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SUBJECT: Official Plan Amendment and Zoning Applications for 58 Carluke 

Road West, Ancaster (PED06089) (Ward 12) 
 
 
RECOMMENDATION: 
 
(a)    That approval be given to Amended Official Plan Amendment Application 

OPA-05-21 Oakrun Farm Barkery Ltd. (John Voortman) owner, to amend the 
text of “Specific Policy Area 47” in the Ancaster Official Plan to increase the area 
for bakery use from 4.65 hectares to 9.3 hectares, and add “Specific Policy Area 
47” to the southerly lands (Block “2”), for the lands known municipally as 58 
Carluke Road West (Ancaster), as shown on Appendix “A” to Report PED06089. 

 
(b) That approval be given to Amended Zoning Application ZAC-05-114, Oakrun 

Farm Bakery Ltd. (John Voortman) owner, for changes in zoning from 
Agricultural “A-324” Zone to Agricultural “A-547” Zone (Block “1”), and from 
Agricultural “A” Zone to Agricultural “A-547” Zone (Block “2”), to permit an 
expansion to the existing Oakrun Bakery operation, for lands known municipally as 
58 Carluke Road West (Ancaster), as shown on Appendix “A” to Report 
PED06089, on the following basis: 

 
(i) That Block “1” be rezoned from the Agricultural “A-324” Zone to the 

Agricultural “A-547” Zone. 
 
(ii) That Block “2” be rezoned from the Agricultural “A” Zone to the Agricultural 

“A-547” Zone.



SUBJECT: Official Plan Amendment and Zoning Application for 58 Carluke Road 
West, Ancaster (PED06089) (Ward 12) – Page 2 of 14 

 
(iii) That the draft By-law, attached as Appendix “C” to Report PED06089, 

which has been prepared in a form satisfactory to the City Solicitor, be 
enacted by City Council. 

 
(iv) That the proposed change in zoning is in conformity with the Hamilton-

Wentworth Official Plan and will be in conformity with the Ancaster Official 
Plan upon finalization of the proposed Official Plan Amendment No.___. 

 
 
 
 
 
 
 
Lee Ann Coveyduck 
General Manager 
Planning and Economic Development Department 

 
EXECUTIVE SUMMARY: 

 
The purpose of the applications is to permit the expansion of the existing Oakrun 
Bakery operation onto the lands identified as Block “2” on Appendix “A”. 
 
The applications have merit and can be supported, as they are consistent with the 
policies of the Provincial Policy Statement and conform to the Greenbelt Plan and the 
Hamilton-Wentworth Official Plan.   
 
BACKGROUND: 

 
Proposal 

 
The applications are to facilitate the expansion of the existing Oakrun Bakery operation 
onto additional lands to the south. The existing bakery operation currently occupies 4.65 
hectares of a 79 hectare farm. The existing operation has a total gross floor area of 
18,720.8m2, including a new freezer component. There are currently 400 workers 
employed at the bakery.  
 
The owners have developed a long-range plan for growth over the next 10 to 20 years. 
They are proposing to increase the size of the land area for the bakery from 4.65 
hectares to 9.3 hectares, and to increase the gross floor area of the bakery from 
18,720.8m2 to 36,508m2 (refer to the concept plan attached as Appendix “B”). They are 
anticipating an increase of up to 150 new employees for the expanded facility 
(maximum 550 total), and are proposing to increase parking from 123 spaces to a 
minimum of 250 spaces. 
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Application for an Official Plan Amendment 
 
An application for an Official Plan Amendment has been made to extend “Special Policy 
Area No. 47” in the Ancaster Official Plan onto lands to the south to permit the 
expansion of Oakrun Bakery (Block “2” on Appendix “A”). The application has been 
amended to change the text of “Specific Policy Area 47” to reflect the increase in the 
land area to be used for the bakery, from 4.65 hectares to 9.3 hectares. 
 
