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UrbanSolutions Planning & Land Development Consultants Inc. 
(UrbanSolutions) has been retained by T. Valeri Construction Limited (c/o 
Valery Homes) (owner) to assist in the preparation of  planning 
applications necessary to facilitate the redevelopment of the lands 
municipally known as 154 Wilson Street East, in Hamilton (Ancaster), 
Ontario (subject lands). 

This Planning Justification Report (Report) has been prepared in support 
of applications for an Official Plan and Zoning By-law Amendment to the 
City of Hamilton to facilitate the proposed development of a three (3) 
storey multi-residential building with 45 below grade parking spaces. A 
detailed description of the proposed development can be found in Section 
2.0 of this Report. 

The applications and supporting materials are submitted in accordance 
with the Formal Consultation Document (City File No. FC-18-017) dated 
March 21, 2018 and constitutes a complete application as described in 
Section 22(4) and 34(10) of the Planning Act.  

This Report provides planning analysis and justification in support of the 
proposed development in accordance with good planning principles. The 
purpose of this Report is to provide an overview of the subject lands, an 
outline of the nature of the proposed development and an evaluation of 
the proposal in the context of the Provincial Policy Statement (2014), the 
Growth Plan of the Greater Golden Horseshoe (2017), the City of Hamilton 
Urban Official Plan and Zoning By-law 87-57 (Town of Ancaster). This 
Report also provides an overview of the technical studies that have been 
completed in support of the applications. 

It is recognized that a Site Plan Approval and Draft Plan of Condominium 
application will be required to implement the proposed development. 
These applications will be submitted under separate cover at the 
appropriate time in the development review process.   

The subject lands are located on the periphery of the St. John’s 
neighbourhood of Ancaster. More specifically, the subject lands are 
located on the south side of Wilson Street East between Jerseyville Road 
East and Halson St, as shown in Figure 1. The lands are legally described 
as Part of Lot 44 Concession 2 and Part of the Original Road Allowance 
Between Concessions 2 and 3, Geographic Township of Ancaster, in the 
City of Hamilton. 



  

The subject lands are generally rectangular in shape and are currently 
occupied with a single detached dwelling. The site has an area of 
approximately  0.35 hectares (0.86 acres) and front onto Wilson Street by 
approximately 38.10 metres.  

The land uses surrounding the subject lands are as follows: 

North:  Immediately north of the subject lands, the property municipally 
known as 125 Wilson Street East has received zoning approval to 
permit a 19 multi-unit dwelling (see Section 1.4 of this Report).  

The lands west of 125 Wilson Street. 10 townhouse units also 
fronting Wilson Street are now under construction.  

East:  Abutting the subject lands to the east are single detached 
dwellings that front onto both Wilson Street East and Golf Links 
Road, a public road that terminates into a cul-du-sac.  

Northeast of the property are commercial (i.e., plaza at the corner 
of Wilson Street East and Halson Street) and intuitional uses with 
frontage on Wilson Street. Northeast of the property by 
approximately 200 metres is the Stoneham Park, which provides 
direct access to the Ancaster Radial Line Trail.  



  

South:  Abutting the subject lands to the south is the Hamilton Golf and 
Country Club.  

West:  Abutting the property to the west are single detached dwellings 
with frontage on Wilson Street East. These single detached 
dwellings have been converted into commercial uses (i.e., a future 
dental office, Wilson Street Veterinary Clinic, Treehouse 
Childcare).  

Southwest of the subject lands along Wilson Street East is the 
Ancaster Town Plaza, a shopping centre consisting of Food Basics, 
Fortinos, Shoppers Drug Mart, institutional and commercial uses.  

 

Wilson Street East is classified as a Major Arterial road in the City’s 
Functional Road Classification (Schedule C of the UHOP). Wilson Street is 
characterized as a two-way, two lane street with dedicated bicycle lanes 
and a designated right-of-way width of 30.480 metres.  

The area is serviced by Route No. 16 of the HSR. The No. 16 bus route 
provides service between the Meadowlands Transit Terminal and the 
shopping complex at Wilson and Garner in Ancaster. Bus stops for No. 16 
are located within 200 metres of the subject lands.  



  

 

97, 105 and 111 Wilson Street East (ZAC-15-030 / DA-16-175 / 25CDM-
201801) 

97, 105 and 111 Wilson Street East is located west of the subject lands 
along Wilson Street. On July 8, 2016, City Council passed By-law No. 16-
202 to amend Zoning By-law No. 87-57 (Ancaster) to permit the 
development of ten (10) townhouse units and these units are now under 
construction.  

125 Wilson Street East and Part of 130 Dalley Drive (UHOP-16-16 / ZAC-16-
040 / PL170537)  

Amendment applications at 125 Wilson Street have been approved to 
permit the development of a three storey multiple dwelling with a 
maximum of 19 units, at a density of 91 units per hectare.  

144 Wilson Street East (ZAC-15-029) 

Abutting the subject lands, the lands municipally known as 144 Wilson 
Street East received zoning approval to permit a dental office.  

 



  

The proposed development is comprised of a three (3) storey multiple 
dwelling with 32 residential units. As a result of the subject lands existing 
grade changes of approximately 6 – 7 metres from the lower elevation of 
Wilson Street to the rear property line, the building entrance and parking 
garage entrance function as the proposed building’s basement level 
(Figure 4). This level accommodates the lobby, a guest suite, lockers and 
parking.  

 

The proposed development is generally contained within a 45-degree 
angular plane from the abutting property lines to ensure an adequate 
transition in built form (Figure 5). 

The development is proposed to be serviced by 45 parking spaces and (1) 
loading space is located at grade are proposed. Bicycle parking spaces will 
also be accommodated within the parking garage.  

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

A Formal Consultation (FC-18-017) meeting was held on February 21, 2018 
wherein a version of the proposed development was considered by the 



  

City’s Development Review Team. The Formal Consultation Document 
dated March 21, 2018 identifies the required planning applications, 
studies, plans and reports to be submitted for a “complete” application as 
described under the Planning Act. A copy of the signed Formal 
Consultation Document has been included with the submission package. 

The Formal Consultation Document confirmed the following 
studies/documentation are required in support of the Official Plan and 
Zoning By-law Amendment applications: 

• Survey Plan; 

• Concept Plan; 

• Urban Design Report; 

• Archaeological Assessment;  

• Tree Management Plan; 

• Erosion and Sediment Control Plan; 

• Functional Servicing Report and Stormwater Management Report 
/ Plan; 

• Noise Impact Study; 

• Sun/Shadow Study; 

• Transportation Impact Brief; 

• Parking Analysis / Study; 

• Transportation Demand Management Options Report; 

• DRP Submission Requirements; and, 

• Public Consultation Strategy. 

The Formal Consultation process confirmed an Official Plan and Zoning By-
law Amendment would be required to facilitate the proposed 
development. 

An Official Plan Amendment is required to permit a maximum density of 
93 units per hectare in a Low Density Residential 3 designation of the 
Ancaster Wilson Street Secondary Plan, whereas the designation permits 
a maximum of 60 units per hectare. 

A Zoning By-law Amendment is required to change the zoning from 
Existing Residential “ER” Zone to a site specific Residential Multiple “RM6-
___” Zone.  

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 study. 



  

Lintack Architects Incorporated completed an Urban Design Report, 
including a Sun / Shadow Analysis for the proposed development. The 
report, dated October 2018, outlines the various applicable urban design 
policies and guidelines and demonstrates how the design of the building 
will meet the intent of the policies and guidelines outlined in the Urban 
Hamilton Official Plan and Ancaster Wilson Street Secondary Plan. The Sun 
/ Shadow Analysis demonstrates the resulting shadow from the proposed 
building at the required dates and times required by the City of Hamilton 
Site Plan Guidelines. The Brief concludes that the development has been 
designed to be consistent with the direction provided in the City’s design 
policies and guidelines, do not create any adverse impacts, and is 
compatible with the existing area. 

Archeoworks Inc. conducted a Stage 1 – 2 Archaeological Assessment of 
the subject lands. The report, dated August 28, 2018, indicates no 
archaeological resources were encountered during the assessment and 
therefore no further archaeological assessment is required.  

A Functional Servicing Management Report was prepared by Walterfedy. 
The Report dated October 18, 2018, concludes the proposed 
development can be serviced through existing infrastructure along Wilson 
Street and can meet the City’s engineering requirements. The report 
specifies that the site is serviceable utilizing existing sanitary, storm and 
watermain infrastructure within and adjacent to the site, and that 
stormwater management can be accommodated with on-site storage. 

An Environmental Noise Impact Study, dated August 2018, was prepared 
by dBA Acoustical Consultants Inc. The study concludes that the proposed 
multi-unit residential development is feasible based on the noise impacts 
from Wilson Street East and area stationary noise sources. The 
development will require mitigation measures for noise control to comply 
with provincial noise guidelines including central air conditioning, 
appropriate window construction, and warning clauses in lease 
agreements or Offers and Agreements of Purchase and Sale that will be 
implemented at the site plan application stage.   



