CITY OF HAMILTON
PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT
Planning Division
TO: Chair and Members
WARD AFFECTED: WARD 1
Economic Development and Planning
Committee
COMMITTEE DATE: August 9, 2010
SUBJECT/REPORT NO:
Application for an Amendment to Hamilton Zoning By-law No. 6593 for Lands Located
at 16 Strathcona Avenue South (Hamilton) (PED10147) (Ward 1)
SUBMITTED BY:
Tim McCabe
General Manager
Planning and Economic Development
Department

PREPARED BY:
Cam Thomas
(905) 546-2424, Ext. 4229

SIGNATURE:

RECOMMENDATION:
That Amended Zoning Application ZAC-09-045, by Clark Cerello, Owner, for a
change in zoning from the “D” (Urban Protected Residential - One and Two Family
Dwellings) to the “DE” (Low Density Multiple Dwellings) District, Modified, for lands
located at 16 Strathcona Avenue South (Hamilton), as shown on Appendix “A” to Report
PED10147, be DENIED on the following basis:
(a)

That it does not comply with the intent of the policies of the Hamilton Official Plan
and the Hamilton Urban Official Plan in terms of intensification policies.

EXECUTIVE SUMMARY
The proposal is for the rezoning of lands located at 16 Strathcona Avenue South, to
permit the expansion and conversion of an existing single-detached dwelling to allow for
the development of 5 condominium apartment units, with 2 parking spaces (see
Appendix “B”). In review of the application, staff recognizes that the proposal employs
adaptive re-use principles to maintain the character of the existing dwelling on the
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street, and would utilize innovative and attractive architectural design, which would
include a green roof (see Appendix “G”).
The proposal is unique and forward thinking in terms of promoting rapid transit use and
alternative modes of travel in proximity to existing and planned transit corridors. The
proposal would be consistent with the intent of the Provincial Policy Statement and
Places to Grow Plan with respect to encouraging intensification.
However, notwithstanding the recognized merits, the proposal does not comply with the
intent of the City of Hamilton Official Plan and the Hamilton Urban Official Plan in terms
of intensification policies. Due to the massing and scale of the proposed building, there
is a concern that the proposal would result in the development of an enlarged building
on a small lot. To address the parking shortfall, the applicant is proposing a parking
demand management strategy that relies on incentives that may be difficult to sustain
over the long term. The proposal would exceed the recommended density requirement
of 40-80 units per hectare in the draft Strathcona Neighbourhood Plan.
Alternatives for Consideration - See Page 25.
FINANCIAL / STAFFING / LEGAL IMPLICATIONS (for Recommendation(s) only)
Financial:

None.

Staffing:

None.

Legal:

As required by the Planning Act, Council shall hold at least one (1) Public
Meeting to consider an application for a Zoning By-law Amendment.

HISTORICAL BACKGROUND
The subject property is located at 16 Strathcona Avenue South (Hamilton) and consists
of an existing 2-½ storey building (circa early 1900’s) with a mansard style roof, which is
currently being utilized as a lodging house for 10 lodgers. The lodging house is not
licensed. The front yard has been paved in its entirety with a concrete surface to
replace the former landscaping and to accommodate 3 vehicles. The parking spaces
encroach partially into the right-of-way. The property also has legal frontage (4.5m) at
the terminus of Edison Street, which forms a dead-end along a portion of the rear
property line.
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Proposed Zoning By-law Amendment
The applicant is proposing a 4-storey rear walkout addition to allow for the development
of 5 condominium apartment dwelling units within the expanded dwelling (2 units in the
existing driveway, 3 units in the proposed addition). The proposed addition would be
approximately 11.5 metres in length, and would have an overall gross floor area of
624.5 square metres (6,250 square feet). The proposed addition would be 1.6 metres
lower in building height than the current dwelling due to the sloping nature of the rear
yard and the use of a smaller roof. The individual units would range in area from 100
square metres to 141 square metres (1,000-1,400 square feet).
The applicant had initially proposed 5 parking spaces for the 5 units, consisting of the
existing 3 spaces in the front yard and 2 spaces in the rear yard, with a new access
proposed from Edison Street. The initial proposal also identified the use of rear yard
balconies, which would project to within 2.6 metres of the rear property line. A green
roof is also proposed for additional amenity space.
The parking arrangement was modified following a Neighbourhood Meeting. Vehicular
access from Edison Street would be eliminated to address the concerns of the
neighbours on Edison Street with respect to child safety and the removal of one permit
parking space on the street. As such, the amended proposal is for 2 parking spaces for
5 units. Additional modifications include the provision of a rear courtyard having a depth
of 5.59 metres in-lieu of a paved driveway, and the removal of the rear yard balconies.
In recognition of the reduced parking requirements, the applicant is promoting a parking
management strategy through incentives for the potential purchasers that include transit
passes, scooters, car share plans, and facilities for the secure indoor storage of bicycles
and scooters.
The proposed Zoning By-law Amendment would require a change in zoning from the
“D” (Urban Protected Residential - One and Two Family Dwellings) to a Site-Specific
“DE” (Low Density Multiple Dwellings) District to permit the 5 condominium apartment
units.
As outlined below, a number of Site-Specific Zoning provisions would be required for
the “DE” District to address the following changes from the standard provisions for the
development of the proposed 5 unit apartment condominium. Note: Although the
property is a through lot with 2 front yards, Strathcona Avenue is deemed to be the front
lot line.
Zoning Provision

Proposed

“DE” Requirement

Width of Lot

11.56 metres

24 metres

Area of Lot

370 square metres

800 metres

Vision: To be the best place in Canada to raise a child, promote innovation, engage citizens and provide diverse economic opportunities.
Values: Honest, Accountability, Innovation, Leadership, Respect, Excellence, Teamwork

