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1

Introduction

Burgess Heritage Group Inc. is the owner of lands municipally referred to as 133 and 137 Main
Street East, Town of Grimsby (the “subject lands”). The subject lands currently consist of an
unoccupied 2.5 storey brick dwelling designated under Part IV of the Ontario Heritage Act (the
“OHA”) and 1.5 storey brick building to be demolished. The owner is proposing to restore,
relocate, and preserve the existing 2.5 storey brick dwelling and develop the remainder of the
property with a five storey mixed-use commercial and residential apartment building.
The planning applications required to facilitate the proposed development include an Official
Plan Amendment (“OPA”), Zoning By-law Amendment (“ZBLA”), and Site Plan Control.
IBI Group was retained by the owner to prepare this Planning Justification Report that reviews
site context, site history, applicable plans and legislation, and other items as identified by Town
of Grimsby planning staff through the pre-consultation process. The purpose of the report is to
ensure a comprehensive development that is in the public interest, balancing social, economic,
and environmental matters. This report provides an independent opinion and justification for the
proposed development.

2

Site Description and Surrounding Context

133 Main Street East has a lot frontage of 50.14 metres (164.50 feet), lot depth of 73.12 (239.9
feet), and lot area of 4,256.62 sq. metres (45,817.88 sq. feet). 133 Main Street East is located
on the northeast corner of Main Street East and Nelles Road North.
137 Main Street East has a lot frontage of 31.34 metres (102.82 feet), lot depth of 71.93 metres
(235.99 feet), and lot area of 2,193.91 sq. metres (23,615.05 sq. feet).
The subject lands are legally described as Part of Lot 6, Concession 1 in the Town of Grimsby,
Regional Municipality of Niagara. The subject lands have a total lot frontage of 81.48 metres
(267.32 feet), lot depth of 73.12 metres (239.9 feet), and lot area of 6,449.58 sq. metres
(69,422.7 sq. feet). As previously mentioned, the subject lands currently consist of an
unoccupied 2.5 storey brick dwelling designated under Part IV of the OHA.
The subject lands are bound by Main Street East to the south, Nelles Road North to the west, a
private road to the north, and Wentworth Drive to the east. The surrounding land uses consist of
commercial uses to the east and south, and low and medium residential uses to the north and
west. The commercial uses include a Tim Horton’s, garden centre, and strip plaza, whereas the
residential uses include a mix of detached dwellings of varying styles dating from the 19th
century into the late 20th century. There is also a townhouse/condominium infill development to
the north that was once part of the subject lands. Figures 1-4 below provide context of the
subject lands through a series of parcel mapping, aerial photos, and street views.
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Figure 1: Parcel map of the subject lands, Niagara Maps 2016

Figure 2: Site Conditions, Google Maps 2019
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Figure 3: Surrounding Context, Google Maps 2019

Figure 4: North Street View, Google Maps 2019
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3

Site History

The James Willison Grout Nelles House (the “Nelles House”) was built circa 1865 as the home
of James Willison Grout Nelles and his family. The James Willison Grout Nelles farm stretched
east to Baker Road and north of the railway tracks. There was once a large pond where Central
Avenue is now. Historically, the subject lands included a 2.5 storey brick dwelling, brick fruit
barn, brick coach house and equipment storage shed.
More recently, in July 2011, 133 and 137 Main Street East experienced a severance to facilitate
the redevelopment of the lands to the north for residential purposes, referred to as application
No. B06 and B07.
On May 15, 2012, the Heritage Advisory Committee and Town Staff recommended that the
dwelling at 133 Main Street East known as the James Willison Grout Nelles House be
designated under Part IV Section 29 of the OHA. Architectural attributes for 133 Main Street
East include: the envelope of the original dwelling, brickwork, stone masonry, bay windows,
eave brackets, gingerbreading bargeboard, drop finials, stick style half timbers on the front
gables, windows with transoms, two leafed front door with glazing, side door with stained glass
and stained glass transom, and the largest mature tree located at the south west corner of the
property. Figure 5 below is an image of the Nelles House in May 2012.

Figure 5: James Willison Grout Nelles House, May 2012

The passing of a designation by-law occurred once the 30 day appeal period for the notice of
intention to designate ended, and no objection was registered. In 2012, By-law No. 12-79
designated the James Willison Grout Nelles House at 133 Main Street East as a feature of
historical, architectural and/or contextual significance. The James Willison Grout Nelles House
and landscape contribute to the wooded built character along Main Street East. The largest
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mature tree at the southwest corner of the property demonstrates the age of settlement. Please
refer to Appendix A for Heritage By-law No. 12-79.
The townhouse/condominium infill development within the stable residential neighbourhood to
the north was once part of the subject lands. It was recently redeveloped by Schuit Homes to
permit vintage luxury townhouses. A ZBLA was obtained to permit 47 units with a building
height of 1.5-storey. A private condominium road to the north services the townhouse infill
development now directly abuts the subject lands.
In March 2018, on the direction of Council, staff initiated the Hospital Corridor Secondary Plan
and Urban Guidelines project, comprising of properties fronting onto Main Street East from
Nelles Road to West Lincoln Memorial Hospital. Figure 6 below demonstrates the Hospital
Corridor Secondary Plan and Urban Design Guidelines project area boundaries, highlighting the
subject lands.

Figure 6: Hospital Corridor Secondary Plan and Urban Design Guidelines Project Area Boundary

The need for this project arose out of the Town’s existing policy framework for the area, which
lacks detail and direction in regards to building height, setbacks, and design, being difficult to
uphold as part of an LPAT appeal. Niagara Region supported the project, granting to fund 50%
of the total costs up to $50,000, through the Region’s Smarter Niagara Incentive Program.
Various reasons were behind why the Town proposed to initiate the creation of the Hospital
Corridor Secondary Plan, including:
•

proactive rather than reactive approach to anticipated future redevelopment;

•

preparing for the future revitalization of the West Lincoln Memorial Hospital; and,

•

assessing required parking, traffic, public realm, and pedestrian improvements.

Further, the project was designed to develop a strategy to manage growth within the study area,
while:
•

June 18, 2019

conserving, protecting and integrating important cultural heritage features;
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•

improving the surrounding neighbourhood pedestrian connections and local amenities;

•

improving the viability of the West Lincoln Memorial Hospital and local businesses; and,

•

creating an engaging public realm that is pedestrian and cycling friendly.

The project was originally scheduled to be completed by September 2018, but the end date was
moved back to February 2019 to allocate appropriate time for planned activities. Subsequently,
the project was put on hold in late 2018 by the Town of Grimsby manager, until staff could
update the new Council as to the project progress.
On February 4, 2019, Councillors voted to halt efforts to develop the Hospital Corridor
Secondary Plan for the area surrounding the West Lincoln Memorial Hospital, in favour of a
case-by-case review of future development proposals.
On March 4, 2019, the Region of Niagara respectfully requested the Town of Grimsby Council to
reconsider their recent decision to cancel the Hospital Corridor Secondary Plan and Urban
Design Guidelines project. Those in favour included Councillors Dunstall, Kadwell, Ritchie and
Vanie, whereas Councillors Bothwell, Freake, Sharpe, Vardy, and Mayor Jordan were not in
favour and therefore the proposed Secondary Plan study was cancelled.

