
 

COMMITTEE OF ADJUSTMENT 

City Hall, 5th floor, 71 Main Street West, Hamilton, ON  L8P 4Y5 

Telephone (905) 546-2424, ext. 4221, 3935          Fax (905) 546-4202 

E-mail: cofa@hamilton.ca  

 
 
 

AMENDED NOTICE OF PUBLIC HEARING 
 

Application for Consent/Land Severance 
 

APPLICATION NUMBER:  HM/B-20:83 
 
SUBJECT PROPERTY:  61 Eleanor Avenue, Hamilton 

 

 
You are receiving this notice because you are either:  
 

 Assessed owner of a property located within 60 metres of the subject property  
 Applicant/agent on file, or 
 Person likely to be interested in this application  

 

 

 
APPLICANT(S): 
 

5025299 Ontario Inc. applying on behalf of Owner 
Quoc Ma, under agreement of purchase and sale  
Agent: A.J. Clarke and Associates LTD.  
  

PURPOSE OF APPLICATION: To create a new lot and to retain lands for residential 
purposes. To facilitate the creation of 5 single 
detached dwellings. 
 
To be heard on conjunction with AN/B-20:84 and 
AN/B-20:85.      
 
Severed lands (Parts 2-6):  
62.86m± x 30.61m± and an area of 1,924m2 ± 
 
Retained lands (Part 1):  
5.11m± x 119.97m± and an area of 0.62 ha ± 
 

The Committee of Adjustment will hear this application on: 
 

 
 DATE: Thursday, January 21st, 2021 
 TIME:  2:45 p.m. 

PLACE: Via video link or call in (see attached sheet for  
details)  
To be streamed at www.hamilton.ca/committeeofadjustment 

          for viewing purposes only  
 
 
PUBLIC INPUT 
 
Written: If you would like to submit written comments to the Committee of Adjustment you 
may do so via email or hardcopy. Please see attached page for complete instructions, 
including deadlines for submitting to be seen by the Committee. 
 
Orally: If you would like to speak to this item at the hearing you may do so via video link or 
by calling in. Please see attached page for complete instructions, including deadlines for 
registering to participate.  
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MORE INFORMATION 
 
For more information on this matter, including access to drawings illustrating this request:  
 

 Visit www.hamilton.ca/committeeofadjustment 
 Call 905-546-CITY (2489) or 905-546-2424 extension 4221, 4130, or 3935  
 Email Committee of Adjustment staff at cofa@hamilton.ca 

 
 
 
DATED: January 5th, 2021 
 
      ______________________________ 
      Jamila Sheffield, 
      Secretary-Treasurer 
      Committee of Adjustment 
  
 
Information respecting this application is being collected under the authority of the 
Planning Act, R.S.O., 1990, c. P. 13. All comments and opinions submitted to the 
City of Hamilton on this matter, including the name, address, and contact 
information of persons submitting comments and/or opinions, will become part of 
the public record and will be made available to the Applicant and the general public. 
 
 





COMMITTEE OF ADJUSTMENT 

City Hall, 5th floor, 71 Main Street West, Hamilton, ON  L8P 4Y5 

Telephone (905) 546-2424, ext. 4221, 3935          Fax (905) 546-4202 

E-mail: cofa@hamilton.ca

AMENDED NOTICE OF PUBLIC HEARING 

Application for Consent/Land Severance 

APPLICATION NUMBER:  HM/B-20:84      

SUBJECT PROPERTY: 61 Eleanor Avenue, Hamilton 

You are receiving this notice because you are either:  

 Assessed owner of a property located within 60 metres of the subject property
 Applicant/agent on file, or
 Person likely to be interested in this application

APPLICANT(S): 5025299 Ontario Inc. applying on behalf of Owner 
Quoc Ma, under agreement of purchase and sale  
Agent: A.J. Clarke and Associates LTD. 

PURPOSE OF APPLICATION: To create a new lot and to retain lands for residential 
purposes. To facilitate the creation of 5 single 
detached dwellings. 

To be heard on conjunction with AN/B-20:83 and 
AN/B-20:85. 

Severed lands (Part 3):  
12.00m± x 30.61m± and an area of 367m2 ± 

Retained lands (Parts 2, 4, 5, 6):  
50.86m± x 30.61m± and an area of 1,556m2 ±  

The Committee of Adjustment will hear this application on: 

DATE: Thursday, January 21st, 2021 
 TIME:  2:45 p.m. 