  

Nextrans Consulting Engineers completed a Transportation Study, dated 
August 16, 2018, which provides an assessment on transportation impacts 
onto Wilson Street and the sounding context as well as parking and 
transportation demand management. The Report concludes access to the 
site via full-movement onto Wilson Street East is supportable.  The Report 
also concludes that the proposed parking ratios and transportation 
demand management measures incorporated into the proposed 
development are satisfactory based on the proposed use, proximity to 
existing transportation and bicycle infrastructure.  

The following is intended to provide a review and highlight the planning 
policy framework applicable to the subject lands. The applicable 
documents include the Provincial Policy Statement, Places to Grow – 
Growth Plan for the Greater Golden Horseshoe, the Urban Hamilton 
Official Plan and the Ancaster Wilson Street Secondary Plan and Urban 
Design Guidelines, and the Town of Ancaster Zoning By-law No. 87-57. 

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 PPS 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.  

Building Strong Healthy Communities  

A key policy directive of the PPS is to building strong communities by 
promoting efficient development and land use patterns. Section 1 of the 



  

PPS, “Building Strong Healthy Communities” outlines policies supportive 
of efficient land use and development patterns. These polices encourage 
and support the development of sustainable communities by promoting 
liveable, healthy and resilient communities that protect the environment 
and public health and safety, while encouraging and supporting economic 
growth. Whereas, the Province’s long-term prosperity, environmental 
health and social well-being depends on land use planning that wisely 
manages change and promotes efficient land use and development 
patterns.  

Policy 1.1.1 provides that healthy, liveable and safe communities are to be 
sustained by promoting efficient development and land use patterns and 
accommodating an appropriate range and mix of land use including, 
residential, employment, institutional, recreation, park and open space, 
and other uses 

1.1.1 Healthy livable and safe communities are sustained by: 
 
a) promoting efficient development and land use patterns which 

sustain the financial well-being of the Province and 
municipalities over the long term;  

b) accommodating an appropriate range and mix of residential 
(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;  

c) avoiding development and land use patterns which may cause 
environmental or public health and safety concerns;  

d)  avoiding development and land use patterns that would 
prevent the efficient expansion of settlement areas in those 
areas which are adjacent or close to settlement areas;  

e)  promoting cost-effective development patterns and 
standards to minimize land consumption and servicing costs;  

f)  improving accessibility for persons with disabilities and older 
persons by identifying, preventing and removing land use 
barriers which restrict their full participation in society;  

g) ensuring that necessary infrastructure, electricity generation 
facilities and transmission and distribution systems, and public 
service facilities are or will be available to meet current and 
projected needs; and  

h) promoting development and land use patterns that conserve 
biodiversity and consider the impacts of a changing climate 

Policies 1.1.3.2 - 1.1.3.4 of the PPS support densities and a mix of land uses 
which efficacity use land, resources, infrastructure and public service. 
Policy 1.1.3.3 directs planning authorities to identify locations and 
promote opportunities for intensification and redevelopment through the 
consideration of the existing building stock and surrounding context.  



  

1.1.3.2 Land use patterns within settlement 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; 
3. minimize negative impacts to air quality and climate change, 
and promote energy efficiency;  
4. support active transportation;  
5. are transit-supportive, where transit is planned, exists or may 
be developed; and 6. are freight-supportive; and  
 

b) a range of uses and opportunities for intensification and 
redevelopment in accordance with the criteria in policy 1.1.3.3, 
where this can be accommodated. 

1.1.3.3 Planning authorities shall identify appropriate locations and 
promote opportunities for intensification and redevelopment 
where this can be accommodated taking into account existing 
building stock or areas, including brownfield sites, and the 
availability of suitable existing or planned infrastructure and public 
service facilities required to accommodate projected needs. 

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 proposed development is consistent with above noted 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 City’s delineated 
Settlement Area. The proposed redevelopment represents an appropriate 
form of intensification as it will make use of an underutilized property that 
encourages the use of existing transit services along Wilson Street East. 
Moreover, adequate development standards have been introduced into 
the proposed site-specific zoning by-law amendment to ensure 
compatibility with the surrounding neighbourhood. 

Housing  

The PPS requires provisions to be made for an appropriate range of 
housing types and densities to meet projected requirements of current 
and future residents. The PPS also provides the following policy direction 
on housing: 

1.4.1  To provide for an appropriate range and mix of housing types and 
densities required to meet projected requirements of current and 
future residents of the regional market area, planning authorities 
shall:  



  

a) maintain at all times the ability to accommodate residential 
growth for a minimum of 10 years through residential 
intensification and redevelopment and, if necessary, lands which 
are designated and available for residential development; and  

b) maintain at all times where new development is to occur, land with 
servicing capacity sufficient to provide at least a three-year supply 
of residential units available through lands suitably zoned to 
facilitate residential intensification and redevelopment, and land 
in draft approved and registered plans. 

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:  

c) directing the development of new housing towards locations 
where appropriate levels of infrastructure and public service 
facilities are or will be available to support current and projected 
needs; 

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; 

The land abutting the subject land are predominately occupied by single 
detached dwellings; however, the dwellings abutting the property to the 
west have been converted into offices / commercial uses. The proposed 
development provides for a low-rise apartment-built form which respects 
the surrounding predominately low rise built form. While the proposed 
development provides for greater height and massing than the 
surrounding context, it achieves significant separation from adjacent low 
rise-built forms, in keeping with the policy framework. Additionally, 
through Policy 14.3, planning authorities shall direct and promote 
development and densities that efficiently uses land, resources and 
infrastructure. No new municipal infrastructure is required to facilitate the 
proposed development. In turn, the future residents of the proposed 
development will be provided with convenient access to the municipal 
transit network. 

Infrastructure  

The PPS states that existing infrastructure and public service facilities are 
to be maximized, wherever possible, before developing new 
infrastructure and public service facilities. The relationship between 
infrastructure (i.e., stormwater management and transportation) and 
growth management is a key policy directive outlined in the PPS.  

The PPS encourages development and directs growth that promotes the 
efficient use and optimization of infrastructure through the following 
policies: 



  

1.6.3  Before consideration is given to developing new infrastructure 
and public service facilities:  

a) the use of existing infrastructure and public service facilities should 
be optimized; and  

b) opportunities for adaptive re-use should be considered, wherever 
feasible. 

1.6.6.1 Planning for sewage and water services shall:  

a) direct and accommodate expected growth or development in a 
manner that promotes the efficient use and optimization of 
existing:  
1. municipal sewage services and municipal water services; and 2. 
private communal sewage services and private communal water 
services, where municipal sewage services and municipal water 
services are not available;  
 

b) ensure that these systems are provided in a manner that:  
1. can be sustained by the water resources upon which such 
services rely;  
2. is feasible, financially viable and complies with all regulatory 
requirements; and  
3. protects human health and the natural environment;  

c) promote water conservation and water use efficiency; 
d)  integrate servicing and land use considerations at all stages of the 

planning process; and  
e) be in accordance with the servicing hierarchy outlined through 

policies 1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5. 

Walterfedy has prepared a Functional Servicing Report (FSR) in support of 
the proposed development. Walterfedy’s report (October 18, 2018) 
confirms that sufficient water and sanitary infrastructure and capacity 
exists for the proposed development. The proposed development will 
utilize existing municipal sewage and water services in a manner that is 
consistent with the policies outlined in the PPS. 

In regards to stormwater management, the following policies of the PPS 
are applicable:  

1.6.6.7 Planning for stormwater management shall: 

a) minimize, or, where possible, prevent increases in contaminant 
loads;  

b) minimize changes in water balance and erosion; 
c) not increase risks to human health and safety and property 

damage;  
d) maximize the extent and function of vegetative and pervious 

surfaces; and  
e) promote stormwater management best practices, including 

stormwater attenuation and re-use, and low impact development. 



  

The FSR notes that stormwater quality and quantity control matters have 
been addressed appropriately.  The proposed servicing strategy is in 
accordance with the City of Hamilton’s servicing requirements and is 
consistent with the infrastructure policies of the PPS. 

Section 1.6.7 outlines the PPS policies with regards to transportation 
systems.  

1.6.7.1  Transportation systems should be provided which are safe, energy 
efficient, facilitate the movement of people and goods, and are 
appropriate to address projected needs. 

1.6.7.2  Efficient use shall be made of existing and planned infrastructure, 
including through the use of transportation demand management 
strategies, where feasible. 

1.6.7.4  A land use pattern, density and mix of uses should be promoted 
that minimize the length and number of vehicle trips and support 
current and future use of transit and active transportation. 

The proposed development represents appropriate residential 
intensification within the built boundary of the municipality where 
adequate municipal infrastructure and public service facilities are 
available. The subject lands are in close proximity commercial uses, parks 
and recreation facilities, and schools, and has access to public and active 
transit nearby with HSR Route 16 and a designated bike lane running along 
Wilson Street East. 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 
space and parks in the city will be secured with the approval of the 
development.  

Management of Natural and Cultural Resources  

The PPS provides policy direction to preserve and manage the Province’s 
natural and cultural resources. Through the Formal Consultation process, 
natural heritage, water, agricultural features were not identified on the 
subject lands. Therefore, applicable policies under Section 2.1 – 2.5 do not 
apply to the subject lands.  

