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1.0 INTRODUCTION 
 

17 Ewen Road in Hamilton (the “Site”) was the subject of an OMB appeal which resulted in a 

full settlement with the City and the adjacent industrial candy factory (Mondelez Canada Inc.).  

In 2015 the proposed development approved by the OMB was for the development of a 10 

storey, 160 units, 5-bedroom/unit “Student Residence” that would have equated to an overall 

occupancy of 800 bedrooms.  The design of the individual units provided for 5 bedrooms that 

could be locked by the individual occupant, with private a bathroom per each bedroom, with 

shared common living areas, including living, dining, and kitchen facilities.  Other common 

areas within the building included indoor recreational areas, fitness facilities, movie theatre, 

games rooms, study rooms and business centre.  Parking was proposed at 1.3 spaces per 

unit, inclusive of visitor parking.  This equated to 0.25 parking spaces per bedroom. 

 

The OMB’s decision brought the OPA into effect but withheld the Order on the Zoning By-law 

Amendment pending the completion of other matters.  A final Zoning Order has not been 

issued yet.   

 

Since 2015 much has changed which results in the need to revisit the 2015 approval.  

Changing market conditions and the Covid-19 pandemic have made 5-bedroom student 

housing units unviable.  Specifically, Covid-19 has resulted in students wanting to have their 

own unit or share a unit with fewer students.  Accordingly, the 5-bedroom units are now largely 

not desired. 

 

The revised proposal retains, to the greatest extent possible, the previously approved building 

shape and mass but reconfigures the interior to respond to the changing market conditions 

noted above.  The result is a substantially lower student occupancy (545 bedrooms proposed 

versus 800 bedroom approved) and a slightly higher parking ratio when measured as 

spaces/bedroom (0.28 spaces per bedroom).  The changes also require an adjustment to the 

site specific definition of “Student residence” to reflect the fact that the bachelor and one-

bedroom units would now have the exclusive use of both a kitchen and bathroom.  A change 

in the maximum density is required as well primarily as a result of the fact that density is 

measured as units per hectare instead of bedrooms per hectare or floor space index.   

 

17 Ewen (Hamilton) Corp. (the “Owner”) is now proposing a new 10-storey, 359 unit (545 

bedroom) purpose-built student residence on the Site including 155 parking spaces (0.28 

spaces per bedroom). .  The new student residence includes 1, 2 and 3-bedroom units.  The 

proposed development requires an Amendment to the Ainslie Wood Westdale Secondary Plan 

in the Urban Hamilton Official Plan and an Amendment to the City of Hamilton Zoning By-law 

6593.   
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The current Official Plan designation permits a purpose-built student residence on the Site with 

a maximum density of 300 to 375 units per gross hectare.  The Owner requires a refinement 

to the Site-Specific Policy Area D policies within the Mixed-Use Medium Density designation 

applicable to the Site to allow for permit a maximum density of 359 units (545 bedrooms).   

 

The proposed development also requires an Amendment to Hamilton Zoning By-law No. 6593.  

The Site is currently zoned in the J/S-1522 (Light and Limited Heavy Industry, etc.) District, 

Modified.  

 

Background 

Previous applications pertaining to the Site for an Official Plan Amendment (OPA-07-016) and 

Zoning By-law Amendment (ZAC-07-062) were approved in a decision issued by the Ontario 

Municipal Board (OMB PL120574) on April 9, 2015. 

 

The proposed development was the subject of an Ontario Municipal Board (OMB) settlement 

hearing with Mondelez Canada Inc. (adjacent industrial owners), the City of Hamilton, and the 

Owner in 2015.  The hearing resulted in the approval of an Urban Hamilton Official Plan 

Amendment (UHOPA) (by both Decision and Order) and a Decision (no Order) of a Zoning 

By-law Amendment.  Appendix A includes a copy of the Decision and UHOPA (Attachment A 

to the decision).  The UHOPA that was approved by the OMB in 2015 designated the Site 

Mixed Use – Medium density, Site Specific Policy Area D in the Ainslie Wood Westdale – Land 

Use Plan.   

 

While a Site specific “E-3” (High Density Multiple Dwellings) District, modified, zone was 

agreed to by the City, the Order for the Zoning By-law Amendment was to follow pending 

confirmation, per the Settlement Agreement, that Mondelez was satisfied that a future Site 

Plan Control Application is satisfactory, and they can continue to obtain Ministry of 

Environment Certificate of Approval for their operations.  The Site specific “E-3” (High Density 

Multiple Dwellings) District, modified, considered by the OMB and City is included in Appendix 

A as Attachment 2. 

 

While a further agreement in principle has been reached with Mondelez regarding the size, 

orientation and location of the proposed building, and the document has been ready to be 

executed, further changes were made to the development proposal that do not necessarily 

comply with the site specific “E-3” (High Density Multiple Dwellings) District zoning considered 

by the OMB (Appendix A, Attachment 2) – but continue to comply with the agreement with 

Mondelez.  
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As noted, with the passing of time since the OMB hearing, the Owner has refined its model for 

“Student Purpose-Built Housing” and market conditions have changed resulting in a refinement 

of the design for the development of this Site.  Furthermore, lessons learned from the COVID-

19 pandemic were applied to refine the development proposal.  In turn, there is a requirement 

for a refinement of the planning instruments that apply.  Specifically, amendments to the 2015 

draft zoning by-law regulations are required to address the following: 

 

• Definition of “student residence” and the number of bedrooms per unit; 

• Increase in the maximum height of the 7-storey portion of the building by 1.3 metres; 

• Minimum parking requirements and size of parking spaces; and 

• Maximum gross floor area to include below grade parking structure. 

 

On February 2, 2022, a Formal Consultation (FC) meeting was held to review this proposal 

and determine the City’s submission requirements.  A copy of the FC Document is included in 

this Report as Appendix B. 

 

This report provides the justification for the planning application, in addition to the following: 

 

• A description and brief history of the Site (Sections 1.0 and 2.0); 

• A detailed description of the proposed development and required approvals (Sections 

3.0 and 4.0); 

• A summary of the technical studies that have been prepared to support the proposed 

development (Section 5.0) as required in the FC Document,  

• A description and review of the relevant Provincial and Municipal policies and 

regulations that apply to the Site (Section 6.0); and 

• An analysis of the suitability of the proposed development from a land use planning 

perspective (Section 7.0); . 

 

McMaster University currently has a student enrollment of over 25,000, the majority of which 

live off-campus, often in nearby single-detached, low-rise neighbourhoods.  To meet 

Hamilton’s growing student housing requirements and address suitability and safety issues, 

more student accommodations of higher quality need to be built.  The desire to find housing 

near campus has put increased pressure on surrounding neighbourhoods to accommodate 

students, sometimes leading to conflicts between students and local residents. This conflict 

could be in the form of unkept properties attracting pests and noise complaints. Conflict can 

also be in the form of households, which are undergoing various life stages (i.e., family 

formation and aging in place), competing with students for single-detached, low-rise housing 

options within neighbourhoods that have schools, daycares, parks, and open spaces, for 

example. Through the development of well-planned, quality student-specific residences, the 

impact of these student accommodation-related issues would be lessened. 
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The Site is an ideal location for a student residence as it is within walking distance from campus 

(1 km), situated along a public transit route with bus service directly to McMaster University, 

has direct access to active transportation infrastructure, and has convenient amenities and 

health services close by for daily living (e.g., grocery store, gym, a variety of restaurants, retail 

stores, and medical centre). 

 

 Project Team 

 

A team of professionals has been assembled as follows: 
 
Owner/Applicant: 17 Ewen (Hamilton) Corp. 

Survey Speight, Van Nostrand & Gibson Limited 

Architecture: +VG Architects (The Ventin Group Architects Ltd.)  

Planning/Urban Design: GSP Group Inc. 

Civil Engineering: R.J. Burnside 

Transportation: Salvini Consulting 

Arborist/Landscape: Ron Koudys Landscape Architects Inc. 

Noise & Vibration: SLR Consulting 
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Photo Source: Google Maps, June 2022 

Photo 1: The Site is currently vacant, as seen here looking east from Ewen Road.  

Photo Source: Google Maps, June 2022 

Photo 2: The Site, as viewed looking west from Rifle Range Road. 

2.0 SITE & COMMUNITY CONTEXT 
 

 Description of Site 

 

Figure 1 illustrates the location of the Site in the City of Hamilton, which is known municipally 

as 17 Ewen Road.  The Site is approximately 0.43 hectares (1.06 acres) in area and located 

in the block contained by Main Street West to the north, Rifle Range Road to the east, Ewen 

Road to the west, and Whitney Avenue to the south.  The Site has a frontage along both Ewen 

Road and Rifle Range Road of 38.04 metres and an overall depth of 116.2m. The Site was 

formerly occupied by two buildings that were used as a warehouse facility.  These buildings 

have since been demolished and the Site is currently vacant.  Eight trees have been identified 

on the Site close to the fence line and are recommended for removal due to poor tree condition 

and conflict with the proposed development. The Site is shown in Photos 1 and 2 below. 
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 Neighbourhood Context 
 

The Site is located within the Ainslie Wood Westdale Secondary Plan area, which is bordered 

by Highway 403 to the south and is dominated by the McMaster University Campus in the 

north central portion of the community. 

 

The neighbourhood is bisected east-west by Main Street West.  The predominant land uses 

include significant open space and natural heritage areas associated with Cootes Paradise to 

the north and the Niagara Escarpment to the south.  Urban land uses are dominated by low-

density residential neighbourhoods on the north and south of Main Street West and associated 

community facilities such as schools and neighbourhood parks.  Mixed uses prevail along both 

sides of Main Street West, which is the principle commercial corridor within the community.  

High-density residential uses are located in proximity to and fronting on Main Street West at 

both the western and easterly extent of the neighbourhood.  

 

A major utility corridor currently used for electrical transmission and an oil pipeline extends in 

a north/south direction one block west of the Site. 

 

There is one industrial use located immediately to the south of the Site occupied by the 

Mondelez Canada candy factory. 

 

Figure 2 shows the community context of the surrounding neighbourhood.  The land uses 

immediately to the north of the Site, along Main Street West, are predominantly arterial 

commercial uses.  East of the Site across Rifle Range Road is a commercial plaza. 

 

South of the Site is a well-utilized rail trail that extends beyond this neighbourhood to the east 

and west. It is considered a community facility to the surrounding residential neighbourhood 

and is used by the broader.  Beyond this is the industrial Mondelez Canada candy factory and 

low-density residential uses of the wartime housing era. To the west of the Site are small 

commercial uses and a significant hydro corridor.  
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Photo Source: Google Maps, June 2022 

Photo 4: The parcel immediately to the north of the Site is vacant and the subject of a 
development application. 

Photo Source: Google Maps, June 2022 

Photo 3: Immediately north of the Site is a relatively small parcel of land containing a craft 
brewery (Grain & Grit). 

 

 Surrounding Land Uses to the North 
 

The land uses north of the Site, along Main Street West, are predominantly arterial commercial 

in nature.  Specially, the two parcels of land immediately to the north of the Site are occupied 

by a craft brewery (see Photo 3) and a large, vacant redevelopment site (see Photo 4). 
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Photo Source: Google Maps, June 2022 

Photo 5: East of the Site is a retail plaza containing a paint store (Sherwin-Williams 
Paints) and a community centre (J Hamilton). 

 

Photo Source: Google Maps, June 2022 

Photo 6: Southeast of the Site is Fortinos grocery store and a large surface parking lot. 

 Surrounding Land Uses to the East 
 

Immediately east of the Site is a retail plaza (see Photo 5) and a Fortinos grocery store (see 

Photo 6). 
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Photo Source: Google Maps, June 2022 

Photo 7: Immediately south of the Site is the Hamilton-Brantford rail trail, which is used by 
pedestrians and bicyclists.  

 

Photo Source: Google Maps, June 2022 

Photo 8: The Mondelez Canada candy factory is located south of the Site. 
  

 Surrounding Land Uses to the South 
 

Immediately south of the Site is the Hamilton-Brantford rail trail (see Photo 7), beyond which 

is the Mondelez Canada candy factory (see Photo 8). 
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Photo Source: Google Maps, June 2022 

Photo 9: Immediately west of the Site is a two-storey commercial building containing 
medical offices; beyond which, is a significant utility corridor. 

  
 

Photo Source: Google Maps, June 2022 

Photo 10: The United Hebrew Memorial Chapel is located west of the Site. 
  
 

 Surrounding Land Uses to the West 
 

West of the Site is a two-storey commercial building (see Photo 9) and the United Hebrew 

Memorial Chapel (see Photo 10). 
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 Surrounding Community Context 
 

As illustrated in Figure 2, the surrounding lands are well developed with community and 

commercial amenities, including the following: 

 

Community Amenities: 

• United Hebrew Chapel ........................................................................ ±35m southwest 

• Binkley United Church ................................................................................ ±250m east 

• Westside Church ...................................................................................... ±420m south 

• Hamilton Mennonite Church ..................................................................... ±730m south 

• St. George’s Reformed Episcopal Church .................................................. ±775m east  

• LIFT Church ...................................................................................... ±800m southeast 

• Yeshiva of Hamilton ............................................................................ ±1km southeast 

 

Parks: 

• Alexander Park......................................................................................... ±420m south 

• Elliot Park .......................................................................................... ±800m northwest 

• Sheldon Manor Park ......................................................................... ±820m northwest 

• Stroud Park ............................................................................................... ±1.1km east 

• Dalewood Park .......................................................................................... ±1.2km east 

 

Education Facilities: 

• St. Mary Catholic Secondary School ........................................................ ±280m south 

• McMaster University ................................................................................... ±700m east 

• Canadian Martyrs Catholic Elementary School........................................... ±740m east 

• Glenwood Special Day School ................................................................. ±800m south 

• Dalewood Middle School ........................................................................... ±1.3km east 

 

Health Facilities: 

• McMaster University Medical Centre ............................................................ ±1km east 

• West End Medical Arts ……………………………………………………………±50m west 

 

Transit Facilities: 

• McMaster University Bus Terminal ..................................................... ±830m northeast 

 

Recreational Amenities: 

• Hamilton-Brantford Rail-Trail ............................................................ immediately south 

• Dalewood Recreation Centre .................................................................... ±1.3km east 
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• Chedoke Golf Club .................................................................................... ±2.1km east 

 

Commercial Amenities: 

• Fortinos .................................................................................................... ±100m south 

• Main West Mall.......................................................................................... ±170m west 

• University Plaza ........................................................................................ ±820m west 

 

Relevance of the community context to the Site: 

As outlined in the above list as well as illustrated in Figure 2, the proposed development is in 

a well-developed urban area with the type of commercial amenities, health services, and public 

facilities necessary for daily living and to support the achievement of a complete community.  



OSLER DR

MAIN ST W

M
AIN ST

COOTES DR

CO
O

TES DR

M
AI

N
ST

W

KING ST E

HW
Y 

40
3

MA
YF

AI
R
CR

ES

LITTLE JOHN
RD

SOUTH ST W

STERLING ST

LO
W

ER HO
RNING

 RD

EM
ER

SO
N
ST

YORK S
T

EAST ST S

GRANT BLVD

BER
TR
AM

DR

OFIELD RD

DA
LE

W
O
OD

CR
ES

HA
DD

O
N
AV

E
SSANDERS BLVD

ST
RO

UD
 R

D
THO

RPE
ST

DA
LE

W
O
O
D
AV

E

HA
DD

ON
AV

E
N

W
HI

TT
O

N 
RD

DO
N ST

GLENMOUNT AVE

PURVIS DR

IONA AVE

COLLEGE CRES

SCHOLAR
S RD

LE
LA

ND
 S

T

FO
RS

YT
H
AV

E
S

LYNDEN
AVE

DAVID ST

HILLSIDE
AVE

S

ROGERS RD

DUND
AS ST

STEARN DR

MCMASTER AVE

KING ST W

W
EST ST

U
N

IVER
SITY AVEDESJARDINS AVE

SH
IR

LEY ST

WESTWOOD AVE

BAXTER ST

RIFLE RANG
E RD

ME
RI

COUR
T RD

W
ES
TA
W
AY

RD

DUNNING
CRT

AINSLIE AVE

FO
R
SY

TH
AV

E
N

CL
IN
E
AV

E
S

MAPES AVE

WILLOWCREST AVE

WARD AVE

WHITNEY AVE

BR
O

AD
W

AY
 A

VE

BO
W

M
AN

 S
T

BEAUC
OURT

RD

ROYAL AVE
HWY 403

RITA ST

W
O

O
DW

ARD AVE

BALDWIN ST

HI
LL

VI
EW

 S
T

YATES DR

BINKLEY RD

BI
NK

LEY
CRES

HOLMES AVE

ARNOLD ST

BRO
DICK ST

CL
IF
FO

RD
ST

S
H
ELDO

N
ST

B
A

R
R

IE ST

DR
O

M
O

RE
 C

RE
S

DANB
U
RY

ST

G
RANTO

N ST

EW
EN RD

G
AR

Y 
AV

E

CO
TTRILL ST

SUSSEX ST

DUNDANA AVE

HAROLD ST

N
O

R
FO

LK
 ST S

W
EST

PA
R
K
AVE

YA
R
M
O
UTH

CRT

ADELAIDE AVE

KING
SM

O
UNT ST N

NO
RFO

LK ST N

THO
RNDALE ST N

HO
LLYW

O
O

D ST N

W
IN

ST
O

N 
AV

E

PRESID
E
N
TS

DR

ELIZ

A BE T

H
CR

T

RA
D
FO

R
D
ST

TW
EEDSM

UIR AVE

TH
O
R
N
D
AL

EC
RES

PRIVATE

RD

Maxar

±

0 200 400100

Meters

Site
Commercial

St. Mary 
Catholic 

Secondary 
School

Canadian 
Martyrs Catholic 

Elementary School

McMaster 
University

Glenwood 
Special Day

School

Dalewood 
Middle 
SchoolCommercial

Grocery Store
(Fortinos)

University 
Plaza

Retail Plaza
(Main West Mall)

McMaster 
University
Medical 
Centre

McMaster 
University

Bus Terminal

Hamilton-
Brantford 
Rail Trail

Alexander 
Park

Sheldon 
Manor 
Park

Elliot 
Park

Stroud 
Park

Dalewood 
Park

Dalewood 
Recreation

Centre

Chedoke
Golf Club

United Hebrew 
Chapel

Binkley United 
Church

Westside
Church

St.George’s 
Reformed 

Episcopal Church

Hamilton
Mennonite

Church

LIFT
Church

Yeshiva of 
Hamilton

Mid and High-Rise
Apartments

along Main St W

Hamilton-
Brantford 
Rail Trail

Community Context
Source: ESRI (2020), Google Earth (2020)

Figure

2
Planning Justification Report  |  17 Ewan Road, Hamilton
GSP Group  |  September 2022



 

Planning Justification Report  |  17 Ewen Road, Hamilton 15 

GSP Group Inc.  |  December 2022 

 

 Transportation Context 

 

Rifle Range Road and Ewen Road are classified as Local Roads within the Urban Hamilton 

Official Plan (UHOP) with a required minimum right-of-way width of 20.117m. Ewen Road is 

currently approximately 15.1m and Rifle Range Road is approximately 20m, and therefore 

road widening dedications would not be expected as part of a future Site Plan application. 

