CITY OF HAMILTON

= PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT
1[I Planning Division
Hamilton
TO: Chair and Members
Planning Committee
COMMITTEE DATE: November 14, 2023

SUBJECT/REPORT NO: | Application for a Zoning By-law Amendment for Lands

Located at 64 Hatt Street, Dundas (PED23164) (Ward 13)

WARD(S) AFFECTED: Ward 13

PREPARED BY: Shaival Gajjar (905) 546-2424 Ext. 5980

SIGNATURE:

SUBMITTED BY: Anita Fabac

Acting Director, Planning and Chief Planner
Planning and Economic Development Department

RECOMMENDATION

That Amended Zoning By-law Amendment Application ZAC-22-044, by WEBB
Planning Consultants (c/o James Webb), on behalf of 64 Hatt St Investments Inc.
(c/lo Forge & Foster), owner, for a change in zoning from General Industrial (1.G) Zone
to Mixed Use Medium Density (C5, 863, H156) Zone and from Open Space —
Conservation Zone (OS) and Open Space - Conservation Zone (OS/S-7) to
Conservation/Hazard Land (P5, 863) Zone, to permit the adaptive reuse of existing
industrial buildings on the lands located at 64 Hatt Street, as shown on Appendix "A"
attached to Report PED23164, be APPROVED, on the following basis:

(@)

(b)

That the Draft By-law, attached as Appendix “B” to Report PED23164, which has
been prepared in a form satisfactory to the City Solicitor, be enacted by City
Council;

That the amending By-law apply the Holding Provisions of Section 36(1) of the
Planning Act, R.S.0. 1990 to the subject property by introducing the Holding
symbol ‘H’ to the proposed Mixed Use Medium Density (C5, 863, H156) Zone as
shown on Schedule “A” of Appendix “B” attached to Report PED23164 and shall
be lifted conditional upon the following:
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(i) That the Owner submits and receives approval of a Functional Servicing
Report to demonstrate that the change in land use can be serviced without
adverse impacts to the existing infrastructure, to the satisfaction of the
Director of Development Engineering;

(i) That the owner acknowledges and agrees that, as part of a future Site
Plan Control application, the owner will enter into and register on title an
External Works Agreement with the City for the design and construction of
any required infrastructure upgrades at the owner’s expense, to the
satisfaction of the Director of Development Engineering;

(c)  That the proposed change in zoning is consistent with the Provincial Policy
Statement (2020), conforms to A Place to Grow: Growth Plan for the Greater
Golden Horseshoe (2019, as amended); and complies with the Urban Hamilton
Official Plan.

EXECUTIVE SUMMARY

The subject lands are located at the south-east corner of Hatt Street and McMurray
Street and are bound by Spencer Creek to the south. The property contains a former
industrial building, known as the Gartshore Building (c. 1846) which was originally
constructed as a foundry and used for manufacturing. The Applicant, WEBB Planning
Consultants (c/o James Webb), has applied for a Zoning By-law Amendment to permit
commercial uses within the existing industrial building, as shown on Appendix “C”
attached to Report PED23164.

The purpose of the Zoning By-law Amendment application is to rezone the subject lands
from General Industrial (1.G) Zone to Mixed Use Medium Density (C5, 863, H156) Zone
and from Open Space - Conservation Zone (OS), and Open Space - Conservation Zone
(OS/S-7) to the Conservation/Hazard Land (P5, 863) Zone to permit the adaptive reuse
of the existing buildings. The proposed Zoning By-law Amendment includes
modifications to the Conservation/Hazard Land (P5) Zone and Mixed Use Medium
Density (C5) Zone to restrict additions or expansions to existing buildings and to allow
uses permitted in accordance with Sections 10.5.1, 10.5.1.1, and 10.5.2 of the Zoning
By-law No. 05-200.

Additionally, a Holding ‘H’ Provision is recommended for the amending By-law for a
Functional Servicing Report, to demonstrate that the change in use can be serviced
without adverse impacts to the existing infrastructure.