Application for a Change in Zoning 
 
An application has been submitted for changes in zoning from Agricultural “A-324” Zone 
to Agricultural “A-547” Zone (Block “1”), and from Agricultural “A” Zone to Agricultural 
“A-547” Zone (Block “2”), as shown on the attached map marked as Appendix “A”. The 
effect of the changes in zoning is to permit the expansion of the Oakrun Bakery 
operation onto Block “2”. The applicant has requested that the zoning regulations, which 
currently apply under special exception “A-324” on Block “1”, also be applied to Block 
“2”. In addition, they have requested the following to be included as special exceptions: 
 
 Reduce the minimum setback along the western boundary to 3.0 metres for the 

existing temporary storage building, whereas a minimum setback of 15.0 metres 
is required. 

 
 Increase the minimum number of parking spaces required from 123 to 250 

spaces. 
 
 Minimum 35.0 metre setback from Fiddler’s Green Road relating only to buildings 

existing at the date of the passing of this By-law, whereas a minimum 36.0 metre 
setback is required. 

 
 Minimum 9.0 metres setback from the northerly property boundary, whereas a 

minimum 13.0 metre setback is required. 
 
The application has been amended to include, as a special exception, the maximum 
proposed gross floor area of 36,510m2 for the entire bakery. 
 
Previous Development Applications 
 
Regional and Ancaster Official Plan Amendment Applications ROPA-04-01 and OPA-
04-06 
 
Applications to amend the Hamilton-Wentworth Regional Official Plan and the Town of 
Ancaster Official Plan were submitted in April 2004. The purpose of the applications 
was to allow the private extension and connection of the municipal water pipe to service 
Oakrun Bakery. The applications were approved and the amendments came into effect 
on November 16, 2004. 
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Zoning By-law and Official Plan Amendment Applications ZB-98-04 and OP-98-01 
 
Zoning By-law and Official Plan Amendment applications were submitted to permit the 
expansion of the bakery lands from 2.4 hectares to 4.65 hectares on Block “1” 
(Appendix “A”), and to accommodate floor area expansions to the bakery, which 
included a 1,487m2 shipping warehouse and a 465m2 cold storage building. The Zoning 
By-law included special exceptions such as: 
 
 Minimum building setback of 50.0 metres from Fiddler’s Green Road, except a 

36.0 metre minimum setback relating to the buildings as existing on the date of 
the passing of the By-law. 

 
 Loading facilities to be situated in such a manner as not to interfere with the 

location or operation of the parking area. 
 
 Minimum of 123 parking spaces. 

 
 The lands to be exempt from Subsections 7.14(a)(xiii) (stable surfaces for 

parking areas) and (xiv) (sufficient intensity of lighting) of the Town of Ancaster 
Zoning By-law. 

 
 The regulations of Subsection 7.17 – Open Storage of the Town of Ancaster By-

law shall apply. 
 
The Zoning By-law and Official Plan Amendment were passed by the former Town of 
Ancaster Council on September 14, 1998. 
 
Zoning By-law Amendment Application ZB-88-18 
 
Zoning By-law 88-124 was passed by Council of the former Town of Ancaster on 
November 28, 1988. The effect of the By-law was to permit an expansion to the bakery 
on Block “1” (Appendix “A”), to carry forward the special requirements of By-law 58-32, 
and add the following special exceptions: 
 
 Maximum lot coverage of 40%, whereas the Town of Ancaster Agricultural “A” 

Zone permits a maximum lot coverage of 1%. 
 
 Minimum of 104 parking spaces. 

 
 3.0 metre minimum wide planting strip to be provided along the boundary line 

adjacent to Fiddler’s Green Road, except for the driveway area. 
 
Zoning By-law 85-32 
 
In addition to the requirements of Zoning By-law 83-6, By-law 85-32 included the 
following special exceptions: 
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 Maximum gross floor area of 6,500m2. 

 
 Minimum building setback of 50.0 metres from Fiddler’s Green Road, 13.0 

metres from the northerly and southerly boundaries, and 7.6 metres from the 
westerly boundary. 

 
 1 parking space per 46.5m2 of gross floor area, whereas the Town of Ancaster 

Zoning By-law required 1 space per every 45m2 of gross floor area. 
 
 Each parking space shall be setback a minimum of 7.6m from Fiddler’s Green 

Road and a minimum of 3.0 metres from any other boundary line. 
 
 Loading spaces to be located in such a manner as not to interfere with the 

location or operation of the parking area. 
 