PLACE: Via video link or call in (see attached sheet for 
details)  
To be streamed at www.hamilton.ca/committeeofadjustment 

          for viewing purposes only 

PUBLIC INPUT 

Written: If you would like to submit written comments to the Committee of Adjustment you 
may do so via email or hardcopy. Please see attached page for complete instructions, 
including deadlines for submitting to be seen by the Committee. 

Orally: If you would like to speak to this item at the hearing you may do so via video link or 
by calling in. Please see attached page for complete instructions, including deadlines for 
registering to participate.  
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MORE INFORMATION 
 
For more information on this matter, including access to drawings illustrating this request:  
 

 Visit www.hamilton.ca/committeeofadjustment 
 Call 905-546-CITY (2489) or 905-546-2424 extension 4221, 4130, or 3935  
 Email Committee of Adjustment staff at cofa@hamilton.ca 

 
 
 
DATED: January 5th, 2021 
 
      ______________________________ 
      Jamila Sheffield, 
      Secretary-Treasurer 
      Committee of Adjustment 
  
 
Information respecting this application is being collected under the authority of the 
Planning Act, R.S.O., 1990, c. P. 13. All comments and opinions submitted to the 
City of Hamilton on this matter, including the name, address, and contact 
information of persons submitting comments and/or opinions, will become part of 
the public record and will be made available to the Applicant and the general public. 
 
 





 

COMMITTEE OF ADJUSTMENT 

City Hall, 5th floor, 71 Main Street West, Hamilton, ON  L8P 4Y5 

Telephone (905) 546-2424, ext. 4221, 3935          Fax (905) 546-4202 

E-mail: cofa@hamilton.ca  

 
 
 

NOTICE OF PUBLIC HEARING 
 

Application for Consent/Land Severance 
 

APPLICATION NUMBER:  HM/B-20:85 
 
SUBJECT PROPERTY:  61 Eleanor Avenue, Hamilton 

 

 
You are receiving this notice because you are either:  
 

 Assessed owner of a property located within 60 metres of the subject property  
 Applicant/agent on file, or 
 Person likely to be interested in this application  

 

 

 
APPLICANT(S): 
 

5025299 Ontario Inc. applying on behalf of Owner 
Quoc Ma, under agreement of purchase and sale  
Agent: A.J. Clarke and Associates LTD. 
  

PURPOSE OF APPLICATION: To create a new lot and to retain lands for residential 
purposes. To facilitate the creation of 5 single 
detached dwellings. 
 
To be heard on conjunction with AN/B-20:83 and 
AN/B-20:84. 
 
Severed lands (Part 5):  
12.00m± x 30.61m± and an area of 368m2 ±  
 
Retained lands (4 and 6):  
24.00m± x 30.61m± and an area of 735m2 ± 
 

The Committee of Adjustment will hear this application on: 
 

 
 DATE: Thursday, January 21st, 2021 
 TIME:  2:45 p.m. 

PLACE: Via video link or call in (see attached sheet for  
details)  
To be streamed at www.hamilton.ca/committeeofadjustment 

          for viewing purposes only  
 
 
PUBLIC INPUT 
 
Written: If you would like to submit written comments to the Committee of Adjustment you 
may do so via email or hardcopy. Please see attached page for complete instructions, 
including deadlines for submitting to be seen by the Committee. 
 
Orally: If you would like to speak to this item at the hearing you may do so via video link or 
by calling in. Please see attached page for complete instructions, including deadlines for 
registering to participate.  
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MORE INFORMATION 
 
For more information on this matter, including access to drawings illustrating this request:  
 

 Visit www.hamilton.ca/committeeofadjustment 
 Call 905-546-CITY (2489) or 905-546-2424 extension 4221, 4130, or 3935  
 Email Committee of Adjustment staff at cofa@hamilton.ca 

 
 
DATED:  January 5th, 2021 
 
      ______________________________ 
      Jamila Sheffield, 
      Secretary-Treasurer 
      Committee of Adjustment 
  
 
Information respecting this application is being collected under the authority of the 
Planning Act, R.S.O., 1990, c. P. 13. All comments and opinions submitted to the 
City of Hamilton on this matter, including the name, address, and contact 
information of persons submitting comments and/or opinions, will become part of 
the public record and will be made available to the Applicant and the general public. 
 