SUBJECT: Application for an Amendment to Hamilton Zoning By-law No. 6593 for
Lands Located at 16 Strathcona Avenue South (Hamilton) (PED10147)
(Ward 1) - Page 4 of 26
Side Yard

1.24 metres

3 metres

Height

11.5 metres

11 metres

No. of Parking Spaces

2 spaces (with encroachments)

7 spaces

Parking Stall Location

Parking in Front Yard with
Encroachments onto Strathcona
Avenue South

No Parking is
Permitted in Front
Yard

Minimum Landscaped
Area

20% (17% Rear Yard,
3% Front Yard)

25%

Details of Submitted Application
Owner:

Clark Cerello

Agent:

A.J. Clarke and Associates
(c/o Steve Fraser)

Location:

16 Strathcona Avenue South, south of King Street West
(See Appendix “A”)

Property Size:

Width:
Depth:
Area:

11.55m
31.69m
367.28 square metres

EXISTING LAND USE AND ZONING:

Subject Lands:

Existing Land Use

Existing Zoning

Lodging House
(Not Licensed)

“D” (Urban Protected
Residential) District

Single-detached Dwellings

“D” (Urban Protected
Residential) District

Surrounding Lands:
North, South,
East, and West
POLICY IMPLICATIONS
The following Provincial and local policy documents were examined in the review of
these applications.
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Provincial Policy Statement
The Provincial Policy Statement encourages residential intensification, the efficient use
of land and infrastructure, and the promotion of healthy, livable, and safe communities.
Among other factors, the promotion of efficient development and land use patterns,
which sustain the financial well-being of the Province and municipalities over the long
term, is identified as a key component in Policy 1.1.1 for maintaining healthy
communities.
The proposal is consistent with Policy 1.1.3.1, which encourages growth to be focused
in settlement areas.
Policy 1.1.3.2 directs that land use patterns within settlement areas shall be based on
the development of densities and a mix of land uses that use land efficiently, are
appropriate for the available or planned infrastructure, and which minimize negative
impacts to air quality and promote energy efficiency.
Policy 1.1.3.4 directs that appropriate development standards should be promoted
which facilitate intensification, redevelopment, and compact form, while maintaining
appropriate levels of health and public safety.
Concerning this policy, staff notes that the proposal would achieve a certain
compactness in form, which would meet the general intent of the Provincial Policy
Statement.
The PPS further directs in Policies 1.4.1 and 1.4.3 that an appropriate range of housing
types and densities are to be provided. The policy encourages variation in housing
types and densities, providing the uses are appropriate for the area and allow for
compatible development. The proposal would provide for the development of innovative
housing that would utilize adaptive re-use principles to maintain the character of the
existing streetscape and would meet the intent of this policy.
In addition, Policy 1.7.1 outlines that major facilities (i.e. airports, transportation
corridors, industries, etc.) and sensitive land uses (i.e. residential dwellings) should be
appropriately designed, buffered, and separated from each other to prevent adverse
effects such as noise. Since the subject property is located approximately 70m from
King Street West, 170m from Main Street West, and 320 metres from the Canadian
Pacific Railway lands, which are major transportation corridors, there is a requirement
for a noise study.
Based on the foregoing, the proposal would contribute to the provision of higher density
development within the Strathcona Neighbourhood, which is generally consistent with
the intent of the PPS.
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Places to Grow
The subject property is within the “Built-up Area” of the Places to Grow Growth Plan,
which includes the lands within the limits of the developed urban boundary.
The policies encourage development and redevelopment within the Built-up Area of the
City, and encourage the provision of a range and mix of housing, which includes
affordable housing needs. The direction provided in Places to Grow has also been
incorporated into the City’s New Official Plan for the Urban Area to ensure that the
growth management targets, as mandated by the Province, are met.
The City of Hamilton is required to accommodate 40% of all new residential growth
within the Built-up Area starting in 2015. In addition, development is required to be
designed to support public transit and maximize the use of existing infrastructure.
As the proposal would contribute to intensification within the Built-up Area of the City by
providing for condominium apartment units which would support public transit use, it
would generally meet the intent of the residential intensification objectives of the Growth
Plan.
Hamilton-Wentworth Official Plan
The subject property is designated as “Urban Area” in the Hamilton-Wentworth Official
Plan. Policy C-3.1.1 outlines that a wide range of urban uses, defined through Area
Municipal Official Plans and based on full municipal services, will be concentrated in the
Urban Areas.
Policy C-3.1.1 identifies that a compact higher density urban form, with mixed-use
development in identified Regional and Municipal Centres and along corridors, best
meets the environmental, social, and economic principles of sustainable development.
In terms of public transit objectives, Policy C.4.3.2.1 is supportive of optimizing transit
service levels as a viable alternative to the automobile, and Policy C.4.3.2.7 promotes
the concentration of high density development in the immediate proximity of major
transit corridors.
The proposal would meet the general intent of the Hamilton-Wentworth Official Plan in
terms of creating a compact, higher density urban form, which is supportive of public
transit.
Based on the foregoing, the proposal conforms to the intent of the Hamilton-Wentworth
Official Plan.
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Hamilton Official Plan
The subject property is designated “Residential” in the Hamilton Official Plan, which
identifies in Policy A.2.1.1 that the primary uses are for dwellings. The policies which
are of relevance to the proposed Zoning By-law Amendment include the following:
“A. 2.1.8

It is the intent of Council that a variety of housing styles, types, and
densities be available in all RESIDENTIAL areas of the City, and further,
that proposals for new development or redevelopment will contribute to
the desired mix of housing, where practicable. In this regard, Council will
be guided by the Housing Policies of Subsection C.7 and the
Neighbourhood Plan Policies of Subsection D.2.