4

Development Proposal

The proposed development will include the conservation and relocation of the Nelles House and
preservation of the mature tree at the south west portion of the subject lands, identified as a
European Beech. The construction of a mixed-use three to five storey tiered apartment building
along the east and north property boundaries is proposed, consisting of varying heights. The
proposed mixed-use building steps up and back from three storeys on Main Street East and
Nelles Road, four storeys along Main Street east and along the northern property line, and five
storey along the east property line. The development has been designed to respect the 45
degree angular plane from the adjacent and uses. The proposed development consists of the
following:
•

o

33 two-bedroom units

o

40 one-bedroom + den units

o

75 one-bedroom units

•

305 sq. metres of ground floor commercial area within the proposed five-storey building
fronting onto Main Street East

•

392 sq. metres of office space within the existing James Willison Grout Nelles House
that has been relocated 2.4 metres from the southern property line

•

210 parking spaces

•

June 18, 2019

148 residential units

o

39 surface parking spaces, of which include 6 barrier free parking spaces

o

5 lay-by parking spaces

o

166 underground parking spaces

53 bicycle parking spaces
o

8 commercial

o

45 residential
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•

Ground floor amenities
o

Bicycle storage

o

Party room

Table 1 below provides site statistics of the proposed development. Figure 7 is a conceptual
site plan. Figure 8-10 provides an elevation drawing from Main Street East. The proposed
conceptual site plan and elevation drawings are provided at full size in Appendix B.
PROVISION

PROPOSED

Frontage

71.05 m

Front yard setback (Nelles)

2.4 m

Interior side yard setback

6.7 m

Exterior side yard setback (Main)

1.3 m

Rear yard setback

5.0 m

Building height

17.35 m

Lot coverage

42.4%

Landscape strip abutting street line

1.3 m

Landscape strip abutting residential

1.5 m

Table 1: Site statistics

Figure 7: Conceptual site plan
June 18, 2019
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Figure 8: Conceptual elevation drawing (1) from Main Street East

Figure 9: Conceptual elevation drawing (2) from Main Street East

Figure 10: Conceptual elevation drawing (3) from Main Street East
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5

Planning Applications

As previously mentioned, to permit the proposed development, OPA, ZBLA, and Site Plan
Control applications are required. These applications are discussed in the subsections below.

5.1

Official Plan Amendment

The Town of Grimsby Official Plan (the “Town OP”) designates the subject lands as
Neighbourhood Commercial Area on Schedule B – Land Use. The Neighbourhood Commercial
Area designation permits a broad range of commercial uses to serve the day-to-day
convenience shopping needs of the surrounding residents. The Neighbourhood Commercial
Area designation does permit residential land uses and therefore does not address residential
land use permissions or associated policy guidance. An OPA is required to address site-specific
exceptions pertaining to land use, building height, density, lot area, and urban design. The draft
OPA is provided in Appendix C.

5.2

Zoning By-law Amendment

The Town of Grimsby Comprehensive Zoning By-law 14-45 (the “Zoning By-law”) zones the
subject lands Neighbourhood Commercial (“NC”) on Schedule 13-A. The purpose of a Zoning
By-law is to implement the intent of an Official Plan through a series of regulations and detailed
land use permissions. The NC Zone permits a broad range of commercial uses, such as: a
bakery shop, a bank, a commercial fitness centre, a commercial school, an office, and a clinic.
Dwelling units are permitted only at or above the second storey. Dwelling units are defined as
“one or more rooms designed and used or intended to be used as a home by one or more
persons and usually containing cooking, living, sleeping and sanitary facilities, and does not
mean or include a tent, trailer, mobile home trailer, or a room or suite of rooms in a boarding
house or in a hotel or motel.”
Site specific exception 126 applies to the subject lands, as shown on Schedule 13-B of the
Zoning By-law. Site specific exception 126 permits additional uses and reduces minimum lot
frontage, minimum lot area, maximum gross floor area, maximum commercial unit size,
minimum landscape strip, and location of access/egress for a gas station provisions of the
Zoning By-law. Particularly, By-law No. 14-104 permits an accessory residential use at 133 and
137 Main Street East, other than on the ground floor, and By-law No. 96-56 permits a hotel,
printing establishment, and undertaking establishment. A ZBLA is required to address sitespecific land use permissions and provisions to permit the proposed development. The draft
ZBLA is provided in Appendix D.

5.3

Site Plan Control

An application for site plan approval will be required prior to physical development proceeding as
proposed. The site plan will illustrate the site statistics, site elements, minimum grading
information and mandatory notes. A preliminary grading plan has been included with the OPA
and ZBLA applications, and it is expected that the design will be refined in detail and then
submitted with the future site plan application. The Site Plan application submission will also
include a landscape plan to identify where trees and vegetation is proposed.

June 18, 2019
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6

Formal Pre-consultation

On March 7, 2019 IBI Group staff and applicable agencies were present at a pre-consultation
meeting to discuss the proposed redevelopment of the subject lands, the concept plan prepared
at that time, and the necessary planning approvals. The pre-consultation agreement identifies
the following studies, reports, and materials as being required by the Town of Grimsby to deem
the planning applications complete:
•

planning rationale report;

•

transportation impact study;

•

shadow study;

•

stage 1 archaeological assessment;

•

stormwater management plan and report;

•

erosion control plan;

•

Phase I environmental site assessment;

•

parking study;

•

tree preservation plan inventory and prevention study/arborist report;

•

urban design brief;

•

cultural heritage resource assessment report;

•

heritage conservation plan;

•

streetscape elevations illustrating adjacent buildings, plans, and landscapes;

•

full coloured renderings;

•

fire route plan; and,

•

commercial land needs assessment.

The initial conceptual site plan presented during the pre-consultation meeting consisted of solely
residential units within the new building proposed on the subject lands. As a result, a
Commercial Land Needs Assessment was required by the Town of Grimsby planning staff to
determine whether or not the proposed new office commercial use for the Nelles House was
sufficient to accommodate the commercial needs for the subject Neighbourhood Commercial
lands in terms of the surrounding context and land use objectives. The proposed development
now includes additional commercial units on the ground floor of the proposed three to five storey
apartment building that will provide opportunities for retail and office commercial use, eliminating
the requirement of a Commercial Land Needs Assessment.

