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RECOMMENDATION: 

 
That approval be given to Amended Zoning Application ZAC-11-020, by Farzad 
Karambakhsh, (Owner), for a change in zoning to Township of Glanbrook Zoning     
By-law No. 464 from the Existing Residential “ER” Zone to the Neighbourhood 
Commercial “C1-272” Zone, with a Special Exception, for the lands located at 3250 
Homestead Drive (Glanbrook), as shown on Appendix “A” to Report PED12128, on the 
following basis: 
 
(i) That the draft By-law, attached as Appendix “B” to Report PED12128, which has 

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

(ii) That the amending By-law be added to Schedule “F” of the Township of 
Glanbrook Zoning By-law No. 464. 

 
(iii) That the proposed change in zoning is in conformity with the Hamilton-Wentworth 

Official Plan and Township of Glanbrook Official Plan. 
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EXECUTIVE SUMMARY 

 
The purpose of the application is for a change in zoning to permit a 3-storey, mixed-use 
building with 6 ground floor commercial units and 12 residential units above (6 per 
residential floor), for the lands located at 3250 Homestead Drive (Glanbrook) (see 
Appendix “A”).  
 
The subject lands are currently designated “General Commercial” on Schedule “A”         
- Land Use Plan, and on Schedule “C” - Mount Hope Urban Settlement Area Land Use 
Plan.  The proposed zoning implements the envisioned land use of the Township of 
Glanbrook Official Plan by providing for a mixed-use development with additional 
housing forms, tenures, and a complete community.  Site-specific modifications have 
been proposed to facilitate Transit Oriented Design principles, and to ensure adequate 
separation and compatibility with the existing neighbourhood and land uses. 
 
The proposed application has merit and can be supported as it is consistent with the 
Provincial Policy Statement, conforms to the Growth Plan for the Greater Golden 
Horseshoe (Places to Grow), the Hamilton-Wentworth Official Plan, the Township of 
Glanbrook Official Plan, and conforms to the general intent and purpose of the new 
Urban Hamilton Official Plan.  
 
Alternatives for Consideration - See Page 21. 
 

FINANCIAL / STAFFING / LEGAL IMPLICATIONS 

 
Financial:    None. 
 
Staffing: None. 
 
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 18, 2009: Formal Consultation File No. FC-09-206 received. 
 
January 27, 2010: Development Review Committee meeting was held and 

Formal Consultation document completed January 28, 2010. 
 
March 31, 2011: Zoning By-law Amendment Application ZAC-11-020 

received. 
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April 4, 2011: Zoning By-law Amendment Application ZAC-11-020 deemed 
complete. 

 
April 15, 2011: Notice of Complete Application and Preliminary Circulation 

to all residents within 120 metres of the subject lands. 
 
April 16, 2011: Public Notice Sign installed on subject lands. 
 
July 13, 2011: Revision to Zoning By-law Amendment Application         

ZAC-11-020 received. 
 
September 8, 2011: Neighbourhood meeting was held in Mount Hope to discuss 

the proposed mixed-use development form, permitted uses, 
and design elements.  

 
October 21, 2011: Application revised requesting the Neighbourhood 

Commercial “C1” Zone with modifications. 
 
April 21, 2012: Councillor requested Public Information Meeting with respect 

to the future development as designated within the Mount 
Hope Secondary Plan.  

 
June 22, 2012: Circulation of Notice of Public Meeting to all residents within 

120 metres of the subject lands. 
 
Proposal 
 
The applicant has applied for a change in zoning to Township of Glanbrook Zoning    
By-law No. 464 from the Existing Residential “ER” Zone to the General Commercial 
“C3” Zone, with a Special Exception.   
 
The application was revised in light of submissions made at the Public Information 
Meeting held by the applicant on September 8, 2011. 
 
Upon completion of the meeting and review of the public comments, the applicant 
amended the application to request the Neighbourhood Commercial “C1” Zone, but will 
maintain the original proposed concept for a 3-storey, mixed-use building comprised of 
6 ground floor commercial units with 12 residential units above with 42 associated 
parking spaces (see Appendix “C”). 
  
In addition, the following site-specific modifications to the Neighbourhood Commercial 
“C1” Zone are required to facilitate the proposed development.   
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 To add “Retail Stores” and remove “Banks and Financial Institutions” from the list of 
“Permitted Uses”; 
 

 To increase the maximum lot coverage from 30% to 37%; 
 
 To reduce the minimum front yard setback (i.e. Homestead Drive) from 7.5m to a 

minimum of 6.7m; 
 
 To reduce the minimum side yard setback on a corner lot abutting the flankage 

street (i.e. Longview Drive) from 7.5m to a minimum of 0.0m;   
 
 To reduce the distance for parking abutting a Residential or Institutional Zone or any 

Zone where the adjoining land is used for residential or institutional purposes from 
3.0m to a minimum of 2.0m; 
 

 To reduce the distance for parking abutting Longview Drive from 3.0m to a minimum 
of 1.0m; 

 
 To include a provision for the physical and functional separation of the residential 

and visitor parking areas from the commercial parking area;  
 
 To reduce the parking space dimensions from 3m wide x 6m long to 2.6m wide        

x 5.5m long; 
 
 To reduce the landscaped area adjacent to a Residential Zone from 3.0m to 1.8m; 
 
 To reduce the landscape area adjacent to a street from 3.0m to 0.0m for any portion 

abutting the building, and a minimum of 1.0m for any other portion of the lot line 
adjacent to a street; 

 
 To reduce the required loading from 2 spaces to 1 space with minimum dimensions 

of 2.6m x 5.5m to be provided along with any garbage enclosures within the interior 
of the building;   

 
 To add a provision requiring that 50% of the ground floor façade along Longview 

Drive be composed of windows and doors; and, 
 
 To permit a maximum of 12 residential units, whereas 4 units are permitted, as per 

the minimum required 465 square metres of lot area per dwelling unit. 
 