Section 2.6 of the PPS provides policy direction on Cultural Heritage and 
Archaeology. A Stage 1 – 2 Archeological Assessment completed by 
Archaeoworks Inc. found that there are no archaeological resources on 
the subject lands.  



  

The Growth Plan for the Greater Golden Horseshoe (Growth Plan) was 
prepared under the Places to Grow Act, 2005 and provides a framework 
for implementing the Provincial Government’s vision for building stronger 
and more prosperous communities by better managing growth in the 
Greater Golden Horseshoe. The Growth Plan, 2017 came into effect on 
July 1st, 2017. 

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 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. Furthermore, in accordance with Section 
1.2.2, “all decisions made on or after July 1, 2017, in respect of the exercise 
of any authority that affects a planning matter will conform with this Plan, 
subject to any legislative or regulatory provisions providing otherwise”. 

The vision for the GGH is found in the Guiding Principles of the Growth 
Plan contained in Section 1.2.1, 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.  

Similar to the PPS, the Growth Plan supports mixed-use, intensification 
within built-up urban areas. As noted in Section 2.1: 

“To support the achievement of complete communities that are healthier, 
safer, and more equitable, choices about where and how growth occurs in 
the GGH need to be made carefully. Better use of land and infrastructure 
can be made by directing growth to settlement areas and prioritizing 
intensification, with a focus on strategic growth areas, including urban 
growth centres and major transit station areas, as well as brownfield sites 
and greyfields. Concentrating new development in these areas provides a 
focus for investments in transit as well as other types of infrastructure and 
public service facilities to support forecasted growth, while also supporting 
a more diverse range and mix of housing options.  

Section 2.2.1 of the Growth Plan provides policy direction as to where and 
how the municipalities should grow. The subject lands are located within 
the Ministry of Public Infrastructure Renewal (MPIR) built-up area, where 
this growth is to be focused. Specifically, for the City of Hamilton, Schedule 
3 (Distribution of Population and Employment for the Greater Golden 
Horseshoe to 2041), forecast a population of 780,000 by 2041.  

This direction is supported by the following policy framework: 

Section 2.2.1 Managing Growth  

2. Forecasted growth to the horizon of this Plan will be allocated 
based on the following:  
 

a) the vast majority of growth will be directed to settlement areas 
that: 
 

i. have a delineated built boundary; 
ii. have existing or planned municipal water and wastewater 

systems; and  
iii. can support the achievement of complete communities;  

 
c) within settlement areas, growth will be focused in:  



  

 
i. delineated built-up areas;  
ii. strategic growth areas;  
iii. locations with existing or planned transit, with a priority 

on higher order transit where it exists or is planned; and 
iv. areas with existing or planned public service facilities;  

 
4. Applying the policies of this Plan will support the achievement 

of complete communities that: 

a) feature a diverse mix of land uses, including residential and 
employment uses, and convenient access to local stores, services, 
and public service facilities; 

b) improve social equity and overall quality of life, including human 
health, for people of all ages, abilities, and incomes; 

c) provide a diverse range and mix of housing options, including 
second units and affordable housing, to accommodate people at 
all stages of life, and to accommodate the needs of all household 
sizes and incomes; 

d) expand convenient access to: 

i. a range of transportation options, including options for 
the safe, comfortable and convenient use of active 
transportation; 

ii. public service facilities, co-located and integrated in 
community hubs; 

iii. an appropriate supply of safe, publicly-accessible open 
spaces, parks, trails, and other recreational facilities; and 

iv. healthy, local, and affordable food options, including 
through urban agriculture; 

e) ensure the development of high quality compact built form, an 
attractive and vibrant public realm, including public open spaces, 
through site design and urban design standards; 

f) mitigate and adapt to climate change impacts, build resilience, 
reduce greenhouse gas emissions, and contribute towards the 
achievement of low-carbon communities; and 

g) integrate green infrastructure and low impact development. 
 

The Growth Plan promotes development which maximizes the use of 
existing infrastructure and resources, with emphasis placed on focusing 
this growth and intensification in designated Built Up Areas in order to 
foster complete communities. The subject lands are located within the 
City of Hamilton’s designated Built Up Area. Through Policy 2.2.2.1, the 
Growth Plan directs that “by the year 2031, and for each year thereafter, 
a minimum of 60 per cent of all residential development occurring annually 
within each upper- or single-tier municipality will be within the delineated 
built-up area”. The proposed development contributes to the 



  

implementation of Section 2.2.2 of the Plan that states that a minimum of 
60 percent of residential development occurring within the built-up area. 

Complete Communities  

A key policy directive of the Growth Plan is to manage growth and help 
create complete communities. Complete Communities are defined as 
“places such as mixed-use neighbourhoods or other areas within cities, 
towns, and settlement areas that offer and support opportunities for 
people of all ages and abilities to conveniently access most of the 
necessities for daily living, including an appropriate mix of jobs, local 
stores, and services, a full range of housing, transportation options and 
public service facilities. Complete communities are age-friendly and may 
take different shapes and forms appropriate to their contexts.” The 
following policy framework supports the development of complete 
communities: 

2.2.1.4  All municipalities will develop a strategy to achieve the minimum 
intensification target and intensification throughout delineated 
built-up areas, which will:  

a) encourage intensification generally to achieve the desired urban 
structure;  

b) identify the appropriate type and scale of development and 
transition of built form to adjacent areas; 

c) identify strategic growth areas to support achievement of the 
intensification target and recognize them as a key focus for 
development;  

d) ensure lands are zoned and development is designed in a manner 
that supports the achievement of complete communities; 

e)  prioritize planning and investment in infrastructure and public 
service facilities that will support intensification; and  

f) be implemented through official plan policies and designations, 
updated zoning and other supporting documents. 

The Growth Plan supports the achievement of complete communities that 
provide for a diverse mix of land uses, provide a range of housing options, 
expand convenient access to transportation alternatives, ensure the 
development of high quality compact built form and an attractive and 
vibrant public realm, and mitigate and adapt to climate change impacts. 

The proposed development provides for the intensification of lands within 
the City of Hamilton’s Urban and delineated Built Up boundary. The 
proposal furthers the development of complete communities by 
introducing a built form and housing type that is supported by the 
Province’s objectives of provided a range of housing types that support 
key policy directives of transit supportive infrastructure and the utilization 
of existing infrastructure and water / wastewater services.  



  

The City of Hamilton’s Urban Hamilton Official Plan (UHOP) was adopted 
with modifications by the Ministry of Municipal Affairs and Housing on 
March 16, 2011, and approved (with some exceptions) by the Local 
Planning Appeal Tribunal (formerly the Ontario Municipal Board) on 
August 13, 2013.  

Communities  

Chapter B of the UHOP provides a policy framework for supporting “strong 
communities”. The City defines a strong community as: 

• Complete - Opportunities to live, work, learn, shop, and play are 
provided and are accessible.  

• Healthy - Healthy and safe lifestyles are supported by quality built 
and natural environments.  

• Diverse - Neighbourhoods are unique in character and enable a 
variety of lifestyle choices and housing opportunities for all.  

• Vibrant - Interesting and creative streetscapes and human scale 
public places are created through quality design, pedestrian 
amenities, and attention to land use mix. 

Furthermore, residential intensification is defined as a key component in 
successfully developing and transform communities. Whereas, 
“Intensification creates livable, vibrant, compact communities; facilitates 
and enhance the node and corridor structure of the City, and makes 
efficient use of the City's public transit network and other infrastructure”.  

Urban System 

Schedule E – Urban Structure applies a Community Node designation for 
the subject lands, shown in Figure 6. As outlined in E.2.3.3, this designation 
is intended to provide for a mix of uses that provides access to housing, 
employment, services, and recreation in close proximity to each other and 
transit. Community nodes function as vibrant, mixed-use areas containing 
a range of housing opportunities, are designed to accommodate 
residential intensification, and lend themselves to a range of built forms. 



  

 

Land Use 

Schedule E.1 – Urban Land Use Designations applies the Neighbourhoods 
designation for the subject lands, shown in Figure 7. 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.3.3 – 3.6 of the Neighbourhoods designation includes policies for 
three categories of residential land use: low, medium, and high density 
residential areas. Section E.3.5 confirms Medium Density Residential areas 
are characterized by multiple dwelling forms on the periphery of 
neighbourhoods in proximity to arterial roads or within the interior of 
neighbourhoods fronting on collector roads. Medium density residential 
uses should have a density of 60 to 100 units per hectare and a maximum 
height of six storeys.  

Transportation  

Schedule C – Functional Road Classification designates Wilson Street as a 
Major Arterial road. Furthermore, Schedule C-2 – Future Road Widenings 
indicates an ultimate road right-of-way of 30.480 metres for Wilson Street 
in this location. The resulting road dedication will be secured as a future 
condition of Site Plan approval.   

The City of Hamilton’s Urban Official Plan adopted the Ancaster Wilson 
Street Secondary Plan, known as amendment No. 24, on July 11, 2014. The 
Ancaster Wilson Street Secondary Plan is located along Wilson Street 
between Montgomery Drive and Meadowbrook Drive in Ancaster.  

