
City of Port Colborne
Committee of Adjustment Meeting Agenda

 
Date: Wednesday, January 14, 2026
Time: 6:00 pm
Location: Council Chambers, 3rd Floor, City Hall

66 Charlotte Street, Port Colborne
Pages

1. Call to Order

2. Adoption of Agenda

3. Reading of Meeting Protocol

4. Disclosures of Interest

5. Request for Any Deferrals or Withdrawals of Applications

6. New Business

6.1 B06-26-PC - 527 Empire Road 1

Action: Consent to Sever (Boundary Adjustment)

Agent: Lindsay Earl

Applicant: The Estate of June Shisler

Location: 527 Empire Road

6.2 B07-26-PC - 541 Empire Road 24

Action: Consent to Sever (Boundary Adjustment)

Agent: Lindsay Earl

Applicant: The Estate of June Shisler

Location: 541 Empire Road



6.3 B01-26-PC - 3947 Snider Road 47

Action: Consent to Sever

Agent: Jim Frank

Applicant: Gregory Gamm

Location: 3947 Snider Road

6.4 B02-26-PC - 737 Forkes Road 72

Action: Consent to Sever

Agent: Jim Frank

Applicant: Troy and Peggy Robins

Location: 737 Forkes Road

6.5 B04-26-PC - Vacant Lot Killaly Street East 97

Action: Consent to Sever

Agent: Joe Tomaino

Applicant: Heidi Murphy (B04-26-PC) and Wes Visser (B05-26-PC)

Location: VL Killaly Street E

6.6 B03-26-PC - 205 Kent Street 163

Action: Consent to Sever (Easement)

Applicant: Wendy Bas

Location: 205 Kent Street

7. Other Business

8. Approval of Minutes

8.1 December 10, 2025, Committee of Adjustment Minutes 184

9. Adjournment



 
 
 
 
 

 
IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 1, Part Lot 4, formerly in the township of 
Humberstone, currently in the City of Port Colborne, located in the Rural Residential (RR) and special provision 
of the Rural Residential zone (RR-14), municipally known as 527 Empire Road; 
 

AND IN THE MATTER OF AN APPLICATION by the agent, Lindsay Earl, on behalf of the owners, the Estate of 
June Shisler, for consent to adjust a boundary for the purpose of correcting a historical lot line encroachment. 
The subject parcels are shown as Parts 5, 6, and 7 on the proposed sketch. Part 6 is to be severed and merged 
with Part 7. Both Parts are presently used for residential purposes. Part 5 will be retained for an existing 
commercial use and is to merge with Part 4 and Part 1 (subject to a separate application, B07-26-PC), which is 
also where the existing commercial use operates. A sketch of the subject lands is shown on the reverse side of 
this notice. A higher resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 
    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B06-26-PC 

Subject Lands:  

527 Empire Road 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16th, 2025                                          Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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Development and Government Relations Department 

Planning Division Report 

January 14, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B06-26-PC 
 Concession 1 Part Lot 4 (527 Empire Road) 

Agent: Lindsay Earl MCIP, RPP 
Owner: June Marie Shisler & Terry Shisler 

 
Proposal 
The purpose of this application is to permit a boundary adjustment at 527 Empire Road 
for the purpose of resolving encroachment issues from the neighbouring parcel to the 
rear (east). The result will be a redefined lot, as illustrated in the provided figures and 
described below:  
 

 Part 6 is proposed to be 
severed, 

 Parts 6 will merge with Part 7 
 Part will be retained for an 

existing commercial use and 
will merge with Part 4 and 
Part 1, which are subject to a 
concurrent application (B07-
26-PC) 

 
Through this application, the existing 
undersized triangular lot of record 
2980.6 m² (0.73 acres) will be 
enlarged and reconfigured into a 
regularly shaped rectangular lot. The 
proposed adjustment will increase 
the lot area to approximately 4,500 
m² (1.11 acres), enabling it to meet 
the minimum lot size requirement of 
the applicable zoning.

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 
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Figure 2 (above): Proposed severance sketch 
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Surrounding Land Uses and Zoning 

The Subject Lands are located outside of the Urban Area and are zoned Rural Residential 

(RR). Parcels surrounding the Subject Lands include other rural residential dwellings, the 

Sherkston Shores Resort and the encroaching landscaping business. Figure 3 shows the 

zoning of the subject and surrounding lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

The subject lands do not contain any environmentally sensitive areas. There are no 
natural areas or features mapped within the Niagara Official Plan (NOP) or City of Port 
Colborne Official Plan (OP) on or adjacent to the Subject Lands. The Subject Lands do 
not contain any natural hazard areas that are regulated by the Niagara Peninsula 
Conservation Authority (NPCA). 
 
Public Comments 

Notice was circulated on December 16, 2025, to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. As of the date of writing this report, no 
comments from the public have been received. 

Agency Comments 

Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of the date of writing this report, the following 
comments have been received.   

Page 5 of 186



       Page 4 of 8  

 

Commenter Comments Planning Staff 
Response 

Drainage 
Superintendent 
 

The parcel is within the 
watershed of the Bearss, Wm. 
Michael Drains. Any alterations to 
existing parcels through 
severance application will require 
a drainage reapportionment 
agreement. That can be 
completed by the Drainage 
Superintendent or by an 
approved drainage engineer. The 
cost of the city completing the 
agreement is $118.00 per parcel. 
If the applicant chooses to have 
an engineer complete the 
agreement, the cost will be paid 
entirely by the applicant. For any 
questions on this process, please 
contact the Drainage 
Superintendent. 

This has been included 
as a condition of consent 
(Condition 3). 

Fire Department 
 

No objections. Noted 

Engineering 
Technologist 
 

No objections 
 

Noted 

Niagara Peninsula 
Conservation 
Authority 

No comments. Noted 

Region of Niagara 527 Empire Road will become 1.1 
acres in size. The existing 
inground septic system is located 
in the rear yard (east of the 
dwelling). The septic tank is a 
single chambered steel tank. The 
liquid level within the tank was at 
a good working level, however, 
minor signs of erosion were 
present. It appears surface water 
cannot enter the tank when the 
lid is in place. 
 
Regional Infrastructure Planning 
and Development staff do not 
object to the proposed consent 

Noted 
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applications. Please note, if any 
changes are proposed to the 527 
Empire Road dwelling in the 
future or further erosion occurs to 
the tank, a two-compartment 
concrete tank installation would 
be required. The septic tank 
would also be required to meet 
the minimum 15-meter setback to 
any cistern or well. 

 
Discussion 

Consent application B06-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
 
Provincial Planning Statement (PPS) 
 
Under Section 2.6 “Rural Lands in Municipalities”, the PPS recognizes that on rural lands, 
permitted uses include “residential development, including lot creation, where site 
conditions are suitable for the provision of appropriate sewage and water services.” Since 
the subject parcels are already existing dwellings serviced by adequate private water and 
sanitary systems, the adjusted boundary lines simply reflect the existing situation, no new 
uses or intensification is proposed. 
 
Further, the PPS directs that “development that can be sustained by rural service levels 
should be promoted” and that development “shall be appropriate to the infrastructure 
which is planned or available, and avoid the need for the unjustified and/or uneconomical 
expansion of this infrastructure.” Because the adjustments rely entirely on existing 
utilities, driveways, and private servicing, and do not trigger any need for expanded 

infrastructure, the proposal meets those infrastructure‑ related policy requirements. 
 
Section 4.1 of the PPS provides guidance with respect to natural heritage and states that 
natural features and areas shall be protected for the long term. A boundary adjustment is 
not considered development or site alteration. Further, there are no natural heritage 
features found on the subject properties. 
 
Section 4.6 of the PPS provides direction for the conservation of significant cultural 
heritage and archaeological resources. Development and site alteration are not permitted 
on lands containing archaeological resources or areas of archaeological potential, unless 
archaeological resources have been conserved. Based on Ministry of Citizenship and 
Multiculturalism’s Criteria for Evaluating Archaeological Potential, the subject property 
exhibits potential for the discovery of archaeological resources. Policies typically require 
the completion of an archaeological assessment, however since there is no development 
or site alteration proposed, an archaeological assessment is not required. Any future 
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Planning Act applications for the subject property will require the completion of an 
archaeological assessment. 
 
In light of the above, the proposed boundary realignments respects the rural land use 
framework under the PPS and represents a modest, servicing compatible reorganization 
of existing lots rather than new or intensified development, consistent with the provincial 
policy intent for sustainable and appropriate rural land use. The proposed consent is 
consistent with the direction set out in the PPS. 
 

Niagara Official Plan (NOP) 

 
The subject property is designated as Rural Lands in the Niagara Official Plan (NOP). 
The predominant use of rural lands will continue to be agriculture, but some non-
agricultural related development may be permitted subject to specific policies. A minor 
boundary adjustment is not considered “development” under the NOP glossary of terms 
and, as such, is considered a permitted action under the Official Plan. 
 
The subject property is not mapped as part of the Region’s Natural Environment System 
(NES) and is not subject to polices in Chapter 3. 
 
Policy 6.4.2.1 states that development and site alteration are not permitted on lands 
containing archaeological resources or areas of archaeological potential unless 
significant archaeological resources have been conserved. The subject property is 
mapped as having archaeological potential under Schedule K of the NOP. An 
archaeological assessment was not required as there is no proposed development or site 
alteration at this time. Any future Planning Act applications will require the completion of 
an archaeological assessment. 
 
Based on the analysis above, the proposed consent application conforms to the NOP. 
 
City of Port Colborne Official Plan (OP) 
 
The subject lands are designated Rural in the City’s Official Plan. Policy 3.4 recognizes 
that Rural lands accommodate primarily agricultural uses, clusters of existing residential 
development outside the Urban Area Boundary, and residential uses with access to the 
Lake Erie shoreline. The policy identifies a broad range of compatible land uses, including 
agriculture, single-detached residential dwellings, natural heritage features, parks and 
open spaces, and accessory structures or activities typically associated with rural and 
lakeshore settings. 
 
While new residential development is permitted in the Rural designation, the proposed 
minor boundary adjustments continue to conform to the City’s Official Plan as they do not 
create new lots, introduce new development, or alter the existing land uses on the subject 
properties. The adjustments merely reconfigure lot lines to reflect the location of existing 
dwellings, buildings, and associated landscaping, maintaining the rural character and 
functionality of the parcels. Access, servicing, and the relationship of the lots to nearby 
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agricultural operations remain consistent with the intent of the Rural designation. The 
adjusted lot shapes are regular and orderly, supporting the long-term stewardship of rural 
lands while ensuring compatibility with surrounding uses. 
 
In this context, the proposed boundary adjustments are fully consistent with the policies 
of the City’s Official Plan for Rural lands, as they preserve existing uses, respect the rural 
landscape, and maintain the integrity of the surrounding area. 
 
City of Port Colborne Zoning By-law 6575/30/18 
 
The subject lands are zoned Rural Residential (RR) under the City’s Zoning By-law 
6575/30/18. The RR zone permits a single-detached dwelling and accessory uses, 
buildings, and structures.  
 
The proposed minor boundary adjustment maintains conformity with the Zoning By-law, 
as no new uses or structures are being introduced. The adjustments serve to more 
accurately align the lot lines with the existing buildings and uses, including the 
separation between residential uses at the front and the business at the rear. The 
configuration ensures that all existing dwellings and accessory structures remain 
compliant with the minimum requirements of the RR zone. 
 
Based on this, the boundary adjustments uphold the intent and requirements of Zoning 
By-law 6575/30/18. 
 
Minimum Distance Separation 
 
The proposed minor boundary adjustments have been reviewed in the context of the 
Minimum Distance Separation (MDS) Guidelines to ensure compatibility with nearby 
agricultural operations.  
 
Implementation Guideline #8 of the Minimum Distance Separation (MDS) Document 
identifies that “an MDS I setback is not required for purposes such as easements, 
corrections of deeds, quit claims and minor boundary adjustments which do not result in 
the creation of a new lot”. Given the applications are for boundary adjustments and no 
new lots are being created, as well as the setback distances, the proposed lot 
configurations comply with the MDS requirements and maintain appropriate separation 
between non-agricultural uses and existing livestock operations, ensuring compatibility 
and minimizing potential land-use conflicts. 
 

Recommendation: 

That consent application B06-26-PC be granted subject to the following conditions: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
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subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent.  
 

2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 
Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 

 
3. That a drainage apportionment agreement be completed by the City's Drainage 

Superintendent or by an approved engineer at the cost of the applicant. A copy of 
the deposited plan must be delivered to the Drainage Superintendent through the 
planning department for the apportionment agreement to be completed. 

 
4. That a final certification fee of $400 per application, payable to the City of Port 

Colborne, is submitted to the Secretary-Treasurer. 
 

5. That all conditions of consent be completed by January 14, 2028. 
 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 

the Niagara Official Plan and the City of Port Colborne Official Plan; and, complies 

with the provisions of Zoning By-law 6575/30/18, as amended. 

 
Respectfully submitted, 

Erik Acs 

Chief Planner 
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CONSENT APPLICATION 

THE CITY OF PORT COLBORNE 
PORT COLBORNE 

DEVELOPMENT AND LEGISLATIVE SERVICES 
The Planning Act - Section 53 

For Office Use Only 
Date Received: _ 
Date of Completion: _ 

· Application Complete: □ Yes □ No 

SUBMISSION OF APPLICATION 

Completed applications can be sent to: 

City of Port Colborne 
Taya Taraba 

Secretary Treasurer of the Committee of Adjustment 
City Hall 

66 Charlotte Street 
Port Colborne, Ontario L3K 3C8 

Telephone: 1-905-835-2900 ext. 204 
Fax: 1-905-835-2939 
Email: taya.taraba@portcolborne.ca 

2025 APPLICATION FEES 

Consent (New Lot) $2,900 Changes to Consent Conditions $750 I 
Easement $1,850 Final Certification Fee $400 I 

i 
Lot Addition/ Boundary Adjustment $1,850 Validation of Title si.soe I 

COMPLETENESS OF APPLICATION 

A complete application includes all required forms, fees, and applicable sketches, as well as any 
additional information that may be identified by the Secretary-Treasurer in accordance with the 
provisions under the Planning Act, R.S.O. 1990, c.P. 13, as amended. 

To be considered complete, submitted applications must include: 

- One fully completed application for consent signed by the applicant(s) and/or authorized agent 
and properly witnessed by a Commissioner for the taking of affidavits. 

- A letter of authorization from the property owner, if applicable. 

- Two (2) copies of a sketch prepared by a licensed Land Surveyor, reduced to legal size. 

- Payment of the appropriate fee submitted at the time of application through cash, credit, debit, 
or cheque payable to the City of Port Colborne. 

- Payment of the appropriate Regional Review & Approval fee(s) if required by the Region, 
submitted at the time of the preliminary review. Payment can be submitted to the City of Port 
Colborne or to the Niagara Region. If payment is submitted to the Region directly, please 
submit the receipt to the City of Port Colborne. Failure to pay the Region's fee may result in an 
incomplete application. The Region's fees are available on its website, 
https://www.niagararegion.ca/business/fpr/forms fees.aspx 

- Payment of the appropriate NPCA fee, if required, submitted at the time of the preliminary 
review. Payment can be submitted to the City of Port Colborne or to the NPCA. If payment is 
submitted to the NPCA directly, please submit the receipt to the City of Port Colborne. Failure 
to pay the NPCA's fee may result in an incomplete application. 

*Note: Additional information may be required once a full review has been completed by 
planning staff. This may prevent deferral of your application. * 

1 
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DRAWING REOUIREf'v1ENTS 

Please submit two copies of each separate plan, reduced to legal size, along with your completed 
application. Ensure that all the information below is included in the plan(s). The sketch must be 
prepared, signed, and dated by a licensed Ontario Land Surveyor. 

1. As provided for in Section 14 of Ontario Regulation 197/96, as amended, and as required by this 
Committee of Adjustment, an application must be accompanied by two (2) copies of a preliminary 
drawing prepared, signed and dated by an Ontario Land Surveyor. 

2. One (1) copy of each separate type of plan reduced to legal size. 

3. One (1) copy of an Ontario Land Surveyor's Plan or Reference Plan to describe the subject lands. 

4. One (1) copy of a Registered Deed including full legal description of the subject lands. 

PROCEDURE FOR PROCESSING CONSENT APPLICATIONS 

Once the Secretary-Treasurer has received an application, the application will be circulated to 
external agenc es for up to 10 days to determine whether additional information and/or fees are 
required. Once comments from these agencies have been received, the Secretary-Treasurer will 
inform the applicant of any additional information and/or fees required by these agencies (ie. Niagara 
Region, Niagara Peninsula Conservation Authority). If applicable, the applicant must submit this 
additional information and/or pay the additional fees for their application to be deemed complete. 
Once the application is deemed complete, a hearing date will be confirmed in writing by the 
Secretary-Treasurer. 

Prior to the hearing, members of the Committee may choose to conduct a site visit and/or contact the 
applicants. Please note that the Committee should not be contacted by members of the public. 
Any comments, questions, or concerns should be addressed through the Planning Division. 

Following the hearing, the applicant/agent/solicitor will be notified of the Committee's decision through 
a written Notice of Decision. In addition, any other person or agency who filed a written request for 
the Committee's decision will be sent a copy. 

Any applicant objecting to the decision of the Committee, or the condition(s) imposed by the 
Committee may appeal either the decision and/or the conditions of consent to the Local Planning 
Appeal Tribunal within 20 days after the notice of decision has been given. The notice of appeal, 
together with written reasons supporting the appeal and the fee, by certified cheque or money order 
payable to the Minister of Finance, must be filed with the Secretary-Treasurer, who in turn, will 
forward the appeal to the Local Planning Appeal Tribunal. The fee is $300.00 for the first application 
to be appealed and $25.00 for each additional related consent appeal. 

Prior to final consent being issued, written proof must be submitted to the Secretary-Treasurer to the 
effect that any conditions imposed by the Committee in granting consent have been fulfilled. 
According to the Planning Act, if the consent granted by the Committee is conditional, the conditions 
must be fulfilled within two years of the giving of the notice of decision. Failure to do so will cause the 
consent to lapse. 

NIAGARA PENINSULA CONSERVATION AUTHORITY REVIEW 

Fees which are payable directly to Authority vary depending on the location and on the type of 
application. Far land: abutting or within 15 meters of a water course; on or within 30 meters of the 
Lake Erie shoreline; on land identified as "Hazard Land" or "Environmental Protection" by the Port 
Colborne Official Plan or Zoning Bylaw; or within a groundwater recharge I discharge area, aquifer or 
headwater on the property or within 30 meters of the property, the Niagara Peninsula Conservation 
Authority will charge an additional Plan Review Fee. These fees are provided on the Niagara 
Peninsula Corservation Authority's website. 

I acknowledge that I have read, understand, and agree to the terms outlined above. 

Name: 
l i ND<; ff '1 EfrR-L I Date: O~t3fe ~ }-f>J 1- j Initials: LE- 
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CONSENT APPLICATION 

THE CITY OF PORT COLBORNE 
PORT COLBORNE 

DEVELOPMENT AND LEGISLATIVE SERVICES 
The Planning Act - Section 53 

SECTION 1 CONTACT INFORMATION 

1.1 Registered Owner (s): (:ST-ATE OF ,JU.ME SH-lS L82__ 

Name: \eR~'--\. Sttl$U~Y2-, t:-EN S\.-+tSLEe, $ftµ 012.k- St+( ~L(?i.Q__ 
Mailing Address: S4s ~Pl el::. kDA-0 
City: S \+8c.(STo1'-1. Province: DNT. 
Postal Code: Lo S I £-D Telephone: q OS_ gq 4_ ( (o &; z_. 
Fax: Email: 

1.2 Owner's SOLICITOR (if applicable) 
Name: 

Mailing Address: 

City: Province: 

Postal Code: Telephone: 

Fax: Email: 

1.3 Owner's Authorized AGENT (if applicable) 

Name: Lt /\l05Al-i ~~ 
Mailing Address: icn (ftNk()A DQ.1 lit 
City: fD CT t:;{2lt: Province: OrJ-1. 
Postal Code: L?-/t LP 67 Telephone: l iq-q 04_, '+ob 
Fax: Email: I . /fl;:;f ( IZV h ,frvt , L U> f 0111 -pa v · o ,ll_r - Vv\. 
1.4 Owner's ONTARIO LAND SURVEYOR (if applicable} 1 

Name: L-~Tul~ ~ 6. lLMOQ,C 
Mailing Address: l7 3 (L Mf?rJc.£ <~-:,p~~ 
City: -PoeT &1,,P7otrJ t? Province: 0 {\j T 
Postal Code: Telephone: q Or- 8;_3S'- ~l.f.-77 
Fax: Email: 

1.5 All communications should be sent to the: 
□ Owner □ Solicitor tzr Agent 

SECTION 2: LOCATION OF SUBJECT LAND 

Former Municipality: -rc, luf\..\Sttt p OF H-uhl\ B~STDN E 
Concession No. C.0"-1- l Lot(s): 

Registered Plan No. Lot(s): 

Reference Plan No. Part(s): PA:-e_T l-oT 4- 
Name of Street: ~pl r2£ f!.ofr{) Street No. S-2--=J-- 

3 
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SECTION 3: PROPOSAL DESCRIPTION. 

3.1 Tvpe of proposed transaction: (Check appropriate space{s) 
D Creation of New Lot D Lease □ Partial Discharge or Mortgage 
~ Addition to lot □ Disposal of Surplus Farm Dwelling D Right-of-Way 
□ Mortgage o:-Charge D Farm Retirement Lot D Easement 

Reason for proposed transaction: 
_M-J_tlOR_~J_tf,q trOJJA.IT/V1frJ1 lD CoC--ftl,.,l H::z $To_~ WT LANE 
J_s_SUE ~ EhlC~F EA:ml~LflBss..;----------- 

3.2 If a lot addition, identify the lands to which the parcel will be added: 
~ ff¼E- -wTilf~ITL~------=---------~---cc---- \ 
~£:r_5 __ ~Q Pe-£rt.t lb Vv1W4£ l,vjll:f Pft{2T I (Sb EmPIR,ERP J 
3.3 Name of person(s), if known, to whom land or interest in land is intended to be conveyed, 
leased, or mortgaged: 

PA12-T' l DU/1'..LE'D ~ ll?e\2-'-{ SH ISL~, sttee__e,'-( 5t+tf:LCT., teN SH-tsLrr T ' - . Stt-z<L 

SECTION 4: SUBJECT PARCEL INFORMATION 

Part No. On Sketch: l.o <>i- -"t-- 
DESCRIPTION OF SUBJECT PARCEL (in metric units) 

Frontage: 4s fV\ I Depth: I DD rf\ I Area: 0 144-+f A- 7 4S6b M 2- 
Existing Use: SI Nti Lr t> Ct7ftC-HED :P!AJ Q,L I 04 tvl /tee tSSoQ__'--( STr2u.CTuR-e 
Proposed Use: A-s 12:f.-lSTIN~ 

SECTION 5: RETAINED PARCEL INFORMATION 

Part No. On Sketch: :) 

DESCRIPTION OF PARCEL TO BE RETAINED (in metric units) 
Frontage: N\A- I Depth: LJ,g -2-~ (v\_ I Area: 3\lo M 2.. 
Existing Use: \Jftt:, A-NT- Com..M Ei?c,< kG 
Proposed Use: 

frS Bx L ITI AJti 

SECTION 6: SUBJECT LAND INFORMATION 

6.1 What is the current designation of the land in the Official Plan and the Regional Plan? 

Port Colborne Official Plan: r-u.eA-L-- 
Regional Policy Plan: Kll-2-t\-L- 
6.2 What is the Zoning of the land {By-law 6575/30/18)? 

