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Date June 5, 2024 Report No. 2024-354 

To Chair and Members 

 City of Brantford Committee of Adjustment  

From Lindsay King 

Development Planner

1.0 Type of Report 

Committee of Adjustment Decision Regarding 

Application for Consent  

 

2.0 Topic 

APPLICATION NO.:   B21-2024   

APPLICANT/AGENT:  Veronica Sloan 

OWNER:     Don & Veronica Sloan (1 Blake Ave.) 

 Ian & Marja Benjamins (90 St. Paul Ave.) 

LOCATION:    1 Blake Avenue and 90 St. Paul Avenue  

3.0 Recommendation 

A. THAT Consent application B21-2024 requesting to sever a parcel of land 

having a lot area of approximately 3,274 m² from 1 Blake Avenue to be 

added to 90 St. Paul Avenue BE APPROVED subject to Appendix A - 

Conditions of Consent, attached to Report 2024-354; 

B. THAT the reasons for approval of B21-2024 are as follows: the proposed 

consent has regard for the matters under Section 51(24) of the Planning Act, 
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is suitable for the lands, in the public interest, and would not result in 

adverse impacts on surrounding properties; and, 

C. THAT pursuant to Section 53(17)-(18.2) of the Planning Act, R.S.O 1990, c. 

P. 13, the following statement SHALL BE INCLUDED in the Notice of 

Decision: 

“Regard has been had for all written and oral submissions received from the 

public before the decision was made in relation to this planning matter, as 

discussed in Section 6.2 of report 2024-354.”  

4.0 Purpose and Description of Application 

The applicant is seeking approval for a lot boundary adjustment to transfer 

approximately 3,274 m² of land from 1 Blake Avenue to 90 St. Paul Avenue. 

This adjustment would effectively shift the rear yard from the former to the latter, 

as illustrated in the Severance Plan in Figure 1.  

Figure 1 - Severance Plan 
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The purpose of this application is to facilitate future residential development on 

the enlarged parcel at 90 St. Paul Avenue. This boundary adjustment would not 

create any zoning deficiencies. The existing and proposed lot dimensions are 

listed in Table 1.  

Table 1 - Lot Dimensions 

 1 Blake Ave 
Existing 

1 Blake Ave 
Proposed 

90 St. Paul 
Ave. Existing 

90 St. Paul Ave 
Proposed 

R4A-13 
Requirement 

Lot Width ~31 m Unchanged ~36 m Unchanged  30 m 

Lot Depth ~110 m ~45 m ~37 m ~87 m NA 

Lot Area ~4,744 m² ~1,470 m² ~1,370 m² ~4,644 m² 400 m²/unit 

 

5.0 Site Features 

The subject lands are designated “Residential” in the Official Plan and are zoned 

“Residential Medium Density Type B – Exception 13 (R4B-13) in Zoning By-law 

160-90 as shown in Appendix B and Appendix C, respectively. The 

surrounding area is predominantly residential, characterized by a mix of single 

detached dwellings and several apartment buildings along St. Paul Avenue 

including an existing legal non-conforming apartment building at 90 St. Paul 

Avenue, partially shown in Figure 2.  

Figure 2 - Existing apartment building at 90 St. Paul Avenue  
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The portion of land to be transferred does not contain any buildings, and 

consists of a grassed area, shrubs, and trees. This parcel also has 

approximately 6 m of frontage along Slater Street, as shown in Figure 3. 1 

Blake Avenue has a single detached dwelling and a rear yard accessory 

building, which are proposed to remain on the retained lands.  

Figure 3 - West-facing view of the lands to be conveyed from 90 St. Paul Avenue 

 

6.0 Input from Other Sources 

6.1 Technical Comments 

Staff circulated this application to all applicable departments and agencies on 

April 19, 2024. Several departments and agencies requested conditions as 

shown in Appendix A – Conditions of Consent. The notable comments are 

summarized below. 

Development Engineering - Transportation Staff conducted a site visit to 

assess the upward slope for vehicles turning left (north) while exiting the 90 St. 

Paul Avenue site (shown in Figure 4). They determined that because the existing 

driveway has less than 70 m of unobstructed view, this may be a problematic 



Report No. 2024-354  Page 5 
June 5, 2024 

 

access for future development. They also note that an existing retaining wall 

makes visibility difficult and that it would be challenging to alter. Transportation 

Staff discussed these limitations with the property owners of 90 St. Paul Avenue. 

Planning Staff note that an alternative access point will exists where the land to 

be transferred to 90 St. Paul Avenue fronts onto Slater Street (6 m of frontage 

which is an adequate width for a driveway). With the property owner aware of this 

issue, and with a secondary access possible, Planning Staff are satisfied that the 

purpose of the boundary adjustment remains valid, and that access can be 

properly addressed with a future site plan control application, should this 

boundary adjustment be approved.  

Building Department Staff requested Spatial Separation Calculations as per 

9.10.14.4 of the Ontario Building Code, which are to be completed by a qualified 

designer for the existing detached garage in the rear yard of 1 Blake Avenue. 