7

Supporting Studies, Reports, and Materials

In support of the proposed development, the following studies, reports and materials were
prepared: Transportation Impact Study (“TIS”) and Parking Analysis, Shadow Study, Stage 1
and 2 Archaeological Impact Assessment (“AIA”), Functional Servicing and Stormwater
Management Report, Geotechnical Report, Phase I Environmental Site Assessment (“ESA”),
Tree Preservation Plan (“TPP”), Landscape Plan, Urban Design Brief (“UDB”), and Cultural
Heritage Impact Assessment (“CHIA”) Report. These studies are briefly explained below. For
details, please refer to the documents submitted alongside the planning applications.

June 18, 2019
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7.1

Transportation Impact and Parking Study

Crozier Consulting Engineers (“Crozier”) prepared a TIS and Parking Analysis in 2019 in support
of the proposed development and subsequent planning applications. According to Crozier
based on 2019 existing traffic conditions, the Main Street East and Nelles Road North
intersection is operating at Levels of Service (LOS) “B” during the a.m. peak hour and LOS “C”
during the p.m. peak hour. The proposed development is expected to generate between 60 and
83 trips during the weekday a.m. and p.m. peak hours.
Under 2024 total traffic conditions, including trips generated from the proposed development, the
intersection of Main Street East at Nelles Road North is projected to operate at LOS “C” during
both a.m. and p.m. peak hours, which would be the same result if the proposed development
ceased to exist. Crozier determined that traffic generated by the proposed residential
development at 133-137 Main Street East will not substantially affect the operations of the
boundary road network.
Crozier found that the forecasted peak parking demand for the proposed development can be
accommodated sufficiently with the proposed parking supply of 205 spaces. They used the
parking rate for mixed-use zones to analyze the proposed parking supply, as the proposed
development will function as a mixed-use development, consisting of both residential and
neighbourhood commercial uses.
In regard to the site access under 2024 total traffic conditions, it is proposed to operate efficiently
at a LOS “A” during the a.m. and p.m. peak periods and a worst case scenario LOS “B”. Crozier
found that the location of the proposed site access will operate efficiently and safely without any
issues related to site-lines, corner clearance, access conflicts, heavy truck movements and
transit operational conflicts.
Crozier recommends that the Town of Grimsby consider extending the effective southbound
storage length to accommodate future traffic growth and for the Town of Grimsby and Region of
Niagara to continue monitoring the signal timing plan at the intersection of Main Street East and
Nelles Road North in the future to determine if changes are warranted for optimal performance.

7.2

Shadow Study

A Shadow Study was prepared in 2019 by KNYMH Inc. Architecture + Solutions (“KNYMH”).
The Shadow analysis confirmed that the proposed development will have a minor impact to the
adjacent commercial property to the east, minor monitoring impact on public sidewalks, no
impact on properties to the south, and no negative impact on the Nelles House. In regard to the
adjacent residential uses to the north and northeast, the proposed development will have no
impact on the townhouse development during the spring or summer, and minimal impact during
winter afternoons. Please refer to the Shadow Study Impact Analysis for details and an effective
use of figures that correspond with study periods.

7.3

Stage 1 Archaeological Impact Assessment

A Stage 1 & 2 AIA was prepared by AMICK Consultants Ltd. (“AMICK”). The entirety of the
subject lands were subject to property inspection and photographic documentation concurrently
with a Stage 2 property assessment by high intensity test pit methodology. A total of 123
artifacts were recovered from 32 positive test pits. The subject lands consists of a historic
scatter containing mainly ceramic fragments such as refined white earthenware, coarse red
earthenware, ironstone and pearlware. The grouping also contained glass fragments from
windows and bottles, metal fragments including nails and faunal bone and shell remains,
demonstrating consistency with a Euro-Canadian origin. The assemblage of artifacts date
primarily from the mid to late 19th century, most likely ranging between 1840 and 1890. The
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subject lands require Stage 3 site-specific assessment to gather further data to determine if
Stage 4 mitigation of development impacts will be required.

7.4

Functional Servicing and Stormwater Management Report

Crozier prepared a Functional Servicing and SWM Report in 2019, finding that the proposed
development can be sufficiently accommodated from a servicing and stormwater management
perspective. This conclusion was based on the following findings:
•

sanitary conveyance will be met using a 250 mm diameter PVC sanitary sewer that
connects to the sanitary sewer on Nelles Road North;

•

stormwater quantity and quality control will be provided by the stormwater management
system at 137 Main Street East;

•

existing 600 mm storm sewer in eastern easement will be removed and relocated 2.5 m
east of its current location with a new 4 m wide easement;

•

design peak water demand in Table 1 of their report states 3.33 L/s and a fire flow of
183.3 L/s for 2.25 hours is required, peak sanitary sewage flow is 3.24 L/s; and,

•

erosion and sediment controls will be provided at all stages of construction. Please refer
to the FSR and SWM Report prepared by Crozier for details.

7.5

Geotechnical Report

A Geotechnical Report was prepared by Landtek Limited (“Landtek”) in 2019 to:
•

confirm the subsurface soil and groundwater conditions for foundation design and
construction;

•

provide design and construction recommendations with regards to building foundations,
floor slabs, pavement structures, and subsurface drainage and utilities; and,

•

assess the characteristics of the soils to be excavated and their suitability for reuse on
site.

Detailed borehole logs encountered the following subsurface conditions: organic soil, fill
material, sand, clayey silt, and shale bedrock. Based on the ground conditions observed at the
borehole locations, Landtek considers that bearing conditions to support the proposed structures
on concrete footing can be provided by the native sand, clayey silt and shale bedrock. Details
regarding founding depth range, stratum, foundation design value, and other recommendations
are provided in the Geotechnical Report submitted alongside the planning applications.

7.6

Phase I Environmental Site Assessment

A Phase I ESA was prepared by Soil-Mat in 2011 which included a historical review, site visit,
interviews, and an evaluation. The purpose of the Phase I ESA was to identify actual or potential
site contamination, based on the past and present land use of the subject property and its
surrounding area.
Based on the Phase I ESA findings, Soil-Mat determined that based on their historical review,
interviews, and site reconnaissance that there were no on-site or nearby operations that would
cause site contamination. As a result, the potential of site contamination is considered low and
there no further investigations are recommended. Please refer to the Phase I ESA submitted
alongside the planning applications for details.
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7.7

Tree Preservation and Landscape Plan

A TPP and Landscape Plan were prepared in 2019 by Adesso Design Inc. (“Adesso”) in support
of the proposed development. The TPP outlines the vegetation unit, existing tree number,
existing vegetation to remain, existing vegetation to be removed, existing elevations, and a tree
protection fence. The subject lands consist of the following species (common name): white
cedar, Norway maple, black walnut, English walnut, white mulberry, Siberian elm, London plane,
black locust, honey locust, and Colorado spruce. A majority of the trees on the subject lands
were identified as being in poor or fair condition and along the property boundary. Adesso
recommended that one of the Norway maple trees, the heritage designated European Beach
tree, and one of the white mulberry trees be preserved, and the remaining trees be removed.
Adesso has also added notes on their TPP pertaining to migratory birds and nests, municipal
approvals for tree removal, and boundary tree protection. Please refer to the TPP for details.