~~gkL 
'\_ 1, Jc_,,g__- l4 R..e$ 1 D8--J, I A--L- R- \2- ~ 

6.3 Date and Subject Land was acquired by the Current Owner: 

l97o's; . 
6.4 Are there any existing EASMENTS OR RESTRICTIVE COVENANTS affecting the land? 

□ Yes If 'Yes" describe the easement or covenant and its effect: 

~No 
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6.5 MORTGAGES, Charges & Other Encumbrances: 
List the name(s) and address(es) of any mortgages, charges, or other encumbrances in respect of 
the land. 

·-- -- 
t---t\k 

6.6 Type of ACCESS 

□ Provincial Highway □ Water Access . □ Private Road 

□ Regional Road GJ/Municipal Road maintained all year □ Other Public Road 

□ Right-of-Way □ Municipal Road maintained seasonally 

6.7 What type of WATER SUPPLY is proposed? 
□ Publicly owned and operated piped water supply 

□ Lake 
□ Well (private or communal) 
Q Other (specify): 

C:IST~N 

6.8 What type of SEWAGE DISPOSAL is proposed? 
□ Publicly owned and operated sanitary sewage system 
Q/ Septic system (private or communal) 
□ Other (specify): 

Ye..-\vA--l"E° 
6.9 What type of STORMWATER DISPOSAL is proposed? 

□ Publicly owned and operated stormwater system 

□ Othl (specify): 
tJ k 

SECTION 7 

7.1 Has the land ever been the subject of an application for approval of a PLAN OF 
SUBDIVISION or a CONSENT? 
□ Yes dNo □ Unknown 

If the answer is "Yes," please provide the following information: 

File Number: 

~ .. Decision: 

SECTION 8: ALL EXISTING, PREVIOUS AND ADJACENT USE 
OF THE LAND 

8.1 ALL EXISTING USE 

Residential 
□ Industrial 
□ Commercial 

□ Institutional 
□ Agricultural 
□ Parkland 

□ Vacant 
□ Other (specify): 

8.2 What is the length of time the existing use(s) of the land have continued? 

\q7 
8.3 Are there any buildings or structures on the subject land? 

Yes □ No 

STo~t; 
5 
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8.4 Are any of these buildings designated under the Ontario Heritage Act? 
/ 

□ Yes 0 No □ Unknown 

8.5 Has the grading of the subject land been changed by adding earth or material? Has 
filling occurred on the subject lar,d? 

□ Yes [.;f No □ Unknown 

8.6 Has a gasoline station and/or automobile service station been located on the subject 
land or adjacent lands at any time? 

□ Yes GYNo D Unknown 

8.7 Has there been petroleum or other fuel stored on the subject land or adjacent lands? 

□ Yes GYNo D Unknown 

8.8 Are there or have there ever been underground storage tanks or buried waste on the 
subject land or adjacent lands? 
□ Yes [L1 No D Unknown 

8.9 Have the lands or adjacent lands ever been used as an agricultural operation where 
pesticides have been applied to the lands? 

□ Yes [°f(' No □ Unknown 

8.10 Have the lands or adjacent lands ever been used as a weapon firing range? 

□ Yes ~No □ Unknown 

8.11 Is the nearest boundary line of the application within 500 metres (1,640 feet) of the 
boundary line of an operational/ non-operational public or private landfill or dump? 

□ Yes J;A No □ Unknown 

8.12 If there are existing or previously existing buildings on the subject lands, are there any 
building materials remaining on site which are potentially hazardous to public health {e.g., 
asbestos, PCB's)? 

□ Yes u:f' No □ Unknown 

8.13 If there has been industrial or commercial uses on the property, a previous use 
inventory is needed. Is a previous use inventory attached? 

□ Yes u:;( No □ Unknown 

8.14 Is there reason to believe the subject lands may have been contaminated by existing or 
former uses on the site or adjacent sites?* 

□ Yes li:YNo □ Unknown 

If previous use of property is industrial or commercial or if the answer was YES to any of the above, 
please attach a previous use inventory showing all former uses of the land, or if applicable, the 
land(s) adjacent to the land. 

*Possible uses that can cause contamination include operation of electrical transformer stations, disposal of 
waste minerals, raw material storage, and residues left in containers, maintenance activities, and spills. Some 
commercial properties such as gasoline stations, automotive repair garages, and dry-cleaning plants have 
similar potential. Any industrial use can result in potential contamination. The longer a property is under 
industrial or similar use, the greater the potential for site contamination. Also, a series of different industrial or 
similar uses upon a site could potentially increase the number of chemicals which are present. 

ACKNOV\/LEDGMENT CLAUSE 

I hereby acknowledge that is my responsibility to ensure that I am in compliance with all applicable 
laws, regulations and standards pertaining to contaminated sites. I further acknowledge that the City 
of Port Colborne is not responsible for the identification and / or remediation of contaminated sites, 
and I agree, whether in (or as a result of) any action or proceeding for environmental clean-up of any 
damage or otherwise, I will not sue or make claim whatsoever against the City of Port Colborne, its 
officers, officia s, employees or agents for or in respect of any loss, damage, injury or costs. 

X JJ~ 
V 

X o~.(2_ 9._ J ?__'.::) 
n; __ - 

-!---c1; s ~ 
~~ 

Signiture of Owner 

-Q.ec.__9)LS 

=t=e« 9 /,;;. ~ 

r 
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NIAGARA PENINSULA CONSERVATION AUTHORITY 

Pre-Screening Criteria 

9.1 Is there land on the property identified in the Official Plan and / or Zoning By-law as 
"hazard lands"? 

□ Yes ~No □ Unknown 

9.2 Is there a watercourse or municipal drain on the property or within 15 metres of the 
property? 

□ Yes G:Y" No . □ Unknown 

9.3 Is the property located on or within 30 metres of the Lake Erie shoreline? 

□ Yes E!Y No □ Unknown 

9.4 Is there a valley slope on the property? 

□ Yes WNo □ Unknown 

9.5 Is there known localized flooding or a marsh/ bog area on or within 30 metres of the 
property? 

□ Yes [iJ/ No □ Unknown 

9.6 Is the property on a Regional Road? 

□ Yes WNo □ Unknown 

7 
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AUTHORIZATIONS 

SIGNATURE OF APPLICANT(S) 

X Deeemtv 11/K X c){~ 
Date Signature of Applicant(s) 

Please note: If the applicant is not the owner of the subject land or there is more than 
one owner, written authorization of the owner(s) is required {Complete 
Form 1) indicating that the applicant is authorized to make application. 

I/We L I rd,a'I e::ud . 
Of the City/Town/Townshtp of -Fi;v-1-- E'V1 ..e,,, 
In the County/District/Regional Municipality of A I iafjaAc?k , 
solemnly declare that all the statements contained in this application are true, and I/we make this 
solemn declaration conscientiously believing it to be true, and knowing that it is of the same force and 
effect as if mace under oath and by virtue of the Canada Evidence Act. 

DECLARED before me at the 

Towvis\-\,p of \,Jq«\f\ee+ 
In the . l2..e~·1c"' of N\u.~CAr(,\.,, 

This l \ day of O-ecel'J'\ b-e,r 
20 (,-~ 

A Commissioner, etc. 

-·-·- - -•-. 
i TO BE SIGNED IN THE PRESENCE OF A i 
COMMISIONER FOR TAKING AFFIDAVITS 

X ~.J.WiRS : 
Township of Wamfleet i 

. - pursuant to · Comm1ss1oner S O 1990 
· 112)(1)C.17R. · · i 

Signature of applican~?~~ncrtor, of authorized I 

I • -·-·-·-·-·-• I 

Personal information collected on this application will become part of a public record. Any questions 
regarding this collection should be directed to the City Clerk at 66 Charlotte Street, Port Colborne, 
Ontario L3K 3C8 (905) 835-2900 Ext. 106. 
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POSTING OF PUBLIC HEARING SIGN 

A public hearing sign is required to be posted by all applicants or agents on each property under 
application. A sign will be made available to you after review of your application, and you are required 
to post each sign in a prominent location on the subject property. The sign should be placed so that it 
is legible from the roadway. 

Each sign must remain posted a minimum of 14 days prior to the hearing, until the day following the 
hearing. Should a sign go missing or become damaged or illegible please contact the Secretary­ 
Treasurer as soon as possible to request a replacement sign. Failure to post the sign as required may 
result in deferral of you application(s). 

*Please note that an affidavit must also be signed and commissioned in the presence of a 
Commissioner of Oaths. This can be done at City Hall AFTER the signs have been posted.* 

I/We Jl3?--12.':1 St±l St£e , ,LE)J S+h SI.Pl, Slh\J DZ fr 8th( 1 p-e am/are the 
owner(s) of the land subject to this application for Consent and I/We agree to post the required 
sign(s) a minimum of 14 days prior to the hearing and will remain posted, and replaced, if necessary, 
until the day following the hearing. 

X Q <- ~ 9.. l L-'::> 
Date Oe_Q_ 
yk°'C 

9 ( L.-.:::, 
9/1~ 

X X 
Signature of Owner/Agent Date 

PERMISSION TO ENTER 

I/We :f6fLY SfuSLel-1 t.etJ S-H1SLfl€.., $'ANOetL~tf1.~ am/are the 
owner(s) of the land subject to this application for Consent and I/We authorize the members of the 
Committee of Adjustment and the City of Port Colborne Planning Staff to enter onto the property for 
the purpose of evaluating the merits of the application(s). 

*Please note that the Committee should not be contacted by members of the public. Any 
comments, questions or concerns should be addressed. through the Planning Division.* 

X o~~ C\ /1--.::2 
I 

Date 

De....e._ q_( L-5 

VE'C 9 /r::z~ 
---- 
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X X 
Signature of Owner Date 

AUTHORIZATION FOR AGENT/ SOLICITOR (IF APPLICABLE) 

If the application is not the owner of the lane that is subject to this application for Consent, the 
authorization set out below must be completed by the owner(s). All registered owners must complete 
authorization form for it to be valid. 

Please Note: If the registered owner is a corporation, in addition to the signatures of the authorized 
signing officers, the corporate seal must be affixed. 

Where the Owner is without a spouse, common-law or legpally married, the Owner is required to sign 
once. Where the spouse of the Owner is not an owner, the spouse is required to sign. Spouse shall 
include a com 'Tl on-law spouse as defined within the Family Law Reform Act. 

I/We 7tJZ Cy Sill S Ltt, Y'.£N Slli 5 Lci:-, 5 fn.J ORA S H1 <;; L l?t'c am/are the 
owner(s) of the land that is subject to this application for Consent and I/We hereby authorize 

l A rJ D<SAy ~ Al2-L- as my/our agent for the purposes of 
submitting an application{s) to the Committee of Adjustment for a Consent. 

X De_ ~q 2-S 
Date D -e... c_ q ( ?__ s 
[/.e:-C 9 /2s-- 

X X 
Signature of Owner Date 

X cfl:,M X Dt-c s,L.;2s- 
Signature of Agent Date 
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SUGGESTION TO THE APPLICANT 

Notice of your application is required for several agencies. All written responses will be considered before 
reaching a decision on your application. 

Although you are under no obligation to do so, we suggest that you discuss your intentions with the 
appropriate agencies from the list below, before submitting an application. This pre-consultation could 
provide you with information about the City of Port Colborne Official Plan, the minimum requirements and 
permitted uses of Zoning By-law 6575/30/18, the Regional Policy Plan, the concerns of various Provincial 
Ministries, and other relevant information which may have a direct effect upon the final decision on your 
application. 

1. Port Colborne Planning and Development Department 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
General Planning Department 
(905) 835-2900, Ext. 286 
Information on the Port Colborne Official Plan and Zoning Bylaw 

2. Port Colborne Planning and Development Department 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
Engineering Technologist 
(905) 835-2900, Ext. 226 
Information on Servicing, Lot Grading and Drainage 

3. Port Colborne Building Division 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
Building Clerk 
(905) 835-2900, Ext 229 
Information about the Building Code 

4. Region of Niagara Public Works Department 
Planning and Development Department 
1815 Sir Isaac Brock Way, Thorold, Ontario L2V 4T7 
(905) 980-6000, Ext. 3727 
Information about the Regional Policy Plan, Agriculture, Public Works & Regional Health, and for 
concerns regarding Provincial Policy and Ministry responsibilities 

5. The Niagara Peninsula Conservation Authority 
250 Thorold Road West, Welland, Ontario L3C 3W2 
Watershed Planner 
(905) 788-3135, Ext 272 
For information about lands which may be zoned as "Hazard" in the local zoning by 
law, lands adjacent to watercourses, Lake Erie or flood plains 

6. Ministry of Transportation of Ontario 
Corridor Management Section 
159 Sir William Hearst Ave, 7th Floor, Toronto, Ontario M3M 1J8 
For information about sight plan applications for lands fronting onto provincial highways 

7. Ministry of Transportation of Ontario 
Corridor Management Section 
1201 Wilson Avenue, Bldg D, 7th Floor, Downsview, ON, M3M 1J8 
1-866-636-0663 
For information about official plan amendments, consents, re-zonings, and other inquiries for lands 
fronting onto provincial highways 

8. Ministry of Municipal Affairs and Housing. Provincial Policy Statement (PPS) available for download 
11 
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(On-line} at: http://www.mah.gov.on.ca 
Under "Your Ministry" - Land Use Planning - Provincial Policy Statement 

12 
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IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 1, Part Lot 4, formerly in the township of 
Humberstone, currently in the City of Port Colborne, located in the Rural Residential (RR) and special provision 
of the Rural Residential zone (RR-14), municipally known as 541 Empire Road; 
 

AND IN THE MATTER OF AN APPLICATION by the agent, Lindsay Earl, on behalf of the owners, the Estate of 

June Shisler, for consent to adjust a boundary for the purpose of correcting a historical lot line encroachment. 

The subject parcels are shown as Parts 2, 3, and 4 on the proposed sketch. Parts 2 and 3 are presently used for 

a single detached dwelling. Part 2 is to be severed and will merge with Part 3. Part 4 contains an existing 

commercial use and is to merge with Part 1 (subject to a separate application B06-26-PC), which is also where 

the existing commercial use operates. A sketch of the subject lands is shown on the reverse side of this notice. 

A higher resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 
    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B07-26-PC 

Subject Lands:  

541 Empire Road 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16th, 2025                                          Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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Development and Government Relations Department 

Planning Division Report 

January 14, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B07-26-PC 
 Concession 1 Part Lot 4 (541 Empire Road) 

Agent: Lindsay Earl MCIP, RPP 
Owner: June Marie Shisler 

 
Proposal 
The purpose of this application is to permit a boundary adjustment at 541 Empire Road 
for the purpose of resolving encroachment issues from the neighbouring parcel to the 
rear (east). The result will be a redefined lot, as illustrated in the provided figures and 
described below:  
 

 Part 2 is proposed to be 
severed 

 Parts 2 & 3 will merge  
 Part 1 will merge with Part  4 

 
The application is for a boundary 
adjustment by severing Part 2 (1,166 
square metres) and merging with 
Part 3 (3,924.7 m²), resulting in a 
total lot area of 5090.7 square 
metres. Part 4 (6,150.4 square 
metres) will merge with Part 1 lands 
to the rear (east) of the lot. Through 
this application, the rear lands 
containing the neighbouring 
business (567-577 Empire Road) will 
be merged into the business 
holdings, separating the commercial 
use from the rural residential uses.

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 

Figure 1 (above): Subject Lands 
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Figure 2 (above): Proposed severance sketch 
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Surrounding Land Uses and Zoning 

The Subject Lands are located outside of the Urban Area and are zoned Rural Residential 

(RR) and Rural Residential Special 14 (RR-14). The special Zoning permits a landscaping 

business located at 567 Empire Road. Parcels surrounding the Subject Lands include 

other rural residential dwellings, the Sherkston Shores Resort and the landscaping 

business. Figure 3 shows the zoning of the subject and surrounding lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

The subject lands do not contain any environmentally sensitive areas. There are no 
natural areas or features mapped within the Niagara Official Plan (NOP) or City of Port 
Colborne Official Plan (OP) on or adjacent to the Subject Lands. The Subject Lands do 
not contain any natural hazard areas that are regulated by the Niagara Peninsula 
Conservation Authority (NPCA). 
 
Public Comments 

Notice was circulated on December 16, 2025, to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. As of the date of writing this report, no 
comments from the public have been received. 

Agency Comments 
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Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of the date of writing this report, the following 
comments have been received.  
 

Commenter Comments Planning Staff 
Response 

Drainage 
Superintendent 
 

The parcel is within the 
watershed of the Bearss, Wm. 
Michael Drains. Any alterations to 
existing parcels through 
severance application will require 
a drainage reapportionment 
agreement. That can be 
completed by the Drainage 
Superintendent or by an 
approved drainage engineer. The 
cost of the city completing the 
agreement is $118.00 per parcel. 
If the applicant chooses to have 
an engineer complete the 
agreement, the cost will be paid 
entirely by the applicant. For any 
questions on this process, please 
contact the Drainage 
Superintendent. 

This has been included 
as a condition of consent 
(Condition 3). 

Fire Department 
 

No objections. Noted 

Engineering 
Technologist 
 

No objections 
 

Noted 

Niagara Peninsula 
Conservation 
Authority 

No comments. Noted 

Region of Niagara 541 Empire Road, the two 
compartment concrete septic tank 
was exposed for our inspection 
and the inground septic bed is 
located in the rear yard (east of 
the dwelling). No defects were 
observed with the septic tank or 
the septic bed at the time of our 
inspection. 
  
Regional Infrastructure Planning 
and Development staff do not 

Noted 
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object to the proposed consent 
applications. 

 
Discussion 

Consent application B07-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
 
Provincial Planning Statement (PPS) 
 
Under Section 2.6 “Rural Lands in Municipalities”, the PPS recognizes that on rural lands, 
permitted uses include “residential development, including lot creation, where site 
conditions are suitable for the provision of appropriate sewage and water services.” Since 
the subject parcels are already existing dwellings serviced by adequate private water and 
sanitary systems, the adjusted boundary lines simply reflect the existing situation, no new 
uses or intensification is proposed. 
 
Further, the PPS directs that “development that can be sustained by rural service levels 
should be promoted” and that development “shall be appropriate to the infrastructure 
which is planned or available, and avoid the need for the unjustified and/or uneconomical 
expansion of this infrastructure.” Because the adjustments rely entirely on existing 
utilities, driveways, and private servicing, and do not trigger any need for expanded 

infrastructure, the proposal meets those infrastructure‑ related policy requirements. 
 
Section 4.1 of the PPS provides guidance with respect to natural heritage and states that 
natural features and areas shall be protected for the long term. A boundary adjustment is 
not considered development or site alteration. Further, there are no natural heritage 
features found on the subject properties. 
 
Section 4.6 of the PPS provides direction for the conservation of significant cultural 
heritage and archaeological resources. Development and site alteration are not permitted 
on lands containing archaeological resources or areas of archaeological potential, unless 
archaeological resources have been conserved. Based on Ministry of Citizenship and 
Multiculturalism’s Criteria for Evaluating Archaeological Potential, the subject property 
exhibits potential for the discovery of archaeological resources. Policies typically require 
the completion of an archaeological assessment, however since there is no development 
or site alteration proposed, an archaeological assessment is not required. Any future 
Planning Act applications for the subject property will require the completion of an 
archaeological assessment. 
 
In light of the above, the proposed boundary realignments respects the rural land use 
framework under the PPS and represents a modest, servicing compatible reorganization 
of existing lots rather than new or intensified development, consistent with the provincial 
policy intent for sustainable and appropriate rural land use. The proposed consent is 
consistent with the direction set out in the PPS. 
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Niagara Official Plan (NOP) 

 
The subject property is designated as Rural Lands in the Niagara Official Plan (NOP). 
The predominant use of rural lands will continue to be agriculture, but some non-
agricultural related development may be permitted subject to specific policies. A minor 
boundary adjustment is not considered “development” under the NOP glossary of terms 
and, as such, is considered a permitted action under the Official Plan. 
 
The subject property is not mapped as part of the Region’s Natural Environment System 
(NES) and is not subject to polices in Chapter 3. 
 
Policy 6.4.2.1 states that development and site alteration are not permitted on lands 
containing archaeological resources or areas of archaeological potential unless 
significant archaeological resources have been conserved. The subject property is 
mapped as having archaeological potential under Schedule K of the NOP. An 
archaeological assessment was not required as there is no proposed development or site 
alteration at this time. Any future Planning Act applications will require the completion of 
an archaeological assessment. 
 
Based on the analysis above, the proposed consent application conforms to the NOP. 
 
City of Port Colborne Official Plan (OP) 
 
The subject lands are designated Rural in the City’s Official Plan. Policy 3.4 recognizes 
that Rural lands accommodate primarily agricultural uses, clusters of existing residential 
development outside the Urban Area Boundary, and residential uses with access to the 
Lake Erie shoreline. The policy identifies a broad range of compatible land uses, including 
agriculture, single-detached residential dwellings, natural heritage features, parks and 
open spaces, and accessory structures or activities typically associated with rural and 
lakeshore settings. 
 
While new residential development is permitted in the Rural designation, the proposed 
minor boundary adjustments continue to conform to the City’s Official Plan as they do not 
create new lots, introduce new development, or alter the existing land uses on the subject 
properties. The adjustments merely reconfigure lot lines to reflect the location of existing 
dwellings, buildings, and associated landscaping, maintaining the rural character and 
functionality of the parcels. Access, servicing, and the relationship of the lots to nearby 
agricultural operations remain consistent with the intent of the Rural designation. The 
adjusted lot shapes are regular and orderly, supporting the long-term stewardship of rural 
lands while ensuring compatibility with surrounding uses. 
 
In this context, the proposed boundary adjustments are fully consistent with the policies 
of the City’s Official Plan for Rural lands, as they preserve existing uses, respect the rural 
landscape, and maintain the integrity of the surrounding area. 
 
City of Port Colborne Zoning By-law 6575/30/18 
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The subject lands are zoned Rural Residential (RR) at the front and RR-14 at the rear 
under the City’s Zoning By-law 6575/30/18. The RR zone permits a single-detached 
dwelling and accessory uses, buildings, and structures. The RR-14 site-specific zone 
states: 
 

 “in addition to the uses permitted in the RR zone, the manufacturing of 
sashes, frames, and doors, as well as the stockpiling and transport of 
sand, stone, and topsoil, and uses, buildings, and structures accessory 
thereto.”  

 
The RR-14 zoning along the rear of the property reflects and formalizes the historical 
operation and expansion of the business, as recognized in the 2018 comprehensive 
zoning by-law update. 
 
The proposed minor boundary adjustment maintains conformity with the Zoning By-law, 
as no new uses or structures are being introduced. The adjustments serve to more 
accurately align the lot lines with the existing buildings and uses, including the 
separation between residential uses at the front and the business at the rear. The 
configuration ensures that all existing dwellings and accessory structures remain 
compliant with the minimum requirements of the RR zone, while the RR-14 portion 
continues to accommodate the permitted business operations. 
 
Based on this, the boundary adjustments uphold the intent and requirements of Zoning 
By-law 6575/30/18. 
 
Minimum Distance Separation 
 
The proposed minor boundary adjustments have been reviewed in the context of the 
Minimum Distance Separation (MDS) Guidelines to ensure compatibility with nearby 
agricultural operations.  
 