On October 25, 2023, Council passed By-law No. 23-200, designating the property
under Part IV of the Ontario Heritage Act (see Report PED23124). Designated
properties require Heritage Permit Applications for any proposed changes to the
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heritage attributes identified in the Statement of Cultural Heritage Value or Interest for
the property.

The application has merit and can be supported for the following reasons:

o It is consistent with the Provincial Policy Statement (2020);

o It conforms to the A Place to Grow: Growth Plan for the Greater Golden
Horseshoe (2019, as amended);

o It complies with the Urban Hamilton Official Plan, in particular, the intensification,

and function of the “Mixed Use — Medium Density” designation, Urban Design,
and Core Area policies; and,

o The proposal is compatible with and complementary to the existing and planned
land uses in the immediate and surrounding area, and represents good planning
by, among other things, making efficient use of existing infrastructure within the
urban boundary, managing and preserving built heritage assets and contributing
to the economic vitality of downtown Dundas.

Alternatives for Consideration — See Page 15
FINANCIAL — STAFFING — LEGAL IMPLICATIONS
Financial: N/A

Staffing:  N/A

Legal: As required by the Planning Act, Council shall hold a public meeting to
consider an application for an amendment to the Zoning By-law.

HISTORICAL BACKGROUND

Application Details

Owner: 64 Hatt St Investments Inc. (c/o Forge & Foster).

Applicant/Agent: WEBB Planning Consultants (c/o James Webb).

File Number: ZAC-22-044.

Type of Zoning By-law Amendment.
Application:
Proposal: To permit the adaptive reuse of the existing buildings on the

property by allowing a mix of commercial uses such as retail,
restaurant, offices, etc.
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Property Details

Municipal Address:

64 Hatt Street, Dundas

Lot Area:

+ 1.09 ha.

Servicing:

Full municipal services.

Existing Use:

Vacant industrial buildings.

Proposed Use:

Mixed use buildings.

Documents

Provincial Policy
Statement (PPS):

The proposal is consistent with the Provincial Policy Statement
(2020).

A Place to Grow:

The proposal conforms to the A Place to Grow: Growth Plan for
the Greater Golden Horseshoe (2019, as amended).

Official Plan
Existing:

“‘Mixed Use — Medium Density” on Schedule E-1 — Urban Land
Use Designations

“‘Dundas Two Zone Floodplain Area” on Map D-1 - Dundas Area
Specific Policies.

“Lands located along Spencer Creek” on Map D-2 - Dundas
Area Specific Policies.

Zoning Existing:

General Industrial (1.G) Zone;
Open Space — Conservation Zone (OS); and,
Open Space — Conservation Zone (OS/S-7).

Zoning Proposed:

Mixed Use Medium Density (C5, 863, H156) Zone.
Conservation/Hazard Land (P5, 863) Zone.

Staff amended the application to rezone those portions of the
lands that are Open Space - Conservation Zone (OS) and Open
Space - Conservation Zone (OS/S-7) to Conservation/Hazard
Land (P5, 863) Zone.

Modifications
Proposed:

To modify the Conservation/Hazard Land (P5) Zone and Mixed
Use Medium Density (C5) Zone to:

e permit the buildings existing on the date of the passing of
this By-law with no further additions or expansions; and,

e permit the uses in accordance with Sections 10.5.1,
10.5.1.1, and 10.5.2.
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Processing Details

Received: June 10, 2022.

Deemed complete: | July 7, 2022.

Notice of Complete | Sent to 269 property owners within 120 metres of the subject
Application: lands on July 11, 2022.

Public Notice Sign: | Posted July 22, 2022 and updated with the Public Meeting date
on October 16, 2023.

Notice of Public Sent to 269 property owners within 120 metres of the subject
Meeting: lands on October 27, 2023.

Public Comments: | No public comments received.

Processing Time: | 523 days from the date of receipt of the application.

