
 

 
 

 
 
June 2, 2022           370-20  
     
Via Email and Delivered 
 
Mr. Michael Fiorino,  
Planner II, Development Planning, Heritage and Design  
 
City of Hamilton,  
71 Main Street West, 5th Floor 
Hamilton, ON L8P 4Y5 
 
 
Dear Mr. Fiorino: 
 
RE: 559 Garner Road East, Hamilton 
 Official Plan & Zoning By-law Amendment Resubmission (UHOPA-21-022 / ZAC-21-047) 
   
As you know, UrbanSolutions Planning & Land Development Consultants Inc. (UrbanSolutions), is the 
authorized planning consultant for Garner South M.D. Developments Inc. (Owner) and is pleased to 
provide the following Official Plan & Zoning By-law Amendment resubmission application for the lands 
known municipally as 559 Garner Road East, in the City of Hamilton, on their behalf. 
 
An Official Plan & Zoning By-law Amendment was previously submitted for the initial iteration of the 
proposed concept on September 24, 2021 (UHOPA-21-022 / ZAC-21-047). City of Hamilton staff reviewed 
the Concept Plan and provided comments to be addressed in January of 2022. Since that submission, the 
proposed development has been revised and altered to address comments provided by the various City 
departments. The revised development concept now entails one (1) 7-storey multiple dwelling containing 
99 residential units. The proposal is accommodated by a total of 148 parking spaces, 60 long-term bicycle 
parking spaces and 8 short-term bicycle parking spaces.  
 
The proposed Official Plan Amendment now seeks to redesignate the lands from Low Density Residential 
(Infill/Existing) to a Site Specific Policy – Area-___ Medium Density Residential 3 in the Meadowlands 
Neighbourhood III Secondary Plan. To recognize the changes made to the Concept design, the Official Plan 
Amendment would now permit a net residential density of 250 units per hectare and a maximum building 
height of 7-storeys in the Site Specific Policy Area of the Meadowlands Neighbourhood III Secondary Plan. 
 
Similarly, the Zoning By-law Amendment has been adjusted to change the zoning of the subject lands from 
the Agricultural “A” Zone in the Town of Ancaster Zoning By-law No. 87-57 to a site specific Residential 
Multiple “RM6-__” Zone, in the Town of Ancaster Zoning By-law No. 87-57 with appropriate regulations 
to bring the proposed massing into conformity with the By-law.  
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The Development Planning comments provided requested the proposed development be further 
evaluated against Sections B.2.4.1, B.2.4.2.2 and E.3.5.9 of the Urban Hamilton Official Plan. An analysis 
of these policies has been provided below accordingly: 
 
“B.2.4.1.4 Residential intensification developments shall be evaluated based on the following 
criteria: 
 
 a) a balanced evaluation of the criteria in b) through g) as follows; 
 
Planning Comment: The proposed development balances and addresses the evaluation of criteria 
contained in the policies below. 
 

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

 
Planning Comment: The proposed development has been designed to be compatible with the existing 
character and function of the neighbourhood. The development has been designed to respect the 
character, scale, and appearance of the surrounding area which is characterized by a varied range of 
densities and built forms inclusive of ground related dwellings and 3-4 storey townhouse dwellings. The 
proposal enhances the character of the area by further optimizing an under-utilized parcel to increase the 
housing stock within the City’s Urban Boundary. It builds upon the established patterns and built forms 
by transitioning height and density from the low rise dwellings along Garner Road East to the east to the 
proposed seven storey multiple dwelling at the intersection of Southcote Road and Garner Road East, 
which implements appropriate step backs and setbacks. These setbacks and step backs ensure the angular 
plane as required by the Hamilton City-Wide Corridor Planning Principles and Design Guidelines informs 
the angular plane provided by the proposed structure. As noted in the Urban Hamilton Official Plan, the 
Neighbourhoods are intended to accommodate a mix of low, medium and high rise residential buildings, 
like the development proposed in the subject application. 
 