 

HSR Routes 

 

The Site is served by a pair of bus stops that are located immediately along Main Street West.  

HSR Route 5 Delaware can be accessed from these bus stops.  In addition, Route 10 B-Line 

Express and Route 1 King can both be accessed from a pair of bus stops located in front of 

McMaster University at Emerson Street, approximately 850m to the east of the Site (or a 10 

minute walk).  The service area of these three (3) routes is described as follows: 

 

• Route 1 King: Operates along a similar corridor as the B-Line Express, with service 

across the lower city from University Plaza to Eastgate Square.  This route also 

connects to the Hamilton GO Centre—with connections to the Lakeshore West 

commuter rail line as well as private intercity bus carriers, such as Greyhound Canada 

and Coach Canada. 

 

• Route 10 B-Line Express: Primary east-west route serving Hamilton’s lower city, with 

service from University Plaza through to the MacNab Transit Terminal and beyond to 

Eastgate Square. 

 

• Route 52/5/5E Delaware: Covers a large portion of the lower city and Hamilton 

mountain and splits into multiple end lines.  This route provides service between 

Dundas, Westdale, Ancaster Meadowland’s Terminal, McMaster University, downtown 

Hamilton, and Stoney Creek’s Old Town. 

 

Metrolinx Routes 

 

The McMaster Bus Terminal is located approximately 765m to the northeast of the Site and 

can be accessed within a 15-minute walk.  From this terminal the following Metrolinx regional 

bus routes are available: 

 

• Route 15 Brantford / Aldershot:  Providing access between Brantford Bus Terminal, 

McMaster University, McMaster Innovation Park, and Aldershot GO Station—on the 

Lakeshore West commuter rail line. 



 

Planning Justification Report  |  17 Ewen Road, Hamilton 16 

GSP Group Inc.  |  December 2022 

 

• Route 47 Hamilton / Hwy 407 Terminal:  Proving direct access between Hamilton GO 

Centre, McMaster University, Mississauga’s Square One, and the TTC’s Highway 407 

station—which is part of the TTC’s Line 1 Yonge-University. 

 

As outlined in the above route list, the Site is well serviced by transit, with easy access to key 

destinations, such as:  Ancaster, Dundas, McMaster University, Westdale, downtown 

Hamilton, Hamilton GO Centre, MacNab Transit Terminal, Eastgate Square, Brantford Bus 

Terminal, McMaster Innovation Park, Mississauga’s Square One, and TTC’s Line 1 Young-

University. 

 

Hamilton Bike Share 

 

The Site is located in an area well-serviced by Hamilton Bike Share.  Three bicycle sharing 

stations are located within a 5-minute walk of the Site.  The closest bicycle station is located 

approximately 100m to the south of the Site at Ewen Road in front of the Fortinos grocery 

store.  The second bicycle station is located along Sanders Boulevard approximately 225m to 

the north of the Site, and a third station is located approximately 200m to the west of the Site 

along Main Street West in front of a retail plaza (Main West Mall). 

 

The Hamilton-Rail Trail (see Photo 7) is a cycling and pedestrian trail that can be assessed 

just south of the Site, and both Ewen Road and Rifle Range Road are identified on Hamilton’s 

online mapping as signed on-street bicycle routes. 

 

High-Order Transit Station 

 

As per UHOP Appendix B—Major Transportation Facilities and Routes (see Figure 4), 

McMaster University is identified as a Future Multi-Modal Hub and Main Street West is 

identified as a Potential Rapid Transit Line. Specifically, an LRT is planned to be constructed 

along Main Street and King Street from McMaster University to Eastgate Square. The western 

terminus station at McMaster University will be approximately 800m to the east of the Site (or 

a 10-minute walk). 

 

Figure 3 illustrates the overall transit context. 

 

Figure 4 shows UHOP Appendix B—Major Transportation Facilities and Routes. 
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Urban Hamilton Official Plan

Major Transportation 
Facilities and Routes

Council Adoption: July 9, 2009
Ministerial Approval: March 16, 2011
Effective Date: August 16, 2013

The southern urban boundary 
that generally extends from 
Upper Centennial Parkway 
and Mud Street East in the 
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corridor and encompassing 
the Red Hill Business Park to 
Upper James Street remains 
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on Schedules E and E-1, 
Volume 1
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Appendix B
Urban Hamilton Official Plan

Major Transportation 
Facilities and Routes

Council Adoption: July 9, 2009
Ministerial Approval: March 16, 2011
Effective Date: August 16, 2013

The southern urban boundary 
that generally extends from 
Upper Centennial Parkway 
and Mud Street East in the 
east, following the hydro 
corridor and encompassing 
the Red Hill Business Park to 
Upper James Street remains 
under appeal – see illustration 
on Schedules E and E-1, 
Volume 1

McMaster
University
McMaster
University
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College
Mohawk
College

Limeridge
Mall

Limeridge
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Eastgate
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APPEAL

Site

UHOP Appendix B  
Major Transportation Facilities and Routes

Source: Urban Hamilton Official Plan, Appendix B, Major Transportation 
Facilities and Routes (December 11, 2019)
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 Future Developments 

 

The local area is evolving as several planning applications have been submitted along Main 

Street West that if approved and ultimately constructed, would represent an overall 

intensification of the Main Street West corridor toward taller and denser development. Nearby 

development proposals along the Main Street West corridor are shown in Figure 5 and include 

the following: 

 

1629-1655 Main Street West: 

• Proposed student residence consisting of 583 suites accommodated in three towers at 

heights of 25-storeys, 21-storeys, and 16-storeys.  

 

1630 Main Street West & 69 Sanders Boulevard, Sanders Gardens: 

• Approved (in OLT Decision OLT-21-001801) mixed-use commercial/residential 

development including a 9-storey condominium building containing ground floor 

commercial space and 160 residential suites, as well as 2 townhouse blocks containing 

22 residential units, for a total of 182 residential units. 

 

1190 Main Street West, McMaster Undergrad Student Residence: 

• Approved (OPA) development for a 1,415-bed student residence composed of a 10-

storey building and a separate 15-storey tower.  It is noted that the Zoning associated 

with this site was appealed to the LPAT and that a settlement decision is pending.  The 

residence is expected to open in 2024. 

 

1107 Main Street West: 

• Proposed 15-storey mixed-use building containing 535m2 of commercial space at 

grade, and a total of 310 dwelling units is proposed on the lands currently containing 

the Grace Lutheran Church. 

 

925 Main Street West, Colombia International College Student Residence: 

• Proposed twin-tower 15-storey mixed-use buildings, including a 4-storey podium, 

containing 456 suites and 107 parking spaces, as well as 1,380m2 of commercial space 

at ground level.  This development application has been appealed to the LPAT. 

 

Relevance of future developments to the Site: 

The local area, especially the Main Street West corridor, is evolving towards taller and denser 

buildings. This changing context should be considered when reflecting on the appropriateness 

of the proposed development with respect to the local area. 
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3.0 PROPOSED DEVELOPMENT 
 

17 Ewen (Hamilton) Corp. is proposing a new 10-storey, 359 unit, 545 bedroom purpose-built 

student residence. The density of the proposed development is 835 units per hectare 

(calculated as 359 units divided by an area of 0.43 hectares). The proposed development has 

been professionally designed by +VG Architects to meet the operational needs of a purpose-

built student residence. A conceptual rending is shown in Image 11. 

 

The proposed development Includes the following components: 

 

a) Building uses 

 

The proposed building will contain 359 units that translate to 205 1-bedroom units, 244 

2-bedroom units, and 96 3-bedroom units, for a total of 545 bedrooms.  Each unit will 

be a modern, self-contained dwelling. 

 

b) Parking and access 

 

A driveway from Rifle Range Road will provide access.  The proposed development 

will contain a total of 137 parking spaces, equating to a parking ratio of 0.38 per unit, 

or 0.25 parking spaces per bedroom.  

 

The site-specific parking requirement in the City of Hamilton Zoning By-law is 1.3 

spaces per unit inclusive of visitor parking which equates to 0.26 parking spaces per 

Photo Source: +VG Architects, The Ventin Group Ltd., August 2022 

Image 11: 3D view of the proposed development from Rifle Range Road looking 
southwest. 
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bedroom.  Accordingly, while a reduction in the parking ratio is requested, the effective 

parking rate is being maintained.   

 

The reduction is requested on the basis that the apartments are proposed to be for 

rental accommodation for students at McMaster University. 

c) Amenity Areas 

 

Several amenity features are proposed to be incorporated into the building, including a 

179m2 fitness room and a 109m2 games room. 

 

No outdoor amenity space is warranted due to the Site’s close proximity to an industrial 

use (Mondelez Canada candy factory). This was also part of the previous approval, for 

the same reason..]  

 

d) Landscaping 

 

Landscape treatments will be provided along the edges of the Site to provide a buffer 

to the adjacent industrial uses to the south and commercial uses to the north. These 

landscape treatments will complement the bicycle and pedestrian trail over the former 

railway line. Other landscaping will include buffering of the surface parking area to the 

public realm including Rifle Range Road and Ewen Road. High quality landscaping will 

also be used to delineate the main pedestrian access to the building on Rifle Range 

Road. 

 

e) Pedestrian connections 

 

There will be one pedestrian connection from the main pedestrian entrance to the public 

sidewalk on Rifle Range Road. 

 

The proposed development concept has been professionally designed by +VG Architects to 

meet the needs of a student residence. The proposed site plan is illustrated in Figure 6, the 

ground floor level is shown in Figure 7, the underground level parking plan is shown in Figure 

8, the typical floor plan for levels 2-7 is shown in Figure 9, the typical floor plans for levels 8-

10 is shown in Figure 10, the elevation drawings are shown in Figure 11, and the landscape 

plan is shown in Figure 12. 

 

  



78
54

2070
22

35

U
G

 P
AR

KI
N

G
AI

R
 IN

TA
KE

8588

10762

116311

38205

116279

38042

3750

UG PARKING
ENTRY RAMP

8%

5500

16%

6964

7304

2100

15
0

RETAINING
WALL

11
80

0

58
00

60
00

2800
TYP.

24
40

7629

4400 4400

TYP.
SMALL

2600

2403

3.40 x 6.00 + 1.50 LOADING SPACE

30
81

29002900 SHALL WE ADD USABLE
SPACE IN PARKING LEVEL ???

13701

10 STOREY

SETBACKS

2100

7 STOREY

SETBACK

2100

7 STOREY

SETBACKS

5900

8 STOREY

SETBACKS 11392

10 STOREY

SETBACKS

13550

FIRE
HYDRANT
APPROX.

LOCATION
TO BE

CONFIRM

R
IFLE R

AN
G

E R
D

.EW
EN

 R
D

.

SIA.

FIRE DEP.
CONNECTION

84758

55
00

15
0 15

0

BASEMENT WALL SHARED
BETWEEN TWO PROPERTIES

PROPERTY
LINE

MECH.
PENTHOUSE

10 STOREY7 STOREY 1 STOREY

LAN
D

SC
APED

 AR
EA

14103

METAL AND CONC.
BLOCK BUILDING

(1 STOREY)

BICYCLE AND PEDESTRIAN HAMILTON - BRANTFORD
RAIL TRAIL -  ASPHALT PAVING

C
O

N
C

. ISLE

 x
 x

 x
 x

 x

 x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x

 x
 x

 x
 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x
 x

 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x
 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x
 x

 x
 x

 x

 x

 x
 x

 x
 x  x

 x

 x

 x

 x

 x

 x

 x

 x

 x

 x

 x  x

 x x
 x

 x
 x

 x
 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

 x

 x

 x

 x

 x  x

 x

C
O

N
C

RETE    SID
EW

A
LK

C
HA

IN
 LIN

K FEN
C

E

C
O

N
C

. BLO
C

K W
A

LL

C
O

N
C

RETE

C
O

N
C

RETE

ASPHALT PAVEMENT

A
SPHA

LT PA
VEM

EN
T

GARBAGE

GARBAGE

UG PARKING
EXHAUST

LANDSCAPED AREA LANDSCAPED AREA

LA
N

D
SC

AP
ED

 A
R

EA

PARKING

UG
PARKING
EXHAUST

APPROX.
DRIVEWAY
LOCATION

ASPHALT PAVEMENT

 21M / 7 STOREY
SET BACK

 35M /10 STOREY
SET BACK

EX. CHAIN
LINK FENCE

MAIN
ENTRANCE

63
00

STREET LIN
E

PA
RC

EL LIM
IT

PARKING

CB

CB

MH

MANHOLE
TO REMAIN

EX. CATCH
BASIN TO
REMAIN

EX. CATCH
BASIN TO
REMAIN

10 BICYCLE
RACKS

HMH

CB

MH

WMH

EX. CATCH
BASIN TO
REMAIN

EX.MANHOLE
REMAIN

EX.MANHOLE
REMAIN

EX.MANHOLE
REMAIN

BICYCLE AND PEDESTRIAN HAMILTON - BRANTFORD
RAIL TRAIL -  ASPHALT PAVING

GARBAGE
ENTRANCE

EMERGENCY
EXIT

EMERGENCY
EXIT

BU
IL

D
IN

G
 S

ET
BA

C
K

BU
IL

D
IN

G
 S

ET
BA

C
K

METAL AND CONC.
BLOCK BUILDING

(1 STOREY)

63
00

55
00

METAL AND CONC.
BLOCK BUILDING

(1 STOREY)

DISCLAIMER:
ALL EXISTING SURVEY INFORMATION WAS PROVIDED BY SPEIGHT, VAN NOSTRAND &
GIBSON LIMITED IN THE FORM OF AN ELECTRONIC DRAWING FILE OF: A1400353.DWG,
DATED January 27, 2015

LIGHTING NOTE:
LIGHTING MUST BE DIRECTED ON SITE AND MUST NOT SPILL OVER TO ADJACENT
PROPERTIES OR STREETS.  PROVIDE "HOUSE SHIELDS" WHERE NEEDED, TO COMPLETELY
ELIMINATE GLARE TO ADJACENT PROPERTIES
BENCHMARK
ELEVATIONS ARE OBTAINED FROM ELEVATION FILE PROVIDED BY SPEIGHT, VAN
NOSTRAND & GIBSON LIMITED

BEFORE STARTING WORK

· THE CONTRACTOR SHALL NOTIFY THE MUNICIPALITY, ARCHITECT &
CONSULTANTS AT LEAST 48 HOURS PRIOR TO COMMENCING CONSTRUCTION.

· THE POSITION OF THE POLE LINES, CONDUITS, WATER MAINS, SEWERS, AND
OTHER UTILITIES AND STRUCTURES ARE NOT NECESSARILY SHOWN ON THE
CONTRACT DRAWINGS, AND WHERE SHOWN, THE ACCURACY OF THE POSITION
OF SUCH UTILITIES AND STRUCTURES IS NOT GUARANTEED. CONTRACTOR TO
VERIFY EXISTING CONDITIONS.`

· ALL EXISTING UNDERGROUND UTILITIES WITHIN THE LIMITS OF CONSTRUCTION
SHALL BE LOCATED, MARKED  AND PROTECTED.  ANY UTILITIES DAMAGED OR
DISTURBED DURING CONSTRUCTION  SHALL BE REPAIRED OR REPLACED TO THE
SATISFACTION OF THE ENGINEER, AT THE CONTRACTOR'S EXPENSE.