 Loading spaces having a minimum width of 3.6 metres, a minimum vertical 

clearance of 4.2 metres and a minimum length of 16.7m. 
 
 Loading spaces to be set back a minimum of 16.7 metres from the edge of the 

parking area. 
 
 A minimum 3.0 metre wide planting strip adjacent to all boundary lines except for 

areas of ingress and egress. 
 
The By-law was approved by former Town of Ancaster Council on January 10, 1983. 
 
Zoning By-law 83-6 
 
Zoning By-law 83-6 was passed by the former Town of Ancaster Council for Block “1” 
(Appendix “A”) and permitted the bakery operation, included a definition specifically for 
the bakery operation, and maximum gross floor area for the bakery. 
 
Site Plan Applications SP-88-12, SP-98-15, SP-99-14 and DA-05-094 
 
Four previous site plan applications were submitted for Oakrun Bakery. The most recent 
site plan application received final approval on October 19, 2005, and permitted an 
addition to the bakery for storage purposes.  
 
Details of Submitted Application 

 
Applicant:  Oakrun Farm Bakery Ltd. (c/o John Voortman) 
Agent:  Fothergill Planning and Development Inc. (c/o Ed Fothergill) 
Location:  58 Carluke Road West (See Appendix “A”) 
 
Description:  Frontage: 299.9 metres 

    Depth:  237.7 metres 
    Area:  Approximately 7.1 hectares (bakery use) 
      79 hectares (entire property) 
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Existing Land Use and Zoning:  

 
 Existing Land Use Existing Zoning 

 
Subject Lands: Agriculture and Bakery Agricultural “A” and 

Agricultural “A-324” Zones
 

Surrounding Lands:   
 

North, South, East 
and West 
 

Single Detached Dwellings 
and Agricultural Uses 

Agricultural “A” Zone 
 

 
ANALYSIS/RATIONALE: 

 
1. The applications for Official Plan and Zoning By-law Amendments have merit and 

can be supported for the following reasons: 
 

(i) They are consistent with the Provincial Policy Statement and the 
Greenbelt Plan, and conform to the policies of the Hamilton-Wentworth 
Official Plan. 

 
(ii) The proposed expansion makes efficient use of existing private water 

servicing. 
 

(iii) They allow for the expansion of the City of Hamilton’s tax base and 
increase local employment opportunities. 

 
2. There have been four previous site-specific Zoning By-laws passed for Oakrun 

Bakery. By-law 83-6, passed by former Town of Ancaster Council, permitted a 
bakery having a total gross floor area of 2,365m2 and included a definition of 
bakery designed specifically for this operation. This By-law was repealed by By-
law 85-32, which increased the maximum gross floor area to 6,500m2 and 
incorporated various building setbacks and parking, loading and landscaping 
requirements. This By-law was repealed by By-law 88-124, which included a 
maximum lot coverage of 40%, a minimum 3.0m wide planting strip along the 
boundary line adjacent to Fiddler’s Green Road and amended the number of 
parking spaces required. It also carried forward the building setback 
requirements, loading space and landscaping requirements of By-law 85-32.  

 
In September 1998, the former Town of Ancaster Council passed Zoning By-law 
98-104, which amended By-law 88-124. Changes were made to the minimum 
building setbacks, location of loading facilities and the number of parking spaces 
required. In addition, the Town of Ancaster Zoning By-law open storage 
requirements were applied to the property.  

 
The applicant has requested four new special exceptions, in addition to those 
outlined in By-laws 88-124 and 98-104, to be included in the new By-law. These 
include: 
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 A minimum 3.0 metre setback along the westerly property boundary for 

temporary storage buildings, whereas a minimum setback of 15.0 metres 
is required. 

 
 A minimum of 250 parking spaces, whereas the “A-324” Zone requires 

123 spaces. 
 

 A minimum 35.0 metre setback from Fiddler’s Green Road relating only to 
buildings existing at the date of the passing of this By-law, whereas the “A-
324” Zone requires a minimum 36.0 metre setback. 

 
 A minimum 9.0 metre setback from the northerly property boundary, 

whereas a minimum setback of 13.0 metres is required. 
 