Implementation Guideline #8 of the Minimum Distance Separation (MDS) Document 
identifies that “an MDS I setback is not required for purposes such as easements, 
corrections of deeds, quit claims and minor boundary adjustments which do not result in 
the creation of a new lot”. Given the applications are for boundary adjustments and no 
new lots are being created, as well as the setback distances, the proposed lot 
configurations comply with the MDS requirements and maintain appropriate separation 
between non-agricultural uses and existing livestock operations, ensuring compatibility 
and minimizing potential land-use conflicts. 

Recommendation: 

That consent application B07-26-PC be granted subject to the following conditions: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 

Page 32 of 186



       Page 8 of 8  

subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent.  
 

2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 
Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 

 
3. That a drainage apportionment agreement be completed by the City's Drainage 

Superintendent or by an approved engineer at the cost of the applicant. A copy of 
the deposited plan must be delivered to the Drainage Superintendent through the 
planning department for the apportionment agreement to be completed. 

 
4. That a final certification fee of $400 per application, payable to the City of Port 

Colborne, is submitted to the Secretary-Treasurer. 
 

5. That all conditions of consent be completed by January 14, 2028. 
 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 

the Niagara Official Plan and the City of Port Colborne Official Plan; and, complies 

with the provisions of Zoning By-law 6575/30/18, as amended. 

 
Respectfully submitted, 

Erik Acs 

Chief Planner 
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CONSENT APPLICATION 

THE CITY OF PORT COLBORNE 
PORT COLBORNE 

DEVELOPMENT AND LEGISLATIVE SERVICES 
The Planning Act - Section 53 

For Office Use Only 
Date Received: _ 
Date of Completion: _ 

SUBMISSION OF APPLICATION 

Application Complete: □ Yes □ No 

Completed applications can be sent to: 

City of Port Colborne 
Taya Taraba 

Secretary Treasurer of the Committee of Adjustment 
City Hall 

66 Charlotte Street 
Port Colborne, Ontario L3K 3C8 

Telephone: 1-905-835-2900 ext. 204 
Fax: 1-905-835-2939 
Email: taya.taraba@portcolborne.ca 

2025 APPLICATION FEES 

Consent (New Lot) $2,900 Changes to Consent Conditions $750 ! 

Easement $1,850 Final Certification Fee $400 ! 

Lot Addition / Boundary Adjustment $1,850 Validation of Title $1,500 • 

COMPLETENESS OF APPLICATION 

A complete application includes all required forms, fees, and applicable sketches, as well as any 
additional information that may be identified by the Secretary-Treasurer in accordance with the 
provisions under the Planning Act, R.S.O. 1990, c.P. 13, as amended. 

To be considered complete, submitted applications must include: 

- One fully completed application for consent signed by the applicant(s) and/or authorized agent 
and properly witnessed by a Commissioner for the taking of affidavits. 

- A letter of authorization from the property owner, if applicable. 

- Two (2} copies of a sketch prepared by a licensed Land Surveyor, reduced to legal size. 

- Payment of the appropriate fee submitted at the time of application through cash, credit, debit, 
or cheque payable to the City of Port Colborne. 

- Payment of the appropriate Regional Review & Approval fee(s) if required by the Region, 
submitted at the time of the preliminary review. Payment can be submitted to the City of Port 
Colborne or to the Niagara Region. If payment is submitted to the Region directly, please 
submit the receipt to the City of Port Colborne. Failure to pay the Region's fee may result in an 
incomplete application. The Region's fees are available on its website, 
https://www.niagararegion.ca/business/fpr/forms fees.aspx 

- Payment of the appropriate NPCA fee, if required, submitted at the time of the preliminary 
review. Payment can be submitted to the City of Port Colborne or to the NPCA. If payment is 
submitted to the NPCA directly, please submit the receipt to the City of Port Colborne. Failure 
to pay the NPCA's fee may result in an incomplete application. 

*Note: Additional information may be required once a full review has been completed by 
planning staff. This may prevent deferral of your application. * 
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DRAWING REQUIREMENTS 

Please submit two copies of each separate plan, reduced to legal size, along with your completed 
application. Ensure that all the information below is included in the plan(s). The sketch must be 
prepared, signed, and dated by a licensed Ontario Land Surveyor. 

1. As provided for in Section 14 of Ontario Regulation 197/96, as amended, and as required by this 
Committee of Adjustment, an application must be accompanied by two (2) copies of a preliminary 
drawing prepared, signed and dated by an Ontario Land Surveyor. 

2. One (1) copy of each separate type of plan reduced to legal size. 

3. One (1) copy of an Ontario Land Surveyor's Plan or Reference Plan to describe the subject lands. 

4. One (1) copy of a Registered Deed including full legal description of the subject lands. 

PROCEDURE FOR PROCESSING CONSENT APPLICATIONS 

Once the Secretary-Treasurer has received an application, the application will be circulated to 
external agencies for up to 10 days to determine whether additional information and/or fees are 
required. Once comments from these agencies have been received, the Secretary-Treasurer will 
inform the applicant of any additional information and/or fees required by these agencies (ie. Niagara 
Region, Niagara Peninsula Conservation Authority). If applicable, the applicant must submit this 
additional information and/or pay the additional fees for their application to be deemed complete. 
Once the application is deemed complete, a hearing date will be confirmed in writing by the 
Secretary-Treasurer. 

Prior to the hearing, members of the Committee may choose to conduct a site visit and/or contact the 
applicants. Please note that the Committee should not be contacted by members of the public. 
Any comments, questions, or concerns should be addressed through the Planning Division. 

, 
Following the hearing, the applicant/agent/solicitor will be notified of the Committee's decision through 
a written Notice of Decision. In addition, any other person or agency who filed a written request for 
the Committee's decision will be sent a copy. 

Any applicant objecting to the decision of the Committee, or the condition(s) imposed by the 
Committee may appeal either the decision and/or the conditions of consent to the Local Planning 
Appeal Tribunal within 20 days after the notice of decision has been given. The notice of appeal, 
together with written reasons supporting the appeal and the fee, by certified cheque or money order 
payable to the Minister of Finance, must be filed with the Secretary-Treasurer, who in turn, will 
forward the appeal to the Local Planning Appeal Tribunal. The fee is $300.00 for the first application 
to be appealed and $25.00 for each additional related consent appeal. 

Prior to final consent being issued, written proof must be submitted to the Secretary-Treasurer to the 
effect that any conditions imposed by the Committee in granting consent have been fulfilled. 
According to the Planning Act, if the consent granted by the Committee is conditional, the conditions 
must be fulfilled within two years of the giving of the notice of decision. Failure to do so will cause the 
consent to lapse. 

NIAGARA PENlf'.JSULA CONSERVATION AUTHORITY REVIEW 

Fees which are payable directly to Authority vary depending on the location and on the type of 
application. Fer land: abutting or within 15 meters of a water course; on or within 30 meters of the 
Lake Erie shoreline; on land identified as "Hazard Land" or "Environmental Protection" by the Port 
Colborne Official Plan or Zoning Bylaw; or within a groundwater recharge I discharge area, aquifer or 
headwater on the property or within 30 meters of the property, the Niagara Peninsula Conservation 
Authority will charge an additional Plan Review Fee. These fees are provided on the Niagara 
Peninsula Corservation Authority's website. 

I acknowledge that I have read, understand, and agree to the terms outlined above. 

[Name: ,-,4 . . Date: D~~ rLJ O "l ~ Initials: IL"' 
/NOS A'-/ .i::::' . ILL ---c;,r ... b~~ 2., oo /'--C- 
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CONSENT APPLICATION 

THE CITY OF PORT COLBORNE 
PORT COLBORNE 

DEVELOPMENT ANO LEGISLATIVE SERVICES 
The Planning Act - Section 53 

SECTION 1: CONTACT INFORMATION 

1.1 Registered Owner (s): esrnr». o;- JU/I/€ ~M!SL 82- 
Name: "Tf::£12...V SHISlt,2 i/i7N SHiS'L-t:'t?, Sr!N/J/21!-- .S#-tSlA2 
Mailing Address: ..:, 4- ~ E/h p I ,e ~ Roft-D v, 1/lkf/(L/ _(1HrSlk:/2, )o/fJIJE S/+r __ 
City: s H elc..lcSTD N Province: I 

ONT• 
Postal Code: Los IR D Telephone: C/oS-: gq4--/bfv.;l.. 
Fax: Email: 

1.2 Owner's SOLICITOR {if applicable) 
Name: 

Mailing Address: 

City: Province: 

Postal Code: Telephone: 

Fax: Email: 

1.3 Owner's Authorized AGENT (if applicable) 
Name: Li tl/OSII L/ ene L 
Mailing Address: gq, clrNltOft 01:?._t 1/f:: 
City: Poer exie Province: 0/\/T 
Postal Code: LJA fv6r Telephone: 2,,gq~ q fpCj- /Lfob 
Fax: Email: lim5av - earl(ti hot-~// £6/yt 
1.4 Owner's ONTARIO LAND SURVEYOR (if applicable) ' 

Name: L ft NTH I l--X:: --1--6 I Lrn 6 £. F 
Mailing Address: /73 [LAtZ~c€ ST/€6-~T 
City: PotcT Cot-i3t?RAiE Province: DAI -r_ 
Postal Code: Telephone: q0~-- ~3.r- )4- 77 
Fax: Email: 

1.5 All communications should be sent to the: - □ Owner □ Solicitor i:u/Agent 

lD 

SECTION 2: LOCATION OF SUBJECT LAND 

Former Municipality: /ow1VSH1P oF HUl1'113F/?SToAI~ 
Concession No. CvN I Lot(s): 

Registered Plan No. Lot(s): 

Reference Plan No. Part(s): P&T Lo T If 
Name of Street: £ m p 112 E KDA-D Street No. 541 
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SECTION 3: PR()POSAL DESCRIPTION 

3.1 Type of proposed transaction: (Check appropriate space(s) 
□ Creation of New Lot □ Lease □ Partial Discharge or Mortgage 
ef Addition to lot □ Disposal of Surplus Farm Dwelling □ Right-of-Way 
□ Mortgage or Charge □ Farm Retirement Lot □ Easement 

Reason for proposed transaction: 
MLwL-BfJtLN..O~jJ_ rvn Erl T Io-Co.£££· cT If, ITbR.I (' ,,q L Lea: __ 
.Li N ~ t£~JZoBC-ftm EP ,r oE Fi1aJ 1L v 81.dSLALE. 1-· r. 
3.2 If a lot addition, identify the lands to which the parcel will be added: 
__ Pf1RL2-Lv_~_E__j1,1_L71L_Pi~'ITf2_LK__~r~3..J_ _ 
_ __fli12I_}p___}])__J11Ee.t~E.-1v-1LH'____f:::_PLJtre.~'4--r__3:J__ __ =---lJ:-::::I ::-

1
,---------- 

3.3 Name of person(s), if known, to whom land or interest in land is intended to be conveyed, 
leased, or mortgaged: 

~ (ERR..1./ SH-I S'lt=::12--;--"l<ErJ SH-tSLEJ2, Sfft£_/:.V Jl/-1J'L CJ2. '-1- 
Pftr?T i ot,Ul\/ffi B'-1 JoMNF %St 

2- 
SECTION 4: SUBJECT PARCEL INFORMATION 

Part No. On Sketch: ;}. -+ 3 
DESCRIPTION OF SUBJECT PARCEL (in metric units] 

Frontage: 57, 2 jVt I Depth: gq /YI I Area: 0-S-HA (::,oCJo. 1 In 2) 
Existing Use: 

SI N4 L € J) ETIK:-Hc-o Div cu: Alq. 
Proposed Use: /JS [YtST1/\JC,. 

SECTION 5: RETAINED PARCEL INFORMATION 

Part No. On Sketch: 4- 
DESCRIPTION OF PARCEL TO BE RETAINED (in metric units) 
Frontage: I Depth: / / /J;. Ri-m j Area: bl.JO .tf- Jt1. 2- 
Existing Use: 1 

l31AS- 1/\ft:'5 'S - St-1-1 SLE'K /y£or • l orn fh &!Ce t/r c. 
Proposed Use: 

Prs l?'tt 5TtNCj 

SECTION 6: SUBJECT LANO INFORMATION 

6.1 What is the current designation of the land in the Official Plan and the Regional Plan? 

Port Colborne Official Plan: J?u !2A-L-- 
Regional Policy Plan: Ru /2/'rL- 
6.2 What is the Zoning of the land {By-law 6575/30/18)? 

f R..- R,u /cAL- 12-ES iDFN Tl fr L -+- f!. e__ ~ 14-_ 
6.3 Date and Subject Land was acquired by the Current Owner: 

iq70' S 
6.4 Are there any existing EASMENTS OR RESTRICTIVE COVENANTS affecting the land? 

□ Yes If "Yes" describe the easement or covenant and its effect: 

ig/'No 
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6.5 MORTGAGES, Charges & Other Encumbrances: 
List the name(s) and address(es) of any mortgages, charges, or other encumbrances in respect of 
the land. 

----·-- 

----1+-LA-- - ---- ----•-· ---· •--·--·- ·- - ---- ------ 

6.6 Type of ACCESS 

□ Provincial Highway D Water Access □ Private Road 

□ Regional Road @I" Municipal Road maintained all year □ Other Public Road 

□ Right-of-Way D Municipal Road maintained seasonally 

6.7 What type of WATER SUPPLY is proposed? 

□ Publicly owned and operated piped water supply 

□ Lake 
D Well {private or communal) 
!iY' Other {specify): ~,srm,d 
6.8 What type of SEWAGE DISPOSAL is proposed? 
□ Publicly owned and operated sanitary sewage system 
~ Septic system (private or communal) 
D Other {specify): 

Pe11LA-rr 
6.9 What type of STORMWATER DISPOSAL is proposed? 

D Publicly owned and operated stormwater system 
□ Other {specify): 

/....1 I Pr 

SECTION 7 

7.1 Has the land ever been the subject of an application for approval of a PLAN OF 
SUBDIVISION or a CONSENT? 
D Yes !St' No □ Unknown 

If the answer is "Yes," please provide the following information: 

File Number: 

Decision: 

SECTION 8: ALL EXISTING, PREVIOUS AND ADJACENT USE 
OF THE LAND 

8.1 ALL EXISTING USE 

cg/' Residential 
□ Industrial 
rn/ Commercial 

D Institutional 
□ Agricultural 
□ Parkland 

□ Vacant 
□ Other (specify): 

8.2 What is the length of time the existing use(s) of the land have continued? 

Jq]DrS 
8.3 Are there any buildings or structures on the subject land? 

Yes D No 

T 
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8.4 Are any of these buildings designated under the Ontario Heritage Act? 
/ 

□ Yes Q'No □ Unknown 

8.5 Has the grading of the subject land been changed by adding earth or material? Has 
filling occurred on the subject lend? 
□ Yes !M' No D Unknown 

8.6 Has a gasoline station and/or automobile service station been located on the subject 
land or adjacent lands at any time? 
□ Yes GJ/' No □ Unknown 

8.7 Has there been petroleum or other fuel stored on the subject land or adjacent lands? 

□ Yes (]./'No □ Unknown 

8.8 Are there or have there ever been underground storage tanks or buried waste on the 
subject land or adjacent lands? 
□ Yes WNo D Unknown 

8.9 Have the lands or adjacent lands ever been used as an agricultural operation where 
pesticides have been applied to the lands? 
□ Yes 5:VNo D Unknown 

8.10 Have the lands or adjacent lands ever been used as a weapon firing range? 

□ Yes ul/f,Jo □ Unknown 

8.11 Is the nearest boundary line of the application within 500 metres (1,640 feet) of the 
boundary line of an operational/ non-operational public or private landfill or dump? 
□ Yes ~No □ Unknown 

8.12 If there are existing or previously existing buildings on the subject lands, are there any 
building materials remaining on site which are potentially hazardous to public health (e.g., 
asbestos, PC B's)? 
□ Yes fu/No □ Unknown 

8.13 If there has been industrial or commercial uses on the property, a previous use 
inventory is needed. Is a previous use inventory attached? .fEE""" /Jl,41\J/\II A/tj Bf!./ EF- 
rui'Yes D No D Unknown 

8.14 Is there reason to believe the subject lands may have been contaminated by existing or 
former uses on the site or adjacenj sites?* 
□ Yes WNo □ Unknown 

If previous use of property is industrial or commercial or if the answer was YES to any of the above, 
please attach a previous use inventory showing all former uses of the land, or if applicable, the 
land(s) adjacent to the land. 

*Possible uses that can cause contamination include operation of electrical transformer stations, disposal of 
waste minerals, raw material storage, and residues left in containers, maintenance activities, and spills. Some 
commercial properties such as gasoline stations, automotive repair garages, and dry-cleaning plants have 
similar potential. Any industrial use can result in potential contamination. The longer a property is under 
industrial or similar use, the greater the potential for site contamination. Also, a series of different industrial or 
similar uses upon a site could potentially increase the number of chemicals which are present 

ACKNO\J\/LEDGMENT CLAUSE 

I hereby acknowledge that is my responsibility to ensure that I am in compliance with all applicable 
laws, regulations and standards pertaining to contaminated sites. I further acknowledge that the City 
of Port Colborne is not responsible for the identification and / or remediation of contaminated sites, 
and I agree, whether in (or as a result of) any action or proceeding for environmental clean-up of any 
damage or otherwise, I will not sue or make claim whatsoever against the City of Port Colborne, its 
officers, officials, employees or agents for or in respect of any loss, damage, injury or costs. 

X 12 ~ c__ a._ I 2.S 
Date / 

Oe c_ 1/ ;;;,< 
pee:· 'f / ~s- 
f) cc . '7 ; :i. 5" ~~ ~ 7 .- £ 6 
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NIAGARA PENINSULA CONSERVATION AUTHORITY 

Pre-Screening Criteria 

9.1 ls there land on the property identified in the Official Plan and/ or Zoning By-law as 
"hazard lands"? 

/ 

□ Yes 19""'No □ Unknown 

9.2 ls there a watercourse or municipal drain on the property or within 15 metres of the 
property? 

□ Yes Q/No □ Unknown 

9.3 ls the property located on or within 30 metres of the Lake Erie shoreline? 

□ Yes ~No □ Unknown 

9.4 Is there a valley slope on the property? 

□ Yes Q/No □ Unknown 

9.5 ls there known localized flooding or a marsh / bog area on or within 30 metres of the 
property? 

D Yes Q/No □ Unknown 

9.6 Is the property on a Regional Road? - 
D Yes ~No D Unknown 
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AUTHORIZATIONS 

SIGNATURE OF APPLICANT(S) 

X bt(l_PAyyQR/2 l\ l~ 
Date 

X cf:Ca& 
Signature of Applicant(s) 

Please note: If the applicant is not the owner of the subject land or there is more than 
one owner, written authorization of the owner(s) is required (Complete 
Form 1) indicating that the applicant is authorized to make application. 

I/We L,-n4,sa 'I {i:Lv I . 
Of the City/Town/Township of Eizy-f Fv, e__ 
In the County/District/Regional Municipality of Nr1Ja r..g, 

solemnly declare that all the statements contained in this application are true, and I/we make this 
solemn declaration conscientiously believing it to be true, and knowing that it is of the same force and 
effect as if made under oath and by virtue of the Canada Evidence Act. 

DECLARED before me at the 

-~CMJ"' s\t\, ? o t of W qi D :£ \:f e., +- 
1 n the 09ion of (\)tg:3etr£A 
This I day of · DeCe-Vl-1 \oer 
20 ·u:;_ 
A Commissioner, etc. 

i TO BE SIGNED IN THE PRESENCE OF A 
COMMISIONER FOR TAKING AFFIDAVITS 

X ~~s. J. Ivins 
Township of Wainfleet 

i;om\lli~sioner pursuant to 
Sign~ture of applicag~8flc5i>~~2?(1 ft~~tf1)(!9¥e. 1990 

Personal information collected on this application will become part of a public record. Any questions 
regarding this collection should be directed to the City Clerk at 66 Charlotte Street, Port Colborne, 
Ontario L3K 3C8 (905) 835-2900 Ext. 106. 
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. POSTING OF PUBLIC HEARING SIGN 

A public hearing sign is required to be posted by all applicants or agents on each property under 
application. A sign will be made available to you after review of your application, and you are required 
to post each sign in a prominent location on the subject property. The sign should be placed so that it 
is legible from the roadway. 

Each sign must remain posted a minimum of 14 days prior to the hearing, until the day following the 
hearing. Should a sign go missing or become damaged or illegible please contact the Secretary­ 
Treasurer as soon as possible to request a replacement sign. Failure to post the sign as required may 
result in deferral of you application(s). 

*Please note that an affidavit must also be signed and commissioned in the presence of a 
Commissioner of Oaths. This can be done at City Hall AFTER the signs have been posted.* 

·1ER!(_v SHrst€'R. tc,v SH-ist/£. J'ftrJDi2fl SH-1r1..Ef- 
" I I 

I/We .JHEERV cYl-h,[lrr I c/oANNE 1<:::t+tSl€f?_. am/are the 
owner(s) of the land subject to this application for Consent and I/We agree to post the required 
sign(s) a minimum of 14 days prior to the hearing and will remain posted, and replaced, if necessary, 
until the day following the hearing. 

X cJA X 
S. 7. - f 1gnature o Owner/Agent 

~~~ 

~ 

~ 

Dec_.. C\; 2-s 
7 o~C-- °'-1-z. .. .s 

Dc=-L ?/ fl< 
~ 9 /-2..~ 

X 1:::, cc. °' ; ~s/S 

Date 

Signature of Owner/Agent Date 

PERMISSION TO ENTER 

TERR...'/ Jt+tSLrr, kev SH1S'lrt!, Stn,Jot:A SHtsLce., 
I/We . r&a1<.y ,.Sttl fll::.7e., cl/JIWN E SHtSic-L am/are the 
owner(s) of the land subject to this application for Consent and I/We authorize the members of the 
Committee of Adjustment and the City of Port Colborne Planning Staff to enter onto the property for 
the purpose of evaluating the merits of the application(s). 

*Please note that the Committee should not be contacted by members of the public. Any 
comments, questions or concerns should be addressed through the Planning Division.* 

XJ.Ji 
Si~fe of Owner 

~~~ 

4f 

X ~ec...-C\[L'.::) 
Date 

~-- 
·i)-e e.. q / (__ '.:> 

O'=-~ e;/:;.S­ 
~-c_ 9/~ 
D~,.- o/ /:?_S- 
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X X 
Signature of Owner Date 

AUTHORIZATION FOR AGENT/ SOLICITOR (IF APPLICABLE) 

If the application is not the owner of the lane that is subject to this application for Consent, the 
authorization set out below must be completed by the owner(s). All registered owners must complete 
authorization form for it to be valid. 

Please Note: If the registered owner is a corporation, in addition to the signatures of the authorized 
signing officers, the corporate seal must be affixed. 

Where the Owner is without a spouse, common-law or legpally married, the Owner is required to sign 
once. Where the spouse of the Owner is not an owner, the spouse is required to sign. Spouse shall 
include a common-law spouse as defined within the Family Law Reform Act. 

TER.tell SfhSLE'R._ J k~ SH-tflf:""e, SrtrvDM Sl+-1:.flPe__ 

I/We · S ftER!f.. Y . 1-;-/1,f ll:X:., Jor]rJN E . JfttS LEf::... am/are the 
owner(s) of the land that is subject to this application for Consent and I/We hereby authorize 

l,..,t NDf;ftt./ enei: as my/our agent for the purposes of 
submitting an application(s) to the Committee of Adjustment for a Consent. 