· PRIOR TO THE COMMENCEMENT OF CONSTRUCTION, ALL BENCHMARKS,
ELEVATIONS, DIMENSIONS, AND GRADES MUST BE CHECKED BY THE
CONTRACTOR AND ANY DISCREPANCIES REPORTED TO THE ENGINEER.

· AT LEAST TWO DIFFERENT BENCHMARKS MUST BE REFERRED TO AT ALL TIMES.

GENERAL NOTES -MUNICIPAL

· ALL WORK INVOLVED IN THE CONSTRUCTION, RELOCATION, REPAIR OF
MUNICIPAL SERVICES FOR THE PROPOSED DEVELOPMENT SHALL BE TO THE
SATISFACTION OF THE MUNICIPALITY.

· STREET EXCAVATION PERMITS ARE REQUIRED FOR ANY WORK IN MUNICIPAL
RIGHT OF WAY BY ANY CONTRACTOR.

· CONTRACTOR IS RESPONSIBLE FOR ALL SERVICING, UTILITIES, AND COSTS.

· STORM WATER DRAINAGE MUST NOT HAVE A NEGATIVE IMPACT ON
ADJACENT PROPERTIES.

· FIRE ROUTE SIGNS AND 3-WAY FIRE HYDRANTS SHALL BE ESTABLISHED TO
THE SATISFACTION OF THE FIRE DEPARTMENT AND AT THE EXPENSE OF THE
CONTRACTOR.

· ALL DRIVEWAYS FROM PROPERTY LINES FOR THE FIRST 7.5 M SHALL BE

GENERAL NOTES:

· THE "LIMITS OF CONSTRUCTION" SHALL BE ASSUMED TO BE THE
PROPERTY LINE UNLESS OTHERWISE NOTED

· FIRE ACCESS ROUTE TO BE POSTED AND DESIGNATED UNDER
MUNICIPAL BY-LAW (FIRE ACCESS ROUTE TO BE MIN. 6 m WIDE WITH
A MIN. 12 m CENTRELINE TURNING RADIUS AND MAX. 6% SLOPE)

· COORD. W/ MECH. & ELEC. SITE PLANS FOR ALL EXISTING & NEW
LOCATIONS OF  SERVICES & ENTRY OF SERVICES INTO THE BUILDING
ENVELOPE. (ALL MECH. & ELECT. INFO INDICATED ON
ARCHITECTURAL SITE DWG. A1.1 IS FOR  GENERAL REFERENCE &
COORD. ONLY)

· COORD. W/ CIVIL DRAWINGS FOR PROPOSED FINAL FINISH GRADE
ELEV.'S, DRAINAGE SLOPES & PROPOSED SITE SERVICES

· TYP. DRIVEWAY & PARKING LOT CONC. CURBS AS INDICATED ON
DRAWING.  COORD. W/ OPSD DETAILS & CIVIL DRAWINGS FOR
TYPICAL CURB TYPES.
SITE DIMENSIONS ARE TYPICALLY DIMENSIONED TO FACE OF CURB

· THE SUB-GRADE SOILS EXPOSED AFTER EXCAVATION SHALL BE
INSPECTED AND CERTIFIED BY A QUALIFIED REGISTERED
PROFESSIONAL SOILS ENGINEER AND A COPY OF THE REPORT
SHALL BE FORWARDED TO THE MUNICIPALITY

· ALL FILL PLACED ON THE SITE SHALL BE COMPACTED TO A MINIMUM
OF 98-100% STANDARD PROCTOR DENSITY. A SUFFICIENT NUMBER
OF TESTS SHALL BE TAKEN AT VARIOUS LEVELS SATISFACTORY TO THE
DIRECTOR OF ENGINEERING. TEST RESULTS SHALL BE SENT TO CITY
OF WINDSOR WITH A LETTER, SIGNED AND STAMPED BY THE SOILS
ENGINEER, STATING THAT A SUFFICIENT NUMBER OF TESTS HAVE
BEEN TAKEN AND THE MINIMUM DEGREE OF COMPACTION HAS
BEEN REACHED

· APPROVAL OF THIS DRAWING IS FOR MATERIAL ACCEPTABILITY
AND COMPLIANCE WITH MUNICIPAL AND PROVINCIAL
SPECIFICATIONS AND STANDARDS ONLY.  APPROVAL AND
INSPECTION BY THE CITY OF THE WORKS DOES NOT CERTIFY THE LINE
AND GRADE OF THE WORKS AND IT IS THE OWNER'S RESPONSIBILITY
TO HAVE THEIR ENGINEER CERTIFY THIS ACCORDINGLY

· SILTATION CONTROL DEVICES SHALL BE INSTALLED PRIOR TO WORKS
COMMENCING ON THE SITE AND SHALL BE MAINTAINED FOR THE
DURATION OF CONSTRUCTION, TO THE SATISFACTION OF THE TOWN
OF MILTON. (COORD. W/ OPSD DETAILS)

· PROJECT SIGN TO BE ERECTED @ BEGINNING OF PROJECT..
LOCATION TO BE COORDINATED WITH ARCHITECT ON SITE.

· PROVIDE HEAVY DUTY (HD) ASPHALT @ ALL DRIVEWAYS
PROVIDE MEDIUM DUTY (MD) ASPHALT @ ALL PARKING SPACES
PROVIDE LIGHT DUTY (LD) ASPHALT @ ALL PLAYGROUND &
WALKWAY AREAS ONLY (UNLESS SPECIFICALLY NOTED OTHERWISE)

· CONTRACTOR IS RESPONSIBLE FOR PLANTINGS, SOD, WATERING,
FERTILIZING & MAINTENANCE UNTIL SUBSTANTIAL PERFORMANCE IS
ACHIEVED.  THE WARRANTY PERIOD WILL COMMENCE UPON
SUBSTANTIAL PERFORMANCE OF THIS WORK.  COORDINATE WITH
LANDSCAPE DRAWINGS & SPECIFICATIONS.

PAINTED ROAD MARKINGS

PROPOSED NEW BUILDING

NOTE:
COORD. W/ EX. SITE SURVEY DWG. FOR THEIR LEGEND &
OBJECT DEPICTION NOTATIONS

AREA OF ASPHALT
H.D. = HEAVY DUTY
M.D. = MEDIUM DUTY
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BICYCLE RACK

FIRE HYDRANTFH

BY-LAW SET BACKS

SITE PLAN LEGEND:
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ENTRANCE / EXIT

SIGNAGE
(COORD. W/ SIGNAGE SCH.)

PROPERTY LINES / BOUNDARY

PROJECT NAME: EWEN ROAD DEVELOPMENT
PROJECT ADDRESS: 17 EWEN ROAD, HAMILTON, ONTARIO
MUNICIPALITY: HAMILTON
EXISTING ZONING CATEGORY:  E-3 - H  BY OMB DECISION ON APRIL 9, 2015 THAT AMENDS BY-LAW
6593
REZONE/NEW ZONING CATEGORY: N/A

ITEM BY-LAW REQ.

MIN. LOT AREA N/A

SITE STATISTICS

MAX. LOT COVERAGE N/A

PROVIDED

1.058 acre
(0.4284 ha)

29.64%

SOURCE
OMB DECISION
APRIL 9, 2015

11.39 M SETBACK ON BUILDING
35M HEIGHT (10 STOREYS)

NORTHERLY YARD 12 m

EASTERLY YARD (RIFLE
RANGE RD

MAX. BUILDING HEIGHT 10 STOREYS / 35m 10 STOREYS (30.6m)
+

MECH. PH. (35.0m)

LANDSCAPED AREA

SOUTHERLY YARD 3 m

WESTERLY  YARD
(EWEN RD)

N/AMIN. LOT WIDTH

15% MIN.

2.1 at 22.3 m

12 m

2.4m

38.20 m

3 m

16.4% (701.2 sm)

UNITS STATISTICS

RESIDENTIAL 2ND FLOOR

RESIDENTIAL 3RD FLOOR

BUILDING STOREYS 1 BED RM J

RESIDENTIAL 4TH FLOOR

RESIDENTIAL 1ST FLOOR

TOTAL 359

1 BED RM. 2 BED RM. 3 BED RM. SUB-TOTAL

32

8

12216

0

189

PERCENTAGE 100  %9%34%4.4%52.6%

RESIDENTIAL 5TH FLOOR

DENSITY 375 U/HECTARE

TOTAL UNITS 160 359

AMENITY AREA  (OUTDOOR) 0 sm

GROSS FLOOR AREA - ABOVE
GRADE

19,000 sm 19,000 sm

NOT PERMITTED

FLOOR AREA RATIO

RESIDENTIAL 6TH FLOOR

RESIDENTIAL 7TH FLOOR

RESIDENTIAL 8TH FLOOR

RESIDENTIAL 9TH FLOOR

1 2 11
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RESIDENTIAL 10TH FLOOR
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2
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1

1

1

36
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41321 2

41321 2

41321 2

41321 2
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40

40

40

40

40

BUILDING AREA

AMENITY AREA  (INDOOR) 1934.75 smN/A
FITNESS - CHANGE RM.
-WHSRM- STUDY RM. -GAMES
RM. -STUDY RM. - MAIN RM.

2,234 sm

ITEM 2 (c)

ITEM 2 (d) 1.

ITEM 2 (d) 2.

ITEM 2 (d) 3.
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ITEM 2 (l)

N/A
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N/A

5.9 M SETBACK ON BUILDING
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2.1 M SETBACK ON BUILDING
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LOADING

BICYCLE PARKING

PARKING REGULATIONS

ITEM

REQUIRED No. OF B.F.
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DRIVE AISLE DIMENSIONS
(m)

ITEM 5.2 - i
6.0 m

LOADING

BICYCLE PARKING

REQUIRED No.
PARKING SPACES

BY LAW 05-200

SECTION 5.5 A.
MINIMUM 1 SPACE + 3% TOTAL

NUMBER OF REQUIRED SPACES =
4.1+1=5

SECTION 5.5 C. i. i.

205 UNITS LESS THAN 50sm X 0.3 = 61.5
+

154 UNITS GREATER THAN 50sm
(3U X 0.3)+(11U X 0.7)+(36X085)+(104UX1.0) = 143.2

TOTAL = 204
SPACES ROUNDED DOWN AS INDICATED IN BY-LAW

05-200

N/A

ITEM 5.7 e
0.5 x UNIT (359)= 180

545 BEDROOMS X 0.25 P/B = 137
SPACES INCLUDING 28 VISITOR

PARKING SPACES

PROVIDEDBY-LAW

2800 mm X 5800mm

19

13

132SUB-TOTAL

TOTAL

B.F. PARKING SPACES 5

137

REGULAR PARKING

REGULAR PARKING

SMALL PARKING @
MAX 10%

100

2700 mm X 5800mm

2600 mm X 5500mm
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ITEM 5.2 - b. i
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ITEM 5.2 b. vi

4400 mm X 5800mm
INCLUDING LOADING SPACE
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(2600 mm X 5500mm)

(4400 mm X 5800mm)
INCLUDING LOADING
 AREA

(2800 mm X 5800mm)

(2700 mm X 5800mm)

BUILDING STATISTICS

RESIDENTIAL 2ND FLOOR

RESIDENTIAL 3RD FLOOR
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1,532.7 sq. m. / 16,497.85 sq. ft.
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1,532.7 sq. m. / 16,497.85 sq. ft.

1,532.7 sq. m. / 16,497.85 sq. ft.

LEASABLE AREA

180 SECURED IN UG 
10 TEMPORARY 
ABOVE GRADE

6.0 m

5

NOT PROVIDED
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# OF BEDROOMS 16189 244 96 545
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Landscape Plan
Source: The Ventin Group Ltd. (2022)
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4.0 REQUIRED PLANNING APPLICATIONS 
 

The proposed development requires an Amendment to the Ainslie Wood Westdale Plan in the 

Urban Hamilton Official Plan and an Amendment to the City of Hamilton Zoning By-law 6593. 

 

 Required Official Plan Amendment 

 

The landowner requires a refinement to the Site-Specific Policy Area D policies within the 

Mixed-Use Medium Density designation applicable to the Site to allow for purpose-built student 

housing with a maximum of 545 bedrooms. The proposed OPA is further discussed in Section 

7.0 Planning Analysis of this report. 

 

 Required Zoning By-law Amendment 

 

The proposed development also requires an amendment to Hamilton zoning By-law No. 6593. 

The Site is zoned in the J/S-1522 (Light and Limited Heavy Industry, etc.) District, Modified. 

The proposed development was previously the subject of an Ontario Municipal Board (OMB) 

settlement hearing. The OMB issued a decision on April 9, 2015 regarding a site-specific 

zoning by-law amendment; however, it did not issue an order, pending confirmation per the 

Settlement Agreement, that Mondelez Canada was satisfied that a future Site Plan Control 

Application was satisfactory, and they can continue to obtain Ministry of Environment 

Certificate of Approval for their operations. While agreement has been reached and the 

document has been ready to be executed, it is our understanding that further changes to the 

development proposal are required that do not necessarily comply with the site-specific zoning 

considered by the OMB. Specifically, amendments to the 2015 draft zoning by-law regulations 

are required to address the following: 

 

• Definition of “student residence” and the number of bedrooms per unit; 

• Increase in the maximum heigh of the 7-storey portion of the building by 1 metre; 

• Minimum parking requirements and size of parking spaces; and 

• Maximum gross floor area to include below grade parking structure. 

 

The proposed ZBA is further discussed in Section 7.0 Planning Analysis of this report, and a 

draft by-law is appended to this report as Appendix D. 

 

The ZBA included in Appendix D illustrates the provisions proposed to be amended by 

highlighting them in yellow.  The Table to follow illustrates the requested modifications as well. 
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By-law as per 2015 OMB approved 
zoning provisions 

Requested Zoning Modifications 

(a) That notwithstanding Section 11C.(1) 
of Zoning By-law No. 6593, the 
following use shall be the only 
permitted: 

(i) A “Student Residence” 

 

(b) For the purposes of this By-law, a 
“Student Residence” shall be defined 
as: 

“Student Residence” means the 
whole of any multiple dwelling 
designed for accommodating 
students and consisting of 3 or more 
Dwelling Units, each providing up to 
5 bedrooms for hire or gain directly or 
indirectly that does not have the 
exclusive use of both a kitchen and a 
bathroom. The building may also 
include common areas.” 

 

 

“Student Residence” means the whole of 
any multiple dwelling designed for 
accommodating students and consisting of 
3 or more Dwelling Units, each providing 
up to 5 3 bedrooms for hire or gain directly 
or indirectly that does not have the 
exclusive use of both a kitchen and a 
bathroom with the exception of bachelor 
and one-bedroom units for which exclusive 
use of both a kitchen and bathroom shall be 
permitted. The building may also include 
common areas.” 

(c) That notwithstanding Section 11C 
(1a) of Zoning By-law No. 6593, the 
height of a building or structure shall 
not exceed 10-storeys and 35 metres. 

 

(d) That notwithstanding Section 11C(2) 
of Zoning By-law No. 6593, the 
following yards shall be required: 

 

1) A westerly yard (Ewen Road) 
having a depth of not less than 
2.1 metres adjacent to a 
building height of 21 metres (7 
storeys); 5.9 metres adjacent to 
a building height of 24 metres 
(8 storeys); and 11.39 metres 
adjacent to a building height of 
35 metres (10 storeys), shall be 
provided and maintained for all 
buildings and structures. 

A westerly yard (Ewen Road) having a 
depth of not less than 2.1 metres adjacent 
to a building height of 22.3 metres (7 
storeys); 5.9 metres adjacent to a building 
height of 24 metres (8 storeys); and 11.39 
metres adjacent to a building height of 35 
metres (10 storeys), shall be provided and 
maintained for all buildings and structures. 

2) A northerly yard having a depth 
of not less than 12 metres shall 
be provided and maintained for 
all buildings and structures. 

 

3) A southerly yard having a depth 
of not less than 3.0 metres shall 
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By-law as per 2015 OMB approved 
zoning provisions 

Requested Zoning Modifications 

be provided and maintained for 
all buildings and structures. 

4) An easterly yard (Rifle Range 
Road) having a depth of not 
less than 2.1 metres adjacent to 
a building height of 21 metres 
(7 storeys); and 13.7 metres 
adjacent to a building height of 
35 metres (10 storeys), shall be 
provided and maintained for all 
buildings and structures. 

An easterly yard (Rifle Range Road) having 
a depth of not less than 2.1 metres adjacent 
to a building height of  22.3 metres (7 
storeys); and 13.7 metres adjacent to a 
building height of 35 metres (10 storeys), 
shall be provided and maintained for all 
buildings and structures. 

(e) That notwithstanding Section 11C(4) 
of Zoning By-law No. 6593, no 
buildings or structures shall have a 
total Gross Floor Area of more than 
19,000m2. 