Westerly Property Boundary Setback 
 
The applicant has proposed a westerly property boundary setback of 3.0 metres 
to an existing temporary storage building. The adjoining use to the west is 
agricultural. As this is an existing situation which appears to have existed 
harmoniously, and potential impacts from the reduced setback are minor, the 
proposed setback can be supported.  

 
Parking Spaces 

 
The previous By-law required a minimum of 123 parking spaces, whereas the 
applicant is now proposing a minimum of 250 parking spaces. The proposed 
parking requirement is based on a ratio of 1 parking space for each 2 employees 
(total of a minimum of 500 employees). The Town of Ancaster By-law provides 
two scenarios when calculating parking requirements for industrial uses. One 
scenario is based on the number of employees as discussed above, whereas the 
other scenario is based on floor area (1 parking space per 45m2 of gross floor 
area). The greater number between the two scenarios is the number of parking 
spaces required. Based on the total proposed gross floor area of 36,508m2, 812 
parking spaces would be required. This exceeds the applicant’s needs and, 
therefore, they are asking to apply the smaller number of parking spaces (250).   
 
Currently, the bakery employs 400 workers. Based on this number and the 
current number of parking spaces required (123), parking spaces are provided at 
a ratio of 1 space per 3.3 employees. Based on the maximum number of 
employees (550) and the proposed number of parking spaces (250), parking 
spaces would be provided at a ratio of 1 space per 2.2 employees, creating a 
better parking scenario than what is currently existing on site.  
 
Based on the above, 250 parking spaces are appropriate for the bakery 
operation and can be supported.  
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Setback from Fiddler’s Green Road 
 
By-law 98-104 required a minimum 36.0 metre setback relating to the buildings 
existing at the time of the passing of that By-law. Instead of 36.0 metres, the 
building is actually setback 35.0 metres from Fiddler’s Green Road. Although the 
existing setback is slightly smaller than what was previously required, impacts 
from the reduction are minor, and a setback of 35.0 metres can be supported. 
 
Setback from Northerly Property Boundary 
 
By-law 85-32 originally required a 13.0 metre setback from the northerly limits of 
Block “1”. This regulation was carried forward into the subsequent amendments. 
However, instead of a 13.0 metre setback, a small portion of the existing building 
is actually located 9.0 metres from the limits of the current northerly lot line.  In 
this regard, the proposed rezoning of Block “2” has the effect of adding a 
minimum 31.0m wide strip of land to the northerly lot line (see Appendix “A”), 
which thereby negates the need for this modification. 
 
The implementing Zoning By-law will also include a maximum gross floor area of 
36,510m2, as proposed by the applicant. 
 
There are a number of regulations from By-law 98-104 which will be incorporated 
into the new By-law. These include regulations relating to maximum lot 
coverage, setbacks, parking areas and lighting, outdoor storage, landscaping 
and the definition of Bakery, which are outlined in greater detail in the attached 
By-law (Appendix “C”). The previous site-specific By-laws included regulations 
relating to loading spaces. As the number and location of loading spaces will be 
dealt with at the Site Plan stage, these regulations are not required. In addition, 
for administrative purposes and ease of interpretation, By-laws 88-124 and 98-
104 will be repealed.  

 
3. Comments received through circulation of internal Departments indicated the 

following: 
 

 Protection for a tree located on the road allowance. 
 Parkland dedication. 
 3.048m road widening requirement for Carluke Road West. 
 Internal design and connection of parking lots. 

 
These issues will be addressed in greater detail as part of the Site Plan approval 
process.  

 
4. Through pre-circulation of the application to property owners within 120 metres, 

six letters were received (see Appendix “D”). The concerns are outlined and 
addressed below: 
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 Water Discharge and Contamination of Well Water 
 
 A few of the letters received expressed concern with how water flows directly 

onto their property from the subject site and negatively impacts their crops and 
livestock, and how well water may become contaminated. Surface water flow is a 
matter that will be reviewed by staff and dealt with at the Site Plan Control stage 
of development to ensure that neighbouring properties are not impacted. There is 
also protection with respect to the issue of groundwater contamination available 
under the Environmental Protection Act. 

