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RECOMMENDATION 

 
(a) That approval be given to Amended Zoning Amendment Application         

ZAC-12-010, by GUJ Holdings Ltd., c/o Jason Guja, (Owner), for a change in 
zoning from the Local Commercial “LC” Zone to the Multiple Residential “RM2” 
Zone, in order to permit a future street townhouse development, on the lands 
known municipally as 2 Oceanic Drive (Stoney Creek), as shown on Appendix 
“A” to Report PED13014, on the following basis: 

 
(i) That the draft By-law, attached as Appendix “B” to Report PED13014, 
 which has been prepared in a form satisfactory to the City Solicitor, be 
 enacted by City Council. 
 
(ii) That the amending By-law be added to Map 1 of Schedule “A” of Zoning 

By-law No. 3692-92. 
 

(iii) That the proposed change in zoning is in conformity with the        
Hamilton-Wentworth Official Plan and City of Stoney Creek Official Plan. 

 
(b) That upon finalization of the implementing By-law, the subject lands be identified 

as “Medium Density Residential” on the Lakeshore Neighbourhood Plan. 
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EXECUTIVE SUMMARY 

 
The purpose and effect of the application is to amend the City of Stoney Creek Zoning 
By-law in order to permit the development of 6 street townhouse dwelling units, for the 
lands located at 2 Oceanic Drive (Stoney Creek) (see Appendix “A”).  
 
The proposed application has merit and can be supported, as it is consistent with the 
Provincial Policy Statement and conforms to the Growth Plan for the Greater Golden 
Horseshoe, the Hamilton-Wentworth Official Plan, and City of Stoney Creek Official 
Plan. 
 
The proposed development is compatible with and complementary to the existing uses 
in the immediate area and neighbourhood, and provides for the development of a 
complete community by providing additional housing forms and options along with 
additional lot sizes in a compact and efficient form to be designed through a future Site 
Plan Control application. 
   
Alternatives for Consideration - See Page 19. 
 

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. 

 

HISTORICAL BACKGROUND  (Chronology of events) 

 
Proposal 
 
The original application submitted on April 13, 2012, proposed a development of 10 
maisonette dwelling units, with 5 units fronting Oceanic Drive and an additional 5 units 
fronting a private road with access to Drakes Drive. 
  
In light of public submissions, the applicant/owner submitted an amended application on 
June 8, 2012, the purpose and effect of which is for a change in zoning from a local 
commercial zone to a multiple residential zone in order to permit 6 street townhouse 
units fronting onto Oceanic Drive (see Appendix “C”).  The design and layout of the 
development will be determined through the future Site Plan Control process. 
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Chronology:  
 
October 19, 2011: Development Review Committee for FC-11-106. 
 
April 13, 2012: Zoning By-law Amendment Application ZAC-12-010 received 

for 10 maisonette dwelling units. 
 
April 24, 2012: Application ZAC-12-010 deemed complete. 
 
April 27, 2012:  Circulation of Notice of Complete Application for Application 

ZAC-12-010 to all residents within 120m of the subject lands.  
 
May 8, 2012:   Public Notice Sign erected on subject lands. 
 
June 8, 2012: Revision to Zoning By-law Amendment Application         

ZAC-12-010 received for 6 street townhouse dwelling units. 
 
June 11, 2012: Revision to Zoning By-law Amendment Application         

ZAC-12-010 deemed complete. 
 
June 25, 2012: Circulation of REVISED Application ZAC-12-010 to all 

residents within 120m of the subject lands.  
 
July 3, 2012: Revised Public Notice Sign erected on subject lands. 
 
December 21, 2012: Circulation of Notice of Public Meeting to all residents within 

120m of the subject lands. 
 
Details of Submitted Application: 
 
Location: 2 Oceanic Drive (Stoney Creek) (See Appendix “A”) 
Owner/Applicant:  GUJ Holdings Ltd. (c/o Jason Guja) 
Agent:   MMK Engineering Inc. (c/o Akram Hanna) 
 
Property Description:  Lot Frontage: Oceanic Drive  -  23.83m  
  Drakes Drive    -  25.00m  
  Frances Avenue -  53.44m  

    
Lot Depth: 40.06m (Irregular - East Lot Line)  
      
Lot Area: ± 1,600m2      
 
Servicing: Full Municipal Services 
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EXISTING LAND USE AND ZONING FOR ZAC-12-010: 
 

 Existing Land Use Existing Zoning 
 

Subject Lands: 
 

Accessory Structures  
of 8 Oceanic Drive 

 

Local Commercial  
“LC” Zone 

Surrounding Land Uses: 

North Single Detached  
Residential 

 

Single Residential  
“R4” Zone 

South Vacant Lands 
 

General Commercial  
“GC-33” Zone 

 
East Single Detached  

Residential 
 

Single Residential  
“R4” Zone  

West Single Detached  
Residential 

Single Residential  
“R4” Zone  

 

POLICY IMPLICATIONS 

 
Provincial Policy Statement: 
 
The application has been reviewed with respect to the Provincial Policy Statement 
(PPS).  Staff recognizes that the application is consistent with the policies that focus 
growth in Settlement Areas, Policy 1.1.3.1.  
 