Existing Land Use and Zoning

Existing Land Use Existing Zoning

Subject Lands:  Industrial buildings General Industrial (1.G) Zone,
Open Space - Conservation Zone
(OS) and
Open Space - Conservation Zone
(OS/S-7)

Surrounding Land Uses:

North Commercial uses Mixed Use Medium Density (C5,
304) Zone,
Mixed Use Medium Density (C5)
Zone and
Mixed Use Medium Density (C5,
594) Zone

South Spencer Creek Open Space - Conservation Zone
(OS/S-7) and
Open Space - Conservation Zone
(0S)
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Surrounding Land Uses Continued:

East Medical Offices, Mixed Use Medium Density (C5)
Vacant / Parking Lot, and Zone,
Apartment Building. Open Space - Conservation Zone
(OS) and

High Density Multiple Dwelling
(RM4/S-83) Zone

West Physiotherapy Clinic, and Mixed Use Medium Density (C5,
Outdoor Vehicle Storage 709) Zone and
Mixed Use Medium Density (C5,
581) Zone

POLICY IMPLICATIONS AND LEGISLATED REQUIREMENTS
Provincial Planning Policy Framework

The Provincial planning policy framework is established through the Planning Act
(Section 3) and the Provincial Policy Statement (2020). The Planning Act requires that
all municipal land use decisions affecting planning matters be consistent with the
Provincial Policy Statement (2020) and conform to A Place to Grow: Growth Plan for the
Greater Golden Horseshoe (A Place to Grow, 2019, as amended).

The mechanism for the implementation of the Provincial plans and policies is through
the Official Plan. Through the preparation, adoption and subsequent approval by the
Ontario Land Tribunal, the City of Hamilton has established the Urban Hamilton Official
Plan which contains local policies for the implementation of the Provincial planning
policy framework. As such, matters of provincial interest (i.e., efficiency of land use) are
discussed in the Official Plan analysis below.

As the application for Zoning By-law Amendment complies with the Urban Hamilton
Official Plan, it is staff's opinion that the application is:

) Consistent with Section 3 of the Planning Act,
) Consistent with the Provincial Policy Statement (2020);
. Conforms to A Place to Grow: Growth Plan for the Greater Holden Horseshoe,

(2019, as amended).
Urban Hamilton Official Plan

The subject lands are designated “Mixed Use — Medium Density” on Schedule E-1 —
Urban Land Use Designations and located within "UD-1" Dundas Two Zone Floodplain

OUR Vision: To be the best place to raise a child and age successfully.
OUR Mission: To provide high quality cost conscious public services that contribute to a healthy,
safe and prosperous community, in a sustainable manner.
OUR Culture: Collective Ownership, Steadfast Integrity, Courageous Change, Sensational Service,
Engaged Empowered Employees.



SUBJECT: Application for a Zoning By-law Amendment for Lands Located at 64
Hatt Street, Dundas (PED23164) (Ward 13) - Page 7 of 15

Area of Map D-1 and "UD-6" Lands Located Along Spencer Creek of Map D-2 in
Volume 3: Area Specific Policies. The following policies, amongst others, apply to the
proposal.

Mixed Use — Medium Density

‘E.4.6.1 The range of commercial uses is intended to serve the surrounding
community or series of neighbourhoods as well as provide day-to-day
retail facilities and services to residents in the immediate area. These
areas shall also serve as a focus for the community, creating a sense of
place.

E.4.6.9 The predominant built form shall be mid rise and low rise mixed use
buildings that have retail and service commercial stores at grade. Single
use commercial buildings and medium density ground related housing
forms shall also be permitted, except for pedestrian focus streets as listed
by Policy E.4.3.1.1. (OPA 65) (OPA 142)

E.4.6.22 Development applications shall be encouraged to provide a mix of uses on
the site.”

The proposal is to rezone the property from an industrial zone to a mixed use zone to
permit the adaptive reuse of existing heritage designated buildings by allowing a range
of commercial uses such as retail, restaurant, and offices that serves the surrounding
community.