All other provisions of the Neighbourhood Commercial “C1” Zone of Glanbrook Zoning 
By-law No. 464 will continue to apply. 
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Details of Submitted Application 
 
Location: 3250 Homestead Drive (Glanbrook) (See Appendix “A”) 
 
Owner/Applicant:     Farzad Karambakhsh 
  
Agent:   Sam Esposto Architect Inc. 
   
 
Property Description: Total Lot Area:  0.2 hectares  

 
Total Lot Frontage:  30.48m (Homestead Drive) 
    69.4m   (Longview Drive) 
 
Lot Depth:   66.14 metres 
 
Servicing: Full Municipal Services  

 
 
EXISTING LAND USE AND ZONING: 
 
 
 

Existing Land Use Existing Zoning 
 

Subject Lands: 
 

Single Detached  
Residential 

Existing Residential “ER” Zone  
 

 
Surrounding Lands: 
 

  

North Industrial Building 
 

General Commercial “C3-044” 
Zone 

 
South Single Detached  

Residential  
 

Existing Residential “ER” Zone 

East Single Detached  
Residential 

 

Existing Residential “ER” Zone 
 

West  Single Detached  
Residential  

Residential “R4-199” Zone 
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POLICY IMPLICATIONS 

 
Provincial Policy Statement 
 
The application has been reviewed with respect to the Provincial Policy Statement 
(PPS).  Staff recognizes that the application will be on full municipal services and is a 
use consistent with the policies that focus growth in Settlement Areas, Policy 1.1.3.1.  
 
However, Policy 2.6.2 outlines that development and site alteration may be permitted on 
lands containing archaeological resources or areas of archaeological potential if 
significant archaeological resources have been conserved by removal and 
documentation, or preservation on site.  An Archaeological Assessment was submitted 
with the subject application.  City of Hamilton Cultural Heritage staff and Ministry of 
Tourism and Culture have signed-off on the Study and the Provincial interest has, 
therefore, been satisfied.   
 
Policy 1.7.1(e) of the Provincial Policy Statement outlines that long-term economic 
prosperity will be supported by planning so that major facilities (such as airports, 
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.   
 
Due to the proximity of the subject lands to the John C. Munro Hamilton International 
Airport and Homestead Drive, a Noise Study was submitted with the subject application.  
Upon review, the findings conclude that noise levels can be addressed through 
inclusion of specific building components and warning clauses, which shall be 
registered on title.  These findings will be implemented through the future Site Plan 
Control application and building permit.   
 
The current concept shows balconies less than 4 metres in depth and, accordingly, 
would not be classified as an Outdoor Living Area (OLA) and are, therefore, not subject 
to noise level assessment, as per the Ministry of Environment definition.  However, 
should the site plan be revised, whereby balconies exceed 4 metres in depth, an 
addendum to the submitted Noise Study will be required.  This can be addressed at the 
Site Plan Control stage.  
 
The proposal will provide a mix and range of employment and housing options within 
the Urban Area, where full municipal services are available.  Provincial interests 
pertaining to archaeological resources and noise levels have been addressed and, 
therefore, the proposal is consistent with the policies of the Provincial Policy Statement.  
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Growth Plan for the Greater Golden Horseshoe (Places to Grow): 
 
The proposed mixed-use building is consistent with the Guiding Principles, Section 
1.2.2 of Places to Grow, whereby the proposed development provides for a compact, 
vibrant, and complete community which protects, conserves, enhances, and wisely uses 
the valuable natural resources of land, air, and water for current and future generations; 
optimizes the use of existing and new infrastructure to support growth in a compact, 
efficient form; and is a planned and managed form of growth that supports a strong and 
competitive economy. 
 
The subject application implements the growth management policies of the Growth Plan 
for the Greater Golden Horseshoe (Places to Grow).  In particular, Section 2.2.2 
indicates that population growth will be accommodated by building compact,         
transit-supportive communities in designated Greenfield areas.  

 
As the proposed development is a form of residential intensification within a mixed-use 
development form, providing for a mix of both jobs and housing in a compact urban 
form; establishing local stores and services in proximity to the Upper James Street 
primary corridor; serviced with full municipal services; and within the built-up Urban 
Area, 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 as “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.  Urban Areas are intended to accommodate approximately 96% of new 
residential housing units in the Region to the year 2020.   
 
As well, Policy C-3.1.1 states that a compact higher density urban form, with mixed-use 
development in identified regional and municipal centres and along corridors, best 
meets the environmental, social, and economic principles of sustainable development.  
A mixed form of development within the Urban Area is preferable to widespread, low 
density, residential development.   
 
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 
redevelopment.  Where possible, these attributes will be incorporated into the overall 
design in a manner which minimizes adverse impacts and encourages maintenance 
and protection.  As mentioned above, staff has no further comments and/or concerns 
with regard to archaeological resources, as the Provincial interest has been satisfied. 
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As the proposed development is a compact, mixed-use development form within the 
Urban Area, where full municipal services are available, the proposal conforms to the 
policies of the Hamilton-Wentworth Official Plan. 
 
Township of Glanbrook Official Plan 
 
The subject lands are designated “General Commercial” on Schedule “A” - Land Use 
Plan and on Schedule “C” - Mount Hope Urban Settlement Area Land Use Plan.   
 
The General Commercial policies permit residential development, as per Policy B.2.3.1. 
In particular, Policies B.2.3.6 and B.2.3.7 provide general design policies, which have 
been addressed through the provided design concept attached as Appendix “C”. 
 
