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RIGHT OF WAY (ROW) IMPACT ASSESSMENT 
WAIVER REQUEST 

 
1629, 1637 and 1655 Main Street West 

September 2020 
 

2480545 Ontario Inc. is the owner of the lands located on the south side of Main Street West 

known municipally as 1629, 1637 and 1655 Main Street West that are subject to proposed Official 

Plan and Zoning by-law Amendment redevelopment applications.  GSP Group has been retained 

to provide professional planning services on their behalf. 

 

On December 11, 2019, a Formal Consultation meeting was held with the City’s Development 

Review Team at which time the requirement for road widenings and daylight triangles were 

discussed.  The December 23, 2019 Formal Consultation document (Attachment A) indicated the 

following required road right of way (ROW) dedications: 

 

1. 10.0 m widening on Main Street West; 

2. 12.19 m by 12.19 m daylight triangle at Ewen Road and main Street West; and, 

3. 12.19 m by 12.19 m daylight triangle at Rifle Range Road and Main Street West.  

 

Policy C.4.5.6.5 of the Urban Hamilton Official Plan (UHOP) provides for consideration of reduced 

ROWs.  A copy of this policy is found below: 

 

“Notwithstanding Policies C.4.5.6, C.4.5.6.1, C.4.5.6.3, and C.4.5.7, and in addition to Policy 

C.4.5.3, the City may waive or accept less lands [emphasis added] to be dedicated than the 

maximum road widening and/or daylighting triangle requirements where, in the opinion of the 

City: 

 

a) It is determined through a development planning approval process that due to significant 

adverse impacts on: 

 

i) existing built form; 

ii) natural heritage features; 

iii) an existing streetscape; or, 

iv) a known cultural heritage resource; 

 

it is not feasible or desirable to widen an existing road allowance to the maximum road 

widening or provide the full daylight triangle as set in Section C.4.5.2, Schedule C-2 – 

Future Road Widenings, or Section C.4.5.7, and that the City’s objectives for sustainable 

infrastructure, complete streets and mobility can be achieved; or,  
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b) An alternative road width or daylighting triangle size has been deemed appropriate 

through a City initiated environmental assessment, streetscape master plan, area master 

plan, secondary planning study, or other transportation or planning study approved by 

Council, and provided it does not affect the safe and planned operation of the roadway. 

(OPA 49)” 

 

Based on Policy C.4.5.6.5,we are requesting consideration of the following reductions to the 

requested ROW and daylight triangle dedications: 

 

1. a 5m ROW widening along Main Street West instead of a 10.0 m ROW widening (i.e., a 5m 

reduction); 

2. a 6m by 6m daylight triangle dedication at Main Street West and Ewen Road instead of a 

12.19m by 12.19m daylight triangle dedication (i.e., a 6.19m reduction); and 

3. no daylight triangle at the corner of Main Street West and Rifle Range Road instead of a 

12.19m by 12.19m daylight triangle dedication. 

 

Figure 1 on the following page illustrates the required widenings (red lines) as they relate to the 

proposed structure on the site as well as the proposed reduced ROW widenings and daylight 

triangle dedications (green lines).   

 

The purpose of this Assessment is to request reductions to these required ROW widenings and 

daylight triangle dedications as they relate to development of the Site with supporting information 

for Staff’s consideration. 

 

1. Main Street West – Right of Way (ROW) 

 

Main Street West is identified as Major Arterial Road in the UHOP which requires a maximum 

right of way width of 45.72 metres.  Transportation Planning Staff note in their November 18, 2019 

comments (Attachment B) the requirement for a ±10m dedication.  The existing ROW at this 

location is 26.6m which translates to a required 9.56m dedication from the Site.  We respectfully 

request that this 

requirement be 

reduced from 9.56 

metres to 5 metres as 

it would have a 

significant adverse 

impact on the existing 

and future 

streetscape.  

 

Main Street West at 

this location includes 

four lanes of traffic (2 

lanes in each 

direction), a centre 

turning lane, and  
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sidewalks as well as boulevard plantings along both sides of the road.  It is understood that part 

of the City’s reasoning in requesting wider ROW dedications is to provide for additional public 

amenity space, wider sidewalks, and a more pedestrian and cyclist- friendly streetscapes.   

 

In this instance, the need for additional land to accommodate more lanes of traffic and public 

realm improvements is not warranted if the intent of the streetscape is to provide a safe and 

inviting streetscape for pedestrians and vehicles alike.  Main Street West at this location lacks a 

pedestrian connection to the street.  Vehicular traffic dominates the streetscape as many of the 

buildings are setback significantly from the front lot line with parking in front as illustrated in the 

two images below.  

