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NOTICE OF PUBLIC HEARING 
Consent/Land Severance 

 
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  

 
 
APPLICATION 
NO.: 

B-26:007 
 

SUBJECT 
PROPERTY: 

486 Glover Road, Stoney Creek 

 
APPLICANTS: Owner: 2452593 ONTARIO INC (Mohamed About-Hussein) 
 Applicant: 2452593 ONTARIO INC (Mohamed About-Hussein) 
 Agent: Zelinka Priamo Ltd c/o Danieli Sikelero Elsenbruch 

 
PURPOSE & EFFECT:  To permit the severance of a parcel of land to create a new residential 
building lot. The severed lands will contain a proposed single-detached dwelling, and the retained lands 
will contain the existing single-detached dwelling and shed which are intended to remain.  
 

 Frontage 
 

Depth Area 

SEVERED LANDS: 
 

18.3 m± 31 m± 567 m2 ± 

RETAINED LANDS: 
 

18.3 m± 30 m± 548.1 m2 ± 

 
Associated Planning Act File(s): N/A 
 
This Notice must be posted by the owner of any land which contains seven or more residential 
units so that it is visible to all residents. 
 
This application will be heard by the Committee as shown below: 
 

 
 

DATE: Thursday, April 30, 2026 
TIME: 11:55 a.m. 
PLACE: Via video link or call in (see attached sheet for details) 
 City Hall Council Chambers (71 Main St. W., Hamilton) 
 To be streamed (viewing only) at 

www.hamilton.ca/committeeofadjustment 

mailto:cofa@hamilton.ca
http://www.hamilton.ca/committeeofadjustment
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For more information on this matter, including access to drawings illustrating this request and other 
information submitted:  
 

• Visit www.hamilton.ca/committeeofadjustment  
• Visit Committee of Adjustment staff at 5th floor City Hall, 71 Main St. W., Hamilton 

 
 
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, written comments must be 
received no later than noon April 28, 2026. 
 
Orally: If you would like to speak to this item at the hearing you may do so via video link, calling in, or 
attending in person. Please see attached page for complete instructions, registration to participate 
virtually must be received no later than noon April 29, 2026. 
 
FURTHER NOTIFICATION 
 
If you wish to be notified of future Public Hearings, if applicable, regarding this matter, you must submit a 
written request to cofa@hamilton.ca or by mailing the Committee of Adjustment, City of Hamilton, 71 
Main Street West, 5th Floor, Hamilton, Ontario, L8P 4Y5. 
 
If you wish to be provided the Notice of Decision of the proposed consent, you must make a written 
request to the Secretary-Treasurer of The City of Hamilton Committee of Adjustment by email at 
cofa@hamilton.ca or by mail through City Hall, 5th floor, 71 Main Street West, Hamilton, ON  L8P 
4Y5. 
 

mailto:cofa@hamilton.ca
mailto:building@hamilton.ca
https://www.ola.org/en/legislative-business/bills/parliament-43/session-1/bill-23
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If a person or public body that files an appeal of a decision of The City of Hamilton Committee of 
Adjustment in respect of the proposed consent does not make written submissions to The City of 
Hamilton Committee of Adjustment before it gives or refuses to give a provisional consent, the 
Ontario Land Tribunal may dismiss the appeal. 

DATED: April 13, 2026 
 
 

____________________________ 
Justin Leung, 

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. 
 

  
Subject Lands 
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PARTICIPATING PROCEDURES 
 

1. Written Submission Ahead of the Meeting 

Members of the public who wish to provide input without speaking at the Hearing may submit 
written comments in advance of the meeting. Comments must be received by 12:00 p.m. (noon) 
on the deadline date for written comment submissions listed on the Notice of Public Hearing. 