Cultural Heritage

‘B.3.4.1.4  Ensure that all new development, site alterations, building alterations, and
additions are contextually appropriate and maintain the integrity of all on-
site or adjacent cultural heritage resources.

B.3.4.21 The City of Hamilton shall, in partnership with others where appropriate:

g) Ensure the conservation and protection of cultural heritage
resources in planning and development matters subject to the
Planning Act either through appropriate planning and design
measures or as conditions of development approvals.

h) Conserve the character of areas of cultural heritage significance,
including designated heritage conservation districts and cultural
heritage landscapes, by encouraging those land uses, development
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and site alteration activities that protect, maintain and enhance
these areas within the City.

B.3.4.3.6 The City shall protect established historical neighbourhoods, as identified
in the cultural heritage landscape inventory, secondary plans and other
City initiatives, by ensuring that new construction and development are
sympathetic and complementary to existing cultural heritage attributes of
the neighbourhood, including lotting and street patterns, building setbacks
and building mass, height, and materials.”

The subject property comprises the former Dundas Foundry / Valley City Manufacturing
complex, which contains 12 historic structures constructed between the mid-nineteenth
and mid-twentieth centuries, the oldest of which were built circa 1846. On October 25,
2023, Council passed By-law No. 23-200, designating the property under Part IV of the
Ontario Heritage Act (see Report PED23124). Designated properties require Heritage
Permit Applications for any proposed changes to the heritage attributes identified in the
Statement of Cultural Heritage Value or Interest for the property.

Health and Public Safety

“B.3.6.1.1 Where there is potential for site contamination due to previous uses of a
property and a more sensitive land use is proposed, a mandatory filing of
a Record of Site Condition is triggered as outlined in provincial guidelines.
The Record of Site Condition shall be submitted by the proponent to the
City and the Province. The Record of Site Condition shall be to the
satisfaction of the City.”

The proposal will establish a mix of uses on the site which previously had industrial
uses. The Environmental Protection Act requires a Record of Site Condition be
submitted prior to a change in property use from commercial or industrial to a residential
use. A Record of Site Condition shall be required when an application for Site Plan
Control and/or Building Permit is submitted for any residential or other similar use.

Core Areas

“C.2.3.3 The natural features and ecological functions of Core Areas shall be
protected and where possible and deemed feasible to the satisfaction of
the City enhanced. To accomplish this protection and enhancement,
vegetation removal and encroachment into Core Areas shall generally not
be permitted, and appropriate vegetation protection zones shall be applied
to all Core Areas.
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C.2.11.1 The City recognized the importance of trees and woodlands to the health
and quality of life in our community. The City shall encourage sustainable
forestry practices and the protection and restoration of trees and forests.”

The subject lands are abutting Spencer Creek which is designated as a Key Hydrologic
Feature Stream on Schedule B of the Urban Hamilton Official Plan. It is noted that the
subject property is already disturbed, and no new construction is proposed on the
property. Staff have requested correspondence from the Ministry of the Environment,
Conservation and Parks providing instruction and mitigation measures with respect to
the at-risk Chimney Swift species that have been identified on site. There is an existing
fence along the top of bank that restricts new construction towards the creek. The
proposed Zoning By-law Amendment includes rezoning a portion of the lands to
Conservation/Hazard Land (P5, 863) Zone which will continue to protect and restrict
new development adjacent to Spencer Creek. The proposed modifications to the
Conservation/Hazard Land (P5) Zone and Mixed Use Medium Density (C5) Zone
protect the existing buildings by restricting further additions or expansions to the existing
buildings and allows uses permitted in accordance with Sections 10.5.1, 10.5.1.1, and
10.5.2 of Zoning By-law No. 05-200.

The applicant has indicated that trees will not be removed, and staff are of the opinion
that the Tree Protection Plan requirement for a future Site Plan Control application may
be waived in lieu of the applicant adding a detail to any future site plan drawing that tree
protection fencing will be installed during construction activities.

