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RECOMMENDATION

That approval be given to Amended Zoning Application ZAC-12-021, by Highgate
Holdings, Owner, for a change in zoning from the Community Institutional “I12” Zone,
and the Existing Residential “ER” Zone to the Community Institutional (12, 457) Zone, to
permit the expansion of an existing Retirement Home, on lands known as 307 and 325
Fiddler's Green Road, in the former Town of Ancaster, shown as Blocks 1 and 2 on
Appendix “A” to Report PED13183, on the following basis:

(@)  That the Draft By-law, attached as Appendix “C” to Report PED13183, which has
been prepared in a form satisfactory to the City Solicitor, be enacted by Council;

(b)  That the amending By-law be added to Map 1 to Schedule “B” of Zoning By-law
No. 87-57;

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

EXECUTIVE SUMMARY

The purpose of the application is to amend the Ancaster Zoning By-law to permit the
expansion of the Highgate Retirement Home to accommodate 100 suites for up to 120
residents (see Appendix “A”) for lands located at 307 and 325 Fiddler's Green Road
(Ancaster).

The proposal has merit and can be supported, as it is consistent with the PPS,
conforms to the Places to Grow Growth Plan, both of which encourage intensification
and a range of housing options in the built up area. The proposal employs good urban
design to create an attractive streetscape, as supported in the Urban Hamilton Official
Plan. Furthermore, the proposal would meet the City’s residential intensification
policies. The proposed development would be compatible with the existing low density
development of the surrounding area.

Public concerns include, but are not limited to, nuisance issues, parking, increased
traffic, and servicing. These issues are addressed in this Planning Report.

Alternatives for Consideration - See Page 29.

FINANCIAL / STAFFING / LEGAL IMPLICATIONS

Financial: N/A
Staffing: N/A

Legal: As required by the Planning Act, Council shall hold at least one (1) Public
Meeting to consider an application for a Zoning By-law Amendment.

HISTORICAL BACKGROUND

Chronology:

November 30, 2011: Development Review Committee Meeting for Formal
Consultation FC-11-127 for 307 and 325 Fiddler's Green
Road (Ancaster).

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

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

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

October 1, 2012: Ancaster Advisory Committee Meeting #1.

March 1, 2013: Submission of revised development proposal.

May 6, 2013: Ancaster Advisory Committee Meeting #2.

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

November 15, 2013: Circulation of Notice of Public Meeting to all residents within

120m of the subject lands.

Background:

The subject property is located on the easterly side of Fiddlers Green Road,
approximately 0.5 kilometres north of Highway 403, and is comprised of 2 abutting lots,
which are municipally known as 307 and 325 Fiddler's Green Road (see Appendix “A”).
The property known as 307 Fiddler's Green has been occupied by the Highgate
Retirement Home since 1999. The existing Retirement Home is comprised of a
2-storey wing, which is located near the easterly property boundary, and a 1-storey
wing, which is centrally located. The Retirement Home is occupied by 50 residents,
with 15 staff, and has a gross floor area of 797.8 sq. m. The Retirement Home is
served by a driveway entrance that abuts the southerly side of 325 Fiddler's Green
Road, and has a parking area for 30 parking spaces located north of the building.

The property known as 325 Fiddler's Green Road is situated to the north of the
Highgate Retirement Home and contains a vacant 1-storey brick dwelling. The
properties have been merged under common title for the purpose of expanding the
Retirement Home and, collectively, comprise a lot area of 0.98 ha. (2.43 ac.) and 59.7
m. of frontage.

For information purposes only, 307 Fiddler's Green Road was previously designated
Special Policy Area (SPA) No. 19. SPA No. 19 was approved in 1988, to permit a
retirement residence. SPA No. 19 did not establish any maximum cap on the number of
residents. The portion of the property known as 325 Fiddler's Green Road was
designated “Residential” in the former Ancaster Official Plan.
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Proposed Zoning By-law Amendment:

The proposed development, as revised, is for a Zoning By-law Amendment to allow for
the expansion of the Highgate Retirement Home, involving both properties.

A “Retirement Home” is defined in By-law No. 05-200 as ‘a multiple dwelling where all
dwelling units do not contain full kitchens, but where the building provides communal
facilities such as kitchen/dining facilities, laundry facilities, lounges, and where the
residents are supervised in their daily activities. A Retirement Home may be licensed
by the municipality, and shall not be considered a long term care facility, emergency
shelter, lodging house, residential care facility, or any other facility which is licensed,
approved, or regulated, under any general or Special Act.’

The proposed expansion would involve the retention of the easterly wing and the
development of new central and westerly additions to replace the existing central wing
(see Appendix “C” - Revised Concept Plan). The proposed additions would have a
gross floor area of 1,872 sg. m., and would be 3-storeys in height (see Appendix “D”
- Proposed Building Elevations). The proposed addition would be located on both
properties. The proposed expanded Retirement Home is being designed to
accommodate a maximum of 120 residents residing in 100 suites.

The existing driveway entrance is intended to be removed, and a new driveway is
proposed on the northerly part of 325 Fiddler's Green Road. The revised parking area
would consist of 55 parking spaces, which would be located north of the expanded
building. In the revised plan, a 6.5m - 6.8m wide landscape buffer is proposed along
the northerly property boundary, and a 3m wide landscape buffer is proposed along the
easterly property boundary for the proposed parking area. The proposed setbacks for
the building addition would be 18m from Fiddler's Green Road for the front yard, 7.5m
for the southerly side yard, and 23.8m from the northerly side yard.

The subject property is currently under two Zoning By-laws:

e By-law No. 05-200 (New City of Hamilton Zoning By-law) applies to the existing
Retirement Home at 307 Fiddler's Green Road, which has zoned the property
Community Institutional “12” Zone; and,

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

The applicant is proposing to amend the existing zoning for both parcels in order to
establish a Community Institutional “I12” Zone, with several special modifications. A
special modification would be required in the amending zoning in order to permit the
maximum capacity of the proposed Retirement Home to be increased to 120 residents
and 100 suites, whereas a maximum of 50 residents is currently permitted in the “|2”
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Zone. The proposed increase will provide accommodation for both married couples (20
suites) and single persons (80 suites).

The proposed development is intended to maintain or exceed the existing “12” Zone
requirements, as follows:

e Minimum Northerly Side Yard: 23.9 m. (instead of 6 m.);

e Minimum Southerly Side Yard: 7.5 m. (instead of 6 m.);

e Minimum Front Yard: 18 m. (instead of 3 m.);

e Minimum Rear Yard: 12 m. (consistent with “I2” Zone);

e Minimum Parking: 55 parking spaces (instead of minimum 40
spaces);

e Minimum Landscaped Area: To require 51.5% of the property to be
landscaped (instead of the minimum required
10%).

Details of Submitted Application:

owner: Christoff Summer

Applicant: Glenn Wellings, Planning Consultant

Location: 307 and 325 Fiddler’'s Green Road (Ancaster) (see Schedule “A”)

Property Size: Frontage: 109.6 m.
325 Fiddler's Green Road: 59.7 m.
307 Fiddler's Green Road: 49.9 m.
Depth:
325 Fiddler's Green Road: 51.9m.
307 Fiddler's Green Road: 88.9 m.
Area: 0.96 ha.
325 Fiddler’'s Green Road: 0.31 ha.
307 Fiddler's Green Road: 0.65 ha.
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EXISTING LAND USE AND ZONING:

Existing Land Use Existing Zoning
Subject Lands: Existing Retirement Home  Community Institutional “I2”
at 325 Fiddler's Green Zone (05-200) and Existing
Road and a vacant Single Residential “ER” Zone

Detached Dwelling at 307
Fiddler's Green Road

Surrounding Lands:

North Single Detached Existing Residential
Dwellings “‘ER” Zone

South Single Detached Existing Residential
Dwellings “‘ER” Zone

East Single Detached Existing Residential
Dwellings “‘ER” Zone

West Single Detached Residential “R3” Zone and
Dwellings Deferred Development “D”

Zone

POLICY IMPLICATIONS/LEGISLATED REQUIREMENTS

Provincial Policy Statement:

The following policies from the PPS are of relevance to the proposed Retirement Home
expansion:

“1.1.1 Healthy, liveable, and safe communities are sustained by:

a) Promoting efficient development and land use patterns which sustain the
financial well being of the Province and municipalities over the long term;

b) Accommodating an appropriate range and mix of residential, employment
(including industrial, commercial, and institutional uses), recreational, and
open space uses to meet long term needs; and,

f) Improving accessibility for persons with disabilities and the elderly by
removing and/or preventing land use barriers which restrict their full
participation in society.”
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The proposal is consistent with the PPS because it would allow for efficient
development which conserves land, and it would contribute to an expanded range of
residential uses to serve the Ancaster community. In particular, the proposal is
consistent with Item f) because it would enable older residents who require some
assistance to remain within their community.

With respect to Housing, the following polices are also considered to be relevant to this
proposal:

“1.4.3 Planning authorities shall provide for an appropriate range of housing types and
densities to meet projected requirements of current and future residents of the
regional market area by:

b) Permitting and facilitating:

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

2. All forms of residential intensification and redevelopment, in
accordance with Policy 1.1.3.3.

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

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

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

The proposed expansion of a Retirement Home is consistent with the policy direction of
the PPS to accommodate a wide range of hosing options and to promote housing for
the elderly and persons with disabilities.

Based on the foregoing, the proposal is consistent with the PPS.
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Places to Grow:

The following policies from the Places to Grow Growth Plan apply to the proposed
development with respect to managing growth and facilitating intensification.

“2.2.2.1 Population and employment growth will be accommodated by:

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

d) Encouraging cities and towns to develop as complete communities with a
diverse mix of land uses, a range and mix of employment and housing
types, high quality public open space, and easy access to local stores and
services;

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

a) Encourage intensification generally throughout the built-up area;

c) Recognize urban growth centres, intensification corridors, and major transit
station areas as a key focus for development to accommodate
intensification;

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

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

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

Based on the foregoing, the proposal is consistent with the Provincial Growth Plan.
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Hamilton Urban Official Plan:

The Ontario Municipal Board issued the decision on August 16, 2013, to declare the
Hamilton Urban Official Plan to be in force and effect, with the exception of the policies,
schedules, and maps, which remain under appeal. All land use designations, for
example, are now in force and effect, as these were not under appeal. Several of the
policies which are provided in the discussion below are under appeal, and are noted for
information purposes only.

The subject property is designated “Neighbourhoods” in the Urban Hamilton Official
Plan. The proposed Retirement Home expansion is recognized as a broad form of
supportive housing that is termed “housing with supports.”

Housing with Supports, as defined in the Urban Hamilton Official Plan, means public,
private, or non-profit owned housing with some form of support component, beyond
economic support, intended or people who need support services to live independently
in the community, where providers receive funding for support services. The tenure
may be long term. Housing with supports includes special needs housing, as defined
by the PPS (2005).

