    
 
 By-law No. 05-200 (New City of Hamilton Zoning By-law) applies to the existing 

Retirement Home at 307 Fiddler’s Green Road, which has zoned the property  
Community Institutional “I2” Zone;  and, 
 

 By-law No. 87-57 (Ancaster Zoning By-law) applies to 325 Fiddler’s Green Road, 
which has zoned the property Existing Residential “ER” Zone. 

 
The applicant is proposing to amend the existing zoning for both parcels in order to 
establish a Community Institutional “I2” Zone, with several special modifications.  A 
special modification would be required in the amending zoning in order to permit the 
maximum capacity of the proposed Retirement Home to be increased to 120 residents 
and 100 suites, whereas a maximum of 50 residents is currently permitted in the “I2” 



SUBJECT: Proposed Zoning By-law Amendment for 307 and 325 Fiddler's Green 
Road (Ancaster) (PED13183) (Ward 12) - Page 5 of 30 

 

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

OUR Mission: WE provide quality public service that contribute to a healthy, safe and prosperous community, in a sustainable manner. 
OUR Values: Accountability, Cost Consciousness, Equity, Excellence, Honesty, Innovation, Leadership, Respect and Teamwork 

 

Zone.   The proposed increase will provide accommodation for both married couples (20 
suites) and single persons (80 suites). 
 
The proposed development is intended to maintain or exceed the existing “I2” Zone 
requirements, as follows: 
 
 Minimum Northerly Side Yard:  23.9 m. (instead of 6 m.); 
 
 Minimum Southerly Side Yard: 7.5 m. (instead of 6 m.); 
 
 Minimum Front Yard:   18 m. (instead of 3 m.); 
 
 Minimum Rear Yard:   12 m. (consistent with “I2” Zone);  
 
 Minimum Parking:    55 parking spaces (instead of minimum 40  

 spaces); 
 
 Minimum Landscaped Area: To require 51.5% of the property to be 

landscaped (instead of the minimum required 
10%). 

Details of Submitted Application: 
 
Owner: Christoff Summer 
 
Applicant: Glenn Wellings, Planning Consultant 
 
Location:             307 and 325 Fiddler’s Green Road (Ancaster) (see Schedule “A”) 
 
 
Property Size:  Frontage:     109.6 m. 
  325 Fiddler’s Green Road:  59.7 m.  
  307 Fiddler’s Green Road:                     49.9 m. 
 
    Depth:      
  325 Fiddler’s Green Road:  51.9 m.  
    307 Fiddler’s Green Road:  88.9 m. 
 
  Area:      0.96 ha. 
  325 Fiddler’s Green Road:  0.31 ha.  
       307 Fiddler’s Green Road:  0.65 ha. 
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EXISTING LAND USE AND ZONING:  
  

Existing Land Use 
 

Existing Zoning 
 

Subject Lands: Existing Retirement Home 
at 325 Fiddler’s Green 

Road and  a  vacant Single  
Detached Dwelling at 307 

Fiddler’s Green Road 

Community Institutional “I2” 
Zone  (05-200) and  Existing 

Residential “ER” Zone 
 

 
Surrounding Lands: 

 

  

North Single Detached  
Dwellings 

 

Existing Residential  
“ER” Zone 

  
South Single Detached  

Dwellings 
 

Existing Residential 
 “ER” Zone              

                    
East Single Detached  

Dwellings 
 

Existing Residential  
“ER” Zone 

West Single Detached  
Dwellings 

 

Residential “R3” Zone and  
Deferred Development “D” 

Zone 
 

POLICY IMPLICATIONS/LEGISLATED REQUIREMENTS 

 
Provincial Policy Statement: 
 
The following policies from the PPS are of relevance to the proposed Retirement Home 
expansion: 
 
“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; 

 
b) Accommodating an appropriate range and mix of residential, employment 

(including industrial, commercial, and institutional uses), recreational, and 
open space uses to meet long term needs; and, 

 
f) Improving accessibility for persons with disabilities and the elderly by 

removing and/or preventing land use barriers which restrict their full 
participation in society.” 
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The proposal is consistent with the PPS because it would allow for efficient 
development which conserves land, and it would contribute to an expanded range of 
residential uses to serve the Ancaster community.  In particular, the proposal is 
consistent with Item f) because it would enable older residents who require some 
assistance to remain within their community. 
 
With respect to Housing, the following polices are also considered to be relevant to this 
proposal: 
 
“1.4.3 Planning authorities shall provide for an appropriate range of housing types and 

densities to meet projected requirements of current and future residents of the 
regional market area by: 

 
b) Permitting and facilitating: 
 

1. All forms of housing required to meet the social, health, and          
well being requirements of current and future residents; and,  

 
2. All forms of residential intensification and redevelopment, in 

accordance with Policy 1.1.3.3.  
 

e) Establishing development standards for residential 
intensification, redevelopment, and new residential 
development which minimize the cost of housing and 
facilitate compact form, while maintaining appropriate levels 
of public health and safety.” 

 
In addition, the PPS provides the following definition for Special Needs: 
 

“Special Needs means any housing, including dedicated facilities, in whole or 
in part, that is used by people who have specific needs beyond economic 
needs, including but not limited to, needs such as mobility requirements or 
support functions required for daily living. Examples of special needs housing 
may include, but are not limited to, housing for persons with disabilities such 
as physical, sensory, or mental health disabilities, and housing for the 
elderly.” 

 
The proposed expansion of a Retirement Home is consistent with the policy direction of 
the PPS to accommodate a wide range of hosing options and to promote housing for 
the elderly and persons with disabilities. 
 
Based on the foregoing, the proposal is consistent with the PPS. 
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Places to Grow: 
 
The following policies from the Places to Grow Growth Plan apply to the proposed 
development with respect to managing growth and facilitating intensification. 
 
“2.2.2.1 Population and employment growth will be accommodated by: 
 

a) Directing a significant portion of new growth to the built-up areas of the 
 community through intensification; 

 
d) Encouraging cities and towns to develop as complete communities with a 

diverse mix of land uses, a range and mix of employment and housing 
types, high quality public open space, and easy access to local stores and 
services; 

 
2.2.3.6   All municipalities will develop and implement through their Official Plans and 
 other supporting documents, a strategy and policies to phase in and 
 achieve intensification and the intensification target.  This strategy and 
 policies will: 
 

a)  Encourage intensification generally throughout the built-up area; 
 
c) Recognize urban growth centres, intensification corridors, and major transit 

station areas as a key focus for development to accommodate 
intensification; 

 
d) Identify the appropriate type and scale of development in intensification 

areas; and, 
 

i) Plan for a range and mix of housing, taking into account affordable housing 
needs.” 