How to Submit Written Comments: 

By Email: 
Send to: cofa@hamilton.ca 

 

By Mail: 
Committee of Adjustment 
City of Hamilton 
71 Main Street West, 5th Floor 
Hamilton, Ontario 
L8P 4Y5 

The following information is required with your written submission: 

• Committee of Adjustment file number 
• Full name and address of the person providing comments. Anonymous comments will not be 

accepted. 

Comments can also be placed in the drop box which is located at the back of the 1st Floor of City 
Hall, 71 Main Street West. All written comments received by the deadline will be made available to 
the Committee and the public by the Tuesday prior to the Hearing. 

2. Oral Submissions During the Hearing 

Interested members of the public, agents, and owners may provide oral comments on Committee 
of Adjustment Hearing items either virtually via Webex (computer or phone) or by attending in 
person. 
 

Speaking Time Limit: 
All participants providing oral submissions, either in person or virtually are limited to a 
maximum of 5 minutes to speak. This is to ensure all parties have an equal opportunity to be 
heard and that the meeting runs efficiently. 
 

 

mailto:cofa@hamilton.ca
mailto:cofa@hamilton.ca


 

 

3. In-Person Oral Submissions 

To participate in person, attend Council Chambers on the date and time listed in the Notice of 
Public Hearing. You will be required to provide your name and address for the record. It is 
recommended you arrive at least 10 minutes prior to the scheduled start time. 
 

4. Virtual Oral Submissions 

To participate virtually, you must register by 12:00 p.m. (noon) on the virtual oral submissions 
registration deadline date. This is listed on the Notice of Public Hearing. To register, email 
cofa@hamilton.ca with the following information: 

• Committee of Adjustment file number 
• Hearing date 
• Full name and address of the person wishing to speak. Anonymous comments will not be 

accepted. 
• Method of participation (phone or video), and, if applicable, the phone number to be used 
• Each person must register separately 

Registered participants will receive a Webex link one business day before the Hearing. Only those 
registered will be called upon to speak. 

5. Presentations 

All presentations are permitted at the discretion of the Committee. 

Virtual Presentations: 
Presenters participating virtually may be granted permission to share their screen during the 
Hearing. A copy of the presentation must be submitted to cofa@hamilton.ca by 12:00 p.m. 
(noon) on the business day prior to the Hearing. The submission must be one document in 
PDF format only. 

In-Person Presentations: 
Presenters attending in person may be granted permission to use the presentation screen. 
Presentations must be brought on a USB device and opened by the owner/applicant. A copy of 
the presentation must also be sent to cofa@hamilton.ca by 12:00 p.m. (noon) on the 
business day prior to the Hearing. The submission must be one document in PDF format 
only. Handouts are permitted only if the same content can be displayed on the presentation 
screen. 

6. Additional Notes 

• Webex (video) participation requires a compatible computer or smartphone. The necessary 
application must be downloaded in advance. 

• It is the interested party’s responsibility to ensure their device is functional and compatible prior 
to the Hearing. 

 
 

For any questions, contact staff at cofa@hamilton.ca or call 905-546-2424 ext. 4221.

mailto:cofa@hamilton.ca
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March 6, 2026                   Sent via e-mail 

 

 

Committee of Adjustment  

City of Hamilton 

City Hall 5th Floor  

71 Main Street West  

Hamilton, ON 

L8P 4Y5 

 

RE:  Application for Consent to Sever (New Residential Lot) 

486 Glover Road 

Stoney Creek, ON 

Our File:  WLW/STO/22-01 

 

 

Zelinka Priamo Ltd., on behalf of 2452593 Ontario Inc., is pleased to resubmit the Consent to 

Sever Application for the lands known municipally as 486 Glover Road (hereinafter referred to as 

the “subject lands”).  

BACKGROUND INFORMATION 

A Consent Application for the subject lands was conditionally approved on February 13, 2024 

(File # SC/B-23:91). This approval was subject to satisfying a total of nine conditions by February 

16, 2026. Most of the consent conditions were satisfied; however, a few remain outstanding, 

including the approval of the engineering plan, the preparation and registration of an Agreement, 

and the processing of fees, which are typically cleared after all other conditions are satisfied. 