The following policies apply to the City’s Urban Structure and are considered relevant to
this application:

‘E.2.6.4 The Neighbourhoods element of the urban structure shall permit and
provide the opportunity for a full range of housing forms, types, and
tenure, including affordable housing and housing with supports.

E.3.2.3 The following uses shall be permitted on lands designated
“Neighbourhoods” on Schedule E-1 - Urban Land Use Designations:

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

Comment;

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

E.3.24 The existing character of established “Neighbourhoods” designated areas
shall be maintained. Residential intensification within these areas shall
enhance and be compatible with the scale and character of the existing
residential neighbourhood, in accordance with Section B.2.4 - Residential
Intensification and other applicable policies of this Plan. (Under Appeal)

E.3.2.14 New housing with supports shall be permitted within the “Neighbourhoods”
designation, in accordance with the locational and design criteria of the
residential category to which the density and built form best complies.”

With respect to Policy No. E.3.2.14, the subject property would be considered a multiple
dwelling form.

The proposed expansion of the Retirement Home has attributes that are consistent with
the design policies for medium-density residential development, provided in Policy
Section E.3.5. These relate primarily to:

e The provision of direct access to a minor arterial road (E.3.5.9a);

e The current use, which would be similar in form to a multiple dwelling, which is a
permitted use (E.3.5.2); and,

e The provision of a suitably sized site to provide adequate landscaping, amenity
features, parking and buffering, and compatibility with existing and future uses
(E.3.5.9).

In light of the above, it would also be reasonable to examine the merits of the proposal
on the basis of residential intensification, and urban design policies, which examine
compatibility, integration, character, and fit.

Residential Intensification:

Residential intensification is defined as: “Intensification of a property, site, or area which
results in a net increase in residential units or accommodation and includes:

e) The conversion or expansion of existing residential buildings to create new
residential units or accommodation, including accessory apartments,
secondary suites, and rooming houses. (PPS, 2005).”

The residential intensification policies, which are applicable to the proposal, include the
following:
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“2.4.1.4 Residential intensification developments shall be evaluated based on the
following criteria:

a) The relationship of the proposal to existing neighbourhood character so
that it maintains, and where possible, enhances and builds upon desirable
established patterns and built form (Remains Under Appeal);

b) The development’s contribution to maintaining and achieving a range of
dwelling types and tenures;

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

d) The development’s contribution to achieving the planned urban structure,
as described in Section E.2.0 - Urban Structure;

e) Infrastructure and transportation capacity; and,
f)  The ability of the development to comply with all applicable policies.”

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

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

With respect to Item d), the proposal would contribute to the City’s planned
Urban Structure by providing for the expansion of a permitted residential use
(i.e. housing with supports) within the “Neighbourhoods” designation.

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

Item f) applies to the review of other policies noted in the following sections.

“2.4.2.2 When considering an application for a residential intensification development
within the “Neighbourhoods” designation, the following matters shall be
evaluated:

a) The matters listed in Policy B.2.4.1.4;

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

c) The relationship of the proposed building(s) with the height, massing, and
scale of nearby residential buildings;

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

e) The relationship of the proposed lot(s) with the lot pattern and
configuration within the neighbourhood;

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

g) The ability to respect and maintain or enhance the streetscape patterns
including block lengths, setbacks, and building separations (Under
Appeal);
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h) The ability to complement the existing functions of the neighbourhood;

i)  The conservation of cultural heritage resources; and,

j) Infrastructure and transportation capacity and impacts.”
Comments:

As subsections a) and c) were previously discussed, this analysis will focus on the
remaining subsections.

COMPATIBILITY (ltem b)

It is not anticipated, given the form and location of development, that any nuisance
effects would be created. In particular, the proposal would not contribute to overlook or
overshadow through the proposed building height or massing because the site is of
sufficient size, with relatively low lot coverage and generous setbacks from residential
areas. The proposed expansion would be located primarily at the front of the site,
separated from neighbouring residential properties. The yards would be well
landscaped and include generous planting strips along the property lines to maximize
privacy. Lighting would be addressed at the Site Plan Approval stage, and would be
required to be contained on the site.

The location of the building expansion would not contribute to noise issues for
neighbouring dwellings. The driveway entrance and parking area would also be suitably
designed to minimize noise impacts away from the abutting neighbour to the north.
Loading activities would be out of public view and would not impact neighbouring
properties. Traffic issues are unlikely to occur as a result of the proposed expansion
because of the proposed surplus of parking, which is 37.5% (15 spaces) above the “|2”
Zone requirement to allow for periods in which there may be high numbers of visitors
(i.e. Christmas, Easter, etc.). In addition, the owners are agreeable to having special
events and celebrations for the residents and families in off-site locations so that
spill-over parking does not occur.

TRANSITION (ltem d)

The existing 2'%-storey building form would be maintained through the retention of the
existing Retirement Home along the easterly part of the property. The proposed 3-
storey building expansion would be developed centrally on the property and would not
affect the neighbours to the east. The end portion of the proposed building expansion
would also be located approximately 18m from the neighbouring property to the north.
Other minor variations in height would be provided for sections of the west elevation
fronting Fiddler's Green Road to create animation along the streetscape. The use of
mansard style roofing along the fagade would also reduce the effect of building height.
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LOT PATTERNS AND CONFIGURATION (ltem e)

The neighbourhood is characterized by a range of lot sizes and configurations. The
proposed development would be provided on a larger lot, however, the building would
retain a substantial amount of the landscaped area and would have generous setbacks
so that the development would maintain consistency with the character of the local area.

AMENITY SPACE (Item f)

The proposal would maintain the amenity areas for the existing portion of the
Retirement Home, which is located near the easterly property line, and would allow for
the provision of a new central amenity area between the existing and proposed
buildings within a courtyard area facing the southerly property line. While the property
is not easily accessible to other parks within the area, it would be large enough to
provide sufficient amenities on-site. In particular, a walkway would be located around
the building elements to provide an area for mobility and outdoor enjoyment (see
Appendix “D”).

STREETSCAPE (ltem g)

This policy section is under appeal. The proposed expansion would respect the existing
residential forms by maintaining the same front yard setback. It would also respect the
smaller detached residential lots to the east (approximately 7 units) by maintaining the
existing building form and parking area close to the easterly property line. It would also
respect the neighbouring dwelling to the north by providing a wider buffer (i.e. 6.5m)
than what is required for the use under the “12” Zone.

NEIGHBOURHOOD FUNCTION (Item h)

The proposed additions would allow for an expanded range of housing options within
the neighbourhood, enabling older persons to continue to live within the neighbourhood.
The proposed expansion to the Retirement Home would be developed in a manner that
would contribute to an attractive streetscape and would maintain the building elements
and setbacks of the existing low density residential area. The design features include
mansard style roofing, dormers, bay windows, and low balconies. This would create an
animated and attractive fagade that would be easily integrated into the neighbourhood.
The preservation of landscaping and greenspace would further contribute to the
development of an attractive site that would enhance the local area.

HERITAGE CONSERVATION (Item i)

Not applicable to the proposed expansion.
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Urban Design:

The urban design policies, which are applicable to the proposal, include the following:
Goals:

“‘B.3.3.1.1 Enhance the sense of community pride and identification by creating and
maintaining unique places.

B.3.3.1.2 Provide and create quality spaces in all public and private development.

B.3.3.1.5 Ensure that new development is compatible with and enhances the
character of the existing environment and locale.

B.3.3.1.6 Create places that are adaptable and flexible to accommodate future
demographic and environmental changes.

B3.3.1.8 Promote intensification that makes appropriate and innovative use of
buildings and sites and is compatible in form and function to the character
of existing communities and neighbourhoods.”

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

‘E.3.2.7 The City shall require quality urban and architectural design.
Development of lands within the “Neighbourhoods” designation shall be
designed to be safe, efficient, pedestrian oriented, and attractive, and shall
comply with the following criteria:

a) New development on large sites shall support a grid system of
streets of pedestrian scale, short blocks, street oriented structures,
and a safe and attractive public realm.

b) Garages, parking areas, and driveways along the public street shall
not be dominant. Surface parking between a building and a public
street (excluding a public alley) shall be minimized.

C) Adequate and direct pedestrian access and linkages to community
facilities/services and local commercial uses shall be provided.
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d) Development shall improve existing landscape features and overall
landscape character of the surrounding area.

e) Development shall comply with Section B.3.3 - Urban Design
Policies and all other applicable policies.”

Staff are satisfied that the proposed expansion would provide for the development of an
expanded residential form that is based on high quality design and which meets the
criteria provided in Policy E.3.2.7. In particular:

° The number of access points on the site is minimized and would be improved
with landscaping. In addition, the proposed parking is appropriate for the site to
allow for staff and visitor’s parking;

° Walkway connections would be provided around the building to allow for
connections to the future sidewalk along Fiddler's Green Road; and,

° The landscaped character of the existing property would be generally maintained
along the perimeter and improved within the front yard along the property
boundaries (see Appendix “G”).

“3.3.2.6 Where it has been determined through the policies of this Plan that
compatibility with the surrounding areas is desirable, new development
and redevelopment should enhance the character of the existing
environment by:

a) Complementing and animating existing surroundings through building
design and placement, as well as through placement of pedestrian
amenities;

c) Allowing built form to evolve over time through additions and
alterations that are in harmony with existing architectural massing and
style;

d) Complementing the existing massing patterns, rhythm, character,
colour, and surrounding context; and,

e) Encouraging a harmonious and compatible approach to infilling by

minimizing the impacts of shadowing and maximizing light to adjacent
properties and the public realm.”

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

e Porches and balconies are proposed along this elevation, promoting interaction
between residents and pedestrians; and,

e The site design includes a continuous pedestrian network which extends to
Fiddler's Green, where a new municipal sidewalk will be provided

EVOLUTION OF BUILT FORM (ltem c)

The proposed expansion represents an evolution of the built form as a result of the
demand for additional seniors’ accommodation. The original seniors’ residence catered
to a smaller number of residents. This development is expanding into a larger seniors’
residence (i.e. 100 suites with up to 120 residents). The architectural style is in harmony
with the existing residences along Fiddler's Green because of the use of design
elements which are characteristic of older housing’ such as mansard style roofing, bay
windows’ and dormers.

Iltems d) and e)

Item d) was discussed above in ltems 2.4.1.4 a) and b); and Items 2.4.2.2 e) and g).
ltem e) was discussed above in ltems 2.4.1.4 a) and b); and Items 2.4.2.2 e) and Q).

“3.3.3.2 New development shall be designed to minimize impact on neighbouring
buildings and public spaces by:

a) Creating transitions in scale to neighbouring buildings;

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

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

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

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

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

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

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

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

Iltems a) and c)

The principle facade would be located parallel to Fiddler's Green Road, and would be
setback in a similar manner to abutting properties to allow for a landscaped front yard
(see Appendices “C” and “E”). In addition, the setback that is proposed would allow for
the development of an on-site area for storm drainage within the landscaped area.

ltem e

The building addition is generally low scale in height (i.e. 3-storeys and 9.4m), and
would have an appropriate layout and setbacks to maximize sun exposure. As an
alternative to stepbacks, the proposed building design for the addition would provide a
tapered roof design to maintain the character of the low density residential area (see
Appendices “D” and “E”).

