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UrbanSolutions Planning & Land Development Consultants Inc. 
(UrbanSolutions) has been retained by 1349010 Ontario Inc. (owner) to 
complete the necessary planning application process required to permit 
the proposed development at the lands municipally known as 121 
Vansitmart Avenue, in Hamilton, Ontario. The subject lands are currently 
being used as a contractor’s yard. The proposed development will consist 
of 40 back to back townhouses and a single detached dwelling on the lot 
to be severed. The proposal will consist of 26 visitor parking spaces 
including 1 barrier free space. In addition, each townhouse unit will 
include a driveway and garage.  

The purpose of this report is to provide an addendum to the original 
Planning Justification Report prepared by Liam Doherty Planning and 
Design and to provide a detailed description of the new revised proposal, 
along with an outline of the supporting studies and a 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 Official Plan Amendment (OPA) 
and revised Zoning By-law Amendment (ZBA) application.  

The subject lands are located in the Homeside neighbourhood, within the 
City of Hamilton. More specifically, the subject site is located on the north 
side of Vansitmart Avenue between Tragina Avenue North and Cope 
Street, as shown in Figure 1. The lands are legally described as Lots 1 and 
2, Concession 1, Geographic Township of Barton and all of Lot 15, 
Registered Plan 737, and all of Lot 162, Registered Plan 500, in the City of 
Hamilton. 



  

 

 

 

 

The existing property municipally known as 121 Vansitmart Avenue is of 
an irregular shape and is approximately 0.85 hectares (2.10 acres) in size. 
The property has 77.32m of frontage on Vansitimart Avenue while also 
having 12.18m of frontage on Tragina Avenue North and 9.18m of 
frontage on Cope Street.  The property has been historically used as a 
contractor’s yard by a general contractor and has been improved with a 
number of buildings and asphalt parking (see Figure 2). The existing 
property is surrounded by a low density residential to the East, South and 
West, and the CN Rail to the North. 

121 Vansitmart Avenue abuts an existing 3.658m alleyway to the north.  
The alley cannot be traversed in its’ existing condition due to private 
property obstructions and vegetation. A municipal combined storm and 
sanitary sewer is located below grade within the alley. An application to 
close this portion of the alley and merge it on Title with the subject 
property and two abutting residential properties is being submitted 
concurrently with this revised proposal.    



  

 

 

  

As indicated in the introduction section of this report, the intended 
development will consist of 40 back to back townhouse dwellings and 1 
single detached dwelling on the lot to be severed. The proposal will 
include 26 visitor parking spaces (including 1 barrier free) and 2 spaces per 
townhouse dwelling. The lot to be severed will contain a single detached 
dwelling fronting onto Tragina Avenue.  

A concept plan illustrating how the development is intended to proceed is 
located in Appendix A.  

A Formal Consultation meeting was held On August 19, 2015 via FC-15-
056, to consider a concept plan prepared by Doherty Planning & Design.  
Zoning By-law Amendment Application No. ZAC-16-046 was then 
submitted on July 13, 2016 for a concept comprised of two single 
detached dwellings and a block townhouse development comprised of 62 
townhouse units and 2 detached dwelling lots. The initial concept plan is 
contained in Appendix B. 



  

 

 

Following the feedback received from City’s circulation of the initial 
submission, the applicant contacted UrbanSolutions to assist in the 
preparation of alternate concept plans for consideration.  On February 21, 
2017, UrbanSolutions participated in an information meeting with the 
assistance of Councillor Sam Merulla to present a revised concept to area 
residents. 

Following the aforementioned information meeting, UrbanSolutions 
worked with the balance of the consulting to amend the previously 
submitted reports to reflect the revised concept plan.  The revised 
supporting reports have been completed to allow for the Zoning By-law 
Amendment application to be recirculated.   

Following a review of the revised concept plan against the Urban Hamilton 
Official Plan, it was determined that while the proposed built form is 
compatible with the surrounding neighbourhood, the density and built 
form did comply with Section E.3.4 and E.3.5 of the Urban Hamilton 
Official Plan.  To accommodate the current concept plan, the purpose of 
the Official Plan Amendment is create a site specific policy wherein back 
to back block townhouse units having a density range of 48 dwellings per 
hectare and a height of 3 storeys are permitted notwithstanding Section 
E.3.5 that requires a minimum density of 60 dwellings per hectare for 
block townhouse developments. 