Policy B.2.3.11.2 provides the development policies for the Residential and General 
Commercial land uses within the Mount Hope Urban Settlement Area.  In particular, 
Policies B.2.3.11.2(a) Residential and B.2.3.11.2(c) Commercial, amongst other 
applicable policies, permit mixed-use forms of development providing predominantly for 
general commercial uses fronting onto Homestead Drive and Airport Road West within 
the Mount Hope Urban Settlement Area.  This form of development is to be designed 
and regulated through the Zoning By-law and Site Plan Control process in order to 
provide adequate protection to exiting residential uses, among other matters. 
 
Due to the proximity of John C. Munro Hamilton International Airport, all new 
development and redevelopment within the General Commercial area of the Mount 
Hope Urban Settlement Area shall adhere to and satisfy the Registered Zoning (Height) 
Regulations for the Hamilton Airport and the Noise Exposure Forecast and land use 
compatibility policies and requirements of Transport Canada, the Ministry of Housing, 
and the Canada Mortgage and Housing Corporation, as well as the noise control 
requirements of the Ministry of Environment and Energy.  As mentioned above, a noise 
study was submitted and reviewed with the recommended findings to be implemented 
through the future site plan application and building permit processes. 
 
The proposed development will be located at the intersection of Longview Drive and 
Homestead Drive, which is well setback from the adjacent residential uses, and is of a 
scale and bulk consistent with the envisioned neighbourhood character, while 
implementing the Transit Oriented Design principles.  
 
Accordingly, the proposed zoning implements the envisioned Commercial land use, as 
established through the Mount Hope Urban Settlement Area Secondary Plan and, 
through the future site plan control process, will include visual barriers and adequate 
buffering in order to mitigate any potential negative spill-over impacts on the adjacent 
residential properties.  Based on the foregoing, the proposed development conforms to 
the “General Commercial” policies of the Township of Glanbrook Official Plan.  
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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.  The final decision on the Urban Hamilton Official Plan has been appealed.   
 
The subject lands are designated as “Neighbourhoods” on Schedule “E” - Urban 
Structure and “District Commercial” on Schedule “E-1” - Urban Land Use Designations. 
The lands are also designated “District Commercial” on Map B.5.4-1 - Mount Hope Land 
Use Plan. 
 
Section B.2.4.3.1 provides direction for residential intensification involving cultural 
heritage resources, whereby development shall be in accordance with Policy Section 
B.3.4.  However, it is noted that an Archaeological Assessment was submitted with the 
subject application, and the Provincial Interest has been satisfied.  
 
In review of the proposed development, Policies B.2.4.1 and B.2.4.2, amongst others, 
provides the Residential Intensification Policies.  The proposed development conforms 
to these policies, as it will provide for additional forms of dwelling units and will be of a 
scale, form, and character consistent with the Mount Hope neighbourhood character 
and the policies of Section E.2.0 - Urban Structure.  Sufficient infrastructure and 
transportation capacity is available to service the subject development, which has been 
sited in a location conducive to the City’s Transit Oriented Design principles.  
 
As referenced above, Section E.2.6 provides direction with respect to the 
“Neighbourhoods” designation.  Policy E.2.6.5 states that: “The Neighbourhoods 
element of the urban structure shall permit a range of commercial uses, including retail 
stores and services…Over time, some of these commercial areas may evolve into a 
mixed-use form, where appropriate.  The policies of Section E.4.0 - Commercial and 
Mixed-Use Designations, Section E.3.0 - Neighbourhoods Designation, and applicable 
secondary plans of Volume 2 shall provide specific direction on the scale of commercial 
uses in the various commercial and mixed-use designations.” 
 
Section E.3.0 provides more detailed policies, as it relates to the “Neighbourhoods” 
designation.  The proposed development satisfies the Policy goals of Section E.3.1 and 
is a permitted use, as prescribed under Policy E.3.2.3 (a) and (d), being residential 
dwellings and local commercial uses designed in accordance with Policies E.3.2.4 
through to E.3.2.7, inclusive, which provide scale and design criteria for the 
Neighbourhoods designation.  Generally, the concept attached as Appendix “C” 
conforms to the scale and design criteria, but it is noted that detailed review of the 
design will be implemented through the future Site Plan Control application. 
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With respect to “District Commercial”, Policy Section E.4.7, in particular Policy E.4.7.2, 
permits a mixed-use building with residential uses above a commercial ground floor.  
 
Furthermore, Policy E.4.7.5 permits a built form which may include stand-alone stores, 
multiple unit commercial buildings, or live work units.  However, Policy E.4.7.9 
prescribes that although residential development is permitted and encouraged, it is not 
the intent of the Plan for the District Commercial designated areas to lose the planned 
retail and service commercial function set out in the Plan. 
 
The proposed development has been sited with respect to Design Policies E.4.7.10 
through to E.4.7.17, inclusive, which encourage that development within District 
Commercial designated areas are of a smaller retail building format located up to the 
street with a consistent minimal setback creating a strong pedestrian orientation, 
particularly along adjoining collector roads with the principal entrances facing the public 
street, providing direct access from the sidewalk, and with windows and signage 
predominantly facing the street and buildings.   Parking is provided away from the street 
and appropriately screened through the use of landscaping and fencing to be 
implemented through the future Site Plan Control application (see Appendix “C”).  
 