A.2.1.10

Subject to the Ontario Building Code, as amended from time-to-time,
development and redevelopment designs, which reflect improved energy
efficiency and take into account innovations in building technology, will be
encouraged.

A.2.1.13

Plans for redevelopment will, to the satisfaction of Council, ensure that the
RESIDENTIAL character of the area will be maintained or enhanced, and
that the redevelopment will not burden existing facilities or services.

A.2.1.14

In evaluating the merits of any proposal for multiple-family RESIDENTIAL
development, Council will be satisfied that the following considerations are
met:
(i)

The height, bulk, and arrangement of buildings and structures will
achieve harmonious design and integrate with the surrounding
areas; and,

(ii)

Appropriate open space, including landscaping and buffering, will
be provided to maximize the privacy of residents and minimize the
impact on adjacent lower density uses.

C.7.1 (i)

In the development of new RESIDENTIAL areas and, as far as
practicable, in the infilling or redevelopment of established areas, Council
may undertake or require the following in order to achieve high standards
of RESIDENTIAL amenity: provision and maintenance of adequate offstreet parking.

C.7.2

Varieties of RESIDENTIAL types will not be mixed indiscriminately, but will
be arranged in a gradation so that higher-density developments will
complement those of a lower density, with sufficient spacing to maintain
privacy amenity and value.
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C.7.3

D.2.2

Council will encourage a RESIDENTIAL ENVIRONMENT of an adequate
physical condition that contains a variety of housing forms that will meet
the needs of present and future residents. Accordingly, Council will:
(iii)

Support
RESIDENTIAL
development
such
as
infilling,
redevelopment, and the conversion of non-residential structures
that makes more efficient use of the existing building stock and/or
physical infrastructure that recognize and enhance the scale and
character of the existing residential area by having regard to natural
vegetation, lot frontage and areas, building height, coverage, mass,
setbacks, privacy, and overlook.

(ix)

Support the concept of a RESIDENTIAL community that provides a
diversity of dwelling forms and housing options accessible to all
Hamilton residents.

(xi)

Encourage development at densities conducive to the efficient
operation of Public Transit, and which utilizes designs or
construction techniques that are energy efficient.

The detailed planning for the distribution and location of various land uses
in each PLANNING UNIT will be determined or reviewed through the
preparation of NEIGHBOURHOOD PLANS. In this regard, Council will
ensure that all new development and/or redevelopment complies with the
provision of this PLAN and the NEIGHBOURHOOD PLAN. However,
Council may permit a minor extension to, or the intensification of, an
existing use or a use that is deemed temporary which does not meet the
NEIGHBOURHOOD PLAN, provided that such a use is appropriately
regulated in the Zoning By-law.”

In terms of the above-noted policies, staff is of the opinion that the proposal would not
meet the intent of Policy A.2.1.13 and Policy A.2.1.14 (i) because the proposed
expanded building would be substantially larger than existing dwellings along
Strathcona Avenue South, which would affect residential character with respect to
building massing and the integration of the use with adjacent dwellings. However, the
proposal would maintain the existing character of the streetscape because the front
façade (facing Strathcona) would not be affected.
The proposed massing would not be consistent with the character of the lower density
dwellings in this area, which are located on comparable-sized lots. Staff is of the
opinion that the size, height, and massing of the enlarged dwelling would contribute to
potential overview, reduced privacy, and possibly overshadow, for the abutting
neighbours.
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In particular, the proposed building would have approximately 50% lot coverage, and
would maintain reduced side yard setbacks which are not characteristic of a multiple
dwelling. In comparison, lot coverages for apartment zones, where regulated, are
typically in the range of 25%-30% to accommodate parking, access, landscaping, and
amenity areas, and to allow for appropriate siting (i.e. setbacks) to minimize impacts on
adjacent uses. The proposed addition would also be more than twice the length of the
existing dwelling, and would be larger and higher than the sizeable addition on the
abutting property to the north, which is only one-storey.
Policy C.7.1 provides direction for the provision of adequate parking for infill proposals.
The revised proposal would not allow for adequate parking on site consistent with
current standards (i.e. 0.8 -1.0 spaces per unit), and the proposed incentives to address
alternative travel modes and the shortfall of parking, while innovative, are not
considered to be sustainable over the long term.
Respecting Policy C.7.2, it is noted that the proposed 5 unit building is bounded on
either side by single-detached dwellings, and a higher density apartment building is
located on the opposite side of Strathcona at the corner of King Street West. On this
basis, the proposal would represent a minimal gradation in density, which could be
supported if the massing of the building was to be reduced.
Certain aspects of the proposal may be considered innovative, such as the use of a
green roof to facilitate improved runoff, and for additional amenity area as provided in
Policy A.2.1.10, and the incentives for public transit and other alternative modes of
transportation, as provided in Policy C.7.3(xi). Staff’s concern however, is that these
matters should not be viewed in isolation of the other policies. Due to concerns with the
height, massing, and size of the proposed addition to accommodate the 5 apartment
condominium units, and the deficiency in off-street parking, staff is of the opinion that
the proposal does not meet the intent of the Hamilton Official Plan.
Strathcona Approved Neighbourhood Plan
The subject lands are designated “Single and Double Residential” in the approved
Strathcona Neighbourhood Plan. Approval of the application received necessitates a
redesignation to “Low Density Apartments”.
Strathcona Neighbourhood Secondary Plan
The subject property is designated Low Density Residential in the draft Strathcona
Neighbourhood Secondary Plan, which is presently on “hold”, pending the completion
of two transportation studies affecting this area, which are the Strathcona
Transportation Management Study and the City-Wide Rapid Transit Initiative.
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The Low Density Residential designation permits single-detached, semi-detached,
duplexes, street townhouses, and multiple dwellings at a density of 40-80 units per
hectare, whereas the proposal would yield a density of 135 units per hectare.
On this basis, the proposal would not meet the intent of the draft Strathcona
Neighbourhood Secondary Plan.
City of Hamilton Urban Official Plan (Council Approved)
The subject property is designated “Neighbourhoods” in the Hamilton Urban Official
Plan.
Policies 2.4.1.3c) and 2.3.3.4 directs that 40% of the City’s Residential Intensification
target is expected to occur within the Neighbourhoods designation, which is
approximately 26,500 units to be built between 2015 and 2031. Within the Built-Up
area, the subject property is more specifically identified within the Central Area on
Appendix “G”.
The subject lands are also identified as being within a Primary Corridor on Schedule
“E”, which is a primary intensification area. The subject property is part of the Primary
Corridor, which extends westward between King Street West and Main Street West
from Queen Street to Cootes Drive. Primary Corridors are linked by a higher order of
transit services.
Residential Intensification proposals are generally evaluated on the basis of the
following criteria provided in Section B.2.4.1.4:
“(a)

