






























































































































Authority: . Item 15, Economic Development 
and Planning Committee 
Report: 10-017 (PED10171) 
CM: September 15,2010 

Bill No. 215 

CITY OF HAMILTON 

BY-LAW NO. 10-21 5 

To Adopt: 

Official Plan Amendment No. 40 to the former Regional Municipality of Hamilton- 
Wentworth Official Plan 

Official Plan Amendment No. 122 to the former Town of Flamborough Official Plan 

Respecting: 

Waterdown South Secondary Plan Area 

NOW THEREFORE the Council of the City of Hamilton enacts as follows: 

1. Amendment No. 40 to the Official Plan of the former Regional Municipality 
of Hamilton-Wentworth, consisting of Schedule 1, hereto annexed and 
forming part of this by-law, is hereby adopted. 

2. Amendment No. 122 to the Official Plan of the former Town of 
Flamborough, consisting of Schedule 1, hereto annexed and forming part 
of this by-law, is hereby adopted. 

PASSED this 15 th day of September, 2010. 



Schedule 'I' 

Amendment No. 40 to the former Regional Municipality of Hamilton- 
Wentworth Official Plan; and, 

Amendment No. 122 to the former Town of Flamborough Official Plan 

The following text, together with: 

Regional Municipality of Hamilton-Wentworth Official Plan 

Schedule "A" (Map No. 4 - Environmentally Significant Areas); 

Town of Flamborough Official Plan 

Schedule "B" (Schedule 'A' - Waterdown Urban Area - Land Use Plan); 
Schedule "C" (Schedule 'B' - Town of Flamborough - Rural Land Use Plan); 
Schedule "D" (Schedule 'A-5' - Waterdown South Secondary Plan -Land Use 
Plan); and, 
Schedule "En (Appendix 'GI - Waterdown South Secondary Plan - Natural 
Heritage and Natural Hazard Features); 

attached hereto, constitute Official Plan Amendment No. 40 to the Regional 
Municipality of Hamilton-Wentworth Official Plan and Official Plan Amendment No. 122 
to the Town of Flamborough Official Plan. 

Purpose and Effect: 

The purpose of these Amendments is to provide for minor changes to the 
Environmentally Significant Area mapping in the Regional Municipality of Hamilton- 
Wentworth Official Plan and to adopt the Waterdown South Secondary Plan comprised 
of text and schedules into the Town of Flamborough Official Plan. 

The purpose of the Waterdown South Secondary Plan is to provide a land use planning 
framework to guide development for this community over a 20-year planning period. 
This largely residential community will include supporting neighbourhood-scale 
commercial uses, community uses, and extensive natural areas associated with existing 
woodlots, wetlands and stream valleys within the community. At full build-out the 
Secondary Plan Area is expected to accommodate approximately 9,600 residents at 
different stages of their life cycle, in roughly 3,800 dwelling units. Commercial uses will 
be accommodated in a District Commercial area, which includes a "main street" style 
shopping area, and within three neighbourhood nodes. 

The Secondary Plan provides a detailed land use plan and related policies for the 
regulation of land use and development within the Plan Area in accordance with the 
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applicable policies of the Regional Municipality of Hamilton-Wentworth Official Plan and 
Official Plan of the former Town of Flamborough, while having regard for the City's 
adopted new Urban Hamilton Official Plan. 

Location: 

The lands comprising Regional Official Plan Amendment No. 40 and Flamborough 
Official Plan Amendment No. 122 encompass approximately 180 ha (446 acres) 
bounded by Dundas Street EastlHighway 5 to the north, Kerns Road to the east, 
Mountain Brow Road to the south, and Flanders DriveIRosecliffe Place to the west. 

Basis: 

The basis for permitting these Amendments is as follows: 

The subject Official Plan Amendment covers a portion of the area approved for the 
urban expansion of Waterdown under Official Plan Amendment (OPA) 28, adopted by 
Town of Flamborough Council in May 1992 and approved in revised form by Cabinet in 
June 2002. In approving OPA 28, Cabinet concurrently approved a related 
Memorandum of Agreement requiring development to await completion of: a 'class 
Environmental Assessment for the Dundas Waste Water Treatment Plant 
expansionldiversion; a Master Environmental Assessment Transportation Study; a 
Waterdown South Sub-watershed Study; and, completion of secondary plans for the 
urban expansion area. 

The findings and recommendations of these various studies and processes have been 
reflected in the land use pattern, goals, objectives and policies of the Waterdown South 
Secondary Plan. 

Minor changes to the Regional Municipality of Hamilton-Wentworth Official Plan Map 
No. 4 are being made to accommodate redefined boundaries for two Environmentally 
Significant Areas. 

Actual Changes: 

A. Former Regional Municipality of Hamilton-Wenfworth Official Plan 

A.l - Map Changes: 

(a) Map No. 4 - Environmentally Significant Areas is amended by: 
i) adding lands to the "Environmentally Significant Area - 9 - Waterdown Woods"; 

and, 
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ii) adding lands to the "Environmentally Significant Area - 10 - Grindstone 
Valley"; 

as shown on the attached Schedule " A  of this Amendment. 

A.1 - Map Changes: 

(a) Schedule 'A' - Waterdown Urban Area - Land Use Plan is amended by: 

i) identifying lands as OPA # 122; 
ii) redesignating lands from "Residential" to "Urban Commercial"; 
ii) redesignating lands from "Parks and Open Space" to "Residential"; 
iii) redesignating lands from "Residential" to "Institutional"; 
iv) redesignating lands from "Parks and Open Space" to "Natural Open 

Space'' 

as shown on the attached Schedule "B" of this Amendment. 

(b) Schedule 'B' - Rural Land Use Plan is amended by deleting "Site Specific Area 
No. 10" as shown on the attached Schedule "C" of this Amendment. 

(c) The Town of Flamborough Official Plan is amended by adding a new schedule, 
"Schedule 'A-5' - Waterdown South Land Use Plan" as shown on the attached 
Schedule "D" to this Amendment. 

(d) The Town of Flamborough Official Plan is amended by adding a new appendix, 
"Appendix 'G' - Waterdown South - Natural Heritage and Natural Hazard 
Features" as shown on the attached Schedule "En to this Amendment. 