Additionally, Policy 2.6.2 requires that development and site alteration shall only be 
permitted on lands containing archaeological resources or areas of archaeological 
potential if the significant archaeological resources have been conserved by removal 
and documentation, or by preservation on site.  An Archaeological Assessment was 
submitted with the subject application, and upon review, staff concurs with the findings. 
Accordingly, the Provincial interest has been satisfied. 
 
Lastly, Policy 1.7.1(e) outlines that long-term economic prosperity will be supported by 
planning so that major facilities (such as transportation corridors) 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.   
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A noise feasibility study and associated addendums were submitted with the subject 
application, and upon review, staff concurs with the findings that residential 
development is feasible subject to appropriate mitigation measures and warning 
clauses, which are to be included through the future Site Plan Control application.  
 
Accordingly, the Provincial interest has been satisfied and the proposal is, therefore, 
consistent with the Provincial Policy Statement.   
 
Growth Plan for the Greater Golden Horseshoe (Places to Grow): 
 
The subject application is consistent with the Guiding Principles, Section 1.2.2 and the 
Managing Growth policies of the Plan, through a planned and managed growth that 
supports a strong and competitive economy, while protecting, conserving, enhancing, 
and wisely using the valuable natural resources of land, air, and water for current and 
future generations; optimizing the use of existing and new infrastructure to support 
growth that is in a compact, efficient form; and establishing a built compact, vibrant, and 
complete community.  Based on the foregoing, the proposal conforms to the policies of 
the Growth Plan for the Greater Golden Horseshoe (Places to Grow).  
 
Hamilton-Wentworth Official Plan: 
 
The subject property is designated “Urban Area” in the Hamilton-Wentworth 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.   
 
Additionally, Policy B-9.2 states that the City shall consider the protection and 
preservation of regionally significant historical and cultural resources, including 
recognized archaeological sites, in the review of proposals for development and          
re-development.  Where possible, these attributes will be incorporated into the overall 
design in a manner which minimizes adverse impacts and encourages maintenance 
and protection.  As mentioned above, the Provincial interest has been satisfied.   
 
As the subject application is to permit the development of street townhouse units 
fronting onto Oceanic Drive, located within the “Urban Area” where full municipal 
services are available, the proposal conforms to the policies of the Hamilton-Wentworth 
Official Plan. 
 
City of Stoney Creek Official Plan: 
 
The subject lands are designated as “Residential” on Schedule A - General Land Use 
Plan.  Policy A.1.2.1 prescribes that “the primary uses permitted in areas designated on 
Schedule "A" as RESIDENTIAL shall be for dwellings. The location and type of 
residential densities within these areas, however, shall conform with the relevant 
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Secondary Plan provisions, as specified under this Sub-section, Sub-section A.13, F.3, 
and other relevant policies of this Plan.”   
 
The subject lands are not subject to a Council-adopted Secondary Plan and, therefore, 
Section A.13 is not applicable.  Section F.3, in particular Policy F.3.5, indicates that 
where no Secondary Plan exists, development shall be guided by the relevant policies 
of this Plan, as discussed in greater detail below. 
 
Staff notes that the subject lands form part of the Lakeshore Neighbourhood Plan, but 
as per Policy Section F.7.1, identifies that Neighbourhood Plans are intended to be a 
general guide plan for the development and re-development of the Urban Residential 
Neighbourhoods and may be revised from time-to-time by resolution of Council.  A 
change to the Neighbourhood Plan to “Residential” has been proposed, and is further 
analyzed in the following section. 
 
Policy A.1.2.5 requires that development be provided with full municipal services in a 
variety of dwelling forms, as per Policies A.1.2.6 and A.1.2.9.  As the proposed 
development is for a form of housing not currently found in the neighbourhood, on full 
municipal services, the proposal conforms to the above noted policies. 
 
Furthermore, Policy A.1.2.17 states:  
 
“In the evaluation of any proposal for multiple family residential development (triplex, 
fourplex, sixplex, attached housing, and apartment dwellings), the relevant Secondary 
Plan policies of this Plan shall apply. In addition, Council shall be satisfied that: 

 
a) Schools and neighbourhood commercial facilities will be adequate for the 

increased residential density resulting from the proposal; 
 
b) The height, bulk, and arrangement of buildings and structures will achieve 

harmonious design, and will not conflict with the existing and/or expected 
development of the surrounding area. In this regard Council may require the 
developer to submit evidence that wind and shadows will not have a harmful 
effect upon adjacent areas; 

 
c) Appropriate off-street parking, landscaped areas, protection for abutting 

residential uses, where warranted, and other accepted site planning features can 
be satisfactorily accommodated on the proposed site; and, 

 
d) Ingress and egress to the property will be so designed as to minimize traffic 

hazards and congestion on surrounding streets.” 
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As previously mentioned, there is no applicable Secondary Plan for the subject lands.  
In review of the above criteria, the proposed development is of a design of attached 
housing that would be more harmonious with the surrounding area than the original 
envisioned local commercial use along Oceanic Drive.   
 