7.8

Urban Design Brief

IBI Group prepared an UDB in 2019 in support of the proposed development. The UDB found
that the proposed development is consistent with relevant guides and contextual precedents.
Further, the proposed development provides an intensification option that effectively uses
strategic siting and high quality materials that complement that surrounding urban character.
The analysis within the UDB confirms that the site will demonstrate a balance between modern
and historical values by mending a new mixed-use built form with existing historical architecture.
Moreover, the development will create a connection along a principle transportation corridor,
encouraging residents and visitors of the proposed development to utilize active and alternative
methods of transportation to the private automobile. All in all, the proposed development will
benefit the Town of Grimsby community by accommodating growth and economic development,
in addition to enhancing its urban and historical character.

7.9

Cultural Heritage Resource Assessment Report

Land Use & Heritage Planning Services prepared a CHIA in 2019 to provide historical
background on the subject lands, identify significant heritage resources and cultural heritage
landscapes, and analyze the impact of the proposed development on and adjacent to the subject
lands, determining its impact on cultural heritage landscape features and resources on these
properties. Land Use & Heritage Planning Services determined that the cultural heritage
landscape setting will be impacted by the construction of the new building. However, the
proposed development will be designed to be compatible with the existing heritage dwelling on
the subject lands. Further, no significant heritage attributes will be isolated from the surrounding
environment, and moving the house closer to the street will maintain its prominent position as a
focal point fronting onto Main Street East. The change of land use will not change its exterior
heritage attributes. Alternatively, the character-defining elements of the house in deteriorating
condition, such as the porch, will be restored and repaired.
Overall, Land Use & Heritage Planning Services determined that the significant built heritage
resources adjacent or close to the proposed development will not be adversely impacted.
Further, the cultural heritage landscape that characterizes Main Street East between Queen’s
Lawn Cemetery and Nelles Road will not be significantly altered and views of the new apartment
building will be limited. Various mitigation and conservation methods are recommended
pertaining to an archaeological survey, relocating the heritage home, maintaining building
materials, the natural landscape, and proposed building mass and scale. Please refer to the
CHIA for details.

June 18, 2019
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8

Planning Policy Framework

The following subsections provide an assessment of the proposed development against current
and applicable planning legislation and policy, including the Planning Act R.S.O. 1990, c. P.13
(the “Planning Act”), 2014 Provincial Policy Statement (the “PPS”), 2019 Growth Plan for the
Greater Golden Horseshoe (the “Growth Plan”), 2017 Greenbelt Plan (the “Greenbelt Plan”), the
Niagara Region Official Plan (the “Regional OP”), the Town OP, and the Zoning By-law.

8.1

Planning Act, R.S.O. 1990, c. P.13

8.1.1

Section 2 – Provincial Administration – Provincial Interest

Section 2 of the Planning Act refers to matters of provincial interest that the Minister, the council
of a municipality, a local board, a planning board and the Tribunal, must have regard to, among
other matters in order to carry out their responsibilities under the Planning Act. In regard to the
proposed development, the following matters apply and have been considered through the
proposed development, as justified in the associated planning comments.
a) The protection of ecological systems, including natural areas, features and functions;
d) the conservation of features of significant architectural, cultural, historical, archaeological or
scientific interest;
Planning Comment: 133 Main Street East is designated under Part IV Section 29 of the OHA,
as a result of the architectural, cultural and historical value of the Nelles House and the cultural
and historical value of the European Beech located at the southwest corner of the subject lands.
The proposed development will result in the preservation of the existing dwelling and European
Beech, ultimately protecting natural features and conserving significant architecture, cultural,
and historical attributes within the Town of Grimsby. In order to preserve the existing Nelles
House, it is proposed to be relocated on the subject lands in accordance with building standards
and guidelines to facilitate the proposed built form.
e) the supply, efficient use and conservation of energy and water;
f)

the adequate provision and efficient use of communication, transportation, sewage and
water services and waste management systems;

g) the minimization of waste;
Planning Comment: The subject lands have frontage onto both Nelles Road North and Main
Street East where there is access to an existing municipal watermain and sanitary sewer
connection. Main Street East is a Regional Road, characterised by high volume, through traffic,
whereas Nelles Road North is a Collector Road, designed to promote efficient traffic circulation
at reduced speeds. Supporting studies have confirmed that the proposed development is
feasible from a traffic and servicing perspective. Further, there are existing communication
services in the surrounding area. Evidently, there is an adequate provision of communication,
transportation, sewage and water services to support an efficient and orderly development on
the subject lands.
h) the orderly development of safe and healthy communities;
h.1) the accessibility for persons with disabilities to all facilities, services and matter to which
this Act applies;
j)

the adequate provision of a full range of housing, including affordable housing;

Planning Comment: The proposed development will result in the orderly development of safe
and healthy communities. Further, the proposed three to five storey mixed-use apartment
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building provides an alternative and more affordable housing option to the surrounding area, as
the neighbourhood currently consists of primarily townhouses and single detached dwellings.
The proposed site plan and floor plan designs ensure accessibility for persons with disabilities by
providing barrier free parking spaces near the primary access, in addition to barrier free
residential units.
k) the adequate provision of employment opportunities;
l)

the protection of the financial and economic well-being of the Province and its municipalities;

Planning Comment: The proposed development will contain ground floor commercial units
fronting onto Main Street East to provide employment opportunities to protect the financial wellbeing of the Province and its municipalities. Further, the existing Nelles House is vacant, but is
proposed to be repurposed with office units, further contributing to the economic viability of the
subject lands.
o) the protection of public health and safety;
p) the appropriate location of growth and development;
q) the promotion of development that is designed to be sustainable, to support public transit
and to be oriented to pedestrians;
Planning Comment: The subject lands are an appropriate location for growth and development,
as they are within the built boundary with access to full municipal and public services. Further,
the subject lands are within proximity to complementary land uses and contribute to the
achievement of a complete community. The proposed mixed-use concept is efficient,
encouraging live-work opportunities and active transportation along Main Street East. By
proposing a 1.5 metre building setback from the lot line, moving the existing Nelles House closer
to the street, and creating large store front windows and sidewalks, the development will be
pedestrian-oriented. Currently, there is no public transit available in the Town of Grimsby due to
the small population size and subsequent lack of viable tax base to support a full-fledged transit
system. However, provided the introduction of the GO Station, forecasted increasing
populations, new developments, and approved public transit pilot, the option for transit is
gradually becoming feasible. The proposed development will further increase the viability for
transit in the Town of Grimsby, particularly along Main Street East.
r)

the promotion of built form that,
i.

is well-designed,

ii.

encourages a sense of place, and

iii.