Infrastructure

“C.5.3.17 The City shall be satisfied that adequate infrastructure services can be
provided prior to any development or intensification proceeding and,
where technically and economically possible, the City shall require such
services to be located underground.”

While existing buildings on the property has historically been industrial and currently
zoned to allow a range of service intensive uses including food processing and
manufacturing, staff have not determined there is adequate water and wastewater
capacity to service the range of commercial uses proposed. Staff are recommending
that a Holding ‘H’ Provision be placed on the property, which can be lifted once the
owner submits and receives approval of a Functional Servicing Report that
demonstrates that the proposed development can be serviced without adverse impacts
to the existing network.
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Volume 3: Area Specific Policies
Dundas Two one Floodplain Area (UD-1)

“‘B.1.0 Council recognizes the inherent dangers to development in areas subject
to flooding and the constraints required to minimize the loss of life and
property. Accordingly, the following policies shall apply within the
floodplain area shown on Map D-1 as Area Specific UD-1:

b) Where a proposal is made for development or redevelopment
within or in proximity to UD-1, the City shall request the proponent
to contact the Hamilton Conservation Authority to determine if and
what flood protection measures are necessary, or other limitations
to development.

g) Non-residential development within the flood fringe area may be
permitted on the basis of limited or no fill and subject to adequate
flood proofing.

h) Paved day-use parking lots may be permitted within the flood fringe
without the necessity of flood protection measures.”

The Zoning By-law Amendment application has been circulated to the Hamilton
Conservation Authority who noted that in 2018 a previous owner of the property had
applied for a permit to undertake floodproofing of the existing building but did not follow
through with the application and a permit was not issued. Should the Zoning By-law
Amendment application be approved, the applicant would be required to obtain a permit
from the Hamilton Conservation Authority to complete this floodproofing prior to the City
issuing Building Permits.

Lands Located Along Spencer Creek (UD-6)

“‘B.1.0 In addition to the policies of Volume 1, the following policy shall apply to
lands located along Spencer Creek, shown as Area Specific UD-6 on Map
D-2:

a) Development or redevelopment proposals on sites adjacent to
Spencer Creek shall be required to provide public access to the
creek, and to make necessary improvements to complete the trail
system along Spencer Creek to the satisfaction of the City and the
Hamilton Conservation Authority.”
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Currently, there is no public access to Spencer Creek from the subject lands. If the site
is redeveloped, staff would seek improvements to ensure public access to Spencer
Creek in association with the Hamilton Conservation Authority.

Based on the foregoing, the proposal complies with the policies of Volume 1 and 3 of
the Urban Hamilton Official Plan, subject to the Holding Provision.

Town of Dundas Zoning Bylaw No. 3581-86

The subject lands are zoned General Industrial (1.G) Zone, Open Space - Conservation
Zone (0OS), and Open Space - Conservation Zone (OS/S-7) in the former Town of
Dundas Zoning By-law No. 3581-86. The General Industrial (1.G) Zone permits general
manufacturing, assembling and fabricating industries, and related wholesale and retail
commercial uses. The intent of the Open Space - Conservation Zone (OS) is to protect
lands that are unsuitable for general urban development due to their physiographic
characteristics or their ecological significance. The Open Space - Conservation Zone
(OS/S-7) permits the existing parking lot as an accessory use to the industrial use to the
north.

Hamilton Zoning By-law No. 05-200

The Zoning By-law Amendment is to rezone the subject lands to Mixed Use Medium
Density (C5, 863, H156) Zone and Conservation/Hazard Land (P5, 863) Zone to permit
the adaptive reuse of existing buildings with a range of commercial uses including retail
and restaurant and to continue to protect the natural features. Modifications to the
Conservation/Hazard Land (P5) Zone and Mixed Use Medium Density (C5) Zone
restricts further additions or expansions to the existing buildings and allows uses
permitted in accordance with Sections 10.5.1, 10.5.1.1, and 10.5.2 of the Zoning By-law
No. 05-200. The applicant is not in agreement with the amended By-law.