In addition, as the development provides for adequate means of ingress and egress, 
with appropriate off-street parking, landscaped areas, and is adequately serviced by the 
commercial and institutional uses envisioned for the Neighbourhood, staff supports the 
proposal.  
 
Moreover, Policy A.1.2.19 requires that: 
 
“In the development of new residential areas, and as far as practical in the infilling or  
re-development of established areas, Council may undertake or require the following in 
order to achieve high standards of residential amenity:  
 
a) Provision and maintenance of adequate off-street parking; 

  
b) The provision and maintenance of adequate separation distances and the 

placement of buffering features between residential uses of differing densities as 
well as other land uses; 

  
c) Provision, improvement and/or maintenance of on-site landscaping; and,  

 
In addition, residential development and/or infilling within developed neighbourhoods 
shall not be on a scale so as to create a land use conflict with surrounding uses.” 
 
As mentioned above, the proposed development will provide adequate off-street 
parking, provides the required landscape area setbacks for street townhouse dwellings 
with respect to the Multiple Residential “RM2” Zone, and is of an appropriate density, 
“Medium Density Residential”, and scale with respect to surrounding developments, as 
it is located adjacent to a major roadway, on the periphery of the residential 
neighbourhood, as per Policy A.1.2.12. 
 
Lastly, Policies A.1.2.20(c) and A.1.2.27 speak to development adjacent to major 
roadways and the requirements for noise attenuation in accordance with Ministry of 
Environment Guidelines.  It is noted that the submitted noise study has been reviewed, 
and recommends noise mitigation measures which are to be implemented through the 
future Site Plan Control application. 
 
Based on the foregoing, the proposal conforms to the “Residential” policies of the City of 
Stoney Creek Official Plan.  Accordingly, the proposed change to the Lakeshore 
Neighbourhood Plan from a “Local Commercial” to a “Residential” designation is 
supportable.  
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Lakeshore Neighbourhood Plan: 
 
The subject lands are identified as “Local Commercial” in the Lakeshore Neighbourhood 
Plan.  
 
Policy Section F.7.1 identifies that “Neighbourhood Plans are intended to be a general 
guide plan for the development and re-development of the Urban Residential 
Neighbourhoods. Such Neighbourhood Plans shall comply with the provisions of this 
Official Plan, including Secondary Plans, and will reflect Council's intention regarding 
the Neighbourhood's ultimate development. Neighbourhood Plans are not intended to 
form part of this Official Plan.” 
 
Furthermore, Policy Section F.7.4 states that “Neighbourhood Plans may be revised 
from time-to-time by resolution of Council. Such revisions must be in conformity with the 
relevant policies of this Official Plan. No formal amendment to this Official Plan will be 
required for such revisions unless the proposed revision does not conform to the 
general intent and purpose of this Official Plan.” 
 
As mentioned above, the subject lands are not subject to a Secondary Plan, but the 
proposed development would fall under the “Medium Density” designation of the City of 
Stoney Creek Official Plan, as it provides for townhouse dwellings in accordance with 
the “Medium Density” provisions, located on the general periphery of the neighbourhood 
backing onto an arterial road and/or collector road, being Frances Avenue.  
 
It is noted that the collector road, Frances Avenue, provides a general boundary 
between the commercial blocks along the North Service Road and the existing 
residential neighbourhood to the north.  Accordingly, as prescribed by the “Medium 
Density Residential” designation, the subject lands are located on the periphery of the 
Residential Neighbourhood adjacent to a major roadway.  
 
Although such developments would typically front onto the major roadway, Public Works 
Department has identified that multiple accesses onto Frances Avenue are not 
supportable, as per Policy A.1.2.18(d), which requires that ingress and egress be 
designed to minimize traffic hazards and congestion on surrounding streets.  In light of 
this, the development was, therefore, oriented to Oceanic Drive, which will also provide 
for and maintain the existing streetscape and character.   
 
As the proposed development conforms with the “Residential” designation of the Stoney 
Creek Official Plan, the proposed amendment to the “Medium Density Residential” 
designation in the Lakeshore Neighbourhood Plan is supportable, as it provides for a 
design which is more harmonious with the surrounding area and uses and offers 
alternative housing forms and types for the Lakeshore Neighbourhood.  Based on the 
foregoing, staff supports the required modification, and has included Recommendation 
(b).   
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New Urban Hamilton Official Plan: 
 
The Urban Hamilton Official Plan received Ministerial Approval from the Ministry of 
Municipal Affairs and Housing on March 16, 2011, and, therefore, can no longer be 
modified.  However, the Plan has been appealed to the Ontario Municipal Board.  
 