That notwithstanding Section 11C(4) of 
Zoning By-law No. 6593, no buildings or 
structures shall have a total Gross Floor 
Area of more than 19,000m2 plus 4,234m2 
below grade parking structure totaling 
23,234m2. 

(f) That notwithstanding Section 11C(5) 
of Zoning By-law No. 6593, there 
shall be provided and maintained at 
least 15% of the area of the lot as 
landscaped area. 

 

(g) That notwithstanding Section 18A. (1) 
of Zoning By-law No. 6593, the 
minimum parking ratio shall be 1.3  
parking spaces per unit inclusive of 
visitor parking; 

That notwithstanding Section 18A. (1) of 
Zoning By-law No. 6593, the minimum 
parking ratio shall be 0.25 parking spaces 
per bedroom inclusive of visitor parking; 

(h) That notwithstanding Section 18A. 
(1)(c ) of Zoning By-law No. 6593, no 
loading spaces shall be required. 

 

(i) That notwithstanding Section 18A. 
(14g) of Zoning By-law No. 6593, 
required parking shall be permitted in 
a required front yard. 

 

(j) That no vehicular access or egress 
shall be provided to Ewen Road. 

 

(k) That the maximum density shall be 
375 unit per hectare. 

That the maximum density shall be 359 
units including a maximum of 545 
bedrooms. 

(l) That the principal pedestrian entrance 
shall be from/to Rifle Range Road. 
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By-law as per 2015 OMB approved 
zoning provisions 

Requested Zoning Modifications 

(m) That no communal outdoor amenity 
areas and no rooftop amenity area 
shall be permitted. 

 

3. That the ‘H’ symbol applicable to lands 
referred to in Section 1 of this By-law 
shall be removed conditional upon: 

a. The submission of a signed 
Record of Site Condition (RSC) to 
the City of Hamilton and the 
Ministry of the Environment 
(MOE). The RSC must be to the 
satisfaction of the City of Hamilton, 
Director of Planning, including an 
acknowledgement of receipt of the 
RSC by the MOE; and 

b. That conditional site plan approval 
has been granted which, among 
other things, includes noise 
mitigation to implement MOE 
Noise Guideline NPC-300.   

 
The ‘H’ symbol shall be removed by 
amendment to this By-law, and the 
development of the lands referred to in 
Section 1 of this By-law may, at such 
time, proceed in accordance with the “E-
3” District, Modified provisions, subject to 
the special requirement referred to in 
Section 2 of this By-law. 

3.  That the ‘H’ symbol applicable to lands 
referred to in Section 1 of this By-law 
shall be removed conditional upon: 

a. The submission of a signed Record 
of Site Condition (RSC) to the City of 
Hamilton and the Ministry of the 
Environment (MOE). The RSC must 
be to the satisfaction of the City of 
Hamilton, Director of Planning, 
including an acknowledgement of 
receipt of the RSC by the MOE; and 

b. That conditional site plan approval 
has been granted which, among 
other things, includes noise 
mitigation to implement MOE Noise 
Guideline NPC-300.   

 
The ‘H’ symbol shall be removed by 
amendment to this By-law, and the 
development of the lands referred to in 
Section 1 of this By-law may, at such time, 
proceed in accordance with the “E-3” 
District, Modified provisions, subject to the 
special requirement referred to in Section 2 
of this By-law. 

 

The holding provision has been deleted in its entirety since an RSC has been obtained for 

the Site from the MOE and the site plan approval process will be required to deal with noise 

prior to building permit issuance. 

  



 

Planning Justification Report  |  17 Ewen Road, Hamilton 34 

GSP Group Inc.  |  December 2022 

 

5.0 SUPPORTING STUDIES 
 

A number of studies have been prepared in order to justify the appropriateness of the proposed 

development moving forward at this time including: 

• Tree Assessment 

• Transportation Overview and Parking Assessment 

• Functional Servicing Report 

• Noise Impact Study 

 

The following is a summary of each supporting technical report; however, each report should 

be reviewed in its entirety. 

 

 Tree Assessment (Ron Koudys Landscape Architects Inc., August 2022) 

 

Ron Koudys Landscape Architects Inc. was retained by Rise Real Estate Inc. to prepare a tree 

assessment report in conjunction with the proposed development. The intent of the report is to 

summarize the findings of the tree assessment and make recommendations regarding tree 

preservation and removal based on tree health/condition/species and expected construction 

impacts based on the current site plan. 

 

The inventory captured eight individual trees on the Site. Trees were identified within the Site 

and within 3 metres of the legal property boundary. No species classified as endangered or 

threatened under the Ontario Endangered Species Act, 2007, S.O. 2007, c.6 were observed 

during the tree inventory. All trees observed are common to the current land uses and can be 

characterized as anthropogenic or opportunistic. There are no boundary trees associated with 

the Site. 

 

All eight trees that have been recommended for removal due to poor tree condition and conflict 

with the proposed development. 

 

 Transportation Overview and Parking Assessment (Salvini Consulting, 
September 2022) 

 

Salvini Consulting was retained to provide an overview of the transportation context and 

estimated traffic generation for the revised proposal at 17 Ewen Road. The Report 

characteries the site as an attractive area for travel by walking, cycling, and transit.  The 

Report notes that there are a number of transportation demand management (TDM) 

measures that have been incorporated to encourage travel by modes other than by car and 

concludes that weekday peak hour traffic generation is estimated to be between 15 and 40 

two-way trips. 
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The 2015 site-specific parking requirement in the City of Hamilton Zoning By-law is 1.3 spaces 

per unit inclusive of visitor parking which equates to 0.26 parking spaces per bedroom.  

Accordingly, while a reduction in the parking ratio is requested (0.25 per bedroom), the 

effective parking rate is being maintained.   

 

In addition, this study supports the requested variance in parking for residents from 1.3 

spaces per unit to 0.25 spaces per bedroom on the following basis:  

• The Site is located close to the McMaster University campus – approximately 800 metres 

away; 

• The Site is well served by both transit and active transportation infrastructure. In 

particular, there are good connections to the GTA via GO Transit buses at McMaster 

University and GO Trains and buses out of the West Harbour GO Station and Hamilton 

GO Centre; 

• Several TDM measures are proposed for the site to encourage travel by modes other 

than by car; 

• Extensive survey data collected at student apartment buildings in London and Waterloo 

(pre-LRT) indicated parking demand at all eleven properties is less per bedroom and per 

bed than the proposal; 

• Walking, cycling, and using transit are preferred modes of travel for students. Students 

with cars would take more utility-oriented trips to run errands or visit family and friends 

out of town once a week or a few times a month; 

• The general Zoning By-law requirement for parking would be substantially less than the 

site-specific requirement; and 

• The proposed requirement is consistent with requirements in the City of Waterloo for 

student housing near the University of Waterloo and Wilfred Laurier University. 

 Functional Servicing and Stormwater Management Report (R.J. Burnside & 
Associates limited, October 3, 2022) 

 

R.J. Burnside was retained to prepare a functional servicing report and stormwater 

management report for the proposed development at 17 Ewen Road.  The purpose of the 

Report was to: 

• Evaluate the existing municipal water system; 

• Evaluate on a preliminary basis the stormwater management opportunities and constraints; 

and,  

• Identify sanity servicing opportunities and constraints.   

Water Servicing 

The Site is currently serviced with a 200mm diametre watermain along Ewen Road and a 

300mm diametre watermain along Rifle Range Road.  The proposed water service connection 

will include a 150mm diametre fire service connected to the existing 300mm diametre 
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watermain along Rifle Range road with a 100mm diametre domestic service connected off the 

fire service. 

With respect to fire hydrants, there are three existing fire hydrants located within the 

development’s proximity. One additional hydrant is proposed to provide sufficient fire 

coverage. 

Sanitary Servicing 

There are combined sewers adjacent to the site along both Ewen Road and Rifle Range Road.  

One new 200mm diametre sanitary connection is proposed discharging into the combined 

sewer along Ewen Road.   

Stormwater Management 

As noted, there are existing combined sewers adjacent to the Site including 1500mm by 

1275mm combined sewer along Ewen Road and a j 750mm diametre combined sewer along 

Rifle Rang Road.  Based on topographic information for the site, the eastern ± third of the Site 

drains towards Rifle Range Road, while the western ± 2/3rds drains to the Ewen Road. 

The proposed grading design provides for a site drainage split between two underground 

chambers located within the underground parking level P1.  Site flows will be captured and 

conveyed to these tanks using a series of area drains. One chamber will connect to the 

combined sewer along Ewen Road, while the second chamber will be directed to the Rifle 

Range Road.  

With respect stormwater quantity controls, the proposed development has been designed to 

capture roof runoff and control flows within two stormwater vaults located within the P1 level.  

The remainder of the of the property will be graded to a series of area drains which will collect 

I in the quantity control vaults. The Ewen Road vault has an effective area of ±71m2 and the 

Rifle Range Road vault has an effective area of ±26m2 both of which are designed to 

appropriately control flows pursuant to City standards.   

Based on the City’s requirements, an “enhanced” protection level of stormwater quality control 

will be provided.    

Summary 

Burnside concludes that the proposed development can be sufficiently serviced with a 

wastewater connection, a supply of water, and to meet the necessary domestic and fire flow 

requirements of the City of Hamilton.  The design meets City requirements for site grading and 

stormwater management. The exiting municipal infrastructure is sufficient and capable of 

supporting the proposed development, and therefore, no external upgrades to the existing 

infrastructure will be required. 
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 Noise Impact Study (Novus Environmental, August 2014 to June 2018) 
 

Between 2014 and 2018 a number of noise studies were completed to address noise impacts 

associated with the Mondelez Canada Inc. (Mondelez) facility located at 45 Ewen Road 

immediately south of the Site. 

Noise Requirements 

The 17 Ewen Road property has been designated as a Class 4 area in Urban Hamilton Official 

Plan.  Therefore the Class 4 noise guideline limits under Publication NPC-300 apply to noise 

sensitive points of reception on the 17 Ewen Road Development.   

The Class 4 designation allows for higher continuous day and night-time noise as well as 

higher daytime impulsive noises.  Specifically, 

• Continuous noise 

o Daytime:  60 dBA in the plane of noise-sensitive windows 

o Nighttime: 55 dBA in the plane of noise-sensitive widows. 

• Impulsive noise 

o Daytime:  60 dBA for frequent impulses in the plane of noise-sensitive windows 

o Nighttime: 55 dBA for frequent impulses in the plane of noise-sensitive widows. 

During unloading of tanker trucks, there are frequent impulsive noises (more than 9 per hour) 

from mallet hammer hits on the side of the tanker cares, meant to dislodge flour and other 

powers inside the tanks.  Unloading only takes place once per day during daytime hours. 

The impulsive noise from tanker unloading is the dominant noise source on-site and drives the 

mitigation requirements since the sound levels exceed the daytime 60 dbA and 55 nighttime 

dBA sound levels.  Accordingly, noise mitigation measures are required for the proposed 

development. 

Mitigation 

Novus notes that there are no Outdoor Living Areas or common outdoor amenity areas, 

including balconies ore rooftop outdoor amenity area on Site.  The only points of noise 

reception are the façade windows connected to noise sensitive spaces such as bedrooms and 

living rooms. 

Over the past 5 years several options were considered and evaluated including noise buffer 

windows placed external to the building façade located a minimum of 4 inches away from the 

interior protected window.  While the Ministry of Environment and Climate Change (MOECC) 

accepted this option, other options were considered due to issues associated with the window 
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wall construction including condensation, potential mold growth within the buffer window 

space, and the lack of an ability to inspect, maintain and annually clean the windows. 

Accordingly proposed building design moved away from a window wall construction, to a 

curtain wall type construction with windows that require Enclosed Noise Buffers (ENBs) as 

defined in the NPC-300 Publication.  The MOECC was consulted on the design of the ENBs 

and further refined with their input in March 2017.   

This MOECC accepted design consists of external 2-pane sealed (inoperable) insulated glass 

unit windows, which act as the buffer windows.  The interior window will consist of a single ¼ 

inch (6.3mm) interior lite1 mounted in an aluminum sull sash.  This sash will be attached to the 

main frame using specialty fasteners which will not be removable by the student occupants, 

and which will require a maintenance key.  The sull sash will also be sealed to the frame using 

rubber gaskets to ensure an air-tight and water-tight fit.  The sull sash window (glazing and 

frame) will provide a minimum noise reduction of STC2 29, which is equivalent to the STC 

rating of a regular exterior window meeting minimum Ontario Building Code thermal 

requirements.   

The minimum buffer window STC rating proposed for the Site will be STC 35, with STC 37 

windows used in some locations on the east elevation of the building.   

The sash will only be removed by maintained staff for inspection, cleaning, and repair, as 

required.  This requirement has been included within the Minutes of Settlement with the owners 

and Mondelez Canada Inc. to ensure its continued use and legal enforceability.  Novus advises 

that similar window designs exist and have been used at multiple noise sensitive buildings in 

and around the GTA including some existing medical facilities.   

The Novus studies illustrate where the required ENB windows are to be located, as well as the 

required STC rating of the exterior panes on the proposed building elevations. 

• South Elevations:  all windows must be non-operable noise buffer windows with an 

STC 37 for the exterior pane.  

• North Elevation:  windows above the 5th floor at the east end of the Site require non-

operable noise buffer windows with an STC of 37 for the exterior pane.  The remaining 

windows on the north elevation do not required noise buffer windows. 

• East Elevation:  windows on floors 1 through 5 must be noise buffer windows with 

minimum STC 31 forth the exterior panes per the Minutes of Settlement.  Note – STC 

37 exterior pane windows are proposed.  In addition, windows on floors 6 through 10 

 

 

 
1 Window “lites” are the sections in glass windows.  They are separately framed panes of glass. 
2 Sound Transmission Class (STC) is a rating of sound isolation of a building wall assembly.  The higher the STC 
rating, the better sound isolation the wall assembly will achieve.   
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must be noise buffer windows with minimum STC 37 exterior panes per the Minutes of 

Settlement.  

• West Elevations:  No noise buffer windows are required. 

Novus concludes that the proposed window designs will meet the MOECC’s requirements for 

an enclosed noise buffer under NPC-300 and will provide an adequate indoor environment for 

the student residents.  In their July 5, 2017 correspondence, Novus concludes that  

“ As defined in Publication NPC-300, with the receptor-based noise mitigation measures 

outlined above in place, the exterior planes of the Enclosed Noise buffer windows are not 

considered to be points of receipt; however, the inner “sull sash” panes are….the 

applicable guidelines limits are met at the inner sull sash pane, meeting Publication NPC-

300 requirements.” 

 Record of Site Condition - Phase 1 and 2 Environmental Site Assessments 
(Rubicon Environmental Inc., 2017) 

 

A record of site condition (RSC) sets out the environmental condition of a property at a 

particular point in time, based on environmental site assessments conducted by a qualified 

person.  An RSC is mandatory in Ontario for a change in land use from industrial to a more 

sensitive land use (e.g., residential).   

 

In 2017 Rubicon Environmental was retained to complete both Phase 1 and 2 Environmental 

Site Assessments (ESAs).  These ESA’s were submitted and filed in the Environmental Site 

Registry of the Ontario Ministry of Environment and Climate Change for approval and to obtain 

a Record of Site Condition.  The Ministry has since issued RSC #224178 for the Site. 
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6.0 PLANNING POLICY FRAMEWORK 
 

The following is intended to provide a review and highlight the planning policy framework 

applicable to the Site. These policy documents include: the Planning Act, the Provincial Policy 

Statement (2020), A Place to Grow: Growth Plan for the Greater Golden Horseshoe (2020), 

the Urban Hamilton Official Plan, and Hamilton Zoning By-law 6593. 

 

 Ontario Planning Act, R.S.O. 1990, c. P.13 

 

Section 2 of the Planning Act sets out matters of Provincial Interest when considering and 

carrying out responsibilities under the Act. The following table provides an analysis of the 

Subject Applications in response to the prescribed Provincial interest: 

 

Table 1 Provincial Interest in regard to Subject Applications 

Provincial Interest Policy Response 

a) The protection of ecological 

systems, including natural areas, 

features and functions 

The Site is not located in a Natural Heritage 

System (“NHS”) as per Ministry of Natural 

Resources and Forestry online NHS mapping. 