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

 
Planning Comment: The neighbourhood is currently occupied by a varied mix of densities and built forms; 
predominantly single detached dwellings and 3-4 storey townhouse dwellings. The proposed 
development will contribute to the provision of a range of housing forms and densities in the surrounding 
neighbourhood. As the proposed development consists of one-bedroom, one-bedroom + den and two-
bedroom + den dwelling units, it will contribute to the overall housing stock and 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; 
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Planning Comment: 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 previously prepared by GSP Group demonstrates that the design of the 
proposed building includes a step back on the fifth floor of the building along the eastern face of the 
structure which abuts low-rise dwellings, to mitigate the impacts on the properties to the east. The 
building also implements a 2-storey street wall podium to reduce the impact of the façade.  
 

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

 
Planning Comment: The Neighbourhoods designation is exemplified in the proposed development. This 
designation is intended to consist primarily of residential areas and complementary facilities containing a 
range of housing opportunities. The designation shall allow for opportunity for a full range of housing 
forms, types and tenure. The proposal fulfills the intent of this designation as it will contribute to the 
provision of a range of housing forms while improving the overall housing stock with 99 additional 
dwelling units and is located in close proximity to existing commercial uses and public service 
infrastructure such as schools, churches, cemeteries, libraries and parks.  
 
 f) infrastructure and transportation capacity; and 
 
Planning Comment: Infrastructure impacts have been reviewed and assessed via the Functional Servicing 
Report submitted in support of these applications. The Functional Servicing Report prepared by Odan 
Detech concluded that the proposal can be appropriately accommodated by the existing infrastructure in 
the neighbourhood. Further, the City completed a review of the transportation network capacity and 
potential impacts as a result of the proposal and noted no concerns with the approval of the proposed 
development. 
 
 g) the ability of the development to comply with all applicable policies. 
 
Planning Comment: The proposed Official Plan and Zoning By-law amendments are consistent with the 
Provincial Policy Statement and conform to the Growth Plan as the development proposal represents an 
appropriate form of intensification in an existing built-up area. The proposed site-specific Zoning By-law 
supports the intent, goals and objectives of the Neighbourhoods designation of the UHOP. Finally, the 
proposed amending Zoning By-law includes appropriate regulations and implements the general intent of 
the UHOP and Town of Ancaster Zoning By-law No. 87-57.  
 
“B.2.4.2.2. When considering an application for a residential intensification development within the 
Neighbourhoods designation, the following matters shall be evaluated: 
 
 a) the matters listed in Policy B.2.4.1.4; 
 
Planning Comment: Refer to analysis of Policy B.2.4.1.4 above. 
 

b) compatibility with adjacent land uses including matters such as shadowing, overlook, noise, 
lighting, traffic, and other nuisance effects; 
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Planning Comment: A Noise Impact Study, Sun Shadow Study and Urban Design Report were all completed 
to evaluate the impact of the proposed development on the adjacent land uses. The proposal was 
concluded to present no adverse shadowing or noise impacts. Further, the positioning of the massing on 
site and implementation of a 5-storey step back on the eastern side of the building ensure matters of 
overlook are appropriately addressed. 
 

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

 
Planning Comment: The proposed scale, height and massing of the development is compatible with the 
surrounding neighbourhood and maintains suitable transition to those properties which directly abut the 
subject lands. The 7-storey height does not represent a dramatic departure from the 3-storey townhouse 
dwellings found east and west along Garner Road East and is appropriate given Garner Road East’s 
classification as a Major Arterial Road and Southcote Road’s classification as a Minor Arterial Road in 
Schedule C of the UHOP. Overall, the massing represents appropriate intensification of an underutilized 
site that is sensitive to the scale of the area and mitigates any adverse shadow impacts. 
 
 d) the consideration of transitions in height and density to adjacent residential buildings; 
 
Planning Comment: An evaluation of transition in the height and density of the proposal to adjacent 
properties was completed in the Urban Design Report previously prepared by GSP Group and the initial 
Planning Justification Report prepared by UrbanSolutions. The Urban Design Report concluded the project 
minimizes the impacts of shadowing and maximizing light to adjacent properties and the public realm 
through the proposed building location and massing. The revised Concept Plan maintains the conclusions 
of the previously completed Urban Design Report with regards to transition in scale. The stepbacks 
introduced additionally help to reduce the perceived scale of the development from the street. Though 
the density is higher than the other properties in the community, the proposed building is still considered 
an example of appropriate intensification at the periphery of neighbourhoods. It is anticipated in the 
UHOP that higher density residential development will occur in the Neighbourhoods designation and the 
Garner Road East corridor is no exception. As such, the proposal achieves a suitable transition of height 
in density to adjacent residential buildings given the site context. 
 

