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1.0 Introduction 
UrbanSolutions Planning & Land Development Consultants Inc. 
(UrbanSolutions) has been retained by Representative Holdings Inc. 
(owner) to prepare the planning application and secure the required 
approvals necessary to facilitate the proposed development. 
Representative Holdings Inc. is the owner of lands municipally known as 
117 Forest Avenue and 175 Catharine Street South, in Hamilton, Ontario.  

The purpose of this report is to provide an overview of the subject lands 
and a detailed description of the proposal, together with a detailed review 
of the existing land use planning policy framework. This report will also 
provide the planning justification in support of the proposed development 
through evaluation of the planning merits of the Zoning By-law 
Amendment (ZBA) application.  

1.1 Location 
The subject site is located south of the Downtown Core in the City of 
Hamilton. Specifically, the subject property is located on the northeast 
corner of Forest Avenue and Catharine Street South, as indicated below in 
Figure 1.  

F i gu re  1 – Sub j e c t  Lands – 1 1 7 Fo re s t  A ve  & 175 Ca tha r i n e S t S . ,  Ham i l t on  
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Forest Avenue runs east/west, while Catharine Street South runs 
north/south. The lands are legally described as Part 1, Plan of Survey of all 
of Wentworth Condominium Plan No. 170 in the City of Hamilton.  

1.2 Site Description 
The lands owned are generally “L” shaped, measuring 0.45 hectares in 
size. The site has frontage on both Forest Ave and Catharine St S of +/- 
77.85m and +/- 80.47m respectively. The subject site, and focus of this 
report is indicated in Figures 1-5 as the hatched area. This area has +/- 
77.85m frontage along Forest Ave and +/- 20.1m frontage along Catharine 
St S. It measures 0.21ha in area.  

The portion of the subject lands municipally known as 175 Catharine 
Street South are currently occupied by an 11 storey building having 93 
units known as the “Brockton” while the lands at 117 Forest Avenue are 
underutilized vacant parcel. 

The immediate surrounding land use context can be seen in Figure 2 
below. The subject area is primarily residential. North and east of the 
subject site are a number of existing multi-unit residential buildings, along 
with a number of single and semi-detached residential dwellings.  
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Northwest of the site is the Hamilton Centre GO Station, located along 
Hunter Street East.  

F i gu re  2 – Ae r i a l  P ho to ,  sub j ec t  s i te  and su r ro und i n g a r e a 

To the south of the subject site are a number of multi-unit residential 
buildings, ranging in height from 4 to 30 storeys. Further south is a number 
of single detached residential dwellings along with St. Joseph’s Healthcare 
facilities, on Charlton Avenue.  

To the west of the site is a commercial plaza which includes a variety of 
small scale retailers. Beyond the plaza are additional multi-unit residential 
buildings as well as single and semi-detached residential dwellings.  

2. Proposed Development 
As indicated earlier in this report, it is the intent of the owner to develop 
a new 10 storey multi-residential building, as well as 7 townhouse units. 
The proposal seeks to develop a total of 78 units with shared underground 
parking. This development will occur on lands adjacent to The Brockton 
that are currently underutilized, shown as the hatched area in Figure 1 and 
2. A Site Plan of the proposed development is located in Appendix A.  

2.1 Planning Applications 
On May 18, 2016, UrbanSolutions met with City of Hamilton staff for a 
Formal Consultation meeting to review the subject site and proposal at 
this time. It was confirmed that a complex re-zoning application would be 
required.  

The purpose and effect of this Zoning By-law Amendment application is to 
change the zoning from ‘E-3/S-601’ to a site specific ‘E-3’ High Density 
Multiple Dwellings. This will permit a multi-unit apartment building and 
townhouse dwellings on the subject site, along with a reduced parking 
requirement.  

In addition to this Planning Justification Report the Formal Consultation 
meeting also confirmed that the following studies/documentation are 
required with the subject application: 

 Survey Plan; 
 Concept Plan; 
 Urban Design Report; 
 Tree Management Plan; 
 Storm Water Management Report; 
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 Functional Servicing Report; 
 Parking Analysis; and, 
 Transportation Demand Management Option 

Report. 

3. Supporting Studies 
In addition to this Planning Justification Report, the required studies have 
been completed in support of this proposal. The following is intended to 
provide a brief summary of the findings of each supporting study.  

3.1 Urban Design Report 
An Urban Design Report was completed by McCallum Sather Architects to 
demonstrate conformity with the City of Hamilton’s urban design policies 
and guidelines. The proposed design is in keeping with the local character 
of the neighbourhood and enhances the pedestrian experience. The 
design illustrates positive urban design principles and warrants the 
approval of staff.  