Further, as per Schedule B—Natural Heritage 

System of the Urban Hamilton Official Plan, no 

Core Areas, Linkages, nor Streams, are identified 

on the Site. 

b) The protection of the agricultural 

resources of the Province 

The Site is not located in the Agricultural Land 

Base for the Greater Golden Horseshow as per 

online mapping (Agricultural Systems Portal). 

c) The conservation and 

management of natural resources 

and the mineral resource base 

As per Appendix C and C-1 – Non Renewable 

Resources of the UHOP, the Site is not located in 

and or near any non-renewal resources including 

gas and/or petroleum wells. 

d) The conservation of features of 

significant architectural, cultural, 

historical, archaeological or 

scientific interest 

As per Hamilton’s online cultural heritage 

resources mapping, there are no cultural features 

on-site or within the vicinity of the Site. 

e) The supply, efficient use and 

conservation of energy and water 

The proposed development will optimize the use 

of existing energy and water infrastructure. 
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Table 1 Provincial Interest in regard to Subject Applications 

Provincial Interest Policy Response 

f) The adequate provision and 

efficient use of communication, 

transportation, sewage and water 

services and waste management 

systems 

The proposed development will utilize existing 

sewage, water, and wastewater infrastructure. The 

proposed development will also utilize existing and 

planned active transportation infrastructure, as 

well as public transit along Main Street West 

(LRT). 

g) The minimization of waste N/A 

h) The orderly development of safe 

and healthy communities; the 

accessibility for persons with 

disabilities to all facilities, services 

and matters to which this Act 

applies 

The proposed development has been 

professionally designed to ensure safe access to 

the Site.  The Site is appropriately located in a 

safe and healthy community with access to 

education, employment, transportation, and 

health care in a walkable neighbourhood. 

i) The adequate provision and 

distribution of educational, health, 

social, cultural and recreational 

facilities 

The Ainslie Wood neighbourhood is well served by 

existing public amenities, the most notable of 

which is McMaster University and McMaster 

University Medical Centre. 

j) The adequate provision of a full 

range of housing, including 

affordable housing 

By providing a purpose-built student residence 

with 359 units, 545 bedrooms, the proposed 

development will provide higher quality student 

accommodation options for the growing student 

population at McMaster University. 

 

It will also free-up existing single-detached, low-

rise dwellings in the neighbourhood, which have 

primarily accommodated students due to a lack of 

suitable, safe, and affordable housing options in 

proximity to campus. In turn, the freed-up stock 

could provide greater housing options to other 

households in the surrounding neighbourhoods. 

k) The adequate provision of 

employment opportunities 

There are commercial uses located along the 

Main Street West corridor which provide 

employment opportunities to students. In addition, 

the proposed development provides an 

opportunity for students working on campus to 

live closer to where they work. 
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Table 1 Provincial Interest in regard to Subject Applications 

Provincial Interest Policy Response 

l) The protection of the financial and 

economic well-being of the 

Province and its municipalities 

The proposed development will optimize the use 

of existing waste, water, electric, active 

transportation, transit, and public service facilities 

and thereby protect the financial and economic 

well-being of the Province and City of Hamilton. 

m) The co-ordination of planning 

activities of public bodies 

N/A 

n) The resolution of planning 

conflicts involving public and 

private interests 

The landowner was able to reach a settlement 

resolution with the adjacent landowner (Mondelez 

Canada) at the OMB. 

o) The protection of public health and 

safety 

The proposed development will be reviewed by 

City of Hamilton departments and agencies, 

which will ensure that public health and safety are 

appropriately addressed. 

p) The appropriate location of growth 

and development 

The Site is located in Hamilton’s built-up area in 

close proximity to Main Street West, which is 

classified as a Secondary Corridor. The Site is also 

in proximity to numerous community amenities and 

recreational facilities as outlined in Section 2.2 of 

this Report and shown on Figure 2. 

 

In addition, the Site is located in an area with good 

transit connectivity and the proposed development 

would support a number of local HSR bus routes 

as well as Metrolinx regional bus routes, all of 

which are outlined in Section 2.8 of this report and 

shown in Figure 3. Looking to the future, Main 

Street West is identified as a Potential Rapid 

Transit Line, and McMaster University is identified 

as a Future Multi-Modal Hub in the UHOP (see 

Figure 4). The King Street LRT is proposed to have 

a terminus station on Main Street West in proximity 

to the Site. 

 

In consideration of the existing water and 

wastewater infrastructure, community facilities, 

education facilities, health services, recreational 

amenities, major institutions (i.e., McMaster 
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Table 1 Provincial Interest in regard to Subject Applications 

Provincial Interest Policy Response 

University and Medical Centre), and existing and 

planned transit infrastructure (i.e., the LRT), the 

Site is an appropriate location for growth and 

development. 

q) The promotion of development 

that is designed to be sustainable, 

to support public transit and to be 

oriented to pedestrians 

As outlined throughout this report, the proposed 

development will support existing and planned 

public transit.  A reduced parking ratio is being 

requested on the basis that a student residence 

near McMaster University is intended to be 

pedestrian oriented. 

r) The promotion of built form that, 

(i) is well-designed, 

(ii) encourages a sense of 

place, and 

(iii) provides for public spaces 

that are of high quality, 

safe, accessible, attractive 

and vibrant 

The proposed development has been 

professionally designed by +VG Architects to 

accommodate the needs of a purpose-built student 

residence.  The proposed development represents 

an aesthetic improvement to the current condition 

of the Site and the surrounding lands and will result 

in a more interesting, high-quality space, that is 

attractive, vibrant, accessible, and encourages a 

sense of space for students and surrounding 

residents. 

s) The mitigation of greenhouse gas 

emissions and adaptation to a 

changing climate 

The dense nature of high-rise development 

provides an efficient way to house residents in 

the most efficient way to optimize existing 

services and public amenities. The residents that 

will occupy the buildings in the future might 

otherwise locate themselves in areas that would 

contribute toward sprawl and greater automobile 

use. Conversely, the proximity of the Site to 

multiple transit options, as outlined in Section 1.5 

of this Report, will contribute to taking 

automobiles off the road and thereby reduce 

greenhouse gas emissions. The proposed 

development will be targeted to students as 

McMaster University can be reached within a 10-

minute walk as shown on Figure 3. 
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 Provincial Policy Statement, 2020 

 

The Provincial Policy Statement, 2020 (“PPS”) provides policy direction on matters of 

provincial interest related to land use planning and development. The PPS is issued under the 

authority of Section 3(1) of the Planning Act and came into effect on May 1, 2020. Section 3(5) 

of the Planning Act requires that decisions affecting planning matters be consistent with the 

PPS. The following policies, amongst others, apply to the proposed development. 

 

Intensification 

 

The PPS supports intensification, redevelopment and the efficient use of land and existing 

planning infrastructure within urban areas. The PPS defines intensification as “the 

development of a property, site or area at a higher density than currently exists through: 

a. redevelopment, including the reuse of brownfield sites; 

b. the development of vacant and/or underutilized lots within previously 

developed areas; 

c. infill development; and [...]” 

 

As defined in (a), (b), and (c) of the above criteria, the proposed development represents 

intensification. 

 

Building Strong and Healthy Communities 

 

The PPS provides guidelines to manage growth and promote efficient and resilient land use 

and development patterns, as follows: 

 

“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 affordable and market-based range 

and mix of residential types (including single-detached, additional 

residential units, multi-unit housing, 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;  
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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 the integration of land use planning, growth management, 

transit-supportive development, intensification and infrastructure 

planning to achieve cost-effective development patterns, optimization 

of transit investments, and standards to minimize land consumption 

and servicing costs;  

f) improving accessibility for persons with disabilities and older persons 

by addressing land use barriers which restrict their full participation in 

society; […]” 

 

Settlement Areas 

 

The Site is located with Hamilton’s Urban Boundary and contiguous within the built-up area as 

identified by the Ministry of Public Infrastructure Renewal.  Settlement Areas include urban 

areas and “lands which have been designated in an official plan for development…”. Given 

that the Site is located within Hamilton’s Urban Boundary and designated for residential 

development, it is considered part of the Settlement Areas, where growth is to be focused as 

outlined in the following policies: 

 

“1.1.3.1 Settlement areas shall be the focus of growth and development. 

 

1.1.3.2 Land use patterns within settlement areas shall be based on densities and 

a mix of land uses which: 

a) efficiently use land and resources; 

b) 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; 

e) support active transportation; 

f) are transit-supportive, where transit is planned, exists or may be 

developed; and […] 

 

1.1.3.3 Planning authorities shall identify appropriate locations and promote 

opportunities for transit-supportive development, accommodating a 

significant supply and range of housing options through 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.”  
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“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.” 

 

Housing 

 

The PPS also provides the following direction on housing policy to meet the projected needs 

of current and future residents: 

 

“1.4.3 Planning authorities shall provide for an appropriate range and mix of 

housing options and densities to meet projected market-based and 

affordable housing needs of current and future residents of the regional 

market area by: 

[…] 

b) permitting and facilitating: 

2. all housing options required to meet the social, health, 

economic and well-being requirements of current and future 

residents, including special needs requirements and needs 

arising from demographic changes and employment 

opportunities; and 

3. all types of residential intensification, including additional 

residential units, and redevelopment in accordance with policy 

1.1.3.3; 

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; 

e) requiring transit-supportive development and prioritizing 

intensification, including potential air rights development, in proximity 

to transit, including corridors and stations; and 

f) establishing development standards for residential intensification, 

redevelopment and new residential development which minimize the 

cost of housing and facilitate compact form, while maintaining 

appropriate levels of public health and safety.” 
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Sewage, Water and Stormwater 

 

The PPS provides the following direction on the preferred method of servicing for new 

development: 

 

“1.6.6.2 Municipal sewage services and municipal water services are the preferred 

form of servicing for settlement areas to support protection of the 

environment and minimize potential risks to human health and safety. 

Within settlement areas with existing municipal sewage services and 

municipal water services, intensification and redevelopment shall be 

promoted wherever feasible to optimize the use of the services.” 

 

Transportation Systems 

 

The PPS provides the following direction on making efficient use of existing transportation 

infrastructure: 

 

“1.6.7.2 Efficient use should 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.” 

 

Long-Term Economic Prosperity 

 

The PPS contains policies related to securing the Province’s long-term prosperity, the following 

of which are applicable to the proposed development:  

 

“1.7.1 Long-term economic prosperity should be supported by: 

 […] 

b) encouraging residential uses to respond to dynamic market-based 

needs and provide necessary housing supply and range of housing 

options for a diverse workforce;  

c) optimizing the long-term availability and use of land, resources, 

infrastructure and public service facilities; 

d) maintaining and, where possible, enhancing the vitality and viability of 

downtowns and main streets; 

e) encouraging a sense of place, by promoting well-designed built form 

and cultural planning, and by conserving features that help define 
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character, including built heritage resources and cultural heritage 

landscapes;  […]” 

 

Relevance of the PPS to the Site: 

The PPS supports intensification, redevelopment, and the efficient use of land and existing 

planning infrastructure within urban areas, which is where the Site is located. 

 

The proposed development would contribute to the development of a healthy, livable, and safe 

community as per the policies outlined in Policy 1.1.1. Specifically, the proposed development 

represents an efficient development and land use pattern that will sustain the financial well-

being of the Province and City of Hamilton over the long term. The proposed development will 

increase and diversify the available housing options for students in the Ainslie Woods 

neighbourhood. 

 

The Site is located in a settlement area, which is to be the focus of growth and development 

(Policy 1.1.3.1). The proposed development represents an efficient use of land and resources 

that will optimize the use of existing infrastructure and public service facilities, and in doing so, 

avoid the need for their unjustified expansion (Policy 1.1.3.2). 

 

The proposed development represents a cost-effective development pattern that would 

optimize existing transit investments, including HSR bus routes #16 and #44. Regarding future 

transit, it is noted that HSR Route #44 is the ‘S’ in the City’s proposed BLAST frequent rapid 

transit system, which was developed as part of the City’s 2007 Transportation Master Plan. 

 

With respect to housing policy, the PPS directs planning authorities to permit and facilitate all 

types of residential intensification and redevelopment. The proposed development represents 

a compact form that efficiently uses land, resources, and infrastructure (Policy 1.4.3). 

 

As per Policy 1.6.6.2, the proposed development utilizes municipal water and wastewater 

services, which are the preferred form of servicing for settlement areas and promotes 

intensification and redevelopment wherever feasible to optimize the use of existing services. 

 

Based upon the above review, the Subject Applications are consistent with the applicable 

policies of the PPS, 2020.  

  



 

Planning Justification Report  |  17 Ewen Road, Hamilton 49 

GSP Group Inc.  |  December 2022 

 

 A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 

 

On May 16, 2019 “A Place to Grow: Growth Plan for the Greater Golden Horseshoe” came 

into effect, replacing the 2017 “Growth Plan for the Great Golden Horseshoe”.  Amendment 1 

(2020) to the Growth Plan for the Grater Golden Horseshoe 2019 was approved and came into 

effect on August 28, 2020 (“the Growth Plan”). The Growth Plan applies to the area designated 

as the Greater Golden Horseshoe Growth Plan Area which includes the entire City of Hamilton.  

All decisions that affect a planning matter must conform to the Growth Plan.  The following is 

a summary of the Growth Plan policies applicable to the proposed development. 

 

Guiding Principles 

 

The Growth Plan provides a framework for implementing the Province’s vision for managing 

growth across the region to the year 2041. The successful realization of the Growth Plan is 

based on several Guiding Principles which provide the basis for guiding decisions on how land 

is to be developed. The Guiding Principles are outlined in Section 1.2.1 of the Growth Plan 

and include the following, amongst others: 

 

• “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. 

• Support a range and mix of housing options, including second units and affordable 

housing, to serve all sizes, incomes, and ages of households.” 

 

Relevance of the Growth Plan Guiding Principles to the Site: 

The proposed development fulfils several guiding principles of the Growth Plan.  For instance, 

the proposed development will support the achievement of complete communities by providing 

additional and more diverse housing options in the Ainslie Wood neighbourhood.  

 

Growth Plan Context 

 

Section 2.1 of the Growth Plan provides the following context on where and how to grow in the 

Greater Golden Horseshoe: 

 

“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.” 
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In addition, Section 2.1 emphasizes the importance of optimizing the use of land, infrastructure, 

and public service facilities within the urban area as a first priority: 

 

“This Plan's emphasis on optimizing the use of the existing urban land supply 

represents an intensification first approach to development and city-building, one 

which focuses on making better use of our existing infrastructure and public 

service facilities, and less on continuously expanding the urban area.” 

 

Relevance of the Growth Plan Context to the Site: 

The Site is located within a settlement area, which is a prioritized area for intensification and 

new development so as to make better use of existing infrastructure and public service 

facilities, and less on continuously expanding the urban area. 

 

Managing Growth 

 

Policy 2.2.1.1 states that the population and employment forecasts provided in Schedule 3 of 

the Growth Plan will be used for planning and managing growth to the planning horizon.  

Schedule 3 provides that the City of Hamilton is forecasted to grow to 820,000 by 2051. 

 

Policy 2.2.1.2(a) states that forecasted growth to 2051 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;” 

 

Furthermore, Section 2.2.1.2(c) states that 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. 

 

Policy 2.2.1.4 states that applying the polices of the Growth 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; […] 

c) provide a diverse range and mix of housing options, including additional 

residential 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: 
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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) provide for a more compact built form and a vibrant public realm, including 

public open spaces;” 

 

Relevance of the Growth Plan Managing Growth Policies to the Site: 

The vast majority of the City of Hamilton’s forecasted growth to 820,000 people by 2051 is to 

be directed to settlement areas that have a delineated built boundary; have existing municipal 

water and wastewater systems and can support the achievement of complete communities.   

Accordingly, the Site is contiguous with the Built-up boundary and located within Hamilton’s 

Urban Boundary. Based on these locational attributes, the Site is an appropriate location for 

growth. 

 

With respect to Policy 2.2.1.4, the proposed development will support the achievement of 

complete communities as follows: 

• Diversify the mix of land uses by intensifying a residential use in an area with a range of 

commercial and employment lands; 

• Increase and diversify the range and mix of housing options available to both students 

and residents (by freeing-up existing dwellings) in the surrounding community; 

• Support existing transportation options, and public service facilities; 

• Expand convenient access to the safe and comfortable use of active transportation by 

providing density in close proximity to the Hamilton-Brantford rail trail; and 

• Provide for a more compact built form and vibrant public realm. 

 

Based on the above policy review, the proposed development conforms to the Growth Plan. 
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 Urban Hamilton Official Plan (UHOP) 

 

The City of Hamilton Urban Official Plan (“UHOP”) was adopted by City Council on July 9, 

2009, approved by the Ministry of Municipal Affairs and Housing (“MMAH”) on March 16, 2011 

and came into effect on August 16, 2013. The UHOP provides direction and guidance on the 

management of land use change and physical development within the City. 

 

Urban Structure: Neighbourhoods  

 

Hamilton’s urban structure is based on a system of Urban Nodes, Urban Corridors, Major 

Activity Centres, Neighbourhoods, Employment Areas, and Major Open Space. As shown in 

Figure 13, Schedule E – Urban Structure, the Site is designated Neighbourhoods.  

 

Land Use Designation: Mixed Use – Medium Density 

 

The Site is designated “Mixed Use – Medium Density” on Schedule E-1 – Urban Land Use 

Designations (see Figure 14). 

 

The intent of the “Mixed Use – Medium Density” designation is described as follows: 

 

Policy E.4.6 “…The intent of the Mixed Use Medium Density designation is to permit a 

full range of retail service commercial, entertainment, and residential 

accommodation at a moderate scale. The designation recognizes the 

transitional mixed use main street in the City (outside of the downtown 

Mixed Use area), as well other large commercial areas which serve the 

surrounding community or a series of neighbourhood which are intended to 

evolve and intensify into mixed use, pedestrian oriented areas. Increasing 

the number of people who work and live within the area designated Mixed 

Use – Medium Density will also contribute to the planned function of the 

area as a people place.” 