Since the original Consent application lapsed on February 16, 2026, a duplicate Consent 

application is resubmitted in order to proceed with finalizing the previously approved conditions 

for the subject lands.  

Enclosed are copies of the clearance letters for the original consent conditions, which include 

clearance from the Zoning Department (Annex A), Building Department (Annex B), and Cultural 

Heritage Department (Annex C). 
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THE SUBJECT LANDS AND SURROUNDING LAND USES 

The subject lands are a through-lot located on the west side of Glover Road, approximately 115m 

south of the intersection with Watercrest Drive (Figure 1). These lands have a lot area of 

approximately 1,117.9 m2, a lot frontage of approximately 18.3 m along Glover Road and 

Springbreeze Heights, and a lot depth of approximately 61.0 m. 

Figure 1 – Location of the Subject Lands (outlined in red) 

 

 

The westerly portion of the subject lands (i.e. lands to be retained) currently consists of a single-

storey, detached dwelling and a shed, which was originally a detached garage (see Figures 2 and 

3, next page), and the majority of the easterly portion (i.e. lands to be severed) is vacant and 

contains a small portable shed.  

Originally, the detached garage partially encroached on the proposed lands to be severed. 

Additionally, two accessory buildings were located on the proposed severed lands. However, the 

detached garage has been partially demolished so that it now entirely falls within the retained 

lands, and the accessory structures on the lands to be severed have already been removed. The 

relevant consent condition from the original Consent Application # SC/B-23:91 has been cleared 

by the Zoning Department (refer to the enclosed Annex A). 

A single-lane driveway along the southerly property line provides vehicular access to the subject 

lands from Glover Road, leading to the existing detached garage. 
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Figure 2 – Existing single-detached dwelling (looking east on Glover Road) 

 
 

Figure 3 – Topographical survey showing location of the existing structures (excerpt) 

 
 

Surrounding land uses consist of: 

• North: Single-detached dwellings abutting the subject lands. Further north are low-density 

residential uses; 

• South: Single-detached dwelling abutting the subject lands. Further south are low- and 

medium-density residential uses and an Open Space with a stormwater management 

pond; 

• East: East of Springbreeze Heights are low-density residential uses. Further east are low-

density residential uses; and, 

• West: West of Glover Road are low-density residential uses and southwest are low- and 

medium-density residential uses. Further west are low-density residential uses. 
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The subject lands are designated “Neighbourhoods” in the Urban Hamilton Official Plan, and 

designated “Low Density Residential 2b” in the Urban Lakeshore Area Secondary Plan. The 

subject lands are currently zoned “Low Density Residential (R1) Zone” in the Hamilton Zoning By-

law 05-200. 

THE PROPOSAL 

The subject lands are proposed to be severed to create one new lot to facilitate the construction 

of a single-detached dwelling on the severed lot. Though detailed conceptual and elevation plans 

have not yet been prepared for the proposed single-detached dwelling on the severed lands, it is 

anticipated to be consistent with the characteristics of the surrounding context. Vehicular and 

pedestrian access to the severed lot is proposed from Springbreeze Heights. 

No changes are proposed for the existing single-storey, single-detached dwelling on the retained 

parcel, which will maintain its vehicular and pedestrian accesses. 

The retained lands are proposed to have a lot frontage of approximately 18.3m, a lot depth of 

approximately 30.0m, and a lot area of approximately 548.1m2; and the severed lands are 

proposed to have a lot frontage of approximately 18.3m, a lot depth of approximately 31.0m, and 

a lot area of approximately 567m2 (Figure 3). 