 
The proposed expansion of the existing Retirement Home would conform to the 
direction of Policy 2.2.2.1 to encourage intensification within the built-up area and to 
promote the development of complete communities to serve a range of housing types 
and needs.  The proposal also conforms to the direction of Policy 2.2.3.6 to encourage 
intensification through strategies that encourage intensification, and the provision of 
housing that will serve specific components of the population including seniors, persons 
on fixed incomes, and special needs. 

 
Based on the foregoing, the proposal is consistent with the Provincial Growth Plan. 
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Hamilton Urban Official Plan: 
 
The Ontario Municipal Board issued the decision on August 16, 2013, to declare the 
Hamilton Urban Official Plan to be in force and effect, with the exception of the policies, 
schedules, and maps, which remain under appeal.  All land use designations, for 
example, are now in force and effect, as these were not under appeal.  Several of the 
policies which are provided in the discussion below are under appeal, and are noted for 
information purposes only.  
 
The subject property is designated “Neighbourhoods” in the Urban Hamilton Official 
Plan.  The proposed Retirement Home expansion is recognized as a broad form of 
supportive housing that is termed “housing with supports.” 
 
Housing with Supports, as defined in the Urban Hamilton Official Plan, means public, 
private, or non-profit owned housing with some form of support component, beyond 
economic support, intended or people who need support services to live independently 
in the community, where providers receive funding for support services.  The tenure 
may be long term.  Housing with supports includes special needs housing, as defined 
by the PPS (2005). 
 
The following policies apply to the City’s Urban Structure and are considered relevant to 
this application: 

 
“E. 2.6.4 The Neighbourhoods element of the urban structure shall permit and 

provide the opportunity for a full range of housing forms, types, and 
tenure, including affordable housing and housing with supports. 

 
 E.3.2.3   The following uses shall be permitted on lands designated 

“Neighbourhoods” on Schedule E-1 - Urban Land Use Designations:  
 

a) Residential dwellings, including second dwelling units and housing with 
supports.” 

 
Comment: 
 
As noted, the Urban Structure policies, cited above, permit “housing with supports” as  
part of the full range of  housing that is encouraged throughout the City’s urban 
residential areas.  The provision of housing to serve components of the population with 
specific housing needs, such as the elderly, is recognized in Policy E.2.6.4, and builds 
upon the direction in Policy 1.4.3 of the PPS and the development of complete 
communities referenced in Places to Grow.  The proposal to expand an existing 
Retirement Home is, therefore, considered consistent with these policies.  Policy E.2.4 
will be examined in terms of maintaining neighbourhood character and in satisfying the 
City’s requirements for residential intensification.   
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Neighbourhoods Designation – General Policies 
 
E. 3.2.4 The existing character of established “Neighbourhoods” designated areas 

shall be maintained.  Residential intensification within these areas shall 
enhance and be compatible with the scale and character of the existing 
residential neighbourhood, in accordance with Section B.2.4 - Residential 
Intensification and other applicable policies of this Plan. (Under Appeal) 

 
E. 3.2.14   New housing with supports shall be permitted within the “Neighbourhoods” 

designation, in accordance with the locational and design criteria of the 
residential category to which the density and built form best complies.” 

 
With respect to Policy No. E.3.2.14, the subject property would be considered a multiple 
dwelling form.      
 
The proposed expansion of the Retirement Home has attributes that are consistent with 
the design policies for medium-density residential development, provided in Policy 
Section E.3.5.  These relate primarily to: 
 
 The provision of direct access to  a minor arterial road (E.3.5.9a);  

    
 The current use, which would be similar in form to a multiple dwelling, which is a 

permitted use (E.3.5.2); and, 
 
 The provision of a suitably sized site to provide adequate landscaping, amenity 

features,  parking and buffering, and compatibility with existing and future uses 
(E.3.5.9).    

 
In light of the above, it would also be reasonable to examine the merits of the proposal 
on the basis of residential intensification, and urban design policies, which examine 
compatibility, integration, character, and fit. 
 
Residential Intensification: 
 
Residential intensification is defined as: “Intensification of a property, site, or area which 
results in a net increase in residential units or accommodation and includes: 
 
e) The conversion or expansion of existing residential buildings to create new 
 residential units or accommodation, including accessory apartments, 
 secondary suites, and rooming houses. (PPS, 2005).”  
 
The residential intensification policies, which are applicable to the proposal, include the 
following: 
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“2.4.1.4 Residential intensification developments shall be evaluated based on the 
following criteria:  

 
a)  The relationship of the proposal to existing neighbourhood character so 

 that it maintains, and where possible, enhances and builds upon desirable 
 established patterns and built form  (Remains Under Appeal);  

 
b)  The development’s contribution to maintaining and achieving a range of 

 dwelling types and tenures;  
 

c)  The compatible integration of the development with the surrounding area 
 in terms of use, scale, form, and character.  In this regard, the City 
 encourages the use of innovative and creative urban design techniques;  

 
d)  The development’s contribution to achieving the planned urban structure, 

 as described in Section E.2.0 - Urban Structure;  
 

e)  Infrastructure and transportation capacity; and, 
 

f)   The ability of the development to comply with all applicable policies.” 
 

With respect to Item a), it is noted that this matter is under appeal and the 
application of the policy is therefore informative but not determinative.  In 
principle, however, the proposal would allow for the expansion of a residential 
use (senior’s housing) within an appropriate location in a residential area. The 
proposal would maintain the character of the existing front yards by 
maintaining a generous setback (i.e. 18m) from the street, which would be 
comparable to that of adjacent properties.  The proposal will also maintain 
much of the existing trees and hedges along the property lines, and will be 
enhanced by new plant material to maintain the highly landscaped character of 
the area defined by mature trees and vegetation (see Tree Preservation Plan, 
Appendix “G”). 

 
With respect to Item b), the proposal would allow for the expansion of seniors 
housing within an appropriate location and allow for the creation of additional 
accommodation to serve this growing segment of the population.  Presently, 
there are only three Retirement Homes in Ancaster, which provide 
approximately 300 rooms.  Current demographic information suggests that the 
older segments of the senior’s population (i.e. 75 - 85 years of age and over 85 
years of age) are growing the fastest.  More specifically, the 75 - 85 age cohort 
grew by 50% from 2001 - 2006, and the over 85 age cohort grew by 150%.  It 
is expected that these trends will continue.  The proposal would, therefore, 
provide much needed accommodation for the rapidly growing age cohort.   
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With respect to Item c), the proposal would provide for the development of an 
expanded building form, which would be 3-storeys in height. This is considered 
compatible with the existing low density form of development in this area.  In 
addition, the vertical articulation of the front elevation (facing Fiddler’s Green) 
is broken into smaller components to establish a form which is similar in scale 
to single family dwellings. 
 