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

(b)

The development’s contribution to maintaining and achieving a range of dwelling
types and tenures;

(c)

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;

(d)

The development’s contribution to achieving the planned urban structure, as
described in Section E.2.0;

(e)

Infrastructure and transportation capacity; and,

(f)

The ability of the development to comply with all applicable policies.”
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More specifically, proposals in the Neighbourhood’s designation are subject to the
following evaluation criteria provided in Section B.2.4.2.2:
“(a)

The matters listed in Section B.2.4.1.4;

(b)

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

(c)

The relationship of the proposed buildings with the height, massing, and scale of
nearby residential buildings;

(d)

The consideration of transitions in height and density to adjacent residential
buildings;

(e)

The relationship of the proposed lot with the lot pattern and configuration within
the neighbourhood;

(f)

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

(g)

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

(h)

The ability to complement the existing functions of the neighbourhood;

(i)

The conservation of cultural heritage resources; and,

(j)

Infrastructure and transportation capacity impacts.”

On the basis of the proposed density, which would be 135 units per hectare, the
proposal would be considered a high density residential use. High Density Residential
development is intended to occur within the context of the following policies:
•

Policy 3.6.1 - the preferred location is on the periphery of neighbourhoods in
proximity to major or minor arterial roads.

•

Policy 3.6.4 - the location should also be within safe and convenient walking
distance of existing or planned community facilities, services, including public transit,
schools, and active or passive transit services.

•

Policy 3.6.6.c) - the permitted net residential density is between 100 units per
hectare and 200 units per hectare in the Neighbourhoods designation.
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The list of criteria for evaluating high density residential proposals is provided in Policy
3.6.7; however, given the generally low building form and the limited number of units, it
would be appropriate to consider the proposal based on the criteria provided in Policy
B.2.4.2.2 for residential intensification.
Urban Design policies apply to all forms of development and are provided in Section
B.3.3. The following policies are noted as they are considered to be relevant to the
proposed rezoning:
“3.3.1

Urban Design Goals:

3.3.1.4

Create communities that are transit-supportive and promote active
transportation;

3.3.1.8

Promote intensification that makes appropriate and innovative use of
buildings and sites, and is compatible in form and function to the character
of existing communities and neighbourhoods;

3.3.1.9

Encourage innovative community design and technologies;

3.3.1.10

Create urban places and spaces that improve air quality and are resistant
to the impacts of climate change;

3.3.2.3

Urban Design Principles:

3.3.2.3a)

Respecting existing character, development patterns, built form, and
landscape;

3.3.2.3b)

Promoting quality design consistent with the locale and the surrounding
environment; and,

3.3.2.3g)

Contributing to the character and ambience of the community through
appropriate design of streetscapes and amenity areas.”

The Hamilton Urban Official Plan also supports proposals which encourage energy
efficiency, innovation, and environmental design in Section 3.7. In particular, the
following matters from Policy 3.7.2 are supported and would have relevance to this
proposal:
“3.7.2g)

Designs that encourage sustainable forms of transportation, including
active transportation, transit, and energy conserving vehicles;

3.7.2j)

Water and storm water conservation/management practices such as
green roofs, water recycling systems, urban swales.”
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With respect to the above-noted policies, the proposal would be located within a
Primary Intensification Area, which would support future intensification initiatives. It is
the opinion of staff that the proposed expanded dwelling would result in overdevelopment for this site, and would not meet the residential intensification criteria of
B.2.4.1.4 with respect to:
•

Compatibility with adjacent land uses in terms of shadowing and overlook;

•

The relationship to existing buildings in terms of massing and scale; and,

•

Transitions in height for adjacent dwellings.