B.2 - Text Chanaes: 

The text of the Official Plan of the Town of Flamborough Planning Area is hereby 
amended as follows: 

(a) The General Policies to Part Two, Section A.1 - The Urban Area is amended by 
adding the following as a new policy between Policies A.1.2 and A.1.3: 

"While the URBAN AREA policies apply to lands shown on Schedule 'A', the 
growth and development of the WATERDOWN SOUTH PLANNING AREA shall 
be guided by the policies contained in Amendment No. 122 to this Plan. In the 
case of a discrepancy in policies, those policies contained in Amendment No. 
122 and set out in Section A.9 of this plan, shall prevail upon lands within the 
defined area of the WATERDOWN SOUTH PLANNING AREA." 
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(b) Sections A.1.12 and A.l . I  3 are hereby deleted. 

(c) Section B.8.4.4 is hereby deleted. 

(d) Section A - The Urban Area is revised by adding a new section as follows: 

A.9 WATERDOWN SOUTH SECONDARY PLAN 

The policies of this Section, in conjunction with Schedule 'A-5' Land Use Plan, 
constitute the Waterdown South Secondary Plan. It establishes land uses, basic 
transportation network, community facilities, infrastructure requirements and 
development standards to guide the development andlor redevelopment of lands 
located in the South Waterdown Area. The principles, objectives and policies of the 
Waterdown South Secondary Plan, as well as the general policies in the Official Plan, 
provide guidance and direction for the future development of the Secondary Plan Area. 

A.9.1 GENERAL 

a. Development Concept 

The Waterdown South Secondary plan comprises roughly 180 ha of land located in 
the east end of Waterdown, extending between Dundas Street to the north and 
Mountain Brow Road to the south, the municipal boundary along Kerns Road to the 
east and the Renwood Park subdivision to the west. The Secondary Plan has been 
designed to respect and enhance a number of prominent natural areas throughout 
the community, including Grindstone Creek, Falcon Creek, Hager Creek, the 
Waterdown Escarpment Woods and Grindstone Creek Valley Environmentally 
Significant Areas (ESAs), and the Falcon Creek Provincially Significant Wetland 
Complex, each of which has been incorporated into a natural heritage system. 

Waterdown South is located within the Niagara Escarpment Plan Area. The 
community should be developed with a streetscape and built form character that is 
compatible with the natural environment and key visual characteristics of the 
Niagara Escarpment. Where appropriate, this urban character may be required to 
incorporate height restrictions, adequate setbacks, landscape screening, boulevard 
treatments, and alternative road design to minimize the visual impact of urban 
development on the Escarpment Landscape. 

Kerns Road and a part of Mountain Brow Road should be maintained as character 
roads in order to create a sense that the community is well connected to the Niagara 
Escarpment's natural environment. 

Development should be designed and located so as not to have a negative impact 
on the Escarpment Natural Area, Escarpment Protection Area and other designated 
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natural heritage features, as well as on water quality and quantity, wildlife, visual 
attractiveness and cultural heritage features. 

The Waterdown South community is intended to offer a full range of housing 
opportunities from large lot residential homes through to apartment and adult 
lifestyle (retirement) living in an urban context. Block patterns, school, park and 
commercial locations should create walkable neighbourhoods. A central 
neighbourhood node should be within walking distance of each neighbourhood. 
Small-scale commercial and live-work uses along with community facilities/sen/ices 
will be encouraged to locate within each neighbourhood node. 

Large lot residential housing will occur along the western limits of the study area of 
the Waterdown South community to complement and provide a transition to the 
established Renwood Park subdivision. The extent of natural areas and features 
within the Waterdown South community affords excellent opportunities for 
establishing other areas of large lot housing, particularly adjacent to Waterdown 
Woods. 

The Waterdown South Secondary Plan provides the opportunity to create an 'aging 
in place' adult lifestyle community, in the northeast portion of the community, 
containing a variety of ground-related and medium-rise housing forms, recreational 
uses and small scale commercial uses serving the immediate residents. 

Medium density housing is directed to occur along the arterial and collector roads 
through the community, and within the vicinity of each neighbourhood node. Higher 
density housing is planned for the District Commercial area situated between 
Dundas Street and Grindstone Creek in the northlcentral portion of the community. 
This area will support residential, institutional, office, retail and service commercial 
uses and will include a pedestrian-oriented "main street" shopping area along the 
key entrance to the community where shops and restaurants will be encouraged to 
face directly onto the street. 

A.9.2 GENERAL DEVELOPMENT PRINCIPLES AND OBJECTIVES 

A.9.2.1 Residential 

a. To promote compact urban form that creates varied and distinguishable 
residential neighbourhoods. 

b. To encourage a mix of uses and housing types that meet the housing 
needs of residents throughout their life cycles and allow them to remain 
within the community. 

c. To create residential communities which incorporate a high standard of 
community planning and urban design practices while protecting and 
enhancing the natural environment. 
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To support future public transit service by locating commercial and higher 
intensity residential uses along Dundas Street West, the north-south 
arterial road, the collector road spine, and within neighbourhood nodes 
located at the intersections of such roadways. 

To promote livelwork opportunities in appropriate locations within walking 
distance of neighbourhood residents. 

To encourage pedestrian travel, cycling, and other forms of active 
transportation as alternative modes of movement by introducing safe, well 
connected pedestrian and cycling networks in the community that link to 
external systems. 

To promote urban design that is compatible with the natural environment 
and visual character of the Niagara Escarpment. 

To limit the height of development to ensure that there will be no 
substantial visual impact on the Niagara Escarpment. 

Commercial 

To designate a District Commercial area and neighbourhood nodes at 
strategic locations to promote live-work relationships, create 
neighbourhood identity and focal points, reduce commuting and support 
future public transit services. 

To locate retail shops along a pedestrian oriented 'main street' within the 
District Commercial designation with on-street parking. 

To recognize an existing and developed arterial commercial block located 
along Dundas Street. 

To limit the amount and scale of new retail development to ensure that it 
complements and does not impact on the planned function of established 
commercial areas including Downtown Waterdown. 

To ensure that commercial areas incorporate a high standard of 
community planning and urban design and, where applicable, integrate 
with nearby significant natural heritage features. 

Natural Heritage System and Open Space 

To establish a natural heritage system within the context of an urban 
setting that protects, preserves and, where appropriate, enhances 
significant natural heritage features, functions and linkages over the long- 
term. 