Lastly, Policy B.3.6.3.6 requires that development within the vicinity of John C. Munro 
International Airport shall be in accordance with Section C.4.8 - Airport.  In particular, 
Table C.4.8.1 - Requirement for Development in the Vicinity of John C. Munro 
International Airport and Policy C.4.8.10 requires that “Any permitted development, 
redevelopment, or infill development at or above 25 NEF or within the Airport Influence 
Area shall be required to submit a detailed Noise Study, implement noise mitigative 
measures in accordance with Provincial and Federal guidelines/standards or municipal 
approaches that achieve the same objective, and include appropriate warning clauses 
in lease or rental agreements, agreements of purchase and sale, and within 
development agreements.” 
 
The subject lands fall within the 28-30 NEF contour, and in review of Table C.4.8.1, the 
residential component of the proposed development would be prohibited.  It is noted 
that this application was submitted prior to adoption of the New Urban Hamilton Official 
Plan, which is not yet in force and effect.  Furthermore, the applicable               
Hamilton-Wentworth Official Plan permits sensitive land use developments on lands 
currently designated “Urban”, such as 3250 Homestead Drive, and as the requisite 
Noise Study was submitted, and the required mitigation measures are to be 
implemented through the future Site Plan Control application to achieve Ministry of 
Environment standards, the proposal maintains the general intent and purpose of the 
new Urban Hamilton Official Plan and, therefore, complies. 
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In review of the policies above, the proposed mixed-use building is a form of residential 
intensification consistent with the “Neighbourhoods” and “District Commercial” policies 
of the new Urban Hamilton Official Plan, as the development provides commercial uses 
complementary to the neighbourhood, providing for additional housing forms, 
establishes a Transit Oriented streetscape, and provides for a complete community. 
 

RELEVANT CONSULTATION 

 
The following Departments and Agencies had no comments or objections: 
 
 Taxation Division, Corporate Services Department. 
 Environment and Sustainable Infrastructure Division, Public Works Department. 
 Enbridge Pipelines Inc. 
 
Public Consultation 

 
In accordance with the new provisions of the Planning Act and Council’s Public 
Participation Policy, 84 Notices of Complete Application and Preliminary Circulation 
were sent to property owners within 120 metres of the subject property on April 15, 
2011, requesting comments on the application.  Furthermore, a Public Notice Sign was 
posted on the property on April 6, 2011.   
 
Finally, Notice of the Public Meeting was given in accordance with the requirements of 
the Planning Act.  To date, 13 public comments have been received identifying 
concerns with respect to property values, traffic and safety, parking, building height, 
privacy and overview, alternate commercial sites in the neighbourhood and within 
driving distance, garbage enclosure location and hours of operation for garbage 
collection, landscaping, improper notice, and Flooding and Municipal Services (see 
Appendix “D”).  These concerns are addressed as Item/Bullet 9 in the 
Analysis/Rationale for Recommendation section below. 
 
It is also noted that 3 public comments were sent directly to the Clerk’s Office (see 
Appendix “D”), with 1 set of comments identifying concerns as it relates to 
appropriateness of the development and the remaining 2 submissions being requests 
for notice of Public Meeting and notice of decision.  
 

ANALYSIS / RATIONALE FOR RECOMMENDATION 

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

 
(i) It is consistent with the policies of the Provincial Policy Statement and 

conforms to the Growth Plan for the Greater Golden Horseshoe (Places to 
Grow). 
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(ii) It conforms to the “Urban Area” policies of the Hamilton-Wentworth Official 
Plan. 

 
(iii) It conforms to the “General Commercial” policies of the Glanbrook Official 

Plan and the Mount Hope Land Use Plan. 
 
(iv) The proposed amendment is consistent with the “Neighbourhood” and 

“District Commercial” policies of the new Urban Hamilton Official Plan. 
 
(v) The proposal 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, enhancing the streetscape along 
Longview Drive and Homestead Drive, and making efficient use of land 
and existing infrastructure within the urban boundary. 

 
2. The proposed change in zoning conforms to the Provincial Planning documents 

and implements the development vision of the Mount Hope Urban Settlement 
Area Secondary Plan by providing densities and a mix of land uses which 
efficiently use land and resources, and is appropriate for, and efficiently use the 
infrastructure and public service facilities which are planned or available, and 
avoid the need for their unjustified and/or uneconomical expansion within the 
Built-up Area promoting residential intensification and complete communities.  

 
The mixed-use development form provides for a compact, higher density urban 
form, with mixed-use development along corridors, which best meets the 
environmental, social, and economic principles of sustainable development 
through the provision of a mix of land uses, a range and mix of employment and 
housing types and tenures, with high quality open space and easy access to 
local stores and services. 

 
3. The subject lands are designated “General Commercial” on Schedule “A” - Land 

Use Concept and on Schedule “C” - Mount Hope Urban Settlement Area Land 
Use Plan, which permits residential uses, provided the residential component is 
designed as part of a permitted commercial use. The proposed mixed-use 
building has been designed comprehensively and implements the envisioned 
commercial function along Homestead Drive and, therefore, conforms to the 
policies of the Glanbrook Official Plan.  

 
4. The subject lands are designated as “Neighbourhoods” on Schedule “E” - Urban 

Structure and “District Commercial” on Schedule “E-1” - Urban Land Use 
Designations in the new Urban Hamilton Official Plan and designated “District 
Commercial” on Map B.5.4-1 - Mount Hope Land Use Plan. 
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As the proposed development is a form of residential intensification providing for 
alternate forms of dwelling units and tenures along with ground floor local stores 
and services, located in proximity to a Primary Corridor, within the built-up area, 
on full municipal services, implementing the transit oriented design principles, 
and compatible with the existing neighbourhood and streetscape, the proposal is 
consistent with the policies and direction of the new Urban Hamilton Official Plan. 
 