RELEVANT CONSULTATION

Departments and Agencies

e Landscape Architectural Services, Strategic Planning
Division, Public Works Department;

¢ Commercial District and Small Business Section, Planning &
Economic Development Department;

e Corporate Real Estate, Planning & Economic Development
Department;

e Canada Post Corporation; and,

e Alectra Utilities.

No Comments.
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Comment

Staff Response

Growth
Management
Division, Planning
and Economic
Development
Department

A Functional Servicing Report is required
containing sanitary design calculations to
demonstrate that the flows generated from
the proposed development will not adversely
impact the hydraulic performance of the
City’s sanitary sewer system. The Functional
Servicing Report shall also show that the
municipal watermains can provide the
required fire flow and domestic flow to
support the proposed development.

It should be determined if a Draft Plan of
Condominium application will be required in
the future.

The owner and agent should be made aware
that the municipal addresses for this
proposal will be determined after conditional
Site Plan approval is granted.

A Holding Provision
requiring the submission
of a Functional Servicing
Report has been added
to the amending by-law.

The proposal tenure has
not been confirmed by
the applicant.

Should a Site Plan
Control application be
required, municipal
addressing will be a
condition of approval.

Forestry and
Horticulture Section,
Environmental
Services Division,

A Tree Management Plan will be required,
and a permit will be issued upon approval of
the Tree Management Plan and applicable
fees.

Should a Site Plan
Control application be
required, a Tree
Management Plan and a

Public Works Landscape Planting Plan
Department A detailed Landscape Planting Plan will be conditions of
prepared by a Registered Landscape approval.
Architect, showing the placement of trees on
City property is required.
Transportation To protect the existing and future pedestrian | Should a Site Plan
Planning Section, realm, cycling infrastructure and road Control application be
Transportation Network, Transportation Planning shall required, revisions will be

Planning and
Parking Division,
Planning and
Economic
Development
Department

require site plan revisions.

required to address
Transportation Planning
comments.

Waste Management
Operations Section,
Environmental
Services Division,
Public Works
Department

The development is ineligible for municipal
waste collection and will be required to
follow the requirements under the Waste
Management System By-law No. 20-221.

Noted.
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Comment

Staff Response

Infrastructure
Renewal, Public
Works Department

Hatt Street is scheduled for reconstruction in
2026 including watermain replacement along
the frontage of the subject lands. Any works
within the Hatt Street right-of-way should be
completed prior to this time or coordinated
with the Public Works Department to prevent
the need to cut into the reconstructed road
after that time.

Noted.

Hamilton
Conservation
Authority

Hamilton Conservation Authority noted that
in 2018, the previous owner of the property
had applied for a permit to undertake
floodproofing of the existing building but did
not follow through with the application and a
permit was not issued.

The applicant would be required to obtain a
permit from Hamilton Conservation Authority
to complete this floodproofing prior to the
City issuing a change of use permit for
internal renovations.

This will be addressed at
the future Building Permit
stage.

Public Consultation:

No submissions from the public.

Public Consultation

In accordance with the Council’s Public Participation Policy, the Zoning By-law
Amendment application was circulated as part of the Notice of Complete Application
and Preliminary Circulation to 269 property owners within 120 metres of the subject
lands on July 11, 2022. A Public Notice Sign was installed on the property on July 22,
2022 and updated with the Public Meeting date on October 16, 2023. To date, there
have been no public submissions received by the City. Finally, Notice of the Public
Meeting was given on October 27, 2023 in accordance with the requirements of the

Planning Act.

A Public Consultation Strategy was submitted with the initial submission of the
application. The applicant proposed to contact the Ward Councillor to determine
whether a Neighbourhood Open House was required in advance of the Statutory Public

Meeting.