To maintain wildlife movement corridors along the Niagara Escarpment 
and through the Grindstone Creek valleylands. 
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To maintain or enhance, to the greatest extent possible, the 
predevelopment surface water and ground water quality and quantity in 
accordance with municipal and Conservation Authority standards in order 
to protect and enhance on-site and downstream fisheries and wetlands, 
on-site and off-site karst features and functions, as well as drinking water 
for those residences on well-based systems downstream. 

To employ, where appropriate, naturalized forms of stormwater 
management that minimize stormwater run-off and impervious surfaces, 
and reduce the need for, and size of stormwater management ponds. 

To respect and maintain the existing drainage boundaries within the 
Waterdown South Planning Area, to the satisfaction of the City of Hamilton 
in consultation with Conservation Halton. 

To ensure, through appropriate studies and mitigation measures, that 
public safety is not compromised and property damage does not result 
from building and infrastructure construction within the vicinity of known 
karst features. 

To provide, where feasible, a passive recreational trail system through the 
Natural Heritage System. 

To provide adequate public access to the Niagara Escarpment by such 
means as pedestrian trails (e.g. the Bruce Trail) and associated parking 
areas. 

To respect the objectives and policies of the Niagara Escarpment Plan 
and to ensure that the cumulative impact of development will not have a 
serious detrimental effect on the Escarpment environment, including its 
water quality, vegetation, wildlife, and the unique Escarpment landscape. 

To ensure that development is compatible with, and provides for, the 
protection of unique ecological areas, significant wildlife habitat, and water 
quality and quantity both inside and adjacent to the Waterdown South 
Planning Area. 

TransportationlTransitlPedestrianICycling Linkages 

To create a system of roads and transportation corridors that promotes the 
safe, efficient and timely circulation of vehicular and non-vehicular traffic, 
and contributes to the public realm through a street, block and land use 
pattern that encourages walking and other forms of active transportation, 
creates pedestrian-oriented streetscapes, and links the components of the 
community. 

To create a grid system of arterial, collector and local roads and 
discourage cul-de-sacs, wherever possible. 

To create a linked pedestrian and cycling network consisting of cycleways, 
paths, walkways and sidewalks on local and collector roads, through parks 



Schedule '1' 

and schools, the hydro corridor, along Grindstone Creek and through 
stormwater management facilities and natural heritage features in a 
manner that has regard for the ecological function of the area and 
minimizes impacts. 

d. To provide pedestrian network connections to the historic centre of 
Waterdown, the surrounding residential neighbourhoods and to the 
existing natural open space systems external to the Waterdown South 
Secondary Plan area. 

e. To design the east-west collector road as a pedestrian and bicycle- 
oriented spine of the community linking all significant land uses within the 
community. 

f. To plan residential development and its road network so that residents are 
predominantly within a 400 metre walking distance of neighbourhood 
parks, commercial facilities and future public transit services. 

g. To employ traffic calming measures on collector roads in order to reduce 
traffic speeds and make streets conducive to pedestrian and bicycle 
travel. 

h. To promote future public transit opportunities through land use 
arrangements, building orientation and streetscape design. 

i. To orient streets so as to promote energy conservation. 

j. To ensure that all new and reconstructed roads will be designed and 
located to minimize the impact on the Escarpment environment. 

k. To create road and boulevard designs that transition and blend into the 
surrounding Escarpment landscape, along Mountain Brow Road, and 
Kerns Road and other new roads abutting the Escarpment Natural and 
Escarpment Protection Areas. 

I. To maintain and enhance natural vegetation within the Mountain Brow 
Road, and Kerns Road right of way where possible. 

m. To provide a secure route for the Bruce Trail where it exists in the 
Waterdown South Planning Area. 

n. To protect views of the Escarpment landscape from Mountain Brow Road 
and Kerns Road, and provide opportunities for views from new local roads 
abutting the Escarpment Natural and Protection Areas. 

A.9.2.5 Infrastructure 

a. To provide for the extension of water and wastewater services in a timely, 
and efficient manner throughout the Waterdown South Planning Area. 

b. To provide for drainage and stormwater management facilities in 
accordance with the recommendations of the South Waterdown 
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Subwatershed Study, and in locations which can complement the natural 
heritage system. 

c. To design stormwater services so as not to adversely affect downstream 
water quality, quantity, and the Escarpment environment. 

A.9.2.6 Urban Design 

a. To provide integrated community design that coordinates land use, open 
space, the street network and built form elements to achieve and reinforce 
a high quality, integrated community vision. 

b. To incorporate elements of Waterdown South's distinct natural and 
cultural heritage in the establishment of design characteristics that will 
promote and achieve unique community design. 

c. To establish gateways at strategic locations to function as entranceways 
to Waterdown and the community of Waterdown South. 

d. To create an urban fabric characterized by an interconnected street 
network that is responsive to existing natural heritage, surrounding land 
uses and cultural heritage elements. 

e. To integrate views of natural heritage features within the community 
design. 

f. To promote public transit, walking and recreational connections through a 
well connected system of streets, walkways and trails. 

g. To design streets and built form that promote personal safety through 
natural surveillance opportunities. 

h. To promote building forms and site layouts that address the street and 
which locate and orientate on-site parking, garages and servicelloading 
areas to minimize the impact to the streetscape. 

i. To create street and building design that promotes pedestrian comfort and 
vitality at the grade level of buildings. 

j. To promote design variety within the streetscape. 

k. To promote a variety of housing with diverse architecture for individuals 
and families of all ages. 

I. To encourage mixed-use development along strategic corridors and within 
walking distance of residential neighbourhoods. 

m. To integrate community and institutional uses at visible, highly accessible 
locations. 

n. To create streetscapes and built form that are compatible in design with 
the visual and natural environment of the Niagara Escarpment, where they 
abut the Escarpment Natural Area and Escarpment Protection Area 
designations. 
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A.9.3 LAND USE DESIGNATIONS 

A.9.3.1 Residential Designations 

Lands designated Residential shall be developed in accordance with Schedule 'A-5': 
Waterdown South Secondary Plan - Land Use Plan and the following policies. 