provides for public spaces that are of high quality, safe, accessible, attractive and
vibrant;

s) the mitigation of greenhouse gas emissions and adaptation to a changing climate.
Planning Comment: The proposed development offers alternative methods of transportation to
the automobile by way of active transportation infrastructure, including a walkable streetscape,
connected pathways, and bicycle storage. Further, the proposed increase in residential density
increases the potential for ridership to support a local public transit system. As a result, the
proposed development is contributing to the reduction of greenhouse gas emissions, and
building resilience to climate change. The proposed building elevations along Main Street East
have been reviewed by a Cultural Heritage Planner who has provided recommendations to
ensure a sense of place and cultural heritage landscape is maintained post-development.
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8.1.2

Section 3(5)(b) – Provincial Administration – Policy Statements and
Provincial Plans

Section 3(5)(b) of the Planning Act requires decisions that affect planning matters to conform to
Provincial plans, including the Growth Plan, or shall not conflict with them, as the case may be.
Section 8.3 and 8.4 of this Report evaluate the proposed development in relation to the
applicable Growth Plan and Greenbelt Plan policies, providing justification that confirms
complete conformity.

8.1.3

Section 22(1) – Official Plans – Request for Amendment

An Official Plan may be amended in accordance with Section 22(1) of the Planning Act. The
proposed OPA will be executed in accordance with Section 22(1) of the Planning Act.

8.1.4

Section 34(1) – Land Use Controls and Related Administration – Zoning
By-laws

A Zoning By-law may be amended in accordance with Section 34(1) of the Planning Act. The
proposed ZBLA will be executed in accordance with Section 34(1) of the Planning Act.

8.1.5

Section 37 – Land Use Controls and Related Administration – Increased
Density, etc., Provision By-law

Under Section 37 of the Planning Act, the Council of a local municipality, in a by-law passed
under Section 34, authorize increases in the height and density of development otherwise
permitted by the by-law that will be permitted in return for the provision of such facilities, services
or matter as are set out in the by-law.
Planning Comment: Section 37 of the Planning Act provides legislation pertaining to increasing
height and density in return for the provision of such facilities, as set out in municipal zoning bylaws. As per Section 9.4 Height and Density Bonus Provisions of the Town OP, the municipality
will only authorize an increase in height and/or density in exchange for community benefits
where:
a) The proposed development exhibits good planning principles that are consistent with the
intent of the Town’s Official Plan;
b) Adequate infrastructure is available to support the increase in building height and/or density;
and
c) The value of the community benefits has a reasonable planning relationship to the proposed
increase in building height and/or density.
Evidently, one of the Town of Grimsby’s objectives for authorizing such increases in height
and/or density is to encourage and ensure the conservation of heritage landscapes and built
heritage resources. As per Section 4.22 Height and Density Bonusing of the Town of Grimsby
Zoning By-law, maximum permitted height and density provisions outlined in the by-law may be
increased, as permitted in the Town’s Official Plan, subject to an agreement with the Town.
Particularly, where a building or structure identified as historically significant by the Town of
Grimsby is preserved, an increase of density up to 20% may be permitted. The developer would
have to agree to rehabilitate and legally protect any heritage building on their development site.
Where heights and/or densities set out in the Zoning By-law are proposed to be increased up to
the heights and/or densities permitted in the Town OP or as permitted by an OPA, Council shall
require community benefits in exchange for the increased height and/or density. Section 37
community benefits will only be permitted within areas considered to be Cultural Heritage
Landscapes if the benefit provided results in the preservation and/or restoration of buildings,
structures or landscapes of historical or architectural merit.
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Therefore, the proposed height of five storeys and density of 231.96 units per hectare should be
permitted in exchange for the preservation and restoration of the Nelles House and the
preservation of the cultural landscape, of which includes the European Beech at the southwest
corner of the property.
Planning Act Planning Conclusion: The proposed development has regard for matters of
provincial interest under the Planning Act. Further, the proposed development conforms to
Provincial plans, as explained in Section 8.3 and 8.4 below. In order to permit the proposed
development, Sections 22, 34, and 37 of the Planning Act will be executed.

8.2

Provincial Policy Statement, 2014

The PPS was approved by the Lieutenant Governor in Council, Order in Council No. 107/2014
and was issued under Section 3 of the Planning Act. The PPS came into effect on April 30,
2014 and replaces the previous version of the PPS that was issued on March 1, 2005. This
document provides direction on matters of provincial interest related to land use planning and
development. Key themes that are focused on pertain to long term: economic growth, clean and
healthy environments, protection of public health and safety, and efficient and effective land use
planning. This section thoroughly reviews all applicable policies to the proposed development
and provides associated justification for the concept plan, as Section 3 of the Planning Act
requires that decisions affecting planning matters “shall be consistent with” policy statements
issued under the Planning Act.
The proposed development and requested amendments are consistent with the PPS, including,
but not limited to the policies outlined below, as justified in the subsequent planning comments.
Managing Growth
Policy 1.1.1 Healthy, liveable and safe communities are sustained by:
a) promoting efficient development and land use patterns which sustain the financial well-being
of the Province and municipalities over the long term;
b) accommodating an appropriate range and mix of residential (including second units,
affordable housing and housing for older persons), employment (including industrial and
commercial), institutional (including places of worship, cemeteries and long-term care
homes), recreation, park and open space, and other uses to meet long-term needs;
Planning Comment: The proposed development promotes an efficient development pattern by
utilizing existing resources within the built boundary to increase the density of the subject lands,
providing residential and commercial uses. The proposed residential units will contribute to the
mix and range of residential types and tenures in the Town of Grimsby to meet long-term needs
of residents. The proposed office and retail commercial uses on the subject lands will contribute
to sustaining the financial well-being of the Province and the Town of Grimsby over the long
term.
c) avoiding development and land use patterns which may cause environmental or public
health and safety concerns;
d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;
e) promoting cost-effective development patterns and standards to minimize land consumption
and servicing costs;
Planning Comment: The proposed redevelopment is located within the existing settlement
area, minimizing land consumption and servicing costs. The Phase I ESA prepared by Soil-Mat
confirmed that there were no on-site or nearby operations that would cause site contamination,
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resulting in no further investigations. There are no concerns pertaining to public health and
safety as a result of the proposed redevelopment.
f)

improving accessibility for persons with disabilities and older persons by identifying,
preventing and removing land use barriers which restrict their full participation in society;