Based on the foregoing, the proposal conforms with the Urban Hamilton Official Plan.

RELEVANT CONSULTATION

The following internal Departments and external agencies had no concerns or
objections to the proposed applications:

Environmental and Sustainable Infrastructure Division, Public Works Department.
Operations and Waste Management Division, Public Works Department.
Landscape Architectural Services Section, Public Works Department.

Hamilton Municipal Parking System.
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e Hamilton Conservation Authority.

Corridor Management Section (Public Works Department):

The design should consider the following design requirements for the Site Plan
Approval stage:

e The east driveway must be a minimum 7.5 m. wide at the property line to
accommodate two-way traffic; and,

e Minimum 5 m. x 5 m. visibility triangles between the access limits and the ultimate
road allowance limits, of which the maximum height of any objects or mature
vegetation cannot exceed a height of 0.70 m. above the corresponding
perpendicular centreline elevation of the adjacent streets. This will be secured
through Site Plan Approval.

Operations and Waste Management Division (Public Works Department):

Waste Management has advised that the proposed molok system would require the
services of a private contractor for waste removal, as the City does not have the
required equipment to service this type of system.

Forestry and Horticulture Section (Public Works Department):

In the original submission, the Forestry Section identified 2 trees of Heritage diameter
on the property (Norway Maples), a Black walnut, gingko, and 6 spruce, of less than
Heritage diameter, which would be at risk of damage or removal.

Also noted is a 51cm d.b.h Red Oak {Asset 196065}, which was in good condition,
which will require a Tree Protection Zone; and a 55 cm. d.b.h Norway Spruce {Asset
196064}, in good condition, which is intended for removal.

As the Ancaster Tree By-law remains in effect, the removal of any private Heritage trees
greater than 46 cm. dbh, which would be greater than 7.5 m. from the outer edge of an
occupied structure, will require a permit.

A Tree Protection Zone (TPZ) is required for all trees to be retained through a Tree
Management Plan. Forestry staff have noted that the creation of a hard surface, which
would create runoff, may affect some of the trees.

Infrastructure and Source Water Protection Section (Public Works Department):

The Infrastructure and Source Water Protection Section advises that the existing
sanitary system is adequate to accommodate the proposed expanded development.
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Transportation Planning Services Section (Public Works Department):

Under the Urban Hamilton Official Plan, a widening is required to establish the 32.004m
right-of-way for Fiddler's Green Road. The recommendations of the Ancaster
Transportation Master Plan should be followed. Pedestrian amenities (i.e. sidewalks)
and transportation demand management (TDM) initiatives, such as cycling facilities,
should be considered.

These matters will be secured through Site Plan Approval.

ANALYSIS / RATIONALE FOR RECOMMENDATION

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

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

(i) It conforms with the Places to Grow Growth Plan, which encourages the
development of housing forms within the Built Boundary.

(i) It conforms to the policies in effect for the Urban Hamilton Official Plan.

(iv)  The proposal would be compatible with existing and planned development
in the surrounding area.

2. The proposed Zoning By-law Amendment has been reviewed on the basis of
issues which relate to urban design, compatibility, traffic, and servicing. These
issues have been discussed extensively in the preceding policy section and also
in the section below, and are summarized as follows:

Compatibility:

The proposal would be compatible with surrounding development and is in
conformity to the Urban Hamilton Official Plan policies for Residential
Intensification, which are discussed in the Planning Policy Section. In addition,
the following comments are provided:

° The proposal would provide a generous buffer along the northerly
boundary, which would retain most of the existing trees and minimize any
impacts from parking and traffic;

° The proposed parking area would be suitably located in the northerly side
yard, and the majority of it would not be visible from view of the street;
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) The property is located along a minor arterial road, which is capable of
supporting a range of different uses and higher traffic volumes;

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

° The proposed addition would be compatible with the neighbouring
residential properties to the east, as there would be only small-scale
changes required for parking in this area.

Urban Design:

The proposal is considered to employ good urban design and is in conformity to
the Urban Hamilton Official Plan policies for Urban Design, which are discussed
in the Planning Policy Section. In addition, the following comments are provided:

° The expanded building would maintain existing setbacks and would
provide for an appropriate building height for the surrounding low density
residential area;

° The expanded building would provide an attractive built form along the
front of the property, which provides design elements that would blend into
the existing residential area;

° The development proposes an internal sidewalk around the building,
which would allow the residents to remain on the property within safer
conditions, recognizing that there are no sidewalks north of the property;

° The development would allow for the retention of much of the existing
landscaping along the perimeter of the property to maintain the character
of the area and additional landscaping can be provided; and,

° The building with the proposed additions would have a good fit on the
property, allowing for generous setbacks and would occupy less than 30%
of the entire property.

Traffic and Parking:

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

° With the exception of an isolated incident, there have been no complaints
to Municipal Parking concerning parking issues for visitors to Highgate;
and,

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

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

Servicing: (See also Section 3, below)

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

° The existing sidewalk, which terminates at 325 Fiddler's Green Road,
would also be extended to include the expanded property.

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

3. The proposed Retirement Home expansion was the subject of 16 letters from the
residents of the surrounding residential area. In addition, a signed Petition in
opposition to the application was provided from the residents (see Appendix “J”).
The issues that were identified in the letters are with respect to neighbourhood
concerns, traffic and parking, nuisance issues, and infrastructure concerns, and are
discussed in the section below:

Neighbourhood Concerns:

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

(b) Loss of mature vegetation and greenspace;
(c) Proposal will promote further intensification of site;

(d) Impacts of Development on Value of Homes;
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(e) Impact of heavy equipment on road during construction; and,
(f) Property will have a commercial appearance.

Concerning Items a), c) and f), staff recognizes that the proposal would allow for an
intensification of the use on the site and the development of a larger building form
on the property. While the expanded Retirement Home achieves a different built
form on the property, staff are of the opinion that the proposal would result in an
attractive development that would enhance the streetscape of Fiddler's Green
Road.

Further expansions would be subject to subsequent Planning approvals, and would
need to take into consideration parking, access, and loading requirements,
landscaping and stormwater management. The recommended zoning would
include special provisions to limit further changes to the site, unless future planning
applications are provided. As noted from the policy discussion, the proposed
Retirement Home addition would provide a building presence along the frontage of
the property that would be complementary to the low density forms of development
in the area.

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

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

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

Traffic and Parking:

a) On-street parking during events.

b) Parking on side streets and blocking bike lanes.

c) Driveway will affect egress for neighbour to the north.
d) Insufficient parking for expanded use.

e) Congestion from vehicles entering site.

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

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

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

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

Nuisance Issues:

(a) Lighting impacts.

(b) Snow removal and visibility.

(c) Increase in emergency response vehicles.

(d) Garbage odours and pick-up will increase.

(e) Noise from air conditioning units.

(f) Change in air and light flow.

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

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

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

WASTE MANAGEMENT: Waste from the retirement home is proposed to be
stored on-site within the parking area using an underground molok container
system, which is an odour-free system that uses cold temperatures to manage
stored waste. This matter will be examined in more detail at the Site Plan stage.

AIR CONDITIONING NOISE: The owner has advised that they will be using a
noiseless system, which is known as an incremental conditioner. As such, there
would be no external noise that will affect neighbouring residents. At the Site Plan
stage, the location of mechanical equipment and air conditioning will be examined
in more detail, to ensure that there are no noise impacts on neighbouring
properties.

Infrastructure:

(a) Concern if current infrastructure can support changes.
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b) Stormwater impacts.
The area does not have sewers.
Water pressure problems.

No sidewalks on Fiddler's Green - dangerous for residents (eng).

N— N N N

(

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

existing sanitary system is adequate to accommodate the proposed expansion of
the retirement residence. Stormwater Management is discussed below.

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

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

4. The proposed Retirement Home expansion would require the provision of a
Site-Specific Community Institutional “I2” Zone under By-law No. 05-200 for 307
and 325 Fiddler's Green Road to address the maximum number of units and
occupants (as a maximum of 50 occupants is permitted), and to establish
provisions to ensure future compatibility. It was noted that the proposal would
conform to all of the applicable zoning requirements of the “I12” Zone for Retirement
Homes, with the exception of the number of occupants, and the General Provisions
of By-law No. 05-200.

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

e A Retirement Home consisting of 100 suites and up to 120 occupants.
This will provide the owner with some flexibility to accommodate married couples.

b) Landscaping Strip along Northerly Side Yard:

e A 6.5m Landscaping strip shall be provided along the northerly side yard.

The recommended landscaping strip will allow for the protection of existing mature
trees along this property line in order to maintain the character of the area, as well
as allowing for additional privacy for the residential neighbour to the north.

c) Maximum Building Coverage:

e The maximum building coverage based on the current building and the proposed
building addition should not exceed 27.7%.

The overall building provides an appropriate scale of development, which would be
compatible with the surrounding low-density area, and which balances the provision
of required parking, driveway access, stormwater management facilities, and
landscaped areas with an attractive built form. This requirement is to ensure that
the proposed scale of development is maintained to ensure future compatibility.

d) Minimum Parking

e The minimum number of parking spaces shall be 55.

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

e) Minimum Northerly Side Yard

e The recommended minimum northerly side yard shall be 23.9 m. (instead of
6 m.)

The recommended minimum northerly side yard is to accommodate a new access
to the parking area and landscaped buffer abutting the dwelling to the north. It
would provide a better separation from the abutting neighbour.

OUR Vision: To be the best place in Canada to raise a child, promote innovation, engage citizens and provide diverse economic opportunities.
OUR Mission: WE provide quality public service that contribute to a healthy, safe and prosperous community, in a sustainable manner.
OUR Values: Accountability, Cost Consciousness, Equity, Excellence, Honesty, Innovation, Leadership, Respect and Teamwork
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f) Minimum Southerly Side Yard

e The recommended minimum southerly side yard shall be 7.5 m. (instead of
6 m.)

The recommended southerly side yard would maintain an appropriate setback from
the abutting dwelling, allowing for a walkway and landscaped area on the subject
site.

g) Minimum Front Yard

e The recommended minimum front yard shall be 18 m. (instead of 6 m.)

The recommended front yard would allow the proposed addition to maintain a
greater setback consistent with existing development and to also provide an area
within the front yard for future storm water management.

h) Minimum Landscaped Area

e The recommended landscaped area shall be 51.5% (instead of 6 m.)

The recommended landscaped requirement provides for the retention of existing
greenspace on the site to maintain the residential character of the area to allow for
an appropriate scale of development. It would also allow for the provision of
outdoor amenities such as walkways and courtyards, and an area for a dry storm
water management pond.