Through Section 2.8.3, portions of Wilson Street have been identified as a 
Community Node. Policies provide that a majority of the growth and 
development anticipated for Ancaster shall be directed towards the 
Community Node.  

The Secondary Plan recognizes five distinct “Character Areas” along 
Wilson Street. These Character Areas include:  

• The Escarpment Area: Located from Montgomery Drive to Rousseaux 
Street;  

• The Village Core: Located from Rousseaux Street to Dalley Drive;  
• The Transition Area: Located from Dalley Drive to Fiddlers Green 

Road;  
• The Uptown Core: Located from Fiddlers Green Road to west of Todd 

Street; and,  
• The Gateway Residential area: Located from west of Todd Street to 

Meadowbrook Drive. 

The subject lands are located within the Transition Area on Appendix A – 
Character Areas and Heritage Features. Through Section 2.8.3, Transition 
Areas are predominately intended for residential uses while providing a 
variety of housing and living choices.  



  

 

Appendix A further identifies the subject lands within a designated 
Gateway (Figure 8). The UHOP defines Gateways as “visual prominent 
sites located at the entry points into the City, local communities, or 
specific areas or districts...”.  

Land Use 

The subject lands are designated Low Density Residential 3 on Map B.2.8-
1 – Ancaster Wilson Street Secondary Plan: Land Use Plan, as shown in 
Figure 9 below.  



  

 

The Low Density Residential 3 designation permits low-rise multiple 
dwellings. The UHOP defines multiple dwellings as, “a building or part 
thereof containing three or more dwelling units but shall not include a 
street townhouse dwelling. Examples of such dwellings include block 
townhouse dwellings, stacked townhouse dwellings, and apartment 
dwellings”. Residential densities of 20 – 60 units per hectare are 
permitted. While the proposed multiple dwelling is a permitted use, the 
proposed development has a residential density of 93 units per hectare 
and an amendment to the Secondary Plan is required.  

The Ancaster Wilson Street Urban Design Guidelines (dated February 
2012) direct development along Wilson Street from Meadowbrook Drive 
to Montgomery Drive. In keeping with the Secondary Plan, the Urban 
Design Guidelines reinforce the policy direction of the Plan’s Character 
Areas. As noted above, the subject lands are located within the Transition 
Area.  

The guidelines state: “The intent of the design guidelines is to promote a 
compatible built form that compliments the character of the community 
and encourages high quality development”. Design elements of the area 
include: 

• Flexibility in building design and use is encouraged to support the 
emerging mixed use function of the area  

• Building masses are parallel to the street with strong pedestrian 
connections  



  

• Building heights are limited to 3 storeys with pitched rooflines  

• Pedestrian and bicycle circulation is integrated into the street 

Its design objectives are considered through the Urban Design Brief 
prepared by Lintack Architects Incorporated dated, October 2018 and 
should be read in conjunction with this Planning Justification Report.  

The Town of Ancaster Zoning By-law No. 87-57 remains as the 
comprehensive Zoning By-Law applicable to the subject lands. The subject 
lands are located within the Existing Residential “ER” Zone, as shown in 
Figure 10.   

A Zoning By-law Amendment is required to permit the proposed 
development and implement the concurrent Official Plan Amendment. 
The Zoning By-law Amendment will place the subject property under a site 
specific Residential Multiple “RM6-___” Zone to recognize the 
characteristics of the proposed development. 

A draft of the proposed Zoning By-Law Amendment is contained in 
Appendix C of this report.  

 



  

 

Provincial Policy Framework  

When evaluating the merits of the proposed development, it is 
appropriate to review the use against the upper tier policy documents. 
The proposed development exemplifies and contributes to the Province’s 
key objectives of creating vibrant communities and represents an efficient 
use of land and infrastructure through the redevelopment of underutilized 
lands within the City of Hamilton. The development proposes compact 
and transit-supportive intensification within the Built-Up Area while 
utilizing existing municipal water and wastewater services. The proposed 
development supports these policies by introducing a denser form of 
housing that is compatible with the existing residential area. Given the 
proposed built form and housing type and compatibility with surrounding 
land uses it is our opinion that the proposed development is conforms 
with the principles and polices contributes to the overall development of 
complete communities. 

The subject lands are located in close proximity to transit stops, and a 
range of amenities, schools, parks, trails and natural conservation areas. 
The proposed development helps achieve the City of Hamilton’s objective 
of reducing the need for long distance commuting and contributes to an 
increase in the modal share for transit, walking and cycling while helping 
to achieve a balance of jobs and housing within communities.  

The proposed development will assist the City in achieving, the established 
minimum growth targets, in keeping with the current policy regime. The 
proposal provides for a built form  contributes to the diversity of housing 
and density types in the area.  

The Official Plan and Zoning By-law Amendment are consistent with the 
PPS and conform to the Growth Plan, and therefore the proposed 
development has regard for matters of provincial interest as identified in 
the Planning Act. 

Urban Hamilton Official Plan (UHOP) 

The UHOP 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. 

 

 



  

Compatibility / Intensification  

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 the municipality’s growth and employment targets. The 
proposed development will assist the municipality in achieving the 
residential intensification targets outlined in Section B.2.4.1.3, wherein 40 
percent of residential growth is intended to be accommodated in the 
Urban Nodes and Urban Corridors designations (excluding the Downtown 
Urban Growth Centre), and 40 percent of the residential intensification 
target is to occur within the Neighbourhoods designation.  

Section B.2.1.4 of the UHOP provides evaluation criteria for evaluating 
residential intensification. This criterion is described below and followed 
by a Planning comment: 

a) a balanced evaluation of the criteria in b) through g) as follows; 
 

b) the relationship of the proposal to the existing neighbourhood 
character so that it maintains, and where possible, enhances and 
builds upon desirable established patterns and built forms; 

 
Through architectural and urban design measures, the proposed 
redevelopment is appropriate for the surrounding context as it provides 
for an adequate transition in height and built form and provides a density 
that is appropriate for the surrounding area. While the proposal provides 
for greater height and massing than the abutting lands, it achieves a 
significant separation between built forms in order to provide for an 
adequate transition. Furthermore, the proposed development is in 
keeping with recent development approvals along Wilson Street and 
contributes to the creation of a defined street edge and enhanced 
pedestrian realm along Wilson Street East.  
 
Recognizing the intent of this policy is to ensure new development is 
sensitive to surrounding Neighbourhoods, the City of Hamilton has Urban 
Design Guidelines for the Ancaster Wilson Street Secondary Plan. The 
intent of the guidelines is to ensure that new developments are designed 
to be compatible and sensitive to the surrounding context. The Urban 
Design Brief prepared by Lintack Architects Incorporated dated October 
2018 indicates that the proposed development is compatible with the 
surrounding neighbourhood in keeping with the Urban Design Guidelines. 

 
c) the development’s contribution to maintaining a range of dwelling 

types and tenures; 

The proposed development consisting of one, two and three bedroom 
residential units will contribute to a range of dwelling types and tenures 
within the neighbourhood. 



  

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

The scale and form of the proposal are regulated by the amending by-law 
to ensure an appropriate relationship is established between the 
proposed development and existing buildings nearby. The Urban Design 
Brief prepared by Lintack Architects Incorporated demonstrates that the 
design of the multi-residential building includes architectural details and 
urban design measures to  maintain a compatible scale with abutting 
properties.  

e) the development’s contribution to achieving the planning urban 
structure as described in Section E.2.0 – Urban Structure; 

The subject lands are located within the Community Node designation. 
The Community Node designation is exemplified in the proposed 
development. This designation is intended to provide for a mix of uses that 
allow for access to housing, employment, services, and recreation in close 
proximity to each other and transit. Community Nodes function as vibrant, 
mixed-use areas containing a range of housing options, are designed to 
accommodate residential intensification, and lend themselves to a range 
of built forms. The proposal fulfills the intent of this designation as it will 
provide for intensification along a major arterial road, and is located in 
close proximity to existing and future public transit routes as well as a mix 
of uses. 

f) infrastructure and transportation capacity and, 

Infrastructure and transportation impacts have been reviewed and 
assessed through the Transportation Study prepared by Nextrans 
Engineering Consultants dated August 2018 and Functional Servicing 
Report prepared by Walterfredy dated October 18, 2018 submitted in 
support of these applications. 

g) the ability of the development to comply with all applicable policies. 

This Report provides an analysis and concludes that the proposed 
development conforms to Section B 2.4.1.4 and all other applicable 
municipal policies.  

As identified on Schedule E-1 – Urban Land Use Designations, the subject 
lands are located within the Neighbourhoods designation. 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 criterion and is analyzed below:  

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



  

An Urban Design Report, Noise Impact Study, Sun/Shadow Study, and 
Transportation Impact Brief have all been submitted in support of the 
applications to demonstrate the proposed development will not result in 
undue, adverse impacts, while site lighting will be reviewed and approved 
by the City at the site plan application stage.   

b) 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 established in the Urban 
Design Brief are regulated by the proposed amending by-law to ensure an 
appropriate relationship is established between the proposed 
development, existing nearby single-detached dwellings and the proposed 
three storey multi-residential dwelling at 125 Wilson Street East. The 
amending by-law will establish appropriate regulations to provide for a 
building design that is compatible with adjacent lands uses. 