XJJ!!t_ 
Siq-?atu?e of Owner 

X :O-e<L- cites 
Date 

¾5-~ 
~#~ 
~~ 

~-~~ 

{),e_Q._~(25 
oc~ ~ I c:2~-­ 
~ ?-/..2-s 

X f::> c- c__ ? I 2-s- 
Date 

X q41;2 X IJ&.:-- ~; ;Jv~-- 
Signature of Agent Date 
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SUGGESTION TO THE APPLICANT 

Notice of your application is required for several agencies. All written responses will be considered before 
reaching a decision on your application. 

Although you are under no obligation to do so, we suggest that you discuss your intentions with the 
appropriate agencies from the list below, before submitting an application. This pre-consultation could 
provide you with information about the City of Port Colborne Official Plan, the minimum requirements and 
permitted uses of Zoning By-law 6575/30/18, the Regional Policy Plan, the concerns of various Provincial 
Ministries, and other relevant information which may have a direct effect upon the final decision on your 
application. 

1. Port Colborne Planning and Development Department 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
General Planning Department 
(905) 835-2900, Ext. 286 
Information on the Port Colborne Official Plan and Zoning Bylaw 

2. Port Colborne Planning and Development Department 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
Engineering Technologist 
(905) 835-2900, Ext. 226 
Information on Servicing, Lot Grading and Drainage 

3. Port Colborne Building Division 
66 Charlotte Street, Port Colborne, Ontario L3K 3C8 
Building Clerk 
(905) 835-2900, Ext 229 
Information about the Building Code 

4. Region of Niagara Public Works Department 
Planning and Development Department 
1815 Sir Isaac Brock Way, Thorold, Ontario L2V 4T7 
(905) 980-6000, Ext. 3727 
Information about the Regional Policy Plan, Agriculture, Public Works & Regional Health, and for 
concerns regarding Provincial Policy and Ministry responsibilities 

5. The Niagara Peninsula Conservation Authority 
250 Thorold Road West, Welland, Ontario L3C 3W2 
Watershed Planner 
(905) 788-3135, Ext 272 
For information about lands which may be zoned as "Hazard" in the local zoning by 
law, lands adjacent to watercourses, Lake Erie or flood plains 

6. Ministry of Transportation of Ontario 
Corridor Management Section 
159 Sir William Hearst Ave, 7th Floor, Toronto, Ontario M3M 1 J8 
For information about sight plan applications for lands fronting onto provincial highways 

7. Ministry of Transportation of Ontario 
Corridor Management Section 
1201 Wilson Avenue, Bldg D, 7th Floor, Downsview, ON, M3M 1J8 
1-866-636-0663 
For information about official plan amendments, consents, re-zonings, and other inquiries for lands 
fronting onto provincial highways 

8. Ministry of Municipal Affairs and Housing. Provincial Policy Statement (PPS) available for download 
11 
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(On-line) at: http://www.mah.gov.on.ca 
Under "Your Ministry" - Land Use Planning - Provincial Policy Statement 

12 
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IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 4 Part Lot 22, in the City of Port Colborne, 
located in the Rural (RU) zone, municipally known as 3947 Snider Road; 
 

AND IN THE MATTER OF AN APPLICATION by the agent Jim Frank, on behalf of the owner, Gregory Gamm, for 
consent to sever for the purpose of creating a new residential lot. The subject parcels are shown as Parts 1 and 
2 on the proposed sketch, where Part 1 is to be severed for an existing residential use, and Part 2 is to be retained 
for a future residential use.  A sketch of the subject lands is shown on the reverse side of this notice. A higher 
resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 

    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B01-26-PC 

Subject Lands:  

3947 Snider 

Road 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer. 

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16th, 2025                                          Secretary-Treasurer 

SKETCH 
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Development and Government Relations Department 

Planning Division Report 

January 9, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B01-26-PC 
 Concession 4 Part Lot 22, Geographic Township of Humberstone in the City 

of Port Colborne (3947 Snider Road) 
Agent: Jim Frank, JAM Engineering and Construction Inc. 
Owner: Gregory Gamm 

 
Proposal 
The purpose of this application is to permit 
the severance of the parcel at 3947 Snider 
Road, for the purpose of creating a new lot, 
as illustrated in the provided figures and 
described below:  
 

 Part 1 is proposed to be severed, 
with a lot frontage of 622.24 metres 
and a lot area of 6.34 hectares. 

 Part 2 is proposed to be retained, 
with a lot frontage of 178.72 metres 
and a lot area of 1.47 hectares. 

 There is a related consent application 
for the adjacent lands at 737 Forkes 
Road (B02-26-PC) 

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 

Figure 1 (above): Subject Lands 
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Figure 2 (above): Proposed severance sketch 
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Surrounding Land Uses and Zoning 

The Subject Lands are located outside of the Urban Area and are zoned Rural (RU) and 

Environmental Protection (EP). Parcels surrounding the Subject Lands are and include 

rural residential dwellings and natural environmental features. The future Asahi Kasei 

battery separator plant is located further north of the Subject Lands. Figure 3 shows the 

zoning of the subject and surrounding lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

As shown on Schedule A2 of Zoning By-law 6575/30/18 and Schedule B of The City of 
Port Colborne Official Plan, an environmental protection area is present on the rear 
portion of Subject Lands. Schedule B1 of the Official Plan identifies this as Provincially 
Significant Wetland. This feature is wholly on Part 1. 
 
Schedule B1 of the City of Port Colborne Official Plan also shows a Stream traversing 
through the Subject Lands, all of which would be located wholly on Part 1. 
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Public Comments 

Notice was circulated on December 16, 2025, to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. As of the date of writing this report, no 
comments from the public have been received. 

Agency Comments 

Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of the date of writing this report, the following 
comments have been received.  
 

Commenter Comments Planning Staff 
Response 

Drainage 
Superintendent 
 

The parcel is within 
the watershed of the Lyons Creek 
Municipal Drain. Any alterations 
to existing parcels through 
consent application will require a 
drainage reapportionment 
agreement. That can be 
completed by the Drainage 
Superintendent or by an 
approved drainage engineer. The 
cost of the city completing the 
agreement is $118.00 per parcel. 
If the applicant chooses to have 
an engineer complete the 
agreement, the cost will be paid 
entirely by the applicant. For any 
questions on this process, please 
contact the Drainage 
Superintendent. 
Please note that the sketch 
prepared for consent application 
illustrates a creek. That creek is 
the Lyons Creek Municipal Drain 
East Branch. For future 
development, as per the planning 
law, there is a 10 m set back from 
top of bank of all municipal drains 
for any structures. 

This has been included 
as a condition of consent 
(Condition 4). 

Fire Department 
 

No objections. Noted. 

Engineering 
Technologist 
 

A sight triangle distance of 6m be 
conveyed to the City for Part 2 
(Corner Lot).  

This has been included 
as a condition of consent 
(Condition 3 a). 
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Niagara Peninsula 
Conservation 
Authority 

No comments. Noted. 

Region of Niagara At the time of writing this report, 
comments have not been 
received by the Niagara Region. 

N/A. 

 
Discussion 

Consent application B01-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
 
Provincial Planning Statement (PPS) 
 
Based on the policies and definitions in the PPS, the Subject Lands are considered to be 
rural lands. Policies for rural lands in municipalities are contained in Section 2.6 of the 
PPS. In accordance with Policy 2.6.1 c) of the PPS, residential development, including lot 
creation, where site conditions are suitable for the provisions of appropriate sewage and 
water services. Further policies of Section 2.6 promote development that is appropriate 
to the infrastructure that is planned or available; and, can be sustained by rural service 
levels. An existing dwelling is located on Part 2, while Part 1 will become a newly created 
lot. Part 2 is already serviced by a private sewage and water system. Both the severed 
retained parcels meet the lot size requirements established for private services. There is 
no development proposal for Part 1 at this time. Should future development occur on Part 
1, it would need to be serviced adequately by a private sewage and water system. 
 
In accordance with Policy 2.6.5, new land uses, including the creation of lots, and new or 
expanding livestock facilities, shall comply with the minimum distance separation 
formulae. Based on staff’s review, there are no livestock facilities within 1,000 metres of 
the Subject Lands. 
 
Section 4.1 of the PPS provides guidance with respect to natural heritage and states that 
natural features and areas shall be protected for the long term. As noted previously, 
environmental features, which include a Provincially Significant Wetland and a stream, 
are located wholly on Part 1 of the Subject Lands. There is no development proposed as 
part of this consent application, however, if development occurs on Part 1 in the future, 
appropriate environmental studies would need to be completed and buffers would need 
to be provided to protect these features. 
 
Section 4.6 of the PPS provides direction for the conservation of significant cultural 
heritage and archaeological resources. Development and site alteration are not permitted 
on lands containing archaeological resources or areas of archaeological potential, unless 
archaeological resources have been conserved. The creation of a new lot is considered 
development. The Niagara Region Official Plan (NOP) includes an operative schedule 
that identifies areas of archaeoloigcal potential (Schedule K). The Subject Lands are 
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located within an area of identified archaeoloigcal potential. To address this, staff are 
recommending that the applicant complete the necessary works to obtain archaeological 
clearance from the Ministry of Citizenship and Multiculturalism (MCM) as a condition of 
consent. 
 
Based on this analysis, staff are satisfied that the proposed consent is consistent with the 
direction set out in the PPS. 
 

Niagara Official Plan (NOP) 

 
The Niagara Official Plan (NOP) provides the long-term land use planning framework for 
development across the Niagara Region, including the City of Port Colborne. As a result 
of the passing of Bill 185, the NOP is deemed to be a local Official Plan for Planning Act 
applications. The NOP designates the Subject Lands as follows: 
 

 Rural Lands, in accordance with Schedule F- Agricultural Land Base; and, 

 Area of Archaeological Potential, in accordance with Schedule K- Areas of 
Archaeological Potential. 

 
Policies for residential lot creation on rural lands is set out in Policy 4.1.4.2 of the NOP. A 
summary of the criteria and an assessment of compliance is provided in the table below: 
 

NOP Policy 4.1.4.2 Criteria Assessment Summary 

a. the size of any new lot shall be an 
area of 0.4 hectares except to the 
extent of any additional area 
deemed necessary to support an 
on-site private water supply and 
long-term operation of a private 
sewage disposal system as 
determined by Provincial and 
Regional requirements 

Both the severed and retained parcels 
meet this requirement. As noted 
elsewhere, the existing dwelling on Part 2 
is already supported by on-site private 
water and septic systems. There is no 
development proposal for Part 1 at this 
time. Should future development occur on 
Part 1, it would need to be serviced 
adequately by a private sewage and water 
system. 

b. any new lot has an adequate 
groundwater or other water supply, 
in compliance with Provincial 
requirements 

This would be subject to Regional review 
at the time of any proposed development. 

c. any new lot has sufficient frontage 
on an existing publiclymaintained 
road 

Sufficient frontage is provided for both the 
severed and retained parcels. 

d. where possible, joint use should be 
made of the existing road access 
to the farm operation 

Not applicable. 

e. road access to any new lot does 
not create a traffic hazard because 

A sight triangle is being requested at 
Forkes Road and Snider Road. This has 
been included as a condition of consent. 
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of limited sight lines on curves or 
grades or proximity to intersections 

f. proposed lots shall be located and 
configured to minimize impacts on 
surrounding farming operations 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 

 
Based on the analysis above, the proposed consent application conforms to the NOP. 
 
City of Port Colborne Official Plan (OP) 
 
The City of Port Colborne OP designates the Subject Lands as Rural Lands, in 
accordance with Schedule A: City-Wide Land Use. As noted previously, Schedule B1 of 
the Official Plan also shows a stream traversing the Subject Lands and a Provincially 
Significant Wetland, both of which are situated wholly within Part 1. 
 
Policies for lands within the Rural designation are contained in Section 3.4 of the OP. In 
accordance with the Preamble, the predominant uses for lands designated Rural shall 
include, but not be limited to; land uses permitted in the Agricultural designation; single-
detached residential; natural heritage areas; parks and public open spaces; golf courses, 
conservation clubs, off-road trails and onroad bicycle routes; veterinary establishments; 
commercial or industrial uses that serve or directly relate to agriculture and cannot be 
located in a Hamlet such as a nursery or farm produce sales establishment, research 
station, farm machinery sales or repair depot, roads maintenance depot, feed or saw mill 
and fertilizer or seed depot; and activities normally found in close proximity to a lakeshore 
area including docks, accessory boat storage buildings, navigation facilities and erosion 
control measures. 
 
Policy 3.4.2 a) i) through iv) provide guidance for intensification and infill in the Rural area, 
while Policy 3.4.4 establishes the framework for consents to sever in the Rural area. A 
summary of the criteria and an assessment of compliance with the applicable policies is 
provided in the table below: 
 

Policy Criteria Assessment Summary 

A maximum of three lots are created on 
each property in existence as of June 16, 
2006 (3.4.4 a) i)) 

One new lot is being created. 

The proposed lots are designed to retain 
natural feature and vegetation (3.4.4 a) ii)) 

Natural features are located wholly within 
Part 1. 

Each new lot shall be approximately 0.4 
hectares, unless additional land area is 
required to support a well and a septic 
system, and protect surface and ground 
water features (3.4.4 a) iii)) 

Both the severed and retained lots exceed 
the minimum lot area requirement. 
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The new lot does not contribute to the 
extension or expansion of strip 
development (3.4.4 c) ii)) 

The new lot does not contribute to strip 
development. 

The new lot is located on an opened and 
maintained public road (3.4.4 c) iii)) 

The new lot is located on an opened and 
maintained public road. 

The feasibility of sustainable private 
services is demonstrated through 
appropriate technical studies (3.4.4. c) iv)) 

At this time, it is our understanding that the 
applicant is not looking to develop the land 
for any use. Feasibility for servicing, based 
on the future intended use, will need to be 
demonstrated through subsequent 
development approvals processes and 
would be subject to Regional review. 

The lot is suitable in terms of topography, 
soils, drainage, erosion, lot size and shape 
for the use proposed (3.4.4 c) v)) 

The lot is considered to be suitable in this 
regard. 

Road access to the new lot does not 
create a traffic hazard because of limited 
sight lines on corners, or grades, or 
proximity to intersections (3.4.4 c) vi)) 

The provision of a sight triangle is included 
as a condition of consent to address sight 
lines at the corner of Snider and Forkes 
Roads. 

The proposed use will be compatible with 
surrounding uses (3.4.4 c) vii)) 

At this time, it is our understanding that the 
applicant is not looking to develop the land 
for any use. Any future development on 
the new lot would be required to meet the 
applicable provisions of the Zoning By-law 
and the Rural Zone specifically. 

The new lot shall meet the minimum 
distance separation formulae (3.4.4 c) ix)) 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 

The new lot for residential purposes, as 
permitted by Section 3.4.4 must be 
separated from existing livestock 
operations by the distance determined by 
the minimum distance separation formulae 
(3.4.4 c) x)) 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 
 
Access, servicing, and the relationship of 
the lots to agricultural operations remain 
consistent with the intent of the Rural 
designation.  

For agriculture-related uses and other 
rural uses, a maximum of three new non-
residential lots are created on the property 
being severed (3.4.4 c) xi)) 

One new lot is being created. 

Based on the analysis above, the proposed consent application conforms to the City’s 
OP. 
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City of Port Colborne Zoning By-law 6575/30/18 

The Subject Lands are Zoned Rural (RU) in accordance with the Zoning By-law. The 
requested consent application will enable future development of the created lot. The 
following uses would be permitted on the lot, based on Section 15.2 of the Zoning By-law: 
Accessory Agricultural Activities; Agricultue Use; Agri-tourism and Value Added Uses; 
Cannabis Production Facility; Conservation uses; Dwelling, detached existing at the date 
of the passing of this By-law as a principal use on a new lot; Dwelling, detached as a 
principal use on an existing lot of record; Kennel; and, Uses, structures and buildings 
accessory thereto. 

The proposed severance will leave the following dimensions: 

 Part 1: a lot frontage of 622.24 metres and a lot area of 6.34 hectares. 

 Part 2: a lot frontage of 178.72 metres and a lot area of 1.47 hectares. 
 
The RU Zone requires minimum lot frontages and lot areas. The minimum lot frontage is 
typically 30 metres; however, some permitted uses require a minimum lot frontage of 75 
metres. In any case, the frontage requirements are met. The minimum lot area is 
typically .4 hectares, however some permitted uses require a larger area (kennels, 
cannabis production facility). The lot area for an existing dwelling is met on Part 2, while 
the lot area of Part 1 would meet the lot area requirements for all permitted uses in the 
RU zone. 

Recommendation: 

That consent application B0-26-PC be granted subject to the following conditions: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent.  
 

2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 
Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 

 
3. That, prior to depositing the reference plan, the following amendments are made 

to the satisfaction of City staff: 
 

a. An 3.5-metre by 3.5-metre sight triangle is included, at the intersection of 
Forkes Road and Snider Road from Part 2, is included for conveyance to 
the City of Port Colborne.  
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4. That a drainage apportionment agreement be completed by the City's Drainage 
Superintendent or by an approved engineer at the cost of the applicant. A copy of 
the deposited plan must be delivered to the Drainage Superintendent through the 
planning department for the apportionment agreement to be completed. 

 
5. That the applicant shall undertake an archaeological assessment and obtain 

archaeological clearance from the Ministry of Citizenship and Multiculturalism 
(MCM). 
 

6. That a final certification fee of $400 per application, payable to the City of Port 
Colborne, is submitted to the Secretary-Treasurer. 
 

7. That all conditions of consent be completed by January 14, 2028. 
 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 

the Niagara Official Plan and the City of Port Colborne Official Plan; and, complies 

with the provisions of Zoning By-law 6575/30/18, as amended. 

 
Respectfully submitted, 

Kelly Martel 

Planning Manager 
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IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 4 Part Lot 22 on RP59R9019 Part 1, in the City 
of Port Colborne, located in the Rural (RU) zone, municipally known as 737 Forkes Road;  
 

AND IN THE MATTER OF AN APPLICATION by the agent Jim Frank, on behalf of the owners, Peggy and Troy 
Robbins, for consent to sever for the purpose of creating a new residential lot. The subject parcels are shown as 
Parts 3 and 4 on the proposed sketch, where Part 3 is to be severed for an existing residential use, and Part 4 is 
to be retained a future residential use.  A sketch of the subject lands is shown on the reverse side of this notice. 
A higher resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 

    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B02-26-PC 

Subject Lands:  

737 Forkes 

Road 

Page 72 of 186



Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16, 2025                                            Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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Development and Government Relations Department 

Planning Division Report 

January 9, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B02-26-PC 
 Concession 4 Part Lot 22, Part 1 of Plan 59R018 Geographic Township of 

Humberstone in the City of Port Colborne (737 Forkes Road) 
Agent: Jim Frank, JAM Engineering and Construction Inc. 
Owner: Tory Robins and Peggy Robins 

 
Proposal 
The purpose of this application is to permit the 
severance of the parcel at 737 Forkes Road, 
for the purpose of creating a new lot, as 
illustrated in the provided figures and 
described below:  
 

 Part 3 is proposed to be severed, with 
a lot frontage of 46.5 metres and a lot 
area of 7.48 hectares. 

 Part 4 is proposed to be retained, with 
a lot frontage of 54.86 metres and a lot 
area of .61 hectares. 

 There is a related consent application 
for the adjacent lands at 3947 Snider 
Road (B01-26-PC) 

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 

Figure 1 (above): Subject Lands 
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Figure 2 (above): Proposed severance sketch 
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Surrounding Land Uses and Zoning 

The Subject Lands are located outside of the Urban Area and are zoned Rural (RU) and 

Environmental Protection (EP). Parcels surrounding the Subject Lands are and include 

rural residential dwellings and natural environmental features. The future Asahi Kasei 

battery separator plant is located further north of the Subject Lands. Figure 3 shows the 

zoning of the subject and surrounding lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

As shown on Schedule A2 of Zoning By-law 6575/30/18 and Schedule B of The City of 
Port Colborne Official Plan, an environmental protection area is present on the rear 
portion of Subject Lands. Schedule B1 of the Official Plan identifies this as Provincially 
Significant Wetland. This feature is wholly on Part 3. 
 
Schedule B1 of the City of Port Colborne Official Plan also shows a Stream traversing 
through the Subject Lands, all of which would be located wholly on Part 3. 
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Public Comments 

Notice was circulated on December 16, 2025 to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. As of the date of writing this report, no 
comments from the public have been received. 

Agency Comments 

Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of the date of writing this report, the following 
comments have been received.  
 

Commenter Comments Planning Staff 
Response 

Drainage 
Superintendent 
 

The parcel is within 
the watershed of the Lyons Creek 
Municipal Drain. Any alterations 
to existing parcels through 
consent application will require a 
drainage reapportionment 
agreement. That can be 
completed by the Drainage 
Superintendent or by an 
approved drainage engineer. The 
cost of the city completing the 
agreement is $118.00 per parcel. 
If the applicant chooses to have 
an engineer complete the 
agreement, the cost will be paid 
entirely by the applicant. For any 
questions on this process, please 
contact the Drainage 
Superintendent. 
Please note that the sketch 
prepared for consent application 
illustrates a creek. That creek is 
the Lyons Creek Municipal Drain 
East Branch. For future 
development, as per the planning 
law, there is a 10 m set back from 
top of bank of all municipal drains 
for any structures 

This has been included 
as a condition of consent 
(Condition 4) 

Fire Department 
 

No objections Noted 
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Engineering 
Technologist 
 

Development Engineering has no 
comments for this Consent 
(Severance) application. 
 

Noted 

Niagara Peninsula 
Conservation 
Authority 

No comments Noted 

Region of Niagara At the time of writing this report, 
comments have not been 
received by the Niagara Region 

N/A 

 
Discussion 

Consent application B01-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
 
Provincial Planning Statement (PPS) 
 
Based on the policies and definitions in the PPS, the Subject Lands are conidered to be 
rural lands. Policies for rural lands in municipalities are contained in Section 2.6 of the 
PPS. In accordance with Policy 2.6.1 c) of the PPS, residential development, including lot 
creation, where site conditions are suitable for the provisions of appropriate sewage and 
water services. Further policies of Section 2.6 promote development that is appropriate 
to the infrastructure that is planned or available; and, can be sustained by rural service 
levels. An existing dwelling is located on Part 4, while Part 3 will become a newly created 
lot. Part 4 is already serviced by a private sewage and water system. Both the severed 
retained parcels meet the lot size requirements established for private services There is 
no development proposal for Part 3 at this time. Should future development occur on Part 
3, it would need to be serviced adequately by a private sewage and water system. 
 
In accordance with Policy 2.6.5, new land uses, including the creation of lots, and new or 
expanding livestock facilities, shall comply with the minimum distance separation 
formulae. Based on staff’s review, there are no livestock facilities within 1,000 metres of 
the Subject Lands. 
 
Section 4.1 of the PPS provides guidance with respect to natural heritage and states that 
natural features and areas shall be protected for the long term. As noted previously, 
environmental features, which include a Provincially Significant Wetland and a stream, 
are located wholly on Part 3 of the Subject Lands. There is no development proposed as 
part of this consent application, however, if development occurs on Part 3 in the future, 
appropriate environmental studies would need to be completed and buffers would need 
to be provided to protect these features. 
 