Based on the foregoing, the recommended zoning provisions are considered
appropriate and would facilitate the development of the proposed addition,
consistent with the conceptual site plan, to ensure compatibility with neighbouring
uses, and that neighbourhood character is maintained.

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

OUR Vision: To be the best place in Canada to raise a child, promote innovation, engage citizens and provide diverse economic opportunities.
OUR Mission: WE provide quality public service that contribute to a healthy, safe and prosperous community, in a sustainable manner.
OUR Values: Accountability, Cost Consciousness, Equity, Excellence, Honesty, Innovation, Leadership, Respect and Teamwork
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ALTERNATIVES FOR CONSIDERATION

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

ALIGNMENT TO THE 2012 — 2015 STRATEGIC PLAN:

Strategic Priority #1:
A Prosperous and Healthy Community

WE enhance our image, economy and well-being by demonstrating that Hamilton is a
great place to live, work, play and learn.

Strategic Objective:

1.5 Support the development and implementation of neighbourhood and City Wide
strategies that will improve the health and well-being of residents.

1.6  Enhance Overall Sustainability (financial, economic, social and environmental).

Strateqic Priority #2:
Valued and Sustainable Services

WE deliver high quality services that meet citizen needs and expectations, in a cost
effective and responsible manner.

Strateqic Objective:

2.1 Implement processes to improve services, leverage technology and validate cost
effectiveness and efficiencies across the Corporation.

APPENDICES / SCHEDULES

e Appendix “A”: Location Map

e Appendix “B” Draft Zoning By-law Amendment

e Appendix “C”: Proposed Revised Development Concept
e Appendix “D”: Proposed Revised Building Elevations

e Appendix “E” Artist’'s Rendering

e Appendix “F”: Original Development Concept

e Appendix “G”: Applicant’s Revised Tree-Saving Plan
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e Appendix “H”: Original Tree Saving Plan
e Appendix “I”: Letters from Circulation

e Appendix “J” Petition from Residents
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Authority: item [

Planning Committee
Report: 13-88 (PED13183)
cm:

Bill No. I

CITY OF HAMILTON

BY-LAW NO. [

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

WHEREAS the City of Hamilton has in force several Zoning By-laws which apply to the
different areas incorporated into the City by virtue of the_City of Hamilton Act, 1999, S.O.
1999, Chap 14;

AND WHEREAS the City of Hamilton is the lawful successor to the former Municipalities
identified in Section 1.7 of By-law 05-200;

AND WHEREAS Zoning By-law No. 05-200 was enacted on the 25" day of May, 2005;

AND WHEREAS the Council of the City of Hamilton, in adopting Item of Report
13- of the Planning Committee, at its meeting held on the [l day of , 2013,
recommended that Zoning By-law 05-200 be amended as hereinafter provided:;

AND WHEREAS the By-law is in conformity with the Urban Hamilton Official Plan
approved August 16, 2013 in accordance with the provisions of the Planning Act.

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

1. That Map No. 1334, of Schedule “A” to Zoning By-law No. 05-200, is amended,
by:

(@ Changing the zoning from the Community Institutional (12) Zone to the
Community Institutional (12, 457) Zone, Modified applicable to Block “1”
boundaries for the lands, the extent and boundaries, of which are shown
on Schedule “A” ; and,

(b) Incorporating the Community Institutional (12, 457) Zone, applicable to
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Block 2, boundaries for the lands, the extent and boundaries of which are
shown on Schedule “A”.

2. That Section 8.2, Community Institutional (12) Zone, of Zoning By-law No. 05-200
(Hamilton), as amended, is hereby further amended by adding the following
Sub-section:

(12, 457)
Notwithstanding any provisions to the contrary of Section 8.2.1
Permitted Uses, and Section 8.1.3, Regulations, of Section 8.1.1,
Community Institutional “12” Zone, of By-law No. 05-200 (Hamilton),
the following use and special provisions shall apply to the lands
zoned (12, 457):

Permitted Use:

A Retirement Home consisting of 100 suites and not exceeding 120
residents.

Provisions:

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

Minimum Landscaping Strip: 6.5 m. along northerly
lot line.

Maximum Building Coverage: 27.7%

Minimum Parking 55 spaces

Minimum Northerly Side Yard 23.9m.

Minimum Southerly Side Yard 7.5m.

Minimum Front Yard 18 m.

Minimum Landscaped Area 51.5%

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

4, That the Clerk is hereby authorized and directed to proceed with the giving of
notice of the passing of this By-law, in accordance with the Planning Act.

5.  That this By-law No. [l shall come into force and be deemed to have come into

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

PASSED and ENACTED this [l day of [, 2013.

R. Bratina Rose Caterini
Mayor Clerk

ZAC-12-021
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Revised Conceptual Site Plan
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Revised Elevation Plans for Proposed Addition
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Revised Tree Preservation Plan
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Original Tree Preservation Plan
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Page 1 of 1

Mihaljevic, Kate

From: Wendy Fallis [\

Sent:  Tuesday, August 21, 2012 11:57 AM

To: Mihaljevic, Kate

Subject; File No, ZAC-12-021 regarding 307 & 325 Fiddler's Green Rd.

Dear Kate: Please be advised that my husband and I have concerns regarding the proposed
expansion for 100 units according to the letter sent out on August 3rd (or for 120 residents
according the the sign on the property). Obviously the numbers themselves are confusing and
misleading,

Whatever the actual numbers proposed are, our understanding is that this type of structure falls
under zoning by-law 05-200 zone 12 (or is soon to be) for a maximum of 50 residents which is
the current number of residents. The proposed increase is well beyond the by-law.

The sutrounding neighbourhood of Highgate are all single family homes. This proposed
expansion of a 3 storey building means a complete change of character to the neighbourhood. Tt
would also mean parking issues to the neighbouring sireets such as Calvin and Mapledene that
do not have sidewalks which means pedestrians would have to manouvre around an increased
amount of cars, There would be significant increase cf traffic on Fiddler's Green road and noise
disturbance from ambulances.

Highgate as is stands has been a welcomed addition to this neighbourhood as it provides a sacial
service, the grounds were well cared for with plentiful gardens and green space.

A 3 storey imposing building with very little green space, gardens that are already disappearing,
significant traffic and noise increases, is not welcomed.

These concerns are shared by many citizens of this neighbourhood as reflected by the signatures
on the petition to be presented in our upcoming meeting with Mr. Ferguson.

Thank you for considering these concerns

‘Wendy and Dave Fallis
300 Mapledene Dr.
Ancaster

L9G 2K2

Wendy Fallis
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August 18, 2012

Concerns: Circulation on Zoning By-Law Amendment by Highgate re 307 + 325
Fidders Green (File No, ZAC-12-021)

We live in the neighbourhood where the proposed expansion of the Retirement home will be.

We are opposed to the expansion. The entire feeling of the neighbourhood will be changed

to more a commercialized look, The "small town" atmosphare will disappear if large buildings are allowed

to replace single homes. There are currently 41 units, an additienal 100 units would mean a minimum of 50 mors
vehicles in that small area, Fiddlers Green Is already very busy. All the trees would have to go, so the

entire landscape of the neighbourhood would be changed. We mowed hers purposely due to the

small town feel, the beautiful old, cvergrown and lush ambience. This addition would mean the destruction

of that view for several of the surraunding blocks.

Alse on another note, a builder purchased 285 Fiddlers Green, which Is behind us. We purchased our property

due to the trees, the beautiful trees that take 50 years to grow, and the bullder chopped them all down, removed the

house and has left the vacant lot a mess. Why doesn't he have to grade that lot and keep it decent for the

neighbours? Why was he allowed to chop all the trees down? We came home one day and our beaufiful lush view

was gone, we were completely exposed to Flddlers Green Road, traffc racing by instead of the trees, He shouldn't have

been allowed to remove the trees, It changed several neighbours view, the feeling of the backyards, the entire feeling of why we
moved here, Ancaster is thriving, but in the single homes area, not large scale intensification

of multi-unit buildings. This is contradictory to everything that makes Ancaster so special and upscale.

| would hope that the city would protect the ambience by limiting the destruction of the landscape, the further destruciion

of the neighbourhood if large buildings were to dominate the street as in the Retirement Project.

Ancaster is a beautiful town, we know change is good and has to hapaen, but the new builds should be forced into a strict
architectural compliance., The persons with the power to keep the PRIDE of Ancaster glowing as it is renewed, not demolished.

Sincerely,

Joseph and Donna Doucette
30 Ravina Crescent
Ancaster, L9G 2E7
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Kate Mihaljevic, City of Hamilton

Planning and Economic Development Dept,
71 Min Street West, 5" Floor

Hamilton, ON L8P 4Y5

RE: File Number ZAC-12-021, 307 and 325 Fiddler’s Green Road, Ancaster

We are writing to you in order to express our cencerrs regarding the proposed application for a Zoning
By-law Amendment by Highgate Holdings Inc., for the above mentidned lands. We do not believe that
the map provided is indicative of the impact for this raquested zoning change.

How will this small area enable the expansion for 100 units without any major changes to the landscape
and green space that the lots currently contain, and how will this impact the character of the
neighbourhood. This addition will also require additional parking spaces, and intensify the amount of
traffic on Fiddler's Green. Has this been taken into cansideration?

We purchased our home In Ancaster due to its quiet, small community atmosphere. We loved the trees
and matured lots that surrounded us, and intended faor this to be our first and last home. We have
watched as older hames are purchased for demolition, and are tired of having to fight to keep the
integrity of our neighbourhood,

The city spent months to refurbish down town Ancaster to bring back the community feel, and now we
are seeking to destroy what we have tried to build. Enough is enough, this needs to end. Please stop
this before it sets a precedent for others whao are walting in line to destroy our community.

Hoping that you put the needs of our community and its surrounding residence first.

Frank and Joanne Muraca
34 Ravina Crescent, Ancaster ON LSG 2E7

Ce: Lloyd Ferguson
Kathy Bishop
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Mihaljevic, Kate

From: _Liz Lewis B .
Sent: Manday, August 13, 2012 9:55 PM
To: Mihaljevic, Kate

Subject: re ZAC-12-021

Hello Kate, I'd just like to voice my concerns over the proposed development @ 307 and 325 Fiddler's Green
Road,

I live at 318 Mapledene, right behind the existing building, and I have 2 concerns.

1. T'd like to see the new structure stick to the existing zoning, ie -

max of 2 storles. First because I believe it would fit better into the

existing neighborhocd, and secondly, I believe that changing the zoning for this property opens the door to
more changes from the existing zoning plans, and that's a slippery slope. 3 Storles on that property would
change the air and light flow to our property, and, I believe, lower the property values in the area.

2. T have a concern with the noise of the re-located HVAC unit. There is

already conslderable nolse from some equipment In that area of the property.

Thank you for considering these concerns.