As noted, the proposed enlargement of the building would introduce new building
development into the rear yard of the subject property, which would extend beyond the
existing limits of development, and which would employ massing which is much greater
than other dwellings in the area. The proposed development of a 4-storey addition in
close proximity to abutting property lines (i.e. 1.2m) may affect privacy and create
affects of overshadowing for the abutting neighbours (see Appendix “G”). It would also
be much greater in massing and height than the abutting property to the north.
In terms of urban design principles, the size and mass of the proposed building addition
does not follow the existing established built form for the area because the amount of lot
coverage and building massing would be much greater than for the surrounding
development. A reduction in the extent of the proposed addition, in terms of length and
height to provide a less intrusive building presence on the subject property may,
however, be considered as an alternative to the current proposal.
The proposal would meet the intent of the new policy direction to encourage increased
transit use and alternative modes of travel through various incentives which the
developer is intending to pursue through the sale of the units under condominium
ownership. However, it is staff’s view that the policies to encourage transit use and
alternative travel still need to be properly developed and implemented to provide longterm solutions that will best serve the community.
Based on the foregoing, the proposal would not conform to the residential intensification
policies of the Hamilton Urban Official Plan due to the scale and massing of the
proposed building.
PUBLIC CONSULTATION
In accordance with the Public Participation Policy, this application was pre-circulated to
all property owners within 120 metres, and a sign was posted on the site. A total of 383
notices were circulated. There were 15 letters submitted from the public for the
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circulation of this application. The letters identified concerns with traffic, safety, access,
street parking, density, and character changes to neighbourhood, primarily with respect
to Edison Street (see Appendix “F”). On April 21, 2010, an Informal Public Meeting
was held by the applicant, which was attended by the Ward Councillor and 16 residents.
Notice of the Public Meeting will be given in accordance with the requirements of the
Planning Act through the circulation to property owners within 120 metres of the subject
lands and through the posting of a sign on the property.
RELEVANT CONSULTATION
The Recreation Division, Community Services Department, had no concerns or
objections to the proposed application.
Forestry and Horticulture
There is a concern that a Red Maple, located at 14 Strathcona Avenue South, will be
affected due to the development of hard surfaces. The hard surfaces between the
south side of the tree and the stairs at 16 Strathcona Avenue South should be returned
to soft surface, through the removal of concrete and the replacement with topsoil and
sodding.
A professionally stamped landscape plan shall be required to show trees on the Edison
Street side in the event that a new driveway is proposed at the time of Site Plan
Approval.
Rapid Transit Initiative
The property is located within the Main/King/Queenston Corridor, which is shown as a
Primary Corridor in the new Urban Hamilton Official Plan.
The new Plan identifies Primary Corridors as the primary area for re-urbanization
activities such as population growth and infrastructure investment, and the location for
higher order transit. The urban corridors are also to be the primary location for
intensification in the City.
The City is currently evaluating options for the development of a B-Line Rapid Transit
Corridor along King Street West. From a rapid transit perspective, the application would
result in additional units and, therefore, population that supports existing transit and
future rapid transit projects through the corridor.
The site is shown as part of a Primary Corridor in the New Plan, but is designated
Neighbourhoods in the New Official Plan.
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Traffic Engineering
Traffic Engineering was initially concerned that vehicles exiting the north garage of the
proposed addition from Edison Street may not be able to manoeuvre properly due to the
narrow nature of the lot.
The south garage would allow for suitable ingress and egress. (Note - The proposal
has since been modified to remove the parking from the rear yard that would be
accessible from Edison Street.)
Hamilton Municipal Parking System
A Special Paving Agreement was enacted June 15, 1981, between the property owner
and the City, where approval was granted to establish a single parking space with a
single approach on the south side of the property. Although the entire frontage has
been paved to accommodate additional vehicles, any vehicles parked beyond the limits
of the existing driveway approach are subject to parking infractions for illegal boulevard
parking.
Should the applicant chose to utilize the boulevard on Strathcona Avenue for the
purpose of parking, the conversion of the dwelling will require that all parking within the
boulevard be accessible via a single access driveway approach. The proposed parking
layout is not acceptable. A parking layout plan, and a letter of intent to enter into a
Commercial Boulevard Parking Agreement, would need to be submitted for review.
The applicant must ensure that all parking requirements are met on-site, as overflow onstreet parking is not to be an option on Edison Street due to parking by permit only.
Parking on Strathcona Avenue South is unrestricted, but is in very high demand, and
any additional overflow parking generated by this site is likely to burden the existing
residents on Strathcona. The proposed building would not qualify for on-street permits
on Edison Street, or for any time exemption permits, if required in the future.
The proposed access off Edison Street would need to be provided in such a way as to
not impact the on-street parking layout on Edison Street.
ANALYSIS / RATIONALE FOR RECOMMENDATION
(include Performance Measurement/Benchmarking Data, if applicable)
1.

The amended proposal would meet the intent of the Provincial Policy Statement,
Places to Grow, and the Hamilton-Wentworth Official Plan, which support
residential intensification, public transit use, and compact forms of development.
However, the proposal cannot be supported for the following reasons:
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2.

(ii)

It does not comply with the intent of the policies of the Hamilton Official
Plan and the Hamilton Urban Official Plan in terms of meeting the
intensification policies due to the proposed scale and massing of the
building and the lack of sufficient parking; and,

(ii)

It would conflict with the Strathcona Neighbourhood Plan in terms of
exceeding the preferred density for the Strathcona Avenue South area.

Residential intensification is one of the City’s most current and important
planning considerations, and is necessary for accommodating future growth.
The City’s Intensification Strategy notes that 20% of all growth will be in the
Downtown Urban Growth Centre, 40% in urban nodes and corridors, and 40% in
Neighbourhoods. The need for a balanced approach to intensification, based on
sound planning and design principles, is necessary to ensure that new projects
will be compatible with existing development, and will have a “good fit” within
established neighbourhoods.
The new Urban Official Plan defines “compatibility” as being land uses and
building forms that are mutually tolerant and capable of existing together in
harmony with the area. “Compatibility” or “compatible” should not be narrowly
interpreted to mean the same as, or even as being similar to. The intensification
of small lots such as the subject property is particularly important in order to
maintain neighbourhood character and to minimize impacts on adjacent
properties. In addition, the establishment of precedents is also an issue for
future development considerations with the introduction of new standards, such
as reduced parking.
The policy context for evaluating the merits of the current intensification proposal
includes, among others, the following:
•

The use of appropriate densities and development standards (PPS, Policy
1.1.3.4);

•

The need for the height, design, and arrangement of buildings and structures
to achieve harmonious design and integration with the surrounding area
(Hamilton Official Plan, Policy A.2.1.14);

•

The provision of adequate parking (Hamilton Official Plan, Policy C.7.1.1i);

•

The consideration of height massing and scale of other nearby residential
buildings and transitions in height (The Hamilton Urban Official Plan, Policy
B.2.4.2.2); and,
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•

The consideration of existing character, built form, development patterns and
landscape. (The Hamilton Urban Official Plan, Policy B.3.3).