The purpose of the Official Plan Amendment (OPA) is as follows: 

 To amended Urban Hamilton Official Plan Volume 3: Map 2 – Urban 
Site Specific Key Map by introducing the new Site Specific UHN-__; and, 

 To amend Urban Hamilton Official Plan Volume 3, Chapter C – Urban 
Site Specific Policies by introducing the new Site Specific UHN-__ for 
the lands municipally known as 121 Vansitmart Avenue to permit back 
to back block townhouse units having a density of 48 units permit 
hectare.  

A copy of the draft Official Plan Amendment is contained in Appendix C. 

The previously submitted Zoning By-law Amendment is hereby revised to 
permit the proposal. The proposed zoning for the land to be retained will 
be site specific Townhouse – Maisonette “RT-20” District, while the lot to 
be severed will be placed in a site specific Urban Protected Residential “C” 
District.  

A draft Zoning By-Law is contained in Appendix D. 



  

 

 

In support of this Planning Justification Report Addendum, the following 
items required revisions as per staff comments for resubmission: 

 Noise Impact Study; 

 Functional Servicing Report and engineering drawings; 

 Public Consultation Strategy; 

 Transportation Demand Management Memo 

The following is intended to provide a brief summary of the findings of 
each revised study. 

dBA Acoustical Consultants Inc. has completed a revised Noise and 
Vibration Impact Study to reflect the revised concept plan. 

The Study confirms that a noise wall is not required as there are no 
Outdoor Living Area’s proposed.  For the northerly residential block of 
eight units, construction mitigation measures are proposed for the 
exterior wall construction to address indoor noise levels along with 
warning clauses included in Offers and Agreements of Purchase and Sale 
or Lease.  The vibration analysis confirmed that a warning clause is also 
required in this regard for the northerly block of eight units.  

The revised Functional Servicing Report included with this resubmission 
prepared by MTE Consultants Inc. demonstrates: 

 Three catchment areas will address the stormwater management 
requirements for the site and the report provides quality and 
quantity details where the majority will outlet to the existing 
combined sewer in the easement across the north portion of the site; 

 All sanitary discharge from the proposed block townhouses of the 
development will utilize the existing combined storm sewer in the 
existing easement and there are no capacity concerns in doing so; 

 The previously prepared domestic and fire water supply analysis 
completed by WSP dated March 18, 2016 confirm sufficient pressure 
exists to ensure all City requirements can be achieved with the initial 
60 unit concept submitted.  It would be appropriate to rely on these 



  

 

 

conclusions now with 40 units and to require an update to the 
domestic and fire water supply with any future site plan condition of 
approval. 

UrbanSolutions prepared a Public Consultation Strategy, dated March 
2017. The strategy has been completed in accordance with the City of 
Hamilton requirements and summarize the consultation efforts to be 
made to date and throughout the balance of the application review 
process.  

UrbanSolutions completed a Transportation Demand Management (TDM) 
Memo, dated May 2017. The report concludes that the proposed 
development has included TDM initiatives that are consistent with the City 
of Hamilton’s TDM Land Development Guidelines. The future site plan 
application process will provide an opportunity to implement the TDM 
measures. 

While not a required study, given the existing infrastructure located in the 
existing municipal alley and the proposed site configuration, Jablonsky, Ast 
and Partners has been retained to determine and establish the structural 
implications of providing a crash wall to protect the proposed 
development from the abutting CN Rail corridor. 

By applying 2014 Train Derailment Impact Criteria prepared by AECOM, 
the June 2, 2016 Proposed Crash Barrier Preliminary Report, a crash wall 
is not required for this project because the calculated impact velocity is 
zero  

The following is intended to provide a review of the applicable planning 
policy framework of the subject lands. In this proposal, the applicable 
documents include the Provincial Policy Statement, Places to Grow – 
Growth Plan for the Greater Golden Horseshoe, the Urban Hamilton 
Official Plan, and City of Zoning By-law No. 6593. 