 

Figure 3 – Deposited R-plan (excerpt) 

 

 
 

  

Retained 

Lands 

Severed 

Lands 
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PLANNING CONSIDERATIONS 

The subject lands are designated “Neighbourhoods” in the Urban Hamilton Official Plan, and 

designated “Low Density Residential 2b” in the Urban Lakeshore Area Secondary Plan. According 

to Section 1.14.3.1 of the Chapter F – Implementation of the Urban Hamilton Official Plan, consent 

to create a new lot is permitted within “Neighbourhoods” designation, provided that: 

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

and b) The lots comply with existing Neighbourhood Plans. 

The proposed severance would result in residential lots that comply with the policies of the 

“Neighbourhoods” designation in the Urban Hamilton Official Plan, and with the “Low Density 

Residential 2b” designation in the Urban Lakeshore Area Secondary Plan. The lands to be 

retained will maintain their current residential use, and the lands to be severed are future 

planned for residential use, which is a permitted use within the “Neighbourhoods” and “Low 

Density Residential 2b” designations. 

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

The subject lands are zoned “Low Density Residential (R1) Zone” and the proposed lots 

(retained and severed) fully conform to the zoning regulations of the Hamilton Zoning By-law 

05-200, providing the required minimum lot areas and lot frontages for both lots and adequate 

setback, height, parking spaces, and lot coverage for the existing single-detached dwelling on 

the lands to be retained. 

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 severance will result in lots that are consistent with the surrounding area in 

terms of pattern and lot size and frontage, having no significant undue conditions on adjacent 

properties or on the street character. The existing single-detached dwelling will remain in the 

lands to be retained, which fully conforms to the zoning regulations of the Hamilton Zoning 

By-law. 

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

have frontage on a public road.” 

The retained lands are fully serviced by municipal water and sanitary sewage systems and 

front on a public road. The severed lands are proposed to be connected to existing municipal 

services and will also front on a public road. 

As discussed above, the proposed severance meets the criteria for lot creation within the 

“Neighbourhoods” designation. Moreover, the proposal is consistent with the 2024 Provincial 

Planning Statement. The subject lands are within the settlement area, which is the focused area 

for growth and development (Section 2.3.1.1). The proposed severance to facilitate the 

construction of a single-detached dwelling is a soft infill on underutilized lands, which is aligned 
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with the direction for intensification within built-up areas (Section 2.3.1.4), while providing 

additional housing to meet projected needs of current and future residents (Section 2.2.1). 

CONCLUSION 

As demonstrated above, the proposed severance is consistent with the applicable policies of the 

Provincial Planning Statement and maintains the intent and purpose of the Urban Hamilton Official 

Plan, the Urban Lakeshore Area Secondary Plan, and the City of Hamilton Zoning By-law. 

Furthermore, the requested consent to sever will not create any significant undue conditions on 

the subject lands, or neighbouring uses, while providing a compatible residential lot fabric in the 

area.  

SUBMISSION MATERIALS 

As per the submission requirements for a Consent to Sever application, please find the following 

materials submitted digitally (PDF format) in support of the application: 

• Completed Consent application form and authorizations; 

• Cheque made payable to “The City of Hamilton” in the amount of $3,565.00 for the 

Consent Application Fee;  

• Deposited R-plan; and, 

• Consent Sketch (with site data table). 

 

We trust that the enclosed information is complete and satisfactory, and look forward to a timely 

approval process. Should you have any questions or require additional information, please feel 

free to contact our office. 

 

Yours very truly, 

 

ZELINKA PRIAMO LTD. 

