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AGENDA
• Overview of the Subject Property and Surrounding Area
• Overview of the Development Proposal
• Planning Considerations
• Architectural Considerations
• Next Steps in the Process
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Subject Property and Surrounding Area
The property is 0.36 
ha (approx. 1 acre)  in 
size located on the 
west side of Upper 
James Street 
between Aldridge 
Street and Jameston 
Avenue.

The property has 
approximately 41 
metres of frontage on 
Upper James Street.
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Subject Property and Surrounding Area

There is currently a 
1 ½ storey building on 
the property, 
previously used as a 
funeral home.

There is a separate 
garage building at the 
rear of the property.
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Subject Property and Surrounding Area
Upper James Street is a 
Major Arterial Road with 
a mix of commercial uses.

Upper James Street is also 
a Major Transit Corridor.

City of Hamilton is 
requesting a 6 metre road 
widening along Upper 
James Street from the 
property. 
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Subject Property and Surrounding Area

The lands to the west are part of 
the Yeoville neighbourhood 
characterized by single detached 
homes.  

The New Testament Baptist 
Church is located at the 
southeast corner of Jameston 
Avenue and Caledon Avenue. 
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Development Proposal

• 98.66m ground 
floor commercial 
space

• 99 residential 
units

• 60 one 
bedroom

• 37 two 
bedroom

• 2 three 
bedroom

• 107 car parking 
spaces including 
one level of 
underground 
parking

• 56 bicycle spaces
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Planning Considerations: Applicable Policy

• Land use in Ontario is governed 
by policies and regulations at the 
Provincial and City level.

• City’s plans and policies must
conform to Provincial policies.

• New developments must 
conform with City’s plans and 
policies OR propose 
amendments to those policies 
for City Council to consider.

Province: 
High Level Policies

City: 
Detailed Policies and 

Regulations
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Planning Considerations: Approval Process
The Ontario Planning Act is provincial legislation that governs the legal 
aspects of development approvals in Ontario.
When a proposed development does not conform with the City’s Official 
Plan (OP) or Zoning By-law, the Planning Act set out a process for the 
landowner to make applications to amend the OP and/or Zoning-Bylaw to 
allow the proposed development.
City Council must consider the application(s), and hear from interested 
stakeholders including nearby residents. This webinar is one part of the 
planning process to inform and engage the public.
As a resident you have certain rights under the legislation. 
There will be other opportunities for you to have input into the proposal and 
we will give details about that at the end of the presentation. 
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Key Provincial Policy Documents
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Provincial Policy Statement (PPS)

• Provides for efficient use of land 
while protecting public health, 
safety and the quality of the 
natural environment.

• Focus on building “healthy, 
liveable and safe communities”.

• Make best use of infrastructure 
(roads, sewers, transit, 
community facilities).

• Provide a range and mix of 
housing.
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A Place to Grow (Growth Plan) 

• Guiding Principles:
• “Complete communities” designed 

to meet people’s needs for daily 
living. 

• Prioritize intensification and 
higher densities to make efficient 
use of land and infrastructure.

• Support a range and mix of 
housing to serve all sizes, incomes 
and ages of households.
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Urban Hamilton Official Plan

• Proposal conforms to and is consistent with Provincial Policies.
• Official Plan designates the subject property Mixed Use – Medium 

Density
• Six (6) storeys with height up to eight (8) storeys permitted subject to certain 

considerations:
No adverse shadow impacts on existing adjacent residential uses. 
Buildings are stepped back from adjacent areas designated as 

“Neighbourhoods” as is the case here (Yeoville Neighbourhood).
Buildings are stepped back from the street to minimize appearance of 

height from the street.
Building is stepped back at the rear to be outside of 45 degree angular 

plane.
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Building Elevation Showing Step Back
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Urban Hamilton Official Plan

• Original proposal presented to City staff in May 2017 was for a twelve 
(12) storey building.

• Due to shadow impact on the homes to the west, the building height 
was reduced to eight (8) storeys.

• Shadow studies have been completed  - at eight storeys there is 
minimal shadow impact on nearby homes. 

• Building is set back and stepped back from the rear (west) property 
line, to reduce the impact of height on adjacent homes.
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Urban Hamilton Official Plan

Upper James Street in this area is 
designated as a “Primary 
Corridor” in the Urban Hamilton 
Official Plan on Schedule E: Urban 
Structure.
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Urban Hamilton Official Plan 
• Official Plan has specific policies for Urban Corridors

• They are the location of higher density land uses supported by transit.
• They are the focus of intensification.
• Characterized by low to mid-rise retail and mixed-use buildings with some 

areas accommodating high-rise built form.

“The City’s corridors provide a significant opportunity for creating vibrant 
pedestrian and transit-oriented places though investment in infrastructure, 
residential intensification, infill and redevelopment, and careful attention to 
urban design”.   (Section 2.4)
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Zoning By-law 
• Site is zoned Mixed Use Medium Density (C5)
• Permitted Uses:
Wide range of commercial uses, places of worship. 
Multiple dwelling residential uses.

The proposed use complies with the Zoning By-law.

• Height:  maximum building height 22 metres 
The proposed building has a proposed height of 27 metres and therefore an 
amendment to the Zoning By-law is required.  
An application to amend the Zoning By-law has been filed with the City. 
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Next Steps

Consider public and 
agency comments 
and make revisions 

to proposal as 
required

Submit response 
comments and 

revised plans to the 
City 

City holds Statutory 
Public Meeting

Planning Committee 
and City Council 
Consideration 
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Opportunities For Further Input
• Tonight’s webinar is the first step in the public engagement process.
• At least one public meeting must be held for the public to provide comments.  

This is called the “Statutory Public Meeting”.
• That meeting will be scheduled and held by the City of Hamilton at a future date 

and they will provide notice of the date, time and place of the meeting.
• A Planning Committee meeting will be held where Council will consider the 

application.  Delegations are permitted before Planning Committee. City Council 
will then make a decision on the application.

• If City Council approves the proposed Zoning By-law amendment to permit the 
development, you may file an appeal to the Local Planning Appeal Tribunal 
(LPAT).  You MUST have made written or oral submissions to the City regarding 
the proposal in order to have the right to appeal. Applicants have similar rights if 
the application is refused.
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Opportunities for Further Input
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Submit follow up questions on the project website. 

In writing now to City of Hamilton – your 
comments will be considered by the applicant and 
City staff when they make their recommendation.

Speak at the Statutory Public Meeting.

Delegate before Planning Committee.



Getting More Information:
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Visit the Project Webpage: www.1020UpperJames.ca

Contact City Staff: Emily Bent, Planner II – City of Hamilton
emily.bent@hamilton.ca | T: (905) 546-2424 ext. 2266

Contact the Project Team: Glenn Wellings – Wellings Planning Consultants Inc.
glenn@wellingsplanning.ca | T: (905) 681-1769 ext. 201

http://www.1020upperjames.ca/
mailto:meily.bent@hamilton.ca
mailto:mily.bent@hamilton.ca
mailto:glenn@wellingsplanning.ca


THANK YOU

Visit us at www.1020UpperJames.ca



Questions and Answers
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