  

 

 

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. Section 3 of the Planning 
Act requires that land use planning decisions be consistent with the PPS, 
ensuring that matters of provincial interest, as 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. 

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

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

(including second units, affordable housing and housing for 
older persons), 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. 

1.1.3.1  Settlement areas 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;  

 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; and, 

 5.    Are transit-supportive. 

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. 

Section 1.2.6 – Land Use Compatibility requires sensitive land uses, 
including the residential dwellings as proposed be designed, buffered 
and/or separated major facilities to prevent or mitigate adverse effects.  
In response, the Noise Study and appropriate conditions of approval will 
be implemented to mitigate any adverse effects.  The March 31, 2016 
Phase Two Environmental Site Assessment confirmed the need for a 
Record of Site Condition (RSC) prior to the physical change of use.  The 
RSC is considered ‘applicable law’ within the Building Code Act and must 
be secured prior to the issuance of a full building permit.    

The PPS also provides the following direction on housing, public spaces 
and parks, infrastructure and public service facilities, 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:  

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; 

1.6.6.2 Intensification and redevelopment within settlement areas on 
existing municipal sewage services and municipal water services 
should be promoted, wherever feasible. 

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 within the 
built boundary of the municipality where adequate municipal 
infrastructure and public service facilities are available. The site is in close 
proximity to non-residential uses, including industrial uses, parks and 
recreation facilities, and schools, and has access to public transit nearby. 
Given the mix of uses surrounding the subject lands and the 
development’s design and density, the proposal will support the use of 
active transportation and the use of the existing and proposed 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.  

In addition, the proposal will not impact the resources identified in Section 
2.0 of the PPS. The Formal Consultation process did not identify any 
natural heritage, water, agricultural, mineral, or cultural heritage 
resources affecting the property.  

The Greater Golden Horseshoe (GGH) is one of the most dynamic and fast 
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.  This revised Growth Plan 
comes into effect on July 1, 2017. 

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 subject lands are located within the Ministry of Public 
Infrastructure Renewal (MPIR) built-up area, where this growth is to be 
focused. 

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: 



  

 

 

 Support the achievement of complete communities that are 

designed to support healthy and active living and meet people's 

needs for daily living throughout an entire lifetime. 

 Prioritize intensification and higher densities to make efficient use 

of land and infrastructure and support transit viability. 

 Provide flexibility to capitalize on new economic and employment 

opportunities as they emerge, while providing certainty for 

traditional industries, including resource-based sectors. 

 Support a range and mix of housing options, including second 

units and affordable housing, to serve all sizes, incomes, and ages 

of households. 

 Improve the integration of land use planning with planning and 

investment in infrastructure and public service facilities, including 

integrated service delivery through community hubs, by all levels 

of government. 

 Provide for different approaches to manage growth that 

recognize the diversity of communities in the GGH. 

 Protect and enhance natural heritage, hydrologic, and landform 

systems, features, and functions. 

 Support and enhance the long-term viability and productivity of 

agriculture by protecting prime agricultural areas and the agri-

food network. 

 Conserve and promote cultural heritage resources to support the 

social, economic, and cultural well-being of all communities, 

including First Nations and Métis communities. 

 Integrate climate change considerations into planning and 

managing growth such as planning for more resilient communities 

and infrastructure – that are adaptive to the impacts of a changing 

climate – and moving towards low-carbon communities, with the 

long-term goal of net-zero communities, by incorporating 

approaches to reduce greenhouse gas emissions. 
  

In keeping with the General Intensification policies contained in Section 
2.2.2, the proposed development conforms to the Growth Plan as it: 

 Assists the municipality in achieving a minimum of 60 percent of 
residential development occurring within the built-up area; 

 Contributes to a diverse and compatible mix of land uses, 
including a full range of housing types, to support and enhance 
the neighbourhood;  

 Achieves higher densities than the surrounding area. 



  

 

 

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.  