 

 

 

Danieli Sikelero Elsenbruch 

Intermediate Planner 

 

 

cc.  The client (via email)  
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ANNEX A 

 

Zoning Department Clearance Letter 

 

  



PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 
Planning Division 

71 Main Street West, 5th Floor 
Hamilton, Ontario, L8P 4Y5 

Phone:  905-546-2424 x1719   Fax:  905-546-4202 
www.hamilton.ca 

 
 
 
 
 
 
February 10, 2025 FILE:   ZCR-26-019
 ATTENTION OF:           Kayla Medeiros 

TELEPHONE NO: (905) 546-2424 ext. 5867 
   
Zelinka Priamo Ltd. c/o Danieli Sikelero Elsenbruch 

 
 

 
Attention:  
 
Re: APPLICABLE LAW REVIEW – ZONING BYLAW (CLEARANCE OF ZONING CONDITIONS) 

Present Zoning: R1 (Low Density Residential), Hamilton Zoning By-law 05-200 
Address: 486 Glover Road, Stoney Creek 

 
An Applicable Law Review respecting zoning by-law compliance has been completed and the 
following comments are provided. 

COMMENTS: 
 
This application was made in order to facilitate the clearance of conditions (Condition #5 and #6) 
of lands severance application SC/B-23:91 which was approved by Committee of Adjustment on 
February 13, 2024. 
 

1. Demolition Permit No. 25-103080, to partially demolish a detached garage in the rear yard of 
a single family dwelling and altering the size from altering the size from 54.7m² to 14.29m² 
has been closed. Note that the other two structures were removed under this building permit. 
As such, Conditions #5 and #6 of Land Severance application SC/B-23:91 can be cleared. 

Yours truly 

 

 
         
for the Manager of Zoning and Committee of Adjustment 
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318 Wellington Road, London, ON, N6C 4P4  
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ANNEX B 

 

Building Department Clearance Letter 

 

  



PLANNING AND ECONOMIC DEVELOPMENT DEPARTMENT 
Building Division 

71 Main Street West – 3RD Floor 
Hamilton, Ontario, Canada, L8P 4Y5 

Phone: 905.546.2720 Fax: 905.546.2764 
www.hamilton.ca 

 
 
 
 
 
 

 

FILE NO:    26-500006-00 OBC 

COA #:        SC/B-23:91 

                                                                                                                ATTENTION OF: Danieli Sikelero                        

.                                                                                                                   TELEPHONE NO:  

 
Date Feb 12 2026 

 
Danieli Sikelero 

 
     

 
 

Dear Danieli, 
 

RE: 486 Glover Rd 

 
 

An Ontario Building Code Compliance Review request letter was received by our department on 
February 12th 2026. This application was submitted to determine if the spatial separation 
distances of the existing structure would be in compliance with the Ontario Building Code 
(Condition #9) with respect to the location of the proposed new property line. 
We are pleased to inform you that the location of the existing structure is deemed to be in 
compliance with the Ontario Building Code. Therefore, Condition #9 of your Committee of 
Adjustment Land Severance Application SC/B-23:91 has been satisfied. 
If you have any further questions, please feel free to contact our office. 
 
Yours very truly, 
Ryan Allison 
Plans Examiner

http://www.hamilton.ca/


Consent Application  March 6, 2026 
486 Glover Road  Zelinka Priamo Ltd. 

 

9 

318 Wellington Road, London, ON, N6C 4P4  

TEL (519) 474-7137 Email: zp@zpplan.com 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ANNEX C 

 

Cultural Heritage Department Clearance Letter 
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Danieli Sikelero - Zelinka Priamo Ltd.

From: Oldfield, Meg <Meg.Oldfield@hamilton.ca>
Sent: January 23, 2026 9:20 AM
To: Danieli Sikelero - Zelinka Priamo Ltd.; Kobelak, Anna
Cc: Cultural Heritage Planning; Committee of adjustment
Subject: RE: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney 

Creek

Great thanks Danieli, very much appreciated.  
 
@Kobelak, Anna Condition number 4 is cleared.  
 