With respect to Item d), the proposal would contribute to the City’s planned 
Urban Structure by providing for the expansion of a permitted residential use   
(i.e. housing with supports) within the “Neighbourhoods” designation.    

 
With respect to Item e), the proposed expansion is located along an arterial 
road and is generally not a high traffic generating use.  As such, Corridor 
Management has not required a Traffic Study.  Stormwater management 
would be addressed at the Site Plan Approval stage through the proposal for a 
dry pond within the front yard of the property. 
 
Item f) applies to the review of other policies noted in the following sections. 

 
“2.4.2.2 When considering an application for a residential intensification development 

within the “Neighbourhoods” designation, the following matters shall be 
evaluated: 

  
a) The matters listed in Policy B.2.4.1.4;  
 

b) Compatibility with adjacent land uses including matters such as 
shadowing, overlook, noise, lighting, traffic, and other nuisance effects;  

 
c) The relationship of the proposed building(s) with the height, massing, and 

scale of nearby residential buildings;  
 

d) The consideration of transitions in height and density to adjacent 
residential buildings;  

 
e) The relationship of the proposed lot(s) with the lot pattern and 

configuration within the neighbourhood;  
 

f) The provision of amenity space and the relationship to existing patterns of 
private and public amenity space;  

 
g) The ability to respect and maintain or enhance the streetscape patterns 

including block lengths, setbacks, and building separations (Under 
Appeal);  
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h) The ability to complement the existing functions of the neighbourhood;  
 

i) The conservation of cultural heritage resources; and,  
 

j) Infrastructure and transportation capacity and impacts.” 
 

Comments: 
 
As subsections a) and c) were previously discussed, this analysis will focus on the 
remaining subsections. 
 
COMPATIBILITY (Item b)  
 
It is not anticipated, given the form and location of development, that any nuisance 
effects would be created.  In particular, the proposal would not contribute to overlook or 
overshadow through the proposed building height or massing because the site is of 
sufficient size, with relatively low lot coverage and generous setbacks from residential 
areas.  The proposed expansion would be located primarily at the front of the site, 
separated from neighbouring residential properties.  The yards would be well 
landscaped and include generous planting strips along the property lines to maximize 
privacy.  Lighting would be addressed at the Site Plan Approval stage, and would be 
required to be contained on the site.   
 
The location of the building expansion would not contribute to noise issues for 
neighbouring dwellings.  The driveway entrance and parking area would also be suitably 
designed to minimize noise impacts away from the abutting neighbour to the north.  
Loading activities would be out of public view and would not impact neighbouring 
properties.   Traffic issues are unlikely to occur as a result of the proposed expansion 
because of the proposed surplus of parking, which is 37.5% (15 spaces) above the “I2” 
Zone requirement to allow for periods in which there may be high numbers of visitors 
(i.e. Christmas, Easter, etc.).  In addition, the owners are agreeable to having special 
events and celebrations for the residents and families in off-site locations so that        
spill-over parking does not occur.   
 
TRANSITION (Item d) 
 
The existing 2½-storey building form would be maintained through the retention of the 
existing Retirement Home along the easterly part of the property.  The proposed 3-
storey building expansion would be developed centrally on the property and would not 
affect the neighbours to the east.   The end portion of the proposed building expansion 
would also be located approximately 18m from the neighbouring property to the north.  
Other minor variations in height would be provided for sections of the west elevation 
fronting Fiddler’s Green Road to create animation along the streetscape.  The use of 
mansard style roofing along the façade would also reduce the effect of building height. 
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LOT PATTERNS AND CONFIGURATION (Item e)  
 
The neighbourhood is characterized by a range of lot sizes and configurations.  The 
proposed development would be provided on a larger lot, however, the building would 
retain a substantial amount of the landscaped area and would have generous setbacks 
so that the development would maintain consistency with the character of the local area.  
 
AMENITY SPACE (Item f)  
 
The proposal would maintain the amenity areas for the existing portion of the 
Retirement Home, which is located near the easterly property line, and would allow for 
the provision of a new central amenity area between the existing and proposed 
buildings within a courtyard area facing the southerly property line.  While the property 
is not easily accessible to other parks within the area, it would be large enough to 
provide sufficient amenities on-site.  In particular, a walkway would be located around 
the building elements to provide an area for mobility and outdoor enjoyment (see 
Appendix “D”).   
 
STREETSCAPE (Item g)  
 
This policy section is under appeal.  The proposed expansion would respect the existing 
residential forms by maintaining the same front yard setback.  It would also respect the 
smaller detached residential lots to the east (approximately 7 units) by maintaining the 
existing building form and parking area close to the easterly property line.  It would also 
respect the neighbouring dwelling to the north by providing a wider buffer (i.e. 6.5m) 
than what is required for the use under the “I2” Zone.  
 
NEIGHBOURHOOD FUNCTION (Item h)  
 
The proposed additions would allow for an expanded range of housing options within 
the neighbourhood, enabling older persons to continue to live within the neighbourhood.  
The proposed expansion to the Retirement Home would be developed in a manner that 
would contribute to an attractive streetscape and would maintain the building elements 
and setbacks of the existing low density residential area.  The design features include 
mansard style roofing, dormers, bay windows, and low balconies. This would create an 
animated and attractive façade that would be easily integrated into the neighbourhood.   
The preservation of landscaping and greenspace would further contribute to the 
development of an attractive site that would enhance the local area. 
 
HERITAGE CONSERVATION (Item i) 
 
Not applicable to the proposed expansion.  
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Urban Design: 
 
The urban design policies, which are applicable to the proposal, include the following: 
 
Goals: 
 
“B.3.3.1.1   Enhance the sense of community pride and identification by creating and 

maintaining unique places. 
 
B.3.3.1.2   Provide and create quality spaces in all public and private development. 
  
B.3.3.1.5   Ensure that new development is compatible with and enhances the 

character of the existing environment and locale. 
  
B.3.3.1.6   Create places that are adaptable and flexible to accommodate future 

demographic and environmental changes. 
  
B3.3.1.8   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.” 

 
Staff are satisfied that the proposed expansion would maintain the urban design goals 
of the City, as noted above.  In particular, the proposed building expansion would be 
compatible with existing housing forms, it would contribute positively to the range of 
housing within the neighbourhood and community, and it provides for the intensification 
of an existing use that enhances the surrounding area.  
 
“E.3.2.7   The City shall require quality urban and architectural design.  