The subject lands are designated as “Neighbourhoods” on Schedule “E” - Urban 
Structure and Schedule “E-1” - Land Use Designations.   
 
Policy Section E.3.2.1 of Volume 1 prescribes that “Areas designated Neighbourhoods 
shall function as complete communities, including the full range of residential dwelling 
types and densities, as well as supporting uses intended to serve the local residents.”  
 
As the subject development provides for a complete community and is of a Residential 
nature in accordance with the uses permitted under Policy E.3.2.3, the subject 
application conforms to the “Neighbourhoods” general policies.  
 
In review of the proposal, the subject development would fall under “Low Density 
Residential”, which permits the development of grade oriented single-detached,      
semi-detached, duplex, triplex, and street townhouse dwellings, as per Policy Section 
E.3.4.  The proposed development of grade oriented street townhouse units restricted to 
11m in height, with a density which conforms to the range prescribed by the “Low 
Density” designation, is supportable. 
 
As the proposal is for a street townhouse residential development with an appropriate 
density, to be designed to provide a mix of lot widths and sizes compatible with 
streetscape character; and a mix of dwelling unit types and sizes compatible in exterior 
design, including character, scale, appearance and design feature, to be implemented 
through a future Site Plan Control application, the proposal would conform with the 
Urban Hamilton Official Plan.  
 

RELEVANT CONSULTATION 

 
The following Departments and Agencies had no comments or objections: 
 
 Recreation Division, Community Services Department. 
 Operations and Waste Management Division, Public Works Department. 
 Taxation Division, Corporate Services Department 
 
Forestry and Horticulture Section (Public Works Department) has noted that there 
are numerous private trees on-site.  Accordingly, a Tree Preservation Plan was 
provided along with incorporation of a Street Tree / Landscape Planting Plan showing 
the placement of trees within soft surface Planting Strips and fronting the Townhouses.    
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Staff has reviewed the submitted Tree Preservation Plan and is satisfied the above 
concerns have been satisfied. 
 
Traffic Engineering Section (Public Works Department) has reviewed the 
conceptual design, but advises that the proposed design shall provide enough 
clearance from the east lot line to avoid any approach ramp encroachment, and will be 
further reviewed through the future Site Plan Control Application.  
 
The applicant is further advised that at the formal development stage Development 
Engineering will obtain securities for the provision of municipal sidewalks on Frances 
Avenue.  The existing municipal sidewalk on Oceanic Drive will be re-constructed by the 
applicant to provide driveway approach ramps; however, the sidewalk elevation must be 
maintained at the elevation of the current sidewalk.  Furthermore, the removal of any 
existing, redundant accesses and re-instatement of the curb, sidewalk, and boulevard 
area will be the applicant’s responsibility.   
 
Lastly, the owner/applicant is advised of the standard requirements for access permits 
and 1.2m clearance from all utilities, etc… Accordingly, securities, along with the 
detailed review of the development, will be conducted through the future Site Plan 
Control application.  Staff is, therefore, of the opinion that the above noted concerns 
have been satisfied or will be addressed through the future Site Plan Control 
application. 
 
Environment and Sustainable Infrastructure Division (Public Works Department) 
has advised of the required road widenings and daylight triangles, as per the Urban 
Hamilton Official Plan, which is not yet in force and effect and, therefore, not required.  
 
Furthermore, they have requested that transportation demand management (TDM) 
initiatives be applied, including sidewalks, cycling facilities, and permeable pavers.  It is 
noted that there are existing sidewalks, and discussion with respect to design and 
inclusion of Transportation Demand Management initiatives will be addressed through 
the future Site Plan Control application.  
 
Based on the foregoing, staff is of the opinion that the above concerns will be 
addressed through the future Site Plan Control application and has no further comments 
and/or concerns. 
 
Hamilton Municipal Parking System has advised that public, on-street parking in the 
area is limited, which leaves few opportunities for overflow parking for this development. 
The proposed revision has minimized the potential for additional neighbourhood parking 
issues. 
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However, experience has shown that home owners are reluctant to use their garages 
for the parking of vehicles.  It is recommended that as part of the purchase of sale 
and/or lease agreements that the following warning clause be included: 
 

“Garages provided are intended for use as parking. It is the responsibility of the 
owner/tenant to ensure that their parking needs (including those of visitors) can 
be accommodated on site. Public on-street parking is provided on a ‘first come, 
first serve’ basis, and cannot be guaranteed in perpetuity.” 

 
Staff notes that the appropriate mechanism for the above noted clause be completed, 
through the inclusion of an agreement, to address this warning clause as part of the 
undertaking of the future Site Plan Control application.  Based on the foregoing, staff is 
satisfied the requirement will be appropriately addressed and has no further concerns.  
 
Hamilton Conservation Authority has no concerns with the proposed application, but 
advises that written request from the Hamilton Conservation Authority will be required 
prior to the issuance of any Building Permits.   
 