 
 Septic System Capacity 
 
 One letter expressed concern that the increased number of employees will 

negatively impact the existing septic system. The applicant has indicated that the 
sanitary system was recently installed at the north end of the property with 
approval from the Ministry of Environment (MOE), and that it can be expanded to 
accommodate additional development on the site. Any expansions to the sanitary 
system will have to meet MOE minimum standards and their approval. 

 
 Quality of Life 
 
 Many of the letters expressed concerns over the continued deterioration of the 

residents’ quality of life due to the bakery operation, and concerns over how the 
expansion will result in increased traffic, noise, visual impacts, odour from the on-
site lagoon and a decline in property standards.  

 
Many of the letters expressed concern regarding increased car and truck traffic 
noise associated with the expanded operation. One letter received also indicated 
that Fiddler’s Green Road should be widened and flattened to accommodate the 
truck traffic. The Traffic Engineering and Operations Section of the Public Works 
Department reviewed the proposed rezoning and Official Plan Amendment 
applications and did not have any concerns related to the proposed expansion, 
other than a comment related to improved traffic flow on-site between the parking 
areas, which will be dealt with in more detail at the Site Plan approval stage. 

 
The lagoon, which handles waste water from the bakery operation, was installed 
last year in accordance with Ministry of Environment standards. The system, 
which includes lagoon filter beds and a screening process, can be expanded to 
accommodate additional development. Any expansions to the waste water 
treatment system and odour are handled by the Ministry of the Environment 
through their Certificate of Approval process.  

 
The letters also expressed concerns regarding the expansion and the visual 
impacts it will have related to increases in truck parking, location of parking areas 
and dumpsters. These issues will be dealt with in detail at the Site Plan stage 
and can be mitigated through proper site design and landscaping/screening.  
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Greenbelt Plan 
 
One letter questioned whether the expansion is permitted in the Greenbelt area. 
This has been addressed in detail in the Policies Affecting Proposal Section of 
the report, and it is the opinion of staff and the Ministry of Municipal Affairs and 
Housing that the expansion is permitted.  
 
Use of Products Grown on the Property 
 
Two of the letters expressed concern that the proposed expansion goes beyond 
the original intent of processing crops on their own property and in the local area. 
The original intent was to utilize some product grown directly on the property for 
the bakery operation, but this is no longer the case.  The original site-specific 
Zoning By-law 83-6 included a definition of Bakery, which did not specifically 
require that only products grown on the property or in the surrounding agricultural 
community be used in the bakery operation. The applicant has indicated that they 
do use products grown across the province, contributing to both the local and 
larger agricultural economy. 

  
5. There are no sanitary sewers within the Carluke Road West road allowance 

available to service the subject lands and a septic system was recently installed, 
as discussed above. A Special Water Service Agreement for the subject lands 
was registered on title in April 2005, permitting the owner to construct a private 
water service. The owner should also be aware that the future width of this 
section of Carluke Road West is 26.213m, and at the Site Plan stage the owner 
will be required to convey approximately a 3.048m widening and establish the 
property line approximately 13.106m from the centreline of Carluke Road West. 

 
ALTERNATIVES FOR CONSIDERATION: 

 
If the applications are denied, then the applicant has the option of using the property for 
the current range of “A” Agricultural and “A-324” Agricultural uses. 
 
FINANCIAL/STAFFING/LEGAL IMPLICATIONS: 

 
Financial:    N/A. 
 
Staffing:    N/A. 
 
Legal: As required by the Planning Act, Council shall hold at least one (1) 

Public Meeting to consider applications for Official Plan and Zoning 
By-law Amendments. 
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POLICIES AFFECTING PROPOSAL: 

 
Provincial Policy Statement 
 
Policy 1.7.1(g) outlines that long-term economic prosperity should be supported by 
promoting the sustainability of the agri-food sector, while Policy 2.3.5(c) outlines that 
land may be excluded from prime agricultural areas for limited non-residential uses, 
provided that there are no reasonable alternative locations which avoid prime 
agricultural areas.  
 
The proposal to expand Oakrun Bakery promotes the agri-food sector through 38% of 
its product inputs coming directly from the agricultural community. Oakrun Bakery 
continues to support and enhance the agricultural community.  
 