A.9.3.1 .I General Residential Policies 

a. Residential development in the Waterdown South Planning Area shall 
have a compact urban form that encourages walkability. 

b. A variety of housing opportunities suitable to a wide range of housing 
needs shall be encouraged through a variety of tenure options, housing 
prices and housing forms, including adult lifestyle housing and innovative 
housing ideas. 

c. A broad range and mix of housing types are promoted between and within 
residential density categories. The City shall strive to achieve a variety of 
building types within each density category, such that no portion of the 
Secondary Plan Area is dominated by one housing type, and to provide an 
interesting streetscape. 

d. Where townhouses are proposed, a mix of townhouse block lengths is 
encouraged to provide variety to the streetscape. The creation of long 
townhouse blocks should be avoided and building setbacks andlor 
alternate building facades will be encouraged to prevent long stretches of 
monotonous elevation. The zoning by-law shall contain standards 
controlling setbacks and the number of units within a block. 

e. Where a net density range is specified in a residential designation, a net 
residential hectare density may be averaged over each plan of subdivision 
within the designation. 

f. The provision of housing with supports shall be encouraged. As such, 
group homes, residential care facilities, nursing homes and long-term care 
facilities, and retirement homes shall be permitted in all residential 
designations where deemed appropriate subject to the implementing 
zoning, provided the size and scale of such facilities shall be similar to, 
and oriented to the built form permitted in each designation. 

g. Community facilities and institutional uses such as schools, places of 
worship, day care centres and other related community and institutional 
uses, shall be permitted in all residential designations, subject to the 
implementing zoning, provided the lot to accommodate the use is located 
along an arterial or collector roadway and is of a sufficient size to 
accommodate the use as determined through the requisite zoning, 
subdivision and site plan approval processes. 
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h. Garage protrusion shall be discouraged to create more attractive 
streetscapes and provide interactive outdoor space for pedestrians. The 
implementing Zoning By-law shall contain provisions restricting the extent 
of garage protrusions. 

i. Direct vehicle access to individual dwelling units from arterial roads shall 
be discouraged. 

j. Direct access to individual street townhouse units from collector roads 
shall be discouraged and alternative forms of access such as use of 
shared or common access points and rear lane arrangements shall be 
encouraged. 

k. Reverse frontage lotting patterns shall be discouraged, and may only be 
permitted under certain circumstances or where the owner satisfies the 
City that no other alternative development form or street patterns are 
feasible. The use of long stretches of acoustical walls adjacent to arterial 
roads shall also be discouraged. 

I. The arrangement of collector roads, land uses and densities should be 
planned so that residential units are predominantly located within a 400 
metre walking distance of a commercial facilities or neighbourhood nodes. 

m. A variety of housing elevations shall be encouraged within each residential 
block to provide an interesting streetscape. In support of this policy, 
demonstration of how the development will meet the Secondary Plan 
Urban Design Guidelines shall be required as a condition of draft plan of 
subdivision approval. 

A.9.3.1.2 Low Density Residential I 

a. The Low Density Residential 1 designation shall permit single detached 
dwellings, second dwelling units and home businesses. The maximum 
permitted density shall be 22 units per net residential hectare (upnrh), and 
the maximum building height shall be 2 storeys. 

b. The new lots along the western limit of the Secondary Plan Area shall 
serve as a transition area between the established homes and new 
residential development internal to the Waterdown South community. The 
implementing zoning by-law shall ensure that all new lots immediately 
opposite those on Flanders Drive and Rosecliffe Place have a similar lot 
width at the point where the new lots are opposite to the existing lots. 

c. New lots within the Low Density Residential 1 area which extend into 
Waterdown Woods shall be required to conform to the following: 

i 1 Lot width shall not be less than 15.24 metres (50 feet) at any 
point. 
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ii) The maximum height of the dwelling to the mid-point of roof 
between peak and eves shall be 10.5 metres (34 feet) to 
prevent houses from exceeding the height of the trees. 

iii) Rear yards shall be fenced with 1.2 metre (4 feet) black 
chain link fence to prevent encroachment into the woodlands 
and wetlands. 

Low Density Residential 2 

The Low Density Residential 2 designation shall permit single detached 
dwellings, semi-detached dwellings, duplex dwellings, street townhouses 
and home businesses. Single detached and semi-detached dwellings 
shall be the primary form of housing in this designation, but limited areas 
of street townhouses shall be encouraged in each plan of subdivision. 
Second dwelling units may be permitted in single detached and semi- 
detached dwellings subject to the requirements of the zoning by-law. 

The overall density of lands designated Low Density Residential 2 shall 
range from 22 to 40 units per net residential hectare (upnrh). Development 
at the higher end of the density scale is expected to occur in small clusters 
to facilitate a range of housing types and sizes in each neighbourhood. 
The higher density housing units should be integrated with other housing 
forms on the same street. 

A maximum building height of 2.5 storeys shall be permitted. 

Low Density Residential 3 

The Low Density Residential 3 designation permits single detached 
dwellings, semi-detached dwellings, duplex dwellings, all forms of 
townhouses, and home businesses. Second dwelling units may be 
permitted in single detached and semi-detached dwellings subject to the 
requirements of the zoning by-law. 

The overall density of lands designated Low Density Residential 3 shall 
range from 30 to 60 units per net residential hectare (upnrh). 

A maximum building height of 3 storeys shall be permitted for all housing 
forms. 

Single detached dwellings shall generally comprise a maximum of 60% of 
the housing units within the Low Density Residential 3 designated area. 

A.9.3.1.5 Medium Density Residential 
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The Medium Density Residential designation permits a range of housing 
types consisting of: street townhouses, other townhouse forms, low-rise 
apartments, other forms of multiple attached dwellings, and a limited 
amount of single detached and semi-detached dwellings. 

The overall density of lands designated Medium Density Residential will 
be in the range of 60 to 75 units per net residential hectare (upnrh). 

A maximum building height of 3 storeys shall be permitted for single and 
semi-detached dwellings, with a maximum height of 4 storeys permitted 
for all other permitted housing forms. 

Single detached dwellings shall generally comprise a maximum of 25% of 
the housing units within the Medium Density Residential designated area. 

Medium Density Residential - Site Specific Policy Area 

The Medium Density Residential - Site Specific Policy Area designation is 
intended to permit an adult lifestyle community that promotes 'aging in 
place'. 

Permitted uses within this designation include those uses permitted in the 
Medium Density Residential 2 designation as set out in Section A.9.3.1.5, 
as well as mid-rise apartments, and various forms of housing with 
supports, along with accessory recreational and commercial uses 
servicing the needs of the surrounding residents. 

The overall density of lands designated Medium Density Residential - Site 
Specific Policy Area shall be in the range of 60 to 100 units per net 
residential hectare (upnrh). 