Development of lands within the “Neighbourhoods” designation shall be 
designed to be safe, efficient, pedestrian oriented, and attractive, and shall 
comply with the following criteria:  

 
a) New development on large sites shall support a grid system of 

streets of pedestrian scale, short blocks, street oriented structures, 
and a safe and attractive public realm.  

 
b) Garages, parking areas, and driveways along the public street shall 

not be dominant.  Surface parking between a building and a public 
street (excluding a public alley) shall be minimized.  

 
c) Adequate and direct pedestrian access and linkages to community 

facilities/services and local commercial uses shall be provided.  
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d) Development shall improve existing landscape features and overall 
landscape character of the surrounding area.  

  
e) Development shall comply with Section B.3.3 - Urban Design 

Policies and all other applicable policies.” 
 
Staff are satisfied that the proposed expansion would provide for the development of an 
expanded residential form that is based on high quality design and which meets the 
criteria provided in Policy E.3.2.7.  In particular: 
 
● The number of access points on the site is minimized and would be improved 

with landscaping.  In addition, the proposed parking is appropriate for the site to 
allow for staff and visitor’s parking; 

 
● Walkway connections would be provided around the building to allow for 

connections to the future sidewalk along Fiddler’s Green Road; and, 
 
● The landscaped character of the existing property would be generally maintained 

along the perimeter and improved within the front yard along the property 
boundaries (see Appendix “G”).  

 
“3.3.2.6  Where it has been determined through the policies of this Plan that 

compatibility with the surrounding areas is desirable, new development 
and redevelopment should enhance the character of the existing 
environment by:  

 
a) Complementing and animating existing surroundings through building 

design and placement, as well as through placement of pedestrian 
amenities;  

 
c) Allowing built form to evolve over time through additions and 

alterations that are in harmony with existing architectural massing and 
style;  

 
d) Complementing the existing massing patterns, rhythm, character, 

colour, and surrounding context; and,  
 

e) Encouraging a harmonious and compatible approach to infilling by 
minimizing the impacts of shadowing and maximizing light to adjacent 
properties and the public realm.”  

 
 
With respect to Item a), the proposal will complement neighbourhood character, in that: 
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● The front elevation (facing Fiddler’s Green) will enhance the streetscape through its 
rhythm of glazing (windows), materials, and architectural detailing;   

 
● Porches and balconies are proposed along this elevation, promoting interaction 

between residents and pedestrians; and,  
 
● The site design includes a continuous pedestrian network which extends to 

Fiddler’s Green, where a new municipal sidewalk will be provided 
 
EVOLUTION OF  BUILT FORM (Item c) 
 
The proposed expansion represents an evolution of the built form as a result of the 
demand for additional seniors’ accommodation.  The original seniors’ residence catered 
to a smaller number of residents. This development is expanding into a larger seniors’ 
residence (i.e. 100 suites with up to 120 residents). The architectural style is in harmony 
with the existing residences along Fiddler’s Green because of the use of design 
elements which are characteristic of older housing’ such as mansard style roofing, bay 
windows’ and dormers.   
 
Items d) and e)  
 
Item d) was discussed above in Items 2.4.1.4 a) and b); and Items 2.4.2.2 e) and g). 
Item e) was discussed above in Items 2.4.1.4 a) and b); and Items 2.4.2.2 e) and g). 
  
“3.3.3.2   New development shall be designed to minimize impact on neighbouring 

buildings and public spaces by:  
 

a) Creating transitions in scale to neighbouring buildings;  
 

b) Ensuring adequate privacy and sunlight to neighbouring properties; 
and,  

 
c) Minimizing the impacts of shadows and wind conditions.”  

 
Concerning the above-noted policies, staff are satisfied that the proposed expansion 
provides for a suitable transition, as discussed in Policy No. 2.4.2.2d).  The proposed 
development would provide for suitable privacy as noted in Item a) because the 
proposed building addition would be centrally located on the property, with an 
orientation to the street.  No changes are proposed in proximity to the easterly boundary  
of the site to affect privacy for the abutting neighbours, as noted in Item b).  The use of 
wide landscape buffers would also protect the neighbour to the north from any impacts 
due to vehicular noise from the expanded parking area.  Finally, impacts from shadows 
and wind would be minimized by appropriate building setbacks, layout, and height.  
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“3.3.3.5 Built form shall create comfortable pedestrian environments by:  
 

a) Locating principal façades and primary building entrances parallel to and 
as close to the street as possible;  

 
b) Including ample glazing on ground floors to create visibility to and from the  

public sidewalk;  
 

c) Including a quality landscape edge along frontages where buildings are 
set back from the street;  

 
d) Locating surface parking to the sides or rear of sites or buildings, where 

appropriate; and,  
 

e) Using design techniques, such as building step-backs, to maximize 
sunlight to pedestrian areas.”  

 
Items a) and c)  
 
The principle façade would be located parallel to Fiddler’s Green Road, and would  be 
setback in a similar manner to abutting properties to allow for a landscaped front yard 
(see Appendices “C” and “E”).  In addition, the setback that is proposed would allow for 
the development of an on-site area for storm drainage within the landscaped area.  
 
Item e) 
 
The building addition is generally low scale in height (i.e. 3-storeys and 9.4m), and 
would have an appropriate layout and setbacks to maximize sun exposure.  As an 
alternative to stepbacks, the proposed building design for the addition would provide a 
tapered roof design to maintain the character of the low density residential area (see 
Appendices “D” and “E”).    
 
Based on the foregoing, the proposal conforms with the Urban Hamilton Official Plan. 
 
 

RELEVANT CONSULTATION 

 
The following internal Departments and external agencies had no concerns or 
objections to the proposed applications: 
 
 Environmental and Sustainable Infrastructure Division, Public Works Department. 
 Operations and Waste Management Division, Public Works Department. 
 Landscape Architectural Services Section, Public Works Department. 
 Hamilton Municipal Parking System. 
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 Hamilton Conservation Authority. 
 
Corridor Management Section (Public Works Department): 
 
The design should consider the following design requirements for the Site Plan 
Approval stage: 
 
 The east driveway must be a minimum 7.5 m. wide at the property line to 

accommodate two-way traffic; and, 
 
 Minimum 5 m. x 5 m. visibility triangles between the access limits and the ultimate 

road allowance limits, of which the maximum height of any objects or mature 
vegetation cannot exceed a height of 0.70 m. above the corresponding 
perpendicular centreline elevation of the adjacent streets.  This will be secured 
through Site Plan Approval. 

 
Operations and Waste Management Division (Public Works Department): 
 
Waste Management has advised that the proposed molok system would require the 
services of a private contractor for waste removal, as the City does not have the 
required equipment to service this type of system. 
 
Forestry and Horticulture Section (Public Works Department): 
 
In the original submission, the Forestry Section identified 2 trees of Heritage diameter 
on the property (Norway Maples), a Black walnut, gingko, and 6 spruce, of less than 
Heritage diameter, which would be at risk of damage or removal.    
 
