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Civicplan was retained by the Durand Neighbourhood Association (DNA) to develop a better understanding
of local character in their downtown urban neighbourhood. This report provides a summary of the findings
and outcomes of the Durand Neighbourhood Character Project.
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CivicSurveys

The Durand Neighourhood Character Citizen survey was conducted using CivicSurveys, a public
engagement platform developed by Civicplan.

Civicplan provides innovative land use planning, community engagement, strategy development and
research services to the public, non-profit, and private sectors. For more information visit civicplan.ca
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Executive Summary

The Durand neighbourhood is situated at the intersection of the old and new Hamilton. Its built
environment tells the story of generations arriving, building, and growing with the city. Yet today,
as newfound energy and renewed dynamism take hold in the city, Durand is at the forefront of
the 'new Hamilton. The juxtaposition of old and new is an ongoing challenge for the
neighbourhood, as it attempts to balance intensification and renewal while maintaining the
neighbourhood’s existing character.

Neighbourhood character, in the context of this study, refers to the look and feel of an area. It is
made up of a number of factors that contribute to how private homes connect with the public
street, or what makes up a streetscape. The Durand Neighbourhood Character Study's purpose is
to understand the neighbourhood context and make recommendations for future policy to help
maintain neighbourhood character through periods of change.

The Durand Neighbourhood Character Study Report

The Durand Neighbourhood Character Study Report presents an overview of the results of the
Study. It is organized into six sections. The report begins with an introduction to the Durand
neighbourhood, its history, its current pace of change, and the existing municipal policy and
regulatory frameworks that govern development in the area. The next three sections present
research and data related to maintaining neighbourhood character, first with a review of the
innovative approach used in Ottawa, Ontario that informed a "“Durand-designed” neighbourhood
character research approach that included a neighbourhood street audit and resident survey. The
last two sections present detailed recommendations informed by the research, and next steps for
the Durand Neighbourhood Association (DNA), which initiated this project.

Durand Neighbourhood Context

The Report's introductory section presents a brief history of the Durand neighbourhood, a review
of the level of change over the last 15 years, and finally a more detailed discussion of the existing
policy framework that shapes development activity in the area.

The review of existing municipal policy documents for the Durand neighbourhood highlights two
key findings. First, that existing regulation, for example the Neighbourhood Plan and primary
zoning by-law, are significantly dated. The second finding is that within existing municipal plans
and policies, there are useful elements that support creating specific rules to maintain Durand’s
unique neighbourhood character. For example, in the Urban Hamilton Official Plan, the 1987
Durand Neighbourhood Plan, existing zoning regulations, and the Durand Neighbourhood Built
Heritage Inventory.
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Maintaining Neighbourhood Character

The next three sections of the Report present research and data related to maintaining
neighbourhood character including a review of the Ottawa case study, followed by the results of
a "Durand-designed” model of street audits and a resident survey, as tools to analyze the current
neighbourhood.

Neighbourhood Street Audits

The Ottawa approach served as an inspiration for Durand as it is flexible, targeted, transparent,
and enforceable. Civicplan developed a streetscape character auditing tool that expanded on the
experience from the Ottawa approach. The basis of the audit tool was for citizen auditors to
collect data on 10 streetscape character factors throughout Durand. For the study, 23 zones were
identified.

The results of the audit provided a number of insights into the existing built environment and
character of the neighbourhood. This includes that there are different areas with distinct character
elements throughout Durand, as well as some common elements that reach across the
neighbourhood. The Report details the results of each factor and graphically represents these
results to illustrate which factors are dominant in different areas across the neighbourhood.

Neighbourhood Survey

A resident survey was conducted as part of the Study. The goal of the survey was twofold; first

was to help inform Durand residents about neighbourhood character, the look and feel of their
streets. Second was to gather insight from Durand residents about how they view the influence of
the 10 different character elements on their streetscapes.

In total, 174 residents responded to the survey, representing a cross section of people who live in
the neighbourhood, by age, type of residence and length of time living in the neighbourhood.
The results demonstrated valuable insights into which factors the respondents saw as positively
influencing their neighbourhood and what sorts of new development they would like to see. The
survey results indicated strong parallels between what character factors residents valued and the
dominant characteristics of the different areas of the neighbourhood, as identified in the street
audits.