A maximum building height of 8 storeys shall be permitted except for the 
lands located between the Escarpment Natural Area and the Escarpment 
Protection AreaIStorm Water Management Facility, the maximum 
permitted building height shall be 6 storeys, but building heights may be 
increased up to 8 storeys subject to a Visual Impact Assessment in 
accordance with Section A.9.9.1 .j. 

The clustering of residential units is encouraged to maximize the provision 
of generous open space areas within this designation. 

Lands designated Medium Density Residential - Site Specific Policy Area 
shall be the subject of a site-specific implementing zoning by-law which 
may address such matters as performance standards related to building 
setbacks, height, separation distances, landscape and open space 
requirements, parking standards, and ancillary uses. 

A.9.3.2 Commercial Designations 
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The Waterdown South Secondary Plan provides for three commercial designations 
consisting of District Commercial, Arterial Commercial and Neighbourhood Node areas. 
The District Commercial designation is intended to function as a neighbourhood 
commercial centre meeting the weekly and daily retail and service commercial needs of 
residents both north and south of Dundas Street. The Arterial Commercial designation 
recognizes an established commercial development on Dundas Street. Neighbourhood 
Nodes are intended to serve as small-scale neighbourhood focal points serving the 
convenience commercial needs of immediate residents and are generally located within 
walking distance of patrons. 

In appropriate locations, the development of "livelwork" housing units, which are 
principally residential dwellings but also accommodate small scale commercial uses on 
the ground floor are encouraged. 

A.9.3.2.1 Commercial General Policies 

a. Commercial areas shall be developed in a co-ordinated and 
comprehensive manner. Access points along arterial and collector roads 
shall be limited and regard shall be given to the sharing of access points, 
adequate internal traffic circulation, and adequate off-street parking, 
loading and manoeuvring facilities. 

b. Open storage of goods and materials shall not be permitted except where 
otherwise permitted in the Arterial Commercial designation and in the 
implementing zoning by-law for that designation. 

c. Loading and unloading areas shall be located so as to minimize adverse 
effects to adjacent residential areas and shall be screened from view. 

d. Landscaping shall form an integral part of all developments and screening 
and buffering shall be provided between commercial and other sensitive 
adjacent land uses. 

A.9.3.2.2 District Commercial 

a. The District Commercial designation is intended to accommodate a range 
of residential, commercial, institutional and service uses. Such designated 
areas may be developed primarily for commercial use in the initial stage, 
but it is envisioned that over time these areas will evolve into truly mixed- 
use areas with residential and commercial uses mixed either within the 
same building or in certain locations within separate buildings on the same 
or abutting lots. 
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b. Uses permitted within the District Commercial designation include: 

i. offices, service commercial uses including personal service uses and 
restaurants, and retail stores including supermarkets except that a 
single user over 10,000 square metres shall not be permitted; 

ii. live-work units and residential uses above commercial units; 
iii. apartments subject to Section A.9.3.2.2 e); and 
iv. places of worship, day care centres, libraries, fire and police stations, 

post offices, recreational facilities, community centres, meeting spaces 
and similar uses. 

c. The District Commercial area is intended to serve a neighbourhood 
shopping function which meets the weekly and day-to-day retail and 
service commercial needs of residents in the secondary plan area and 
adjacent neigh bourhoods. 

d. The designation shall permit a maximum of 10,000 square metres of retail 
and service commercial floor space without the requirement for a market 
impact study. Additional retail and service commercial floor space up to a 
total maximum of 25,000 square metres may be permitted subject to a 
market impact study submitted prior to future planning approvals. The 
market impact study shall demonstrate that the proposed uses will not 
adversely impact the planned function of any existing or designated 
commercial areas, particularly the Waterdown downtown area and may 
set out appropriate phasing and maximum unit floor area for retail stores 
including supermarkets. Office and service commercial uses above the 
ground floor shall not be included in the total floor space limitations. 

e. Sole residential buildings may be permitted within the District Commercial 
designation provided such buildings are generally located on the periphery 
of the designation; such buildings are not located on Collector Road A; 
and the total amount of land occupied by such buildings does not limit the 
ability of the designated lands to provide for the initial maximum retail and 
service commercial floor space set out in Section A.9.3.2.2 d). 

f. It is expected that a municipal fire hall, as permitted by Section A.9.3.2.2 
b)(iv), occupying a site of up to 0.8 ha will be required in this area along 
Dundas Street at a future signalized intersection. To create the main 
street character, a location on Collector Road A is discouraged. 

g. The density of lands within the District Commercial designation shall be a 
maximum of 2.5 times the lot area (Floor Space Index (FSI)) or generally a 
range of 60 to 150 upnrh for exclusive residential developments. 

h. A maximum building height of 8 storeys shall be permitted, but building 
heights may be increased up to 12 storeys, subject to a Visual Impact 
Assessment which demonstrates to the satisfaction of the City and the 
Niagara Escarpment Commission that the matters set out in Section 
A.9.9.1 .j are addressed. 
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i. Within the District Commercial area, it is envisioned that the larger non- 
residential uses will seek Dundas St. frontage and visibility. 

j. Single use stores greater than 5,000 square metres may be situated in the 
interior or at the rear of the site with smaller foot print buildings located 
close to the street. Alternatively, larger stores could be located up to the 
streetline along a collector road provided they are lined with smaller 
stores, multiple entrances, or other similar means to animate the 
streetscape along the collector road. 

k. Offices uses in the same lot shall not exceed 2,000 square metres. 

I. Along Collector Road A, through the District Commercial designation, the 
retail space and buildings shall be oriented in a 'retail main street' 
configuration with storefronts located close to the street and principal 
entrances facing the sidewalk so as to create a pleasant pedestrian 
shopping environment. The built form may include stand-alone stores, 
multiple unit commercial buildings or mixed-use buildings. 

m. Along Collector Road A, no parking, driveways, lanes or aisles shall be 
permitted between buildings and the public sidewalk. Drive-thrus, car 
washes, services stations and gas bars shall be prohibited adjacent to 
Collector Road A. 

n. For buildings located along Collector Road A, the principle public entrance 
shall provide direct access onto the public sidewalk. The windows and 
signage shall also face the street. Buildings should have a consistent 
minimal setback in accordance with the Urban Design, Streetscape and 
Open Space Guidelines required in Section A.9.4. 

o. The Urban Design, Streetscape and Open Space Guidelines, as required 
in Section A.9.4, and the implementing Zoning By-law shall establish 
build-to-lines and a minimum frontage per-block to be occupied by 
buildings within the District Commercial designation. A lesser requirement 
may be established on Dundas Street and other streets outside of the 
'retail main street' area. 