Spatial Separation Calculations have been made a condition of approval and 

communicated to the property owner.  

Figure 4 - Existing street view of benefiting lands 

 

6.2 Public Comment  

This application was circulated for public comment on May 16, 2024, to property 

owners within 60 m of the subject lands. At the time of writing this report, Staff 

have received two phone calls from nearby property owners who expressed 

concerns regarding future development of this site; specifically the loss of 
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pervious surface for drainage and increased traffic. One of these callers also 

provided a written comment, attached as Appendix D. Although these concerns 

are valid, it is important to recognize that future Planning Act approvals including 

an approved Zoning By-law Amendment and a Site Plan Application (if over ten 

units) would also be required to facilitate any future development plans, and that 

these concerns would be most appropriately considered then.   

7.0 Planning Staff Comments and Conclusion  

7.1 Planning Analysis 

Table 2 - Criteria for Considering a Consent Application 

Criteria for 

Considering a 

Consent 

Application 

Discussion 

1. That the plan 
conforms to the Official 
Plan 

The proposed consent application proposes a lot boundary adjustment 
between two residential properties that are designated “Residential” in the 
Official Plan. The Official Plan notes that the intent of the Residential 
designation is as follows: 
 
Section 5.2.1 (a) Lands within the Residential Designation may include a full 
range of residential dwelling types, as well as supporting land uses intended to 
serve local residents. It is recognized that areas within the Residential 
designation will continue to evolve, with compatible development playing a 
modest role in achieving the City’s overall target for residential intensification 
in the Built-up Area.  
 
Section 3.1 of the Official Plan contains policies, which promote housing 
opportunities consisting of a mix and range of market-based housing types, 
tenures and affordability characteristics to meet the needs of a growing and 
diverse population. The proposed boundary adjustment would facilitate 
residential development and positively contribute to the housing stock 
available in the community. 

2. The dimensions and 
shapes of the proposed 
lot 

The proposed reconfiguration of the two properties creates no new Zoning 
deficiencies. Both properties will continue to have (unchanged) lot frontage 
onto public roads and both properties would continue to meet the minimum lot 
area and setback provisions (see Table 1 – Lot Dimensions).  
 
The proposed lot area of 1 Blake Avenue is similar in size to nearby properties 
with frontage onto Blake Avenue and St. Paul Avenue. The proposed property 
dimensions for 90 St. Paul Avenue exceeds the nearby properties on St. Paul 
Avenue including the Equion Apartment Complex at 120 St. Paul Ave., which 
is approximately 80 m north of 90 St. Paul Avenue.   
 

3. The adequacy of 
utilities and municipal 
services 

The reconfigured properties will also both continue to have frontage 
(unchanged) onto a municipal roadway that has adequate utilities and 
municipal services. Future residential development at 90 St. Paul Avenue 
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Criteria for 

Considering a 

Consent 

Application 

Discussion 

which may require utilities/servicing upgrades would be reviewed and ensured 
during a subsequent site plan amendment application, should this application 
be approved.  

 

7.2 Conclusion 

After a thorough review of the file including a site inspection completed on May 

13, 2024, Staff are supportive of the application. The proposed boundary 

adjustment would reconfigure two abutting properties such that residential 

development may occur on the transferred lands. Future residential development 

would be subject to Site Plan Approval and may also be subject to a Zoning By-

law Amendment, should the property owner wish to extend the existing non-

compliant use (apartment building). Staff are supportive of the boundary 

adjustment application B21-2024 and recommend its approval.  

 

 

      

Prepared by:  

Lindsay King 

Development Planner 

May 29, 2024 

 

 

 

 

      

Reviewed by:  

Jeff Medeiros, MCIP RPP 

Senior Project Manager 

May 29, 2024  
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APPENDIX A: CONDITIONS OF APPROVAL 

 

1. Receipt of a registered reference plan showing the severed and retained parcels to 

the satisfaction of the Manager of Development Planning or their designate. 

2. Receipt of a draft of the Transfer deed for review (upon registration a final copy of 

the transfer deed shall be provided to the City), to the satisfaction of the Manager of 

Development Planning or their designate. 

3. Receipt of confirmation from the Applicant’s solicitor that Section 50(3) or 50(5) of 

the Planning Act shall apply to any subsequent conveyance or transaction of or in 

relation to the parcel of land being the subject of this consent. Therefore, the 

Solicitor acting in the transfer will provide a letter of undertaking confirming that the 

severed lands will be merged in title with the property municipally addressed as 90 

St. Paul Avenue; and, 

4. Receipt of confirmation that all taxes are paid up to date, to the satisfaction of the 

Manager of Development Planning or their designate. 

5. Receipt of confirmation that elevation drawings and calculations are provided to the 

Chief Building Official verifying that the spatial separation requirements of the 

Ontario Building Code are met relative to the severance line. 

6. That the above conditions are fulfilled and the Certificate of Consent be issued on 

or before June 5, 2026, after which time the consent will lapse.   
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APPENDIX B - OFFICIAL PLAN AMENDMENT  
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APPENDIX C – ZONING  
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APPENDIX D – PUBLIC COMMENT 

 