Planning Comment: The proposed development is well-equipped with barrier free parking
spaces on the surface and underground parking level in proximity to building entrances and exits
in accordance with the Accessibility for Ontarians with Disabilities Act (“AODA”). Additionally,
accessible units are proposed to improve accessibility for persons with disabilities and older
persons, ensuring their full participation in society. There are also paved surfaces with 1.5 metre
wide sidewalks on-site that are well-connected to a mix and range of uses along Nelles Road
North and Main Street East. The completed project will fully comply with applicable law with
respect to accessibility standards. This will include elements such as accessible parking spaces,
and accessible road and sidewalk infrastructure (i.e. smooth surfaces, curb cuts and ramps) – to
be reviewed at a detailed design stage and implemented through built permit and construction
stages. The West Lincoln Memorial Hospital approximately 300 metres east of the subject lands
is intended to undergo significant upgrades to meet current accreditation Canada standards, which
support ongoing quality improvement measures intended to lead to higher quality health services
for all.
g) ensuring that necessary infrastructure, electricity generation facilities and transmission and
distribution systems, and public service facilities are or will be available to meet current and
projected needs; and
h) promoting development and land use patterns that conserve biodiversity and consider the
impacts of a changing climate.
Planning Comment: The subject lands have access to necessary infrastructure, electricity
generation facilities and transmission and distribution systems, as they are within the settlement
area and a commercial node. There are also a range of public service facilities within proximity
to the subject lands to meet projected needs, including, but not limited to: the West Lincoln
Memorial Hospital, Nelles Public School, Centennial Park Baptist Church, and Park Public
School. The proposed development creates a mixed-use built form that encourages pedestrian
activity along Main Street East by incorporating a ground floor commercial façade that is setback
1.5 metres from the southern property line, effectively animating the street. Additionally, the
proposed developments promotes a land use pattern that considers impacts of climate change
by encouraging alternative methods of transportation to the private automobile, such as biking
and walking. Lastly, by preserving the European Beech on the southwestern corner of the
subject lands and utilizing appropriate tree planting and removal methods, replanting where
required, conserves biodiversity and the cultural landscape.
Policy 1.1.2 Sufficient land shall be made available to accommodate an appropriate range and
mix of land uses to meet projected needs for a time horizon of up to 20 years. However, where
an alternate time period has been established for specific areas of the Province as a result of a
provincial planning exercise or a provincial plan, that time frame may be used for municipalities
within the area.
Within settlement areas, sufficient land shall be made available through intensification and
redevelopment and, if necessary, designated growth areas.
Nothing in policy 1.1.2 limits the planning for infrastructure and public service facilities beyond a
20-year time horizon.
Planning Comment: The proposed redevelopment contributes to accommodating an
appropriate range and mix of land uses to meet projected needs for a time horizon of up to 20
years. The Town of Grimsby has a limited restriction of developable land due to natural
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constraints, including Lake Ontario to the north, the Niagara Escarpment to the south, and a
greenbelt to the east and west, resulting in a majority of growth occurring through residential
intensification and redevelopment. It is important to note that nothing in policy 1.1.2 above limits
the planning for infrastructure and public service facilities beyond a 20-year time horizon.
Policy 1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality
and regeneration shall be promoted.
Policy 1.1.3.2 Land use patterns within settlement areas shall be based on:
a) densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public service facilities
which are planning or available, and avoid the need for their unjustified and/or
uneconomical expansion;
3. minimize negative impacts to air quality and climate change, and promote energy
efficiency;
4. support active transportation;
5. are transit-supportive;
Planning Comment: The proposed development is within an appropriate area, as the subject
lands are along a major transportation corridor and located within the settlement area where
growth and development shall be focused and regeneration shall be promoted. The proposed
redevelopment will restore the vitality of the surrounding area by generating pedestrian traffic
along Main Street East while preserving and respecting the historic landscape. Further, the
proposed land use pattern efficiently utilizes existing infrastructure and public service facilities to
provide residential density and a mix of land uses that are appropriate for the area. The
proposed development respects surrounding built form, and supports active transportation,
transit viability, and energy efficiency.
Policy 1.1.3.2 Land use patterns within settlement areas shall be based on:
b) a range of uses and opportunities for intensification and redevelopment in accordance with
the criteria in policy 1.1.3.3, where this can be accommodated.
Policy 1.3.3.3 Planning authorities shall identify appropriate locations and promote opportunities
for intensification and redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield sites, and the availability of suitable existing
or planned infrastructure and public service facilities required to accommodate projected needs.
Intensification and redevelopment shall be directed in accordance with the policies of Section 2:
Wise Use and Management of Resources and Section 3: Protecting Public Health and Safety.
Planning Comment: The proposed redevelopment within the settlement area provides
residential units, offices, and retail space where it can be accommodated due to the existence of
municipal infrastructure and public service facilities. The proposed apartment building ensures to
incorporate elements of the existing heritage building to respect existing built form and
streetscape character along Main Street East. The density on the subject lands is focused on
the east and north portion of the property. The adjacent medium density townhouse
development to the north and one-storey garden centre to the east are compatible land uses.
Policy 1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks to public
health and safety
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Policy 1.1.3.5 Planning authorities shall establish and implement minimum targets for
intensification and redevelopment within built-up areas, based on local conditions. However,
where provincial targets are established through provincial plans, the provincial target shall
represent the minimum target for affected areas.
Planning Comment: The proposed development facilitates intensification, redevelopment and a
compact built-form while avoiding risks to public health and safety. The TIS and Shadow Study
prepared in support of the proposed development confirm that traffic and right-to-light are not a
concern. Further, the proposed development promotes public health by encouraging active
transportation and alternative methods of transportation by effectively mixing land uses,
providing bicycle storage, and increasing transit viability in the Town of Grimsby. The Growth
Plan contains population and employment forecasts to be used for planning and managing
growth to 2041. In Schedule 3 of the Growth Plan, the Region of Niagara is forecasted to have a
population of 610,000 by 2041 and employ 265,000 by 2041. The Regional OP and Town of
Grimsby OP have a residential intensification target of 80% within the built-up areas; however,
these plans and associated targets are associated with the Region of Niagara population and
employment forecasts to 2031, rather than 2041. Details regarding minimum targets for
intensification is found Addendum Letter found in Appendix E.
Policy 1.6.6.1 Planning for sewage and water services shall:
a) direct and accommodate expected growth or development in a manner that promotes the
efficient use and optimization of existing:
a) municipal sewage services and municipal water services
d) integrate servicing and land use considerations at all stages of the planning process
Policy 1.6.6.2 Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas. Intensification and redevelopment within settlement areas on
existing municipal sewage services and municipal water services should be promoted, wherever
feasible.
Policy 1.6.6.7 Planning for stormwater management shall:
a) minimize, or, where possible, prevent increases in contaminant loads;
b) minimize changes in water balance and erosion;
c) not increase risks to human health and safety and property damage;
d) maximize the extent and function of vegetative and pervious surfaces; and
e) promote stormwater management best practices, including stormwater attenuation and reuse, and low impact development.
Policy 1.6.7.2 Efficient use shall be made of existing and planned infrastructure, including
through the use of transportation demand management strategies, where feasible.
Planning Comment: The proposed development is within the Urban Settlement Area boundary,
where connections to the sewage and water system is required. The development is proposed to
be serviced by a 250mm diameter sanitary sewer that connects to the sanitary manhole on
Nelles Road North in accordance with Niagara Region design standards. The development is
proposed to be serviced by a 200mm diameter PVC water service that will connect to the
existing 250mm diameter watermain along Nelles Road.
The stormwater management design prepared by Crozier effectively accounts for stormwater
quality and quantity. Stormwater quantity has been accommodated within the storm sewer
located on the private road to the north of the subject lands, whereas the existing stormwater
system has an in-line oil/grit separator to accommodate stormwater quality. On-site erosion and
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sediment controls have been prepared for during construction, including, heavy duty silt fencing,
rock mud mar, and sediment control devices. Please refer to the FSR & SWM Report for details.
Main Street East is a Regional Road that is included in the Regional Bicycle Network. The
required road widening is proposed to be dedicated to the Region. An active street front along
Main Street East is proposed, making efficient use of the existing sidewalk to create pedestrian
connections to the proposed built form.
Policy 1.7.1 Long-term economic prosperity should be supported by:
a) promoting opportunities for economic development and community investment-readiness;
b) optimizing the long-term availability and use of land, resources, infrastructure, electricity
generation facilities and transmission and distribution systems, and public service facilities;
k) encouraging efficient and coordinated communications and telecommunications
infrastructure.
Planning Comment: The proposed development will optimize the use of existing infrastructure,
electricity generation facilities and transmission and distribution systems, and public service
facilities. As a result, the subject lands will provide opportunities for economic development,
creating opportunities for employment in the repurposed office building or commercial
office/retail units fronting onto Main Street East.
f)