Liz Sutherland
(Lewis)
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Case ZAC-12-021

Notice of Compiete Application and Preliminary Circulation for a Zoning By-Law
Amendment by Highgate Holdings on lands located at 307 and 325 Fiddlers Green

Road, Ancaster

The following points should be considered by Planning Staff in evaluating this
application or in developing any alternative solutions,

Intent of the by-law

The existing by-law specifies the size of a retirement home through a limit on the number
of residents to 50 in the Community Institutional (I12) category. Those who drafted the by-
law must have seen a need to limit the size of this specific type of Community
Institutional development, regardless of the size of the property or the building. Defining
the size of the institution by a number of residents is significant in ensuring that the
institution would have only a “moderate” impact on the neighbourhood, a criterion
specified on the page describing institutional zoning on the Planning & Economic
Department website. Allowing an increase of 140% in this parameter (50 to 120
residents) disregards the intent of the by-law and will have a major negative impact on
the neighbourhood.

The present density of 50 residents on the 1 hectare site is, | understand, in agreement
with the average target density of this community.

Impact on the neighbourhood

Persons who have decided to purchase, build or improve homes in the neighbourhood
.may have relied on the by-law to define and control the size of the Highgate institution.
The 140% increase in residents proposed in the application could negate any protection
against excessive expansion of the institution the purchaser or homeowner may have
assumed to be provided by the by-law as presently written.

Allowing the construction of a large structure along the entire frontage of the property will
seriously detract from the character of the neighbourhood and could eliminate or
threaten the survival of many of the trees that currently soften the appearance of the
institution. 1t would not add to visual variety of the street. Placement of the driveway on
the north side of the property will threaten the trees along the north boundary.

Impact on the residents of the institution

Elderly perscns who have chosen to move into Highgate, and their families, may have
based their decision partially on the size of the institution, which they may have assumed
was limited by the zoning by-law. The proposed 140% increase in the number of
residents would force a significant unfavourable change onto the lives of the residents

and their families,

~ Drainage

To the best of my knowledge, there are no storm sewers along this portion of Fiddlers'
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Green Road.

- The Highgate property appears to have been artificially built up at the rear to create a
slope towards Fiddler's Green Road. Storm water drains on the surface and through a
very small culvert into the existing shallow ditch. With no storm sewers or adjacent
natural ravine drainage, increasing the building coverage and paved areas could
increase run off onto neighbouring properties or cause flooding in the ditch on Fiddler’s
Green. The placement of the new building would appear to negate any possibility of
maintaining the current drainage strategy. Adequate drainage is even more pertinent
with the prediction of larger "storm events” caused by global warming.

Existing townhouse complexes at 175 and 210 Fiddler's Green Road have storm water
management systems consisting of storm grates, surface storage ponds and, | believe,
underground piping leading to natural ravines, one of which passes beside my property
on Ravina Cres. These complexes should be studied as part of your review. .

Traffic

The magnitude of the change proposed by this application would create a negative
impact on the neighbourhood in terms of increased traffic from visitors, staff and service
vehicles. The level of noise, pollution and risk of accidents would exceed what would be
considered "moderate”. Fiddler's Green Road is only two lanes in width. Vehicles turning
left into the facility would cause more traffic congestion and hazards. That there are two
driveways shown on the site plan makes this issue even more significant.

There are no sidewalks along the east side of Fiddler's Green Road for a considerable
distance to the north of the property. Elderly pedestrians walking along the road side, or
trying to cross in front of the facility would be subject to increased risk of injury or death.
The nearest crosswalk with traffic lights is at Amberly Blvd - a busy intersection with
often-inattentive drivers making left turns onto Fiddler's Green north bound failing to see
pedestrians on the crosswalk,

Respectfully submitted,

Brian Burgon

25 Ravina Crescent
Ancaster ON

Aug 28, 2012

it
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Page .

Mihaljevic, Kate

From: Murray Smith

Sent:  Friday, August 10, 2012 12:06 PM
To: Mihaljevic, Kate

Ce: Ferguson, Lioyd

Subject: Re: Notice of Complete Application and Prellm:rary Circulation for a Zening By-law Amendment by
Highgate Holdings Inc, File ZAC-12-021

Re: File ZAC-12-021

- We reside at 299 Fiddlers Green Rd. in Ancaster and have the following concerns thh respect
t() this application:

f 1. The construction of the addition in close proximity to Fiddlers Green Road. The plans show
| it is crammed in this lot and we feel it will be an imposing landmark and adversely affect the
| character of our neighbourhood- we understand that it is to be 3 stories high.

2.The increase in units from 41 to 100 (approx. 150% will bring about a number of negative

| impacts on the neighbourhood including impacts on

i) traffic on Fiddlers Green

ii) parking on Fiddlers Green- currently when they have an event there is approx 30 vehicles that
park on the shoulders which creates a safety hazard for the motorists on Fiddlers Green as well
as the neighbours trying to exit their own driveways, m addition this parking is on the bike
lanes, An increase to the number of units will only increase the parking on the street and create
more of a hazard.
iii)The additional ground coverage with the addition of the new building, parking, driveway
ete.we feel will create a drainage issue as currently in the spring we have approx. 8" to 12" of ice
and water in our ditch. The proposed driveway in addition to the close proximity of the proposed
new building we fear will not allow enough green space and drainage opportunities adjacent to
our home.
iv)snow removal may become an issue resulting in accumulation on our property and resultant
impacts on vegetation or the blocking of visibility when exiting our property.
v) we feel that having the driveway repositioned from the center of their property to the edge of
ours will create number of problems including difficulty in getting out of our driveway. Also, an
increase in the number of units will mean more residents and more staff using the driveway,
vi) Emergency response vehicles which frequently enter this property will increase with an
increase in residency and this driveway which is proposed to run adjacent to our home will
impact our quality of life with ambulance and fire vehicles entering and exiting at all hours
(lights and noise). The driveway should be left where it is- in the centre of their property.
vil)The mature vegetation including trees which currently exist along our property line and
provide privacy and shade should remain and not be torn down.
vii{) Garbage- with an increase in residency will come an increase in garbage and the associated
odors and pick-up issues.
ix Jwe question whether the curent infrastructure capacity (water mains, sewer, storm drains,
electricity, etc.) can support the additional units along with the continued intensification which is
proposed for this neighbourhood
x) Light spillage - on this property, it appears that lighting will be moved closer to our property
which will interfere with our quality of life (lights in our bedroom at night)
x1) Other associated issues arising from an increase in units (for example, noise fiom air

8/31/2012
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conditioning units)

We object to an increase to 100 units, We would not object to the new owner increasing the current 41
units to 50 units and we would not object to changing the zoning of 307 Fiddlers Green to I 2 provided
that the total number of units on the combined property of 307 and 325 Fiddlers Green does not exceed

50 units,
Kate - could you please forward this e-mail to the Councillors

Murray and Sheila Smith
299 Fiddlers Green Road
Ancaster, Ontario

LOG 1W9
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Mihaljevic, Kate

From: Janet Mahony |

Sent: Wednesday, August 22, 2012 10:57 AM
To: Mihaljevic, Kate; Fergusaon, Lloyd
Ce: Ed Mahony

Subject: Re: File No. ZAC-12-021 Regarding 307 and 325 Fiddler's Green Road, Ancaster ONT
Importance: High

Dear Ms. Mihaljevic and Mr. Ferguson:

It has recently come to our attention that a new residential high-density
building (3 storey and 100 residential units) is being considered at Highgate
Retirement Home.

We are writing to you to ask you to deny or oppose this new building on
our behalfs,

We have resided in our home since 1992, Our home Is at 259 Fiddler's
Green Road, Ancaster ON L9G 1W9, - ) i. We are very
concerned about the negative impact of introducing new high-density
housing units on Fiddler's Green Road. We are concerned about the negative
impact on our home, our property value, our neighbourhood asthetic, the
road traffic, the road safety, the road conditions, and the underlying
infrastructures, '

We moved to this nelghbourhood due to the large lots, the large trees and
hatural green spaces, the smaller homes, the beautiful street asthetic, and
the country-like setting with easy access to all amenities, Over the years, as
Ancaster has grown significantly, Fiddler's Green Road has become a major
thoroughfare, and this has been a major change to our neighbourhood. At
this point we do not want any more alterations to our neighbourhood.

Specifically, our concers are that the this new high-density residence
building will have negative consequences by:

(1) significantly altering the neighbourhood asthetic and initiating a "city”
look on our country-looking neighbourhood (specifically, current houses are
set back from the road with large trees and deeper front yards before the
dewellings. The current buildings at Highgate Retirement Home fit this
asthetic);

(2) worsening of our already poor water prassure;

(3) worsening of our traffic volume when speeding and passing using the
bike lane are already problematic traffic risks/dangers that make it difficult,
with current traffic flow and volume, to enter or exit our driveway;

(4) worsening street parking and worse straet safety issues since any prior
events at Highgate Retirement Home have resulted in overflow of visitor
parking onto Fiddler's Green Road with visitors' cars often parked in illegal
and risky fashion in the bike lane. It is clear to us that Highgate Retirement

8/31/2012
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Home has insufficient parking for their current residents and visitors, and we
anticipate this will get worse if the number of residents and visitors increases;

(5) concern for lower re-sale vlaue, or difficult re-sale, for our home caused by the
presence of visible and obvious high-density housing on Fiddler's Green Road;

(6) worsening of the road conditions on Fiddler's Green Road due to Increased
traffic valume;

(7) problems with other infrastructure (such as sewers, culverts, sidewalks,
electriclty, phone and cable) when we already have periodic interruptions In these
services at the present level of demand;

(8) that the introduction new high-density housing will be the beginning of the
onslaught of similar development requests since we already know that other
developers have attempted to request variances to increase the number of homes
and/or the kind of homes on the current Icts because these lots are larger than
the typlical lot size;

(9) negative impact from heavy equipmen: and machinery on road conditions on
Fiddler's Green Road during construction; and,

(10) negative impact on road access, and raffic interruptions or obstacles during

constructian,

We appreciate your attention to this important request and thank you for making
our protest to this building known.

Sincerely, Janet and Ed Mahony
Homeowners

259 Fiddler's Green Road
Ancaster ON L9G 1W9

- Sent from my Palm Pra
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Mihaljevic, Kate

From:

Sent: Tuesday, August 21, 2012 bu4 PM
To; Mihaljevic, Kate

Subject: File No. ZAC-12-021

Daar Ms Mihaljevic, Planning Dept West Section, City Of Hamilton, My husband and I very concerned with
the proposed

development located @ 307 and 325 Fiddlers Green Rd. Application No. ZAC-12-021, The Retirement home
know to us as Highgate seems to be appropriately sized. The expansion and proposed scale of development is
grossly out of scale. It does not consider the character of the established neighbourhood. It does not ease
into the campatability of the existing and surrounding homes. Our concern is for the valuable seniors in our
neighbourhood that could be jeopardized by the Increased traffic, increased noise, decreased privacy for all, as
well as the many construction obstacles, water, drainage, etc. The excessive massing of the elderly in our
opinion is just a very poor idea. This project does NOT

provide value to a neighbaurhood or to its valued Residents. There is always a better idea. Regards, Tom
and Teresa

St. Michael.
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Mihaljevic, Kate

From: Dean Belovari

Sent: Friday, August 24, 2012 3:26 PM

Ta: Mihaljevic, Kate; Ferguson, Lloyd

Subject: High Gate proposal for expansion offto 100 units on Fiddlers Green Rd.