Also noted is a 51cm d.b.h Red Oak {Asset 196065}, which was in good condition, 
which will require a Tree Protection Zone; and a 55 cm. d.b.h Norway Spruce {Asset 
196064}, in good condition, which is intended for removal. 
 
As the Ancaster Tree By-law remains in effect, the removal of any private Heritage trees 
greater than 46 cm. dbh, which would be greater than 7.5 m. from the outer edge of an 
occupied structure, will require a permit. 
 
A Tree Protection Zone (TPZ) is required for all trees to be retained through a Tree 
Management Plan.  Forestry staff have noted that the creation of a hard surface, which 
would create runoff, may affect some of the trees.     
 
Infrastructure and Source Water Protection Section (Public Works Department): 
 
The Infrastructure and Source Water Protection Section advises that the existing 
sanitary system is adequate to accommodate the proposed expanded development. 
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Transportation Planning Services Section (Public Works Department): 
 
Under the Urban Hamilton Official Plan, a widening is required to establish the 32.004m 
right-of-way for Fiddler’s Green Road.  The recommendations of the Ancaster 
Transportation Master Plan should be followed.  Pedestrian amenities   (i.e. sidewalks) 
and transportation demand management (TDM) initiatives, such as cycling facilities, 
should be considered. 
  
These matters will be secured through Site Plan Approval. 
 

ANALYSIS / RATIONALE FOR RECOMMENDATION 

 
1. The proposal can be supported for the following reasons: 
 

(i) It is consistent with the PPS, which supports residential intensification and 
the provision of a full range of housing opportunities. 

 
(ii) It conforms with the Places to Grow Growth Plan, which encourages the 

development of housing forms within the Built Boundary.   
 
(iii) It conforms to the policies in effect for the Urban Hamilton Official Plan. 

 
(iv) The proposal would be compatible with existing and planned development 

in the surrounding area. 
 
2. The proposed Zoning By-law Amendment has been reviewed on the basis of 

issues which relate to urban design, compatibility, traffic, and servicing. These 
issues have been discussed extensively in the preceding policy section and also 
in the section below, and are summarized as follows: 

 
 Compatibility: 
 
 The proposal would be compatible with surrounding development and is in 

conformity to the Urban Hamilton Official Plan policies for Residential 
Intensification, which are discussed in the Planning Policy Section. In addition, 
the following comments are provided: 

 
● The proposal would provide a generous buffer along the northerly 

boundary, which would retain most of the existing trees and minimize any 
impacts from parking and traffic; 

 
● The proposed parking area would be suitably located in the northerly side 

yard, and the majority of it would not be visible from view of the street; 
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● The property is located along a minor arterial road, which is capable of 
supporting a range of different uses and higher traffic volumes; 

 
● The proposed addition would not contribute to impacts on neighbouring 

properties such as overview, overshadow, or spill-over lighting.  Loading 
activities and garbage pickup would be provided on-site in locations which 
are not in view of the street and which would not negatively affect 
neighbouring dwellings; and, 

 
● The proposed addition would be compatible with the neighbouring 

residential properties to the east, as there would be only small-scale 
changes required for parking in this area. 

 
 Urban Design:  
 
 The proposal is considered to employ good urban design and is in conformity to 

the Urban Hamilton Official Plan policies for Urban Design, which are discussed 
in the Planning Policy Section.  In addition, the following comments are provided: 

 
●   The expanded building would maintain existing setbacks and would 

provide for an appropriate building height for the surrounding low density 
residential area; 

 
● The expanded building would provide an attractive built form along the 

front of the property, which provides design elements that would blend into 
the existing residential area;  

 
● The development proposes an internal sidewalk around the building, 

which would allow the residents to remain on the property within safer 
conditions, recognizing that there are no sidewalks north of the property; 

 
● The development would allow for the retention of much of the existing 

landscaping  along the perimeter of the property to maintain the  character 
of the area and additional landscaping  can  be provided;  and, 

 
● The building with the proposed additions would have a good fit on the 

property, allowing for generous setbacks and would occupy less than 30% 
of the entire property.   

 
 Traffic and Parking:  
 

The proposal would have adequate parking and traffic based on the following 
(see also Section 3, below): 
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● The use is a low generator of traffic with most of the incoming traffic 
occurring on weekends; 

 
● With the exception of an isolated incident, there have been no complaints 

to Municipal Parking concerning parking issues for visitors to Highgate; 
and, 

 
● The proposed addition would have surplus parking, based on the 

requirements of By-law No. 05-200 (i.e. 55 spaces, whereas 40 spaces 
would be required for a retirement home).  In addition, the applicant has 
advised that arrangements are made for special events (i.e. Mother’s Day) 
to provide off-site parking and shuttle service to and from the site in order 
to avoid parking along Fiddler’s Green or on local streets. 

  
 Servicing:   (See also Section 3, below) 
 

● Servicing issues have been reviewed generally, and would be addressed 
at the Site Plan Stage to ensure capacity for water and sanitary servicing 
and the proposed stormwater management facility can be accommodated 
on the property; and, 

  
● The existing sidewalk, which terminates at 325 Fiddler’s Green Road, 

would also be extended to include the expanded property. 
 

 Staff, therefore, are of the opinion that the above noted issues will be secured and 
achieved through the amending By-law and the subsequent Site Plan Approval.  

 
3. The proposed Retirement Home expansion was the subject of 16 letters from the 

residents of the surrounding residential area.  In addition, a signed Petition in 
opposition to the application was provided from the residents (see Appendix “J”).  
The issues that were identified in the letters are with respect to neighbourhood 
concerns, traffic and parking, nuisance issues, and infrastructure concerns, and are 
discussed in the section below: 
 
Neighbourhood Concerns: 

 
  (a)  Scale of the proposal is too large, including proposed 3-storey building, and will     

affect character; 
 
(b)  Loss of mature vegetation and greenspace; 
 
(c)  Proposal will promote further intensification of site; 
 
(d)  Impacts of Development on Value of Homes; 
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(e)  Impact of heavy equipment on road during construction; and, 
 
(f)   Property will have a commercial appearance. 

 
Concerning Items a), c) and f), staff recognizes that the proposal would allow for an 
intensification of the use on the site and the development of a larger building form 
on the property.  While the expanded Retirement Home achieves a different built 
form on the property, staff are of the opinion that the proposal would result in an 
attractive development that would enhance the streetscape of Fiddler’s Green 
Road.   
 
Further expansions would be subject to subsequent Planning approvals, and would 
need to take into consideration parking, access, and loading requirements,  
landscaping and stormwater management.  The recommended zoning would 
include special provisions to limit further changes to the site, unless future planning 
applications are provided.  As noted from the policy discussion, the proposed 
Retirement Home addition would provide a building presence along the frontage of 
the property that would be complementary to the low density forms of development 
in the area. 