The merits of the proposed building are recognized in terms of the attractive
architecture and design of the proposed addition, which maintains the existing
streetscape along Strathcona Avenue North; the use of innovative building
techniques, such as a “green” roof, to provide additional amenity space; the
support of public transit and alternative modes of transit, and the developer’s
willingness to work with the neighbours along Edison Street to address access
and parking concerns.
However, the proposal does not meet the intent of the above-noted policies for
the following reasons:
•

The proposal would substantially exceed the scale and massing of adjacent
dwellings;

•

The proposal does not provide adequate on-site parking; and,

•

The proposal does not provide a suitable transition in height to minimize the
effects of overview and overshadowing.

As a result, the proposal would need to be modified further to reduce the size of
units, to acquire additional parking, and to maintain an appropriate scale that will
provide for a better integration with the neighbourhood.
3.

The applicant has submitted a revised concept plan with the application (see
Appendix “C”). The proposal does not meet the requirements of Hamilton Zoning
By-law 6593, and would require a number of major modifications to the “DE”
District based on the specific nature of the proposed building design. An analysis
of the zoning issues is provided in the discussion below:
(1)

Reduced Parking Requirements
The current parking requirements for the proposed 5 unit dwelling are 7
parking spaces based on 1.25 parking spaces per dwelling unit, of which
0.25 spaces are required for visitor’s parking. Based on the applicant’s
current design, 2 parking spaces are proposed in the front yard only, a
requirement of 0.4 spaces per unit, in order to remove access for rear yard
parking from Edison Street.
In lieu of requiring parking spaces for all of the condominium owners, the
applicant is proposing incentives that will attract condominium purchasers
that do not require automobiles, and who can rely on transit and
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alternative modes of travel for their personal transportation needs. The
incentives include the provision of electric scooters for prospective
purchasers, and an accessible and secure storage area within the building
for scooters, motorcycles, and bikes, and the offering of transit passes for
local and inter-City use (i.e. Go Train).
The purpose is to create a multiple unit building that can exist with
reduced parking due to optimized public transit use and alternative modes
of travel, in recognition of the proximity of the property to transit services
and to existing commercial services along Dundurn Street to the west.
The site is located approximately 83m from King Street West, and is 185m
to Main Street West. Parking for visitors cannot be provided on the site,
and would need to be provided as-needed along Strathcona Avenue
South. Strathcona Avenue currently permits public parking and is not
regulated by the parking pass program.
The applicant’s Parking Study has identified that Strathcona Avenue
South is operating at approximately 81% capacity for on-street parking
since many of the dwellings are without driveways and require on-street
parking. The Parking Study was undertaken based on the applicant’s
intention to provide 1 space per unit. However, the removal of 3 parking
spaces from the subject site for 5 condominium units is likely to create
conflicts and may displace existing parking users along Strathcona
Avenue South.
The reduced parking provisions would be lower than the requirements for
multiple unit dwellings in the Downtown provided in By-law 05-200, which
are based on 1.0 space per unit, with the exception of 0.3 spaces per unit
for units under 50 square metres in gross floor area. In reviewing this
matter, staff would note that the proposal is introducing a parking standard
which does not currently exist in the City and for which there is limited
empirical information (see Item 5).
Parking reductions for areas outside of the Downtown would typically be
for proposals in which there is both the availability of public transit and
good access to amenities, such as shopping and parks. In such cases,
the reduction would generally be to permit 1 space per unit, which
provides some assurance for visitor parking to minimize street parking in
the event that not all residents will own vehicles. However, in the rezoning
of 427 Aberdeen Avenue, a further reduction to 0.8 spaces per unit was
permitted for a new 32-unit apartment building at the corner of Aberdeen
Avenue and Locke Street South due to the availability of transit and
amenities.
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The merits of public transit use are recognized in Places to Grow and the
Hamilton Urban Official Plan, particularly in Policy 3.7.2g), which supports
“designs that encourage sustainable forms of transportation, including
active transportation, transit, and energy conserving vehicles”. In addition,
climate change policies also encourage alternative modes of travel to
reduce greenhouse gas emissions. A further consideration is the
positioning of the site between the Downtown, McMaster University, and
Innovation Park to attract working professionals who are able to utilize
public transit or alternative modes of travel.
Notwithstanding the proximity to high levels of public transit and the
relatively small nature of the use, there is merit in considering reduced
parking requirements in proximity to major transit corridors. However, the
proposal provides assumptions for parking reductions that are much
greater than current policies, and Best Practices would suggest for
locations outside of the Downtown. An important consideration is that the
choice to commute by public transit does not necessarily mean that the
commuter does not own a personal vehicle, particularly within a 2-person
household, which is a possible scenario based on the size of the proposed
condominium units. Also, with parking reduced appreciably below the
City’s current standards, there are no controls that would prevent a
condominium owner from later purchasing a vehicle for on-street parking.
If a person’s circumstances change (i.e. employment location or health),
they may need to acquire a vehicle for commuting purposes. On a street
with very limited additional parking, this could create problems for existing
home owners as parking supply is currently close to capacity as previously
indicated by Municipal Parking staff.
(2)