Kate and Lloyd, 1 am writing this email in protest of the proposed expansion to High Gate Retirement
home on Fiddlers Green Rd.

I live at 312 Fiddlers Green Rd directly across the street with the view outside my front window being
High Gate. Currently the view rewards me with large mature trees and residential homes with only the
knowledge (but zero to miminal view) of a retirement building which currently blends into the landscape
and is set at the back of the property.

I will list In polnt form some of my objections to the proposal and they are as follows:

1) Flddlers Green Rd. is a residential street, not a commercial business district,
2) Fiddlers Green Rd. traffic levels are extensive and sometimes dangerous, adding multiple units will

only worsen this condition.
3) Visitors parking on the street for events held at High Gate currently make crossing the street and

exiting residentlal driveways difficult and dangerous,
4) Snow removal in this area will be more difficult because of the increased parking area and reduced

open space,
5) Drainage Issues will be a concern during the spring due to the the thawing of increased snow

removal with no sewers on the street,
&) Snow piled high at the end of the parking entrance will create a dangerous situation for both drivers

and pedestrians.
7) The negative effect on property values (specifically those facing High Gate) having to look at an

apartment style bullding right next to the road.

These are just some of my objections. I will be attending the meetings when possible to apenly discuss
these concerns and others, Also, 1 wauld be willing to meet with efther or both of you personally to

duscuss my concerns in detall at any time,

Regards,
Dean Belovari
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Mihaljevic, Kate

From: Mike Strest |

Sent: Friday, August 24, 2012 8:29 AM

To: Ferguson, Lloyd

Cc: Mihaljevic, Kate

Subject: Highgate proposal - File: ZAC-12-021 re 307 and 325 Fiddler's Green Road
Hi Lloyd:

The Fiddler's Green to Halson Road work went very well and looks quite good. Our efforts on ATMP last year
were worth it]

-

I'm writing today about the proposed extension to Highgate,

Before I get into the proposal itself I'd like to say how upset I am over the developer's blatant attempt to hide
the public meeting notice sign, which is affixed to the side of a building and not up at the sidewalk edge as I
believe it is supposed to be, I travel on Fiddler's Green Road every day, sometimes more than once, and
sometimes by bicycle. Until T was informed of this proposal I had not seen the sign. When I went to look I
found that coming from the south it is so obscure that I drove right past it. Coming from the north the sign is
totally obscured by trees until you are immediately opposite it, so it Is impossible to see unless you happen to
look 90 degrees laft just as you pass it. Frankly, this reminded me very much of how the public notice sign for
the 5-garage monster home on Mineral Springs Road was never seen by Immediately adjacent neighbours, I
beliave that the developer shouid be forced to put the sign right at the sidewalk edge and have his public
notice time perlod for the sign started over again only when that is done.

With regard to the proposal, my position is simple, While the original Highgate was nicely done and fitted into
our neighbourhood both with respect to its design and construction as well as use by one and two member
families, the proposed extension will destroy that and make it simply another commercial retirement home
with a huge footprint on a main thoroughfare that is already too busy with both private and commercial
traffic. This is not what our neighbourhood is about and the new building - it Is not an extension - should not

be allowed, period.
Please fight this entire proposal and get it stopped. Thanks very much,
Mike

Mike Street
Ancaster, Ontario, Canada
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Mihaljevic, Kate

From: Piet & Beth at home |

Sent: Friday, August 24, 2012 1:41 AM

To: Mihaljevic, Kate

Ce: Ferguson, Lloyd

Subject: Zoning Amendment File ZAG-12-021 for 307 and 325 Fiddlers Green Road
Halle Ms. Mihaljevic

After reviewing a copy of the site plan drawing (albeit a small 8 1/2 x 11 versian), | would like to offer my
comments for your consideration.

While | understand provincial intensification strategies, | cannot believe that more than doubling the size
of the building and the parking areas is really appropriate for a long-estabiished nelghbourhood of single-
family dwellings at this time. While Fiddlers Green Road is a major arterial road, and will likely see more
intensification projects In the future, it still supports a thriving single-family neighbourhood today. | believe
the only other multi-storey multiple residence along Fiddlers Green is the Senlors Home tucked in behind

Shaver's Florist, -

Surely the enjoyment of their properties {by existing residents) must be factored into the decision-making
process, Clearly, the residence immediately to the north of this site will now have a busy driveway
immediately adjacent to their property line. | can't imagine that anyone would want that so close to their
backyard.

| trust that all stormwater management issues have been addressed regarding pre and post-development
flows, but am concerned that with such a large footprint for the hard surfaces (buildings and parking lot
areas), there would seem to be a great reduction in oppertunity to address groundwater recharge through

infiltration.

Offering 50 parking spaces (46 + 4 Handicap spots) doesn't seem to be enough for 100 units, While all
residents may not have vehicles, workers and visitors will also require parking spaces. | wouldn't want to
see paople having to park along the shoulder of Fiddlers Green Road because the lot is full.

Perhaps this Is not the right time for this expansion. Perhaps it should be put on the shelf for a few years,
and wait to see if any other development proposals for Fiddlers Green Road are submitted. Perhaps that
would be the appropriate time to move forward with this proposal,

Pieter Kuyntjes
AR Quranbanuy Plara
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Mihaljevic, Kate

From: Murray Smith

Sent:  Tuesday, August 28, 2012 10:22 PM

To: Mihaljevic, Kate

Ce: Ferguson, Lloyd; B Burgon; Dean Belovari

Subject: Highgate Application ZAC-12-021

Kate as per our discussion foday and after the meeting yesterday, we would like to clarify our
position regarding this application. We had no objection to changing 307 Fiddlers Green from

residential to Institutional- 2, however if this change influences the decision to allow the increase
to 120 residents then in fact we do have an objection.

You asked for any suggestions that we may have. Our preference and I am sure that of most of
the residents in the neighbourhood is that the application be turned down. Please refer to our
earlier e-mail detailing our concerns including the change to the character of the neighbourhood
and the increase in residents from 50 to 120 (contrary to the current new City By law maximum
of 50 residents).

In recognition of the desire to intensify we would not object to the applicant placing a second
floor on the existing building that is currently a single floor. This would allow him to increase
the units on the same footprint and at the same time provide more parking on the 307 residence.

Kate this option would be in line with what the Applization shows on the site plan sidebar under
"Zoning By-Law". The site plan indicates the permitted maximum capamty as 50 residents
and the proposed capacity as 64 residents- with a foot note that a minor variance would be
required. Why is there a discrepancy between the site plan and the first page of the application
stating 100 units? Please note that this is on the site plan shown to us by Lloyd Ferguson
yesterday and on the 8.5 by 11 inch site plan that was circulated to residents through the city
mailing.

Our suggestion of putting on a second floor above the existing single floor would likely facilitate
the increase to 64 residents.

Please take this information into consideration when evaluating this application,

I_V{t_l_r;gw g_nd Sheila Smith
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Mihaljevic, Kate

From: Beth Goodger L .

Sent:  Wednesday, August 29, 2012 10:47 PM

To: Mihaljevic, Kate

Ce: Ferguson, Lloyd; Gary Tuff, Bishop, Kathy

Subject: Application for a Zoning By-law Amendment by Highgate Haldings Inc., on lands located at 307 & 325
Fiddler's Green Road, Ancaster (File No. ZAC-12-021)

Dear Kate,

Thank you for taking the time to meet with me on Menday, August 27th, 2012 regarding the
above noted application for 307 & 325 Fiddler’s Green Road,

We would like to express our objection to the proposed rezoning application, as residents
within 400 metres of the property via our rear yard. We have lived in our home for 18 years
and have made significant investments in our property over the last 8 years, with the intention
of remaining here. Our concerns are as follows: '

« The proposed development is quite large and is not appropriate for the character of the
neighbourhood. It is not clear from the letter if the expansion is for 100 units in total or
for 100in addition to the existing units.

+ Approval of the application in its current form could set a precedent for future
development of a larger scale along Flddlers Green. Such development would have an
adverse Impact on the use and enjoyment of our property.

o The loss of green space and storm water impacts, with the size of the proposed
development. Most of the surfaces would be covered with buildings or parking lot, which
is a significant change from the existing condition and would increase demands on the
storm water drainage systems. Removal of trees would impact on the character of the
neighbourhood.

» Lighting impacts — we very much enjoy the absence of high light levels at night in our
neighbourhood and already find the existing Highgate parking lot lights to be obtrusive in
the winter months when there are no leaves on the trees. This should be addressed with
any expansion that is considered.

¢ There is already an issue with on street parking when Highgate has family events, so this
would need to be addressed with any expansion that Is consldered.

¢ The change in zoning for 307 Fiddiers Green from ER (Existing Residential), to 12
(Institutional) Is reasonable given the existing institutional use of the entire property,
however, we do not support the change given the proposed use of these lands for the
expansion.

Glven the size of the property, further intensification is feasible, but In a manner that is more
appropriate to the existing character of the neighbourhood and in such a way to address the
existing concerns with the current use. In conclusion, we object to the application as proposed
and request that you take our concerns into consideration in your review and evaluation of this

application.

/3112012
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Thank you for the opportunity to comment.

Respectfully submitted,

Beth Goodger & Gary Tuff
32 Ravina Crescent
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Mihaljevic, Kate

From: Murray Smith| |

Sent:  Monday, August 27, 2012 9:29 AM

To: Ferguson, Lloyd; Mihaljevic, Kate; Beth Goodger, B Burgon; Dean Belovari
Subject: Highgate Pictures

Please find attached a number of pictures taken on Sunday August 26th at 12:20 pm. in front of
Highgate and our residence I also noticed a number of vehicles parked on Calvin.
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Mihaljevic, Kate

From: Mihaljevic, Kate

Sent: Friday, August 31, 2012 3:51 PM

To: | e |

Ce: Ferguson, Lloyd; John, Edward; Robichaud, Steve; Mallard, Paul, McCabe, Tim
Subject: FW: 326 Fiddlers Green & Highgate Retirement Home

Hi Jake,

Thank you for your letter. I wanted to help provide clarity regarding the process of this
application.

Please note that the City of Hamilton has not approved any development application respecting
an'increase to the number of units at the existing retirement home.