5. In order to facilitate the proposed use, as shown on Appendix “C”, amendments 
to the Neighbourhood Commercial “C1” Zone are required.  In particular, the 
following provisions are proposed for modification: 

  
Permitted Uses: 

 
 The applicant has requested the removal of “Banks and Financial Institutions” 

and the inclusion of “Retail Stores” to the list of permitted uses.  The requested 
changes to the list of permitted uses maintain the intent for local stores and 
services; therefore, staff supports the requested modification.  

 
 Lot Coverage: 
 
 The applicant has requested that the lot coverage be increased from 30% to 

37%.  A 7% increase in lot coverage on this property would allow for an 
additional 141.54m2 of floor space.  

 
It is noted that the intent and purpose of the lot coverage provision is to regulate 
development in accordance with the parcel size and in order to ensure adequate 
engineering and servicing for the proposal. 

 
Staff supports the proposed modification, as no servicing or capacity issues have 
been identified and, accordingly, detailed stormwater management and 
engineering requirements will be addressed through the future Site Plan Control 
application.  
 
Furthermore, the increase in footprint does not increase any impacts on the 
adjacent land uses as appropriate screening will be implemented through the 
future Site Plan Control application.  Therefore, given the proposed increase has 
minimal impact, staff supports the requested increase in lot coverage.   
 

 Minimum Front Yard Setback: 
 
 By definition, the front lot line is deemed to be Homestead Drive.  Accordingly, 

the applicant has requested a reduction in front yard setback from 7.5m to 6.7m.   
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It is noted that the building location was requested by staff to be located as close 
as possible to the intersection for improved urban and transit oriented design with 
a strong pedestrian connection, and to allow for the potential of a gateway 
feature and urban street furniture at the intersection.   

 
 As the proposed reduction is minimal in nature and required for the 

implementation of both transit oriented and urban design principles in order to 
establish the streetscape and pedestrian orientation, staff supports the requested 
reduction. 

 
 Flankage Side Yard: 
 
 By definition, the flankage yard is deemed to be Longview Drive and, as noted 

above, the proposed building location has been requested for implementation of 
the transit oriented and urban design principles.  Accordingly, staff supports the 
proposed reduction from 7.5m to 0.0m.  

 
In addition, it is noted that staff has included a provision for the ground floor 
façade along Longview Drive to be composed of 50% windows and doors, further 
strengthening the transit oriented and urban design principles.  

  
 Parking Abutting a Street and a Residential Zone: 
 
 The applicant has requested a reduction in the setback of the parking area from 

Longview Drive from the required 3.0m to 1.0m.  It is further noted that there are 
no proposed widenings along Longview Drive, and the existing 5.7m boulevard 
would be maintained in addition to the 1.0m setback provided on private lands.  
Therefore, the parking would be set back 6.7m from the physical roadway, and 
will be appropriately screened.  

 
With the inclusion of the municipal boulevard, appropriate plantings will be 
incorporated within the landscape area, and through the requirement of façade 
treatment along Longview Drive, the pedestrian scale and streetscape shall be 
maintained.   
 
With respect to the parking along the west lot line adjacent to a residential zone, 
the requested reduction from 3.0m to 2.6m landscaped area to be established 
with appropriate plantings, along with the inclusion of a 1.8m visual barrier, is 
minor in nature and provides adequate protection from any potential spill-over 
impacts of the proposed parking area. 
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Lastly, with regard to the reduction in setback of the parking areas adjacent to 
residential zones along the south lot line, the proposed reduction from 3.0m to 
2.0m is supportable, as the Glanbrook Official Plan and new Urban Hamilton 
Official Plan envision commercial redevelopment of these lands in the future; 
which would alleviate the landscaping requirements as the lands would no longer 
be a residential zone or use.  Therefore, the interim provision of a 2.0m 
landscaped area with a visual barrier is supportable. 
 
Physical and Functional Separation of Residential and Commercial Parking 
Areas: 

  
 It is noted that, as per Policy B.2.3.6 of the Glanbrook Official Plan, mixed-use 

development within the Mount Hope Secondary Plan is required to physically and 
functionally separate the residential and commercial parking areas.   

 
This would further implement the Traffic Department comments to restrict 
commercial vehicles from utilizing the Longview Drive access.  Therefore, in 
order to maintain the intent and purpose of the Glanbrook Official Plan and 
Mount Hope Secondary Plan, staff has included this provision in the amending 
By-law. 

 
 Reduction in Parking Space Dimensions: 
 
 The applicant has requested a reduction in parking space dimensions from 3.0m 

wide x 6.0m long to 2.6m wide x 5.5m long, which is the new standard in City of 
Hamilton By-law No. 05-200.  Accordingly, staff supports the proposed 
modification.  

  
 Reduction in Landscape Area Adjacent to a Residential Zone: 
 
 It is noted that the proposed building has been sited in a location as far away as 

possible from the adjacent Residential zones to provide adequate separation of 
uses and to minimize any potential spill-over impacts.  

 
Furthermore, as discussed above, the proposed 1.8m landscape strip, with 
appropriate plantings to be determined through the future Site Plan Control 
Application and a 1.8m visual barrier, will provide adequate screening of the 
commercial use from the adjacent residential uses along the west lot line.   
 
The proposed 2.0m landscape strip and 1.8m visual barrier will provide adequate 
screening of the commercial use from the adjacent residential use along the 
south lot line, until such time as these adjacent lands have redeveloped for the 
envisioned commercial uses of the Mount Hope Secondary Plan.  Therefore, the 
requested reduction is supportable. 
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Reduction in Landscape Area Adjacent to a Street: 
 
 The minimum required 3.0m landscape strip will be provided along Homestead 

Drive.  
 