Front Yard Parking
Due to the location and size of the existing dwelling, the proposal would
require the continued use of front yard parking, which is not permitted for
multiple unit dwellings in the “DE” District. Under the proposed
arrangement, vehicles would be required to reverse onto the street rather
than exit in a forward manner without a manoeuvring space. In this
regard, the proposed use would maintain the standard currently used for
single or semi detached dwellings. Front yard parking would need to be
limited to 2 vehicles, both for aesthetic purposes and since additional curb
cuts (i.e. to permit 3 spaces) would not be permitted. The current
proposal would involve the provision of additional landscaping in the front
yard to replace concrete portions that would not be required for parking.
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Additional changes through the amending zoning would also be necessary
to address the limited size of the parking spaces and the need for
encroachments onto the City’s road allowance. The proposed parking
spaces would have dimensions of 2.7 metres by 4.4 metres, rather than
2.7 metres by 6.0 metres, with the encroachment accounting for 1.6
metres.
(3)

Reduced Lot Width and Lot Area
The proposed expanded building to establish a 5 unit multiple dwelling
would require site-specific regulations to address substantial reductions in
lot area and lot width. The proposed lot width for a small multiple unit
building in the “DE” District is 24 metres, whereas the proposed lot width is
only 11.55 metres, which is less than 50% of the requirement. The
proposed lot area for a small multiple unit building in the “DE” District is
800 square metres, whereas the proposed lot width is 370 square metres,
which is also less than 50% of the required area.
The current provisions are performance standards, which are in place to
ensure compatibility and public safety with other uses, to allow for proper
building siting, and to accommodate landscaping, amenity areas, and
adequate parking areas. The proposal would establish a lot coverage of
50%, which creates an overdeveloped site and leaves limited space for
other amenities. As a result of the site limitations in conjunction with the
large building massing, it would not be possible to accommodate both the
required landscaping and parking areas on the subject property.
Special provisions, either to reduce or remove parking or landscaping,
would be required in order for the project to function. As noted, the
consideration of reduced parking requirements for the site, based on
transit use, as proposed, would preserve greenspace and limit the
intrusion of parking in to the rear yard; however, it may not be a
sustainable solution over the long term.

(4)

Side Yard Setbacks
The proposed building addition identifies side yard setbacks of 1.2 and 1.4
metres, which generally maintain the existing line of development and the
setback for the “D” District. The “DE” District, however, typically requires
setbacks of 3 metres to provide for proper building siting between uses,
particularly with lower density development, to maintain appropriate levels
of privacy, and to minimize the effects of overshadow and overview.
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Due to the scale and massing of the building addition, the proposed side
yards would result in development which is slightly intrusive because it
would extend the building nearly the length of the property. The proposed
addition would be less intrusive for abutting neighbours if the building
height was reduced to create a better transition for at least part of the
addition, and if the building was limited to the existing rear setback of the
abutting property to the north.
(5)

Building Height
The proposed building height of 10.9m would contribute to massing issues
such as overview and overshadowing, which may affect adjacent
properties. As noted, the proposal would need to be further reduced in
height through the removal of one or more floors to address these impacts
given the small nature of the lot.

(6)

Rear Yard
The proposed addition would provide a rear yard of 5.59 metres, whereas
the “DE” District would require 7.5 metres. In light of the narrow nature of
the lot, and the large building addition that is proposed, the rear yard
should be ideally increased to provide a better fit of the building with
abutting dwellings.

(7)

Landscaped Area
The proposed addition would provide approximately 20% landscaped area
on the site, whereas the requirement under the “DE” District is for 25%
landscaped area. In addition, a green roof is proposed, which would allow
for additional amenity area. The proposed landscaped area has been
improved in the revised proposal only through the removal of parking and
manoeuvring areas in the rear yard. Ideally, the landscaped area could be
increased through the reduction of the building size to provide a better
integration of the expanded building with neighbouring properties.

4.

In accordance with the City’s public participation policies, notice of a complete
application was circulated to the neighbouring property owners. In response to
this notice, 15 letters were received from residents of this area (see Appendix
“E”). The concerns identified relate to the initial circulation, which proposed
access from Edison Street and includes the following matters:
•
•
•

Traffic;
Parking;
Children’s Safety;
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•
•
•
•
•

Snow Removal;
Drainage;
Density and Scale of Development;
Changes to Character of Area; and,
Nuisances.