You would have received notice in the mail, and by now noticed the sign posted at the property
for a proposed increase in the number of units/residents at the existing Highgate Retirement
Home across the street from your property. This application was deemed to be complete on July
27, 2012, In accordance with the Planning Act notice was issued to residents within 120m of

the property after the application was deemed complete (August 3%, 201 2). The proposal is for
an increase up to 100 units /120 residents to be facilitated by a 3-story addition to the front of the
building and an increase to the number of parking spaces provided.

The notice issued to you is the beginning steps to open the lines of communication between
concerned/finterested residents in the community like yourself and the City in order for us to
evaluate the application against policies and your concerns/questions with the proposal. In your
letter you have raised some important issues regarding traffic congestion and the impact to
property values. At the present time we are still in the review stages of this application,
Following our review, I will be in a better position to respond to them.

I thank you in advance for you patience through this process. Should you wish to provide any
additional comments that you feel you didn’t include in your letter, please do not hesitate to
send through a new one. Both will be included in our review and responded to accordingly.

Please feel free to contact me directly with any questons you may have regarding this process.

Thank you,

Kate Mihaljevic, BES, MCIP, RPP

Planner |l, Development Planning Section {\West)
Planning and Economic Development Department
City of Hamilton

71 Main Street West, 5th Floor

Hamilton, ON L8P 4Y5

Tel: (905) 546-2424 Ext.4424

Fax: (g05) 546-4202

E-mail: kate.mihaljevic{mhamilton.ca

Web site: www.hamilton.ca
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August 29, 2012

Kate Mihaljevic

City of Hamilton

Email: kate.mihaljevic@hamilton.ca
Copy: Lloyd.Ferguson@hamilton.ca

Re: File No. ZAC-12-021 regarding 307 and 325 Fiddlers Green Road

My name is Jake Lukovic and [ reside @ 326 Fiddlers Green Road, across the road from
Highgate Retirement Home.

I purchased my home in September of 2011 and have done extensive renovations to the
house since moving in,

While I was aware that I would live on the same street as the Highgate Retirement Home,
I was still willing to invest in the property due to the fact that there were less than 50
units available and I felt my quality of life would not change with such a small amount of
residences,

To my dismay, [ have now discovered that the City of Hamilton has approved the
addition of 120 units to be added to the existing retirement home.

My concerns are as follows:

¢ There was no communication during or after negotiations to purchase my home
informing me that the retirement home was going to expand by such a large
number of units, not to mention that the retirement home is now going to be 3

floois,

e This is a 60% increase which will affect the value of all homes that currently are
within a block of the retirement home.

e The City of Hamilton should have notified any new home buyers of the proposal
to add on the 120 units so [ could have had the opportunity to re-think my
purchase and the costly renovations I have now completed to my home.
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The extensive renovations completed on the home are now of no value due fo the
fact that the re-sale value will be greatly depreciated due to the expansion of the

home,

The increase in the volume of traffic and noise will be extreme and a great
determent to my family enjoying our new home.

The value o l”r.ny home is currently $1.5 Millon. I have enclosed photogtaphs for
your review,

I feel that the City of Hamilton has now jeopardized my objective of earning my
investment back from the house by approving the addition of the units.

Is the City of Hamilton or the Highgate Retirement Home willing to meet with me
in order to discuss how I recover the money I have invested in my home and how
T would go about selling the home in the firture.

As a long term residence of the City of Hamilton, I chose to buy a house in
Ancaster due to the fact that [ would be able to offer a safe and quiel environment
to my family; I now feel that the City and retirement home has jeopardized this,
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318 DUNDURN STREET SOUTH, LINIT #1
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September 6, 2012

Kate Mihatjevic

City of Hamilton

Email: kate mthalievigihanilton.ca
Copy: Llovd Ferguson@harilton.ca

Re: File No, ZAC-12-021 regarding 307 and 323 Fiddlers Green Road

Please consider this leiter as a formal complaint and objection to the above mentioned file
No. ZAC-12-021 regarding 307 Fiddlers Green Road, As a realtor of Coldwell Banker, 1
am writing in support of my client Mr. Jake Lukovie, who resides at 326 Fiddlers Green
Road, across the road from [Highgate Retirement Home. He has also submitted a formak
lefter to you on Angust 2™,

My client Mr. Lukovic, purchased his home Septembet of 2011, He was aware at that
time, that his home would be locailed on the same street as a retirement residence and was
comfortable in the fact that :since, it was on such a small scale, less than 50 unils, this
would not cause any significant issues with the plans that e had for his property and
therefore chose to invest. This he did and has done extensive renovalions to his property
which has mereased the value of his home to $1.5 million.

However, we have both now discovered that the City of Hamilion has approved the
addition of 120 units to be added to the existing retivement home, this will make ita 3
storey hullding. My client and 1 were never informed of this amendnient at any time
during his purchase of the property. We should have been formally notified so that

E0E
“Ta provide Reol Estate Brokerage services In a monner that distinguishes us as o leading pravider I
of Ultimare Service, and an acknowiedged leader in the industry”
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__REAL ESTATE TOLL FRES: 1-877-035-11 10
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my client wonld have had an opportunity to better understand the financial investment
that he was making and what gains he would get in return. As such, an increase will
affect the property value of my clients® home as well as those within the area, This will
thereby negate any renovations tiiat he has done to his property.

1 inagine vou will receive many similar objections from other residents fiving nearby and
T trust you will meet with me and my client in order to discuss how he might recover the
investment in his property.

Please acknowledge receipt of my Jetter and inforn: me as to the next steps in havinga
discussion with the parties involved.

Yours truly,

Nigel Garcia
Resltor Coldwell Banker
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Thomas, Cameron

From: Murray Smith | |

Sent: Friday, April 26, 2013 6:10 PM

To: Thomas, Cameron; Ferguson, Lloyd; Bishop, Kathy
Subject: Highgate expansion May 6th meeting

Cam

Thank you for the call minutes ago regarding the upcoming May 6th meeting. Unfortunately, 1 will be
away that week. I received an e-mail from Mike Street and he too is away. Is there any chance of
having the meeting a week or two later - week of May 13th or the 20th?

I was under the impression that the City would review and get back to us in January sometime. My
coneern is that we will again have to defend our position in the summer months when many people
leave for vacation,

As I mentioned to you I am the neighbor directly beside the proposed development and have strong
opposition to this development. [ would hope that you would reconsider the date of this meeting. Also,
please consider contacting all the other people who attended Councillor Ferguson's earlier Citizens
Meeting so that they could have the opportunity to attend.

As [ have stated this development will impact a lot more people than just the ones adjacent to the
property. If you need a few hundred more signatures than the 325 or so provided that can be arranged.

Please advise,

If you would like to meet me on April 29th or the morning of April 30th or May 1 that can be arranged.
Please advise.

Thanks again for keeping me informed.

Murray Smith
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Thomas, Cameron

From: Ferguson, Lloyd
Sent: Thursday, June 08, 2013 12:13 PM
To: ‘Murray Smith'; Thomas, Camercn; John, Edward

Subject: RE: Highgate Expansion
Cam, | do agree with the four points in the Smith's e-mail below.

Lloyd Ferguson

Ancaster Councillor

Ward 12

905-546-2704 .

From: Murray Smith [mailto:murraysmithe@gmail.com]
Sent: Thursday, June 06, 2013 12:05 PM

To: Thomas, Cameron; John, Edward; Ferguson, Lloyd
Subject: Highgate Expansion

Good morning Cameron

This moming we met with Councillor Lloyd Ferguson regarding the proposed expansion to Highgate.

I have enclosed the letter of objection written to Kate Mihaljevic that we sent August 10th 2012 at the
end of this e-mail. Cam we are still very much against this expansive type of development next door,
As a compromise we pointed out to Lloyd that we would be far more amicable if they were to maintain
the original footprint and add a second floor to increase the occupancy. This would also alleviate some
of the parking issues.

We will not be attending the open house in June as we will be out of town on that date.

There were four points regardless of what plan is adopted that we would like to see addressed and that
Lloyd also supported in our meeting this morning:

1. The garbage bin/storage should be moved from adjacent to our property.

2, The parking lot lighting should not have been relocated adjacent to our property and should have
shields installed to prevent spillage.

3. They should use the existing driveway and curve it around the building to access the parking.

4. We are concerned about the numerous parking spots adjacent to our property line. We are opposed to
the planned wooden fencing. They should provide a berm (to block vehicle headlights) with an irrigated
cedar hedge on top (to provide privacy). This berm needs to be placed a sufficient distance from our-
property line to prevent drainage issues on our property.

We look forward to your comments.
Murray and Sheila Smith
299 Fiddlers Green Road

Ancaster, Ontario
L9G 1W9

Below is a copy of the e-mail to Kate from August 10, 2012 as mentioned above:
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Re: File ZAC-12-021

We reside at 299 Fiddlers Green Rd. in Ancaster and have the following concerns with respect to this
application:

1. The construction of the addition in close proximity to Fiddlers Green Road. The plans show: it is
crammed in this lot and we feel it will be an imposing landmark and adversely affect the character of o
neighbourhood- we understand that it is to be 3 stories high.

.

2.The increase in units from 41 to 100 (approx. 150% will bring about a number of negative impacts
on the neighbourhood including impacts on

i) traffic on Fiddlers Green

ii} parking on Fiddlers Green- currently when they have an event there is approx 30 vehicles that park
on the shoulders which creates a safety hazard for the motorists on Fiddlers Green as well as the
neighbours trying to exit their own driveways, in addition this parking is on the bike lanes. An increase
to the number of units will only increase the parking on the street and create more of a hazard.
1ii)The additional ground coverage with the addition of the new building, parking, driveway etc.we feel
will create a drainage issue as currently in the spring we have approx. 8" to 12" of ice and water in our
ditch. The proposed driveway in addition to the close proximity of the proposed new building we fear
will not allow enough green space and drainage opportunities adjacent to our home.
iv)snow removal may become an issue resulting in accumulation on our property and resultant impacts
on vegetation or the blocking of visibility when exiting our property.
v) we feel that having the driveway repositioned from the center of their property to the edge of ours
will create number of problems including difficulty in getting out of our driveway. Also, an increase in
the number of units will mean more residents and more staff using the driveway.
vi) Emergency response vehicles which frequently enter this property will increase with an increase in
residency and this driveway which is proposed to run adjacent to our home will impact our quality of
life with ambulance and fire vehicles entering and exiting at all hours (lights and noise). The driveway
should be left where it is- in the centre of their property.
vii)The mature vegetation including trees which currently exist along our property line and provide
privacy and shade should remain and not be torn down.
viii) Garbage- with an increase in residency will come an increase in garbage and the associated odors
and picle-up issues.
ix ywe question whether the current infrastructure capacity (water mains, sewer, storm drains, electricity
etc.) can support the additional units along with the continued intensification which is proposed for this
neighbourhood
x) Light spillage - on this property, it appears that lighting will be moved closer to our property which
will interfere with our quality of life (lights in our becroom at night)
xi) Other associated issues arising from an increase in units (for example, noise from air conditioning
units)
We object to an increase to 100 units. We would not object to the new owner increasing the current 41
units to 50 units and we would not object to changing the zoning of 307 Fiddlers Green to I 2 provided

that the total number of units on the combined property of 307 and 325 Fiddlers Green does not exceed
50 units.