3.2 Functional Servicing Report 
S. Llewellyn and Associates prepared a Functional Servicing Report. It 
outlines the functional servicing and stormwater management strategy, 
providing detailed information on the proposed servicing scheme for the 
development. The report concludes that the development will be 
constructed to meet the requirements of the City of Hamilton.  

3.3 Tree Management Plan 
A Tree Management Plan and landscape plans were prepared by MSLA. 
The plan confirms the many of the existing trees on site will be required 
to be removed in order to facilitate this development. Additional plantings 
have been proposed in the front and rear yards of the townhouse units, 
as well as trees along the entire length of the boulevard, along Forest Ave.  

3.4 Parking Study and Analysis 
The Parking Study and Analysis was completed by NexTrans Consulting. 
The report includes a comprehensive analysis of the various factors in the 
area that may impact parking rates. NexTrans is of the opinion that the 
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proposed parking rate reduction is justified and supported by the 
technical analysis found in their report.   

3.5 Transportation Demand Management Report 
The Transportation Demand Management Report was completed by 
UrbanSolutions. The report outlines existing and proposed methods to 
help reduce the amount of vehicle trips and encourage the use of public 
transit and active transportation.  

4. Planning Policy Framework 
The following Section is intended to provide a review of the applicable 
planning policy framework of the subject site. In this proposal, the 
Provincial Policy Statement, Places to Grow – Growth Plan for the Greater 
Golden Horseshoe, the Urban Hamilton Official Plan and the Hamilton 
Zoning By-law are all applicable policies to consider. 

4.1 Provincial Policy Statement, 2014 
The Provincial Policy Statement (PPS), provides policy direction on matters 
of Provincial interest regarding land use planning and development and 
sets the policy foundation for regulating land use and development of 
land.    

The PPS is issued under Section 3 of the Planning Act, with the most recent 
version coming into effect on April 30th, 2014. Currently Section 3 of the 
Planning Act requires that land use planning decisions be consistent with 
the PPS ensuring the matters of provincial interest identified in Section 2 
of the Planning Act are addressed.  

The Provincial Policy Statement focuses growth within settlement areas 
and away from significant or sensitive resources and areas which may pose 
a risk to public health and safety. Land use must be carefully managed to 
accommodate appropriate development to meet the full range of current 
and future needs, while achieving efficient development patterns. 

The PPS provides the following direction to approval authorities to 
manage and direct land use to achieve efficient and resilient development 
and land use patterns: 

1.1.1 Healthy livable and safe communities are sustained by: 
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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 the appropriate range and mix of residential 

(including second units, affordable housing and housing for 
older person), employment (including industrial and 
commercial), institutional (including places of worship, 
cemeteries and long-term care homes), recreation, park and 
open space, and other uses to meet long-term needs; 

 
e) promoting cost-effective development patterns and 

standards to minimize land consumption and servicing costs.  

1.1.3.1  Settlement area shall be the focus of growth and development, 
and their vitality and regeneration shall be promoted. 

1.1.3.2 Land use patterns within settlements areas shall be based on: 

a)       Densities and a mix of land uses which: 

 1.    Efficiently use land and resources; and 

 2. Are appropriate for, and efficiently use, the 
infrastructure and public service facilities which are 
planned or available, and avoid the need for their 
unjustified and/or uneconomical expansion. 

b)  A range of uses and opportunities for intensification and 
redevelopment. 

1.1.3.4 Appropriate development standards should be promoted which 
facilitate intensification, redevelopment and compact form, while 
avoiding or mitigating risks to public health and safety. 

The development is consistent with these policies of the PPS. The 
proposed residential development will contribute to an appropriate range 
and mix of residential units in the neighbourhood, while making efficient 
use of serviced land within the settlement area. The redevelopment 
represents an appropriate form of intensification as it has been designed 
to be compatible with the surrounding neighbourhood and will not require 
the expansion of infrastructure and public services facilities. 

The PPS also provides the following direction on housing, public spaces 
and parks, economic prosperity, and energy conservation: 

1.4.3 Planning authorities shall provide for an appropriate range and 
mix of housing types and densities to meet projected 
requirements of current and future residents by:  
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d)  promoting densities for new housing which efficiently use 
land, resources, infrastructure and public service facilities, 
and support the use of active transportation and transit in 
areas where it exists or is to be developed; 

1.5.1 Healthy, active communities should be promoted by: 

a)  planning public streets, spaces and facilities to be safe, 
meet the needs of pedestrians, foster social interaction and 
facilitate active transportation and community 
connectivity; 

b)  planning and providing for a full range and equitable 
distribution of publicly-accessible built and natural settings 
for recreation, including facilities, parklands, public spaces, 
open space areas, trails and linkages, and, where practical, 
water-based resources; 

Section 1.6 of the PPS regarding Infrastructure and Public Service Facilities 
contains specific policies with regards to efficient use and optimization of 
existing sewage, water and stormwater facilities. 