p. On-street parking shall be provided, wherever possible, in the District 
Commercial designation. 

q. Parking lots abutting the street shall be screened with low walls, andlor 
landscape material so to provide a sense of enclosure along the setback 
line. 

r. The specific location and configuration of the 'retail main street' area may 
be changed without amendment to this plan provided a detailed concept 
plan of the 'retail main street' area, as set out in Section A.9.3.2.2 u., is 
submitted to the satisfaction of the City. 

s. The implementing zoning by-law shall establish a minimum proportion of 
retail space to be provided along the 'retail main street' area. 
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t. The implementing zoning by-law for the District Commercial designation 
shall consider lower commercial parking standards, which take into 
account the intended pedestrian nature of the 'retail main street' oriented 
uses and the role of on-street parking in meeting parking demands. 

u. A detailed concept plan for this designation will be required before 
approval of any zoning, subdivision or site plan application. The concept 
plan shall demonstrate to the satisfaction of the City: 

i. 
ii. 
iii. 

iv. 

v. 
vi. 
vii. 

viii. 

ix. 

How the policies of this plan are being implemented; 
The location and configuration of the 'retail main street' area; 
Means to accommodate traffic flows through the area including 
access points and the private and public street network; 
The treatment of intersections within the designation to ensure 
pedestrian comfort while also ensuring an appropriate flow of traffic; 
An appropriate build-to-line for each street; 
An appropriate minimum frontage-per-block for each street; 
The proportion of retail space to be provided along the retail main 
street; 
The location of initial and potential future residential and mixed-use 
buildings; and 
How the area can evolve and intensify over time to a fully mixed-use 
area. 

A.9.3.2.3 Neighbourhood Node Designation 

a. Neighbourhood Nodes are to function as neighbourhood focal points that 
meet the day-to-day commercial needs of nearby residents and are 
located within walking distance of patrons. They are intended to 
accommodate small scale retail and service uses in small nodes along 
with medium density residential housing. 

b. Neighbourhood Nodes are generally located at the intersection of two 
collector roads or collector and arterial roads and are spaced throughout 
the community to provide maximum accessibility to pedestrians. 

c. Uses permitted within the Neighbourhood Node designation include: 
medium density residential and livelwork buildings as set out in section 
A.9.3.1.5 a); convenience retail uses, personal services, professional 
offices; institutional uses; community facilities/services; and public spaces 
such as a village or neighbourhood square. Drive-thrus and motor vehicle 
service stations are not permitted. 

d. The permitted net residential density shall generally range from 50 to 75 
upnrh. 

e. A maximum building height of 4 storeys shall be permitted. 
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f. Live-work buildings shall take the form of townhouses consisting of ground 
floor commercial or office uses with a residential unit above. 

g. Buildings shall face the street with a minimal consistent setback and the 
principal public entrance shall provide direct access onto the public 
sidewalk. The primary windows and signage shall also face the street. 

h. On-street parking shall be permitted on the adjacent collector roads. In 
most circumstances, it is the intent that all parking needs for commercial 
uses can be achieved through on-street parking. 

i. The implementing zoning by-law shall establish a maximum floor area for 
small scale commercial uses in recognition of the limited retail function of 
this designation. 

j. The implementing zoning by-law shall also give consideration to establish 
lower parking standards which take into account the intended pedestrian 
nature of these uses, shared parking opportunities within live-work 
buildings, and the contribution of on-street parking to meet parking 
demand. 

k. Required on-site parking and loading areas are encouraged to locate to 
the rear of buildings to achieve an attractive streetscape and a pedestrian- 
friendly built-form environment. Where parking lots abutting the street are 
unavoidable due to unique circumstances, they shall be screened with low 
walls, and landscape materials, but shall not be located in front of the 
buildings. 

A.9.3.2.4 Arterial Commercial Designation 

a. Lands designated Arterial Commercial are intended to accommodate uses 
which are directed to the travelling public or drive-by consumer. 

b. The Arterial Commercial designation applies to the area already 
developed for such purpose along Dundas Street, east of the Grindstone 
Creek. 

c. Permitted uses on lands designated Arterial Commercial shall be limited to 
convenience retail store, garden supply centre, fruit and vegetable market, 
florist establishment, butcher shop, motor vehicle service station, 
equipment saleslrentallservice establishment, motel or hotel, recreational 
uses, and restaurants. 

A.9.3.3 Institutional Designation 

a. Uses permitted on lands designated Institutional shall include schools, day 
care centres, places of worship, nursing homes, residential care facilities, 
community facilities, government services and other similar institutional 
uses. 
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b. Schedule 'A-5' identifies the general location and size of two elementary 
schools, as requested by the Hamilton-Wentworth Roman Catholic 
Separate School Board and the Hamilton-Wentworth District School 
Board. The location of these school sites may be moved and the size may 
change without amendment to this plan. The specific location and size of 
each designated school site shall be determined as part of the.approval 
process of the draft plan of subdivision in which each school site is 
located. The need for a particular school site shall also be confirmed by 
the School Board as part of the approval process, and the timing for which 
the site is reserved will also be established at that time. 

c. All schools shall be located adjacent to designated Parks to provide 
opportunities to share facilities. 

d. Should any or all of the designated school sites not be required by the 
appropriate school board, such lands may be used for the following 
purposes without an Official Plan Amendment: 

i. Uses permitted in the Low Density Residential 2 designation; and/or 
ii. Other Institutional uses. 

e. Institutional buildings should be accessible by all modes of transportation, 
and designed as neighbourhood focal points, which create a distinctive 
community identity and sense of place and serve as landmarks for 
orientation and local identity. 

f. At the time of subdivision approval, school sites may be zoned for both 
institutional and residential purposes having regard to the abutting density 
and form of development. 

g. A maximum building height of 15 metres is permitted. 