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

 
Planning Comment: The proposal ensures surface parking is located internal to the site and out of view 
from the public Right-of-Ways and maintains setbacks to street lines which are consistent with other 
developments in the area. Further, the façade introduces materiality which is in keeping with the 
character of the surrounding area and runs parallel to Garner Road East and Southcote Road. The siting 
of the building near the street lines, with facades along both street edges helps provide definition and a 
sense of enclosure along both streets and adds prominence to the corner. Accordingly, the configuration 
of the proposed multiple dwelling supports the existing pattern of the neighbourhood. 
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f) the provision of amenity space and the relationship to existing patterns of private and public 
amenity space; 

 
Planning Comment: The total proposed amenity space on site has increased from 1,224.0 m2 in the initial 
concept to 1,589.0 m2 proposed in the revised concept. The amenity space on site in conjunction with 
the indoor amenity space contained within the development account for 1,589.0 m2 and adequately 
address the amenity needs of the future residents of the property. Additionally, the 1.24-hectare 
Moorland Park is located just 850 metres north of the subject lands, which will provide further passive 
and active recreation opportunities to the proposed development. 
 

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

 
Planning Comment: The proposed massing on site has given careful consideration to those abutting 
properties to the north and east through the location of the building at the southwest corner of the 
property. The block length has been limited to approximately 46.0 metres along Garner Road East which 
establishes a street-oriented and pedestrian friendly design. Further, setbacks along each property line, 
landscape buffers and step backs in the massing all contribute to suitable spatial separation for abutting 
properties. 
 
 h) the ability to complement the existing functions of the neighbourhood; 
 
Planning Comment: The proposed development contributes to a range of housing forms and dwelling 
types in the surrounding community. As the existing neighbourhood is characterized by a variation of 
residential housing densities and dwelling types, the proposal is in keeping with the existing function of 
the neighbourhood. Further, the existence of schools, churches, parks, commercial uses and other 
community infrastructure complements the introduction of 99 residential units as proposed in the subject 
application. 
 
 i) the conservation of cultural heritage resources; and 
 
Planning Comment: As confirmed by the Archaeological Assessment completed by Archaeological Services 
Inc. for the subject lands, the proposed development does not present any adverse impacts to cultural 
heritage resources on site. 
 
 j) infrastructure and transportation capacity and impacts. 
 
Planning Comment: Infrastructure impacts have been reviewed and assessed via the Functional Servicing 
Report submitted in support of these applications. The Functional Servicing Report prepared by Odan 
Detech concluded that the proposal can be appropriately accommodated by the existing infrastructure in 
the neighbourhood. Further, the City completed a review of the transportation network capacity and 
potential impacts as a result of the proposal and noted no concerns with the approval of the proposed 
development. 
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“E.3.5.9  Development within the medium density residential category shall be evaluated on the 
basis of the following criteria: 

 
a) Developments should have direct access to a collector or major or minor arterial road. If direct 
access to such a road is not possible, the development may gain access to the collector or major 
or minor arterial roads from a local road only if a small number of low density residential dwellings 
are located on that portion of the local road. 

 
Planning Comment: The proposed development has direct access to Garner Road East which is classified 
as a Major Arterial road on Schedule C – Functional Road Classification in the Urban Hamilton Official Plan. 
 

b) Development shall be integrated with other lands in the Neighbourhoods designation with 
respect to density, design, and physical and functional considerations. 

 
Planning Comment: The proposed development achieves compatibility in design, massing and function 
with the surrounding neighbourhood. The proposed density can be considered suitable for the area given 
the site’s frontage on a Major Arterial road and findings of the Functional Servicing Report and 
Transportation Impact Study confirming the development can be sufficiently serviced by existing 
infrastructure. Appropriate setbacks and separation distances have been captured in the provisions of the 
site specific amending By-law. 
 

c) Development shall be comprised of sites of suitable size and provide adequate landscaping, 
amenity features, on-site parking, and buffering if required. The height, massing, and 
arrangement of buildings and structures shall be compatible with existing and future uses in the 
surrounding area. 