The Provincial Policy Statement permits land to be excluded from prime agricultural 
areas for non-residential uses when there are no other reasonable alternative locations. 
Oakrun Bakery has made significant investment in this particular location and now have 
a very successful operation and would prefer to remain in this location. It is not 
reasonable or feasible to re-locate the operation. As such, there are no reasonable 
alternative locations and, therefore, the proposed expansion is consistent with the 
principles and policies of the Provincial Policy Statement. 
 
Greenbelt Plan 
 
The subject property is located within the “Protected Countryside” of the Greenbelt Plan. 
Section 4.5 of the Plan deals with existing uses and specifically includes policies for 
lands within the “Protected Countryside”. Section 4.5.1 of the Plan outlines that all 
existing uses lawfully used for such purpose on the day before the Greenbelt Plan 
comes into force are permitted. As well, Section 4.5.3 allows for expansion to existing 
buildings, structures, accessory structures and uses, and/or conversion of legally 
existing uses which bring the use more into conformity with the Plan, provided that: (a) 
new municipal services are not required, and, (b) the use does not expand into a key 
natural heritage or hydrological feature. As such, the proposed expansion meets the two 
tests in Section 4.5.3, and conforms to the policies of the Greenbelt Plan. 
 
Hamilton-Wentworth Official Plan 
 
The subject lands are designated as “Rural Area/Prime Agricultural Lands” in the 
Hamilton-Wentworth Official Plan. Policy 3.2 outlines that the “Rural Area” contains a 
variety of existing land uses and activities including residential, commercial, rural 
industrial and the primary activity of farming. Policy 3.2.3.1 of the Plan directs Area 
Municipalities to include policies which recognize and regulate industrial or commercial 
uses existing in the “Rural Area” at the date of the adoption of this Plan. Such policies 
must contain provisions to minimize negative impacts on the surrounding areas. In 
cases where it can be demonstrated that relocation to a more appropriate site is not 
practical, the Area Municipality must address and allow for the appropriateness and 
degree of expansion of such uses. 
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Policy C.4.2.1.2 a) viii) of the Plan permitted private extension of the municipal water 
pipe to service the bakery, and also indicated that no other extension or connection to 
the water pipe would be permitted. 
 
As the Oakrun Farm Bakery is an established use in the “Rural Area”, a Regional 
Official Plan Amendment is not required. As the nature of the applications will facilitate 
the expansion of an existing industrial operation, the proposals conform to the intent of 
the Hamilton-Wentworth Official Plan policies. 
 
Town of Ancaster Official Plan 
 
The expansion lands (Block “2” on Appendix “A”) are designated “Agricultural” on 
Schedule “A” – Land Use Rural Area of the Town of Ancaster Official Plan. The existing 
bakery lands (Block “1”) are designated “Agricultural – Specific Policy Area # 47” on 
Schedule “F-1” – Specific Policy Areas of the Town of Ancaster Official Plan.  SPA # 47 
states that “notwithstanding the Agricultural designation, the existing bakery and 
expansions thereto shall be permitted on the lands identified as Specific Policy Area 47 
on Schedule “F-1”, being a 4.65 hectare portion of the property at 58 Carluke Road 
West, in part of Lot 42, Concession 7”. 
 
Policy 2.2.2 i) encourages “the expansion of the Town’s industrial and commercial 
development in order to diversify the Town’s tax base, improve its assessment ratio and 
to increase local employment opportunities”. Policy 2.1.2 iv) encourages “development 
only on lands that physically and safely can accommodate such development, ensuring 
that human life or property will not be endangered”. Policy 3.3.8 states that “all 
development in the rural area shall have adequate and efficient systems for water, 
sanitary sewage disposal and storm drainage and must be on the basis of private 
individual systems to avoid environmental problems that could result from development 
in these areas”. Policies 3.3.8.1 and 5.7.42.1 permitted the private extension of 
municipal water services to the bakery. 
 