The future Site Plan Control application will be circulated to the Hamilton Conservation 
Authority, to which the above requirement may be applied as a condition of approval. 
Based on the foregoing, the above concern will be appropriately addressed and staff, 
therefore, has no further concerns. 
 
Ministry of Transportation has advised that there are no concerns with the proposed 
Zoning By-law Amendment application; however, the owner/applicant is advised that 
this proposed development is within Ministry of Transportation permit control, and 
Ministry Building / Land Use permits will be required for all buildings within 400m of 
the QEW and Grays Road intersection, prior to any grading and construction on this 
site. 
  
Separate building/land-use permits will be required for each stormwater management 
pond serving this subdivision. 
 
It is noted that the above concern would be a standard condition of approval of the 
future Site Plan Control application. Based on the foregoing, staff has no further 
comments and/or concerns. 
 
Horizon Utilities has provided their standard comments and advises the 
owner/applicant of the following: 
 

 For Subdivision or Townhouse development, please contact our Engineering 
Design Department @ 905-317-4744. 
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 If required, relocation, modification, or removal of any existing hydro facilities 
shall be at the owner's expense.  Please contact Horizon Utilities to facilitate this. 

 
 Should the Developer choose to employ Horizon Utilities to prepare, design, and 

procure the materials required to service this site, a minimum of 5 months 
notification is required.  It would be advantages for the developer if Horizon 
Utilities was contacted at the stage where the new site plan becomes available. 
Please note that it takes approximately 20 weeks to purchase a transformer. 

 
 Do not excavate within 2m of hydro poles and anchors. 

 
 Excavation within 1m of underground hydro plant is not permitted, unless 

approval is granted by a Horizon Utilities representative and is present to provide 
direct supervision.  Cost associated with this task shall be at the owner's 
expense. 
 

 Horizon Utilities must be contacted if the removal, isolation, or relocation of 
existing plant is required, and all costs associated with this work will be at the 
owner’s expense. 
 

 CALL BEFORE YOU DIG, arrange for underground hydro cable locate(s) before 
beginning construction by contacting Ontario One Call @ 1-800-400-2255. 

 
 Clearances from Overhead and Underground existing electrical distribution 

system must be maintained in accordance to: 
 

• Ontario Building Code (1997) Section 3.1 (3.1.18.1). 
• Electrical Safety Code Rule 75-312. 
• Occupational Health and Safety Act (OH&SA) - Construction Projects 

(Electrical Hazards). 
• CAN/CSA-C22.3 No. 1-10, Overhead System. 
• C22.3 No. 7- 10 Underground Systems. 
 

It is noted that the above matters will be addressed through the future Site Plan Control 
application and, accordingly, staff has no further comments and/or concerns.  
 

PUBLIC  CONSULTATION 

 
In accordance with the new provisions of the Planning Act and the Council-Approved 
Public Participation Policy, Notice of Complete Application and Preliminary Circulation 
was circulated to 94 property owners within 120m of the subject property on April 27, 
2012, for the original development proposal of 10 maisonettes with a private 
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condominium roadway. A Public Notice sign was posted on the property on May 8, 
2012. 
 
In response to the application, as originally submitted, 31 individual letters and 19 form 
letters were received from the public (see Appendix “C”).  In particular, concerns 
regarding property values, parking, traffic and safety, neighbourhood character, density, 
amenity space and green space, circulation of notices, precedence setting for other 
vacant properties, privacy and overview, natural heritage, garbage and snow storage, 
municipal service capacity and potential flooding, and gateway design were identified. 
 
In response to the above public concerns, and additional discussions with staff and the 
Ward Councillor, the application was revised on June 8, 2012, for the development of 6 
street townhouse dwellings.  Accordingly, the Public Notice sign was revised on July 3, 
2012, and Notice of Complete Revised Application and Preliminary Circulation was 
circulated to 111 property owners within 120m of the subject property on June 25, 2012, 
for Revised Zoning By-law Amendment Application ZAC-12-010.  
 
To date, 10 letters, two of which were separate submissions under the same name and 
address, have been received from the public (see Appendix “D”).  The respective 
concerns; in particular, driveway locations and traffic, density and built form, parking,  
neighbourhood character, sidewalks, property values, flooding, circulation of notices, 
precedence for other vacant lands, and built form are addressed in the 
Analysis/Rationale for Recommendation section below. 
 
Finally, Notice of the Public Meeting was given in accordance with the requirements of 
the Planning Act on December 21, 2012.  
 

ANALYSIS / RATIONALE FOR RECOMMENDATION 

(include Performance Measurement/Benchmarking Data, if applicable) 

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

(i) It is consistent with the Provincial Policy Statement and conforms to the 
Growth Plan for the Greater Golden Horseshoe, as it represents an 
opportunity for growth in Settlement Areas. 
 

(ii) It conforms to the policies of the Hamilton-Wentworth Official Plan. 
 