Policy direction is provided in Section 1.7 of the PPS to support long-term 
economic prosperity. 

1.8.1 Planning authorities shall support energy conservation and 
efficiency, improved air quality, reduced greenhouse gas 
emissions, and climate change adaptation through land use and 
development patterns which: 

b)  promote the use of active transportation and transit in and 
between residential, employment, and institutional uses 
and other areas; 

The proposal represents appropriate residential intensification having an 
appropriate range of housing types and densities in an area with adequate 
infrastructure and public service facilities. The site is in close proximity to 
Downtown Hamilton with access to parks and recreation facilities, and 
schools, and has access to public transit nearby with Hamilton Street 
Railway (HSR). Active transportation will be facilitated via the existing 
walkability of the neighbourhood and access to the City’s bike share 
service. The development’s design, location and density will supports the 
use of active transportation and use of the existing transit service in the 
area. In addition, appropriate contributions to public spaces and parks in 
the city will be secured with the approval of the development.  The intent 
is that the proposed units will be rental units and contribute to the range 
and mix of dwelling types and tenure in the regional market area.  As form 
of development within the built boundary, the proposal makes efficient 
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use of municipal services while contributing the economic prosperity and 
energy conservation of the neighbourhood, municipality and the province.  

The formal consultation process did not identify any natural heritage, 
water or resource matters identified in Section 2.1 or 2.2 of the PPS.  
Further, the formal consultation process did not identify any built heritage 
or archaeological resources as indicated in Section 3 of this Report.  

As outlined above, the development is consistent with the PPS. The 
proposed uses are an efficient use of serviced land and represents an 
appropriate form of intensification that has regard for the existing 
character of the neighbourhood. The development will be complementary 
to the surrounding neighbourhood and provide a range of housing types. 

4.2 Places to Grow – Growth Plan for the Greater 
Golden Horseshoe, 2006 
The Greater Golden Horseshoe (GGH) is one of the fastest growing regions 
in North America. In order to accommodate such growth, the Province of 
Ontario adopted the Places to Grow – Growth Plan for the Greater Golden 
Horseshoe (Growth Plan). This provincial plan provides the framework for 
implementing the Government of Ontario’s vision for building stronger, 
prosperous communities by better managing growth in the region to 
2041. Section 5(b) of the Planning Act requires that decisions that affect 
planning matters shall conform to or shall not conflict with provincial 
plans, including the Growth Plan. 

Section 2.2.1 of the Growth Plan provides policy direction as to where and 
how the municipalities should grow. Specifically, for all of the City of 
Hamilton, the Growth Plan forecast provides for a population of 780,000 
by 2041.  

The vision for the GGH is found in certain principles of the Growth Plan, 
and provides the basis for guiding decisions on how land is to develop. 
These principles include the following: 

 Build compact, vibrant and complete communities; 
 Plan and manage growth to support a strong and competitive 

economy; 
 Complete communities are defined by the Growth Plan as 

meeting people’s needs for daily living throughout an entire 
lifetime by providing convenient access to an appropriate mix of 
jobs, local services, a full range of housing and community 
infrastructure, including affordable housing, schools, recreation 
and open space for their residents; 
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 The Growth Plan contains general policies promoting and 
encouraging intensification and establishing specific 
intensification areas and targets. The Growth Plan also supports 
building compact, transit supportive communities and directing 
all growth to settlement areas and prohibiting the establishment 
of new settlement areas. 

A detailed review of the proposal in relation to the Growth Plan is 
contained in Section 5 of this Report.  

4.3 Urban Hamilton Official Plan 
The City of Hamilton’s Urban Hamilton Official Plan (UHOP) was adopted 
by Council and received final approval from the Ontario Municipal Board 
on August 16th, 2013.  

F i gu re  3 – U rban  S t ru c tu re  – Schedu l e  E  

Schedule E – Urban Structure applies a Neighbourhood Area designation 
for the subject lands, shown in Figure 3.  Schedule E – Urban Structure 
applies a Neighbourhoods designation for the subject lands, shown in 
Figure 3. This designation embodies the concept of the complete 
community and primarily consists of residential uses and complementary 
facilities and services to serve residents. It is the intent of the 
Neighbourhoods designation to allow for the continued evolution of 
neighbourhoods, including the redevelopment of underutilized 
commercial areas and compatible residential intensification. A full range 
of housing forms, types, and tenure is permitted. 
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Schedule E.1 – Urban Land Use Designation also applies the 
Neighbourhood designation for the subject lands, as illustrated in Figure 4 
below.  The full range of residential dwelling types and densities are 
permitted with a mix of low, medium and high rise residential areas.  
Residential intensification is supported in the Neighbourhoods 
designation, provided it enhances and is compatible with the scale and 
character of the existing residential neighbourhood.  