 





 

A. J. Clarke and Associates Ltd. 

SURVEYORS   •   PLANNERS   •   ENGINEERS 
 
 

  

 

      
25 Main Street West, Suite 300, Hamilton, Ontario, L8P 1H1 

Tel:  905 528-8761   Fax:  905 528-2289 

Toronto Line:  905 845-0606 

e-mail:  ajc@ajclarke.com 

 January 4th, 2021 
  
The City of Hamilton 
Committee of Adjustment 
Planning and Economic Development Department 
71 Main Street West, 5th Floor 
Hamilton, Ontario 
L8P 4Y5        
 
Attn: Ms. Jamila Sheffield - Secretary-Treasurer (via email) 

Re: Severance Application Submissions for 61 Eleanor Avenue, Hamilton 
 
Dear Madam, 
 
Further to our submission of the above-noted applications on November 10, 2020 and our 
recent correspondence before the holiday break, please accept the attached revised sketch that 
illustrates a slight change in the lands being severed and retained within each of the three (3) 
applications.  The changes are identified in the charts below: 
 

Previous Applications Severed Lands Retained Lands 

Application #1 Parts 2-6 on sketch R-4411.  
Frontage = +/-60m. 
Area = +/-1,836.6sq.m. 

Part 1 on sketch R-4411.   
Frontage = +/-7.97m. 
Area = +/-0.63ha. 

Application #2 Part 3 on sketch R-4411.  
Frontage = +/-12m. 
Area = +/-367.3sq.m. 

Parts 2 & 4-6 on sketch R-4411.  
Frontage = +/-48m. 
Area = +/-1,469.28sq.m. 

Application #3 Part 5 on sketch R-4411.  
Frontage = +/-12m. 
Area = +/-367.3sq.m. 

Parts 4 & 6 on sketch R-4411.  
Frontage = +/-24m. 
Area = +/-734.4sq.m. 

 
 

Current Applications Severed Lands Retained Lands 

Application #1 Parts 2-6 on sketch R-4411B.  
Frontage = +/-62.86m. 
Area = +/-1,924.2sq.m. 

Part 1 on sketch R-4411B.   
Frontage = +/-5.11m. 
Area = +/-0.62ha. 

Application #2 Part 3 on sketch R-4411B.  
Frontage = +/-12m. 
Area = +/-367.3sq.m. 

Parts 2 & 4-6 on sketch R-4411B.  
Frontage = +/-50.86m. 
Area = +/-1,556.83sq.m. 

Application #3 Part 5 on sketch R-4411B.  
Frontage = +/-12m. 
Area = +/-367.3sq.m. 

Parts 4 & 6 on sketch R-4411B.  
Frontage = +/-24m. 
Area = +/-734.4sq.m. 

 
 

Trusting this is satisfactory and will enable our current hearing date of January 21, 2021 to be 
maintained.  Should you have any questions or require additional information, please do not 
hesitate to contact the undersigned. 

mailto:ajc@ajclarke.com


 
 
Attn: Ms. Jamila Sheffield - Secretary-Treasurer January 4, 2021 
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Yours very truly,  

 
Stephen Fraser, RPP, MCIP 
Planner 
A. J. Clarke and Associates Ltd. 
 
Encl. 
 
Copy: 5025299 Ontario Inc. (c/o Mr. Ali Alaichi) 



 

A. J. Clarke and Associates Ltd. 

SURVEYORS   •   PLANNERS   •   ENGINEERS 
 
 

  

 

      
25 Main Street West, Suite 300, Hamilton, Ontario, L8P 1H1 

Tel:  905 528-8761   Fax:  905 528-2289 

Toronto Line:  905 845-0606 

e-mail:  ajc@ajclarke.com 

 November 10th, 2020 
  
The City of Hamilton 
Committee of Adjustment 
Planning and Economic Development Department 
71 Main Street West, 5th Floor 
Hamilton, Ontario 
L8P 4Y5        
 
Attn: Ms. Jamila Sheffield - Secretary-Treasurer (via email) 

Re: Severance Application Submissions for 61 Eleanor Avenue, Hamilton 
 
Dear Madam, 
 
Please accept the attached materials in support of three (3) applications for municipal consent 
(severance) on the subject lands. The subject submissions propose the creation of 5 lots that 
front onto 61 Eleanor Avenue, with the existing dwelling and accessory structures to be 
demolished.  