Schedule E – Urban Structure applies a Neighbourhood designation for the 
subject lands, shown in Figure 3. This designation is intended to describe 
neighbourhood functions, identify appropriate scale of development and 
design requirements for various land uses, and allow for the continued 
evolution of neighbourhoods.  

  

Schedule E.1 – Urban Land Use Designations applies the Neighbourhoods 
designation, shown in Figure 4. The Neighbourhoods designation 
embodies the concept of the complete community and is planned to 
encompass a full range of residential dwelling types and densities, as well 
as supporting uses intended to serve the local residents. Residential 
intensification is supported in the Neighbourhoods designation, provided 
it enhances and is compatible with the scale and character of the existing 
residential neighbourhood.  

Section E.3.2.1 of the Neighbourhoods Designation reconfirms the Urban 
Structure policies in that Neighbourhoods are to function as complete 
communities, including the full range of residential dwelling types and 
densities.  

The proposal has a density of 48 dwelling units per hectare which is 
considered Low Density Residential as per Section E.3.4.4. However, the 
built form of Block Townhouses (Multiple Dwellings) is considered 
Medium Density Residential as per Section E.3.5.2. As a result an Official 
Plan Amendment will be required to permit Block Townhouses (Multiple 



  

 

 

Dwellings) having a density of 48 units per hectare. A draft copy is 
contained in Appendix C. 

  

 

The City of Hamilton Zoning By-Law No. 6593 remains as the 
comprehensive Zoning By-Law applicable to the subject land. The subject 
land is located within the “C” – Urban Protected Residential, etc District as 
indicated in Figure 5. 

A zoning by-law amendment is required to permit the proposal and 
implement the Official Plan Amendment. It is important to note that the 
initial Zoning By-law Amendment Application No. ZAC-16-046 is hereby 
revised to reflect the revised concept plan. As revised, the proposed 
Zoning for the land to be retained will be site specific Townhouse – 
Maisonette “RT-20” District, while the lot to be severed will be placed in a 
site specific Urban Protected Residential “C” District.  

A draft Zoning By-Law is contained in Appendix D.  

 
 

 



  

 

 

 

The existing use of the subject land is industrial commercial and is not a 
compatible use with the surrounding neighbourhood. The subject site is 
bound by residential uses to the East, South and West and the CN Rail to 
the North. The proposed concept plan uses the space for a more 
compatible residential use and proposes a density that suits the 
neighboring context more sensitively than the previously proposed 
concept. 

Three key policy sections to have regard for are listed below: 

Section 1.2.6 of the Provincial Policy Statement requires sensitive land 
uses to be protected from adverse effects from noise and contaminants.  
In this regard, a Noise Study Addendum is currently being prepared to 
mitigate any effects in that regard while a Record of Site Condition will be 
pursued to address site contaminants. 

 

 

 



  

 

 

Section B.2.4.2.2 of the UHOP provides criteria for evaluating residential 
intensification developments within the Neighbourhoods designation. The 
proposal has been considered against this criteria which is quoted below 
and followed by planning comments: 

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

 The proposed use, density and layout of the new Concept Plan has 
regard for compatibility to the surrounding neighbourhood 
context.  

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

 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 development 
and existing single detached dwellings and multiple dwellings 
nearby. The east/west orientation of the proposed dwellings 
provides appropriate spacing of the proposed massing to ensure 
further ensure compatibility. The proposed building height will be 
in keeping with the surrounding neighbourhood context and the 
amending by-law will establish appropriate regulations to ensure 
the height of the proposed back to back townhouse development 
and single detached dwelling are compatible with adjacent lands 
uses and will foster a pedestrian scaled environment. 

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

 The proposed three storey back to back townhouse dwellings and 
proposed two storey single detached dwelling will allow for a 
transition in height to the existing low rise residential buildings on 
Cope Street and Tragina Avenue. The east/west orientation of the 
proposed dwellings provides appropriate spacing of the proposed 
massing to ensure further ensure compatibility.  