F i gu re  4  – U rban  Land  Use  Des i g na t i ons  – Schedu l e  E - 1  

The subject lands are located in a High Density Residential area as it is 
characterized by multiple dwellings having heights well in excess of the six 
storey Medium Density limit.  Appendix G – Boundaries Map of the UHOP 
delineates the Built Boundary, Built-up Area and the Central Area within 
the City of Hamilton.  The subject lands are located within the Central Area 
designation on this Appendix.  As outlined in Section 3.6.6(a) of the UHOP, 
the permitted net residential densities shall be greater than 100 units per 
hectare and not greater than 500 units per hectare.  The with 93 units 
existing in the Brockton residential building and 85 units now proposed on 
the balance of the 0.45 hectare property, 396 units per hectare is 
proposed.    

Further analysis of the proposal with the UHOP will be provided in Section 
5 of this report specifically reviewing Section B.2.4, E.2.6, E.3.2 

4.5 City of Hamilton Zoning By-Law No. 6593 
The City of Hamilton Zoning By-Law No. 6593 is the applicable zoning by-
law for the subject site. The subject lands are zoned High Density Multiple 
Dwellings E-3/S-601 as indicated in Figure 6. This zone allows for 
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Residential uses such as single family dwellings, and multiple dwelling 
buildings.  

A Zoning By-law amendment is required to re-zone the lands to a site 
specific “E-3” Zone, allowing a high density multiple dwelling and street 
townhouses along with a reduced parking ratio. A draft Zoning By-Law is 
contained in Appendix B. All other aspects of the applicable By-law will be 
maintained.  

F i gu re  6 – Ham i l t on  iMappe r  -  Zon i ng  By- Law No .  6593  

5. Analysis 
When evaluating the merits of the proposed use, it is appropriate to 
review the proposal against the upper tier policy documents. In this 
instance, the upper tier documents include the Provincial Policy 
Statement and the Growth Plan. The proposal exemplifies a development 
that contributes to creating vibrant communities, and represents an 
efficient use of land and services, which are themes echoed throughout 
these policies.  By being consistent with the PPS and conforming to the 



UrbanSolutions Planning & Land Development Consultants Inc.  
Planning Justification Report – December 2016 
 
 

 
15 

Growth Plan, the proposal address matters of provincial interest identified 
in the Planning Act.  

5.1 Growth Plan Analysis 
Decisions affecting planning matters must conform to Provincial Plans and 
in this instance, the Places to Grow Growth Plan for the Greater Golden 
Horseshoe is applicable and two specific sections are most relevant. 

Section 2.2.2.1 of the Growth Plan contains policy direction in terms of 
how population and employment growth is to be accommodated.  This 
direction is quoted below followed by a Planning Comment to 
demonstrate conformity: 

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  

Planning Comment: The subject lands are within the built-up area as 
identified on Appendix – G “Boundaries Map (Built Boundary & Central 
Area Boundary) of the UHOP. As proposed, the development is a form of 
intensification as defined by the Growth Plan. 

b) focusing intensification in intensification areas 

Planning Comment: The Section B.2.4.1.3 of the UHOP identifies 3 
intensification areas including the Urban Growth Centre, Urban Nodes and 
Corridors and the Neighbourhoods designation.  As proposed, the 
development is a form of intensification in an intensification area. 

c) building compact, transit-supportive communities in designated 
greenfield areas 

Planning Comment: The development represents a compact, transit-
supportive built-form within the existing urban area. 

d) reducing dependence on the automobile through the development of 
mixed-use, transit-supportive, pedestrian-friendly urban environments 

Planning Comment:  The Traffic Demand Management Report and Parking 
Study and Analysis report submitted in support of this application confirm 
automobile dependency is reduced as proposed in this development. 

e) providing convenient access to intra- and inter-city transit 

Planning Comment: The Traffic Demand Management Report and Parking 
Study and Analysis report submitted in support of this application confirm 
convenient access to intra- and inter-city transit is provided. 
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f) ensuring the availability of sufficient land for employment to 
accommodate forecasted growth to support the GGH’s economic 
competitiveness 

Planning Comment:  The proposal contributes to achieving the forecasted 
growth outlined in Schedule 3 of the Growth Plan. 

g) planning and investing for a balance of jobs and housing in communities 
across the GGH to reduce the need for long distance commuting and to 
increase the modal share for transit, walking and cycling 

Planning Comment: The proposal contributes to a balance of housing 
options in terms of built form and tenure while providing opportunities to 
increase modal split options. 

h) 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 

Planning Comment: The proposal enhances the area as a complete 
community as it introduces diversity to the housing built form and tenure 
with access to existing stores and services. 

i) directing development to settlement areas, except where necessary for 
development related to the management or use of resources, resource-
based recreational activities, and rural land uses that cannot be located in 
settlement areas 

Planning Comment: The development is within a settlement area. 

j) directing major growth to settlement areas that offer municipal water 
and wastewater systems and limiting growth in settlement areas that are 
serviced by other forms of water and wastewater services 

Planning Comment: The development has access to full municipal services 
as outlined in the Functional Servicing Report submitted in support of this 
application. 

k) prohibiting the establishment of new settlement areas 

Planning Comment:  The proposal contributes to achieving the growth 
targets without establishing a new settlement area. 