The specific concerns and analysis of the issues relate primarily to the initial
proposal to access rear yard parking from Edison Street and are provided in the
following discussion:
Traffic
The concerns expressed relate primarily to the potential for increased traffic on
Edison Street for the proposed rear driveway, which has been removed in the
“revised” proposal.
Parking
Concerns were expressed with the loss of one or more street parking spaces on
Edison Street and the need to find alternative parking elsewhere in the
neighbourhood. Residents of Edison Street are of the opinion that the required
parking should be provided on the Strathcona side, and not along Edison Street.
In the “revised” proposal, the access from Edison Street was removed.
Children’s Safety
The concerns relate to the common use of the end of Edison Street as a
relatively safe area for outdoor play for children within the neighbourhood (i.e.
road hockey, outdoor games). As the subject property extends the width of
Edison Street, there are concerns that this area would be removed to
accommodate a driveway or that it would be too unsafe to use. (Note - This
concern would not currently apply due to the removal of the driveway access
from Edison Street).
Snow Removal
The concerns with snow removal relate to how the proposed rear driveway would
impact the current practice of piling snow at the end of Edison Street. The
development of a new driveway at the end of Edison Street would remove most
of the space for snow to be stockpiled. Residents along Edison Street are
concerned that snow may not be able to be cleared if the new rear driveway for
16 Strathcona Avenue South were to be developed.
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Drainage
The drainage concerns are with respect to whether the proposed addition and
rear driveway would create drainage problems, such as flooded basements, for
the abutting neighbours along Edison Street due to extensive re-grading and the
proposed driveway and parking areas.
Typically, this matter would be addressed at the Site Plan Approval stage
through storm water management to ensure that drainage from the site is
diverted into the City’s sewer system.
Density and Scale of Development
The concerns expressed are that the size of the building would be doubled,
which is not consistent with the surrounding single-detached development in this
area.
Changes to Character of Area
The concerns expressed relate to changes to the end of Edison Street (i.e.
proposed driveway access), which has been shown to be an important feature
for locating to the area. Concerns also indicate that the massing and scale of
the proposed building are uncharacteristic of the historical nature of the area.
Nuisance Issues
Concerns were expressed about construction activity and the use of excavating
equipment for the addition at the end of Edison Street.
In addition, several letters of support were provided. The positive comments
identified the proposal as being interesting and appropriate for the
neighbourhood, making efficient use of space, beneficial for tax savings,
environmentally forward thinking, and the attempt to provide improvements to an
existing street (i.e. the end of Edison Street).
The applicant held an Open House for the residents on April 21, 2010, to discuss
the concerns with the proposal. The applicant agreed to remove the proposed
parking from the Edison Street side in a “revised” proposal, which has appeased
many of the Edison Street neighbour’s earlier concerns with respect to traffic,
children’s safety, snow removal, and street parking.
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5.

The City does not currently have specific alternative parking standards in place to
address parking reductions that are based on proximity to public transit or
incentives for public transit and alternative modes of travel, however,
transportation demand management measures (i.e. car sharing), to reduce
parking requirements, are mentioned in the Hamilton Urban Official Plan in Policy
4.2.4.1. Moreover, the City’s requirements for reduced parking in the Downtown
recognize the optimized transit opportunities within the City Centre, and are
considered to be among the lowest of any major Canadian municipality.
A review of current Canadian findings by CMHC for Transit-Oriented
Development indicates that reductions for parking are most common for largescale and mixed-use developments that are in proximity to rail or rapid transit
stations (i.e. mostly Downtown locations within 0.6 kms or less), or those which
are located along major transit lines. The adjusted parking requirements with the
reductions ranged from 1 space per unit for Metropole in Ottawa to over 1.5
spaces per unit for Port Credit Village in Mississauga. The adjusted parking
requirements, in most cases, were found to be higher than the City’s current
parking requirements for multiple dwellings outside of the downtown.
The incentives for reduced parking that are proposed for this application include
transit passes, secure storage for bicycles and scooters, the provision of a
scooter with each condominium purchase, and car share memberships. These
incentives are recognized in current planning literature as viable options to
encourage reduced parking within urban areas and to reduce greenhouse gas
emissions; however, they are not commonly used at this time.
Of the municipalities which provide incentives for apartment developments in
proximity to major transit corridors, the City of Victoria, BC has adopted
adjustment factors which provide reductions for car share services through a 510% reduction in parking, if the development is located close to such a service.
Additional findings indicate that where transit passes were introduced, transit
reductions for parking for apartments have been granted by up to 21% in
Saanich, BC, and up to 15% in Montgomery County, Maryland.
The findings illustrate that a conservative approach is followed at this time for
considering reductions in parking based on proximity to transit services and for
other incentives. One consideration for generally maintaining the 1 space per
unit requirement is that there is a likelihood that condominium owners outside of
the downtown may also own vehicles in which the choice to commute by transit
or other mode of travel may be more geared to convenience and preference,
rather than due to necessity. This rationale would be applicable to condominium
ownership as well due to the likelihood of higher income levels than for rental
accommodations, in which vehicles could be purchased, if required. The parking
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proposed is, therefore, not supportable because it would be too far below the
City’s accepted standards, and the incentives, while innovative, are not a
guaranteed long-tem solution for the application of reduced parking
requirements.
6.

If the application is approved, an Amending By-law will be required to address
new Zoning provisions for the property under a Site-Specific “DE” (Low Density
Multiple Dwellings) District. Special zoning provisions would be required to
address minimum lot width, minimum lot area, reduced setbacks, reduced
parking, parking space location, and minimum landscaped area that would be
required for the proposed development.
An application for Site Plan Approval would be required to address issues related
to the development of the site, which include conformity to the approved zoning,
site grading, storm water management, landscaping, parking, and building
design.
The approval and registration of a plan of condominium would also be required
for the units to be purchased and sold under condominium ownership.

ALTERNATIVES FOR CONSIDERATION:
(include Financial, Staffing, Legal and Policy Implications and pros and cons for each
alternative)
Should the proposed Zoning By-law Amendment application be denied, the existing
building could continue to be utilized for any of the uses permitted under the “D” District
of Hamilton Zoning By-law 06593.
CORPORATE STRATEGIC PLAN (Linkage to Desired End Results)
Focus Areas: 1. Skilled, Innovative and Respectful Organization, 2. Financial Sustainability,
3. Intergovernmental Relationships, 4. Growing Our Economy, 5. Social Development,
6. Environmental Stewardship, 7. Healthy Community

Environmental Stewardship


The proposal does provide an innovative approach to encourage public transit
use and alternative modes of travel. However, the proposal does not meet
acceptable parking standards.
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Appendix “A”: Location Map
Appendix “B”: Proposed Conceptual Site Plan
Appendix “C”: Proposed Revised Concept Site Plan
Appendix “D”: Proposed Elevation Plans
Appendix “E”: Proposed Green Roof
Appendix “F“: Letters from Residents
Appendix “G”: Image of Proposal from Rear Yard
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