(iii) It conforms to the “Residential” policies of the City of Stoney Creek Official 

Plan. 
 
(iv) It conforms to the intent and purpose of the “Neighbourhoods” policies of 

the new Urban Hamilton Official Plan. 
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(v) The proposed development is compatible with existing land uses in the 
immediate area and represents good planning by, among other things, 
providing for the development of a complete community through the mix of 
lot widths and sizes compatible with the streetscape character; and a mix 
of compatible dwelling unit types and sizes. 

 
2. Although the subject lands are registered as Block 55 of Registered Plan       

62M-330, “Wright Place Addition - Phase 1”, which normally would result in the 
development of street townhouse dwellings being exempt from the Site Plan 
Control process; it is noted that Block 55 was registered as a commercial block 
and not for residential purposes and, therefore, would not meet the intent of the 
exemptions of Site Plan Control By-law No. 03-294.  
 
Based on the foregoing, as Block 55 was not reviewed as a residential 
development block under 62M-330 “Wright Place Addition - Phase 1”, the 
proposed development would be subject to a Site Plan Control application prior 
to any development occurring on the subject lands.   
 

3. There are public watermains and separate storm and sanitary sewers available 
on Drakes Drive and Oceanic Drive to service the subject lands.  

 
There are no widenings required on the subject sections of Frances Avenue, 
Drakes Drive and Oceanic Drive.  However, a 4.57m x 4.57m daylighting triangle 
at the intersection of Drakes Drive and Oceanic Drive, and a 9.14m x 9.14m 
daylighting triangle at the intersection of Drakes Drive and Frances Avenue, will 
be required. The applicant/owner is advised that they will be responsible for all 
costs related to the preparation and registration of legal documents and a 
Reference Plan for the required daylighting triangles. 

 
Through a future Site Plan Control application, the following items will be 
addressed: 

 
a. The owner shall dedicate sufficient lands to the City of Hamilton to establish 

the required 4.57m x 4.75m daylight triangle, at the southeast corner of the 
subject lands at the intersection of Drakes Drive and Oceanic Drive, to the 
satisfaction of the Manager of Engineering Design and Construction. 

 
b. The owner shall dedicate sufficient lands to the City of Hamilton to establish 

the required 9.14m x 9.14m daylight triangle, at the northeast corner of the 
subject lands at the intersection of Drakes Drive and Frances Avenue, to the 
satisfaction of the Manager of Engineering Design and Construction. 
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c. The owner shall submit a detailed grading plan, prepared and stamped by an 
Engineer, Architect or Landscape Architect for review and approval.  This 
grading plan must show elevations based on geodetic datum, and include all 
areas on the site where proposed works are occurring.  Elevations, existing 
and/or proposed, must be provided on property lines, centerline roads, back 
of municipal sidewalks, etc., adjacent development areas.  Elevations must 
also be provided, where applicable, on the adjacent external lands, and must 
clearly demonstrate that existing drainage patterns will not be blocked or 
cause drainage to be directed towards the external lands. 

 
d. The owner shall submit a detailed erosion and sedimentation control plan. 

Erosion and silt control fencing will be required along the construction limits of 
the site.  New catchbasins and manholes are to be protected during the 
construction phase.  All erosion and sedimentation control must be in 
accordance with the “Greater Golden Horseshoe Area Conservation 
Authorities”, “Erosion and Sediment Control Guidelines for Urban 
Construction”. 

 
e. The owner shall submit a servicing plan showing extension of storm sewer 

and other servicing works, as per City of Hamilton standards.  Servicing notes 
are required to be shown, as per the City’s Construction and Material 
Specifications Manual and Sewer and Water Design System Process and 
Requirements.  Please note that Environmental Compliance Approval from 
Ministry of Environment is also required for the extension of sewers on 
Oceanic Drive. 

 
f. The owner enters into an “External Works Agreement” (to be registered on 

title to the subject lands) with the City of Hamilton for the purposes of 
constructing all municipal infrastructure necessitated by the development of 
these lands, including extension of sewers, road improvements, services, 
municipal sidewalks, etc. 

 
4. The applicant has requested the Multiple Residential “RM2” Zone.  The proposed 

development of street townhouse dwelling units is permitted under the Multiple 
Residential “RM2” Zone, along with Home Occupations and accessory buildings 
and/or structures. 
 
As the proposed development is compatible with and complementary to the 
existing uses in the immediate area and neighbourhood, while providing for the 
development of a complete community through additional housing forms and 
options, and additional lot sizes in a compact and efficient form, the proposed 
change in zoning is supportable. 
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5. To date, 10 letters have been received from the public in response to the 
preliminary circulation of the REVISED Zoning By-law Amendment application 
(see Appendix “C”).   

 
The letters of objection received expressed concerns regarding driveway 
locations and Traffic/Safety, density and built form, parking, neighbourhood 
character, sidewalks, property values, flooding, circulation of notices, and 
precedence for other vacant lands, all of which are addressed below. 