Section 4.6 of the PPS provides direction for the conservation of significant cultural 
heritage and archaeological resources. Development and site alteration are not permitted 
on lands containing archaeological resources or areas of archaeological potential, unless 
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archaeological resources have been conserved. The creation of a new lot is considered 
development. The Niagara Region Official Plan (NOP) includes an operative schedule 
that identifies areas of archaeoloigcal potential (Schedule K). The Subject Lands are 
located within an area of identified archaeoloigcal potential. To address this, staff are 
recommending that the applicant complete the necessary works to obtain archaeological 
clearance from the Ministry of Citizenship and Multiculturalism (MCM) as a condition of 
consent. 
 
Based on this analysis, staff are satisfied that the proposed consent is consistent with the 
direction set out in the PPS. 
 

Niagara Official Plan (NOP) 

 
The Niagara Official Plan (NOP) provides the long-term land use planning framework for 
development across the Niagara Region, including the City of Port Colborne. As a result 
of the passing of Bill 185, the NOP is deemed to be a local Official Plan for Planning Act 
applications. The NOP designates the Subject Lands as follows: 
 

 Rural Lands, in accordance with Schedule F- Agricultural Land Base; and, 

 Area of Archaeological Potential, in accordance with Schedule K- Areas of 
Archaeological Potential. 

 
Policies for residential lot creation on rural lands is set out in Policy 4.1.4.2 of the NOP. A 
summary of the criteria and an assessment of compliance is provided in the table below: 
 

NOP Policy 4.1.4.2 Criteria Assessment Summary 

a. the size of any new lot shall be an 
area of 0.4 hectares except to the 
extent of any additional area 
deemed necessary to support an 
on-site private water supply and 
long-term operation of a private 
sewage disposal system as 
determined by Provincial and 
Regional requirements 

Both the severed and retained parcels 
meet this requirement. As noted 
elsewhere, the existing dwelling on Part 4 
is already supported by on-site private 
water and septic systems. There is no 
development proposal for Part 3 at this 
time. Should future development occur on 
Part 3, it would need to be serviced 
adequately by a private sewage and water 
system. 

b. any new lot has an adequate 
groundwater or other water supply, 
in compliance with Provincial 
requirements 

This would be subject to Regional review 
at the time of any proposed development. 

c. any new lot has sufficient frontage 
on an existing publiclymaintained 
road 

Sufficient frontage is provided for both the 
severed and retained parcels. 

d. where possible, joint use should be 
made of the existing road access 
to the farm operation 

Not applicable. 
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e. road access to any new lot does 
not create a traffic hazard because 
of limited sight lines on curves or 
grades or proximity to intersections 

No traffic hazards have been identified by 
municipal engineering staff 

f. proposed lots shall be located and 
configured to minimize impacts on 
surrounding farming operations 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 

 
Based on the analysis above, the proposed consent application conforms to the NOP. 
 
City of Port Colborne Official Plan (OP) 
 
The City of Port Colborne OP designates the Subject Lands as Rural Lands, in 
accordance with Schedule A: City-Wide Land Use. As noted previously, Schedule B1 of 
the Official Plan also shows a stream traversing the Subject Lands and a Provincially 
Significant Wetland, both of which are situated wholly within Part 3. 
 
Policies for lands within the Rural designation are contained in Section 3.4 of the OP. In 
accordance with the Preamble, the predominant uses for lands designated Rural shall 
include, but not be limited to; land uses permitted in the Agricultural designation; single-
detached residential; natural heritage areas; parks and public open spaces; golf courses, 
conservation clubs, off-road trails and onroad bicycle routes; veterinary establishments; 
commercial or industrial uses that serve or directly relate to agriculture and cannot be 
located in a Hamlet such as a nursery or farm produce sales establishment, research 
station, farm machinery sales or repair depot, roads maintenance depot, feed or saw mill 
and fertilizer or seed depot; and activities normally found in close proximity to a lakeshore 
area including docks, accessory boat storage buildings, navigation facilities and erosion 
control measures. 
 
Policy 3.4.2 a) i) through iv) provide guidance for intensification and infill in the Rural area, 
while Policy 3.4.4 establishes the framework for consents to sever in the Rural area. A 
summary of the criteria and an assessment of compliance with the applicable policies is 
provided in the table below: 
 

Policy Criteria Assessment Summary 

A maximum of three lots are created on 
each property in existence as of June 16, 
2006 (3.4.4 a) i)) 

One new lot is being created. 

The proposed lots are designed to retain 
natural feature and vegetation (3.4.4 a) ii)) 

Natural features are located wholly within 
Part 3. 

Each new lot shall be approximately 0.4 
hectares, unless additional land area is 
required to support a well and a septic 

Both the severed and retained lots exceed 
the minimum lot area requirement. 
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system, and protect surface and ground 
water features (3.4.4 a) iii)) 

The new lot does not contribute to the 
extension or expansion of strip 
development (3.4.4 c) ii)) 

The new lot does not contribute to strip 
development. 

The new lot is located on an opened and 
maintained public road (3.4.4 c) iii)) 

The new lot is located on an opened and 
maintained public road. 

The feasibility of sustainable private 
services is demonstrated through 
appropriate technical studies (3.4.4. c) iv)) 

At this time, it is our understanding that the 
applicant is not looking to develop the land 
for any use. Feasibility for servicing, based 
on the future intended use, will need to be 
demonstrated through subsequent 
development approvals processes and 
would be subject to Regional review. 

The lot is suitable in terms of topography, 
soils, drainage, erosion, lot size and shape 
for the use proposed (3.4.4 c) v)) 

The lot is considered to be suitable in this 
regard. 

Road access to the new lot does not 
create a traffic hazard because of limited 
sight lines on corners, or grades, or 
proximity to intersections (3.4.4 c) vi)) 

No traffic hazards have been identified by 
municipal engineering staff. 

The proposed use will be compatible with 
surrounding uses (3.4.4 c) vii)) 

At this time, it is our understanding that the 
applicant is not looking to develop the land 
for any use. Any future development on 
the new lot would be required to meet the 
applicable provisions of the Zoning By-law 
and the Rural Zone specifically. 

The new lot shall meet the minimum 
distance separation formulae (3.4.4 c) ix)) 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 

The new lot for residential purposes, as 
permitted by Section 3.4.4 must be 
separated from existing livestock 
operations by the distance determined by 
the minimum distance separation formulae 
(3.4.4 c) x)) 

Based on staff’s review, there are no 
active farming operations surrounding the 
Subject Lands and there are no livestock 
facilities within 1,000 metres of the Subject 
Lands. 
 
Access, servicing, and the relationship of 
the lots to agricultural operations remain 
consistent with the intent of the Rural 
designation.  

For agriculture-related uses and other 
rural uses, a maximum of three new non-
residential lots are created on the property 
being severed (3.4.4 c) xi)) 

One new lot is being created. 
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Based on the analysis above, the proposed consent application conforms to the City’s 
OP. 
 
City of Port Colborne Zoning By-law 6575/30/18 

The Subject Lands are Zoned Rural (RU) in accordance with the Zoning By-law. The 
requested consent application will enable future development of the created lot. The 
following uses would be permitted on the lot, based on Section 15.2 of the Zoning By-law: 
Accessory Agricultural Activities; Agricultue Use; Agri-tourism and Value Added Uses; 
Cannabis Production Facility; Conservation uses; Dwelling, detached existing at the date 
of the passing of this By-law as a principal use on a new lot; Dwelling, detached as a 
principal use on an existing lot of record; Kennel; and, Uses, structures and buildings 
accessory thereto. 

The proposed severance will leave the following dimensions: 

 Part 3: a lot frontage of 46.5 metres and a lot area of 7.48 hectares. 

 Part 4: a lot frontage of 54.86 metres and a lot area of .61 hectares. 
 
The RU Zone requires minimum lot frontages and lot areas. The minimum lot frontage is 
typically 30 metres; however, some permitted uses require a minimum lot frontage of 75 
metres. If future development on Part 3 were to be for a use that requires a larger 
frontage than is provided, a variance would be required. The minimum lot area is 
typically .4 hectares, however some permitted uses require a larger area (kennels, 
cannabis production facility). The lot area for an existing dwelling is met on Part 4, while 
the lot area of Part 3 would meet the lot area requirements for all permitted uses in the 
RU zone. 

Recommendation: 

That consent application B0-26-PC be granted subject to the following conditions: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent.  
 

2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 
Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 

 
 

3. That the applicant shall undertake an archaeological assessment and obtain 
archaeological clearance from the Ministry of Citizenship and Multiculturalism 
(MCM). 
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4. That a drainage apportionment agreement be completed by the City's Drainage 

Superintendent or by an approved engineer at the cost of the applicant. A copy of 
the deposited plan must be delivered to the Drainage Superintendent through the 
planning department for the apportionment agreement to be completed. 
 

5. That a final certification fee of $400 per application, payable to the City of Port 
Colborne, is submitted to the Secretary-Treasurer. 
 

6. That all conditions of consent be completed by January 14, 2028. 
 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 

the Niagara Official Plan and the City of Port Colborne Official Plan; and, complies 

with the provisions of Zoning By-law 6575/30/18, as amended. 

 
Respectfully submitted, 

Kelly Martel 

Planning Manager 
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IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 2, Part Lot 15 on RP 59R14389, Part 2, 
formerly in the township of Humberstone, currently in the City of Port Colborne, located in the Hamlet 
Residential (HR) zone, municipally known as a vacant lot on Killaly Street East; 
 

AND IN THE MATTER OF AN APPLICATION by the agent, Joe Tomaino, on behalf of the owner, Heidi Murphy, 
for consent to sever for the purpose of creating a new residential lot. The subject parcels are shown as Parts 1 
and 2 on the proposed sketch, where Part 1 is to be retained for a future residential use, and Part 2 is to be 
created for a future residential use.  A sketch of the subject lands is shown on the reverse side of this notice. A 
higher resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 
    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B04-26-PC 

Subject Lands:  

VL Killaly Street E 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16, 2025                                            Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Concession 2, Part Lot 15 on RP 59R14389, Part 1, 
formerly in the township of Humberstone, currently in the City of Port Colborne, located in the Hamlet 
Residential (HR) zone, municipally known as a vacant lot on Killaly Street East; 
 

AND IN THE MATTER OF AN APPLICATION by the agent, Joe Tomaino, on behalf of the owner, Wesley Visser, 
for consent to sever for the purpose of creating a new residential lot. The subject parcels are shown as Parts 3 
and 4 on the proposed sketch. Part 4 as shown, is to be retained for a future residential use. Part 3 is to be 
created with the purpose of merging on title with Part 2. As concurrent application (B04-26-PC) is also being 
presented to the Committee of Adjustment for the purpose of creating Parts 1 and 2. If both applications are 
approved as requested, the total number of lots will equal 4.  A sketch of the subject lands is shown on the 
reverse side of this notice. A higher resolution PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 
    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B05-26-PC 

Subject Lands:  

VL Killaly Street E 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16, 2025                                            Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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Development and Government Relations Department 

Planning Division Report 

January 14, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B04-26-PC & B05-26-PC 

Concession 2, Part Lot 15 
VL Killaly Street East 
Agent: Joesph Tomaino, MCIP RPP Upper Canada Consultants. 
Owner: Heidi Murphy & Wes Visser 

 
Proposal 
The purpose of these applications is to seek approval for a severance to create 1 new 
lot. These applications have been made concurrently and propose to reconfigure 2 
existing lots into 3 lots, as illustrated in the provided figures and described below: 
 

 Part 1 is proposed as a 
new residential lot, with 
a lot frontage of 72.38 
metres and a lot area of 
4,278 square metres.  

 Part 4 is proposed as a 
new residential lot, with 
a lot frontage of 47.91 
metres and lot area of 
4047 square metres.  

 Part 2 is proposed to be 
severed (from Part 1), 
with a lot frontage of 
39.91 metres and a lot 
area of 2510.5 square 
metres.  

 Part 3 is proposed to be 
severed (from Part 4), 
with a lot frontage of 
6.09 metres and a lot 
area of 1553.5 square 
metres.   

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 

Figure 1 (above): Subject Lands 
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 Part 2 and Part 3 are proposed to be merged to create 1 new residential lot with 
a lot frontage of 46 metres and a lot area of 4064 square metres. 
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Surrounding Land Uses and Zoning 

The lands which are the subject of this application are located in the Gasline Hamlet. The 

subject lands are zoned Hamlet Residential (HR) parcels surrounding the subject lands 

are zoned Agriculture (A) and Hamlet Residential (HR) and include a mixture of 

residential, and agricultural uses. Figure 3 shows the zoning of the subject and 

surrounding lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

The subject lands do not contain any environmentally sensitive areas. There are no 
natural areas or features mapped within the Niagara Official Plan (NOP) or City of Port 
Colborne Official Plan (OP) on or adjacent to the Subject Lands.  
 
The NPCA has indicated that the property is located within a regulated floodplain. 
 
Public Comments 

Notice was circulated on December 16, 2025, to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. At the time of writing this report, no comments 
from the public have been received. 

Agency Comments 

Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of October 3, 2025, the following comments have 
been received.  
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Commenter Comments Planning Staff 
Response 

Drainage 
Superintendent 
 

The parcel is within the watershed 
of the Beaver Dam Municipal Drain. 
Any alterations to existing parcels 
through consent application will 
require a drainage reapportionment 
agreement. 
 
That can be completed by the 
Drainage Superintendent or by an 
approved drainage engineer. The 
cost of the city completing the 
agreement is $118.00 per parcel. If 
the applicant chooses to have an 
engineer complete the agreement, 
the cost will be paid entirely by the 
applicant. For any questions on this 
process, please contact the 
Drainage Superintendent.  
 
Please note that for future 
development, as per the planning 
bylaw, there is a 10 m set back from 
top of bank of all municipal drains 
for any structures. 

Addressed in 
Conditions of Approval 
(Condition 3) 

Fire Department 
 

No objections Noted 

Engineering 
Technologist 
 

No objections Noted 

Niagara Peninsula 
Conservation 
Authority 

NPCA has reviewed the Consent 
application to sever for the purpose 
of creating a new residential lot. The 
proposed parcels shown as Parts 1 
and 2 on the severance sketch, 
where Part 1 is to be retained for a 
future residential use, and Part 2 is 
to be created for a future residential 
use. 

 
 Please note that the subject 

property is impacted by NPCA 
regulated watercourse (Beaver 
Dam Drain) and associated 
regulated floodplain. 

Addressed in 
Conditions of Approval 
(Condition 4) 
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 The flood elevation here is 179 
CGVD28:78 

 Subject to Section to 2.4.2 of the 
NPCA Policy Document, please 
note that NPCA does not 
support lot creation in flood 
hazards. 

 NPCA will require a topographic 
survey to delineate the flood 
hazard and confirm that the 
proposed lot lines do not cross 
the floodplain. 

 
At this time, NPCA staff are not in 
the position to support the 
application for Consent B04-26-PC, 
provided until the following items 
have been addressed to the 
satisfaction of the NPCA: 
 Submission of a topographic 

survey to delineate the flood 
hazard and to demonstrate 
that that the proposed lot lines 
would not cross the floodplain. 

  
Please note that any development 
or site alterations proposed within 
NPCA regulated areas or their 
buffers will require NPCA approvals 
ahead of the commencement of the 
works on site and will require a 
formal NPCA Permit. 
 

Niagara Region Regional Infrastructure Planning 
and Development staff do not object 
to the proposed consent 
applications provided that as a 
condition of consent, Part 2 will be 
merged on title with Part 3 to create 
a residential lot with a minimum size 
of 1 acre.  

Addressed in 
Conditions of Approval 
(Condition 7) 

 
Discussion 

Consent application B04-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
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Provincial Planning Statement (PPS) 
 
Based on the policies and definitions in the PPS, the subject lands are within a settlement 
area. Section 2.5.2 suggests that rural settlement areas shall be the focus of growth and 
development and their vitality and regeneration shall be promoted. Section 3.6.4 indicates 
that individual onsite sewage services and individual on-site water services may be used 
provided that site conditions are suitable for the long-term provision of such services with 
no negative impacts. 
 
Section 4.6 of the PPS provides direction for the conservation of significant cultural 
heritage and archaeological resources. Development and site alteration are not permitted 
on lands containing archaeological resources or areas of archaeological potential, unless 
archaeological resources have been conserved. The creation of a new lot is considered 
development. The Niagara Region Official Plan (NOP) includes an operative schedule 
that identifies areas of archaeoloigcal potential (Schedule K). The Subject Lands are 
located within an area of identified archaeoloigcal potential. To address this, staff are 
recommending that the applicant complete the necessary works to obtain archaeological 
clearance from the Ministry of Citizenship and Multiculturalism (MCM) as a condition of 
consent. 
 
Staff are satisfied that the proposed severance is consistent with the PPS. The proposal 
to create a new lot within the Gasline Hamlet area supports the provincial requirement to 
direct growth and development to settlement areas.  
 

Niagara Official Plan (NOP) 

 
The Niagara Official Plan (NOP) provides the long-term land use planning framework for 
development across the Niagara Region, including the City of Port Colborne. The subject 
lands are designated as Rural Settlement in the NOP. 
 
Section 2.2.3.1 of the NOP discusses growth in rural settlement areas, further to this 
section 2.2.3.3 provides some criteria to guide development including encouraging 
residential infill development. Section 2.2.3.5 states that rural settlements will be serviced 
by sustainable private water and wastewater treatment systems. 
 
The proposed consent application conforms to the NOP. 
 
City of Port Colborne Official Plan (OP) 
 
The subject lands are designated Hamlet in accordance with Schedule A of the OP. 
Section 3.8 of the OP identifies the planned function of the Highway Commercial 
designation as follows: 
 

“The predominant uses of lands designated Hamlet shall include, but not be 
limited to; residential uses, community facilities and institutional uses; 
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existing agricultural uses; special agricultural and rural uses such as a farm 
machinery sales dealership, feed mill and saw mill, provided that the uses 
are compatible with adjacent uses; neighbourhood commercial uses such 
as a convenience store, or similar small-scale commercial uses; Natural 
Heritage features; parks; and public open spaces.” 

 
The proposed consent application is bring brought forward to facilitate the development 
of all 3 parcels for uses consistent with the OP designation; and, meets the requirements 
to sever the lands set out in the OP, subject to necessary conditions which are outlined 
in the Recommendation section of this report. 
 
City of Port Colborne Zoning By-law 6575/30/18 

The subject lands are zoned Hamlet Residential (HR) in accordance with Zoning By-law 
6575/30/18. The requested consent applications will enable all three lots to be developed 
for residential uses. Detached dwelling and their associated accessory uses are the only 
permitted residential use in the HR Zone.  

The proposed secerance will leave the following dimensions: 
 Part 1 Lot area of 4278 square metres and 72.38 metres of frontage 
 Parts 2&3 Lot area of 4064 square metres and 46 metres of frontage 
 Part 4 Lot area of 4047 square metres 47.91 metres of frontage 

The HR zone requires minimum lot frontages and lot areas. Minimum lot frontage is 45 
metres. Minimum lot area is 4000 square metres. 

The consent applications B04-26-PC and B05-26-PC proposed to create 3 lots, all of 
which meet the requirements of the HR zone. 

Recommendation: 

That consent application B04-26-PC and B05-26-PC be granted subject to the following 
conditions: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent.  
 

2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 
Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 
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3. That a drainage apportionment agreement be completed by the City's Drainage 
Superintendent or by an approved engineer at the cost of the applicant. A copy of 
the deposited plan must be delivered to the Drainage Superintendent through the 
planning department for the apportionment agreement to be completed. 
 

4. That the applicant shall complete a topographic survey to delineate the flood 
hazard and confirm that the proposed lot lines do not cross the floodplain to the 
satisfaction of the City of Port Colborne and Niagara Peninsula Conservation 
Authority. 
 

5. That the applicant shall undertake an archaeological assessment and obtain 
archaeological clearance from the Ministry of Citizenship and Multiculturalism 
(MCM). 
 

6. That the applicant’s solicitor shall provide written confirmation to the Secretary 
Treasurer of the Committee of Adjustment that under the Planning Act, the severed 
lands Part 2 will merge with the adjacent lands Part 3. 
 

7. That, immediately following the registration of the Transfer of the lot addition lands, 
the applicant/owner shall register an Application to Consolidate Parcels in order to 
include Part 2 with the abutting lands Part 3. The Secretary Treasurer shall accept, 
to their satisfaction of this condition, and Undertaking from an Ontario solicitor to 
register the Application to Consolidate Parcels within 60 days following registration 
of the Transfer of the lot addition lands. 
 

8. That a final certification fee of $400 per application, payable to the City of Port 
Colborne, is submitted to the Secretary-Treasurer. 
 

9. That all conditions of consent be completed by January 14, 2028. 
 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 

the Niagara Official Plan and the City of Port Colborne Official Plan; and, after 

conditions are cleared, will comply with the provisions of Zoning By-law 

6575/30/18, as amended. 

 
Respectfully submitted, 

Erik Acs 

Chief Planner 
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December 3rd, 2025
November 5th, 2025
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November 5th, 2025
December 3rd, 2025
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April 25, 2023 

File Number PLPER202300339 

Wesley Visser  
c/o Ken Depodesta   
2309 Highway 3 East, 
Port Colborne, ON   L3K 5V3 

Dear Ken Depodesta: 

SUBJECT: N.P.C.A. PERMIT NO. PLPER202300339 DATED APRIL 25, 2023 FOR WORK 
TO BE UNDERTAKEN AT KILLALY STREET, ARN 271104000304605 IN THE 
MUNICIPALITY OF PORT COLBORNE. 

Enclosed with this letter is a Permit issued by the Niagara Peninsula Conservation Authority (the 
“NPCA”). 

You are responsible to read and understand all of the limitations, terms and conditions that govern 
your Permit. If necessary, you should obtain whatever assistance and advice you may need to 
ensure your full compliance with the terms and conditions of the Permit. 

If you wish to make any changes to the scope, nature or location of the work authorized by your 
Permit, you must first notify the NPCA to ensure that no further approvals or amendments to the 
Permit are required. 

Kindly note that this Permit has been issued by the NPCA pursuant to the Conservation 
Authorities Act and Ontario Regulation 155/06, only.  It does not relieve you from the need to 
comply with all other applicable federal, provincial or municipal statutes, regulations or by-laws, 
and the issuance of this Permit will not be a defense if you breach any other law or regulation that 
may apply to the work. 

Should you have any questions regarding this Permit please contact Meagan Doan, Watershed 
Planner at (905) 788-3135 ext. 228. 

Yours truly, Prepared by: 

__________________________________ ________________________________ 

Leilani Lee-Yates BES, MSPL.RPD, MCIP, RPP 
Director, Planning and Development 
Niagara Peninsula Conservation Authority 

Meagan Doan  
Watershed Planner  
Niagara Peninsula Conservation Authority 
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This Permit is issued pursuant to s. 28 of the Conservation Authorities Act, R.S.O. 1990, c. C.27 and s. 3 
of O. Reg. 155/06. 

IMPORTANT (PLEASE READ) 

The permission granted for development pursuant to this Permit is limited to the Permitted Works as stated in 
this Permit and is subject to compliance by the permit holder with the following: 

a) the provisions of Ontario Regulation 155/06 (Niagara Peninsula Conservation Authority: Regulation
of Development, Interference with Wetlands, and Alterations to Shorelines and Watercourses);

b) the General Terms & Conditions set out herein; and

c) such Specific Terms & Conditions as may be attached in a Schedule appended hereto.