A 0.0m landscape area will be provided along Longview Drive, abutting the 
building in order to facilitate the transit oriented design guidelines.  All other 
areas not encumbered by a building and ingress or egress will maintain a 
minimum 1.0m landscaped area along Longview Drive.  
 
As previously mentioned, with the inclusion of the municipal boulevard, 
appropriate plantings will be incorporated to ensure the pedestrian orientation 
with respect to the Longview Drive streetscape. 
 
Therefore, staff supports the requested modification, as ample landscaping will 
be maintained, while facilitating the City’s transit oriented design guidelines. 

 
 Reduction in Loading Space Requirements and Required Garbage Enclosure 

Location: 
 
The applicant has requested a reduction in loading spaces from 2 spaces to 1 
space, along with a reduction in dimensions to a minimum of 2.6m x 5.5m.  In 
addition, in response to comments provided by Hamilton International Airport, 
staff has included a provision requiring that the proposed loading and garbage 
enclosures shall be located within the interior of the proposed building.   
 
Staff notes that based on the average dwelling unit size and the list of 
commercial uses requested, the use of large-scale delivery vehicles will be 
minimal, and would likely be serviced through the use of standard cube-vans 
and/or small trucks or personal vehicles. 
 
Lastly, it is noted that post commercial hours in the evening would also provide 
ample opportunity for any large-scale deliveries/loading that may be required.  
Therefore, staff supports the requested modification, as the loading proposed will 
be satisfactory in addressing the functionality of the proposed development. 
 
Longview Drive Façade Design Requirements: 
 
In order to provide for an animated pedestrian streetscape along Longview Drive, 
staff has included a provision requiring that a minimum of 50% of the ground floor 
façade along Longview Drive be composed of windows and doors.  
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Minimum Lot Area per Dwelling Unit: 
 
Notwithstanding the minimum lot area requirement per dwelling unit, being 
465m2 per dwelling unit, a maximum of 12 residential units has been requested 
notwithstanding the current lot area of 2,000m2 would only permit 4 residential 
units.  The average residential unit size proposed is 123.5m2, which would 
provide for ample interior amenity space within the unit. 
 
The minimum lot area is required to ensure adequate area remains for required 
parking and amenity areas associated with the dwelling units, and to ensure the 
proper function of the residential component within the principle building.   
 
The proposed development will have amenity areas provided through private 
balconies, and provides for sufficient residential and visitor’s parking, as required 
by Glanbrook Zoning By-law No. 464.  Therefore, staff supports the proposed 
modification, as there is adequate amenity and parking to support the function of 
the proposed residential units. 
 

6. The Growth Management Division has identified that a future road widening of 
3.048m (10 feet) shall be required along Homestead Drive through the future Site 
Plan Control application.  In addition, details and information have been provided 
as it relates to the existing services.  

 
In review of the Servicing Report, as prepared by Urbex Engineering Ltd., Growth 
Management staff has no concerns with the approval of the proposed land use 
and zoning application, as the remaining detailed review can be undertaken 
through the future Site Plan Control application. 

 
7. In response to the City of Hamilton’s Notice of Complete Application and 

Preliminary Circulation, the following issues were identified by the public: 
 

Reduction in 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 that would substantiate this concern or any 
empirical data with respect to property devaluation.  Based on the foregoing, staff 
is satisfied that the public concern has been addressed. 
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Traffic and Safety Concerns: 
 
Concerns have been raised regarding potential traffic increases and a request for 
signalization of this intersection.  Traffic Engineering has not identified any 
concerns with the expected traffic volumes as a result of the proposed 
development.  
 
Furthermore, on August 25, 2011, at the request of the Ward Councillor, staff 
inquired with Traffic Engineering if signalization or an all-way stop sign would be 
possible at the intersection of Longview Drive and Homestead Drive.  Traffic 
Engineering staff reviewed the available data for this intersection and replied on 
August 26, 2011, advising that the intersection did not meet the requirements of 
the Council-approved “Installation Policy for All-way Stop Control”.  
 
In addition, they have also advised that visibility of oncoming traffic on 
Homestead Drive is satisfactory, with relatively low traffic volumes, and no 
reported collisions at this intersection over the past 10 years.   
 
Moreover, the inclusion of a residential component will provide additional eyes on 
the street during the evening hours and on weekends, unlike a conventional 
commercial plaza.  The proposed mixed-use form of development promotes the 
24-hour usage of the subject lands and reduces the opportunity for unwanted 
individuals and vandalism to occur. 
 
Based on the foregoing, staff is of the opinion that the traffic and safety concerns 
have been thoroughly analyzed and, with the inclusion of a residential 
component in the development form, have been appropriately addressed.  
 
Adequate Parking: 
 
Concerns have been raised with regard to adequate parking and the potential  
on-street parking in the neighbourhood.  Staff notes that upon review of the 
proposed uses and number of dwelling units, a total of 42 parking spaces are 
required and have been provided on the concept plan (see Appendix “C”). 
 
Furthermore, it is noted that the commercial parking area would generally provide 
additional parking for the residential component in the evening hours and on 
weekends.  Therefore, as the required parking will be provided on-site, and with 
the availability of additional parking on evenings and weekends, staff is of the 
opinion that the above concerns have been addressed. 
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Building Height: 
 
Concerns were raised regarding the height of the building and its fit with the 
existing neighbourhood.  As mentioned in the Policy Implications section above, 
the proposed development implements the Secondary Plan and, accordingly, the 
commercial zoning requested does not include any increase in height beyond 
that which would be permitted under any of the commercial zones within 
Glanbrook Zoning By-law No. 464, being 10.7 metres or 3-storeys.   
 
The proposed 10.7 metre height is the commercial standard across the former 
Township of Glanbrook in Zoning By-law No. 464 and is, therefore, consistent 
with the land uses and built form envisioned by the Mount Hope Land Use 
Secondary Plan. 
 