 
 Driveway Locations and Traffic/Safety: 
 

Traffic Engineering Section (Public Works Department) has reviewed the 
proposed conceptual driveway approach ramps and the proposed design 
appears to be adequate in meeting our municipal requirements/standards.  
However, detailed review will be undertaken through the future Site Plan Control 
application. 
 
With respect to increased traffic and safety concerns, staff has reviewed the 
application and has not identified any potential traffic concerns with respect to the 
proposed development and existing road network.  It is noted that the current 
zoning and designations would permit for commercial development which, in 
turn, would typically result in higher traffic volumes than that expected for the 
development of 6 townhouse units. 
 
In addition, appropriate daylight and visibility triangles at the two intersections, 
along with sidewalks, are to be secured through the future Site Plan Control 
application, thereby enhancing the safety of residents in the area.   
 
Lastly, in light of the public submissions, the Public Works Department is 
currently undertaking investigations to determine any traffic requirements or 
improvements in relation to the traffic volumes for the neighbourhood at large. 
 
Based on the foregoing, staff is satisfied that the concerns related to driveway 
locations and traffic/safety have been appropriately reviewed and will be further 
addressed through the future Site Plan Control application. 

 
 Density and Built Form: 

 
It is noted that the subject property is designated “Residential” on Schedule      
“A” - General Land Use Plan, and there is currently no Secondary Plan in place 
to identify the permissible/envisioned densities.  In addition, the subject lands 
were identified as “Local Commercial” within the Lakeshore Neighbourhood Plan 
and, therefore, did not prescribe residential densities.   
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However, in review, the proposed density would likely fall under the “Medium 
Density Residential” designation of the City of Stoney Creek Official Plan and the 
“Low Density Residential” designation of the Urban Hamilton Official Plan.  Both 
Official Plans permit the establishment of street townhouses under these 
respective designations, with the layout and corresponding density to be 
determined through the future Site Plan Control application.  
 
It is noted that the subject lands are appropriately sized and located at a location 
appropriate for the development of street townhouse dwellings, subject to the 
Multiple Residential “RM2” Zone, without any modifications.  
 
Furthermore, the subject lands are located in proximity to major roadways 
generally to the exterior of the neighbourhood, which conforms to the locational 
criteria for “Medium Density Residential” of the City of Stoney Creek Official Plan. 
 
Based on the foregoing, staff is of the opinion that the subject lands are suitable 
for street townhouse dwellings, subject to a future Site Plan Control application to 
ensure harmony and consistency with the existing streetscape of the Lakeshore 
Neighbourhood. 
 
Parking: 
 
The proposed development will not require any reduction to the required parking 
for street townhouse developments, as prescribed by the Multiple Residential 
“RM2” Zone and corresponding parking provisions of Section 4 of City of Stoney 
Creek Zoning By-law No. 3692-92. 
 
Hamilton Municipal Parking Services has reviewed the subject application and 
has noted that although parking requirements have been satisfied, that a warning 
clause be included within the undertaking of the future Site Plan Control 
application with respect to the use of garages for parking purposes. 
 
The development is anticipated to provide 2 parking spaces per individual street 
townhouse unit and, as appropriate warning clauses are to be included through 
the future Site Plan Control application, staff is of the opinion that the parking 
concern has been addressed. 
 
Neighbourhood Character: 
 
The predominant residential land use in the Lakeshore Neighbourhood is of a 
single detached residential housing form.  However, as discussed above, the 
subject lands are appropriate for street townhouse development given its location 
with respect to the neighbourhood and arterial/collector roadways, and the lands 
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being able to accommodate the street townhouse dwelling form without 
additional modifications to the Multiple Residential “RM2” Zone.   
 
Furthermore, it is noted that development would be limited to 11m in height, 
which conventionally will be a 2-storey dwelling with peeked roof, or a 3-storey 
dwelling with flat roof.  
 
Notwithstanding, it is noted that the design of the dwellings, their appearance, 
including height, will be reviewed through the future Site Plan Control application 
to ensure consistency and harmony with the existing streetscape and Lakeshore 
Neighbourhood.  
 
Based on the foregoing, staff is of the opinion that through the required Site Plan 
Control application an appropriate design that reflects the existing neighbourhood 
character and streetscape can be implemented and the above noted concern 
has, therefore, been addressed. 
 
Sidewalks: 
 
Concerns have been raised regarding pedestrian movements and sidewalks.  
Staff notes that the owner/applicant shall be required to provide securities for the 
provision of sidewalks, which will be further reviewed through the future Site Plan 
Control application.  Staff is of the opinion that the sidewalk concern will be 
addressed through the future Site Plan Control application. 
 
Property Values: 
 
Concerns have been raised regarding the potential loss of property values that 
would occur should the proposed application be approved.  Staff is not aware of 
any supporting real estate information or documentation that would substantiate 
this concern, or any empirical data with respect to property devaluation.  Based 
on the foregoing, staff is satisfied that this concern has been addressed. 
 