 
Concerning loss of vegetation, staff would advise that the applicant’s revised 
application would allow for more trees to be protected along the northerly property 
boundary because of the wider 6.5 m. buffer.  In the revised Tree Protection Plan, 
approximately 50% of the trees on-site will be retained (see Appendix “G”) Also, 
changes to the parking lot design would allow for the retention of additional trees 
along the easterly boundary.  Street trees will be preserved, where possible, 
through the consideration of permeable paving stone along the portion of the site, 
which is currently known as 307 Fiddler’s Green Road.   While some of the interior 
and front yard landscaping would need to be removed in order to accommodate the 
development (including the stormwater management pond), enhanced landscaping 
would be examined at the Site Plan Approval stage. 

 
Concerning property values, there is no evidence to suggest that the proposed 
development would negatively impact the values of existing detached dwellings.  
The property would continue to be well maintained and landscaped, and would be 
subject to Municipal By-laws to ensure that property standards and Parking By-laws 
are upheld. 

 
Concerning construction impacts, the construction phase would be subject to 
supervision and on-going municipal inspections, to ensure that there is no damage 
to surrounding properties and existing infrastructure.  As part of the site plan 
approval process, the City may require the preparation and submission of a 
construction management plan (CMP) to address all potential construction-related 
activities. The CMP is to the City’s satisfaction and may include required measures 
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to minimize any potential disruption to the neighbourhood. In the event of damages 
to the City’s road caused by heavy equipment, the owner would be financially 
responsible for any damages caused. 

 
Traffic and Parking: 

 
a) On-street parking during events.   
b) Parking on side streets and blocking bike lanes. 
c) Driveway will affect egress for neighbour to the north. 
d) Insufficient parking for expanded use. 
e)    Congestion from vehicles entering site. 

 
Concerning parking which has occurred along Fiddler’s Green Road as a result of 
events occurring at the Retirement Home,  this appears to have been a single 
event and subsequent events have not resulted in parking occurring along fiddler’s 
Green Road.  Municipal Parking has advised that there have not been any 
complaints associated with spill-over parking for the Retirement Home.  Highgate 
has advised that some of their events require arrangements for the use of parking 
from Marshall Memorial United Church, which is approximately 0.45 kilometres 
north of the site at the corner of Fiddler’s Green Road and Gilbert Avenue.  A 
shuttle bus has been used in such cases to provide transportation for visitors 
between the church and the Retirement Home. 

 
Regarding the access driveway, the separation distance would be approximately  
34 m. between the proposed driveway and the driveway to the north, which would 
be acceptable to staff and would not result in  traffic conflicts between the uses. 

 
Parking is based on the zoning requirement for Retirement Homes of 1 space per 3 
persons that can be accommodated.  The proposed parking would be provided in 
excess of the amount required by Zoning By-law No. 05-200.  The number of 
spaces proposed would be 55, whereas the  By-law would require the provision of 
40 spaces. This would represent a 37.5% surplus in the number of parking spaces.  
The surplus parking is intended to accommodate additional parking that would be 
generated during busier periods of the year, such as Mother’s Day and Christmas.   

 
Concerning traffic, staff have advised that the retirement residence is not 
considered to be a high traffic generating use and would not contribute to 
congestion along Fiddler’s Green Road.  Traffic for visitors would generally occur 
during the afternoon and evening periods, with slightly higher numbers of visitors 
on weekends.  The peak number of visitors during typical weekend afternoons 
would generally be around 20 persons, however, the generation of traffic during 
such periods is not considered to contribute to congestion.   In addition, staffing is 
arranged based on three rotating shifts per day so that the maximum number of 
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staff would generally be in the range of 10-12 based on the current, and 15-20 
based on the proposed addition.   

 
Nuisance Issues: 

 
(a)  Lighting impacts. 
(b)  Snow removal and visibility. 
(c)  Increase in emergency response vehicles. 
(d)  Garbage odours and pick-up will increase.  
(e)  Noise from air conditioning units. 
(f)  Change in air and light flow. 

 
LIGHTING:  Proper site lighting is required for parking areas as part of Site Plan 
approval.  The applicant will be required to submit a lighting plan to show that spill-
over lighting will not occur onto adjacent properties. 

 
SNOW REMOVAL:  The City requires, through By-law No. 03-296, for snow to be 
removed along sidewalks within 24 hours of a winter snow event.  Snow storage is 
required to be provided in a manner that does not obstruct pedestrians or vehicles.  
The owner has advised that with respect to the clearing of the proposed driveway, 
snow would be cleared at the front of the property in a manner that would not 
obstruct visibility for the neighbour to the north.   

 
EMERGENCY VEHICLE RESPONSE:  The owner has advised that the number of 
incidents requiring emergency vehicle responses to the property is generally 
between 1-2 times per month.   This may increase slightly with the expansion, but it 
is not considered to be an issue that would be disturbing to neighbours. It is noted 
that upon entering the property, sirens are turned off 

 
WASTE MANAGEMENT:  Waste from the retirement home is proposed to be 
stored on-site within the parking area using an underground molok container 
system, which is an odour-free system that uses cold temperatures to manage 
stored waste.  This matter will be examined in more detail at the Site Plan stage. 
 
AIR CONDITIONING NOISE:  The owner has advised that they will be using a 
noiseless system, which is known as an incremental conditioner.  As such, there 
would be no external noise that will affect neighbouring residents.  At the Site Plan 
stage, the location of mechanical equipment and air conditioning will be examined 
in more detail, to ensure that there are no noise impacts on neighbouring 
properties.   

 
Infrastructure: 

 
(a) Concern if current infrastructure can support changes. 
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(b) Stormwater impacts. 
(c) The area does not have sewers. 
(d) Water pressure problems. 
(e) No sidewalks on Fiddler’s Green - dangerous for residents (eng). 

 
The current infrastructure that is available to this property consists of water and 
sanitary services and a private on-site stormwater management system.  From 
staff’s review of the applicant’s functional Servicing Report, it is recommended that 
the existing water connection to the site should be upgraded from 100mm to 
150mm to meet fire flow requirements, and to provide additional water pressure. 
The City’s Infrastructure and Source Water Planning section has advised that the 
existing sanitary system is adequate to accommodate the proposed expansion of 
the retirement residence.  Stormwater Management is discussed below.  

 
There are no storm sewers available in the Fiddler’s Green Road allowance.  The 
current private system, which discharges into a ditch along the road allowance, 
would be replaced with a new system, which is discussed in the applicant’s 
Functional Servicing Report.  This system will be accommodated   on-site within 
vegetated filter strips, infiltration trenches, and a dry stormwater management 
facility, which is proposed along the frontage of the property. A detailed Stormwater 
Management Report will also be required as supporting documentation for a future 
Site Plan Application.   