Section 2.2.3.7 of the Growth Plan contains policy direction in terms of 
how intensification areas are to be planned and designed.  This section is 
quoted followed by a Planning Comment demonstrating how the proposal 
fulfills this policy direction. 

Section 2.2.3.7 - All intensification areas will be planned & designed to – 
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a) cumulatively attract a significant portion of population and employment 
growth 

Planning Comment: The UHOP states that 40% of all residential 
intensification is anticipated to occur within the Neighbourhoods 
designation which this property is designated. 

b) provide a diverse and compatible mix of land uses, including residential 
and employment uses, to support vibrant neighbourhoods 

Planning Comment: The Urban Design Report submitted in support of this 
application confirms the development is compatible and contributes to 
the vibrancy of the neighbourhood. 

c) provide high quality public open spaces with site design and urban 
design standards that create attractive and vibrant places 

Planning Comment: The Urban Design Report submitted in support of this 
application highlights high quality site design and urban design standards 
that will be further implemented at the site plan stage. 

d) support transit, walking and cycling for everyday activities  

Planning Comment: The Traffic Demand Management Report and Parking 
Study and Analysis report submitted in support of this application highlight 
the availability of transit, walking and cycling opportunities that exist for 
everyday activities. 

e) generally achieve higher densities than the surrounding areas  

Planning Comment: The proposed built form increases the density of the 
neighbourhood in a compatible manner. 

f) achieve an appropriate transition of built form to adjacent areas 

Planning Comment: Both townhouse dwellings and a multi-unit apartment 
is proposed and the Urban Design Report submitted in support of this 
application outlines the appropriate transition between existing and 
proposed dwelling types. 

With the above planning comments in response to Sections 2.2.2.1 and 
2.2.3.7, conformity to the Growth Plan is achieved. 

5.2 Urban Hamilton Official Plan Analysis 
The Urban Hamilton Official Plan provides direction and guidance on the 
management of communities, land use change, and physical development 
over the next 30 years. As amendments to the Official Plan and Zoning By-
law are required to permit the proposal, the UHOP provides the 
framework for evaluating these amendments. 
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Section B.2.4 of the UHOP recognizes that compatible residential 
intensification is a “key component of Hamilton’s growth strategy and is 
essential to meet our growth and employment targets.”  As confirmed by 
Section B.2.4.1.3, the proposal contributes to implanting the growth 
strategy wherein 40% of all new growth is to occur within the City’s 
Neighbourhoods designation as outlined on Schedule E – Urban Structure.   

Section B.2.4.1.4 of the UHOP provides evaluation criteria for evaluating 
residential intensification.  This criteria will be quoted below followed by 
a Planning Comment: 

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

Planning Comment – the proposed building heights will be in keeping with 
the existing dwellings in the surrounding area and appropriate regulations 
for setbacks and lot coverage are included in the amending by-law to 
ensure shadowing and overlook do not result in undue, adverse impacts. 
Noise nor traffic studies were deemed necessary although the required 
supporting parking analysis confirms the parking demand associated with 
the proposal can be accommodate on site.  Site lighting will be reviewed 
and approved by the City at the site plan application stage.   

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

Planning Comment - the height, massing and scale of the proposal are 
regulated by the proposed amending by-law to ensure an appropriate 
relationship is established between the proposed and existing dwellings.  
This is address in more detail in the submitted Urban Design Brief. 

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

Planning Comment – multiple dwellings about the lands in all directions 
and these adjacent buildings range in heights from 4 storeys, to 10 and 30 
storeys.  Being an area characterized by variation, the proposed built form 
is an appropriate height and density in comparison to adjacent residential 
buildings. 

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

Planning Comment – Both of lots forming this development proposal are 
existing.  The irregular lot fabric proposed causes no adverse impacts with 
the varying lot pattern in the immediate area. 

 f) the provision of amenity space and the relationship to existing patterns 
of private and public amenity space; 
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Planning Comment: The property and development will incorporate on-
site private amenity while also having access to area public amenities. 

 g) the ability to respect and maintain or enhance the streetscape patterns 
including block lengths, setbacks and building separations;  

Planning Comment – The proposed development will enhance streetscape 
through the utilization of the existing vacant lands.  The proposed zone 
regulations are in keeping with the site specific requirements in the 
immediate surroundings.  

h) the ability to complement the existing functions of the neighbourhood; 

Planning Comment – As proposed, the development fits seamlessly into 
the existing neighbourhood. 

 i) the conservation of cultural heritage resources; and, 

Planning Comment – addressed via Section 3.0 of this Report. 

 j) infrastructure and transportation capacity and impacts. 