 

Policy E.4.6.2 goes on to state that the “Mixed Use – Medium Density” designation shall be 

applied to traditional “main street” commercial areas outside of the area designated Downtown 

Mixed Use, and to promote the continuation of these areas as pedestrian oriented mixed use 

areas”. 

 

Policy E.4.6.4 provides that it is the function of “Mixed Use – Medium Density” to serve as 

vibrant people places with increased day and night activity through the introduction of 

residential development, which enhances the function of these areas as transit supportive 

nodes and corridors. 
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Urban Structure

Schedule E
Urban Hamilton Official Plan

Council Adoption: July 9, 2009
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APPEALS

The southern urban boundary that generally extends from Upper Centennial Parkway and Mud Street East in the east, 
following the hydro corridor and encompassing the Red Hill Business Park to Upper James Street remains under 
appeal.
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APPEALS

The southern urban boundary that generally extends from Upper Centennial Parkway and Mud Street East in the east, 
following the hydro corridor and encompassing the Red Hill Business Park to Upper James Street remains under 
appeal.
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Permitted uses within the “Mixed Use – Medium Density” designation include multiple dwelling 

units, and commercial uses, such as retail stores. 

 

The maximum permitted height within the “Mixed Use – Medium Density” designation is six (6) 

storeys (Policy E.4.6.7), which can be increased up to eight storeys without amendment to the 

Official Plan, subject to appropriate justification related to minimizing shadow impacts, 

progressive stepbacks in building height, and adequate setbacks from the street are included 

for (Policy E.4.6.8). 

The predominant built form is intended to be mid-rise with the intent of the designation to 

increase the proportion of multiple storey, mixed use buildings that have retail and service 

commercial stores at grade (Policy E.4.6.9). 

In addition to the above, the following “Mixed Use – Medium Density” policies are relevant to 

the proposed development: 

 

“E.4.6.10 Permitted uses shall be located in single or mixed use buildings.” 

 

“E.4.6.16 New development shall be designed and oriented to create comfortable, 

vibrant and stimulating pedestrian oriented streets within each area 

designated Mixed Use – Medium Density.” 

 

“E.4.6.17 Areas designated Mixed Use – Medium Density are intended to develop in 

a compact urban form with a streetscape design and building arrangement 

that supports pedestrian use and circulation and create vibrant people 

places.” 

 

“E.4.6.19 To strengthen the pedestrian focus in areas where it does not currently 

exist, the City shall require infilling of retail, service commercial, and mixed 

use buildings in a physical arrangement which assists in creating a vibrant 

and active street environment. Such buildings shall be located up to the 

street along a pedestrian focus street.” 

 

“E.4.6.22 Development applications shall be encouraged to provide a mix of uses on 

the site.” 

 

“E.4.6.24 New development shall respect the existing built form of adjacent 

neighbourhoods by providing a gradation in building height and densities, 

and by locating and designing new development to minimize the effects of 

shadowing and overview on properties in adjacent neighbourhoods.” 

 

“E.4.6.27 Reduced parking requirements shall be considered to encourage a broader 

range of uses and take advantage of a higher level of transit service.” 
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Relevance to the Site: 

The “Mixed Use – Medium Density” designation permits the proposed multiple storey, mixed 

use building with retail and service commercial stores at grade.  An amendment to the “Mixed 

Use – Medium Density” policies is required to permit a maximum height of 24 storeys.  A more 

detailed discussion of the requested height can be found in Section 5 of this report where 

appropriate justification related to minimizing shadow impacts, progressive step backs in 

building height, and adequate setback from the street are thoroughly discussed, as required 

by Policy E.4.6.8 above. 

 

 Urban Hamilton Official Plan Amendment 167 (UHOP 167) 

 

On June 8, 2022, the City of Hamilton adopted amendments to the Urban Hamilton Official 

Plan and Rural Hamilton Official Plan pursuant to sections 17 and 26 of the Planning Act by 

By-law Nos. 22-145 and 22-146.  These amendments were approved, in part, by the Minister 

of Municipal Affairs and Housing – along with a number of modifications imposed by the 

Minister - and are now in force and effect pursuant to the Planning Act. 

 

The amendments provide policy direction on growth management, urban structure, housing, 

employment, cultural heritage, climate, and infrastructure.  These amendments apply to the 

entirety of lands within the City of Hamilton and are relevant to the proposed development and 

the requirement for and Official Plan amendment.   

 

UHOPA 167 amends Policy E.5.7 to eliminate this maximum density requirement for the 

purposes of evaluating development applications such as this and limit the application of this 

maximum requirement for the purpose of “estimating unit yield and/or population growth, as 

part of the preparation of Secondary Plans, Special Policy Areas, Infrastructure master Plan 

and Community Plans.”   

 

These revised policies demonstrate the City’s commitment to remove maximum density 

requirements at the application-level and have a greater control mechanism of densities at the 

broader plan level (i.e., Secondary Plans, Special Policy Areas, etc.).  On this basis and as 

alluded to earlier, the density requirement of a maximum of 375 units per hectare is considered 

disjointed with the approved UHOPA 167 and amended Policy E.5.7.  Furthermore, the density 

requirement as measured by units per hectare is incompatible with how density and population 

yields are measured in student residences.  For the proposed development of a student 

residence, it is more appropriate to dictate a maximum number of bedrooms to determine the 

yield of student population within the proposed development.  This is further explained in 

Section 7.0 – Planning Analysis.  On this basis a site-specific density calculation is considered 

appropriate.   
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 Ainslie Wood Westdale Secondary Plan 

 

The Site is within the Ainslie Wood Neighbourhood Plan (AWWSP) and designated “Mixed 

Use – Medium Density”, Special Area Policy D, on Land Use Plan, Map B.6.2-1 (see Figure 

15). The policies of Special Policy Area D are as follows: 

 

“6.2.17.4 Notwithstanding Policies E.4.6.7 and E.4.6.8 of Volume 1, for the lands 

designated Mixed Use – Medium Density, located at 17 Ewen Road, and 

identified as Site Specific Policy – Area D on Map B.6.2-1 – Ainslie Wood 

Westdale – Land Use Plan, the following policies shall apply: 

a) the maximum height of any proposed building or structure shall be limited 

to 10 storeys; 

b) the maximum residential densities shall range from 300 to 375 units per 

gross hectare; 

c) as long as manufacturing, warehousing, storage and accessory uses 

continue to operate at 45 Ewen Road, any use on the lands shall: 

i) not contain any outdoor amenity areas as defined by Ministry of the 

Environment Guideline NPC-300; and 

ii) any multiple dwelling shall be designed as student accommodation. 

d) The following criteria shall be used in the evaluation of future applications 

under the Planning Act, R.S.O., 1990 c. P.13 for the lands located within 

Site Specific Policy Area - D:  

i) The development will be compatible with and not create a negative 

effect on the industrial uses at 45 Ewen Road; and 

ii) The development will have regard for Ministry of the Environment 

Guideline NPC 300. 

e) Site Specific Policy Area D is hereby identified as a Class 4 Area pursuant 

to Ministry of the Environment Guideline NPC 300. (OPA 98)(OPA 109)” 

Relevance of the Ainslie Wood Westdale Secondary Plan to the Site: 

The Special Policy Area D policies permit a multiple dwelling designed as a student 

accommodation with a maximum height of 10 storeys, a maximum density of 300 to 375 units 

per gross hectare (uph). The policies recognize the Site as a Class 4 Area noise receptor 

pursuant to Ministry of the Environment Guideline NPC 300. In addition, no outdoor amenity 

space is required due to the Site’s proximity to an industrial use (Mondelez Canada candy 

factory) to the south. An amendment to the Urban Hamilton Official Plan (Ainslie Wood 

Westdale Secondary Plan) is required to increase the permitted density to 835 uph. 
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 Ainslie Wood Neighbourhood Plan  

 

Neighbourhood Plans are endorsed by City Council, but not incorporated into the Urban 

Hamilton Official Plan. The Ainslie Wood Neighbourhood Plan was approved by Council on 

January 28, 1975. 

 

The Site is identified as “Industrial”. The proposed development does not relate to the 

“Industrial” designation and therefore an amendment to the Ainslie Wood Neighbourhood Plan 

is required to bring it in conformity with the Mixed Use – Medium Density designation, pursuant 

to the Ainslie Wood Westdale Secondary Plan. 

 

 Hamilton Zoning By-law 6593 
 

The Site is currently zoned in the J/S-1522 (Light and Limited Heavy Industry, Etc.) District, 

Modified. While the OMB issued a decision for a site-specific zoning by-law amendment, it did 

not issue an order, pending confirmation per the Settlement Agreement, that Mondelez 

Canada was satisfied that a future Site Plan Control Application was satisfactory and that they 

can continue to obtain Ministry of Environment Certificate of Approval for the operation of their 

candy factory.  Appendix A includes the OMB issued site specific zoning (Attachment 2) for 

which an OLT order has not been provided to date.  This document includes the zoning 

regulations agreed to by the parties to the hearing in 2015. 

 

While an agreement in principle has been reached and the document has been ready to be 

executed, further changes to the development proposal are now required that do not 

necessarily comply with the site specific zoning considered in the OMB’s 2015 decision.  

Specifically, amendments to the 2015 draft zoning by-law regulations are required to address 

the following: 

• Definition of student residence and the number of bedrooms per unit; 

• Increase in the maximum height of the 7-storey portion of the building by 1 metre; 

• Minimum parking requirements and size of parking spaces; and 

• Maximum gross floor area to include area of below grade parking structure. 

 

Appendix D incudes the amended draft Zoning by-law Amendment. 
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City of Hamilton
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7.0 PLANNING ANALYSIS 
 

This section provides justification as to how the proposed development represents good land 

use planning. 

 

McMaster University currently has a student enrollment of over 25,000, the majority of which 

live off-campus, often in single-detached, family neighbourhoods.  To meet Hamilton’s growing 

student housing requirements, more student accommodations need to be built.  The desire to 

find housing near campus has put increased pressure on surrounding neighbourhoods to 

accommodate students, sometimes leading to conflicts between students and local residents.  

Through the development of well-planned, quality student-specific residences, the impact of 

common student-related issues, such as unkept properties and noise complaints, would be 

lessened.  It would also contribute to providing greater housing options for residents by 

relieving the existing housing stock in adjacent neighbourhoods of having to primarily provide 

secondary rental market housing options for students as McMaster University has grown over 

the years. 

 

The Site is an ideal location for a student residence as it is within walking distance from campus 

(1 km), situated along a public transit route with bus service directly to McMaster University, 

has direct access to active transportation infrastructure to campus as well as commercial and 

health services, and is in proximity to convenient amenities including a grocery store, a variety 

of restaurants and retail stores. 

 

Previous applications pertaining to the Site for an Official Plan Amendment (OPA-07-016) 

and Zoning By-law Amendment (ZAC-07-062) were approved in a decision issued by the 

Ontario Municipal Board (OMB PL120574) on April 9, 2015.  Accordingly, the principle of the 

land use has been established.   

 

 Density Increase and Metric 

 

The Special Policy Area D policies permit a multiple dwelling designed as a student 

accommodation with a maximum height of 10 storeys and a maximum density of 300 to 375 

units per gross hectare.  An amendment to the Urban Hamilton Official Plan (Ainslie Wood 

Westdale Secondary Plan) is required to increase the permitted density to 837.8 units per 

hectare and to recognize the use of bedrooms rather than units to measure density. 

 

Density Increase 

The current in-effect Provincial Policy Statement (2020) notes in Policy 1.1.1 (b), (d), and (e) 

that healthy, livable, and safe communities are sustained by attributes such as the 

accommodation of appropriate affordable and market-based range and mix of residential 

types, development and land use patterns that more efficiently use lands within settlement 

areas, and integrating land use planning with intensification and infrastructure planning such 
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that land consumption and servicing costs are minimized.  The density of the proposed 

development speaks to this by reducing the amount of land consumed needed to continue to 

support student housing needs in neighbourhoods adjacent to McMaster University, more 

efficiently using existing infrastructure on site (e.g. water and wastewater and recreational and 

public transit routes), and more appropriately integrating housing options and intensification in 

areas with existing connections to a high concentration of commercial amenities and health 

services. 

 

The PPS 2020 also consists of settlement area policies that reflect the request for an increase 

in density within this proposed development.  For example, Policy 1.1.3.1 states that, 

“Settlement areas shall be the focus of growth and development.”  Policy 1.1.3.2 further 

focuses on having land use patterns within settlement areas to be based on densities and a 

mix of land uses that efficiently use land and resources in addition to infrastructure and public 

service facilities, and support active transportation and are transit-supportive.  This is 

demonstrated by the proposed development consisting of greater densities that not only 

support existing infrastructure and public service facilities in the vicinity, but also the ample 

active and transit-supportive infrastructure in the surrounding area.  The greater densities also 

more efficiently use land for student housing purposes compared to the typically frequent and 

informal use of low-rise dwellings in neighbourhood areas.  Although this existing approach 

may be seen as more efficiently using existing housing stock, it has become more vulnerable 

to low quality and unsafe housing conditions for students, as well as limited housing options 

for the neighbourhoods as households move through various life stages. 

 

Policy 1.1.3.3. proceeds by stating: 

 

“Planning authorities shall identify appropriate locations and promote opportunities for 

transit-supportive development, accommodating a significant supply and range of 

housing options through 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.” 

 

The site previously contained an industrial use but is currently vacant land within the City’s 

settlement area.  The development proposal therefore recommends reusing it and at higher 

densities.  The higher densities capitalize on the existing underutilized nature of the site and 

supports the viability of nearby public transit routes as mentioned in a previous section (e.g., 

HSR Route 1 King, Route 10 B-Line Express, and Route 52/5/5E Delaware), thereby 

promoting transit-supportive development. 

 

When reviewing Section 1.4 – Housing of the PPS, direction is given to planning authorities to 

provide for an appropriate range and mix of housing options and densities to meet projected 

market-based and affordable housing needs of the regional market area (Policy 1.4.3).  This 
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speaks to the proposed development and requested density increase for a student residence.  

The existing settlement patterns of students is within neighbourhoods such as Westdale and 

Ainslie Wood, as well as generally along Main Street West but bounded by where Osler Drive 

begins on the west and the Highway 403 access to the east.  Low-rise dwellings are often 

internally split into more units or bedrooms to accommodate more students, leading to these 

areas increasing in density but often not accompanying suitable or safe housing conditions.  

The proposed development and requested density increase are a higher quality and safer 

means to accommodate the student demand for housing.  It would allow for the City of Hamilton 

to meet the projected housing needs of not only the student population, but also the City’s 

regional market area and neighbourhood-specific demand.  Households experiencing other 

life stages or needing more affordable housing would have more housing options because of 

the improved accessibility to existing low-rise housing stock. 

 

Recognizing the development proposal was initially presented in 2015 and the current PPS 

was not in effect at that time, the 2014 PPS was also analyzed to justify the density increase.  

Policy 1.1.1 which specifies the attributes that sustain healthy, livable, and safe communities 

has a similar intent of accommodating an appropriate range and mix of residential uses, 

promoting more efficient development and land use patterns, and minimizing land 

consumption and servicing costs as the current PPS.  The density increase provides greater 

student residence options within a more efficient development and land use pattern, more 

efficiently uses the existing vacant site and existing servicing-infrastructure and minimizes land 

consumption.  Similarly, the intent of policy references made earlier to focus growth and 

development in settlement areas (Policy 1.1.3.1, PPS 2014), have land use patterns within 

settlement areas to be based on densities and a mix of land uses that efficiently use land, 

resources, and infrastructure (Policy 1.1.3.2, PPS 2014), and have planning authorities identify 

locations and promote opportunities for intensification and redevelopment especially in areas 

with existing or planned infrastructure (Policy 11.3.3, PPS 2014), continue to apply to the 

requested density increase.  In these cases, the density increase is an opportunity to promote 

intensification and within an area with existing infrastructure and services, as well as amenities.  

Likewise in Section 1.4 – Housing, there is similar intent for planning authorities to provide a 

range and mix of housing types and densities, permit and facilitate residential intensification, 

and promote densities for new housing that efficiently uses land, resources, and infrastructure.  

This section continues to provide rationale for the increased density of the proposed 

development. 

 

Growth Plan (2020) Policy 2.2.1.2 (a) further articulates that growth be directed to settlement 

areas that have a delineated built boundary, existing infrastructure, and can achieve complete 

communities.  The requested density fulfills this by directing more growth within the built 

boundary and where existing water, wastewater, transportation, and community service 

infrastructure can be found.  It also fulfills this by citing greater densities closer to amenities 

and services that are part of daily life. 
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Density Metric 

 

In addition, a density based on the number of 545 bedrooms rather than number of units per 

hectare is considered more appropriate for a purpose-built student residence.  While the 

Planning Act does not permit the designation or zoning for specific persons, it is not uncommon 

and is reasonable to provide different standards for certain types of housing.  For example, 

nursing homes and long-term care facilities refer to the number of patient beds to determine 

the number of parking spaces (e.g., 1 space per 3 patient beds) while retirement homes and 

children’s residence determine parking by the number of persons who may be lawfully 

accommodated.  Similarly for student residences, it is appropriate to provide for a density 

based on the number of bedrooms equating to the number within the proposed development, 

which is 545 bedrooms. 