A.9.3.4 Neighbourhood Park Designation 

a. Lands designated Neighbourhood Park on Schedule A-5 shall constitute 
neighbourhood level parks that provide a variety of recreational 
opportunities for the residents of the Waterdown South Planning Area. 
Permitted uses shall include both active and passive recreational uses. 

b. Lands designated Neighbourhood Park shall be visible and accessible to 
the public, with unobstructed views provided to improve surveillance of 
such areas. 

c. A pedestrian and bicycle trail network shall be established to link parks 
and open space with adjacent residential areas. Appropriate trail linkages 
shall be made with the hydro corridor crossing the Secondary Plan Area, 
the Bruce Trail system through the Niagara Escarpment lands to the 
south, and neighbourhoods to the north. It is intended that the network 
will use public streets, sidewalks and public open space lands. The 
network shall be identified through the Streetscape Manual as set out in 
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section A.9.7.2 b. and, more specifically, delineated during the processing 
of subsequent plans of subdivision. 

d. Municipal infrastructure such as water towers and pumping stations may 
be located within part of a Neighbourhood Park. However, the lands 
required for the facility will be in addition to the parkland obtained through 
parkland dedication, as required by policy A.9.9.5. 

e. Neighbourhood parks shall be located no more than 800 metres apart and 
the majority of residential uses within the Secondary Plan Area shall 
generally be located within a 400 metre distance (5 minute walk) of a park. 

Neighbourhood parks are encouraged to be located adjacent to and in 
conjunction with school sites, however, school sites shall not be 
considered to satisfy any parkland dedication requirements. Where 
appropriate, neighbourhood parks will be located adjacent to other 
greenspace areas such as the hydro corridor, stormwater management 
ponds, and the Natural Heritage System in order to augment the natural 
heritage and open space system throughout the Waterdown South 
community. 

g. Neighbourhood parks are generally intended to be square or rectangular 
in shape, have a significant street frontage and be approximately 2.0 ha in 
size. However, to provide flexibility in the design of Draft Plans of 
Subdivision, the specific location, size and shape of the neighbourhood 
parks may vary subject to the approval of the City without an amendment 
to this Plan. 

h. In co-operation with the respective utility companies, the City shall 
establish a pedestrian and bicycle trail network along the hydro corridor 
that traverses the Waterdown South Secondary Plan Area and extends 
beyond the community. 

A.9.3.5 Natural Heritage System 

The Waterdown South Planning Area contains a number of significant natural heritage 
features, including two Environmentally Significant Areas: Waterdown Escarpment 
Woods and Grindstone Creek Valley. The Planning Area also contains a Provincial Life 
Science Area of Natural and Scientific Interest, the Falcon Creek Provincially Significant 
Wetland Complex, and other woodland, stream, wetland, and hedgerow features. The 
area also contains significant vegetation communities, which provide habitat for 
significant plant and wildlife species. 

The predevelopment landscape within the Waterdown South Planning Area consists 
largely of cultivated farmland bisected by the Grindstone Creek and its valleylands. The 
Planning Area is divided into three watersheds associated with the Grindstone, Falcon 
and Hager Creeks. The western portion of the Planning Area drains into the Grindstone 
Creek, the eastern portion into the Falcon Creek and a small area of the south-eastern 
portion into the Hager Creek. 
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A sub-watershed planning study has been completed to the satisfaction of the Cities of 
Hamilton and Burlington and Conservation Halton. The study was undertaken to 
identify and evaluate the significance of all natural heritage features and functions within 
the Waterdown South Secondary Plan area, and to establish a framework for more 
detailed levels of evaluation at succeeding stages of the planning process. 

Within portions of the Waterdown South Planning Area, the creeks noted above have 
created karst conditions consisting of sinkholes, sinking streams, and springs. Within 
the Planning Area, some of the surface karst is located within the Natural Heritage 
System and, as such, is already outside of the developable area. However, there are 
several areas outside of the Natural Heritage System that also contain karst 
topography. Section A.9.3.6 provides direction with regards to development within 
these karst areas that are outside of the Natural Heritage System, as shown on 
Appendix G, and as per recommendations of the South Waterdown Subwatershed 
Study - Stage 2 Report. 

A.9.3.5.1 General Policies 

a. Based on the Subwatershed Study, a Natural Heritage System is 
proposed to maintain, restore and enhance the natural heritage features, 
areas and functions within the Planning Area. These natural heritage 
features are linked by natural corridors, which are necessary to maintain 
biological diversity within the Waterdown South Secondary Plan Area. 
Wherever possible and feasible, development within the Waterdown South 
Secondary Plan Area should promote a net gain within the Natural 
Heritage System by restoring, enhancing, and linking habitat. The natural 
heritage features comprising the Natural Heritage System are delineated 
on Appendix G. 

b. Where the lands within the Natural Heritage System are under private 
ownership, nothing in this plan implies that the lands will be secured for 
public ownership. Where the use of the lands is deemed appropriate for 
public ownership by the City or other public agency, suitable acquisition 
options shall be considered. 

c. The Natural Heritage System shall be comprised of three designations: 

i. The Grindstone Creek Natural Area, 
ii. The Escarpment Natural Area, and 
iii. The Escarpment Protection Area. 

A.9.3.5.2 Grindstone Creek Natural Area 
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a. The Grindstone Creek Natural Area designation represents the significant 
natural heritage features and natural hazard areas within the Grindstone 
Creek portion of the Secondary Plan area. The designation shall consist 
of: 

i. Grindstone Valley ESA; 
ii. The valley corridors and associated riparian areas of Grindstone 

Creek Tributary 1 as identified in the South Waterdown 
Subwatershed Study; and 

iii. The greater of the floodplain, meander belt or stable top of bank of 
the Grindstone Creek. As set out in the South Waterdown 
Subwatershed Study, the boundary of the floodplain and top of bank 
may change through cut and fill permitted by Conservation Halton. 

b. Development and site alteration within the Natural Heritage System shall 
be prohibited with the exception of the following limited uses: 

i. Forest, wildlife and fisheries management; 
ii. Low intensity passive recreation uses where they do not impact 

sensitive natural features or functions; 
iii. Existing agricultural operations and other existing uses; 
iv. Infrastructure, roads, and utilities, which may be permitted to cross 

the Natural Heritage System where a scoped Environmental Impact 
Statement (EIS) or Environmental Assessment demonstrates no 
negative impacts on the natural features or the ecological functions 
for which the area was identified and demonstrates that there are no 
reasonable alternative location(s); and, 

v. Flood and erosion control, and channel modifications, including site 
alteration to accommodate a stormwater outfall, to deepen channels 
(where critical fish habitat does not exist) or to stabilize steep, 
eroding slopes, subject to an approved EIS and obtaining permission 
from Conservation Halton pursuant to Ontario Regulation 162106, as 
may be amended. 

c. Storm water management facilities shall generally not be permitted. 
However, in cases where there is no alternative location, encroachment 
into buffers may be permitted if it can be demonstrated, through an 
Environmental Impact Statement, that there will be no negative impacts on 
the ecological features and functions of the adjacent natural feature. No 
encroachment will be permitted within 30 metres of a Provincially 
Significant Wetland. 

d. Development and site alteration on adjacent lands shall not be permitted 
unless the ecological function of the adjacent lands has been evaluated 
through the preparation of a scoped EIS that demonstrates that the 
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features and/or functions for which the area has been identified are not 
negatively impacted. 

e. Notwithstanding, A.9.3.5.2 b. and c., within lands subject to Ontario 
Regulation 162/06, as may be amended, a permit is required from 
Conservation Halton for development and site alteration. 

f. Design and construction activities related to the extension of utilities under 
the Grindstone Creek Natural Area shall be evaluated by a geotechnical 
engineer in collaboration with a karst specialist. 