An online Neighbourhood Open House was scheduled for Thursday, September 21,
2023. Notice was provided in the Dundas Star News newspaper on September 7, 2023.
There were no members of the public in attendance at the Neighbourhood Open House.
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ANALYSIS AND RATIONALE FOR RECOMMENDATION
1. The proposal has merit and can be supported for the following reasons:

(i) It is consistent with the Provincial Policy Statement (2020) and conforms
to A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2019,
as amended);

(i) It complies with the Urban Hamilton Official Plan, in particular, the
intensification, Mixed Use — Medium Density and Cultural Heritage
policies; and,

(iii)  Itis considered to be compatible with, and complementary to the existing
surrounding neighbourhood and represents good planning by, among
other things, reusing existing buildings (with heritage value) that would
provide for an increase in businesses that offer employment opportunities
within the community of Dundas.

2. Zoning By-law Amendment

The subject lands are currently zoned General Industrial (1.G) Zone, Open Space
- Conservation Zone (OS), and Open Space - Conservation Zone (OS/S-7) in the
former Town of Dundas Zoning By-law No. 3581-86. The subject lands are
proposed to be rezoned to the Mixed Use Medium Density (C5, 863, H156) Zone
and Conservation/Hazard Land (P5, 863) Zone to permit the adaptive reuse of
existing buildings and protect the existing natural features. The proposed Zoning
By-law Amendment includes modifications to the Conservation/Hazard Land (P5)
Zone and Mixed Use Medium Density (C5) Zone that protect the existing
buildings by restricting additions or expansions to the existing buildings and to
allow uses permitted in accordance with Sections 10.5.1, 10.5.1.1, and 10.5.2 of
the Zoning By-law No. 05-200. The existing buildings predates the adoption of
Zoning By-law No. 05-200, making them legal non-conforming buildings. As the
property is being rezoned to the Mixed Use Medium Density (C5) Zone with the
intent of adaptive reuse of the existing buildings, these modifications will restrict
any further additions or expansions to the existing buildings and allow the uses of
Mixed Use — Medium Density (C5) Zone within the portion of the building that is
encroaching into the Conservation/Hazard Land (P5) Zone.

Staff support above-mentioned modifications as the buildings existed prior to the
adoption of Zoning By-law No. 05-200 and recognizes an existing situation. Staff
are also satisfied that the proposed Zoning By-law Amendment complies with the
policies of the “Mixed Use - Medium Density” designation and Mixed Use
Medium Density (C5) Zone through the adaptive reuse of existing heritage
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buildings, proposing to provide commercial uses such as office, retail, and
restaurant that serves the surrounding community, and to continue to protect the
natural features through the Conservation/Hazard Land (P5, 863) Zone.

Staff are in support of the proposed Zoning By-law Amendment, subject to the
Holding ‘H’ Provision.

3. Holding Provision

A Holding ‘H’ Provision is recommended to be added to the Zoning By-law
Amendment to address the submission and approval of a Functional Servicing
Report to demonstrate that a change in use will not have any adverse impacts on
the existing network.

ALTERNATIVES FOR CONSIDERATION

Should the application be denied, the subject lands could be utilized in accordance with
the existing General Industrial (I.G) Zone, Open Space - Conservation Zone (OS), and
Open Space - Conservation Zone (OS/S-7) within the Dundas Zoning By-law No. 3581-
86. The General Industrial (1.G) Zone permits general manufacturing, assembling and
fabricating industries, and related wholesale and retail commercial uses. The Open
Space - Conservation Zone (OS) is to protect lands unsuitable for general urban
development due to their physiographic characteristics or their ecological significance.
The Special Exception — 7 attached to the Open Space - Conservation Zone (OS/S-7) is
to permit the existing parking lot as an accessory use to the industrial use to the north.

APPENDICES AND SCHEDULES ATTACHED

Appendix “A” to Report PED23164 — Location Map

Appendix “B” to Report PED23164 — Draft Zoning By-law Amendment
Appendix “C” to Report PED23164 — Concept Floor Plans

Appendix “D” to Report PED23164 — Site Specific Modifications
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