 
Planning Comment: The subject lands are 0.399 hectares in size after accommodating the required road-
widening dedications, which is aligned with the 0.4 hectare minimum lot area established by the Zoning 
By-law for the Residential Multiple “RM6” Zone. Additionally, the site design establishes adequate 
landscaping and buffering along the property lines as required. On-site parking is provided at a rate of 
1.45 spaces per dwelling unit and the arrangement of the massing at the corner of Garner Road East and 
Southcote Road implements appropriate transition and compatibility with the abutting ground-related 
buildings to the north and east. 
 

d) Access to the property shall be designed to minimize conflicts between traffic and pedestrians 
both on-site and on surrounding streets. 

 
Planning Comment: There is only a singular proposed access to the property which ensures conflicts 
between traffic and pedestrians are minimized. The access is designed with tactile strips where the 
sidewalk meets the access to maintain pedestrian safety. Further, a 5.72 metre road widening dedication 
along Southcote Road and an 8.22 metre road widening dedication along Garner Road East ensure an 
appropriately sized sidewalk and landscaped area is provided for pedestrians traversing the frontage of 
the site. 
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e) The City may require studies, in accordance with Chapter F – Implementation Policies, 
completed to the satisfaction of the City, to demonstrate that the height, orientation, design, and 
massing of a building or structure shall not unduly overshadow, block light, or result in the loss of 
privacy of adjacent residential uses. 

 
Planning Comment: As confirmed by the Sun/Shadow Analysis contained in the Architectural Drawing Set 
prepared by SRM Architects, the proposed development presents no adverse impacts to the surrounding 
properties with regards to resulting shadows as sufficient sun exposure is maintained for affected 
properties. Further, the alterations to the proposed massing maintain the conclusions contained in the 
previously prepared Urban Design Report which concludes that the proposed development establishes a 
street-oriented design and pedestrian friendly design that utilizes a defined building base and massing 
which is scaled appropriately to respect abutting properties. 
 
The Development Planning comments obtained from the City also requested an update on the microsite 
engagement and verification if the Ward Councillor had requested a Neighbourhood Information meeting. 
Since the microsite’s inception in October of 2021, the microsite saw 25 visitors in 2021 and 39 visitors in 
2022. Further, the Ward Councillor has not requested a Neighbourhood Information Meeting at this time. 
 
In support of the Official Plan Amendment and Zoning By-law Amendment resubmission, please find 
enclosed the following: 
 

 One (1) copy of the Survey Plan prepared by Barich Grenkie Surveying Ltd.; 
 One (1) copy of the Concept Plan prepared by SRM Architects;  
 One (1) copy of the Architectural Drawing Set inclusive of Sun/Shadow Study prepared by SRM 

Architects; 
 One (1) copy of the Architectural Renderings prepared by SRM Architects; 
 One (1) copy of the Comment Tracking Chart prepared by SRM Architects; 
 One (1) copy of the draft Official Plan Amendment prepared by UrbanSolutions; 
 One (1) copy of the draft Zoning By-law prepared by UrbanSolutions; 
 One (1) copy of the Landscape Plan prepared by MSLA; 
 One (1) copy of the Tree Protection Plan prepared by MSLA; 
 One (1) copy of the Functional Servicing and Stormwater Management Report prepared by Odan 

Detech Group Inc.; 
 One (1) copy of the Grading & Servicing Plan prepared by Odan Detech Group Inc.; 
 One (1) copy of the Comment Tracking Chart prepared by Odan Detach Group Inc.; 
 One (1) copy of the Noise Impact Study prepared by dBA Acoustical Consultants; 
 One (1) copy of the Stage 1 & 2 Archaeological Assessment prepared by Archaeological Services 

Inc.; and, 
 One (1) copy of the Archaeological Report Registration Letter prepared by the Ministry of 

Heritage, Sport, Tourism and Culture Industries. 
 
 
 

 