providing for an efficient, cost-effective, reliable multimodal transportation system that is
integrated with adjacent systems and those of other jurisdictions, and is appropriate to
address projected needs to support the movement of goods and people;

i)

promoting energy conservation and providing opportunities for development of renewable
energy systems and alternative energy systems, including district energy;

Planning Comment: The proposed mixed-use concept is more efficient and cost-effective than
a primarily commercial use as permitted in the Town OP, by considering both projected
employment and population forecasts of the Province. The mixed-use concept allows for a livework environment and encourages active and healthy lifestyles by incorporating complementary
land uses to the neighbourhood that do not require an automobile to reach. The proposed
density of 231.96 units per hectare promotes energy conservation by efficiently utilizing the
subject lands.
Managing Growth Planning Conclusion: The proposed development is consistent with the
PPS managing growth policies, as it:
•

directs growth and development to the built up area to make an efficient use of existing
infrastructure and public service facilities;

•

promotes a compact built-form that is energy efficient and sufficiently deals with
stormwater quantity and quality;

•

provides opportunities for employment that will allow for community-investment
readiness and long-term economic prosperity; and,

•

supports active transportation and the viability of public transit in the Town of Grimsby
by proposing a medium density mixed-use development along a Regional road.
Housing

Policy 1.4.1 To provide for an appropriate range and mix of housing types and densities
required to meet projected requirements of current and future residents of the regional market
area, planning authorities shall:
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a) maintain at all times the ability to accommodate residential growth for a minimum of 10 years
through residential intensification and redevelopment and, if necessary, lands which are
designated and available for residential development; and
b) maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through lands
suitably zoned to facilitate residential intensification and redevelopment, and land in draft
approved and registered plans.
Policy 1.4.2 Where planning is conducted by an upper-tier municipality:
a) the land and unit supply maintained by the lower-tier municipality identified in policy 1.4.1
shall be based on and reflect the allocation of population and units by the upper-tier
municipality; and
b) the allocation of population and units by the upper-tier municipality shall be based on and
reflect provincial plans where these exist.
Planning Comment: The proposed development contributes to the range of mix of housing
types and densities in the Town of Grimsby to meet projected requirements of current and future
residents of the regional market area. The proposed development contributes to meeting the
Region of Niagara target of 40% residential intensification annually and succeeding the Town of
Grimsby residential intensification target of 80%. The proposed intensification target is a
minimum target and only accounts for forecasted growth until 2031, whereas the Growth Plan
policies account for growth within the greater golden horseshoe until 2041. Details regarding
inconformity of the Regional and Town Official Plan to Provincial policies and plans are outlined
in the Addendum Letter found in Appendix E.
Moreover, the subject lands have access to services with capacity to support the proposed
development and facilitate residential intensification and redevelopment. Please refer to the
preliminary engineering drawings prepared by Crozier.
Policy 1.4.3 Planning authorities shall provide for an appropriate range and mix of housing types
and densities to meet projected requirements of current and future residents of the regional
market area by:
a) establishing and implementing minimum targets for the provision of housing which is
affordable to low and moderate income households. However, where planning is conducted
by an upper-tier municipality, the upper-tier municipality in consultation with the lower-tier
municipalities may identify a higher target(s) which shall represent the minimum target(s) for
these lower-tier municipalities;
b) permitting and facilitating:
1. all forms of housing required to meet the social, health and wellbeing requirements of
current and future residents, including special needs requirements; and
2. all forms of residential intensification, including second units, and redevelopment in
accordance with policy 1.1.3.3;
c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;
d) promoting densities for new housing which efficiently use land, resources, infrastructure and
public service facilities, and support the use of active transportation and transit in areas
where it exists or is to be developed; and
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e) establishing development standards for residential intensification, redevelopment and new
residential development which minimize the cost of housing and facilitate compact form,
while maintaining appropriate levels of public health and safety.
Planning Comment: The proposed redevelopment and intensification project includes a
housing type that is typically more affordable than other dwelling types in the surrounding area.
The proposed development facilitates a compact built form that is designed to be accessible and
desirable to accommodate the needs of current and future residents, considering a broad
demographic, including the aging population. The West Lincoln Memorial Hospital and Family
Medical Centre are within approximately 300 metres of the subject lands to further support future
residents. There are also existing water and sanitary services along Nelles Road North to
support the proposed density on the subject lands, as confirmed through supporting studies.
The existing municipal sidewalks on Nelles Road North and Main Street East will be maintained
and active transportation will be supported through the ground-floor commercial façade,
attractive built form, and reduced building setback on Main Street East to animate the street.
Currently, there is no public transit available in the Town of Grimsby due to the small population
size and subsequent lack of viable tax base to support a full-fledged transit system. However,
provided the introduction of the GO Station, forecasted increasing populations, new
developments, and approved public transit pilot, the opportunity for a full-fledged local public
transit is gradually becoming implementable. The proposed development is further contributing
to the viability of transit in the Town of Grimsby, particularly along Main Street East.
Housing Planning Conclusion: The proposed development is consistent with the PPS housing
policies, as it:
•

contributes to the range of mix of housing types and densities in the Town of Grimsby to
meet projected requirements of current and future residents of the regional market area;

•

contributes to meeting the Region of Niagara target of 40% residential intensification
annually and succeeding the Town of Grimsby minimum residential intensification target
of 80%;