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

The proposed multiple dwelling has been designed with step backs on the 
building. These step backs assist in provided  a 45-degree angular plane to 
allow for a transition in height to the existing low-rise residential building 
abutting the subject lands to the east and west.  

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

The lot configuration proposed causes no adverse impacts to the existing 
lot pattern of the neighbourhood. 

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

Northeast of the property by approximately 200 metres is the Stoneham 
Park, which provides access to the Ancaster Radial Line Trail. The lands 
also abut the Hamilton Golf and Country Club. The proposal includes 
ample amenity space for residents, which includes indoor amenity space 
on the proposed fourth level. Additionally, appropriate contributions to 
parks will be secured with the approval of the development to support the 
availability of appropriate public amenity space in the area. 

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

To ensure a comfortable pedestrian experience along Wilson Street, the 
proposed development will maintain the established setbacks of the 
adjacent buildings. As discussed in the Urban Design Brief, the streetscape 
will be enhanced through variation in building materials and landscaping. 
Other details such as public art, signage, lighting, and urban furniture will 
be detailed at the Site Plan stage. 



  

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

As proposed, the development will support the function of Wilson Street 
as a Community Node. The development will contribute to a range of 
dwelling types and tenure in the neighbourhood, includes commercial 
space to provide services that cater to the weekly and daily needs of 
residents within the surrounding neighbourhood, and will provide support 
to the existing and proposed higher order transit along Wilson Street.  

h) the conservation of cultural heritage resources; and, 

The proposal does not impact any cultural heritage resources. The Stage 
1 – 2 Archaeological Assessment prepared by Archeoworks Inc. and found 
that there are no archaeological resources on the site.  

i) infrastructure and transportation capacity and impacts. 

Infrastructure and transportation impacts have been reviewed and 
assessed via the Transportation Impact Study and Functional Servicing 
Report submitted in support of this application. The Transportation 
Impact Study indicates that development proposal can be adequately 
accommodated by the existing transportation network with manageable 
traffic impact to the adjacent roadways. The Functional Servicing Report 
concludes that development can be constructed to meet the engineering 
requirements of the City of Hamilton. 
 
The proposed development for the subject lands is in keeping with the 
Goals for Urban Housing, as outlined in Section B.3.2.1, and the General 
Policies for Urban Housing, as outlined in Section B.3.2.4. The proposal will 
contribute to a range of housing types and densities in the neighbourhood 
and the proposed built form accommodates an adequate transition in 
height and density.  

Section B.3.3.3 of the UHOP outlines the City’s policy framework for 
guiding new development and built form. This direction is provided 
through the following policy framework:  

3.3.3.2 New development shall be designed to minimize impact on 
neighbouring buildings and public spaces by: a) creating 
transitions in scale to neighbouring buildings; b) ensuring 
adequate privacy and sunlight to neighbouring properties; and, c) 
minimizing the impacts of shadows and wind conditions. 

3.3.3.3  New development shall be massed to respect existing and planned 
street proportions. 

3.3.3.4 New development shall define the street through consistent 
setbacks and building elevations. Design directions for setbacks 
and heights are found in Chapter E – Urban Systems and 
Designations and in the Zoning By-law. 

3.3.3.5 Built form shall create comfortable pedestrian environments by:  



  

a) locating principal façades and primary building entrances parallel 
to and as close to the street as possible;  

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

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

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

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

Section B.3.3.3 provides an overarching principle that “New development 
shall serve to maintain and support existing character, or create and 
promote the evolution of the character in areas where transformations are 
appropriate and planned”. In keeping with the policy direction of B.3.3.3.3, 
B.3.3.3.4 and B.3.3.3.5, the proposed development provides an 
appropriate built form and massing along with front yard setbacks that 
significantly enhance the street edge. 

Cultural Heritage / Archaeology  

The subject lands are located within an area of archaeological potential as 
identified on Appendix F-4, as per policy B.3.4.1.3 and B.3.4.4.2: 

3.4.1.3  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. 

3.4.4.2  In areas of archaeological potential identified on Appendix F-4 – 
Archaeological Potential, an archaeological assessment shall be 
required and submitted prior to or at the time of application 
submission for the following planning matters under the Planning 
Act, R.S.O., 1990 c. P.13:  

a) official plan amendment or secondary plan amendment unless the 
development proposed in the application in question or other 
applications on the same property does not involve any site 
alteration or soil disturbance;  

b) zoning by-law amendments unless the development proposed in 
the application in question or other applications on the same 
property does not involve any site alteration or soil disturbance; 

A Stage 1 – 2 Archaeological Assessment was been completed by 
Archeoworks Inc. and has been submitted to the City of Hamilton and the 
Ministry of Tourism Culture and Sport for review and consideration. The 
Archaeological Assessment found that there are no archaeological 
resources on the subject lands. 

 



  

Noise 

In response to the abutting Major Arterial road and Section B.3.6.3.1 of 
the UHOP: 

Development of noise sensitive land uses, in the vicinity of 
provincial highways, parkways, minor or major arterial roads, 
collector roads, truck routes, railway lines, railway yards, airports, 
or other uses considered to be noise generators shall comply with 
all applicable provincial and municipal guidelines and standards. 

A Noise Feasibility Study was completed by dBa Acoustical Consultants Inc. 
and confirms noise mitigation measures can be implemented to ensure 
the development of the subject lands will comply with all applicable 
provincial and municipal guidelines and standards regarding noise. 

 Scale and Design 

Section 3.2.7 of the UHOP outlines the City’s policy framework for 
residential intensification within the Neighbourhood designation, where it 
states:  

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

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

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

c) Adequate and direct pedestrian access and linkages to community 
facilities/services and local commercial uses shall be provided.  

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

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

Noted earlier, the proposed development is in keeping with Section B.3.3 
of the UHOP. Section 3.2.7 requires new developments within the 
Neighbourhood designation to incorporate quality urban and architectural 
design to ensure safe, efficient, pedestrian oriented and attractive design. 
To ensure safe, efficient, pedestrian oriented and attractive design the 
Urban Design Brief prepared by Lintack Incorporated confirms the  
streetscape will be enhanced through variation in building materials and 
landscaping. Other details such as public art, signage, lighting, and urban 
furniture will be detailed at the Site Plan stage. 

 



  

 

Ancaster Wilson Street Secondary Plan 

Wilson Street is identified as a Community Node. Policies direction 
provides that a majority of the growth and development anticipated for 
Ancaster shall be directed towards the Community Node. The 
predominate residential neigthbourhoods outside of the Community Node 
are intended to remain as stable, low density residential areas, this 
direction is provided through Policy B.2.8.6.1: 

In addition to Section E.2.3.3 - Community Nodes of Volume 1, 
and the policies of this Secondary Plan, the following policies shall 
apply to the Ancaster Community Node shown on Appendix A - 
Character Areas and Heritage Features:  

a) The Ancaster Community Node shall be a focus area for growth, 
development, and intensification within the Ancaster Wilson 
Street Secondary Plan.  

b) The Ancaster Community Node shall include a range of housing 
forms and tenures, and a mix of employment, institutional, 
recreational, and commercial uses subject to the land use 
designation policies of this Secondary Plan and Volume 1 of this 
Plan.  

c) Intensification and infill development shall be balanced with the 
heritage and historic character of Ancaster. Further guidance for 
incorporating heritage features, design, and overall character 
through infill and intensification is provided in the supporting 
Ancaster Wilson Street Urban Design Guidelines.  

d) Within the Ancaster Community Node, larger scale development 
and redevelopment are encouraged to be directed towards the 
Uptown Core and western portion of the Gateway Residential 
area, as shown on Appendix A - Character Areas and Heritage 
Features.  

e) Mixed Use, Commercial, and Institutional development and 
redevelopment is encouraged within the Village Core area, though 
the scale of development shall be consistent with the historic 
character of the area. The scale and design of buildings is detailed 
in Policy 2.8.12 of this Plan, and the supporting Urban Design 
Guidelines.  

f) Commercial and Mixed Use areas within the Community Node 
shall provide an important source of employment in the Ancaster 
Wilson Street Secondary Plan, and shall support the viability of the 
Ancaster Community Node and meet the daily needs of residents 
and visitors to Ancaster.  

g) The overall density for the Ancaster Community Node shall be 50 
people and jobs per hectare. 

The proposed development is for a multiple dwelling fronting onto a major 
arterial road, within the Ancaster Wilson Street Secondary Plan. The 



  

proposed development is located within close proximity to public transit, 
recreational facilities and community facilities and commercial uses along 
Wilson Street. As detailed in the Urban Design Brief prepared by Lintack 
Architects Incorporated, the proposed development has been designed to 
ensure the height, orientation, massing, scale and design is compatible 
with the surrounding area. 