 
The subject lands are rectangular in shape, with approximately ±68 metres of frontage along 
Eleanor Avenue and with an approximate depth of ±120 metres. The lands are zoned as “C” 
Urban Protected Residential Etc. at the front of the subject lands where the proposed lots are 
located and the balance of the property is zoned Agricultural “AA” under the City of Hamilton 
Zoning By-law 6593. This “C” zoning district permits single detached dwellings, along with a 
select few other residential, institutional, and other uses. 
 
The lot frontage and area requirements of the “C” district are 12 metres and 360 square metres 
respectively and each of the lots being created comply with those regulations. A minor variance 
application will be required for the lands shown as Part 1 on the attached sketch to permit a 
reduced lot frontage.  It is important to note that Part 1 will be subject of a future zoning bylaw 
amendment and draft plan of subdivision application to permit additional single detached 
dwellings along with the connection of Mentino Crescent.  The remnant frontage in Part 1 will be 
a block in the subdivision to be developed in conjunction with the abutting block to the south 
within Plan 62M-1230.   
 
The resultant lots will accommodate an appropriately sized building envelope, while also 
accommodating for adequate landscaped area to provide amenity space for residents. The 
proposed lots are also in keeping with the character of the neighbourhood, in particular the 
newer developments within the area, while also representing a form of “gentle” intensification 
that is compatible with adjacent development.  

 
Policy Consistency and Conformity 
 
Further to question 5.1 of the attached application form, the following is submitted: 
 
“Please provide an explanation of how the application conforms with a City of Hamilton Official 
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Attn: Ms. Jamila Sheffield - Secretary-Treasurer November 10, 2020 
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Plan” 
 
The proposed development is located within the “Neighbourhoods” designation within the City’s 
Urban Hamilton Official Plan (UHOP). Section E.3.0 provides policies for lands designated 
"Neighbourhoods" on Schedule E-1 (Urban Land Use Designations). The designation is broadly 
supportive of the development of complete communities that are made up of more than just 
homes but include a variety of land uses. The proposed development conforms to the applicable 
policies of the “Neighbourhoods” designation, as it is a permitted use and conforms to the 
“Neighbourhoods” policies related to function, scale and design.   
 
In addition to the designation specific policies of the UHOP, the proposed severance 
applications are also evaluated against the lot creation policies of Section 1.14.3; and against 
the residential intensification policies of Section B.2.4 of the UHOP. Each of these sections is 
discussed in detail below: 
 
Residential Intensification 
 
The City’s residential intensification policies state that 40% of the City’s intensification target is 
to be accommodated within the “Neighbourhoods” designation (Pol. 2.4.1.3 c)). With respect to 
the evaluation criteria outlined in Policy B.2.4.1.4, the proposed development is of compatible 
built form and character to surrounding development, which consists of similar land uses, and 
integrates well with surrounding development in terms of use, scale, form and character. The 
proposed development represents a form of “gentle” intensification and appropriately intensifies 
an existing single detached lot that is on full municipal services, underutilized and within the 
urban boundary. Accordingly, the proposed development generally satisfies the criteria outlined 
in Policy B.2.4.1.4.  
 
Section B.2.4.2 of the UHOP deals specifically with residential intensification within the 
“Neighbourhoods” designation. Policy 2.4.2.2 of the UHOP outlines further evaluation criteria for 
residential intensification with the “Neighbourhoods” designation. The proposed development is 
compatible with adjacent land uses including matters such as shadowing, overlook, noise, 
lighting, traffic, and other nuisance effect. The proposed single detached dwellings are also 
similar in terms of height and massing to the surrounding neighbourhood. The general size and 
area of the proposed lots is consistent with surrounding lotting patterns, and the proposed 
dwellings will create a consistent streetscape for this area, which is in transition. Further, the 
size of the lots and proposed building setbacks provides ample room for private amenity areas, 
and landscaping, including in the front yard. Accordingly, the proposed development satisfies 
the criteria outlined in Policy 2.4.2.2. 