Flooding: 
 
Both the Hamilton Conservation Authority and the City of Hamilton Engineering 
Approvals Section have reviewed the subject application, and have not identified 
any potential concerns with respect to possible flooding as a result of the 
proposed development. 
 
Notwithstanding, it is noted that the subject development will require written 
permission from the Hamilton Conservation Authority prior to any Building 
Permits.  Furthermore, the development will be subject to a future Site Plan 
Control application, which shall include the review and standard condition for 
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Stormwater Management to be contained on-site and/or directed to a suitable 
outlet with no adverse impacts on adjacent lands, to the satisfaction of the City’s 
Manager of Engineering Approvals (Development Engineering). 
 
As no concerns have been raised with respect to potential flooding as a result of 
the proposed development, and as the subject proposal will require a Site Plan 
Control application to deal with such matters, staff is of the opinion that the above 
concern has been addressed. 
 
Circulation of Notices: 
 
Notice regarding the subject application has been provided in accordance with 
the Planning Act to all residents within 120m of the subject lands.  It is noted that 
the public submission regarding circulation did not make formal request for notice 
or provide comment in response to the original application and pre-circulation 
dated April 27, 2012.  
 
Notwithstanding, staff has included the public citizen as part of the circulation list 
for any future mailings and Notice of Public Meeting.  Based on the foregoing, 
staff is of the opinion that the above noted concern has been addressed. 
 
Precedence for Other Vacant Lands: 
 
The Planning Act requires that each individual development application be 
reviewed on its own merits, and the approval or denial of the subject application 
will not set precedence for other vacant lands.  
 
In order to apply the basis of the decision regarding the subject application, the 
remaining vacant lands must be of similar size and configuration, designation, 
and similar in proposal.  The remaining vacant lands would not meet these 
criteria, and the outcome of this application would not set a precedence for the 
development of the remaining vacant lands. 
 

ALTERNATIVES FOR CONSIDERATION 

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

 
If the application is denied, the applicant would be able to develop the subject lands for 
commercial purposes in accordance with the existing Local Commercial “LC” Zone of 
Stoney Creek By-law No. 3692-92. 
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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. 

The proposed development utilizes an existing road network and existing servicing 
capacity, resulting in a more sustainable, cost-effective development. 
 

Social Development 

  Everyone has a home they can afford that is well maintained and safe.  

The proposed development provides for greater housing choices for the area and 
neighbourhood. 
 

Healthy Community 

  Plan and manage the built environment. 

The lands are appropriate for townhouse development and the proposed units will 
provide housing opportunities for residents of Hamilton and a complete community.   
 

APPENDICES / SCHEDULES 

 
 Appendix “A”: Location Map  
 Appendix “B”: Proposed Zoning By-law Amendment 
 Appendix “C”: Concept Plan 
 Appendix “D”: Public Submissions on Original Application  
 Appendix “E”: Public Submissions on Revised Application  
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Authority: Item         
Planning Committee  
Report: 13-       (PED13014) 
CM:        

Bill No.        

CITY OF HAMILTON 

BY-LAW NO.       

To Amend Zoning By-law No. 3692-92 (Stoney Creek)  
Respecting the Lands Located at 2 Oceanic Drive 

 
 
 
WHEREAS the City of Hamilton Act. 1999, Statutes of Ontario, 1999 Chap.14, Sch. C. 
did incorporate, as of January 1st, 2001, the municipality “City of Hamilton”; 
 
AND WHEREAS the City of Hamilton is the successor to certain area municipalities, 
including the former area municipality known as "The Corporation of the City of Stoney 
Creek" 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 of the 
former area municipalities continue in force in the City of Hamilton until subsequently 
amended or repealed by the Council of the City of Hamilton; 
 
AND WHEREAS Zoning By-law No. 3692-92 (Stoney Creek) was enacted on the 8th  
day of December, 1992, and approved by the Ontario Municipal Board on the 31st day 
of May, 1994; 
 
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 No. 3692-92 (Stoney Creek) be amended as 
hereinafter provided; 

AND WHEREAS this By-law is in conformity with the Official Plan of the City of Hamilton 
(formerly the City of Stoney Creek Official Plan), approved by the Minister under the 
Planning Act on May 12, 1986; 
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NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 
 
1. That Map No. 1 of Schedule “A”, appended to and forming part of By-law             

No. 3692-92 (Stoney Creek), is amended by changing from the Local Commercial 
“LC” Zone to the Multiple Residential “RM2” Zone, on the lands the extent and 
boundaries of which are shown on a plan hereto annexed as Schedule “A”.   
 

2. 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 Multiple Residential “RM2” Zone provisions. 

 
3. 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      , 2013. 

 
 
 

  

R. Bratina 
Mayor 

 Rose Caterini 
Clerk 

 
ZAC-12-010 
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