Compatibility  

The subject land is located within the Transition Area on Appendix A – 
Character Areas and Heritage Features. Through section 2.8.3, Transition 
Areas are predominately intended for residential use while providing a 
variety of housing and living choices. This direction is further applied 
through policy 2.8.12.1: 

2.8.12.1  Urban Design Policies In addition to Section B.3.3 - Urban Design 
Policies of Volume 1, the following policies shall apply to lands 
within the Ancaster Wilson Street Secondary Plan and Community 
Node areas, as identified on Map B.2.8-1 Ancaster Wilson Street 
Secondary Plan: Land Use and Appendix A - Character Areas and 
Heritage Features: 

c) For the purposes of maintaining community character and 
cohesive design, five Character Areas have been identified, as 
shown on Appendix A - Character Areas and Heritage Features. 
The five Character Areas shall include: 

iii) Transition Area, located from Dalley Drive to Fiddlers Green 
Road, which is a predominantly residential area with a variety of 
housing types and some non-retail commercial uses along Wilson 
Street; 

This policy direction further reinforcing the City’s Community Node 
policies through providing a ranging of housing options in an area targeted 
for intensification.  

Appendix A further identifies the subject lands within a designated 
Gateway. The UHOP defines Gateways as “visual prominent sites located 
at the entry points into the City, local communities, or specific areas or 
districts...”.  

The applicable policies of the Secondary Plan include: 

2.8.7.3 Low Density Residential Designations 

a) In addition to Section E.3.4 – Low Density Residential of Volume 1, 
for lands designated Low Density Residential 3 on Map B.2.8-1 - 
Ancaster Wilson Street Secondary Plan: Land Use Plan, the 
following policies shall apply:  

i) In addition to Policy E.3.4.3 of Volume 1, all forms of townhouses 
and low-rise multiple dwellings shall be permitted.  



  

ii) Notwithstanding Policy E.3.4.4 of Volume 1, the net residential 
density range shall be 20 - 60 units per hectare.  

vi) New development or redevelopment shall ensure the height, 
massing, scale, and arrangement of the buildings and structures 
are compatible with the abutting uses. 

Although Volume 1 of the UHOP permits a maximum density of 100 units 
per hectare, the Low Density Residential 3 designation permits low-rise 
multiple dwellings. Residential densities of 20 – 60 units per hectare are 
permitted. The proposed development has a residential density of 93 units 
per hectare. Given that the density will exceed the maximum density 
permitted in the Low Density Residential 3 designation of the Ancaster 
Wilson Street Secondary Plan, the draft Official Plan Amendment in 
Appendix B includes  Site-Specific Policy that reflects the proposed density 
provisions.  

Transportation  

The Secondary Plan provides a policy framework with regards to 
Transportation. 

2.8.14.1  Transportation Policies In addition to the policies of Section C.4.0 
– Integrated Transportation Network of Volume 1, the following 
transportation policies shall apply to the Secondary Plan Area: 

d) Access to Wilson Street for development or redevelopment shall 
be via shared laneways or condominium roads, where possible, 
to contribute to an improved streetscape and urban character, 
while enhancing road safety by limiting multiple individual 
accesses onto Wilson Street 

f) Development or redevelopment within the Ancaster Wilson 
Street Secondary Plan shall have regard for the Council-adopted 
Transit Oriented Development Guidelines. 

2.8.14.2  Active Transportation Network In addition to Section C.4.3 - 
Active Transportation Network of Volume 1, the following 
policies shall apply to the entire Secondary Plan area: 

c) When development or redevelopment occurs, pedestrian 
amenities shall be required in order to promote a viable 
streetscape and encourage active transportation and a 
continuous street presence. Pedestrian amenities include, but 
are not limited to, street furniture, wayfinding signs, and paved 
walkways.  

d) An Urban Design Report shall be submitted as part of any 
development or redevelopment, and shall demonstrate how 
pedestrian amenities can be accommodated. 

The proposed development is supported by dedicated bike lanes that are 
provided along this segment of Wilson Street East. With regards to transit, 



  

the No. 16 HSR bus route travels along Wilson Street east, with stops 
located approximate 500 metres from the subject lands. The No. 16 bus 
route provides service between the Meadowlands Transit Terminal and 
the shopping complex at Wilson and Garner in Ancaster. The Nextrans 
Transportation Study further outlines the appropriate Transportation 
Demand Management measures incorporated in the proposal.  

Bill 139, the Building Better Communities and Conserving Watersheds Act, 
2017 received Royal Assent on December 12, 2017, thereby bringing the 
Act into force. As a result of the Bill Official Plan and Zoning By-law 
Amendments are required to be evaluated in terms of their consistency 
and conformity with provincial plans, policies and direction. The Provincial 
Policy Statement (2014) provides overarching themes in guiding land use 
discussion in the Province of Ontario, these themes are implemented 
through varying policy tools through upper and lower tier municipalities. 
The Policy Framework Matrix contained in Appendix D of this Report, 
provides an analysis of the proposal in relation to these themes to 
demonstrate that the proposed development is consistent with and 
conforms to the applicable provincial planning policy and the UHOP. 

Furthermore, the land use designations and as-of right zoning permissions 
represent an underutilization of the subject lands and of existing 
infrastructure and public service facilities. As outlined throughout this 
Report, key policy directives of both the PPS and Growth Plan are the 
efficient use and management of land and infrastructure. Moreover, given 
that the adoption of the Ancaster Wilson Street Secondary Plan by City 
Council on July 11, 2014 and precedes the current Growth Plan policy 
direction. 

The Official Plan and Zoning By-law Amendment as proposed present an 
opportunity to establish a policy framework that is more in conformity 
with provincial policy than the existing Secondary Plan.  

The proposed development requires an amendment to the Town of 
Ancaster Zoning By-law No. 87-57. The zoning will be changed to a site 
specific “RM6” (Residential Multiple) Zone. The “RM6” Zone permits 
apartment buildings and the following provides an analysis of the 
proposed zoning regulations.  

Lot Area 

The RM6 Zone sets a minimum lot area of 0.4 hectares while the existing 
lot area is 0.35 hectares. The studies included with this submission support 
the proposed development and conclude that a reduced lot area from the 



  

City’s zoning standards can efficiently accommodate the proposed 
development.  

Density  

The RM6 Zone set a maximum density of 60 units per hectare plus an 
additional 10 units per hectare when parking standards are met, to a 
maximum of 70 units per hectare. The proposed development has a 
density of 93 units per hectare. The proposed density is consistent with 
provincial policy and meets the general intent of the UHOP and Secondary 
Plan. The proposed development has been designed to be compatible 
with the surrounding area and maintains and enhances the character of 
the neighbourhood.  

Lot Coverage  

The RM6 Zone requires a maximum lot coverage of 25% whereas the 
proposed development requires approximately 61%. In order to 
accommodate the increased lot coverage, enhanced landscape features 
will be provided along the front and side yards of the proposed 
development. The proposed development provides an active street 
presence along Wilson Street, minimizing surface parking and achieves the 
design goals of the Wilson Street Secondary Plan Urban Design Guidelines.  

Further, regulated building stepbacks in the Zoning By-law Amendment 
ensure the massing remains appropriate and provides a sense of 
openness.  

Rear and Side Yard Setback 

The Zoning By-law requires a minimum rear and side yard setback of 9 
metres and 18 metres for an apartment from a dwelling on an adjacent 
lot.   The intent of this regulation is to ensure adequate transition and 
separation between built forms. The proposed development provides for 
an approximate 1.5 metre eastern side yard and a 3.23 metre western side 
yard setback to accommodate the proposed below grade parking garage, 
additional tier and stepbacks are provided through the built form to create 
greater separation to the adjacent lots. These include an approximate 4.97 
metre western side yard setback and a 7.55 – 11.14 metre eastern side 
yard setback.  The additional setbacks maintain a 45-degree angular plane 
from the eastern lot line.  

Additionally, enhanced landscaping will be provided along the eastern and 
western side yards to provide for adequate screening and privacy. 
Landscape planters will be included in the planting screen and fencing 
along the eastern side yard. A detailed landscape plan will be provided at 
the Site Plan Control Stage of the project.  

Furthermore, the proposed development will accommodate a rear yard 
setback of 6.43 metres. A detailed landscape plan will be provided at the 



  

Site Plan Control Stage of the project to ensure adequate screening and 
privacy to the abutting recreational uses.  

Parking  

By-law No. 87-57 requires two parking spaces per unit plus 0.33 visitor 
parking spaces per unit for a multiple dwelling which results in a total of 
64 parking spaces and 11 visitor parking spaces, for a total of 75 required 
parking spaces. The proposed development provides a total of 45 parking 
spaces – 40 resident parking and 5 visitor parking spaces. Resident parking 
is proposed at a rate of approximately 1.40 parking spaces per unit.  

In support of the proposed reduced parking ratio, Nextran Consulting 
Engineers prepared a parking study which supports the reduced parking 
ratio.  

Children’s Outside Plan Area 

By-law No. 87-57 requires a curbed or fenced children’s play area with at 
least 2.5 square metres per bedroom, whereas the proposed 
development will not include a dedicated play area. While this regulation 
is not met in the proposed development, a fourth-floor amenity space 
(i.e., games room, party room and gym) and a roof top terrace is provided. 
Additionally, the proposed development is within close proximity to 
amenity areas and recreational trails and open space. 