This Permit is non-transferrable, applies only for the purpose of undertaking the Permitted Works at the Site, 
and remains in effect only for the period of validity stated.  Any variation to the terms of this Permit must receive 
prior written approval from the NPCA in order to be effective,  

Permit holder (“Permittee”): 

Name of Permittee:  Wesley Visser c/o Ken Depodesta 
Mailing Address of Permittee: 2309 Highway 3 East, Port Colborne, ON L3K 5V3 

Telephone No. of Permittee: 905-834-8484 Email Address of Permittee: ken.depodesta@gmail.com 

Location (“Site”): 

Location of Permitted Works: Killaly Street East, ARN 271104000304605 

Name of Municipality: Port Colborne 

Period of validity (unless cancelled or extended by the NPCA in writing): 

Permit Start Date: April 25, 2023 

Permit Expiration Date: April 25, 2025 

NPCA PERMIT NO. PLPER202300339 
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Permitted work (“Permitted Works”): 

The Permitted Works are works undertaken for the purpose of:

Addition of fill to create building envelopes within a flood hazard.

and which works are in conformity with the application of the Permittee dated:

March 15, 2023 

and which works are in accordance with the NPCA-stamped drawings here listed:  

City of Port Colborne Individual Lot Grading Certificate, submitted by Ken Depodesta to the NPCA 
on 15/03/2023  

Refinement of Grading Plans for Fill Permit Application, prepared by KD2 Consulting, dated 
14/03/2023 

Permit issued by (not valid unless signed by authorized signatory): 

Place of Issue:

City of Welland, Ontario. 

C.A.O./Secretary-Treasurer or Director, Planning and Development 

Issuing Authority: 

Niagara Peninsula Conservation Authority 

Date (DD/MM/YYYY):

25/04/2023 

Note: This Permit includes the General Terms & Conditions (attached hereto) and any Specific Terms & 
Conditions required by the NPCA and contained in a schedule hereto.  This Permit also incorporates by 
reference any documents identified in the preceding sections. 
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GENERAL TERMS & CONDITIONS 

1. Limited effect of Permit The issuance of this Permit by the Niagara Peninsula Conservation 
Authority (“NPCA”) indicates only that the Permitted Works are authorized by the NPCA in 
accordance with the Conservation Authorities Act and Ontario Reg. 155/06.  The work 
permitted by the NPCA may also require the Permittee to obtain additional authorizations, 
approvals, permits, consents or agreements from other governmental agencies and in certain 
cases, private persons whose legal rights and interests may be impacted by the work.  The 
Permittee is warned that a failure to obtain such other approvals or permissions may expose 
the Permittee to prosecution by other regulatory bodies or to civil proceedings instituted by 
private persons notwithstanding the issuance of this Permit.   

2. Indemnity in the event of civil proceedings related to the permitted work In the event of 
civil proceedings being instated by a third party where the NPCA is named as a party by reason 
of having approved the permitted work or development, the Permittee, on behalf of itself and 
its agents and contractors, jointly and severally agrees to fully indemnify and hold harmless the 
NPCA and its directors, officers, staff, servants and agents, which indemnity shall include on a 
full indemnity basis their reasonable legal fees and costs, of and from any and all claims, 
demands, losses, causes of action, damage, lawsuits, judgments, of whatever kind and nature, 
that arise out of, in connection with, or by reason of the permitted work or development. 

3. Notices required to be given Referencing the NPCA Permit Number shown at the top of this 
Permit, and within the time-frames stated below, the Permittee shall advise the NPCA by email 
to permits@npca.ca of the following events: 

a. Upon commencement The Permittee shall give notice of its intention to commence work 
at the Site on a particular date by notifying the NPCA not less than one (1) full business 
day (business days do not include weekends or statutory holidays) prior to commencing 
the permitted work;  

b. Upon completion The Permittee shall give notice of the date on which the permitted 
work was completed by notifying the NPCA not more than ten (10) business days 
following the completion of the permitted work; and   

c. Upon receipt of a complaint Within five (5) business days of receiving a complaint 
relating in any way to the permitted work, the Permittee shall notify the NPCA of the 
complaint and provide the NPCA with such particulars of the complainant and the 
complaint as the NPCA may request, including any action which the Permittee has taken 
or proposes to take with regard to the complaint. 

  

NPCA PERMIT NO. PLPER20300339 
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4. Entry upon lands The Permittee shall grant entry to representatives of the NPCA onto lands 
and buildings at the Site at all times during daylight hours that such entry is requested, in order 
for the NPCA to make such surveys, examinations, investigations, inspections or inquiries as 
the NPCA and its representatives may consider necessary. 

5. Permit to be kept at the Site The Permittee shall keep available at the Site this Permit, or else 
a true copy of same, including both these General Terms and Conditions and any Special 
Terms and Conditions appended hereto.  The person in charge of the work at the Site shall 
produce and show this Permit (or true copy thereof) to any NPCA Officer when so requested. 

6. Offences Work carried out in contravention of this Permit, including any condition attached 
hereto, constitutes an offence under the Conservation Authorities Act and may lead to charges 
being laid against the Permittee by the NPCA.  The Permittee is warned that upon conviction 
of an offence under the Conservation Authorities Act, the Permittee and its agents and 
contractors may be liable to a substantial fine or to imprisonment, or both.  

7. Cancellation The NPCA may cancel this Permit or add to or amend any of the conditions 
included herewith, at any time and without prior notice, if the NPCA determines that: 

a. the works are not in conformity with the Permit; 

b. the information presented to obtain the Permit was materially false or misleading; or 

c. the works or method of construction used in the work are having or will have detrimental 
impacts on the environment. 

8. Terms and conditions forming part of Permit These General Terms and Conditions, 
together with any Specific Terms and Conditions imposed by the NPCA as a condition of 
permitting the work, are an integral part of the Permit and all parts thereof shall be deemed to 
constitute one document. 
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SCHEDULE – SPECIFIC TERMS & CONDITIONS 

 
In addition to the General Terms and Conditions, the following Specific Terms and Conditions apply 
to this Permit: 
 
 

1. Construction shall be limited to the limit of work area depicted on the approved drawing and 
clearly identified on site (preferably using visible construction fence) prior to any site alteration.  
No equipment, machinery or materials shall extend beyond the limit of work area into any other 
sections of the floodplain.  Any part of equipment entering the water shall be free of fluid leaks 
and externally cleaned/degreased to prevent any deleterious substance from entering the 
watercourse and floodplain.  
 

2. All materials and equipment used for the purpose of site preparation and project completion 
shall be operated, maintained and stored in a manner that prevents any deleterious substance 
(e.g. petroleum products, silt, debris, etc.) from entering the floodplain.  
 

3. No fill or alteration of the natural vegetation, or development is to take place within any other 
section of the floodplain that exists on the property, other than what is currently proposed. 
 

4. All areas of disturbed soil shall be stabilized and re-vegetated with an appropriate ground 
cover immediately upon completion of work and restored to a pre-disturbed state or better.  
All re-vegetated areas shall be monitored on a regular basis (weekly) to ensure that 
vegetation has established successfully, and re-vegetating shall be conducted during the 
growing season as appropriate to ensure vegetative cover of disturbed areas. 
 

5. Sediment and erosion control measures shall be installed as needed to ensure no migration 
of sediment into the floodplain.  Sediment and erosion controls shall be inspected regularly 
and maintained in good working order throughout the construction period and until all areas 
of exposed soil have been stabilized.  If the sediment and erosion control measures are not 
functioning properly, no further work shall continue until the sediment and/or erosion 
problem is addressed. 
 

6. All mitigation measures as outlined on the approved drawings must be implemented and 
adhered to for this project. 

 
7. Any stockpiled materials shall be stored and stabilized outside of the 100 year 

floodplain above the elevation on 179.00 m. 
 
 
 
 

NPCA PERMIT NO. PLPER202300339 
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8. Additional construction considerations and mitigation measures as recommended by 

KD2 Consulting in their report titled Refinement of Grading Plans for Fill Permit 
Applications, March 14, 2023, displaying the NPCA stamp and forming part of this 
permit, shall be adhered to. 

 
9. Any future development or site alterations proposed on this property (outside of 

what has been permitted though this Permit) must be circulated to the NPCA prior to 
the commencement of the work on the property for review and approval.  As the 
property is still impacted by NPCA regulated lands, Work Permits from this office will 
be required prior to any additional works being undertaken. 
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Killaly Street East Map

NPCA, Sources: Esri, HERE, Garmin, Intermap, increment P Corp., GEBCO,
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March 14, 2023 

Parts 1 and 2 Plan 59R 14389 

Refinement of Grading Plans for Fill Permit Applications 

Killaly Street (Visser), CITY OF PORT COLBORNE  

Introduction 

The above-noted Parts 1 and 2 was the subject of NPCA Notices of Violation ARN 
271104000304605 and ARN 271104000304610 in 2019 as a result of grading work 
being carried out without requisite NPCA approval and Fill Permits. Following technical 
assessment by KD2 Consulting, NPCA issued compliance certification for each of the 2 
parts on the basis that the grading carried out on these parts did not result in adverse 
impacts (ie raised regulatory flood levels). 

Since the completion of lot grading of Parts 1 and 2 was not allowed in 2019 for the 2 
single family residential lots, refinement of the lot grading and site plan features has 
been prepared now that complies with municipal standards for the 2 proposed, single 
family residential lots. The grading designs and the site feature presentations depicted 
on the attached drawings along with the table of comparative ‘existing/proposed’ 
hydraulic analyses that demonstrate no increases in regulatory flood levels along the 
subject Beaver Dam Creek floodplain reach completes the technical requirements for the 
Fill Permit applications attached herewith..  

Documentation for Hydraulic Analyses (HEC RAS) and Lot Grading Warrants 

As noted in the technical reports submitted to NPCA to support the compliance 
certification for the 2 parts, survey of those grades have been referred to as ‘existing’ 
was carried out in August 2019 and additional survey of that area was also completed by 
Lanthier/Gilmore in 2021. Hydraulic analyses referred to as ‘existing’ conditions is 
reflective of those survey grades and ‘proposed’ conditions represents of the proposed 
grades on the Grading/Site Plans attached. The insertion of additional sections into the 
hydraulic models was not warranted. Grading and Site Plans for Parts 1 and 2 are 
included as DWG 1. The overall plan for the section layout on the site is included as 
DWG 2. Sections from HEC RAS for the ‘Exisitng’ and ‘Proposed’ conditions are 
included as Figures 1 and 2 respectively. All Figures, DWGs and Tables are attached to 
this report as a separate digital file as Killaly- HEC RAS March 14 2023.  

Design of the proposed lot grading (i.e. ‘Proposed’ conditions) accounts for the 
regulatory flood level of el. 179.08 metres determined by the HEC RAS modeling which 
matches the ‘Existing’ conditions results. In this regard, a minimum ‘freeboard’ height of 
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0.3 metres has been used to define the minimum lowest opening elevation of 179.38 
metres (i.e. basement windowsill level) and all grades around the proposed dwelling 
have been adjusted to account for the basement windowsill level. Accordingly, the first 
flood elevation for the dwelling is proposed at a minimum elevation of 180.70 metres for 
both lots/dwellings with the proposed grade at each building foundation of 180.40 metres 
with proposed garage floor levels proposed similarly at 180.40 metres. The building 
apron grades have been set at el. 180.40 metres (with maximum apron heights at the 
dwelling foundation of about 0.6 to 0.7 metres) to match the garage floor grade requiring 
slopes away from the dwelling foundation to be set at about 7% to minimize the lateral 
extent of the apron area to 10 metres.  

HEC RAS results for ‘Existing’ and ‘Proposed’ conditions are summarized in Tables 1 
and 2 along with a summary comparison table. Although 1 cm differences in elevation 
are highlighted in the summary tables, no differences in regulatory flood levels of any 
significance resulted from the analyses of existing and proposed grading. Consequently, 
it is concluded that the proposed grading refinements for parts 1 and 2 have no impact 
on the regulatory flood level of 179.08 metres within this reach of the Beaver Dam 
Creek.  

Conclusion and Recommendation 

The hydraulic analyses for the Grading/Site Plan drawings for Parts 1 and 2 Plan 59R 
14389 demonstrate no adverse impact to any properties on the Beaver Dam Creek 
watercourse system. Accordingly, NPCA should state, subject to approval of these 
applications, agreement to issue Fill Permits for Parts 1 and 2 and issue notification to 
the City of Port Colborne that the case has been made to satisfy NPCA for these 2 
floodplain parts as building lots in the City of Port Colborne.    

Respectfully submitted, 

 
Per: Kenneth R. DePodesta, P. Eng 
 
Enclos 2 Fill Permit applications 
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HEC-RAS  Plan: 26   River: BeaverDamDrain   Reach: Main    Profile: PF 1

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)

Main 5649.622 PF 1 15.70 177.62 179.70 179.70 0.000005 0.06 338.08 485.53 0.02

Main 5640.246 PF 1 15.70 177.62 179.70 178.82 179.70 0.000004 0.06 354.97 480.15 0.02

Main 5627.330 Culvert

Main 5614.885 PF 1 15.70 177.61 179.70 178.89 179.70 0.000005 0.06 338.92 423.28 0.02

Main 5604.59 PF 1 15.70 177.60 179.70 178.85 179.70 0.000004 0.06 335.20 414.50 0.02

Main 5583.056 PF 1 15.70 177.57 179.70 179.04 179.70 0.000005 0.07 311.30 406.21 0.02

Main 5572.635 PF 1 15.70 177.56 179.70 178.94 179.70 0.000006 0.07 303.23 407.86 0.02

Main 5569.216 Bridge

Main 5563.179 PF 1 15.70 177.55 179.70 178.90 179.70 0.000006 0.08 297.06 417.15 0.02

Main 5515.562 PF 1 15.70 177.44 179.70 178.72 179.70 0.000006 0.08 302.41 377.92 0.02

Main 5506.027 PF 1 15.70 177.41 179.70 178.72 179.70 0.000006 0.08 292.32 362.63 0.02

Main 5494.577 PF 1 15.70 177.41 179.70 179.70 0.000006 0.08 274.92 330.08 0.02

Main 5484.1  PF 1 15.70 177.41 179.70 178.74 179.70 0.000006 0.08 267.61 306.71 0.02

Main 5388.259 PF 1 15.70 177.41 179.70 179.70 0.000007 0.09 249.37 272.35 0.02

Main 5379.509 PF 1 15.70 177.41 179.70 178.57 179.70 0.000007 0.09 242.58 271.26 0.02

Main 5375.759 Bridge

Main 5365.98 PF 1 15.70 177.41 179.70 179.70 0.000008 0.10 224.38 243.04 0.02

Main 5356.483 PF 1 15.70 177.40 179.69 178.70 179.70 0.000094 0.33 67.52 243.97 0.08

Main 5251.444 PF 1 15.70 177.40 179.69 178.51 179.69 0.000027 0.17 119.75 232.24 0.04

Main 5122.923 PF 1 15.70 177.39 179.69 178.51 179.69 0.000010 0.11 222.34 297.75 0.03

Main 5113.53 PF 1 15.70 177.39 179.69 178.55 179.69 0.000012 0.13 211.96 294.75 0.03

Main 5108.108 Bridge

Main 5101.667 PF 1 15.70 177.39 179.69 179.69 0.000013 0.13 204.89 291.54 0.03

Main 5092.027 PF 1 15.70 177.39 179.69 178.50 179.69 0.000014 0.13 194.19 284.22 0.03

Main 5000.183 PF 1 15.70 177.39 179.69 178.35 179.69 0.000011 0.07 225.55 290.41 0.02

Main 4887.108 PF 1 15.70 177.38 179.69 178.78 179.69 0.000024 0.15 191.81 274.72 0.04

Main 4792.208 PF 1 15.70 177.38 179.68 178.59 179.68 0.000010 0.23 224.92 295.99 0.06

Main 4743.279 PF 1 15.70 177.38 179.68 178.95 179.68 0.000024 0.33 169.57 337.12 0.09

Main 4692.966 PF 1 15.70 177.38 179.68 178.89 179.68 0.000021 0.33 159.94 220.77 0.09

Main 4688.699 PF 1 15.70 177.38 179.68 179.15 179.68 0.000023 0.32 158.86 223.40 0.09

Main 4683.299 Culvert

Main 4676.571 PF 1 15.70 177.38 179.68 179.20 179.68 0.000020 0.31 163.27 221.83 0.08

Main 4671.208 PF 1 15.70 177.38 179.68 179.14 179.68 0.000033 0.10 166.99 219.62 0.03

Main 4633.101 PF 1 15.70 177.38 179.68 179.01 179.68 0.000054 0.15 144.54 220.57 0.04

Main 4574.502 PF 1 15.70 177.36 179.67 179.26 179.67 0.000657 0.50 52.46 108.04 0.13

Main 4570.663 PF 1 15.70 177.36 179.66 178.96 179.67 0.000264 0.30 66.26 105.07 0.07

Main 4565.643 Culvert

Main 4559.555 PF 1 15.70 177.36 179.47 179.01 179.47 0.000118 0.17 101.74 134.79 0.05

Main 4557.962 PF 1 15.70 177.35 179.47 178.69 179.47 0.000074 0.14 117.27 138.74 0.04

Main 4488.429 PF 1 15.70 177.29 179.47 178.71 179.47 0.000053 0.14 172.70 365.00 0.03

Main 4412.907 PF 1 15.70 177.23 179.46 179.01 179.46 0.000085 0.15 157.87 515.67 0.04

Main 4352.556 PF 1 15.70 177.18 179.45 178.59 179.45 0.000273 0.32 76.63 612.71 0.08

Main 4342.653 PF 1 15.70 177.17 179.45 178.45 179.45 0.000268 0.33 72.22 592.10 0.08

Main 4334.239 Culvert

Main 4327.295 PF 1 15.70 177.15 179.44 178.42 179.44 0.000225 0.29 72.34 571.09 0.07

Main 4316.046 PF 1 15.70 177.15 179.44 178.32 179.44 0.000136 0.24 78.57 570.04 0.06

Main 4281.646 PF 1 15.70 177.12 179.44 178.28 179.44 0.000093 0.20 81.98 551.48 0.05

Main 4278.073 PF 1 15.70 177.12 179.44 178.40 179.44 0.000103 0.20 80.07 548.76 0.05

Main 4270.652 Culvert

Main 4263.136 PF 1 15.70 177.11 179.42 178.39 179.43 0.000107 0.24 76.38 484.41 0.06

Main 4252.244 PF 1 15.70 177.10 179.42 178.34 179.42 0.000099 0.23 78.65 446.96 0.06

Main 4136.239 PF 1 15.70 177.03 179.37 178.38 179.40 0.000552 0.84 26.27 323.84 0.20

Main 4049.12 PF 1 15.70 176.97 179.33 178.39 179.35 0.000536 0.78 26.53 259.72 0.19

Main 3951.578 PF 1 15.70 176.91 179.29 178.27 179.31 0.000333 0.78 36.97 147.29 0.18

Main 3899.268 PF 1 15.70 176.88 179.29 178.09 179.30 0.000104 0.43 60.80 84.73 0.10

Main 3848.793 PF 1 15.70 176.85 179.29 178.06 179.29 0.000094 0.42 74.39 141.07 0.10

Main 3803.685 PF 1 15.70 176.82 179.26 178.27 179.28 0.000283 0.69 29.77 140.65 0.19

Main 3709.865 PF 1 15.70 176.82 179.22 178.45 179.25 0.000475 0.86 28.68 467.11 0.23

Main 3614.638 PF 1 15.70 176.82 179.23 178.17 179.23 0.000017 0.19 247.36 671.09 0.05

Main 3593.771 PF 1 15.70 176.82 179.23 178.15 179.23 0.000010 0.14 284.61 648.42 0.04

Main 3588.409 Bridge

Main 3585.333 PF 1 15.70 176.82 179.23 178.26 179.23 0.000007 0.12 322.73 655.65 0.03

Main 3578.098 PF 1 15.70 176.82 179.23 178.30 179.23 0.000006 0.11 369.17 660.66 0.03

Main 3570.625 PF 1 15.70 176.81 179.23 178.14 179.23 0.000005 0.12 389.44 665.29 0.03

Main 3557.856 Culvert

Main 3547.604 PF 1 19.10 176.80 179.08 178.53 179.08 0.000129 0.48 89.73 614.81 0.12

Main 3535.841 PF 1 19.10 176.79 179.08 179.08 0.000045 0.28 180.96 436.81 0.07

Main 3504    PF 1 19.10 176.65 179.08 179.08 0.000017 0.17 272.97 583.87 0.04

Main 3472    PF 1 19.10 176.65 179.08 179.08 0.000010 0.14 339.10 604.64 0.03

Main 3440.136 PF 1 19.10 176.66 179.08 179.08 0.000010 0.07 361.79 648.63 0.02

Main 3416    PF 1 19.10 176.43 179.08 179.08 0.000004 0.05 458.27 657.98 0.01

Main 3392    PF 1 19.10 176.55 179.08 179.08 0.000003 0.04 502.04 638.60 0.01

1

Table 1.0 - Current Properties Filled East and West Side (2019 to Present)

Page 1 of 2
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HEC-RAS  Plan: 26   River: BeaverDamDrain   Reach: Main    Profile: PF 1 (Continued)

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

Main 3368    PF 1 19.10 176.45 179.08 179.08 0.000004 0.05 505.44 673.59 0.01

Main 3344.535 PF 1 19.10 176.53 179.08 179.08 0.000004 0.04 451.31 488.04 0.01

Main 3333.891 PF 1 19.10 176.52 179.08 177.72 179.08 0.000002 0.03 588.52 590.37 0.01

Main 3318.738 Culvert

Main 3301.874 PF 1 19.10 176.46 179.03 177.63 179.03 0.000001 0.03 620.17 529.45 0.01

Main 3284.692 PF 1 19.10 176.43 179.03 179.03 0.000003 0.04 495.58 495.50 0.01

Main 3247.761 PF 1 19.10 176.35 179.03 179.03 0.000024 0.12 219.84 277.60 0.03

Main 3213.481 PF 1 19.10 176.28 179.03 179.03 0.000022 0.10 287.43 381.71 0.02

Main 3192.173 PF 1 19.10 176.24 179.03 177.98 179.03 0.000012 0.07 357.48 406.11 0.02

Main 3184.326 Bridge

Main 3178.667 PF 1 19.10 176.22 179.03 178.02 179.03 0.000009 0.06 398.32 409.22 0.01

Main 3165.552 PF 1 19.10 176.21 179.03 177.95 179.03 0.000007 0.07 406.99 369.93 0.02

Main 3063.519 PF 1 19.10 176.14 179.03 177.53 179.03 0.000002 0.04 807.54 971.14 0.01

Main 2977.502 PF 1 19.10 176.08 179.03 177.42 179.03 0.000001 0.03 1085.87 1084.40 0.01

Main 2887.125 PF 1 19.10 176.02 179.03 177.43 179.03 0.000001 0.02 1297.54 1126.07 0.00

Main 2816.561 PF 1 19.10 175.97 179.03 177.37 179.03 0.000000 0.02 1476.03 1220.04 0.00

Main 2749.676 PF 1 19.10 175.93 179.03 177.41 179.03 0.000001 0.02 1258.80 1311.42 0.00

Main 2698.785 PF 1 19.10 175.89 179.03 177.40 179.03 0.000001 0.02 1130.16 1103.13 0.00

Main 2639.83 PF 1 19.10 175.85 179.03 177.17 179.03 0.000002 0.04 583.72 693.42 0.01

Main 2602.333 PF 1 19.10 175.83 179.03 177.17 179.03 0.000004 0.05 328.84 173.32 0.01

Main 2596.053 PF 1 19.10 175.82 179.03 177.13 179.03 0.000003 0.05 347.83 177.56 0.01