Recommendations and Next Steps

Building on existing neighbourhood policy research, the neighbourhood character audits, and
the resident survey, the final sections of the Report provide detailed recommendations for future
policy change to maintain neighbourhood character. Additionally, the Report presents next steps
to provide direction for the DNA on how to begin to address the issue of neighbourhood
character in the short term, while also ensuring that the unique character of the neighbourhood
is recognized and maintained in future planning regulation and policies.

Durand Neighbourhood Character Study — Final Report
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Recommendations for Policy Change

Durand requires a new Secondary Plan as it is an area undergoing change where general policies
are insufficient to guide redevelopment and the current Durand plan is 30 years old. The Report
presents a number of specific policy recommendations for a new Secondary Plan that build off of
existing policy, the neighbourhood audit, and resident survey results.

Also, the Report recommends that the outcomes from the neighbourhood street audits and
resident survey should inform the update of the city-wide Comprehensive Zoning By-law when it
enters the Residential Zones phase. The results in the Report are useful in the design of how
zones may be delineated to allow more compatible development within the existing
neighbourhood.

Next Steps

Finally, the Report provides specific short, medium, and ongoing strategies for the Durand
Neighbourhood Association. These include guidance on using the Report research to advocate
for changes and updates in municipal policy affecting the neighbourhood, as well the creation of
a Zoning Overlay Pilot Project, using a Streetscape Character Analysis, that could assist in
maintaining Durand’s neighbourhood character.
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1.0 Introduction

Durand sits at the intersection of the old and new Hamilton. Its built environment tells the story of
generations arriving, building, and growing with the city.

You see the story of Hamilton on every street, from the initial settlements and estates, to the
Victorian and Edwardian booms, to the intensification of the 1960s and 1970s. It also reflects the
legacy of economic turbulence. While much of the neighbourhood remained stable, a number of
estate homes became apartments and some buildings fell into decline. Yet today, as newfound
energy and renewed dynamism take hold in the city, Durand is at the forefront of the ‘new
Hamilton. Historic homes are being renovated and new condo towers are rising, as the
neighbourhood's commercial corridors bustle with activity and young families join the
community.

The juxtaposition of old and new will be an ongoing challenge for the neighbourhood, as it
attempts to balance intensification and renewal with protection of the neighbourhood’s existing
character.

The Durand Neighbourhood Character Study was undertaken at the direction of the Durand
Neighbourhood Association (DNA) as it attempts to manage growth in a way that reflects and
respects its community’s character. The goals of the study are to provide a greater understanding
of neighbourhood character in Durand, to better understand the existing landscape, and finally,
to provide the DNA with recommended actions to advocate for maintaining its neighbourhood'’s
character.

1.1 Context and History of Durand

The Durand Neighbourhood is located south of downtown Hamilton and is bounded by James
Street to the east, Main Street to the north, Queen Street to the west and the Niagara Escarpment
to the south (Figure 1).

The land that is now the Durand Neighbourhood was originally purchased as a 274 acre property
in 1791 by a few wealthy speculators, including George Hamilton, the founder of the city.! The
neighbourhood was named for James Durand, a prominent Hamiltonian. From the 1840s to the
mid-1870s the population of the Durand exploded from just a few buildings to being over fifty
percent developed. The neighbourhood was fully developed by the end of the 19th century, with
a diversity of dwellings being constructed of varied size and scale.?

By the mid-20™ century, change and development were increasing in the neighbourhood, and by
the 1970s many examples of earlier architecture had made way for high rise apartment style
buildings, particularly in the northern part of the neighbourhood. Strong tensions around
development in Durand were at play through the latter part of the 20" Century, with the Durand
Neighbourhood Association (est.1972) becoming a strong proponent for responsible
neighbourhood planning and preservation of neighbourhood character.
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Figure 1: Durand Neighbourhood Boundaries

=7
L

o/ Vi
S/ |NGLEWOOD// i
K\\ Q Q\_-;x—\\:////‘"-

Py s b alpT o
e

=g

N

)

/
URViEWY
— S
\J

\,//
/
/
/
HARBOURV}
s
‘/
= /
\\&

¢ “‘% Durand Neighbourhood Character Study — Final Report

e

civicplan

Planning | Engagement | Research



1.2 What is Neighbourhood Character?

Neighbourhood character, in the context of this study, refers to the look and feel of an area. It is
made up of a number of factors that contribute to how private dwellings connect with the public
street, or what makes up a streetscape. The Durand Neighbourhood Character study focuses on
how to maintain the look and feel of streetscapes. While there are various buildings of all shapes
and sizes in any neighbourhood, the focus of this project is on low to mid-rise residential housing,
which is six storeys or less in height.