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

 It is anticipated that the subject site will be severed into a lot for 
a single detached dwelling and a lot to be retained for the 
proposed back to back townhouse development. This severance 
will happen by way of an application for Consent to Sever Land, or 
by way of an application for Standard Condominium. The 
proposed lot pattern and configuration respects the existing lot 
pattern of the neighbourhood. 

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



  

 

 

 The proposal includes amenity spaces for residents, including 
front yard green space, side yard space and sidewalks, a proposed 
landscape strip down the east side of the property extending to 
the green space in the rear.  

The proposal has a density of 48 dwelling units per hectare which is 
considered Low Density Residential as per Section E.3.4.4. However, the 
built form of Block Townhouses (Multiple Dwellings) is considered 
Medium Density Residential as per Section E.3.5.2. As a result an Official 
Plan Amendment will be required to permit Block Townhouses (Multiple 
Dwellings) having a density of 48 units per hectare. A draft copy is 
contained in Appendix C. 

The proposed development strikes a balance in scale and density. The 
proposed site specific Official Plan Amendment ensures maintaining 
compatibility while achieving intensification objectives.  

The proposed zoning will change from “C” Urban Protected Residential, 
etc to “RT-20” Townhouse – Maisonette under the 6593 Zoning By-Law. 
The proposed block townhouse regulations are being modified as per the 
categories below: 

Height Requirements: In an “RT-20” District, no building or structure, 
within the district shall exceed three storeys, and no structure other than a 
building shall exceed 11.0 metres (36.09 feet) in height. (79-288) (80-049) 

The proposed back to back townhouse dwellings will be approximately 3 
storeys while a height of 13.0 metres is being requested. The proposed 
single detached dwelling will be approximately 2 storeys. This is in 
conformity with the intent of the height requirements within the “RT-20” 
District while allowing an appropriate pitch to the dwelling roof lines.  

Area: In an "RT-20" District, there shall be provided and maintained in the 
district, for every building or structure, the following yards: 

(a) where a yard abuts a street, a depth of not less than 6.0 metres (19.69 feet) 
from the street line, and (79-288) (80-049) 

(b) where a yard abuts any other lot, a width or depth of not less than 3.0 metres 
(9.84 feet), except where there are windows to a habitable room facing the yard, 
the width or depth of such yard shall not be less than 6.0 metres (19.69 feet). (79-
288) (80-049) 

The proposed development for the retained lot has a minimum front yard 
abutting a street of 4.5m and 6.0 metres to the garage.  This modification 
provides for good urban design while maintaining sufficient area to park a 



  

 

 

vehicle in front of the garage.  A minimum side yard of 1.5m abutting 
another lot is proposed while 3.0 metres is required by the parent Zoning 
By-law.   This reduction is considered appropriate as there to be no 
windows on the westerly façade of the dwelling units and the east/west 
orientation of the units ensures sufficient spacing of the proposed 
massing. 

Privacy Areas: In an "RT-20" District, there shall be provided and 
maintained a privacy area for each single family dwelling unit that, 

(a) is screened on two sides by means of a screen that is not less than 
1.2 metres (3.94 feet) and not more than 2.0 metres (6.56 feet) in 
height, and (79-288) (80-049) 
(b) is not less than 2.5 metres (8.20 feet) in depth.  

And Where a privacy area is comprised of the whole or part of, 
(a) a required yard, or 
(b) a landscaped area, or 
(c) a required yard and a landscaped area, 

the required yard or landscaped area or both may be reduced by the 
privacy area. 

The aforementioned privacy areas are not required given the proposed 
built form and building orientation. 

Landscaped Areas: In an "RT-20" District, there shall be provided and 
maintained on the same lot and within the "RT-20" District, for one or more 
buildings or structures, an amount not less than 40% of the area of the lot 
on which the buildings or structures are situated, as landscaped area. 

No part of any landscaped area provided under subsection 10 shall be used 
for parking space, maneuvering space, access and egress driveways or for 
any vehicular purpose of any kind.  

The total proposed landscaped area will be 21%. Due to the size 
constraints of the site and the nature of the design, the landscaped area 
does not meet the required 40% and will be included in a site specific by-
law. 