Best, 
 
Meg Oldfield  
Cultural Heritage Planner 
Planning and Economic Development  
City of Hamilton  
(905) 546-2424 Ext. 7163 

 
From: Danieli Sikelero - Zelinka Priamo Ltd.   
Sent: Friday, January 23, 2026 9:18 AM 
To: Oldfield, Meg <Meg.Oldfield@hamilton.ca> 
Cc: Kobelak, Anna <Anna.Kobelak@hamilton.ca>; Cultural Heritage Planning <CulturalHeritagePlanning@hamilton.ca>; 
Committee of adjustment <cofa@hamilton.ca> 
Subject: RE: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 
 
Good morning Meg, 
 
Please find attached a copy of the report. 
 
Feel free to contact me if you have any questions or require additional information. 
 
Thanks, 
 
Danieli Sikelero Elsenbruch (she/her) 

Intermediate Planner 
Zelinka Priamo Ltd. 

 
 

 
 

 

 

From: Oldfield, Meg <Meg.Oldfield@hamilton.ca>  
Sent: January 23, 2026 9:11 AM 
To: Danieli Sikelero - Zelinka Priamo Ltd.  
Cc: Kobelak, Anna <Anna.Kobelak@hamilton.ca>; Cultural Heritage Planning <CulturalHeritagePlanning@hamilton.ca>; 
Committee of adjustment <cofa@hamilton.ca> 
Subject: RE: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 
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Good morning, 
 
Staff require a copy of the completed Stage 1-2 archaeological assessment in order to clear the 
condition.  
 
Thank you, 
 
Meg Oldfield  
Cultural Heritage Planner 
Planning and Economic Development  
City of Hamilton  
(905) 546-2424 Ext. 7163 

 

From: Kobelak, Anna <Anna.Kobelak@hamilton.ca> 
Sent: Thursday, January 22, 2026 2:54 PM 
To: Cultural Heritage Planning <CulturalHeritagePlanning@hamilton.ca> 
Cc: ; Committee of adjustment <cofa@hamilton.ca> 
Subject: FW: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 
  

Good afternoon, 

  

Please assist Danieli with clearing condition #4 for the referenced file. 

  

Thank you in advance. 

  

Best Regards, 

  

Anna Kobelak 

Assistant Secretary, Committee of Adjustment 

Planning and Economic Development 

City of Hamilton 

(905) 546-2424 ext. 5498 
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From: Nikolic, Tara <Tara.Nikolic@hamilton.ca> 
Sent: Thursday, January 22, 2026 1:59 PM 
To: Committee of adjustment <cofa@hamilton.ca> 
Subject: Re: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 

  

Hi Anna, 

  

Cultural Heritage would be clearing this condition. 

  

Thanks, 

Tara Nikolic 

Planning Technician I - Development Planning, East Team 

Planning and Economic Development 

Planning Division, City of Hamilton 

(905)546-2424 ext.8153 

 

From: Committee of adjustment <cofa@hamilton.ca> 
Sent: Thursday, January 22, 2026 1:44 PM 
To: Nikolic, Tara <Tara.Nikolic@hamilton.ca> 
Cc: Vrooman, Tim <Tim.Vrooman@hamilton.ca> 
Subject: FW: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 

  

Hello Tara, 
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Wanted to confirm whether development planning would be clearing condition 4 for the 
referenced file. 

If so, the applicant has submitted information in reference to the condition. 

  

Best Regards, 

  

Anna Kobelak 

Assistant Secretary, Committee of Adjustment 

Planning and Economic Development 

City of Hamilton 

(905) 546-2424 ext. 5498 

 

  

From: Danieli Sikelero - Zelinka Priamo Ltd.  
Sent: Wednesday, January 21, 2026 3:14 PM 
To: Committee of adjustment <cofa@hamilton.ca> 
Subject: RE: Impending Lapse of Consent Application - SC/B-23:91 - 486 Glover Road, Stoney Creek 

  

Hi Anna, 

  

Please find attached the Ministry letter and correspondence from the Building Department. 

  

Thanks, 

  

Danieli Sikelero Elsenbruch (she/her) 

Intermediate Planner 
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Zelinka Priamo Ltd. 
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