1.3 Current Pace of Neighbourhood Change

While there are visible signs of development in the Durand neighbourhood, one tangible way to
measure the levels of development over time includes a review of Committee of Adjustment
(COA) applications. These provide insight into changes in residential neighbourhoods, as COAs
relate to smaller-scale building alterations. These applications, alongside rezoning applications
and development applications, are tools used by the municipality to request reports from private
developers on the uses and changes to properties, while also providing opportunities to inform
the public. A review of the number of COA applications over time can provide a sense of whether
the level of change in a neighbourhood is increasing or decreasing. Figure 2 summarizes the
number of COA applications in Durand over the last 15 years. Between 2001 and 2016, there was
an increase in COA applications, suggesting an uptick in neighbourhood development activity.
Note that this does not include development applications or rezoning applications, just COA
applications for variances and severances. To get a sense of the types of COA applications these
represent, Table 1 provides detail on selected applications.

Figure 2: Durand COA Applications 2001-2016°
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Table 1: Selected COA Application in Durand

Address

File Number/Type

Notes

44 Inglewood Dr

HM/A-15:1174

Minor Variance

To permit the construction of a new single
family dwelling following the demolition of the
existing single family dwelling, altering building
footprint

Minor Variance

Minor Variance

257 Park St S HM/B-16:86° To divide up the land and using it for a
townhouse development
Consent/Land
Severance
126Hess St S HM/A-15:303¢ To permit the construction of a third storey
addition to the existing single family dwelling
I ith altering the all ildi
imor Varance ? ong Wlt altering the allowed building
ootprint.
167 Bay StS HM/A-15:08" To permit the conversion of the existing two (2)

family dwelling to a multiple dwelling
containing four (4) dwelling units.
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1.4 Existing Municipal Policy Related to Neighbourhood Character

As a first step in investigating neighbourhood character, a review of relevant existing policy is
useful. There are existing rules and guidelines in place that City officials use to evaluate new home
construction or additions to an existing house in established neighbourhoods. These are set out
in the Official Plan, Secondary (neighbourhood) plans, and zoning by-laws. In terms of Durand,
the relevant documents are not all of the same age, which impacts their appropriateness and
effectiveness.

1.4.1 Official Plan

The Urban Hamilton Official Plan (UHOP) provides high level support for the maintenance of
neighbourhood character in Durand. The current UHOP was adopted by City Council in 2009 and
was approved by the Province of Ontario in 2011 and therefore provides the most up to date
policy context for the neighbourhood. The UHOP sets the goal of establishing, “compact and
healthy urban communities that provide opportunities to live, work, play, and learn.”

The UHOP identifies elements of Hamilton’s urban structure including neighbourhoods, open
space, employment areas, and major activity centres. This structure forms the basis for land use
designations. The following land use designations are applied to the Durand neighbourhood as
shown in Figure 3:

Neighbourhoods

Open Space

Mixed Use — Medium Density
Downtown Mixed Use

= =4 4 4

An Established Historical Neighbourhood

The UHOP provides relevant policies that pertain to Durand in the Established Historical
Neighbourhoods section under General Cultural Heritage Policies for Urban Areas. Specifically,
"Established historical neighbourhoods are neighbourhoods that were substantially built prior to
1950. These neighbourhoods exhibit unique character, provide examples of historical
development patterns, and contain concentrations of cultural heritage resources.” Further,
policies state that, "The City shall protect established historical neighbourhoods, as identified in
the cultural heritage landscape inventory, secondary plans and other City initiatives, by ensuring
that new construction and development are sympathetic and complementary to existing
cultural heritage attributes of the neighbourhood, including lotting and street patterns,
building setbacks and building mass, height, and materials.”
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Figure 3: Official Plan Land Use Designations for Durand'®
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1.4.2 Durand Neighbourhood Plan

The most current Neighbourhood, or Secondary Plan for Durand was developed in 1987'". The
Plan breaks down the neighbourhood into 5 character areas (Figure 4) as follows:

Area 1: Commercial and Institutional

The northeast quadrant of the neighbourhood was home to various important commercial and
institutional buildings that were significant parts of the downtown core, such as City Hall, the
YWCA, and Whitehern.

Area 2: High Density Residential Area

The area south and west of Area 1, stretching from Main St. to Robinson St., was described as a
zone of high-density residential development. The Plan notes that the original 1973-74
Neighbourhood Plan was motivated in part by resident concerns over the spread of this type of
development to existing low-density areas.