The proposed zoning will change from “C” Urban Protected Residential, 
etc to a site specific “C” Urban Protected Residential, etc. The lot conforms 
to all regulations contained in Section 9 of the Zoning By-law with the 
exception of 11 metres of lot frontage and 325 square metres of lot area. 
This proposed lot frontage is generally in keeping with the established 
frontages along Tragina Avenue and is only being reduced to 
accommodate a road widening.  The frontage and area will generally 
appear comparable to the established lots in the vicinity. 

 



  

 

 

 

1349010 Ontario Inc. is the owner of lands at 121 Vansitmart Avenue, in 
Hamilton, Ontario. The subject lands are currently being used as an 
general contractor’s yard. The proposal entails establishing 40 back to 
back townhouse dwellings for the lot and one single detached dwelling. 
The new proposal on the lot to be retained will consist of four blocks of 10 
units for a total of 40 back to back townhouse dwellings. 

The proposal has been reviewed against the applicable Provincial and 
municipal policies, as well as the surrounding land use context. To 
facilitate the proposed development, applications for Official Plan 
Amendment and Zoning By-Law Amendment are required.  

The purpose of the Official Plan Amendment is to permit a density range 
of 48 dwellings per hectare for the lot to be severed, which is consistent 
with a Low Density Residential Area as per Section E.3.4.4. The 
Amendment will be required to allow for the built form of Block 
Townhouses (Multiple Dwellings) as they are not permitted in Low Density 
Residential Areas as per Section E.3.4.3 and is instead consistent with a 
Medium Density Residential Area as per section E.3.5.2. A copy of the draft 
Official Plan Amendment is contained in Appendix C. 

The purpose of the Zoning By-law Amendment is to change the zoning for 
the lot to be retained from “C” (Urban Protected Residential, etc.) District, 
to a site specific “RT-20” (Townhouse – Maisonette) District and for the 
lot to be severed from “C” (Urban Protected Residential, etc.) District to 
“C” (Urban Protected Residential, etc.) District modified. A copy of the 
draft Zoning By-law Amendment is contained in Appendix D. 

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 policies support the intent of the 
Neighbourhoods designation in the Urban Hamilton Official Plan; 

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

 





 

 

 

 

 

 

 

  



 

  



 

 

 

 

 

 

 

  



 

  



 

 

 

 

  



 

Urban Hamilton Official Plan Amendment No. __ 

The following text constitutes Official Plan Amendment No. __ to the 
Urban Hamilton Official Plan.  

1.0    Purpose and Effect:  

The purpose of the Official Plan Amendment (OPA) is as follows: 

 To amended Urban Hamilton Official Plan Volume 3: Map 2 – 
Urban Site Specific Key Map by introducing the new Site Specific 
UHN-__ as illustrated on Schedule, attached; 

 To amend Urban Hamilton Official Plan Volume 3, Chapter C – 
Urban Site Specific Policies by introducing the new Site Specific 
UHN-__ for the lands municipally known as 121 Vansitmart 
Avenue to permit back to back block townhouse units having a 
density of 48 units permit hectare.  

 2.0    Location: 

The lands affected by this Amendment are legally described as Lots 1 and 
2, Concession 1, Geographic Township of Barton and all of Lot 15, 
Registered Plan 737, and all of Lot 162, Registered Plan 500, in the City of 
Hamilton, municipally known as 121 Vansitmart Avenue. 

3.0    Basis:  

The basis for permitting this Amendment is as follows: 

 The proposed Amendment is consistent with the Provincial Policy 
Statement and conforms to the Growth Plan for the Greater 
Golden Horseshoe; and, 
 

 The proposed Amendment will accommodate a compatible form 
of residential intensification while implementing the broader 
objectives of the Neighbourhood objectives and contributing to 
the establishment of the complete community objectives 
contained in Chapter B of the Urban Hamilton Official Plan.  