 
Lot Creation Policies 
 
Policy 1.14.3.1 outlines the evaluation criteria for new lots for residential uses in the 
“Neighbourhoods” designation. It states that they shall be permitted provided the following 
conditions are met: 
 

a) The lots comply with the policies of this Plan, including secondary plans, where one 
exists;  
 

The proposed lots comply with the applicable policies of the Urban Hamilton Official Plan, as 
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indicated above. The subject lands are not within a Secondary Plan area, per Volume 2 of the 
UHOP. 
 

b) The lots comply with existing Neighbourhood Plans;  
 
The subject lands are designated “single & double” within the Eleanor Neighbourhood Plan. The 
proposed lots will each contain a single family detached dwelling. Accordingly, the proposed lots 
comply with the existing Neighbourhood Plan. 
 

c) The lots are in conformity with the Zoning By-law or a minor variance is approved;  
 

The lots being created (Parts 2-6) are in conformity with the Zoning By-law. As mentioned 
above, a Minor Variance Application will be submitted to bring Part 1 into conformity with 
respect to lot frontage. Part 1 will be subject of a future draft plan of subdivision application and 
will be developed in conjunction with portions of the lands to the south 
 

d) The lots reflect the general scale and character of the established development pattern 
in the surrounding area by taking into consideration lot frontages and areas, building 
height, coverage, mass, setbacks, privacy and overview;  

 
The proposed development would consist of an example of appropriate and compatible 
intensification that is in keeping with the newly established development in the immediate 
neighbourhood. The proposed lots will conform to the applicable policies of the Zoning By-law 
(“C” District) with respect to building height, coverage, and massing, and will therefore be 
consistent with nearby development.  

 
e) The lots are fully serviced by municipal water and wastewater systems; and,  

 
The lots can be serviced from the existing sewers and watermain available on Eleanor Avenue. 
The feasibility of servicing these lots with existing services will be confirmed through the detailed 
engineering design completed through the Consent Agreement as required through conditions 
of the Consent approval. 
 

f) The lots have frontage on a public road 
 
 The proposed lots have frontage on Eleanor Avenue. 

 
Provincial Policy 
 
Further to questions 7.1 a), b) & c) of the attached application form, the following is submitted: 

 
“Is this application consistent with the Policy Statements issued under subsection “2” of the 
Planning Act?” 
 
The proposed development has sufficient regard for the matters of provincial interest outlined in 
subsection 2 of the Planning Act. 
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“Is this application consistent with the Provincial Policy Statement (PPS)?” 

 
This property is appropriate for development as it is within a settlement area as defined in the 
PPS, and settlement areas shall be the focus of growth. The subject lands are also within the 
built-up area and the proposed consent application will facilitate compatible residential 
intensification through infill development on full municipal water and wastewater services, and 
with frontage on a municipal road.  Furthermore, the application is consistent with the PPS with 
respect to Section 3.1 - Natural Hazards, which directs development outside of the hazardous 
lands adjacent to the shorelines of the Great Lakes. As such, this application is consistent with 
the PPS (2020).  
 
“Does this application conform to the Growth Plan for the Greater Golden Horseshoe?” 
 
The Growth Plan (2019) stresses the importance of optimizing the existing supply of land 
already within the built-up area for urban development (intensification) within the Greater 
Golden Horseshoe to avoid over-designating new land for future urban development. The 
proposal is consistent with the Growth Plan as it will encourage residential intensification 
through infill development and will optimize the use of existing infrastructure to support growth in 
a compact, compatible, and efficient form. The proposed consent applications are considered 
“gentle” intensification as it provides additional, compatible dwelling units within the urban 
boundary, while mitigating any potential adverse impacts on the surrounding neighbourhood. As 
such, the proposed development conforms to the Growth Plan. 

 
As required for the above-noted application, please find attached the following: 

 
1. A cheque in the amount of $ $8,535.00 made payable to the City of Hamilton in payment of 

the Application Fees. 
2. A copy of the completed and signed Application Forms for each application and an 

authorization letter from the current owner. 
3. One (1) full size copy of the Severance Sketch. 
4. Two (2) copies of the Severance Sketch reduced to 11x17. 
 
Yours very truly,  

 
Stephen Fraser, RPP, MCIP 
Planner 
A. J. Clarke and Associates Ltd. 
 
Encl. 
 
Copy: 5025299 Ontario Inc. (c/o Mr. Ali Alaichi) 
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