Main 2589.555 Culvert

Main 2582.989 PF 1 19.10 175.81 179.03 179.03 0.000006 0.06 290.56 181.13 0.01

Main 2580.652 PF 1 19.10 175.80 179.03 179.03 0.000002 0.04 526.14 345.69 0.01

Main 2577.576 PF 1 19.10 175.77 179.03 177.28 179.03 0.000001 0.03 674.06 442.02 0.01

Main 2571.395 Culvert

Main 2562.964 PF 1 19.10 175.77 177.50 177.28 177.52 0.007702 0.72 26.77 308.13 0.39

Main 2558.173 PF 1 19.10 175.77 177.47 177.20 177.50 0.003803 1.05 29.56 333.00 0.31

Main 2538.146 PF 1 19.10 175.74 177.44 176.79 177.45 0.001176 0.64 43.60 548.89 0.18

Main 2475.458 PF 1 24.10 175.67 177.12 177.12 177.22 0.021526 2.23 21.77 236.46 0.70

Main 2414.225 PF 1 24.10 175.60 177.08 176.92 177.08 0.000622 0.24 125.08 419.95 0.11

Main 2352.828 PF 1 24.10 175.55 177.02 177.01 177.02 0.001575 0.59 92.33 405.95 0.19

Main 2266.219 PF 1 24.10 175.44 176.92 176.86 176.93 0.000758 0.44 126.99 618.77 0.14

Main 2140.456 PF 1 24.10 175.30 176.82 176.54 176.82 0.000930 0.54 88.04 524.83 0.16

Main 2019.667 PF 1 24.10 175.16 176.75 176.24 176.75 0.000372 0.37 110.34 686.29 0.11

Main 1891.918 PF 1 24.10 175.02 176.68 176.18 176.69 0.000777 0.54 85.18 630.35 0.15

Main 1763.928 PF 1 24.10 174.88 176.63 176.49 176.63 0.000269 0.26 153.70 1462.22 0.08

Main 1537.122 PF 1 24.10 174.62 176.52 176.40 176.53 0.000909 0.44 83.98 1197.68 0.15

Main 1360.516 PF 1 24.10 174.42 176.52 175.84 176.52 0.000018 0.10 505.99 1022.22 0.03

Main 1350.843 PF 1 24.10 174.41 176.52 175.68 176.52 0.000012 0.08 561.47 1061.74 0.02

Main 1214.436 PF 1 24.10 174.26 176.51 175.44 176.51 0.000032 0.15 277.98 765.08 0.04

Main 1048.968 PF 1 24.10 174.08 176.51 175.40 176.51 0.000020 0.16 340.13 867.24 0.04

Main 912.0248 PF 1 24.10 173.92 176.51 175.37 176.51 0.000018 0.16 344.53 920.83 0.04

Main 766.321 PF 1 24.10 173.90 176.51 175.87 176.51 0.000006 0.11 535.63 1164.51 0.03

Main 659.084 PF 1 24.10 173.90 176.49 175.71 176.50 0.000480 0.78 79.88 798.18 0.18

Main 646.5068 PF 1 24.10 173.90 176.50 175.27 176.50 0.000040 0.33 211.65 362.86 0.07

Main 633.7078 Culvert

Main 620.3826 PF 1 24.10 173.90 176.49 175.66 176.50 0.000147 0.63 91.07 105.06 0.13

Main 618.2822 PF 1 24.10 173.90 176.49 175.87 176.50 0.000168 0.64 89.67 104.77 0.14

Main 521.4542 PF 1 24.10 173.90 176.49 175.63 176.49 0.000002 0.06 911.70 1073.32 0.01

Main 428.1618 PF 1 24.10 173.90 176.49 175.48 176.49 0.000001 0.05 1247.31 1515.70 0.01

Main 323.1122 PF 1 24.10 173.90 176.49 175.33 176.49 0.000001 0.06 1267.11 1539.41 0.01

Main 253.1821 PF 1 24.10 173.90 176.49 175.31 176.49 0.000001 0.05 1207.74 1665.36 0.01

Main 231.774 PF 1 24.10 173.91 176.49 175.34 176.49 0.000001 0.05 1083.23 1304.37 0.01

Main 221.4046 Culvert

Main 211.148 PF 1 24.10 173.92 176.49 175.30 176.49 0.000006 0.12 436.74 1191.32 0.03

Main 200.6427 PF 1 24.10 173.92 176.49 175.24 176.49 0.000004 0.10 413.60 1153.01 0.02

Main 143.9432 PF 1 24.10 173.95 176.49 175.52 176.49 0.000078 0.42 123.82 809.29 0.10

Main 118.0865 PF 1 24.10 173.96 176.38 175.43 176.48 0.000997 1.38 18.31 589.88 0.34

Main 104.2832 PF 1 24.10 174.06 176.31 175.36 176.45 0.001707 1.70 14.20 399.53 0.40

Main 98.51758 Inl Struct

Main 90.40731 PF 1 24.10 174.00 175.39 175.21 175.69 0.005709 2.42 9.96 9.95 0.77

Main 82.98856 PF 1 24.10 174.00 175.22 175.22 175.62 0.010112 2.80 8.61 10.92 1.01
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HEC-RAS  Plan: 33   River: BeaverDamDrain   Reach: Main    Profile: PF 1

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

Main 5649.622 PF 1 15.70 177.62 179.71 179.71 0.000004 0.06 340.81 485.76 0.02

Main 5640.246 PF 1 15.70 177.62 179.71 178.82 179.71 0.000004 0.06 357.67 480.38 0.02

Main 5627.330 Culvert

Main 5614.885 PF 1 15.70 177.61 179.70 178.89 179.70 0.000004 0.06 341.34 423.65 0.02

Main 5604.59 PF 1 15.70 177.60 179.70 178.85 179.70 0.000004 0.06 337.58 415.07 0.02

Main 5583.056 PF 1 15.70 177.57 179.70 179.04 179.70 0.000005 0.07 313.63 406.44 0.02

Main 5572.635 PF 1 15.70 177.56 179.70 178.94 179.70 0.000006 0.07 305.57 408.24 0.02

Main 5569.216 Bridge

Main 5563.179 PF 1 15.70 177.55 179.70 178.90 179.70 0.000006 0.08 299.45 417.38 0.02

Main 5515.562 PF 1 15.70 177.44 179.70 178.72 179.70 0.000005 0.08 304.58 378.58 0.02

Main 5506.027 PF 1 15.70 177.41 179.70 178.72 179.70 0.000006 0.08 294.40 363.24 0.02

Main 5494.577 PF 1 15.70 177.41 179.70 179.70 0.000006 0.08 276.81 330.94 0.02

Main 5484.1  PF 1 15.70 177.41 179.70 178.74 179.70 0.000006 0.08 269.37 307.25 0.02

Main 5388.259 PF 1 15.70 177.41 179.70 179.70 0.000007 0.09 250.93 272.68 0.02

Main 5379.509 PF 1 15.70 177.41 179.70 178.57 179.70 0.000007 0.10 244.14 271.99 0.02

Main 5375.759 Bridge

Main 5365.98 PF 1 15.70 177.41 179.70 179.70 0.000008 0.10 225.77 243.40 0.02

Main 5356.483 PF 1 15.70 177.40 179.70 178.70 179.70 0.000092 0.33 67.98 244.40 0.08

Main 5251.444 PF 1 15.70 177.40 179.70 178.51 179.70 0.000026 0.17 120.47 232.56 0.04

Main 5122.923 PF 1 15.70 177.39 179.69 178.51 179.69 0.000010 0.11 224.10 298.03 0.03

Main 5113.53 PF 1 15.70 177.39 179.69 178.55 179.69 0.000011 0.12 213.71 295.07 0.03

Main 5108.108 Bridge

Main 5101.667 PF 1 15.70 177.39 179.69 179.69 0.000013 0.13 206.61 292.00 0.03

Main 5092.027 PF 1 15.70 177.39 179.69 178.50 179.69 0.000013 0.13 195.71 297.77 0.03

Main 5000.183 PF 1 15.70 177.39 179.69 178.35 179.69 0.000011 0.07 227.29 295.96 0.02

Main 4887.108 PF 1 15.70 177.38 179.69 178.78 179.69 0.000023 0.15 193.46 276.09 0.04

Main 4792.208 PF 1 15.70 177.38 179.69 178.59 179.69 0.000010 0.23 226.57 297.05 0.06

Main 4743.279 PF 1 15.70 177.38 179.69 178.95 179.69 0.000024 0.33 171.06 338.17 0.09

Main 4692.966 PF 1 15.70 177.38 179.69 178.89 179.69 0.000020 0.33 161.28 220.77 0.09

Main 4688.699 PF 1 15.70 177.38 179.69 179.17 179.69 0.000022 0.32 160.22 223.40 0.09

Main 4683.299 Culvert

Main 4676.571 PF 1 15.70 177.38 179.69 179.20 179.69 0.000020 0.31 164.61 221.83 0.08

Main 4671.208 PF 1 15.70 177.38 179.69 179.14 179.69 0.000032 0.09 168.31 219.62 0.03

Main 4633.101 PF 1 15.70 177.38 179.68 179.01 179.69 0.000053 0.14 145.88 220.57 0.04

Main 4574.502 PF 1 15.70 177.36 179.67 179.26 179.68 0.000631 0.49 53.16 108.04 0.13

Main 4570.663 PF 1 15.70 177.36 179.67 178.96 179.67 0.000256 0.29 66.94 105.07 0.07

Main 4565.643 Culvert

Main 4559.555 PF 1 15.70 177.36 179.48 179.01 179.48 0.000114 0.17 102.85 134.97 0.05

Main 4557.962 PF 1 15.70 177.35 179.48 178.69 179.48 0.000072 0.14 118.41 138.74 0.04

Main 4488.429 PF 1 15.70 177.29 179.48 178.71 179.48 0.000051 0.13 174.94 371.86 0.03

Main 4412.907 PF 1 15.70 177.23 179.47 179.01 179.47 0.000081 0.14 160.49 523.30 0.04

Main 4352.556 PF 1 15.70 177.18 179.46 178.59 179.46 0.000262 0.31 77.78 614.56 0.08

Main 4342.653 PF 1 15.70 177.17 179.46 178.44 179.46 0.000259 0.32 73.21 594.00 0.08

Main 4334.239 Culvert

Main 4327.295 PF 1 15.70 177.15 179.45 178.43 179.45 0.000218 0.29 73.20 572.71 0.07

Main 4316.046 PF 1 15.70 177.15 179.45 178.32 179.45 0.000132 0.23 79.44 571.33 0.06

Main 4281.646 PF 1 15.70 177.12 179.45 178.28 179.45 0.000090 0.20 82.94 553.30 0.05

Main 4278.073 PF 1 15.70 177.12 179.45 178.40 179.45 0.000100 0.20 81.05 556.42 0.05

Main 4270.652 Culvert

Main 4263.136 PF 1 15.70 177.11 179.43 178.39 179.43 0.000106 0.24 76.64 485.69 0.06

Main 4252.244 PF 1 15.70 177.10 179.43 178.34 179.43 0.000098 0.23 78.98 447.70 0.06

Main 4136.239 PF 1 15.70 177.03 179.38 178.37 179.40 0.000551 0.84 26.37 325.04 0.20

Main 4049.12 PF 1 15.70 176.97 179.33 178.39 179.35 0.000533 0.78 26.65 260.25 0.19

Main 3951.578 PF 1 15.70 176.91 179.30 178.27 179.31 0.000328 0.78 37.33 150.11 0.18

Main 3899.268 PF 1 15.70 176.88 179.30 178.09 179.30 0.000102 0.43 61.37 84.99 0.10

Main 3848.793 PF 1 15.70 176.85 179.29 178.06 179.30 0.000091 0.42 75.36 141.56 0.10

Main 3803.685 PF 1 15.70 176.82 179.27 178.26 179.29 0.000277 0.69 30.19 145.74 0.18

Main 3709.865 PF 1 15.70 176.82 179.23 178.44 179.26 0.000462 0.85 29.21 484.35 0.23

Main 3614.638 PF 1 15.70 176.82 179.24 178.17 179.24 0.000016 0.18 252.95 675.14 0.05

Main 3593.771 PF 1 15.70 176.82 179.24 178.16 179.24 0.000010 0.14 289.31 652.88 0.04

Main 3588.409 Bridge

Main 3585.333 PF 1 15.70 176.82 179.24 178.26 179.24 0.000007 0.12 327.50 660.84 0.03

Main 3578.098 PF 1 15.70 176.82 179.24 178.30 179.24 0.000005 0.10 374.64 662.29 0.03

Main 3570.625 PF 1 15.70 176.81 179.24 178.14 179.24 0.000005 0.11 394.95 666.94 0.03

Main 3557.856 Culvert

Main 3547.604 PF 1 19.10 176.80 179.08 178.53 179.09 0.000128 0.48 89.90 615.01 0.12

Main 3535.841 PF 1 19.10 176.79 179.08 179.08 0.000045 0.28 181.39 436.94 0.07

Main 3504    PF 1 19.10 176.65 179.08 179.08 0.000017 0.17 273.56 584.00 0.04

Main 3472    PF 1 19.10 176.65 179.08 179.08 0.000010 0.14 339.71 604.70 0.03

Main 3440.136 PF 1 19.10 176.66 179.08 179.08 0.000011 0.07 336.91 606.99 0.02

Main 3416    PF 1 19.10 176.43 179.08 179.08 0.000005 0.05 443.10 608.73 0.01

Main 3392    PF 1 19.10 176.55 179.08 179.08 0.000004 0.05 478.04 612.79 0.01

Main 3368    PF 1 19.10 176.45 179.08 179.08 0.000004 0.05 506.09 673.63 0.01

Main 3344.535 PF 1 19.10 176.53 179.08 179.08 0.000004 0.04 451.79 488.11 0.01

Main 3333.891 PF 1 19.10 176.52 179.08 177.72 179.08 0.000002 0.03 589.09 590.41 0.01

Main 3318.738 Culvert

Main 3301.874 PF 1 19.10 176.46 179.03 177.63 179.04 0.000001 0.03 620.24 529.48 0.01

1

Table 2.0 - Current Properties with Two (2) New Developed Lots on East Side

Page 1 of 2

Main Street Culvert

Killaly Street Culvert

Page 149 of 186

joreskovic
Line



HEC-RAS  Plan: 33   River: BeaverDamDrain   Reach: Main    Profile: PF 1 (Continued)

Reach River Sta Profile Q Total Min Ch El W.S. Elev Crit W.S. E.G. Elev E.G. Slope Vel Chnl Flow Area Top Width Froude # Chl

(m3/s) (m) (m) (m) (m) (m/m) (m/s) (m2) (m)  

Main 3284.692 PF 1 19.10 176.43 179.03 179.03 0.000003 0.04 495.64 495.51 0.01

Main 3247.761 PF 1 19.10 176.35 179.03 179.03 0.000024 0.12 219.87 277.61 0.03

Main 3213.481 PF 1 19.10 176.28 179.03 179.03 0.000022 0.10 287.48 381.71 0.02

Main 3192.173 PF 1 19.10 176.24 179.03 177.98 179.03 0.000012 0.07 357.53 406.11 0.02

Main 3184.326 Bridge

Main 3178.667 PF 1 19.10 176.22 179.03 178.02 179.03 0.000009 0.06 398.37 409.22 0.01

Main 3165.552 PF 1 19.10 176.21 179.03 177.95 179.03 0.000007 0.07 407.04 369.93 0.02

Main 3063.519 PF 1 19.10 176.14 179.03 177.53 179.03 0.000002 0.04 807.64 971.15 0.01

Main 2977.502 PF 1 19.10 176.08 179.03 177.42 179.03 0.000001 0.03 1086.00 1084.41 0.01

Main 2887.125 PF 1 19.10 176.02 179.03 177.43 179.03 0.000001 0.02 1297.69 1126.07 0.00

Main 2816.561 PF 1 19.10 175.97 179.03 177.37 179.03 0.000000 0.02 1476.19 1220.06 0.00

Main 2749.676 PF 1 19.10 175.93 179.03 177.41 179.03 0.000001 0.02 1258.92 1311.43 0.00

Main 2698.785 PF 1 19.10 175.89 179.03 177.40 179.03 0.000001 0.02 1130.27 1103.14 0.00

Main 2639.83 PF 1 19.10 175.85 179.03 177.17 179.03 0.000002 0.04 583.76 693.43 0.01

Main 2602.333 PF 1 19.10 175.83 179.03 177.17 179.03 0.000004 0.05 328.86 173.32 0.01

Main 2596.053 PF 1 19.10 175.82 179.03 177.13 179.03 0.000003 0.05 347.85 177.56 0.01

Main 2589.555 Culvert

Main 2582.989 PF 1 19.10 175.81 179.03 179.03 0.000006 0.06 289.90 181.13 0.01

Main 2580.652 PF 1 19.10 175.80 179.03 179.03 0.000002 0.04 524.89 345.69 0.01

Main 2577.576 PF 1 19.10 175.77 179.03 177.27 179.03 0.000001 0.03 672.47 442.02 0.01

Main 2571.395 Culvert

Main 2562.964 PF 1 19.10 175.77 177.50 177.28 177.52 0.007706 0.72 26.77 308.11 0.39

Main 2558.173 PF 1 19.10 175.77 177.47 177.20 177.50 0.003805 1.05 29.56 332.99 0.31

Main 2538.146 PF 1 19.10 175.74 177.44 176.78 177.45 0.001176 0.64 43.60 548.87 0.18

Main 2475.458 PF 1 24.10 175.67 177.12 177.12 177.22 0.021527 2.23 21.77 236.46 0.70

Main 2414.225 PF 1 24.10 175.60 177.08 176.92 177.08 0.000622 0.24 125.08 419.95 0.11

Main 2352.828 PF 1 24.10 175.55 177.02 177.01 177.02 0.001575 0.59 92.33 405.95 0.19

Main 2266.219 PF 1 24.10 175.44 176.92 176.86 176.93 0.000758 0.44 126.99 618.77 0.14

Main 2140.456 PF 1 24.10 175.30 176.82 176.54 176.82 0.000930 0.54 88.04 524.83 0.16

Main 2019.667 PF 1 24.10 175.16 176.75 176.24 176.75 0.000372 0.37 110.34 686.29 0.11

Main 1891.918 PF 1 24.10 175.02 176.68 176.18 176.69 0.000777 0.54 85.18 630.35 0.15

Main 1763.928 PF 1 24.10 174.88 176.63 176.49 176.63 0.000269 0.26 153.70 1462.22 0.08

Main 1537.122 PF 1 24.10 174.62 176.52 176.40 176.53 0.000909 0.44 83.99 1197.68 0.15

Main 1360.516 PF 1 24.10 174.42 176.52 175.84 176.52 0.000018 0.10 506.01 1022.24 0.03

Main 1350.843 PF 1 24.10 174.41 176.52 175.68 176.52 0.000012 0.08 561.49 1061.75 0.02

Main 1214.436 PF 1 24.10 174.26 176.51 175.43 176.51 0.000032 0.15 277.98 765.11 0.04

Main 1048.968 PF 1 24.10 174.08 176.51 175.40 176.51 0.000020 0.16 340.14 867.27 0.04

Main 912.0248 PF 1 24.10 173.92 176.51 175.37 176.51 0.000018 0.16 344.54 920.87 0.04

Main 766.321 PF 1 24.10 173.90 176.51 175.87 176.51 0.000006 0.11 535.65 1164.52 0.03

Main 659.084 PF 1 24.10 173.90 176.49 175.70 176.50 0.000479 0.78 79.89 798.20 0.18

Main 646.5068 PF 1 24.10 173.90 176.50 175.27 176.50 0.000040 0.33 211.65 362.86 0.07

Main 633.7078 Culvert

Main 620.3826 PF 1 24.10 173.90 176.49 175.65 176.50 0.000147 0.63 91.07 105.06 0.13

Main 618.2822 PF 1 24.10 173.90 176.49 175.88 176.50 0.000168 0.64 89.67 104.77 0.14

Main 521.4542 PF 1 24.10 173.90 176.49 175.63 176.49 0.000002 0.06 911.70 1073.32 0.01

Main 428.1618 PF 1 24.10 173.90 176.49 175.48 176.49 0.000001 0.05 1247.31 1515.70 0.01

Main 323.1122 PF 1 24.10 173.90 176.49 175.33 176.49 0.000001 0.06 1267.11 1539.41 0.01

Main 253.1821 PF 1 24.10 173.90 176.49 175.31 176.49 0.000001 0.05 1207.74 1665.36 0.01

Main 231.774 PF 1 24.10 173.91 176.49 175.34 176.49 0.000001 0.05 1083.23 1304.37 0.01

Main 221.4046 Culvert

Main 211.148 PF 1 24.10 173.92 176.49 175.30 176.49 0.000006 0.12 436.74 1191.32 0.03

Main 200.6427 PF 1 24.10 173.92 176.49 175.24 176.49 0.000004 0.10 413.60 1153.01 0.02

Main 143.9432 PF 1 24.10 173.95 176.49 175.52 176.49 0.000078 0.42 123.82 809.29 0.10

Main 118.0865 PF 1 24.10 173.96 176.38 175.43 176.48 0.000997 1.38 18.31 589.96 0.34

Main 104.2832 PF 1 24.10 174.06 176.31 175.36 176.45 0.001706 1.70 14.21 399.72 0.40

Main 98.51758 Inl Struct

Main 90.40731 PF 1 24.10 174.00 175.39 175.21 175.69 0.005738 2.42 9.94 9.95 0.77

Main 82.98856 PF 1 24.10 174.00 175.23 175.23 175.62 0.009984 2.79 8.65 10.94 1.00
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Comparision of Floodline Elevations between Current properties Filled and with Two (2) New Lots Added on East Side

Current Properties Filled Current Properties with

2019 to Present - East & West Sides Two (2) New Lots on East Side Δ WSEL

River Sta Q Total W.S. Elev W.S. Elev With Two (2) Lots - Current Filled Lots

(m3/s) (m) (m) (m)

5649.622 15.7 179.70 179.71 0.01

5640.246 15.7 179.70 179.71 0.01

5627.33 Culvert

5614.885 15.7 179.70 179.70 0

5604.59 15.7 179.70 179.70 0

5583.056 15.7 179.70 179.70 0

5572.635 15.7 179.70 179.70 0

5569.216 Bridge

5563.179 15.7 179.70 179.70 0

5515.562 15.7 179.70 179.70 0

5506.027 15.7 179.70 179.70 0

5494.577 15.7 179.70 179.70 0

5484.1 15.7 179.70 179.70 0

5388.259 15.7 179.70 179.70 0

5379.509 15.7 179.70 179.70 0

5375.759 Bridge

5365.98 15.7 179.70 179.70 0

5356.483 15.7 179.69 179.70 0.01

5251.444 15.7 179.69 179.70 0.01

5122.923 15.7 179.69 179.69 0

5113.53 15.7 179.69 179.69 0

5108.108 Bridge

5101.667 15.7 179.69 179.69 0

5092.027 15.7 179.69 179.69 0

5000.183 15.7 179.69 179.69 0

4887.108 15.7 179.68 179.69 0.01

4792.208 15.7 179.68 179.69 0.01

4743.279 15.7 179.68 179.69 0.01

4692.966 15.7 179.68 179.69 0.01

4688.699 15.7 179.68 179.69 0.01

4683.299 Culvert

4676.571 15.7 179.68 179.69 0.01

4671.208 15.7 179.68 179.69 0.01

4633.101 15.7 179.68 179.68 0

4574.502 15.7 179.66 179.67 0.01

4570.663 15.7 179.66 179.67 0.01

4565.643 Culvert

4559.555 15.7 179.48 179.48 0

4557.962 15.7 179.48 179.48 0

4488.429 15.7 179.47 179.48 0.01

4412.907 15.7 179.47 179.47 0

4352.556 15.7 179.46 179.46 0

4342.653 15.7 179.45 179.46 0.01

4334.239 Culvert

4327.295 15.7 179.45 179.45 0

4316.046 15.7 179.45 179.45 0

4281.646 15.7 179.44 179.45 0.01

4278.073 15.7 179.44 179.45 0.01

Table 3.0 - Comparison between Current Properties Filled (2019 to Present) and Current Properties with
                   Two (2) New Developed Lots on East Side
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Comparision of Floodline Elevations between Current properties Filled and with Two (2) New Lots Added on East Side