  
There is an existing sidewalk that has been provided for the existing Retirement 
Home at 325 Fiddler’s Green Road, which extends southward to Enmore Avenue.  
The extension of the existing sidewalk would be required to include 307 Fiddler’s 
Green Road.  However, the timing for the provision of additional sidewalks to the 
north is not known at this time.  It is noted that most of the residents prefer to 
remain on the existing property.  For this purpose, an internal sidewalk will be 
provided around the expanded building to allow for exercise and the enjoyment of 
the property.  

 
4. The proposed Retirement Home expansion would require the provision of a       

Site-Specific Community Institutional “I2” Zone under By-law No. 05-200 for 307 
and 325 Fiddler’s Green Road to address the maximum number of units and 
occupants (as a maximum of 50 occupants is permitted), and to establish 
provisions to  ensure future  compatibility.  It was noted that the proposal would 
conform to all of the applicable zoning requirements of the “I2” Zone for Retirement 
Homes, with the exception of the number of occupants, and the General Provisions  
of By-law No. 05-200. 

 
 The following uses and site-specific provisions are recommended: 
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a)  Permitted Use:  
 

 A Retirement Home consisting of 100 suites and up to 120 occupants. 
 

This will provide the owner with some flexibility to accommodate married couples. 
 
b)  Landscaping Strip along Northerly Side Yard: 
  

● A 6.5m Landscaping strip shall be provided along the northerly side yard. 
 
The recommended landscaping strip will allow for the protection of existing mature 
trees along this property line in order to maintain the character of the area, as well 
as allowing for additional privacy for the residential neighbour to the north.   

 
c)  Maximum Building Coverage:  
 

● The maximum building coverage based on the current building and the proposed 
 building addition should not exceed 27.7%. 
 
The overall building provides an appropriate scale of development, which would be 
compatible with the surrounding low-density area, and which balances the provision 
of required parking, driveway access, stormwater management facilities, and 
landscaped areas with an attractive built form.  This requirement is to ensure that 
the proposed scale of development is maintained to ensure future compatibility.   

 
d)  Minimum Parking 
 

● The minimum number of parking spaces shall be 55. 
 
The recommended parking would be 37.5% above the requirement for retirement 
homes, to ensure that there are no parking issues with respect to the shared 
parking  for staff and visitors, recognizing that there are occasional periods of  
higher parking demand such as holiday periods. 

 
e)  Minimum Northerly Side Yard 
 

● The recommended minimum northerly side yard shall be 23.9 m. (instead of      
 6 m.) 
 
The recommended minimum northerly side yard is to accommodate a new  access 
to the parking area and  landscaped buffer  abutting  the dwelling  to the north.  It 
would provide a better separation from the abutting neighbour.  
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f)  Minimum Southerly Side Yard 
 

● The recommended minimum southerly side yard shall be 7.5 m. (instead of        
 6 m.) 
  
The recommended southerly side yard would maintain an appropriate setback from 
the abutting dwelling, allowing for a walkway and landscaped area on the subject 
site.   

 
g)  Minimum Front Yard 
 

● The recommended minimum front yard shall be 18 m. (instead of 6 m.) 
 
The recommended front yard would allow the proposed addition to maintain a 
greater setback consistent with existing development and to also provide an area 
within the front yard for future storm water management. 

 
h)  Minimum Landscaped Area 
 

● The recommended landscaped area shall be 51.5% (instead of 6 m.) 
 
The recommended landscaped requirement provides for the retention of existing 
greenspace on the site to maintain the residential character of the area to allow for 
an appropriate scale of development.  It would also allow for the provision of 
outdoor amenities such as walkways and courtyards, and an area for a dry storm 
water management pond. 
 
Based on the foregoing, the recommended zoning provisions are considered 
appropriate and would facilitate the development of the proposed addition, 
consistent with the conceptual site plan, to ensure compatibility with neighbouring 
uses, and that neighbourhood character is maintained. 

  
5.  The proposed development would be subject to Site Plan approval to address the 

details of development, which include urban design requirements (building design, 
walkways, servicing and infrastructure requirements (i.e. on-site stormwater 
management, adequate water services), detailed tree preservation and 
landscaping, and conformity with the approved zoning.  Further to the comments 
provided, the proposal would require a road widening of 6m.  The proposed 
stormwater management facility for the provision of a dry pond to be located within 
the front yard area would require an Encroachment Agreement in light of the future 
widening to permit part of the pond to be located on the City’s widened road 
allowance.  The details associated with the preservation of the existing Heritage 
Trees and other significant trees will also be examined at the Site Plan Approval 
stage through the review of landscaping plans.  
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ALTERNATIVES FOR CONSIDERATION 

 
Should the proposed Zoning By-law Amendment applications be denied, the property 
could continue to be used as a Retirement Home on 325 Fiddler’s Green under the 
existing “I2” Community Institutional Zone of By-law No. 05-200, and as a residential 
dwelling at 307 Fiddler’s Green under the Existing  Residential “ER” Zone provisions of 
Ancaster Zoning By-law No. 87-57.   
 

ALIGNMENT TO THE 2012 – 2015 STRATEGIC PLAN: 

 
Strategic Priority #1: 
A Prosperous and Healthy Community 

WE enhance our image, economy and well-being by demonstrating that Hamilton is a 
great place to live, work, play and learn. 
 
Strategic Objective: 
 
1.5 Support the development and implementation of neighbourhood and City Wide 

strategies that will improve the health and well-being of residents. 
 
1.6 Enhance Overall Sustainability (financial, economic, social and environmental). 
 
Strategic Priority #2: 
Valued and Sustainable Services 

WE deliver high quality services that meet citizen needs and expectations, in a cost 
effective and responsible manner. 
 
Strategic Objective: 
 
2.1 Implement processes to improve services, leverage technology and validate cost 

effectiveness and efficiencies across the Corporation.  
 

APPENDICES / SCHEDULES 

 
 Appendix “A”:  Location Map 
 Appendix “B”:   Draft Zoning By-law Amendment  
 Appendix “C”:  Proposed Revised Development Concept  
 Appendix “D”:  Proposed  Revised Building Elevations   
 Appendix “E”:   Artist’s Rendering 
 Appendix “F”:   Original Development Concept  
 Appendix “G”:  Applicant’s Revised Tree-Saving Plan 



SUBJECT: Proposed Zoning By-law Amendment for 307 and 325 Fiddler's Green 
Road (Ancaster) (PED13183) (Ward 12) - Page 30 of 30 

 

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

OUR Mission: WE provide quality public service that contribute to a healthy, safe and prosperous community, in a sustainable manner. 
OUR Values: Accountability, Cost Consciousness, Equity, Excellence, Honesty, Innovation, Leadership, Respect and Teamwork 

 

 Appendix “H”:   Original Tree Saving Plan 
 Appendix “I”:  Letters from Circulation 
 Appendix “J”  Petition from Residents 
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Authority:

 
Item        
Planning Committee 
Report: 13-     (PED13183)       
CM:      

Bill No.       