 

Using the number of units per hectare is also inappropriate in this context considering the 

number of bedrooms is a better reflection of density within a student residence.  For example, 

in a general (non-student) residential context, the use of units per hectare could be further 

subject to a varying range of persons per unit depending on the residential dwelling type (e.g., 

apartments, rowhouses, semi-detached, and single-detached) in order to determine an 

anticipated population yield.  In addition, the intent of using the number of units per hectare is 

to provide a range of residential densities, and therefore residential growth, up to a maximum, 

permitted for the site.  However, this would be inappropriate in the context of this proposed 

development given the nature of the development.  

 

 Requested Zoning Modifications 

 

Amendments to the 2015 draft zoning by-law regulations are required to address the following: 

• Definition of student residence and the number of bedrooms per unit; 

• Increase in the maximum height of the 7-storey portion of the building by 1 metre; 

• Minimum parking requirements and size of parking spaces; and 

• Maximum gross floor area to include below grade parking structure. 

 

Justification for each of the required amendments is provided below: 

 

Definition of Student Residence 

The proposed development is of a purpose-built student residence, consisting of 359 units and 

545 bedrooms. Most of the bedrooms are bachelor and 1-bedroom layouts, followed by 2-

bedrooms. The definition of Student Residence as approved by the Ontario Municipal Board 

(OMB) on April 9, 2015 is, “the whole of any multiple dwelling designed for accommodating 

students and consisting of 3 or more Dwelling Units, each providing up to 5 bedrooms for hire 

or gain directly or indirectly that does not have the exclusive use of both a kitchen and a 

bathroom. The building may also include common areas” (2 (b)). The minimum of “3 bedrooms” 

in the definition was simply a reflection of the unit mix proposed in 2015.  It is proposed this be 
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changed to the following definition in order to recognize the number of dwelling units and mix 

of bedroom types in the updated development proposal since the time of the decision: 

 

“…the whole of any multiple dwelling designed for accommodating students and 

consisting of Dwelling Units, each providing up to 5 bedrooms for hire or gain directly 

or indirectly that does not have the exclusive use of both a kitchen and a bathroom with 

the exception of bachelor and one-bedroom units for which exclusive use of both a 

kitchen and bathroom shall be permitted. The building may also include common 

areas.” 

 

This definition is more appropriate when considering the nature of student residences has 

changed since the OMB decision. For example, lessons learned from the COVID-19 pandemic 

informed the change from primarily 5-bedroom to bachelor and 1-bedroom units. The following 

definition of, “compatibility,” in the Urban Hamilton Official Plan was also reviewed in the 

context of this definition change: 

 

“…land uses and building forms that are mutually tolerant and capable of existing 

together in harmony within an area. Compatibility or compatible should not be narrowly 

interpreted to mean “the same as” or even as “being similar to”.” 

 

Although the definition of student residence is proposed to change to reflect the number of 

dwelling units and bedroom mix, the nature and form of a student residence remains 

compatible with the site and surrounding area, land uses, and built form. The updated student 

residence development proposal maintains the ability to exist in harmony with other land uses 

and building forms in the area, such as commercial amenities and health services found within 

nearby University Plaza (±820m west) and Fortinos (±100m south), as well as heading east 

along Main Street. It is also compatible with existing student residences in the area, such as 

West Village Suites at 1686 Main Street West (±350m northwest) and Oak Hall Residence that 

is part of Columbia International College (±2km east), while also providing an updated student 

residence format. 

 

Maximum Height 

The proposed development has various heights depending on different parts of the 

development. On the westerly yard and fronting Ewen Road, the proposed development is 7 

storeys and a height of 22.3m. The central portion is 10 storeys with a height of 30.6m when 

excluding the mechanical penthouse and 35.0m when including it. On the easterly yard and 

fronting Rifle Range Road, the proposed development is 1 storey with a height of 4.5m.  

 

The determination of the westerly and easterly yard requirements is based on a building height 

of 7 storeys and 21 metres as per the OMB decision (2(d)).  Although the proposed 

development maintains 7 storeys on the portion of the proposed development fronting Ewen 

Road, it has a height of 22.3m.  Despite the increase in height by 1.3m, relief from shadowing 
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continues to be provided to the commercial and health amenities as well as industrial activities 

surrounding the Site in the form of setbacks to the north (12m), south (3m), west (2.1m and 

increases to 13.8m towards the 10 storey portion of the development proposal from the west 

site), and east (2.4m and increases to 14.1m towards the 10 storey portion of the development 

from the east side).  The overall intent to ensure there is appropriate height and relief from the 

scale of development fronting onto Ewen Road is maintained. 

 

As described in Section 2.9, there are also some notable existing and proposed developments 

surrounding the proposed development which consist of heights that can help provide more 

context for the height of the west portion of the proposed development.  For example, there is 

the existing West Village Suites at 1686 Main Street West which is 9 storeys and 30m in height.  

There is also the proposed development at 1630 Main Street West which is a mixed-use 9-

storey development and is approximately 150m from the proposed development that is the 

subject of this Planning Justification Report.  On January 26, 2022, the Ontario Land Tribunal 

ordered the Zoning By-law to be amended such that a building height maximum of 30m for the 

portion of the site fronting Main Street West be permitted (OLT-21-001801).  In comparison, 

the proposed development is situated more internally and is further back from Main Street, 

providing greater rationale for the 22.3m while also maintaining a lower height in relation to 

greater stories and heights that are reinforced along Main Street. 

 

Minimum Parking Requirements  

The proposed development consists of 137 parking spaces, which includes 28 visitor spaces.  

This is based on applying a parking rate of 0.25 spaces per bedroom to 545 bedrooms within 

the proposed development.  If applying the parking rate as outlined by Section 5.5 C.i.i. in the 

City of Hamilton’s Zoning By-law 05-200, the total number of required parking spaces would 

be 204 spaces.  

 

However, one cannot ignore the fact that the 2015 site-specific parking requirement in the City 

of Hamilton Zoning By-law of 1.3 spaces per unit inclusive of visitor parking actually equates 

to 0.26 parking spaces per bedroom based on the permitted density of the builidng.  

Accordingly, while a reduction in the parking ratio is requested, the effective parking rate is 

being maintained.   

 

Further, overall, the lower parking rate in the proposed development is appropriate because of 

the traffic pattern of student residences and students’ travel behaviour.  Students living close 

to campus are more likely to walk, cycle, or take transit to campus.  They are also less likely 

to own cars for financial reasons.  If they do have access to vehicles, they generally use it for 

utility purposes, such as running errands and getting groceries, as well as visiting and traveling 

out of town on weekends.  This was observed in the Transportation Overview and Parking 

Assessment prepared by Salvini Consulting on October 14, 2022: 
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“The use of cars by students living close to campus does not follow a typical residential 

pattern where drivers leave the site and go to work in the morning, returning in the 

afternoon.  These students do not typically use cars to drive to school, since school is 

so close, rather, the students might have cars for other purposes, like shopping, visiting 

and traveling out of town on weekends.” 

 

In conducting a parking use survey of purpose-built student apartment buildings in London and 

Waterloo, Salvini found that the parking demand of these buildings remained below the 

proposed parking rate of 0.25 spaces per bedroom, suggesting that the proposed rate is at a 

higher standard than existing purpose-built student apartment buildings.  Furthermore, when 

some spaces freed up on weekends because students in residence were away visiting family, 

the spaces would often accommodate visitors of those students staying in residence, 

suggesting some efficiencies within the existing parking spaces.  This efficiency provides 

further rationale for the reduced parking rate and can also be seen as a transportation demand 

management measure. 

 

The proposed development’s parking rate of 0.25 spaces per bedroom is also appropriate 

when considering data collected of parking use among 10 student residence properties near 

the Universities of Waterloo and Wilfred Laurier.  It was found the parking demand ranged from 

0.07 to 0.18 spaces per bedroom, which are all less than the proposed parking provision of 

0.25 spaces per bedroom in the development proposal.  Note that 2016 parking use surveys 

in Waterloo were used because this was before the Ion-LRT, which is similar to the proposed 

development’s current situation prior to the implementation of the Potential Rapid Transit Line 

and terminus station at McMaster University. 

 

In addition to the insight gained on traffic patterns of student residences and students’ travel 

behaviour as rationale for the lower parking requirements, we must consider the significant 

number of active and sustainable transportation connections to and from campus, retail 

amenities, health services, and entertainment.  For example, there are several local transit 

routes along Main Street and Whitney Avenue with frequencies ranging between 10 to 30 

minutes during the weekdays and evenings, and an upper range to 40 minutes on weekends. 

Furthermore, there are several designated cycling routes surrounding the Site, such as on 

Ewen Road and Rifle Range Road, which the proposed development has frontages on.  The 

Hamilton-Brantford Rail Trail is also located immediately south of the Site and is considered 

an interurban multi-use trail which directly connects to the commercial amenities within 

University Plaza on Osler Drive. Hamilton Bike Share hubs can also be found at the Fortinos 

driveway to Rifle Range Road (about 100 metres away) and at 1686 Main Street West (about 

250 metres away). Sidewalks are also provided around the site, with a protected cross 

intersection at the signalized intersection at Main Street and Rifle Range Road.  The 

transportation demand management measures of the proposed development provide further 

justification for the reduced parking rate by providing a total of 190 bicycle parking spaces (180 

long-term spaces in a secure, weather protected format and 10 short-term spaces for visitors), 
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transit information at the on-site management office to complement McMaster University’s 

transit pass system, as well as education and promotion of nearby commercial amenities to 

meet students’ daily needs. 

 

It is anticipated the reduced parking rate will not have a negative impact on the surrounding 

community through, for example, overflow onto the street or commercial parking lots within the 

vicinity, such as the Fortinos.  The proposed development provides for 28 visitor spaces as 

part of the 137 parking spaces provided.  The Salvini report showed traffic generation 

estimates for the proposed development to be 16 trips in the morning peak hour and 38 trips 

in the afternoon peak hour.  It should be considered that not all these trips will translate into 

parking need, however assuming they do, the provided parking spaces will be able to 

accommodate them.  Most visitors also tend to spend a short amount of time in student 

residence and often have a meal off-site or help students run errands during their visit, 

therefore not necessitating additional parking. 

 

As also identified by the Salvini report, students are less likely to have vehicles for financial 

reasons and there are typically efficiencies with re-using existing parking spaces when some 

students leave for the weekends while others have visitors for that same time.  Moreover, due 

to many commercial amenities and health services being within 300m and campus being 

approximately 1km away, the travel behaviours of students are more likely to be localized and 

through walking, cycling, or transit, and therefore not requiring a vehicle to park within the 

surrounding neighbourhoods or commercial parking lots. 

 

The reduced parking rate combined with the significant active and public transportation 

infrastructure surrounding the site as well as proximity of several community amenities and 

health services, directly responds to provincial policy, namely: 

 

• The achievement of complete communities as referenced in the Guiding Principles of 

the Growth Plan 2020; and 

• The application of Growth Plan 2020 policies to expand convenient access to a range 

of transportation options that also include the safe, comfortable, and convenient use of 

active transportation (Policy 2.2.1.4). 

 

Maximum Gross Floor Area  

The proposed development consists of a Gross Floor Area of 19,000m2 above grade and a 

4,233.01m2 below grade, single level parking structure.  OMB decision 2 (e) permits buildings 

or structures to have a maximum total Gross Floor Area of 19,000m2.  This decision did not 

take into account the level of underground parking that was always intended/proposed for the 

Site.  Accordingly, the requested amendment will not change the gfa of the portion of the 

building allocated for student living purposes, rather it includes the area allocated for parking 

in the total gross floor area. 

Removal of “H” holding provision 
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An “H” holding symbol was applied to the site with conditions of removal consisting of the 

completion and submission of a signed Record of Site Condition (RSC) as well as upon 

conditional site plan approval.  An RSC is required because the site previously contained two 

buildings that were used as a warehouse facility (industrial uses) and moving forward, the 

intended use is residential in the form of a student residence. On April 24, 2017, the RSC was 

certified and subsequently filed on February 1, 2018 to the Environmental Site Registry (RSC 

#224178). The RSC confirms that: 

 

“…based on a phase one environmental site assessment and phase two environmental 

site assessment, and any confirmatory sample, there is no evidence of any 

contaminants in the soil, ground water, or sediment on, in or under the record of site 

condition property that would interfere with the type of property use to which the record 

of site condition property will be put, as specified in the record of site condition.” 

 

The findings of the RSC responds directly to OMB decision 3 and provides justification for the 

removal of the “H” holding symbol. 

 

 Conclusion 

 

Based on the above assessment, it is our opinion that the required Official Plan and Zoning 

By-law Amendments are appropriate and would facilitate a form of student accommodation at 

a density that is not only compatible with adjacent land uses and harmonious with the local 

community context, but also provides greater housing options of higher quality for students. In 

turn, this will lead to a greater positive impact on housing options for neighbourhoods and 

households currently affected by the expansion of the secondary rental market to primarily 

accommodate students.  
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8.0 RECOMMENDATIONS 
 

It is our opinion that the proposed development and required Official Plan and Zoning By-law 

Amendments represent good land use planning and should be approved for the following 

reasons: 

 

a) The proposed development is consistent with the policies of the 2020 Provincial 

Policy Statement; 

b) The proposed development is in conformity with A Place to Grow: Growth Plan 

for the Greater Golden Horseshoe, 2020; 

c) The proposed development conforms to the land use policies of the Urban 

Hamilton Official Plan; including the policy guidance provided in the Ainslie Wood 

Westdale Secondary Plan; 

d) The proposed development provides an opportunity for land use intensification at 

an appropriate height and scale; and 

e) The proposed development provides for the efficient use of land and 

infrastructure. 

 

Respectfully, 

 

 

 

 

Brenda Khes, MCIP, RPP 

Vice President, Hamilton 
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Formal Consultation Document 
 

Meeting Date:  February 2, 2022 File No:  FC-22-009 

Owner: 17 Ewen (Hamilton) Corp. c/o Stacey Ciancone  

Applicant: GSP Group Inc. c/o Brenda Khes    

 
PROPERY INFORMATION 
 
Address and/or Legal Description:  17 Ewen Road, Hamilton 

Lot Frontage (m): 30.04                   Lot depth (m): 116                 Lot Area(m2): 4,284             

Urban Hamilton Official Plan Designation: Mixed Use – Medium Density 

Ainslie Wood Westdale Secondary Plan Designation: Mixed Use – Medium Density, 

Site Specific Policy – Area D 

Zoning: “J/S-1522” (Light and Limited Heavy Industry, Etc.) District, Modified  

Description of current uses, buildings, structures and natural features on the 

subject lands: Vacant. 

Brief description of proposal: To permit a 10 storey, 359 unit multiple dwelling 

(purpose built student rental) with 155 parking spaces. 

 

APPLICATIONS REQUIRED 

Rural Hamilton Official Plan Amendment Yes  No  

Urban Hamilton Official Plan Amendment Yes  No  

Local Official Plan Amendment  Yes  No  

Zoning By-law Amendment (Complex) Yes  No  

Subdivision Yes  No  

Condominium  Yes  No  

Site Plan (Type: Full) Yes  No  

Consent Yes  No  

Variance(s) Yes  No  

Other  Yes  No  

Planning and Economic Development Department 

Development Planning, Heritage and Design 

71 Main Street West, 5th Floor, Hamilton   ON   L8P 4Y5 

Phone: 905.546.2424  -  Fax: 905.546.4202 
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Note: The City of Hamilton is in the process of creating a new comprehensive Zoning By-
law for the entire City.  The new Zoning By-law is being prepared in phases by Land Use 
topic. New Rural, Commercial and Residential zoning may be implemented which could 
be different than the current zoning.  Accordingly, additional applications may be required.  
If a Building Permit has not been issued by the City prior to the new zoning coming into 
effect, the approved site plan may be affected, related to zoning compliance, which may 
require further planning approvals (i.e. Minor Variance, Zoning Amendment, etc.). 
 

FEES REQUIRED 

                                   
City of Hamilton:                                   

Urban Hamilton Official Plan Amendment………$34,945.00 
Zoning By-law Amendment…………...…………..$36,815.00 
PLUS $570 per unit (for units 11 to 60)………….$28,500.00 
MINUS 25% for combined applications………….$25,065.00 
TOTAL OPA / Zoning By-law Amendment……...$75,195.00 
Site Plan Control (Full)…………………………….$25,350.00 

  Conservation 
Authority Review Fees: 

N/A 

                                                   
Other: 

Tariff of Fees 
$1,005 per residential unit for first 10 units…..…$10,050.00 
PLUS $605 per residential unit for units 11-50....$24,200.00 
TOTAL Tariff of Fees………………………………$34,250.00 

TOTAL: ……………………………………………………...$134,795.00 

 
Notes: 

• Formal Consultation fee may be credited towards a future application 

• Notwithstanding the fees noted above, all fees are payable based on the rate in the 
fee schedule by-law in effect on the date the payment is made. 

• Further fees may be required at a later date as per the fee schedule. 

• Separate cheques are payable to the City of Hamilton and the applicable Conservation 
Authority. 