Current Properties Filled Current Properties with

2019 to Present - East & West Sides Two (2) New Lots on East Side Δ WSEL

River Sta Q Total W.S. Elev W.S. Elev With Two (2) Lots - Current Filled Lots

(m3/s) (m) (m) (m)

4270.652 Culvert

4263.136 15.7 179.42 179.43 0.01

4252.244 15.7 179.42 179.43 0.01

4136.239 15.7 179.37 179.38 0.01

4049.12 15.7 179.32 179.33 0.01

3951.578 15.7 179.29 179.30 0.01

3899.268 15.7 179.29 179.30 0.01

3848.793 15.7 179.28 179.29 0.01

3803.685 15.7 179.26 179.27 0.01

3709.865 15.7 179.21 179.23 0.02

3614.638 15.7 179.23 179.24 0.01

3593.771 15.7 179.23 179.24 0.01

3588.409 Bridge

3585.333 15.7 179.23 179.24 0.01

3578.098 15.7 179.23 179.24 0.01

3570.625 15.7 179.23 179.24 0.01

3557.856 Culvert

3547.604 19.1 179.08 179.08 0

3535.841 19.1 179.08 179.08 0

3504 19.1 179.08 179.08 0

3472 19.1 179.08 179.08 0

3440.136 19.1 179.08 179.08 0

3416 19.1 179.08 179.08

3392 19.1 179.08 179.08 0

3368 19.1 179.08 179.08 0

3344.535 19.1 179.08 179.08 0

3333.891 19.1 179.08 179.08 0

3318.738 Culvert 0

3301.874 19.1 179.03 179.03

3284.692 19.1 179.03 179.03 0

3247.761 19.1 179.03 179.03 0

3213.481 19.1 179.03 179.03 0

3192.173 19.1 179.03 179.03 0

3184.326 Bridge 0

3178.667 19.1 179.03 179.03 0

3165.552 19.1 179.03 179.03 0

3063.519 19.1 179.03 179.03 0

2977.502 19.1 179.03 179.03 0

2887.125 19.1 179.03 179.03 0

2816.561 19.1 179.03 179.03 0

2749.676 19.1 179.03 179.03

2698.785 19.1 179.03 179.03 0

2639.83 19.1 179.03 179.03 0

2602.333 19.1 179.03 179.03 0

2596.053 19.1 179.03 179.03

2589.555 Culvert 0

2582.989 19.1 179.03 179.03 0

2580.652 19.1 179.03 179.03 0

2577.576 19.1 179.03 179.03 0

Table 3.0 - Comparison between Current Properties Filled (2019 to Present) and Current Properties with
                   Two (2) New Developed Lots on East Side
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Comparision of Floodline Elevations between Current properties Filled and with Two (2) New Lots Added on East Side

Current Properties Filled Current Properties with

2019 to Present - East & West Sides Two (2) New Lots on East Side Δ WSEL

River Sta Q Total W.S. Elev W.S. Elev With Two (2) Lots - Current Filled Lots

(m3/s) (m) (m) (m)

2571.395 Culvert 0

2562.964 19.1 177.50 177.50 0

2558.173 19.1 177.47 177.47 0

2538.146 19.1 177.44 177.44 0

2475.458 24.1 177.12 177.12 0

2414.225 24.1 177.08 177.08 0

2352.828 24.1 177.02 177.02 0

2266.219 24.1 176.92 176.92 0

2140.456 24.1 176.82 176.82 0

2019.667 24.1 176.75 176.75 0

1891.918 24.1 176.68 176.68 0

1763.928 24.1 176.63 176.63 0

1537.122 24.1 176.52 176.52 0

1360.516 24.1 176.52 176.52 0

1350.843 24.1 176.52 176.52 0

1214.436 24.1 176.51 176.51 0

1048.968 24.1 176.51 176.51

912.0248 24.1 176.51 176.51 0

766.321 24.1 176.51 176.51 0

659.084 24.1 176.49 176.49 0

646.5068 24.1 176.50 176.50 0

633.7078 Culvert 0

620.3826 24.1 176.49 176.49 0

618.2822 24.1 176.49 176.49 0

521.4542 24.1 176.49 176.49

428.1618 24.1 176.49 176.49 0

323.1122 24.1 176.49 176.49 0

253.1821 24.1 176.49 176.49 0

231.774 24.1 176.49 176.49 0

221.4046 Culvert 0

211.148 24.1 176.49 176.49

200.6427 24.1 176.49 176.49 0

143.9432 24.1 176.49 176.49 0

118.0865 24.1 176.38 176.38 0

104.2832 24.1 176.31 176.31 0

98.51758 Inl Struct

90.40731 24.1 175.39 175.39 0

82.98856 24.1 175.23 175.23 0

Table 3.0 - Comparison between Current Properties Filled (2019 to Present) and Current Properties with
                   Two (2) New Developed Lots on East Side
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RECEIPT OF PAYMENT
Receipt Number: 2023004675
Receipt Date: 03/28/2023
Date Paid: 03/28/2023
Full Amount: $847.50

Payment Details: Payment Method Amount
Tendered

Check Number

Check $847.50 085

Amount Tendered: $847.50
Change / Overage: $0.00
Contact: VISSER WESLEY c/o 2023781 Ontario Inc., Address:2309 Highway 3 East,

Phone:(905) 834-8484

FEE DETAILS:

Fee Description Reference Number Amount Owing Amount Paid
Hydrogeological Report
Review - Major

PLPER202300339 $847.50 $847.50

Page 162 of 186



 
 
 
 
 

 
IN THE MATTER OF the Planning Act, R.S.O., 1990, c.P. 13, Section 53 (1); 
 
AND IN THE MATTER OF the lands legally known as Part Lots 355 and 356, Plan 854, in the City of Port 
Colborne, located in the Second Density Residential (R2) zone, municipally known as 205 Kent Street;  
 

AND IN THE MATTER OF AN APPLICATION by the owners, Wendy and Jacob Bas, for consent to sever for the 
purpose of creating a new servicing easement. The subject parcels are shown as Parts 1 and 2 on the proposed 
sketch, where Part 2 is to be retained for an existing residential use, and Part 1 is to be created for a future 
servicing easement.  A sketch of the subject lands is shown on the reverse side of this notice. A higher resolution 
PDF version of this sketch can be found on the City’s website. 

LOCATION MAP 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLEASE TAKE NOTICE that this application will be heard in-person and virtually by the Committee of Adjustment 
as shown below: 
 

Date:   January 14, 2025 
Time:   6:00 p.m. 
Location:  66 Charlotte Street – Third Floor Council Chambers and Virtually via Zoom 

 

Additional information regarding this application is available for public inspection. An appointment can be 
scheduled in the office of the Planning and Development department, Monday to Friday, during the hours of 
8:30 A.M. to 4:30 P.M., by telephone at (905)-228-8124 or through email at taya.taraba@portcolborne.ca to 
view the material. 

PUBLIC HEARING: You are entitled to participate and express your views about this application, or you may be 
represented by counsel for that purpose. The Planning Division’s report may be available for public inspection 
by Friday, January 9, 2025. If you are receiving this notice as the owner of land that contains multiple 
residential units, please post this in a location that Is visible to all tenants.  

 

 

 

 

 

DEVELOPMENT AND GOVERNMENT RELATIONS DEPARTMENT 

    COMMITTEE OF ADJUSTMENT 
    NOTICE OF PUBLIC HEARING 

Consent Application 
File No. B03-26-PC 

Subject Lands:  

205 Kent Street 
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Electronic Hearing Procedures 
How to Get Involved in the Hearing 

Anyone wishing to participate in the meeting can attend either virtually or in-person and is encouraged 
to submit a written submission that will be circulated to the Committee of Adjustment prior to the 
meeting. All comments submitted are part of the public record. 
 

If anyone wishes to orally participate in the meeting, they must pre-register with the Secretary-Treasurer. 
Written submissions and participation requests must be received by 12:00 p.m. on Tuesday, January 13, 
2025, by emailing taya.taraba@portcolborne.ca or by calling (905)-228-8124. Written submissions may 
also be submitted to the mail slot located in the front-left of City Hall; 66 Charlotte Street. 

If you have any questions about the application(s) or submission process, please email 
taya.taraba@portcolborne.ca or call (905)-228-8124. 

If you wish to be notified of the decision of the Committee of Adjustment in respect to this application, 
you must submit a written request to the Secretary-Treasurer.  

 
 
By order of the Committee of Adjustment,   

Taya Taraba 

Date of Mailing: December 16, 2025                                            Secretary-Treasurer 

SKETCH 

 

 

 Sketch.pdf
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Development and Government Relations Department 

Planning Division Report 

January 14, 2026 
 
Secretary-Treasurer 
Port Colborne Committee of Adjustment 
66 Charlotte Street 
Port Colborne, ON L3K 3C8 
 
Re: Application for Consent: B03-26-PC 

205 Kent Street Plan 854 Part Lots 355 and 356 
Owner: Wendy and Jacob Bas 

 
Proposal 
The purpose of this 
application is to create a new 
part on a plan that can be 
used as an easement. The 
applicant/owner of the subject 
lands (205 Kent Street) also 
owns the abutting parcel to 
the north (unaddressed 
vacant lot on Fielden 
Avenue). The applicant/owner 
would like to use the 
proposed easement to extend 
municipal services to the 
vacant lot.   
 
The proposed severance (for 
easement) sketch shows 2 
parts: 
 
Part 1 the easement, has 2 
metres of frontage on Kent 
Street, and 32 metres of depth/frontage on Fielden Avenue. The total area for the 
easement is 64.3 square metres. 
 
Part 2, the retained lot, has 26.94 metres of frontage on Kent Street and 837.2 square 
metres of lot area.  
 
Figure 2 shows the proposed severance sketch. 

City of Port Colborne 
Municipal Offices 

66 Charlotte Street 
Port Colborne, Ontario 

L3K 3C8 
www.portcolborne.ca 
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Figure 2 (above): Proposed Severance Sketch 
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Surrounding Land Uses and Zoning 

The subject lands are zoned Residential Second Density (R2) in accordance with the 

Zoning By-law. The parcels surrounding the Subject Lands are also zoned R2 and are 

primarily residential uses. Figure 3 shows the zoning of the subject and surrounding 

lands.  

 

Figure 3 (above): Zoning of the subject and surrounding lands 

Environmentally Sensitive Areas 

The subject lands do not contain any environmentally sensitive areas. There are no 
natural areas or features mapped within the Niagara Official Plan (NOP) or City of Port 
Colborne Official Plan (OP) on or adjacent to the Subject Lands. The Subject Lands do 
not contain any natural hazard areas that are regulated by the Niagara Peninsula 
Conservation Authority (NPCA). 
 
Public Comments 

Notice was circulated on December 16, 2025, to properties within 60 metres of the subject 
lands, in accordance with the Planning Act. As of the time of writing this report, no 
comments from the public have been received. 

Agency Comments 

Notice of the application was circulated on December 9, 2025, to internal City 
departments and external agencies. As of the time of writing this report, the following 
comments have been received.   
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Commenter Comments Planning Staff 
Response 

Fire Department 
 

No concerns. Noted 

Deputy Chief 
Building Official 

No comments. Noted 

Engineering 
Technologist 
 

In accordance with the Ministry of the 
Environment, Conservation and Parks 
(MECP) and Ontario Building Code, a 
minimum horizontal separation of 2.5 m 
is required between water and sanitary 
services. Additionally, there is a minimum 
setback of 1.0 m from property lines as 
set out in City of Port Colborne’s 
Engineering Design Manual. The 
proposed 2.0 m-wide easement is 
insufficient. 

 
Due to the proximity of the existing 
dwelling, including the foundation 
footings, the proposed configuration may 
adversely impact the structural integrity of 
the building and limit future access for the 
operation and maintenance of these 
services. 

 
Based on the above, Development 
Engineering does not support the 
proposed Consent (Easement) 
application. Should the owner wish to 
service the vacant lot, it would be the 
owner’s responsibility to extend the 
sanitary sewer and watermain, to 
municipal standards, along Fielden 
Avenue to the frontage of the subject 
property. 
 

Further 
discussion on this 
is included in the 
body of this 
report. 

Niagara Peninsula 
Conservation 
Authority 

No Comments Noted 
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Discussion 

Consent application B03-26-PC was reviewed in consideration of the applicable policies 
in the Provincial Planning Statement (2024), the Niagara Official Plan (2022), the City of 
Port Colborne Official Plan (2013), and Zoning By-law 6575/30/18.  
 

Provincial Planning Statement (PPS) 

Section 3.1 of the PPS provides direction on infrastructure and public service facilities to 
facilitate effective growth management. These stress financial viability, efficiency and 
leveraging capacity.  
 
Staff identify that this block bound by Kent, Fielden, Charlotte and Steele Streets has 
opportunity for infill development. Planning for infrastruture should occur in a coordinated 
manner. However, obtaining an easement for servicing is an option, but may not result in 
a desirable outcome with respect to future servicing opportunities.  
 
It is staff’s opinion that the proposed easement can be consistent with the relevant 
sections and policies of the PPS. 
 

Niagara Official Plan (NOP) 

As of March 31, 2025, the Regional Municipality of Niagara no longer has Planning 
Authority. Despite this removal of Planning Authority, the 2022 Niagara Official Plan 
(NOP) remains in full force and effect and is now part of the City of Port Colborne Official 
Plan. Accordingly, an assessment for conformity with the relevant policies of the NOP is 
required. The Subject Lands are designated Urban Area and are within the Built-up Area, 
in accordance with Schedule B, Regional Structure. 
 
Section 2.2 of the NOP directs growth to settlement areas and states that most 
development will occur in urban areas, where municipal water and wastewater 
systems/services exist or are planned and a range of transportation options can be 
provided. The urban growth management policies in NOP Policy 2.2.1 encourage land 
use patterns that minimize land consumption, make efficient use of existing infrastructure, 
and promote orderly development while protecting natural heritage features. 
 
It is staff’s opinion that the proposed easement conforms with the policies of the NOP. 
 

City of Port Colborne Official Plan (OP) 

Section 3.2.4 provides direction on consents to sever. Specicially it indicates that within 
the urban residential area, consents to sever for easements can be considered.  
 
With respect to municipal servicing, Section 8.1.1d) states  
“In the Urban Area, where adequate municipal infrastructure services exist, a developer 
or subdivider shall provide on their site, approved engineered systems for water service, 
sanitary sewers and storm sewers; and where the City deems necessary, and shall also 
provide extensions beyond said lands for connections to City mains…” 
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The proposal seeks to service an abutting lot which does not form part of this application. 
Based on Policy 8.1.1d the City can determine if an exension of services beyond private 
lands is appropriate. The Provincial Ministry of Environment, Climate Change and Parks 
provides procedures for separating sewers and watermains through document F-6-1 titled 
“Procedures to Govern Separation of Sewers and Watermains”. Further to this, the 
Ontario Building Code, through Section 7.3.5.7 also provides direction on separation 
distance. Considering these two standards, it is the City’s position that servicing a 
neighbouring lot via easement is not appropriate in this circumstance.  

City of Port Colborne Zoning By-law 6575/30/18 
As noted previously, the Subject Lands are zoned Residential Second Density (R2) in 
accordance with Zoning By-law 6575/30/18. 

The lands to be severed and used as an easement will continue to be used for residential 
purposes; however, the creation of the easement would allow for municipal sewer and 
water lateral connections to be located within the cross section of the easement.  

 

Conclusion 

From a planning perspective, the proposed consent generally aligns with the intent of the 
applicable planning documents, which support efficient use of land and the provision of 
services to facilitate development. However, planning policies also emphasize the 
importance of public health and safety, and the need for development to comply with 
municipal standards and provincial regulations. 

Engineering Review 

Development Engineering staff have identified concerns with the proposed easement 
configuration: 

 Insufficient Width: In accordance with the Ministry of the Environment, 
Conservation and Parks (MECP) and the Ontario Building Code, a minimum 
horizontal separation of 2.5 m is required between water and sanitary services. 
Additionally, the City of Port Colborne’s Engineering Design Manual requires a 
minimum setback of 1.0 m from property lines. The proposed 2.0 m-wide easement 
does not meet these requirements. 

 Structural and Maintenance Risks: The close proximity of the existing dwelling, 
including its foundation footings, may compromise the structural integrity of the 
building and restrict future access for operation and maintenance of the services. 

 Servicing Solution: Based on these constraints, Development Engineering does 
not support the proposed easement. Should the owner wish to service the vacant 
lot, it would be their responsibility to extend the sanitary sewer and watermain 
along Fielden Avenue to the frontage of the subject property, in accordance with 
municipal standards. 
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While the proposal is generally consistent with planning policy objectives, the application 
cannot be supported due to overriding concerns related to public safety, structural 
integrity, and compliance with engineering standards. If the applicant was successful in 
obtaining the requested easement, the City’s Development Engineering division would 
not be able to issue a permit for new municipal connections. The proposed servicing 
arrangement is not feasible, and an extension of municipal services along Fielden Avenue 
would be required to properly service the lot. 

Recommendation: 

That consent application B03-26-PC be Refused for the reasons outlined in this report 
including: 

 The proposed easement does not meet the minimum separation and setback 
requirements under the Ontario Building Code, MECP guidelines, and the City’s 
Engineering Design Manual. 
 

 The configuration may pose risks to the structural integrity of the existing dwelling 
and limits future access for maintenance. 

 

 The proposed servicing arrangement is not supported by Development 
Engineering and the City will not be able to issue a Municipal Connection Permit 
utilizing this easement. 

 
 
If the Committee choses to approve this application, the following conditions are 
recommended: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
subject parcels, and a copy of the deposited reference plan, for use in the issuance 
of the Certificate of Consent. 
 

2. That the applicant shall submit a detailed servicing plan prepared by a qualified 
professional engineer, demonstrating compliance with the Ontario Building Code, 
MECP guidelines, and the City’s Engineering Design Manual to the satisfaction of 
the City’s Engineering Division. 
 

3. That the applicant shall provide a structural assessment prepared by a qualified 
professional engineer confirming that the installation of services within the 
easement will not compromise the structural integrity of the existing dwelling or its 
foundation. 
 

4. That the applicant shall enter into a legal agreement, registered on title, ensuring 
perpetual access rights for operation, maintenance, and repair of services within 
the easement, to the satisfaction of the City Solicitor. 
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5. That the owner shall indemnify and hold harmless the City from any claims, 
damages, or liabilities arising from the installation, maintenance, or failure of 
services within the easement. 
 

6. That a final certification fee of $400 per application, payable to the City of Port 
Colborne, is submitted to the Secretary-Treasurer. 
 

7. That all conditions of consent be completed by January 14, 2028. 
 

Respectfully submitted, 

Erik Acs 

Chief Planner 
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Members Present:   Dan O’Hara, Chair 

Gary Bruno, Committee Member 

Eric Beauregard, Committee Member 

Angie Desmarais, Vice-Chair 

 

Staff Present:  Kelly Martel, Manager of Planner 

  Taya Taraba, Secretary-Treasurer 

 

Members Absent:  Dave Elliott, Committee Member 

   
 

1.  Call Meeting to Order 
The Chair called the meeting to order at approximately 6:00 p.m.  

 

2.  Reading of Meeting Protocol 
  The Chair read the Meeting Protocol.  
 

4. Disclosures of Interest 
Member Beauregard declared conflict of interest regarding applications A22-25-

PC due to an indirect pecuniary interest as his employer provided services on the 

application. 
 

5.  Requests for Deferrals or Withdrawals of Applications 
a.  Application: A22-25-PC 

Action:  Minor Variance 

Applicant: Elevate Living Ltd. 

Agent:  Upper Canada Consultants 

Location:  Vacant Lot Stonebridge Drive 
 

Carried: 3-0 
 
 

 

 

 

 

 

 

 

Committee of Adjustment 

-Meeting Minutes- 
Wednesday, December 10, 2025 
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6.  Order of Business 
a.  Application: B12-25-PC 

Action:  Consent to Sever 

Applicant: Jacob O’Berick 

Location:  43 Colborne Street  
 

The Secretary-Treasurer read the correspondence received for the application.  

The Chair asked the applicant if he had anything to add to this application, to which, the 

applicant stated that he did not have anything to add at this time. 

Member Beauregard inquired about a condition of consent to the Manager of Planning. 

The Manager of Planning stated that the property can be serviced and that the condition 

is to ensure that the land remains developable and that the servicing would not cause any 

future concerns. 

Given the information above, the Committee of Adjustment have decided that application 
B12-25-PC be granted subject to the conditions outlined in the Staff Report dated 
December 5th, 2025: 
 

1. That the applicant provides the Secretary-Treasurer with the deeds for the 
conveyance of the subject parcels, including a registrable legal description of the 
subject parcels, and a copy of the deposited reference plan, for use in the 
issuance of the Certificate of Consent.  

 
2. That the applicant signs the City of Port Colborne’s standard “Memorandum of 

Understanding” explaining that development charges and cash-in-lieu of the 
dedication of land for park purposes, based on an appraisal, at the expense of the 
applicant, wherein the value of the land is to be determined as of the day before 
the issuance of a building permit, is required prior to the issuance of a building 
permit pursuant to Section 42 of the Planning Act. R.S.O 1990, as amended. 

 
3. That, prior to depositing the reference plan, the following amendments are made 

to the satisfaction of City staff: 
 

a. That the applicant shall remove all existing structures noted to be 
removed on the severance sketch to the satisfaction of the Chief Planner 

 
b. That any portions of driveway from Part 1, be removed from Part 2.  

 
c. That the applicant provides City Development Engineering staff with a site 

servicing plan showing proposed and existing site servicing the for staff to 
review and approve. 
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4. That a final certification fee of $400 per application, payable to the City of Port 
Colborne, is submitted to the Secretary-Treasurer. 

 
5. That all conditions of consent be completed by December 10, 2027. 

 
For the following reasons: 
 

1. The application is consistent with the Provincial Planning Statement, conforms to 
the Niagara Official Plan and the City of Port Colborne Official Plan; and, complies 
with the provisions of Zoning By-law 6575/30/18, as amended. 
 

Motion:  Angie Desmarais  Seconded:  Eric Beauregard 

Carried: 4-0 
 

7. Other Business 
The Committee of Adjustment reviewed and approved the 2026 Committee of 

Adjustment schedule. 

Motion:  Angie Desmarais  Seconded:  Eric Beauregard 

Carried: 4-0 
 

 

8. Approval of Minutes 
That the minutes from the November 19th, 2025 meeting be approved. 

Motion: Eric Beauregard          Seconded:  Gary Bruno 

Carried: 4-0 
 

 

9.  Adjournment 
 

There being no further business, the meeting was adjourned at approximately 6:19 pm. 

 

 

              Dan O’Hara, Chair                                        Taya Taraba, Secretary-Treasurer 
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