In addition, to minimize impact on surrounding development, the proposed 
building location has been sited at the intersection of Longview Drive and 
Homestead Drive, as far away as possible from the adjacent residential uses, 
while providing for a gateway element at the entrance to the neighbourhood 
affording enhanced views, vistas, and streetscape.  Adequate buffering and 
screening will also be required along the lot lines adjacent to the existing 
residential uses and implemented through the future Site Plan Control 
application.  
 
Privacy and Overview Concerns:  
 
As mentioned above, the proposed building has been sited in a location that 
maximizes the distance between the proposed use and that of the surrounding, 
existing residential uses.  Additionally, adequate buffering is ensured through the 
requirement for a visual barrier and plantings, which are to be implemented 
through the future Site Plan Control application.  
 
It is further noted that there has been no request for an increase in height, and 
given that the maximum height for all commercial zones in Glanbrook By-law No. 
464 is 10.7 metres, the proposed development conforms and implements the 
envisioned land use and development form of the Mount Hope Land Use 
Secondary Plan. 
 
Appropriateness of Commercial and Alternate Commercial Sites: 
 
Several comments have been received identifying other vacant commercial 
lands, which may or may not be appropriately zoned for the proposed 
development.  Staff notes that the City of Hamilton has no authority over private 
site selection and the corresponding submissions of development applications, 
unless it was not contemplated in the Official Plan and/or Secondary Plan.  
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It is further noted that comments identified existing commercial development 
within driving distance of the neighbourhood.  However, the proposed 
development is located within the Built-up Area and, therefore, subject to the 
Growth Plan for the Greater Golden Horseshoe (Places to Grow).  
 
In particular, staff notes that the proposed development will implement the 
complete community concept envisioned by the plan through the mixed-use form 
of development, on a primary transit corridor with the provision of local stores 
and services within walking distance of the neighbourhood. 
 
Additionally, it is noted that the submitted development application implements 
the land use, as envisioned by the Glanbrook Official Plan, Mount Hope Land 
Use Secondary Plan, and the new Urban Hamilton Official Plan.  
 
As the proposal is for commercial development, as envisioned under the 
applicable Provincial and Municipal planning documents, the proposed site is 
suitable for commercial development, and staff is of the opinion that the above 
concern has, therefore, been addressed. 

  
Garbage Enclosure Location and Potential Collection Hours: 

 
 Comments have been received, as it relates to the potential for nuisance and 

noise due to hours of operation that may be incurred by the use of an outdoor 
garbage enclosure location.  It is further noted that the Hamilton International 
Airport has also identified concerns with the garbage enclosure location due to 
the potential for birds and potential impacts on the operation of the Airport. 

 
Staff has included a zoning provision requiring that the location of the garbage 
enclosure shall be located within the proposed building.  This will eliminate the 
potential for birds, pests, and odour issues as the garbage collection area will be 
managed within the interior of the building. 
 
With regard to collection hours, the subject lands are eligible for municipal 
garbage collection and will, therefore, occur at standard hours of operation. 
Therefore, staff is of the opinion that the requested amending provision and, 
subject to municipal garbage collection, the above concerns have been 
satisfactorily addressed. 
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 Landscaping: 
 
 Comments were received requesting enhanced landscaping and maintenance of 

the established streetscape as a result of the required landscaping.  Staff notes 
there are minimal reductions in landscaping, with minimal impact on the 
surrounding neighbourhood.  Additionally, the building location has been 
established in order to implement the Transit Oriented Design Guidelines. 

  
It is further noted that appropriate screening, buffering, and public space and 
pedestrian massing will be ensured through the future Site Plan Control 
application.  This will be the first formal commercial development along this 
portion of Homestead Drive and will, therefore, establish the streetscape in this 
area, as this area is to be redeveloped for commercial purposes in the future, as 
per the Official Plan and Secondary Plan.  Therefore, staff is of the opinion that 
this concern has been addressed. 
 
Improper Notice: 
 
Staff reviewed the circulation list and mapping, and note that the address of 3294 
Homestead Drive was provided circulation in the normal manner through the City 
of Hamilton Clerk’s office.  Upon discussion with the owner, it was identified that 
it is an issue with the method in which Canada Post provides delivery to the 
subject residence, being the use of a P.O. Box, as opposed to direct mailing to 
the residence.  Based on the foregoing, staff is of the opinion that appropriate 
notice was provided in accordance with the requirements of the Planning Act, 
and has no further concerns. 
 
Flooding and Municipal Services: 
 
A Functional Site Servicing Report was submitted with the application. Growth 
Management staff reviewed and confirmed that adequate services are available, 
and stormwater management will be contained on the subject lands and/or 
directed to a suitable outlet through the future Site Plan Control application, with 
all costs to be borne by the owner/developer.  
 

 ALTERNATIVES FOR CONSIDERATION: 

 
In the event Council does not support the application, the subject lands will remain and 
may be used and/or redeveloped for a single detached dwelling and uses/buildings 
accessory thereto, as prescribed by the Existing Residential “ER” Zone. 
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CORPORATE STRATEGIC PLAN  (Linkage to Desired End Results) 

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

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

 
Financial Sustainability 

  Effective and sustainable Growth Management. 

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

  Generate assessment growth/non-tax revenues. 
 
Growing Our Economy 

  Provides for Live/Work units and a complete community. 
 
Healthy Community 

 Plan and manage the built environment. 