Planning Comment – infrastructure and transportation impacts have been 
reviewed and assessed via TIS and FSR submitted in support of this 
application. 

The subject lands are located within the Central Area designation on this 
Appendix.  As outlined in Section 3.6.6(a) of the UHOP, the permitted net 
residential densities shall be greater than 100 units per hectare and not 
greater than 500 units per hectare.  The with 93 units existing in the 
Brockton residential building and 85 units now proposed on the balance 
of the 0.45 hectare property, 396 units per hectare is proposed. 

Section E.3.2.7 of the UHOP provides evaluation criteria for evaluating 
Development of lands within the Neighbourhoods designation.  This 
criteria will be quoted below followed by a Planning Comment: 

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. 

Planning Comment: While not the development of a particularly large site, 
the development respects the established grid system of streets at a 
pedestrian scale and it enhances the public realm via the development of 
vacant parcels. 

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. 

Planning Comment: The proposed parking is all below grade allowing the 
townhouses and multiple dwelling be most prominent to the street. 
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c) Adequate and direct pedestrian access and linkages to community 
facilities/services and local commercial uses shall be provided. 

Planning Comment: Located in close proximity to John Street and the 
Downtown, the development has pedestrian connections to community 
facilities, services and commercial uses. 

d) Development shall improve existing landscape features and overall 
landscape character of the surrounding area. 

Planning Comment: the development enhances the public realm and 
character of the surrounding area via the development of vacant parcels. 

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

The submitted Urban Design Brief demonstrates conformity to the City’s 
urban design policies. 

Section E.3.6.7 of the UHOP provides evaluation criteria for evaluating 
Development within the high density residential category.  This criteria will 
be quoted below followed by a Planning Comment. 

a) Development should have direct access to a collector or major or minor 
arterial road. If direct access to such a road is not possible, the 
development may be permitted direct access to a collector or major or 
minor arterial roads via a local road upon which abut only a small number 
of low density residential category dwellings. 

Planning Comment: The proposed development has direct access to a 
John Street, a Minor Arterial and to Charlton Avenue, a Collector both 
located one block away via local roads.  

b) High profile multiple dwellings shall not generally be permitted 
immediately adjacent to low profile residential uses. A separation distance 
shall generally be required and may be in the form of a suitable intervening 
land use, such as a medium density residential use. Where such 
separations cannot be achieved, transitional features such as effective 
screening and/or design features shall be incorporated into the design of 
the high density development to mitigate adverse impact on adjacent low 
profile residential uses.  

Planning Comment: Multiple dwellings exist in each direction of the 
proposal having building heights between 4, 10 and 30 storeys. As 
demonstrated by the Urban Design Brief, the proposed design does not 
have adverse impacts on adjacent residential uses. 

c) High profile development may be considered appropriate, subject to the 
other policies of this Plan, where it would result in the preservation of 
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natural heritage system features or public view corridors which may 
otherwise be compromised by more dispersed, lower profile development.  

Planning Comment: No natural heritage system features of public view 
corridors are impacted by the proposed development. 

d) Development shall: i) provide adequate landscaping, amenity features, 
on-site parking, and buffering where required; ii) be compatible with 
existing and future uses in the surrounding area in terms of heights, 
massing, and an arrangement of buildings and structures; and, iii) provide 
adequate access to the property, designed to minimize conflicts between 
traffic and pedestrians both on-site and on surrounding streets. 

Planning Comment:  The proposed development provides adequate 
parking (as confirmed by the submitted parking study) and backyard and 
balcony outdoor amenity space as well as internal amenities for occupants 
on-site.  The proposed zoning by-law contains regulations to ensure 
compatible in terms of height, massing and building arrangements.  
Includes one access to underground parking to minimize conflicts 
between traffic and pedestrians. 

e) In accordance with the policies of Section B.3.3 – Urban Design Policies, 
development shall contribute to an attractive public realm by minimizing 
the view of the following elements from the abutting public streets 
(excluding public alleys): i) surface parking areas; ii) parking structures; iii) 
utility and service structures such as garbage enclosures; and, iv) expanses 
of blank walls.  

Planning Comment: As proposed and further explained in the Urban 
Design Brief, the development enhances the public realm via the 
development of a vacant area of subject lands abutting the public realm.  
All parking is located below grade and the proposed facades do not 
contain expanses of blank walls. 

f) The City may require studies, in accordance with Chapter F - 
Implementation Policies, completed the satisfaction of the City, to 
demonstrate that the height, orientation, design and massing of a building 
or structure shall not unduly overshadow, block light, or result in the loss 
of privacy of adjacent residential uses.  