Kate - could you please forward this e-mail to the Councillors

06/10/2013
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Murray and Sheila Smith
299 Fiddlers Green Road

Ancaster, Ontario
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Mihaljevic, Kate

From: Murray Smith .
Sent:  Thursday, August 23, 2012 10:47 PM

To: Mihaljevic, Kate

Cc: Fergusoen, Lloyd

Subject: File Number ZAC-12-021-Petition
Kate,

Please find attached a petition with 325 signatures in opposition to the zoning by-law amendment
application (File No. ZAC-12-021), permitting the expansion of the existing retirement home for

100 units.
We have the original copies of the signed petition, .

Looking forward to our meeting on August 27, 2012 af 1:30 p.m. in Ancaster.

Murray & Sheila Smith
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PETITION

Re: 307 and 325 Fidilers Green R

We, the undersigned wish to éxpress our opposition to the zoning by-law amendment application (File
Mo. ZAC-12-021), permitting the expansion of the existing retirement home for 100-units,

We believe this property cannot accommodate and furction with an imposing expansion of this scale,
nor ig it compatible with the character of the neighbourhood. In addition, it is contrary 1o the new City
of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents,

We respectfully request that the named application be denied,
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PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to express our opposition to the zoning by-law amendment application (File
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units,

We believe this property cannot accommodate and function with an imposing expansion. of this scale,
nar is it compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone T 2 which allows for a maximum of 50 residents.

We respectfully request that the named application be denied.
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PETITION

Re: 307 and 325 Fiddlers Green Road

(Page 4 of 20)

We, the undersigned wish to express our opposition to the zoning by-law amendment application (File

No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units,

We believe this property cannot accommodate and function with an imposing expansion of this. scale,
noris it compatible with the character of the neighbourhood, In addition, it is contrary to the new City

of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents.

We respectfully request that the named application be denied,

Citizen N_am_e__

Address
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PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to &xpress our opposition to the zoning by-law amendment application (File
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units.

We believe this property cannot accommodate and function with an imposing expansion of this scale,
nor is it compatible with the character of the neighbourhood, In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone I 2 which ellows for a maximum of 50 residents.

We respectfully request that the named application be denied.

Citizen Name Address ~ |Signature
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PETITION

Re: 307 and 325 Fiddlers Green Road.

We, the undersigned wish to express our opposition to the zoning by-law amendrnent application (File
No. ZAC-12-021), permitting the expansion of the existing retirement fome for 100 units,

We believe this property cannot accommodate and function with an imposing expansion of this scale,
noris it compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone 12 which allows for a maximum of 50 residents.

We respectfully request that the named application be denied.

[Citizen Name Address
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Appendix “J” to Report PED13183
Petition from Local Residents

PETITION

Re; 307 and 325 Fiddlers Green Road

We, the undersigned wish to express our opposition fo the zoning by-law amendment application (File
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units.

(Page 7 of 20)

We believe this property cannot accommodate and function with an imposing expansion of this sczle,
nor is it compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 03-200, Zone [ 2 which allows for 2 maximum of 50 residents.

We respectfully request that the named application be denied.

Citizen Name
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Appendix “J” to Report PED13183
Petition from Local Residents

PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to express our opposition to the zoning by-law amendment application (File
No. ZAC-12-021), périnitting the expansion of the existing retirement horite for 100 units.

(Page 8 of 20)

We believe this property cannot accommodate and function with an imposing expansion of this scale,
nor is it compatible with the character of the neighbourhood. In addition, it'is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone 12 which allows for a maximum of 50 residents.

We respectfully request that the named application be.denied.
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Appendix “J” to Report PED13183

PETITION

Re; 307 and 325 Fiddlers Green Road

Petition from Local Residents
(Page 9 of 20)

We, the undersigned wish to express out opposition tothe zoning by-law amendment application (File
Mo, ZAC-12-021), permitting the expansion of the existing retirement home for 100 units,

We believe this property cannot accommodate and funstion with an imposing expansion of this scale,
tior is it compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hasilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residenits.

‘We respectfully request that the named application be denied,
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PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to express cur opposition to the zoning by-law amendment applicailon (File

No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units:

Wo bolieve this property cannot accommodate and fisnction with an imposing expansion of this scale,

noris it compatible with the character of the neighbourhood. In addition, it is contrary to the new City

of Hamilton Zoning By-faw 05-200, Zone I 2 which allows for a maximum of 50 residents,

We respectfully request that the named application be denied.
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KEnFDaier

Address

:ﬂjb

i [4

“@@g MR T‘ZD AN
FTHERESA] A il n)

175 FIDDUERS ERE #28|

Edwghp Aiedr
C"r ﬁ’uﬂid '

178 FrdDlERS CAEENH .
15 Frooiers Qn-E-‘t:‘.‘nﬁ-'rJﬁﬂ .-J(nd’.': Qb

ps |

/K-.?fd’i, é.‘;’—@’mml?

Jake Juksvie  |30¢ Fimpigpe (Fegen

D s rpps =

e T

2olnss,

e s

=

Aq Fumiege Ave T IV

E )7 ABETH KiisT
<TM wr_m;w

L8 Elupre M

50 ENHORE. A FE.

[,o!ﬂw Fm.u:w&.

.'JME:!:"E AU‘E

S*fa

=g AV

Hpn Ut

"\l\I pcr-"».' hl “‘ M‘\Jﬂl“"\ D
[15a Blane 71 [t Or
B sl | 7% apattn 40 A

72 H.&«‘rmg ﬁf-’l

e

_%j;u/ Lo frs/a‘gﬁ

b/ Herrew ,Qfs: ]




. FTR—__

Appendix “J” to Report PED13183
Petition from Local Residents

PETITION

Re: 307 and 325 Fiddlers.Green Road

We, the undersigned wish to express onr opposition to the zoning by-law amendment application (File
No. ZAC-12-(21), permitting the expansion of the existing retirement home for 100 units. :

(Page 11 of 20)

We believe this property cannot accommodate and funotion with an imposing expansion of this scale,
nor is it compatible with the character-of the neighbourhood, Tn addition, itis contrary to the new City
of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents,

We respectfully request that the named application be denied.
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PETITION

Re: 307 and 325 Fidcl n Road

Wea, the undersigned wish to express our opposition to the zoning by-law amendment application (File ‘
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units.

We believe this property cannot accommodate and funztion with an nnp-usmg expansion of this seale, i
nor is it compatible with the character of the neighbowrhood, In addition, it is contracy to the new City .
of Hamiltoh Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents, I

W respectfully request that the named application be denied.
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Re: 307 and 325 Fiddlers Green Road

Appendix “J” to Report PED13183
Petition from Local Residents

PETITION

(Page 13 of 20)

We, the undersigned wish to express our opposition to the zoning by-law amendment application (File !
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units. i

We believe this property cannot accommodate and fusction with an impogsing expansion of this scale,
noris it compatible with the character-of the neighbourhood. In addition, it is contraty to the new City i
of Hamilton Zoning By-law 05-200, Zone 12 which allows for a maximum of 50 residents, . ]

We respectfully request that the named application be denied.

Citizen Name ~ |Address ' Signature
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Appendix “J” to Report PED13183
Petition from Local Residents

PETITION

Re: 307 and 325 Fiddlers Green Road -

We, the undersigned wish to express our opposition 1o the zoning by-law amendment application (File
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units.

(Page 14 of 20)

‘We believe this property cannot accommodate and fusction with an imposing expansion of this scale,
nar is it compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone [ 2 which allows for a maximam of 50 residents,

We respectfuilly request that the named application be denied.

Citizen Name

Address
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We, the undersigned wish to express our opposition to the zoning by-law amendment application (File
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 unils.

Re:

Appendix “J” to Report PED13183

Petiti

PETITION

307 and 325 Fid Road

ion from Local Residents
(Page 15 of 20)

Wehuhavethmpmpunrcmutmmnwdmmdﬁmutmnwnhanlmpmmgexpmnoncﬂhmwm, !

nor is- it compatible with the character of the neighbourhood. Inaddmon, it is contrary to the new City

of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents,

We respectfully request thit the named application be denied.

Citizen Name

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

PETITION

Re: 307 and 325 Fiddlers Green Rqad -

We, the undersigned wish to express our ofjppsition to the zoning by-law amendment application (File
No. ZAC-12-021), perthitting the expansion of the existing retirement home for 100 units.

We beliéve this property cannot accommodate and function with an imposing expansion of this scale,
poris it compatible with the characier of the neighbourhoed. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents.

We respectfully request ihat the named application be denied.
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Appen

dix “J” to Report PED13183

Petition from Local Residents

PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to express cur opposition to the zoning by-law amendment application (File
No, ZAC-12-021), permitting the expansion of the existing retirement home for 100 units.

(Page 17 of 20)

We believe this property cannot accommodate and function with an imposing expansion of this soale,
nor is it compatible with the charzcter of the neighbowhood. In addition, it is contrary to the new City
of Hamilion Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents,

We respectfully request that the named application be dended.
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Appendix “J” to Report PED13183
Petition from Local Residents
(Page 18 of 20)

PETITION

Re: 307 and 325 Fiddlers Green Road

We, the undersigned wish to express our opposition tothe zoning by-law amendment application (File
No. ZAC-12-021), permittinig the expansion of the existing retirement home for 100 units.

We believe this property cannot accommodate and finction with an imposing éxpansion of this scale, '
nor is It compatible with the character of the neighbonrhood. Tn addition, it is contrary to the new City i
of Hamllton Zoning By-law 05-200, Zone 12 which allows for & maximum of 50 residents, .

We tespectfully request that the named spplication be denied.




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

PETITION |

Re: 307 and 325 Fiddlers Green Road

|
We, the undersigned wish to express our opposition to the zoning by-law amendment application (File l
No. ZAC-12-021), permitting the expansion of the existing retirement home for 100 units. }

We believe this property cannot accommodate and function with an imposing expansion of this scale,
nor i It compatible with the character of the neighbourhood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone I 2 which allows for a maximum of 50 residents, i

We respectfislly request that the named application be denied.

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

PETITION

Re: 30 5 Fi n

We, the undersigned wish to express our opposition to the zoning by-law amendment application (File
No. ZAC-12-021), permitting the éxpansion of the existing retirement home for 100 units,

We believe this property cannot accommodate and function with an imposing expansion of this scale,
nor 1s it compatible with the character of the neighbourbood. In addition, it is contrary to the new City
of Hamilton Zoning By-law 05-200, Zone T2 which sllows for a maximum of 50 residents.

We respectfully request that the named application be denied.