Area 3: Transition Area

The area between Robinson St. and Herkimer St. had a lower density than Area 2, but had a high
rate of conversions of single-family homes into multiple units. Maximum permitted building
height was often 12 storeys.

Area 4: Single Family Residential Area

Stretching from Herkimer St. to the Escarpment, this area was characterized by single-family
homes on large lots that generally increased in value as they approached the escarpment. This
Area was one of the most in-demand residential areas in the city and had remained relatively
stable over the years, with limited in-fill.

Area 5: James Street Commercial Area

This commercial strip stretching along James from Main St to Markland St. was also one of the
City’s main transportation arteries. It contained many amenities for local residents, including
grocery stores, personal services, and restaurants.
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. Figure 4: Durand Character Areas from 1987 Neighbourhood Plan'
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Although it is thirty years old, there are many goals and policies within the 1987 Neighbourhood
Plan that are relevant to the issue of neighbourhood character.” Specifically, goals exist around:

T
T
T

T

Maintaining the distinctive residential nature of the neighbourhood

Preserving areas of historical and/or architectural significance

Designing new development or redevelopment in a manner that takes compatible form
with the surrounding environment

Maintaining public participation in the implementation of the plan

Additionally, there are a number of objectives and policies that propose how to implement the
stated goals. Specific policies are offered that relate to residential densities, rules around
renovation and redevelopment, as well as urban design principles. Some relevant policies that
relate to built form and neighbourhood character include:

T

Encouraging preservation and adaptive reuse of buildings, especially if the building is
deemed of historical or architectural significance, contributes to the streetscape'

Prioritizing human scale and human interaction with local built form through
consideration of height and massing of buildings'

Ensuring all new development proposals are compatible with the existing character of the
neighbourhood'

Enhancing the form and appearance of buildings and their inter-relationships, as well as
the preservation and enhancement of heritage buildings and areas'’

Maintaining character in the vicinity of heritage buildings by ensuring new buildings will
be compatible in scale, height, proportions, material, and style'®

Some of these goals, objectives, and policies can also inform updated neighbourhood planning
and will be discussed in the recommendations section of this report.
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1.4.3 Existing Zoning

Zoning by-laws provide additional regulation for neighbourhoods. The majority of Durand falls
under City of Hamilton Zoning By-Law No. 6593, originally passed in 1950. The Northern most
portion of the neighbourhood (from Hunter Street to Main Street) falls under the newer
Downtown Zoning By-Law.

The City of Hamilton is updating city-wide Comprehensive Zoning By-law No. 05-200 in stages. In
July and October 2015, the City passed a series of zoning by-law amendments to add new zones
for the rural area. The next phase of Zoning By-law No. 05-200 is focused on Commercial and
Mixed Use Zones. Of particular relevance to Durand is an update to Residential Zones that will be
dealt with in a subsequent phase.

The current zoning from By-Law No. 6593 remains in effect for Durand and impacts the ability of
the neighbourhood to maintain neighbourhood character. Figure 5 shows the different zones
that cover Durand. Of particular relevance are zones that allow development of heights that
would significantly alter the character of neighbourhood streets. For example, some zone districts
(e.g. E, E-1) keep single family dwellings at 2.5 storeys or less. However, within these zones, multi-
family dwellings can have heights up to 12 storeys, in some circumstances. For E-3 districts,
development can range between 8-18 storeys."

Thus, zoning in its current form is not conducive to maintaining neighbourhood character in
contemporary Durand.
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Figure 5: Current Zoning in Durand®
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1.4.4 Heritage Conservation Districts (HCD)

Heritage Conservation Districts (HCD) are areas that are protected by a municipal by-law, passed
under Part V of the Ontario Heritage Act (OHA), by City Council. HCDs protect areas that are
considered to be historically or culturally significant and require special care and attention in the
planning process to ensure that they are conserved. As part of a HCD, a heritage permit is
required for any alterations or additions to external building fabric, whether old or new to ensure
it maintains the integrity of the district. Currently, there are two HCD in Durand: the MacNab-
Charles and the Durand-Markland Heritage Conservation District (Figure 6).

Figure 6: Durand Heritage Conservation Districts
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1.5 Durand Heritage Inventory

The City of Hamilton’s Durand Neighbourhood Built Heritage Inventory (hereafter referred to as
The Inventory), which was finalized in March 2016, provides a valuable overview of the
neighbourhood’s existing heritage stock.” In the Fall-Winter period of 2015 and 2016, City staff
worked with community members and ERA Architects to create The Inventory. The architects
provided analysis of each of the 988 buildings in the neighbourhood to determine their heritage
contribution.