Height  

The “RM6” Zones and Section 7.11 of the Zoning By-law requires a 
maximum building height of 10.5 metres. Height is calculated from the 
average finished grade around the building to the height point of the 
building. The townhouses at 97, 105 & 111 Wilson Street East and 123 
Wilson Street East were recently approved with a height increase of 11 
metres. The proposed height is consistent with the surrounding context. 
The proposed development is generally contained within a 45-degree 
angular plane to provide for an adequate transition between abutting land 
uses and built form. 

Landscaping 

The minimum landscaping required is 40% of the lot area, whereas 27% of 
is proposed. The proposed regulation is intended to accommodate the 
site-specific characteristics of the proposed development. Further, 
landscaping will be provided along the periphery of the proposed 
development to provide for adequate screening and privacy. A detailed 
landscape plan will be provided at the Site Plan Control Stage of the 
project. 

Planting Strip 

The parent “RM6” Zone requires a 3.0 metre landscape strip where the 
property adjoins an “ER”, “R1”, “R2” or “R3” Zone, whereas the proposed 



  

planting strip is 1.5 metre wide.  This requirement relates only to the 
easterly side yard.  In order to mitigate any potential visual and overlook 
concerns. At the time of site plan control, high quality landscaping 
materials that provide a dense visual screening will be determined and 
required, this will provide the necessary visual buffer between the 
developments.   

T. Valeri Construction Limited (c/o Valery Homes) is the owner of 154 
Wilson Street East in Hamilton, Ontario. The subject lands are proposed 
to be developed with a three (3) storey multiple unit dwelling with 32 units 
and 45 parking spaces. To permit the proposed development an Official 
Plan and Zoning By-law Amendment are required.  

The purpose of the Official Plan Amendment is to permit a maximum 
density of 93 units per hectare in a Low Density Residential 3 designation 
of the Ancaster Wilson Street Secondary Plan. The Zoning By-law 
Amendment is required to change the zoning from Existing Residential 
“ER” Zone to a site specific Residential Multiple “RM6-___” Zone.  

This Planning Justification Report has been prepared in support of the 
proposed Official Plan and Zoning By-law Amendment. The Report 
provides planning analysis and justification in support of the proposed 
development concluding that it is consistent with and conforms to the 
applicable planning policy framework noted below:  

• The proposed Official Plan and Zoning By-law Amendments are 
consistent with the Provincial Policy Statement;  

• The proposed Official Plan and Zoning By-law Amendments 
conform to the Growth Plan for the Greater Golden Horseshoe as 
it represents an appropriate form of intensification in an existing 
built-up area;  

• The proposed site-specific policies support the intent, goals and 
objectives of the Neighbourhood designation of the Urban 
Hamilton Official Plan;  

• The proposed site-specific policies support the intent, goals and 
objectives of the Low Density Residential 3 designation of the 
Ancaster Wilson Street Secondary Plan; and,  

• The proposed Zoning for the lands includes appropriate 
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. -____ 
 

Draft Urban Official Plan Amendment No. _____ 
 

The following text, together with Appendix “A” Volume 2, Ancaster 
Wilson Street Secondary Plan – Land Use Plan – Map B.2.8-1 attached 
hereto, constitutes Official Plan Amendment No. ___ to the Urban 
Hamilton Official Plan.  

1.0 Purposes and Effect 

The purpose of the Official Plan Amendment (OPA) is to identify a Site 
Specific Policy area to permit a maximum gross residential density of 93 
units per hectare, whereas the permitted gross residential density shall 
generally be 20-60 dwelling units per hectare in Policy B.2.8.7.3(b)(ii) in 
the Ancaster Wilson Street Secondary Plan. The effect of the amendment 
will accommodate a 3 storey, 32 multi residential building.  

2.0 Location  

The lands affected by this Amendment are Part of Lot 44 Concession 2 
and Part of the Original Road Allowance Between Concessions 2 and 3, 
Geographic Township of Ancaster, now in the City of Hamilton, 
municipally known as 154 Wilson Street East.  

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;  

• The subject land is located along a Major Arterial Road within the 
Community Node wherein a mix of uses are encouraged and 
supported, including low-rise multiple dwellings, and wherein 
residential intensification may be considered; and, 

• The proposed three (3) storey multiple dwelling represents a 
compatible form of intensification.  

4.0 Actual Changes  
 

4.1 Map Changes  
 

4.1.1 That Volume 2, Map B.2.8-1 Ancaster Wilson Street Secondary 
Plan: Land Use Plan is further amended by identifying the 



  

subject lands as Site Specific Policy – Area ___, as shown on 
Appendix A, attached. 

 
4.2 Text Changes 

 
4.2.1 Volume 2, Chapter B-2 – Ancaster Secondary Plans, Section 2.8 

Ancaster Wilson Street Secondary Plan is amended by adding a 
new Site Specific Policy – Area ___ to read as follows: 

 
Site Specific Policy – Area ___ 

2.8.16.11 Notwithstanding Policy B.2.8.7.3(b)(ii) for the 
lands designated Low Density Residential 3, 
located at 154 Wilson Street East, and identified 
as Site Specific Policy – Area ___ on Map B.2.8-1 
– Ancaster Wilson Street Secondary Plan: Land 
Use Plan, the maximum residential density shall 
be 93 units per hectare. 

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

This is Schedule “A” to By-Law No. 18-___ passed on the __ day of _____, 
2018.  

_________________________                    _________________________ 
Mayor                                                                Clerk 
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CITY OF HAMILTON 
 

BY-LAW NO. -____ 
 

To Amend Zoning By-law No. 87-57 (Ancaster), Respecting Lands 
Located at 154 Wilson Street East, 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. 87-57 (Ancaster) was enacted on the 
22nd day of June 1987, which was approved by the Ontario Municipal 
Board on the 23rd day of January, 1989;  
 
AND WHEREAS the Council of the City of Hamilton, in adopting Item ____ 
of Report 18-____ of the Planning Committee at its meeting held on the 
____ day of ______, 2018, recommended that Zoning By-law No.87-57 
(Ancaster), be amended as hereinafter provided; 
 
AND WHEREAS this By-law is in conformity with the Urban Hamilton 
Official Plan, upon finalization of Official Plan Amendment No. ___; 
 
NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 

1. That Map No. 1 to Schedule “B”, appended to and forming part of By-
law 87-57 (Ancaster) as amended, is hereby further amended by 
changing from the Existing Residential “ER” Zone, to the Residential 
Multiple “RM6-___” ZOne, modified 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 the Residential Multiple “RM6” Zone regulations as contained in 
Section 19 are modified to include the following special 
requirements: 

 
a. Notwithstanding Sections 19.2(a), 19.2(c), 19.2(f), 19.2(j), 

19.2(h), 19.2(i), 19.2(k), 19.2(l), and 19.2(m), the following 
regulations shall apply: 

 
i. Minimum Lot Area 0.3 ha 

ii. Maximum Density 93 dwelling units per hectare 

iii. Maximum Lot Coverage 61 percent 

iv. Minimum Side Yard 1.5 metres for below grade 
parking garage  
 
West lot line, above grade, 4.90 
metre to a balcony and 5.75 
metres to the building façade; 
 
East lot line, above grade, 7.5 
metre to a balcony and 8.5 
metres to the building façade;  
 
Notwithstanding that above, 
any portion of the east building 
façade above 12.4 metres in 
height shall have a setback of a 
minimum of 11 metres; 
 

v. Minimum Rear Yard 6.4 metres, above grade  
 
0.5 metres for below grade 
parking garage  

vi. Maximum Height 15.1 metres 

vii. Minimum Landscaping 27 percent of the lot area 

viii. Planting Strip Where the boundary of a 
Residential “RM6” Zone adjoins 
lands zoned Existing Residential 
“ER” or Residential “R1”, “R2”, 
“R3”, a planting strip of 
minimum 1.5 metres width 
adjoining such boundary shall 
be provided. 

3. That the Parking and Loading regulations as contained in Section 
7.14 are modified to include the following special requirement: 



  

 
a. Notwithstanding Section 7.14(b), 1.4 parking spaces per 

dwelling unit shall be provided, of which 0.15 are for visitor 
parking. 
 

a. That the amending by-law be added to Map 1 of Schedule “B” of 
Ancaster Zoning By-law No. 87-57. 
  

b. 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 ______________, 2018. 

 

 

_________________________                    _________________________ 
Mayor                                                                Clerk 
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Appendix D – Policy Framework Matrix  
154 Wilson Street East, Hamilton (Ancaster)  

This Policy Framework Matrix is supplementary to the analysis provided in the Planning Justification Report prepared by UrbanSolutions. This Matrix provides an analysis to demonstrate that the amending applications in question are 

consistent with the policy statement issued under subsection 3(1) of the Planning Act, conform with or do not conflict with the provincial plans, and conforms with the Urban Hamilton Official Plan.  