Planning Comment:  The Urban Design Brief submitted in support of this 
development demonstrates that height, orientation, design and massing 
do not resulting in adverse impacts on area residential uses. 

g) The orientation, design, and massing of a building or structure higher 
than six storeys shall take into account the impact on public view corridors 
and general public views of the area of the Niagara Escarpment, 
waterfront, and other parts of the City as identified through secondary 
plans or other studies. 



UrbanSolutions Planning & Land Development Consultants Inc.  
Planning Justification Report – December 2016 
 
 

 
22 

Planning Comment: While greater than 6 storeys, the proposed 
development does not adversely impact views of the Niagara Escarpment 
as the subject lands are separated by the Escarpment by a number of 
existing 30 storey high rise buildings. 

By increasing the density and range of dwelling types on the parcel, the 
development represents an appropriate form of intensification.  As such, 
the proposal implements the Neighbourhood policies of the UHOP, 
recognizing the need to efficiently use existing infrastructure and services. 

5.3 Zoning By-law Analysis    

The proposed Zoning By-Law Amendment conforms to the general intent 
of the Urban Hamilton Official Plan. The subject site is currently 
designated as “E-3/S601” – High Density Multiple Dwellings. Allowing a 
site-specific designation at this location will allow both townhouse units 
and a multi-unit residential buildings, which is keeping with the intent of 
the by-law. 

The draft By-law contained in Appendix B contains a number of 
modifications that are intended to be enhancements while recognizes the 
uniqueness of the existing and proposed development.  Cumulatively, 
these modifications regulate the height, massing and scale of the proposal 
to ensure compatibility with the existing neighbourhood. 

The draft By-law proposes a reduced parking ratio.  As demonstrated by 
the parking study submitted in support of this application, the ratio 
provided is suitable to accommodate occupant parking demand on-site. 

6. Conclusion 
Representative Holdings Inc. is the owner of lands municipally known as 
117 Forest Avenue and 175 Catharine Street South, in Hamilton, Ontario. 
The lands are located in stable, mainly residential area, south of the 
Downtown Core. It is the intent of the owners to develop a 10-storey 
multi-unit building and seven (7) townhouses on the subject site, for a 
total of 78 dwelling units.  

The proposal has been reviewed against the applicable Provincial and 
Municipal policies, as well as the existing surrounding land use context. To 
allow this development, which upholds the intent of upper-tier policies, a 
Zoning By-Law Amendment is required.  

The purpose of the Zoning By-law Amendment application is to change the 
zoning from the existing “E-3/S601” to a site specific “E-3” Zone allowing 
High Density Residential Dwellings. A copy of the draft Zoning By-law is 
contained in Appendix B.  
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The proposed development is consistent with and conforms to the 
applicable planning policy framework as noted below: 

 The application is consistent with the Provincial Policy Statement; 
 The application conforms to the Growth Plan as it represents an 

appropriate form of intensification in an existing built-up area; 
 The proposed site specific policy supports the intent of the 

Neighbourhoods designation in the Urban Hamilton Official Plan; 
and, 

 The proposed Zoning for the lands includes appropriate zoning 
regulations and implements the intent of the Official Plan and 
Provincial Plans. 

Based on a review of the subject lands, surrounding uses, supporting 
studies, the applicable planning and policy framework and the expressed 
vision of City Council, the application facilitates an appropriate form of 
land development and represents good planning. 
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CITY OF HAMILTON 

BY-LAW NO.  __________ 

To Amend Zoning By-law No. 6593, Respecting Lands located at 117 Forest Avenue and 175 
Catharine Street South (Hamilton) 

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

AND WHEREAS the City of Hamilton is the successor to certain area 
municipalities, including the former municipality known as the “The Corporation 
of the City of Hamilton” and is the successor to the former regional municipality, 
namely, “The Regional Municipality of Hamilton-Wentworth”; 

AND WHEREAS the City of Hamilton Act, 1999 provides that the Zoning By-laws 
of the former area municipalities continue in force in the City of Hamilton until 
subsequently amended or repealed by the Council of the City of Hamilton; 

AND WHEREAS Zoning By-law No. 6593 (Hamilton) was enacted on the 25th 
day of July 1950, which was approved by the Ontario Municipal Board by Order 
dated the 7th date of December 1951, (File. No. O.F.C. 3821);  

AND WHEREAS the Council of the City of Hamilton, in adopting Item       of 
Report 17-      of the Economic Development and Planning Committee at its 
meeting held on the                , recommended that Zoning By-law No. 6593 
(Hamilton), be amended as hereinafter provided; 

AND WHEREAS this By-law is in conformity with the Urban Hamilton Official 
Plan; approved by the Minister under the Planning Act on March 16, 2011; 

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

 

1. That Map No. ____ of Schedule ___ the District Maps is amended to and 
forming part of By-law No. 6593 (Hamilton), is amended as follows: 
 
(a) By changing the zoning of a portion of the lands outlined in Schedule 

A from “E3-S160 (Residential (High Density Multiple Dwellings)) to the 
“E3-S _____” (Residential (High Density Multiple Dwellings)); 
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2. That the “E3” regulations as contained in Section 11C of Zoning By-law No. 