The Inventory defined four classifications? of heritage value:

1 Significant Built Resource (SBR): the property is of considerable historic, aesthetic
and/or contextual value; it is likely well known to local, regional or national communities.

1 Character-Defining Resource (CDR): the property strongly reinforces its historic context,
clearly reflecting a characteristic pattern of development or activity, property type, or
attribute of the area.

1 Character-Supporting Resource (CSR): the property maintains or supports its historic
context, and can be related to a characteristic pattern of development or activity, property
type, or attribute of the area.

1 Inventory Property (IP): the property is not currently considered to contribute to its
historic context, but could acquire value in the future; or the property has been heavily
modified to the point where its heritage value may have been lost. Cultural heritage value
may be identified through further research or detailed field investigation.

According to the Inventory, Durand has a substantial stock of heritage character and character-
supporting buildings. These buildings reflect a number of time periods, among which are pre-
Confederation, Victorian, Edwardian, and post-War. Further, these buildings are spread
throughout the neighbourhood, with nearly every block containing SBR or CDR resources (Figure
7).

The Inventory found that: %
1 27 percent of properties in the study area either have landmark status or are important in
defining the present character of the neighbourhood;
1 101 were Significant Built Resources;
1 162 were Character-Defining Resources.

The Inventory recommended:?*

1 76 percent of the buildings in the neighbourhood be placed on Hamilton’s Register of
Property of Cultural Heritage Value or Interest.
1 60 additional buildings be designated as heritage buildings under Part IV of the OHA.
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Figure 7: Property Classifications in Durand Heritage Inventory”
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Durand is a neighbourhood with a long history and rich character assets. While some work has
been done already to better understand the contemporary neighbourhood, there are a number
of deficiencies in existing planning documents. Concerted efforts need to be made to address
these deficiencies by capitalizing on the opportunities identified in this policy review that can
address the issue of neighbourhood character. There is interest in the local community in seizing
these opportunities and taking innovative approaches to maintain character that move beyond

the traditional heritage preservation approach.
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2.0 The Ottawa Approach

The Durand Neighbourhood Character Project began with a focus on introducing a different
approach to managing character to the neighbourhood and looking towards innovative steps
moving forward. In Ottawa, an inventive approach is used to set rules for development to help
maintain neighbourhood character. Thus, the first phase of the Durand Neighbourhood Character
Project reviewed models of describing and preserving character in mature neighbourhoods,
specifically focussing on the Ottawa approach, as concrete inspiration.

2.1 Why Ottawa

The Ottawa example provides a number of characteristics of interest for the Durand
Neighbourhood Association, specifically, it is:

Flexible: Ottawa uses an approach where “Your street gives you your rules. This allows differences
across a neighbourhood to be taken into account and avoids a ‘one size fits all’ set of rules.

Targeted: Applied as an “overlay” to specific neighbourhoods. This allows a particular area or
neighbourhood to have an additional set of rules along with the regular zoning by-law that
applies to all residential areas city-wide.

Transparent: Uses tools that allow citizens to better understand the character rules for their street.
This allows engaged citizens to better participate in the development and maintenance of their
neighbourhood.

Enforceable: The Ottawa approach was defended at the Ontario Municipal Board which makes it
more likely to be legally acceptable elsewhere in the province. The key element of the ruling from
the OMB determined that municipalities do have the authority to regulate neighbourhood
character, under Section 34 of the Planning Act, R.5.0.1990 and that neighbourhood character
requires looking along a street, or ‘streetscape character'.?®

With the Ottawa approach, property owners retain complete architectural freedom to design a
new home or addition, as long as three key attributes that define the dominant character of a
streetscape are maintained or strengthened. These three attributes relate to: front yards, parking,
and the orientation of the main door.

To define these attributes, the City of Ottawa developed a user-friendly tool called a Streetscape
Character Analysis (SCA). This allows the community to assess what is considered the dominant
neighbourhood character on a streetscape, and the rules that new development needs to follow
to strengthen that character. A SCA is primarily undertaken by the developer, but it is user-friendly
enough that it can be conducted by the community (e.g. residents, home owners). After a
required SCA is completed, it is submitted to City officials for their approval. It is then used to
evaluate whether a proposed development project is consistent with the dominant character of
the street or not. To learn more about how a SCA works and in what circumstances it is used,
please see Appendix A.
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