 Provincial Policy 
Statement (2014)  

Growth Plan (2017) Urban Hamilton Official 
Plan 

Ancaster Wilson Street Secondary Plan  
(Volume 2, Chapter B of the UHOP) 

Response  

Building Strong Communities 

Managing and Directing Land 
Use to Achieve Efficient and 
Resilient Development and 
Land Use Patterns 

1.1 2.2 

A.2.3, A.2.4, B.2.4, 
B.3.1, C.3.2, E.2.4, E.3.1, 
E.3.2, E.3.3, E.3.6, E.4.1, 

E.4.2, E.4.6 

B.2.8.4, B.2.8.6, B.2.8.7, B.2.8.12  

The overarching theme of this policy framework is to ensure the development of 
strong, healthy communities by promoting efficient development and land use 
patterns, promoting cost effective development patterns and ensuring the wise 
use of land, resources and infrastructure.  
 
The subject lands are located within the built-up area of the City of Hamilton 
where growth is to be focused. The proposed development and supporting 
amending applications, contribute to providing a range of compatible land uses, 
including a full range of housing types and commercial uses to support the 
neighbourhood.  
 

Coordination 

1.2 2.2 B.3.1, B.3.6 B.2.8.6, B.2.8.12 

This policy framework provides direction on coordinating a comprehensive 
approach to dealing with planning matters, such as managing growth, economic 
development, natural and cultural heritage, natural and human-made hazards, 
addressing housing needs and population projections. Additionally, they arrive at 
provide a framework for ensuring compatibility between land uses.  
 
The proposed development is compatible with the surrounding land uses. As 
outlined in the Urban Design Brief (dated October 2018) prepared by Lintack 
Architects and the Planning Justification Report prepared by UrbanSolutions, the 
proposed development provides a transition in built form that is compatible with 
the existing and planned context of the surrounding neighbourhood.   
 
As determined in the Noise Impact Assessment (dated August 2018) prepared by 
dBA Acoustical Consultants, the proposed development can be designed to 
mitigate noise given the proximity of the proposed development to a Major 
Arterial road. Furthermore, the property is not located within the regulation limits 
of the Hamilton Conservation Authority and no environmental concerns were 
raised through the City’s Formal Consultation process.  
 

Housing 

1.4 2.2 
B.2.4, B.3.1, B.3.2, E.3.2, 

E.4.6 
B.2.8.6, B.2.8.7 

A key policy directive of Provincial Policy Statement and the UHOP is the 
accessibility and opportunity to provide for a range of housing types and densities 
that meet the projected requirements of current and future residents.  
 
In keeping with Provincial Policy, the UHOP identifies portions of Wilson Street 
East as a Community Node. Community Nodes function as vibrant, mixed-use 
areas containing a range of housing opportunities, are designed to accommodate 
residential intensification, and lend themselves to a range of built forms. The 
proposed development fulfills the intent of this designation as it will provide for 
intensification along an area identified in the UHOP / Ancaster Wilson Street 
Secondary Plan for transition and intensification.  
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Wilson Street East between Halson Street and Fiddlers Green Road is undergoing 
a transition in built form that is in keeping with the City’s goals and objective for 
providing intensification along the Wilson Street corridor.  
 

Public Spaces, Recreation, 
Parks, Trails and Open Space 

1.5 4.2 B.3.5, E.3.9 B.2.8.8.5, B.2.8.9 

This policy framework encourages healthy, active communities through 
promoting development that utilizes and / or provides for active transportation 
and community connectivity, as well as providing accessibility to community 
facilities, parkland, public spaces and open spaces. 
 
In keeping with this policy direction, the proposal represents a compact and 
transit-supportive form of development within the Built-Up Area while utilizing 
existing municipal services. The subject lands are located in close proximity to 
transit stops, and a range of amenities, schools, parks, trails and natural 
conservation areas.  
 

Infrastructure and Public 
Service Facilities 

1.6 3.2 

B.2.4, B.3.1, B.3.3, C.5.3, 
E.2.4, E.3.10, E.4.2, E.4.6 

 
 

B.2.8.14, B.2.8.15 

The overarching theme of this policy framework is to ensure the efficient uses of 
existing infrastructure. Whereas existing infrastructure and public service facilities 
are to be maximized, wherever possible, before developing new infrastructure 
and public service facilities. 
 
The subject lands are within close proximity to public transportation options. 
Wilson Street is supported by east-west bike lanes. This area is also serviced by 
the HSR.  
 
Additionally, as concluded in the Functional Servicing Report (FSR) (dated October 
18, 2018) prepared by Walterfedy, there is sufficient water and sanitary 
infrastructure and capacity for the proposed development.  The proposed 
development will utilize both existing and municipal sewage and water services in 
a manner that is consistent with the policy framework.  The FSR notes that 
stormwater quality and quantity control matters have been addressed 
appropriately.  The proposed servicing strategy is in accordance with the City of 
Hamilton’s servicing requirements and is consistent with the provincial 
infrastructure policies.  
 

Long-Term Economic 
Prosperity 

1.7 2.2 B.3.1, B.3.3 B.2.8.6, B.2.8.12, B.2.8.14, B.2.8.15 

Long-term Economic Prosperity is encouraged by the redevelopment of lands that 
efficiently use existing infrastructure and public services, such as active 
transportation and transit. As well as supporting development that enhances the 
vitality and viability of mainstreets, by promoting well designed built form and the 
redevelopment of brownfield sites.  
 
As noted through the Urban Design Brief prepared by Lintack Architects and the 
Planning Justification Report prepared by UrbanSolutions, through appropriate 
architectural and urban design measures, the proposed development is 
compatible with the surrounding context as it provides for an adequate transition 
in height and built form and provides a density that is suitable for the surrounding 
area. It supports Provincial and Municipal policy framework in developing an area 
intended for intensification and well as utilizes existing active transportation and 
transit options.  
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Energy Conservation, Air 
Quality and Climate Change 

1.8 4.2 B.3.6, B.3.7 B.2.8.6, B.2.8.12, B.2.8.14 

This policy framework provides direction for development to support energy 
conservation and efficiency, improve air quality, reduce greenhouse gas emissions 
and climate change adaptation through land use and development patterns which 
support urban form and promote active transportation and transit.  
 
The proposed development represents a compact form of residential 
development along an intensification corridor identified in the City’s policy 
framework.  The subject lands are within close proximity to active transportation 
and transit options. The subject lands are supported by dedicated bike lanes that 
are provided along this segment of Wilson Street East and the No. 16 HSR bus 
route.  
 

Wise Use and Management of Resources 

Natural Heritage 

2.1 4.2 C.2.1, C.2.2, C.2.11 - 

This policy framework provides direction on preserving and enhancing natural 
heritage features.  
 
The subject lands are not within the regulated limits of the Hamilton Conservation 
Authority. There are no natural heritage features present on the property, as 
confirmed by the Formal Consultation process.  
 

Water  

2.2 4.2 C.2.1, C.2.2, C.2.13 - 

This policy framework provides direction on preserving and enhancing water 
features.  
 
The City’s Formal Consultation process did not identify any water resources 
affecting the subject lands.  
 

Agriculture 

2.3 4.2 C.3.2 - 

This policy framework provides direction on preserving and enhancing agricultural 
land and resources.  
 
The subject lands are located within the City of Hamilton’s Urban Boundary and 
are not identified for agricultural uses.  
 

Minerals and Petroleum 

2.4 4.2 - - 

This policy framework provides direction on preserving and enhancing mineral 
and petroleum resources.  
 
The City’s Formal Consultation process did not identify any mineral and petroleum 
resources affecting the subject lands. 
 

Mineral Aggregate Resources 

2.5 4.2 - - 

This policy framework provides direction on preserving and enhancing mineral 
aggregate resources.  
 
The City’s Formal Consultation process did not identify any mineral aggregate 
resources affecting the subject lands. 
 

Cultural Heritage and 
Archaeology 

2.6 4.2 B.3.4 B.2.8.13 
A key policy directive of Provincial Policy and the UHOP is the preservation of 
cultural heritage resources.  
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A Stage 1 – 2 Archeological Assessment completed by Archeoworks Inc. found that 
there are no archaeological resources on the subject lands.  
 

Protecting Public Health and Safety 

Natural Hazards 

3.1 2.2 B.3.6 - 

This policy framework provides direction on protecting public health and safety 
with regards to natural hazards. Natural hazards are defined by the PPS as areas 
adjacent to shorelines of the Great Lakes, rivers, streams and small inland lake 
systems which are impacted by flooding and erosion hazards.  
 
The City’s Formal Consultation process did not identify any natural hazard 
resources affecting the subject lands. 
 

Human-Made Hazards 

3.2 2.2 B.3.6 - 

This policy framework provides direction on protecting public health and safety 
with regards to human-made hazards. Human-made hazards are defined in the 
PPS as mine hazards, oil, gas and salt hazards to former mineral mining operations, 
mineral aggregate operations or petroleum resource operations may be 
permitted only if rehabilitation or other measures to address and mitigate known 
or suspected hazards are under way or have been complete  
 
The City’s Formal Consultation process did not identify any human-made hazard 
resources affecting the subject lands. 
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