6593, applicable to the lands known municipally as 117 Forest Avenue and 175 
Catharine Street are further modified to include the following special 
requirements:  

 
(a) That in addition to the permitted uses contained in Section 11C.(1)(i) 

an additional use of townhouses shall be permitted in accordance with 
Section 10D regulations. 
 

(b)       Townhouse Development Regulations; 
 

(i) That notwithstanding Section 10D subsection 4(a), front yard 
abutting Forest Avenue of 1.5 metres and side yard abutting 
Catharine Street of 1.25 metres shall be provided and 
maintained; 
 

(ii) That notwithstanding Section 10D subsection (4)(b), a rear 
yard of 0 metres for enclosed exit stairs; 

  
(iii) That notwithstanding Section 10D subsection (4)(b), a rear 

yard of 4.75 metres for a minimum distance of 36 metres for 
a portion of the north façade shall be provided and 
maintained; 

 
(iv) That notwithstanding Section 10D subsection (4)(b), a rear 

yard of 0 metres to below grade parking garage structure shall 
be provided and maintained; 

 

(v) That notwithstanding Section 10D subsection (6), a lot depth 
of 19.5 metres shall be provided and maintained;  

 

(vi)  That notwithstanding Section 10D subsection (7)(a), each lot 
shall have an area of 95 square metres for each single-family 
dwelling unit; 

 
(c)        Multiple Dwelling Development Regulations 
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(i) That notwithstanding subsection 2(a) a front yard setback of 0.0 

metres for an overhanging canopy and 1.25 metres to the 
multiple dwelling shall be provided and maintained; 

(ii) That notwithstanding subsection 2(b) a westerly side lot line of 
3 metres shall be provided and maintained; 

(iii) That notwithstanding subsection 2(b) an easterly side lot line of 
4.0 metres for minimum distance of 25.0 metres for a portion of 
the east façade shall be provided and maintained;  

(iv) That notwithstanding subsection 2(b) an easterly side lot line of 
0 metres for a maximum distance 10.0 metres for a portion of 
the east façade shall be provided and maintained; 

(v) That notwithstanding subsection 2(c) a rear yard setback of 1.0 
metres for a maximum distance of 4.0 metres for a portion of 
the north façade shall be provided and maintained; 

 
(vii) That notwithstanding subsection 2(c) a rear yard setback of 4.0 

metres for a minimum distance of 18.0 metres for a portion of 
the north façade shall be provided and maintained; 
 

(viii) That notwithstanding subsection 4, the Floor Area Ratio of 
3.34 shall be provided and maintained; 

 

(d) Townhouse and Multiple Dwelling Regulations 
 

(i) Notwithstanding Section 18A(1) and Table 1 , 41 parking shall 
be provided for both townhouse and multiple dwelling units; 

 
(ii) Accessible spaces:  1  

 
(iii) Notwithstanding Section 18A(1)(b) Table 2 shall not apply; 

 

(iv)  Notwithstanding Section 18A(1)(c) Table 3 shall not apply;  
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(v)Notwithstanding Section 18A(1)(f) and Table 6, for a one 
way drive aisle, a manoeuvring space abutting upon and 
accessory to each required parking space, having an aisle 
width of at least 3.6 metres shall be provided and maintained 
for parking spaces with a 90° parking angle.” 

 

(vi)  Notwithstanding Section 18A (7) every required parking 
space, other than a parallel parking space, shall have 
dimensions not less than 2.6 m wide and 5.5 m long for a 
standard parking space; 
 

3. That By-law No. 6593 (Hamilton) is amended by adding this By-law to Section 
19B as Schedule E3-________. 
 

4. That Sheet No. E5 of the District Maps is amended by marking the lands referred 
to in Section 1 of this By-law as                    . 

 

5. That no building or structure shall be erected, altered, extended, or enlarged, nor 
shall any building or structure or part thereof be used, nor shall any land be used, 
except in accordance with the “E3-S      (E District), Modified, subject to the special 
requirements referred to in Sections                         of this By-law. 

 

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

PASSED and ENACTED this  ____  day of ____, 2017. 

 

 

  

R. Eisenberger R. Caterini 

Mayor City Clerk 
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