• A Cost Acknowledgement Agreement for potential costs at the Ontario Municipal 
Board may also be required. 

 
DESIGN REVIEW PANEL 
 
The Design Review Panel shall provide urban design advice to Planning Division staff 
on Planning applications with respect to complex Zoning and Site Plan applications in 
the following Design Priority Areas: 

(a) Downtown Hamilton Secondary Plan Area; 

(b) Areas of Major Change and Corridors of Gradual Change within the West Harbor 
Secondary Plan Area; 

(c) Primary Corridors as shown on Schedule E – “Urban Structure” of the Urban 
Hamilton Official Plan; 
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(d) Any other large scale projects that may impact the physical environment 
functionally and/or aesthetically. 

 
The Director of Planning or his or her designate may waive projects from the review of 
the Design Review Panel, if the project is not deemed to have the potential to 
significantly impact the physical environment functionally and/or aesthetically.  
 
Design Review Panel review required?   Yes  No   
 
 
REQUIRED INFORMATION AND MATERIALS 
All identified reports, studies, and/or plans must be submitted before an application is 
deemed complete.  Unless otherwise noted, 5 copies of each item and an electronic digital 
file in PDF locked file format must be submitted.  

 

Reports, Studies, Plans Required 
Staff Responsible for 
providing guidelines 
or terms of reference 

Background Information 

Survey Plan  
Development Planning – 
Mark Kehler, Ext. 4148 [all 
applications] 

Concept Plan  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Planning 

Affordable Housing Report/Rental Conversion 
Assessment 

  

Draft OPA, and By-laws  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Land Use/Market Needs Assessment   

Planning Justification Report  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Site Plan and Building Elevations  
Development Planning – 
Mark Kehler, Ext. 4148 
[Site Plan Control stage] 

Urban Design Report   

Cultural 

Archaeological Assessment   

Cultural Heritage Impact Assessment 
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Environmental 

Aggregate Resource Assessment   

Aggregate/Mineral Resource Analysis   

Air Quality Study   

Channel Design and Geofluvial Assessment   

Chloride Impact Study   

Cut and Fill Analysis   

Demarcation of top of bank, limit of wetland, limit 
of natural hazard, limit of Environmentally 
Significant Area (ESA), or limit of Conservation 
Authority regulated area 

 

 

Environmental Impact Statement (EIS)   

Erosion Hazard Assessment   

Fish Habitat Assessment   

Floodline Delineation Study/Hydraulic Analysis   

General Vegetation Inventory (GVI)   

Impact Assessment for new Private Waste 
Disposal Sites 

  

Karst Assessment/Karst Contingency Plan   

Landscape Plan  

Development Planning – 
Ana Cruceru, Ext. 5707 
[as a condition of Site 
Plan approval] 

Linkage Assessment   

Meander Belt Assessment   

Nutrient Management Study   

Odour, Dust and Light Assessment   

Restoration Plan   

Shoreline Assessment Study/Coastal Engineers 
Study 

  

Slope Stability Study and Report   

Species Habitat Assessment   

Tree Management Plan/Study  

Urban Forestry – Sam 
Brush, Ext. 7375 [Official 
Plan Amendment and 
Rezoning stage] 

Tree Protection Plan (TPP)   

Environmental/Servicing and Infrastructure 

Contaminant Management Plan    

Record of Site Condition (RSC)   

Erosion and Sediment Control Plan  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Hydrogeological Study  
Development Engineering 
– Aaron Inrig, Ext. 4196 
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[as a condition of Site 
Plan approval] 

Grading Plan  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Master Drainage Plan   

Stormwater Management Report/Plan and/or 
update to an existing Stormwater Management 
Plan 

  

Soils/Geotechnical Study  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Sub-watershed Plan and/or update to an 
existing Sub-watershed Plan 

  

Financial 

Financial Impact Analysis   

Market Impact Study   

Servicing and Infrastructure 

Recreation Feasibility Study   

Recreation Needs Assessment   

School Accommodation Issues Assessment   

School and City Recreation Facility and Outdoor 
Recreation/Parks Issues Assessment 

  

Functional Servicing Report  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[Official Plan Amendment 
and Rezoning Stage] 

Servicing Options Report   

Water and Wastewater Servicing Study  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Land Use Compatibility 

Agricultural Impact Assessment   

Dust Impact Analysis   

Land Use Compatibility Study   

Landfill Impact Study   

Minimum Distance Separation Calculation   

Noise Impact Study  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Odour Impact Assessment   

Sun/Shadow Study    

Vibration Study   

Wind Study   
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Transportation 

Cycling Route Analysis   

Transportation Impact Study  

Transportation Planning – 
Transportation.Planning@
hamilton.ca [Official Plan 
Amendment and 
Rezoning Stage] 

Parking Analysis/Study  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Pedestrian Route and Sidewalk Analysis   

Roadway/Development Safety Audit   

Modern Roundabout and Neighbourhood 
Roundabout Analysis 

  

Neighbourhood Traffic Calming Options Report   

Transit Assessment   

Transportation Demand Management Options 
Report 

  

Cost Recoveries 

Cost Acknowledgement Agreement  
Development Planning – 
Mark Kehler, Ext. 4148 [all 
applications] 

DRP Submission Requirements   

Public Consultation Strategy  

Development Planning – 
Mark Kehler, Ext. 4148 
[Official Plan Amendment 
and Rezoning Stage] 

Other: 
 

  

Watermain Hydraulic Analysis  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Site Servicing Plan  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Storm Drainage Area Plan  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Comprehensive Construction Management Plan  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Shoring Agreement  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

mailto:Transportation.Planning@hamilton.ca
mailto:Transportation.Planning@hamilton.ca
mailto:Transportation.Planning@hamilton.ca
mailto:Transportation.Planning@hamilton.ca
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Vibration Study  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

Ground Settlement Report  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

External Works Agreement  

Development Engineering 
– Aaron Inrig, Ext. 4196 
[as a condition of Site 
Plan approval] 

 

 
ADDITIONAL INFORMATION 
 
Additional Agencies to be contacted: N/A 
 
Comments:  
 
The maximum residential density in Site Specific Policy – Area D is 375 units per gross 
hectare, whereas a density of 837 units per hectare is proposed.  Therefore, an Urban 
Hamilton Official Plan Amendment is required. 
 
The applicant is proposing to rezone the property to  a further modified “E-3” (High 
Density Multiple Dwellings) District zoning approved by the Ontario Municipal Board in 
April 2015 which has yet to be implemented through a Board Order.  Therefore, a 
Zoning By-law Amendment application is required. 
 
Site Specific Policy – Area D includes policies related to the existing manufacturing use 
at 45 Ewen Road, including: 
 

• That the development not contain any outdoor amenity areas as defined by 
MOECP Guideline NPC-300; 

• That any multiple dwelling shall be designed as student accommodation; and, 

• That the development shall be compatible with and not create a negative effect 
on the industrial uses at 45 Ewen Rd. 
 

PLEASE BE ADVISED OF THE FOLLOWING: 
 
1. The purpose of this document is to identify the information required to commence 

processing a complete application as set out in the Planning Act.  Formal Consultation 
does not imply or suggest any decision whatsoever on behalf of City staff or the City 
of Hamilton to either support or refuse the application. 

 
2. This document expires 1 year from the date of signing or at the discretion of the 

Director of Planning. 
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3. In the event this Formal Consultation Document expires prior to the application being 
accepted by the City, another document may be required. 

 
4. If an application is submitted without the information and materials identified in this 

Formal Consultation Document the City may deem such an application incomplete 
and refuse to accept the application. 

 
5. In accordance with the Planning Act, it is the policy of the City of Hamilton to provide 

public access to all Planning Act applications and supporting documentation submitted 
to the City. Therefore, the information contained in an application and any 
documentation, including reports, studies and drawings, provided in support of an 
application, by the owner, or the owner’s agents, consultants and solicitors, constitutes 
public information and will become part of the public record. With the filing of an 
application, the applicant consents to the City of Hamilton making the application and 
its supporting documentation available to the general public, including copying and 
disclosing the application and it supporting documentation to any third party upon their 
request. 

   
6. It may be determined during the review of the application that additional studies or 

information will be required as a result of issues arising during the processing of the 
application. 
 

7. The above requirements for deeming an application complete are separate and 
independent of any review under the Ontario Building Code (OBC) as part of the 
Building Permit review process. In the event that a building permit application does 
not comply with the OBC, a letter outlining the deficiencies or areas of non-compliance 
will be issued to the owner and/or agent. Formal consultation and building permit 
review are separate and independent processes. 

 
SIGNATURES 
 

 
      
Planning Staff Planning Staff Signature Date 
 
 
     
Planning Staff Planning Staff Signature Date 
 
 
     
Engineering Staff Engineering Staff Signature Date 
 
 
     
Owner Owner Signature Date 
 

Mark Kehler February 23, 2022
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Applicant (I have the authority Applicant Signature Date 
to bind the Owner) 
 
 
     
Agent (I have the authority Agent Signature Date 
to bind the Owner) 
 
 
     
Other Staff or Agency Signature Date 
 
 
     
Other Staff or Agency Signature Date 
 
 
     
Other Staff or Agency Signature Date 
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APPENDIX C 
 

DRAFT 
 

Urban Hamilton Official Plan 
 

Amendment No. ___  
 

 

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

Hamilton Official Plan. 

 

1.0 Purpose and Effect: 

 

The purpose and effect of this Amendment is to modify Site-Specific Policy Area 

D for the lands located at 17 Ewen Road, to permit a 10-storey student 

residence with a maximum density of 359 units (545 bedrooms).   

 

2.0 Location: 

 

The lands affected by this Amendment are known municipally as 17 Ewen 

Road, within the former City of Hamilton. 

 

3.0 Basis: 

 

The basis for permitting this Amendment is : 

 

• The requested density increase is consistent with the Provincial Policy 

Statement 2020 and conforms to A Place to Grow: Growth Plan for the 

Greater Golden Horseshoe, 2020; 

 

• The proposed development conforms to the Urban Hamilton Official Plan 

with the exception of the maximum density; and 

 

• The proposed development will serve the Ainslie Wood Westdale 

community by providing new purpose-built student housing that will add 

housing choice to students in proximity to McMaster University as well as 

active transportation infrastructure, public transit networks, and 

commercial amenities, health services, and public service infrastructure. 

 

 



 

Planning Justification Report  |  17 Ewen Road, Hamilton 75 

GSP Group Inc.  |  December 2022 

 

4.0 Actual Changes: 

 

4.1 Text Changes 

 

Urban Hamilton Official Plan Volume 2, Chapter B, Specific Policy – 

Area D, Policy B.6.2.17.4 b) is deleted and replaced with the following: 

 

b) a student residence with a maximum of 359 units (545  bedrooms) 

shall be permitted; 

 

5.0 Implementation: 

 

An implementing Zoning By-law Amendment and Site Plan will give effect to 

the intended use on the subject lands. 

 

 

This Official Plan Amendment is Schedule “1” to By-law No. ______ passed on 

the ___ day of ______, 2023. 

 

 

 

The 

City of Hamilton 

 

 

____________________________   _________________________ 

MAYOR       CITY CLERK 
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APPENDIX D 
PROPOSED DRAFT 
 CITY OF HAMILTON 

BY-LAW NO. 
 

To Amend Zoning By-law No. 6593 (Hamilton), respecting 
lands located at 17 Ewen Road 

 
 
WHEREAS the City of Hamilton Act, 1999, Statutes of Ontario, 1999 Chap. 14, Sch. C. did 
incorporate, as of January 1, 2001, the municipality “City of Hamilton”; 
 
AND WHEREAS the City of Hamilton is the successor to certain area municipalities, 
including the former municipality known as the “The Corporation of the City of Hamilton and 
is the successor to the former Regional Municipality, namely, “The Regional Municipality of 
Hamilton-Wentworth”; 
 
AND WHEREAS the City of Hamilton Act, 1999, provides that the Zoning By-laws 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 the Council of the City of Hamilton passed Zoning By-law No. 6593 
(Hamilton) on the 25th day of July 1950, which by-law was approved by the Ontario 
Municipal Board by Order dated the 7th day of December 1951, (File No. P.F.C. 3821); 
 
AND WHEREAS this By-law will be in conformity with the Urban Hamilton Official Plan under 
the Planning Act, upon approval by the Ontario Municipal Board of the Urban Hamilton 
Official Plan, as modified; 
 
NOW THEREFORE the Council of the City of Hamilton enacts as follows: 
 
1. That Sheet No. W-46 of the District Maps, appended to and forming part of By-law No. 

6593 (Hamilton), is amended by changing the zoning from the “J/S-1552” (Light and 
Limited Heavy Industry, Etc.) District, Modified, to the “E-3” High Density Multiple 
Residential ) District, Modified, on the lands the extent and boundaries of which are 
shown on the plans hereto annexed as Schedule “A”. 

2. That the “E-3”  (High Density Multiple Residential) District regulations, as contained in 
Section 11C of Zoning By-law No. 6593, be modified to include the following special 
requirements: 

(n) That notwithstanding Section 11C.(1) of Zoning By-law No. 6593, the following 
use shall be the only permitted: 

(i) A “Student Residence” 

(o) For the purposes of this By-law, a “Student Residence” shall be defined as: 

“Student Residence” means the whole of any multiple dwelling designed for 
accommodating students and consisting of 3 or more Dwelling Units, each 
providing up to 5 bedrooms for hire or gain directly or indirectly that does not 
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have the exclusive use of both a kitchen and a bathroom with the exception of 
bachelor and one-bedroom units for which exclusive use of both a kitchen and 
bathroom shall be permitted. The building may also include common areas.” 

(p) That notwithstanding Section 11C (1a) of Zoning By-law No. 6593, the height of a 
building or structure shall not exceed 10-storeys and 35 metres. 

(q) That notwithstanding Section 11C(2) of Zoning By-law No. 6593, the following 
yards shall be required: 

5) A westerly yard (Ewen Road) having a depth of not less than 2.1 metres 
adjacent to a building height of 22 22.3 metres (7 storeys); 5.9 metres 
adjacent to a building height of 24 metres (8 storeys); and 11.39 metres 
adjacent to a building height of 35 metres (10 storeys), shall be provided 
and maintained for all buildings and structures. 

6) A northerly yard having a depth of not less than 12 metres shall be 
provided and maintained for all buildings and structures. 

7) A southerly yard having a depth of not less than 3.0 metres shall be 
provided and maintained for all buildings and structures. 

8) An easterly yard (Rifle Range Road) having a depth of not less than 2.1 
metres adjacent to a building height of 21 22.3 metres (7 storeys); and 13.7 
metres adjacent to a building height of 35 metres (10 storeys), shall be 
provided and maintained for all buildings and structures. 

(r) That notwithstanding Section 11C(4) of Zoning By-law No. 6593, no buildings or 
structures shall have a total Gross Floor Area of more than 19,000m2 plus 
4,234m2 below grade parking structure totaling 23,234m2. 

(s) That notwithstanding Section 11C(5) of Zoning By-law No. 6593, there shall be 
provided and maintained at least 15% of the area of the lot as landscaped area. 

(t) That notwithstanding Section 18A. (1) of Zoning By-law No. 6593, the minimum 
parking ratio shall be 0.25 parking spaces per bedroom inclusive of visitor 
parking; 

(u) That notwithstanding Section 18A. (1)(c ) of Zoning By-law No. 6593, no loading 
spaces shall be required. 

(v) That notwithstanding Section 18A. (14g) of Zoning By-law No. 6593, required 
parking shall be permitted in a required front yard. 

(w) That no vehicular access or egress shall be provided to Ewen Road. 

(x) That the maximum density shall be 359 units including a maximum of 545 
bedrooms. 

(y) That the principal pedestrian entrance shall be from/to Rifle Range Road. 

(z) That no communal outdoor amenity areas and no rooftop amenity area shall be 
permitted. 

3. That the ‘H’ symbol applicable to lands referred to in Section 1 of this By-law shall be 
removed conditional upon: 

 

a. The submission of a signed Record of Site Condition (RSC) to the City of 
Hamilton and the Ministry of the Environment (MOE). The RSC must be to the 
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satisfaction of the City of Hamilton, Director of Planning, including an 
acknowledgement of receipt of the RSC by the MOE; and 

b. That conditional site plan approval has been granted which, among other things, 
includes noise mitigation to implement MOE Noise Guideline NPC-300. 

 
The ‘H’ symbol shall be removed by amendment to this By-law, and the development 
of the lands referred to in Section 1 of this By-law may, at such time, proceed in 
accordance with the “E-3” District, Modified provisions, subject to the special 
requirement referred to in Section 2 of this By-law. 

4. That no building or structure shall be erected, altered, extended or enlarged; nor shall 
any building or structure or part thereof be used; nor shall any land be used, except in 
accordance with the “E-3” (High Density Multiple Residential) District provisions, 
subject to the special requirements referred to in Sections 2 and 3. 

5. That By-law No. 6593 (Hamilton) is amended by adding this by-law to Section 19B as 
Schedule S-169. 

6. That Sheet No. W-46 of the District Maps is amended by marking the lands referred in 
Section 1 of this By-law as S-1609. 

7. 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 _____, 2023. 
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