CITY OF HAMILTON 

BY-LAW NO.       

To Amend Zoning By-law No. 05-200, as Amended,  
Respecting Lands Located at 307 and 325 Fiddlers Green Road, (Ancaster)  

 
 
WHEREAS the City of Hamilton has in force several Zoning By-laws which apply to the 
different areas incorporated into the City by virtue of the City of Hamilton Act, 1999, S.O. 
1999, Chap 14; 
 
AND WHEREAS the City of Hamilton is the lawful successor to the former Municipalities 
identified in Section 1.7 of By-law 05-200; 
 
AND WHEREAS Zoning By-law No. 05-200 was enacted on the 25th day of May, 2005; 
 
AND WHEREAS the Council of the City of Hamilton, in adopting Item       of Report  
13-      of the Planning Committee, at its meeting held on the       day of      , 2013, 
recommended that Zoning By-law 05-200 be amended as hereinafter provided; 
 
AND WHEREAS the By-law is in conformity with the Urban Hamilton Official Plan 
approved August 16, 2013 in accordance with the provisions of the Planning Act.  
 

NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 
1. That Map No. 1334, of Schedule “A” to Zoning By-law No. 05-200, is amended, 

by:  
 

(a) Changing the zoning from the Community Institutional (I2) Zone to the 
Community Institutional (I2, 457) Zone, Modified applicable to  Block “1” 
boundaries for the lands, the extent and boundaries, of which are shown 
on Schedule “A” ; and, 

(b) Incorporating the Community Institutional (I2, 457) Zone, applicable to 
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Block 2, boundaries for the lands, the extent and boundaries of which are 
shown on Schedule “A”.  

 
2. That Section 8.2, Community Institutional (I2) Zone, of Zoning By-law No. 05-200 

(Hamilton), as amended, is hereby further amended by adding the following    
Sub-section: 
 
(I2, 457) 

Notwithstanding  any provisions to the contrary of Section 8.2.1 
Permitted Uses, and Section 8.1.3, Regulations, of Section  8.1.1,  
Community Institutional “I2” Zone, of  By-law No. 05-200 (Hamilton),  
the following use and special provisions shall apply to the lands 
zoned (I2, 457): 
 
Permitted Use: 
 
A Retirement Home consisting of 100 suites and not exceeding 120 
residents. 

 
Provisions: 
 
In accordance with Section 8.2.3 and Section 5 of By-law 05-200 
with the following special provisions: 
 
Minimum Landscaping Strip:  
 

 6.5 m. along northerly 
lot line. 
 

Maximum Building Coverage:  
 

 27.7% 

Minimum Parking  55 spaces 
 

Minimum Northerly Side Yard  23.9 m. 
 

Minimum Southerly Side Yard  7.5 m. 
 

Minimum Front Yard  18 m. 
 

Minimum Landscaped Area 
 

  51.5% 

3. That the Existing Residential “ER” Zone, pertaining to Block “2” of the said lands, 
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be removed from Map “1” of Schedule “B” of Zoning By-law No. 87-57. 
 
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.        shall come into force and be deemed to have come into 

force, in accordance with Sub-section 34(21) of the Planning Act, either upon the 
date of  passage of this By-law or as provided by the said Sub-section. 

 
 
 
 
PASSED and ENACTED this       day of        , 2013. 
 
 
 
 
 
 

  

R. Bratina 
Mayor 

 

 Rose Caterini 
Clerk 

ZAC-12-021   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “B” to Report PED13183 
  (Page 4 of 4) 
 

 
 
 

 
 
   
 
 
 
 



  Appendix “C” to Report PED13183 
  Revised Conceptual Site Plan 
  (Page 1 of 1) 
 

          



  Appendix “D” to Report PED13183 
                                                       Revised Elevation Plans for Proposed Addition 
  (Page 1 of 1) 
 

 

 



  Appendix “E” to Report PED13183 
                                                                                                   Artist’s Renderings 
  (Page 1 of 1) 
 

 

 
 
 

 



  Appendix “F” to Report PED13183 
                                                                                  Original Conceptual Site Plan 
  (Page 1 of 1) 
 

 

 



  Appendix “G” to Report PED13183 
  Revised Tree Preservation Plan 
  (Page 1 of 1) 

 

 



  Appendix “H” to Report PED13183 
  Original Tree Preservation Plan 
  (Page 1 of 1) 
 

 

 
 
 

 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 1 of 33) 

 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 2 of 33) 
 

 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 3 of 33) 
 

 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 4 of 33) 
 

 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 5 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 6 of 33) 

 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 7 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 8 of 33) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 9 of 33) 
 
 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 10 of 33) 
 
 
 

 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 11 of 33) 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 12 of 33) 
 
 
 
 

 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 13 of 33) 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 14 of 33) 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 15 of 33) 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 16 of 33) 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 17 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 18 of 33) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 19 of 33) 
 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 20 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 21 of 33) 
 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 22 of 33) 
 

 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 23 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 24 of 33) 
 

 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 25 of 33) 
 
 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 26 of 33) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 27 of 33) 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 28 of 33) 
 
 
 
 

 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 29 of 33) 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 30 of 33) 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 31 of 33) 
 

 
 
 
 
 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 32 of 33) 

 



  Appendix “I” to Report PED13183 
 Comments from Circulation to Neighbours 
  (Page 33 of 33) 

 
 
 
 
 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 1 of 20) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 2 of 20) 
 

 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 3 of 20) 
 

 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 4 of 20) 
 

 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 5 of 20) 
 

 

 
 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 6 of 20) 
 

 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 7 of 20) 
 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 8 of 20) 
 

 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 9 of 20) 
 

 
 

 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 10 of 20) 
 

 
 
 

 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 11 of 20) 
 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 12 of 20) 
 

 

 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 13 of 20) 
 

 
 

 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 14 of 20) 
 

 
 
 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 15 of 20) 
 

 
 
 

 
 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 16 of 20) 
 

 
 
 
 
 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 17 of 20) 
 

 
 
 
 

 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 18 of 20) 
 

 
 
 

 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 19 of 20) 
 

 
 
 

 
 



  Appendix “J” to Report PED13183 
  Petition from Local Residents 
  (Page 20 of 20) 
 

 
 
 
 
 

 
 
 
 
 