 

 

In contrast, as you move further east along Main Street the buildings are located closer to the 

street line as illustrated on the following page.  In this regard, providing the full 9.56 m dedication 

along Main Street West would have adverse impacts on the existing built form if a precedent is 

set on the Site.  Several building along Main Street West further to the east are located within the 

first 5.0m of the front property line including:  1600, 1590, 1584, 1574, 1568,1566,1564, 1563, 

1560, 1561, 1556, 1554, 1550, 1507, 1503, and 1501.  These building extend only 4 blocks to the 

east of the site.  
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To establish a more personal or inviting urban streetscape, new development should be brought 

closer to the street to create a street wall with outdoor amenities such as wider sidewalks, street 

furniture and landscaping to separate the cars from the people.  The proposed ROW increase of 

5m will continue to provide additional space for either cyclist or pedestrian amenities, while 

allowing for the new proposed building to be brought closer to the street line.   

 

Figure 1 demonstrates that the proposed 5m widening provides sufficient space to allow for street 

improvements and/or greater pedestrian amenities within the ROW.  Further, the development 

proposes a 3m building setback from the widened ROW as well as commercial terraces setback 

further (9.2m) to provide for greater variety in the streetscape and greater pedestrian interaction.   

 

On this basis, the requested reduction in the ROW dedication along Main Street West from 9.56m 

to 5m is considered appropriate and the full 9.56m dedication would adversely affect the preferred 

streetscape and existing built form along Main Street West further to the east. 

 

2. Daylight Triangles 

 

In addition to road widenings, the UHOP identifies specific daylight triangles that are required for 

new development at intersections based on the function (i.e., local, collector, arterial) of the road.  

Specifically, Volume 1 Chapter C Policy c.4.5.7 requests that a maximum 12.19m by 12.19 

daylight triangle be provided where Main Street West intersects with Rifle Range Road and Ewen 

Road.  The intent if for these lands to be deeded to the City.   The purpose of daylight triangle is 

to ensure that buildings, structures and landscaping are kept free of these areas to maintain sight 

lines for safe turning movements.  In addition, these lands are to provide space for traffic lights, 

electrical transformers, and in some cases to provide greater public space for landscaping street 

furniture, etc. within the municipal ROW. 
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2.1 Main Street West at Rifle Range Road 

 

At the intersection of Main Street West and Rifle 

Road where the eastern lot line of the site is located, 

no daylight triangle is proposed.  The ROW width of 

Rifle Range Road at this intersection is currently 

30m.  This intersection is signalized and includes a 

left turning lane as illustrated (right).  There is no 

need for a daylight triangle at this intersection as the 

City already owns the lands adjacent to the street 

where the site lines etc., are generally required.  

Providing a daylight triangle where the lot line 

functions as an interior lot that is not in fact adjacent 

to the intersection is not the intent of the policy and 

would serve not practical purpose in this instance. 

 

2.2 Main Street West at Ewen Road 

  

The required daylight triangle at Main Street West and Ewan Road is 12.19m by 12.19m; whereas 

a reduced daylight triangle of 6m x 6m is requested at this location as illustrated in Figure 1.  

Dedication of the required daylight triangle will result in the proposed development being setback 

substantially (12.19m) from the corner which will create a less intimate / pedestrian -friendly 

streetscape with little benefit to the City.  In this case the proposed daylight triangle of 6m x 6m, 

combined with the 5 metres ROW increase along Main Street West, is sufficient to accommodate 

all of these features whereas the provision of a greater daylight triangle will result in a significant 

shift in the building design and intended built form at this intersection including a loss of valuable 

gross floor area.  The proposed design will continue to allow site lines, transformers. 

 

The 6m daylight triangle proposes a balance between the required 12.19m daylight triangle and 

achieving the design direction and policies in the UHOP that speak to providing for an animated 

pedestrian-scale streetscape through at-grad commercial uses and pulling the building closer to 

the street line.  A full 12.19m daylight triangle would adversely affect the future built form of this 

site by increasing the distance between the public sidewalk and the building face.  
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Conclusion 

 

Based on the analysis provided, the required ROW dedication for Main Street West and the 

daylighting triangle requirements at the Ewen Road and Rifle Range Road are considered 

excessive and will have significant adverse impacts on the existing and proposed built form and 

streetscape along Main Street West.  We respectfully request that the ROW and daylight triangles 

be reduced and/or eliminated as indicated in this ROW Waiver Request. 

 

We trust that the justification provided pursuant to the Right of Way Impact Assessment 

Guidelines and in conformity with UHOP, is sufficient to support the requested waiver; however, 

we would be pleased to meet with you should you have any questions or require further 

justification.  

 

 

 

 

Yours truly, 

GSP Group 

 

 

 

 

Brenda Khes, BES, MCIP, RPP  

Senior Planner - Associate 
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