 

APPENDICES / SCHEDULES 

 
 Appendix “A”: Location Map 
 Appendix “B”: Zoning By-law Amendment to Glanbrook By-law No. 464 
 Appendix “C”: Conceptual Site Plan for 3250 Homestead Drive 
 Appendix “D”: Public Submissions 
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Authority: Item       
Planning Committee 
Report 12-       (PED12128) 
CM:       

                   Bill No.       

CITY OF HAMILTON 

BY-LAW NO.             

To Amend Zoning By-law No. 464 (Glanbrook)                                                    
Respecting Lands Located at 3250 Homestead Drive 

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

AND WHEREAS the City Of Hamilton is the successor to certain area municipalities, 
including the former area municipality known as “The Corporation of the Township of 
Glanbrook” 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. 464 (Glanbrook) was enacted on the 16th day of 
March, 1992, and approved by the Ontario Municipal Board on the 31st day of May, 
1993; 

AND WHEREAS the Council of the City of Hamilton, in adopting Item       of Report 
12-      of the Planning Committee, at its meeting held on the       day of      , 
2012, recommended that Zoning By-law No. 464 (Glanbrook), be amended as 
hereinafter provided;  
 
AND WHEREAS this By-law is in conformity with the Township of Glanbrook Official 
Plan, approved by the Minister under the Planning Act on June 16, 1987.  
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NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 
 
 
1. That Schedule “F”, appended to and forming part of By-law No. 464 

(Glanbrook), is amended by changing the zoning from the Existing Residential 
“ER” Zone to the Neighbourhood Commercial “C1-272” Zone, on the lands the 
extent and boundaries of which are shown on a plan hereto annexed as 
Schedule “A”.   

 
2. That Section 44, “Exceptions to the Provisions of the By-law”, of Zoning By-law 

No. 464, be amended by adding a new special provision, “C1-272”, as follows: 
 
 “C1-272” 3250 Homestead Drive 
 
 Notwithstanding SECTION 23: NEIGHBOURHOOD COMMERCIAL “C1” 

ZONE, Sub-section 23.1 - PERMITTED USES, the following uses shall be 
prohibited on the lands zoned “C1-272”: 

 
Banks and Financial Institutions. 
 
Notwithstanding SECTION 23: NEIGHBOURHOOD COMMERCIAL “C1” 
ZONE, Sub-section 23.1 - PERMITTED USES, the following use shall also be 
permitted on the lands zoned “C1-272”: 

 
Retail Stores. 
 
Notwithstanding SECTION 23: NEIGHBOURHOOD COMMERCIAL “C1” 
ZONE, Sub-section 23.2 - REGULTIONS FOR USES PERMITTED IN 
PARAGRAPH (a) OF SUB-SECTION 23.1, Clauses (e), (h), (i), (l)(ii), (l)(iv), 
(m), and (n), the following provisions shall apply on the lands zoned “C1-272”: 
 
(e)  Maximum Lot Coverage:    37 percent. 
 
(h)  Minimum Front Yard:    6.7 metres. 
 
(i)  Minimum Side Yard: 
 

(ii)  0.0 metres on a corner lot for the side yard abutting the flankage  
street. 
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(l) Minimum Parking Requirements: 
 

(ii) That notwithstanding Paragraph 7.35(b), the minimum number of 
parking spaces shall be provided in accordance with the 
provisions of Paragraph 7.35(b) of this By-law for those uses 
specified therein, at a minimum parking space dimension of 2.6m 
wide x 5.5m long. 

 
(iv)  No parking space or part thereof shall be located and no land shall 

be used for the temporary parking or storage of any motor vehicle 
at a distance of less than 2.6 metres from any rear lot line, or 1.0 
metres from any street line, or 2.0 metres from the boundary of 
any Residential or Institutional Zone or any Zone where the 
adjoining lands are used for residential or institutional purposes. 

  
 (m) Minimum Loading Requirements: 
 

A minimum of one loading space shall be provided and maintained for 
the entire development with a minimum dimension of 2.6m wide x 5.5m 
long. 

 
 (n) Minimum Landscaping Requirements: 
 

(i)  A landscape area, in the form of a planting strip having a 
 minimum width of 1.8 metres and a fence having a minimum 
 height of 1.8 metres, shall be provided and maintained adjacent to 
 every portion of any lot line that abuts any Residential or 
 Institutional Zone or any Zone where the adjoining land is used for 
 residential or institutional purposes. 

 
(ii) A landscaped area having a minimum width of 3 metres shall be 

provided and maintained along every portion of any lot line that 
abuts Homestead Drive, and 0.0m shall be provided along any 
portion abutting the building along Longview Drive, and a 
minimum of 1.0m for all other portions abutting Longview Drive. 

  
(p) That any garbage enclosure shall only be provided and maintained within 

the interior of the building. 
 

(q) That a minimum of 50% of the ground floor façade along Longview Drive 
shall be composed of windows and doors. 

 
(r) That residential and visitor’s parking areas shall be physically and 

functionally separated from the commercial parking area. 
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Notwithstanding SECTION 23: NEIGHBOURHOOD COMMERCIAL “C1” 
ZONE, Sub-section 23.3 - REGULTIONS FOR RESIDENTIAL USES 
PERMITTED IN PARAGRAPH (b) OF SUB-SECTION 23.1, Clauses (a) and 
(b), the following provisions shall apply on the lands zoned “C1-272”: 

 
(a) A maximum of 12 residential units shall be permitted within the principal 

building, provided they are located above the permitted ground floor 
commercial. 

 
(b) Lot Area shall not apply. 

 
3. 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 Neighbourhood Commercial “C1” Zone, provisions, 
subject to the modifications referred to in Section 2. 

 
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. 

PASSED and ENACTED this       day of      , 2012. 

   
R. Bratina    Rose Caterini 

Mayor  Clerk 
 
 
ZAC-11-020 
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