A.9.3.5.3 Escarpment Natural Area 

a. The Escarpment Natural Area includes escarpment features and 
associated stream valleys, wetlands and forests, which are relatively 
undisturbed. This area contains important plant and animal habitats and 
geological features and cultural heritage features and are the most 
significant natural and scenic areas of the Escarpment. The policy aims to 
maintain these natural areas and protect them from the impacts of 
adjacent development. 

b. The Niagara Escarpment Plan sets out the following objectives for this 
designation: 

i. To maintain the most natural Escarpment features, stream valleys, 
wetlands and related significant natural areas and associated cultural 
heritage features; 

ii. To encourage compatible recreation, conservation and educational 
activities; and, 

iii. To maintain and enhance the landscape quality of Escarpment 
features. 

The Escarpment Natural Area is intended to represent the most significant 
ANSI (Life Science), the most significant stream valleys and wetlands 
associated with the Escarpment and forested lands 300 metres from the 
brow of the Escarpment slope. As such, the Escarpment Natural Area 
designation shall consist of: 

i. Escarpment slopes and related landforms associated with the 
underlying bedrock, which are in a relatively natural state; 

ii. The Waterdown Escarpment Woods ESA; 
iii. The Provincially Significant Falcon Creek Wetland Complex; 
iv. The significant valley corridors and associated riparian areas of 

Falcon Creek as identified in the South Waterdown Subwatershed 
Study; 

v. The Floodplain of Falcon Creek; and 
vi. Habitat of Threatened and Endangered Species. 

d. Development within the Escarpment Natural Area shall be prohibited with 
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the exception of the following limited uses: 

i. Existing agricultural operations and other existing uses; 
ii. Non-intensive recreation uses such as nature viewing and trail 

activities except motorized vehicle trails or the use of motorized trail 
vehicles; 

iii. Forest, wildlife and fisheries management; 
iv. Archaeological activities; 
v. Essential transportation and utility facilities where an EIS or 

Environmental Assessment demonstrates no significant negative 
impacts on the natural features or the ecological functions for which 
the area was identified; 

vi. Uses permitted in Park or Open Space MasterIManagement Plans, 
which are not in conflict with the Niagara Escarpment Plan; 

vii. Essential watershed management and flood and erosion control 
projects carried out or supervised by a public authority including site 
alteration to accommodate stormwater management pond outfall; 

viii. The Bruce Trail corridor including the pedestrian footpath and, where 
necessary, bridges, boardwalks and other trail-related constructions 
and unserviced Overnight Rest Areas and Access Points for Bruce 
Trail users; and 

ix. Nature preserves owned and managed by an approved conservation 
organization. 

e. Storm water management facilities shall generally not be permitted. 
However, in cases where there is no alternative location, encroachment 
into buffers may be permitted if it can be demonstrated, through an 
Environmental Impact Statement, that there will be no negative impacts on 
the ecological features and functions of the adjacent natural feature. No 
encroachment will be permitted within 30 metres of a Provincially 
Significant Wetland. 

f. Development and site alteration on adjacent lands shall not be permitted 
unless the ecological function of the adjacent lands has been evaluated 
through the preparation of an EIS and it has been demonstrated that the 
features and/or functions for which the area has been identified are not 
negatively impacted. 

g. Notwithstanding, A.9.3.5.3 d) and e), within lands subject to Ontario 
Regulation 162/06, as may be amended, a permit is required from 
Conservation Halton for development and site alteration. 

h. The Regional floodlines for the Falcon Creek system shall be verified 
through additional study at the subdivision planning stage. 

A.9.3.5.4 Escarpment Protection Area 
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a. Escarpment Protection Areas are important because of their visual 
prominence and their environmental significance. They are often more 
visually prominent than Escarpment Natural Areas. Included in this 
designation are Escarpment features that have been significantly modified 
by land use activities such as agriculture or residential development, land 
needed to buffer prominent Escarpment Natural Areas, and natural areas 
of regional significance. The policy aims to maintain the remaining natural 
features and the open, rural landscape character of the Escarpment and 
lands in its vicinity. 

b. The Niagara Escarpment Plan sets out the following objectives for this 
designation: 

i. To maintain and enhance the open landscape character of 
Escarpment features; 

ii. To provide a buffer to prominent Escarpment features; 
iii. To maintain natural areas of regional significance and cultural 

heritage features; and, 
iv. To encourage agriculture, forestry and recreation. 

c. The Escarpment Protection Area designation shall consist of: 

i. Escarpment slopes and related landforms where existing land uses 
have significantly altered the natural environment (e.g. agricultural 
lands or residential development); 

ii. Areas in close proximity to Escarpment slopes, which visually are 
part of the landscape unit; and 

iii. Regionally Significant Areas of Natural and Scientific Interest (Life 
Science) or areas designated as environmentally sensitive by 
municipalities or conservation authorities. 

d. Development within the Escarpment Protection Area shall be prohibited 
with the exception of the following uses: 

i. Existing agricultural operations and other existing uses; 
ii. Recreational uses oriented towards the land which require minimal 

modification of the existing natural, topographic and landscape 
features and which do not require the building of major structures; 

iii. Forest, wildlife and fisheries management; 
iv. Archaeological activities; 
v. Transportation and utility facilities; 
vi. Uses permitted in Park or Open Space MasterIManagement Plans, 

which are not in conflict with the Niagara Escarpment Plan; 

vii. Watershed management and flood and erosion control projects 
carried out or supervised by a public authority including a stormwater 








































