In addition, Policy 4.6.11 states that “the design of all Industrial areas shall be in 
keeping with the character of the area. The following design policies shall apply to all 
Industrial development: 
 
i) landscaping, screening and buffering shall form an integral part of development, 

particularly when adjacent to residential uses. 
 
ii) mature vegetation and the natural topography and drainage patterns shall be 

retained wherever possible. 
 
iii) open storage of goods and materials shall be subject to policies in Section 5 of 

this Plan. 
 
iv) adequate off-street parking facilities shall be provided for all permitted uses and 

access points to such parking shall be limited in number and designed in a 
manner that will minimize the danger to both vehicular and pedestrian traffic. 

 
v) all high intensity outdoor lighting shall be oriented away from Residential areas”. 
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The proposal is to increase the existing bakery operation in both size and ultimately 
number of employees. The expansion to the bakery will assist in meeting the Ancaster 
Official Plan policies of diversifying the tax base and creating local employment 
opportunities. Previous Official Plan and Zoning Amendment applications for this 
property permitted the private extension and connection of municipal water services to 
service the bakery, thereby ensuring that any potential environmental problems 
associated with ground water would be avoided. 
 
The expansion will require a high level of site design and landscaping to minimize any 
impacts on the surrounding land uses. As the expansion will be subject to Site Plan 
approval, all details relating to landscaping, outdoor storage and parking areas will be 
dealt with at that stage of development. 
 
The Official Plan Amendment application is to apply “Specific Policy Area 47” onto the 
lands identified as Block “2” on Appendix “A”. In addition, the application has been 
amended to change “Specific Policy Area 47” to reflect the increase in the area to be 
used for the bakery, from 4.65 hectares to 9.3 hectares. Based on the foregoing, the 
proposal to expand the existing Oakrun Bakery operation can be supported. 
 
RELEVANT CONSULTATION: 

 
Agencies/Departments Having No Comment or Objections 
 
• Corporate Services, Budgets and Finance. 
• Hamilton Municipal Parking System, Downtown Renewal Division. 
• Grand River Conservation Authority. 
 
Public Works Department, Traffic Engineering and Operations Section advised 
that they have no comments regarding the change in Zoning or Official Plan 
Amendment. Based on the preliminary site plan, they recommend that the parking lots 
be connected at the east end of the aisles through the grassed areas in order to 
improve traffic flow through the parking area.  
 
Public Works Department, Forestry and Horticulture Section advised that there are 
no municipal forestry conflicts, however, there is concern for a 50cm d.b.h. Locust 
located on the road allowance, but it will not be directly impacted. Tree protection will 
have to be erected prior to commencement of any construction. 
 
Bell Canada advised that an easement may be required to service the subject property, 
depending on a review of more detailed applications under the Planning Act. Bell 
Canada requests to be circulated on any future site plan or other development 
application that is proposed to implement the subject Official Plan Amendment and 
Zoning By-law Amendment applications. Through these processes, Bell Canada will 
provide a more detailed review and comments with respect to any requirements Bell 
Canada may have to service the subject property. 
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Public Consultation 
 
In accordance with the Public Participation Policy that was approved by Council on May 
29, 2003, these applications were pre-circulated to fourteen property owners within 120 
metres of the subject lands. Six letters were received and are attached as Appendix “D”. 
The concerns raised in the letters are discussed in greater detail in the 
Analysis/Rationale Section of this report. 
 
Notice of the Public Meeting will be provided to the same property owners and a sign 
has been posted on the site advising of the Public Meeting date in accordance with the 
requirements of the Planning Act. 
 
CITY STRATEGIC COMMITMENT: 
 
By evaluating the “Triple Bottom Line”, (community, environment, economic implications) we can make 
choices that create value across all three bottom lines, moving us closer to our vision for a sustainable 
community, and Provincial interests. 
 
Community Well-Being is enhanced.  Yes  No 
The public are involved in the definition and development of local solutions. 
 
Environmental Well-Being is enhanced.  Yes  No 
Ecological function and the natural heritage system are protected. 
 
Economic Well-Being is enhanced.  Yes  No 
Investment in Hamilton is enhanced and supported. 
 
Does the option you are recommending create value across all three bottom lines?   
  Yes  No  
 
Do the options you are recommending make Hamilton a City of choice for high performance 
public servants?  Yes  No 
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