4.0    Actual Changes: 

4.1      Map Changes: 

4.1.1 Volume 3: Map 2 – Urban Site Specific Key Map is amended 
by introducing the new Site Specific UHN-__ as illustrated 
on Schedule A, attached; 



 

  

  

4.2 Text Changes 

4.2.1 Volume 3, Chapter C – Urban Site Specific Policies is 
amended by introducing the new Site Specific UHN-__  to 
read as follows:  

 Site Specific UHN-__   

   Notwithstanding Policy E.3.4 and E.3.5, 
back to back block townhouse dwelling 
units having a density of 48 units per 
hectare shall be permitted on the lands 
municipally known as 121 Vansitmart 
Avenue. 
 
 

    

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

5.0    Implementation: 

An implementing Zoning By-Law and Site Plan Agreement will give effect 
to this Amendment. 

 

This is Schedule “1” to By-Law No. 17-__, passed on the __ day of _____, 
2017.  

 

_____________________                __________________________ 

Mayor                                                    Clerk 

 

 

 

 

 

 

 

  



 

 

 

  



 

 

 

 

 

 



  

CITY OF HAMILTON 
 

BY-LAW NO. -____ 
 

To Amend Zoning By-law No. 6593, Respecting Lands Located at 121 
Vansitmart Avenue, in the City of Hamilton 

 
  

WHEREAS the City of Hamilton Act, 1999, Statues of Ontario, 1999 Chap. 
14, Sch. C. did incorporate, as of January 1st, 2001, the municipality “City 
of Hamilton”; 
 
AND WHEREAS the City of Hamilton is the successor to certain area 
municipalities, including the former area municipality known as “The 
Corporation of the City of Hamilton” and is the successor of the former 
Regional Municipality, namely “The Regional Municipality of Hamilton-
Wentworth”; 
 
AND WHEREAS the City of Hamilton Act, 1999, provides that the Zoning 
By-law and Official Plans of the former area municipalities and the Official 
Plan of the former regional municipality 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 Planning Committee at its meeting held on the 
____ day of ______, 2017, 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 Sheet No. __ of the District Maps as amended to and forming 

part of By-law No. 6593 (Hamilton), is amended as follows: 
a. By changing the zoning from the “C” (Urban Protected 

Residential, Etc) District, to the “RT-20/S-____” (Townhouse - 
Maisonette) District, (Block 1); and, 

b. By changing the zoning from the “C” (Urban Protected 
Residential, Etc) District, Modified, to the “C/S-____” (Urban 
Protected Residential, Etc) District, Modified (Block 2); 

 



  

on the lands the extent and boundaries of which are more particularly 
shown on Schedule “A” annexed hereto and forming part of this By-law.  

 
2. That “RT-20/S-____” (Townhouse - Maisonette) District regulations, 

as contained in Section 10E of Zoning By-law No. 6593, applicable to 
the lands comprised in Block 1 are modified to include the following 
special requirements: 

 
a. Notwithstanding Section 10E(3), no building or structure shall 

exceed three storeys, and no structure other than a building shall 
exceed 13.0 metres in height; 

b. Notwithstanding Section 10E(4)(a) where a yard abuts a street, a 
depth of not less than 4.5 metres from the street line to the 
building and 6.0 metres to the garage;  

c. Notwithstanding Section 10E(4)(b) where a yard abuts any other 
lot, a width or depth of not less than 1.5 metres; 

d. Section 10E(8) and 10E(9) shall not apply; and, 
e. Notwithstanding Section 10E(10) where there shall be provided 

and maintained on the same lot and within the "RT-20" District, 
for one or more buildings or structures, an amount not less than 
20% of the area of the lot on which the buildings or structures are 
situated, as landscaped area.  
 

3. “C/S-____” (Urban Protected Residential, Etc) District, Modified 
regulations, as contained in Section 9 of Zoning By-law No. 6593, 
applicable to the lands comprised in Block 2 are modified to include 
the following special requirements: 

 
a. Notwithstanding Sections 9(4) Every lot or tract of land in a "C" 

District shall have a width of at least 11.0 metres and an area of 
at least 325 square metres within the district. 
 

4. The By-law No. 6593 is amended by adding this by-law to Section__ as 
Schedule__; 
 

5. 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. 

 

_________________________                    _________________________ 
Mayor                                                                Clerk 

 

ZAC-17-______ 



  

 