•

promotes densities for new housing that efficiently utilizes existing municipal
infrastructure, services, and public service facilities; and,

•

encourages active transportation and increases the viability of a local public transit
system.
Conservation

Policy 1.7.1 Long-term economic prosperity should be supported by:
c) maintaining and, where possible, enhancing the vitality and viability of downtowns and
mainstreets;
d) encouraging a sense of place, by promoting well-designed built form and cultural planning,
and by conserving features that help define character, including built heritage resources and
cultural heritage landscapes;
j)

minimizing negative impacts from a changing climate and considering the ecological
benefits provided by nature; and

Planning Comment: The vitality of Main Street East will be enhanced as a result of the
proposed development, as the existing heritage building will be revitalized and ground floor
commercial store fronts onto Main Street East will increase the use of active transportation. The
proposed development encourages a sense of place and is well-designed from a cultural
heritage perspective, including built heritage resources and cultural heritage landscapes, as
confirmed by Land Use and Planning Heritage Services. The new building will be clearly
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distinguishable from the old but will employ similar materials and details. Further, the TPP
prepared by Adesso demonstrates the types and conditions of the existing trees, indicating
which ones are to be conserved. A Landscape Plan will be prepared at the Site Plan stage of
the planning process to ensure ecological benefits provided by nature are considered. As a
result of the proposed development, negative impacts from a changing climate will be minimized
through the provision of active transportation infrastructure.
Policy 1.8.1 Planning authorities shall support energy conservation and efficiency, improved air
quality, reduced greenhouse gas emissions, and climate change adaptation through land use
and development patterns which:
a) promote compact form and a structure of nodes and corridors;
b) promote the use of active transportation and transit in and between residential, employment
(including commercial and industrial) and institutional uses and other areas;
c) focus major employment, commercial and other travel-intensive land uses on sites which
are well served by transit where this exists or is to be developed, or designing these to
facilitate the establishment of transit in the future; improve the mix of employment and
housing uses to shorten commute journeys and decrease transportation congestion;
f)

promote design and orientation which:
1. maximizes energy efficiency and conservation, and considers the mitigating effects of
vegetation; and
2. maximizes opportunities for the use of renewable energy systems and alternative
energy systems; and

g) maximize vegetation within settlement areas, where feasible.
Planning Comment: The proposed development is connected to Main Street East by-way of a
sidewalk for pedestrian access, whereas vehicular access is proposed from Nelles Road North.
The proposed increase in density and overall proximity of the subject lands to complementary
land uses (i.e. commercial, recreational, and institutional) support alternative methods of
transportation to the private automobile, such as walking and biking to decrease the number of
vehicular trips and subsequent release of greenhouse gas emissions. All trees proposed to be
removed will be replanted and shown on a Landscape Plan to be prepared at a detailed design
stage to maximize energy efficiency and conservation, considering the mitigating effects of
vegetation within settlement areas.
Policy 2.1.1 Natural features and areas shall be protected for the long term.
Policy 2.1.2 The diversity and connectivity of natural features in an area, and the long-term
ecological function and biodiversity of natural heritage systems, should be maintained, restored
or, where possible, improved, recognizing linkages between and among natural heritage
features and areas, surface water features and ground water features.
Planning Comment: According to the survey prepared by A.T. McLaren, there are eight trees
existing on the subject lands, however most of the natural features and planning on the subject
lands have been removed over the years. The European Beech on the southwest corner of the
subject lands will be maintained to support the cultural heritage landscape, whereas a majority of
the remaining trees will be removed and replanted to ensure the long-term ecological function of
natural features.
Policy 2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall
be conserved.
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Policy 2.6.2 Development and site alteration shall not be permitted on lands containing
archaeological resources or areas of archaeological potential unless significant archaeological
resources have been conserved.
Policy 2.6.3 Planning authorities shall not permit development and site alteration on adjacent
lands to protected heritage property except where the proposed development and site alteration
has been evaluated and it has been demonstrated that the heritage attributes of the protected
heritage property will be conserved.
Policy 2.6.4 Planning authorities should consider and promote archaeological management
plans and cultural plans in conserving cultural heritage and archaeological resources.
Planning Comment: The Stage 1 AIA recommended a Stage 2 AIA, where Euro-Canadian
artifacts were found that date from 1850-1880. Therefore, a Stage 3 AIA will be pursued on the
subject lands prior to development to ensure the conservation of archaeological resources. In
regard to heritage attributes of the subject lands, the CHIA evaluated the subject lands,
demonstrating that the heritage attributes of the subject lands and cultural heritage landscape
will be maintained, allowing for commercial and residential development. Please refer to the
CHIA for details.
Heritage Planning Conclusion: The proposed development is consistent with the conservation
policies of the PPS, as it:
•

encourages a sense of place and is well-designed from a cultural heritage perspective,
including built heritage resources and cultural heritage landscapes;

•

will maintain the long-term ecological function of natural features;

•

will conserve archaeological resources;

•

will not unduly or adversely impact significant built heritage resources within proximity to
the proposed development; and,

•

will result in the cultural heritage landscape that characterizes Main Street East between
Queen’s Lawn Cemetery and Nelles Road not being significantly altered and views of
the apartment being limited.

PPS Planning Conclusion: The proposed development is consistent with the PPS, as it:
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•

directs housing and employment growth and development to the built up area, making
an efficient use of existing infrastructure and public service facilities;

•

promotes a compact built form that is energy efficient and sufficiently deals with
stormwater quantity and quality;

•

provides opportunities for employment that will allow for community-investment
readiness and long-term economic prosperity;

•

supports active transportation and the viability of public transit in the Town of Grimsby
by proposing a commercial and residential mixed-use development along a Regional
road;

•

contributes to the range of mix of housing types, tenures, and densities in the Town of
Grimsby to meet projected requirements of current and future residents of the regional
market area;

•

contributes to meeting the Region of Niagara target of 40% residential intensification
annually and succeeding the Town of Grimsby minimum residential intensification target
of 80%; and,
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•

8.3

is well-designed from a cultural heritage perspective, including built heritage resources
and cultural heritage landscapes.

Growth Plan for the Greater Golden Horseshoe, 2019

The Places to Grow Act, 2005, provides the legislative framework for the Growth Plan. It also
provides the framework for the implementation of the Provincial Growth Plans and includes the
process for making and amending growth plans. A new version of the Growth Plan took effect on
May 16, 2019. The Growth Plan provides land use direction to a planning horizon to the year
2041, generating a residential population of 610,000 and employment forecast of 265,000 for
Niagara Region for the year 2041. The revised changes to the Growth Plan focus on
employment planning, settlement area boundary expansions, major transit areas, small rural
settlements, and natural heritage and agricultural systems. Ultimately, more power is given to
local governments to manage growth planning in the Golden Horseshoe.
The proposed development and requested amendments are in conformity with the Growth Plan,
including, but not limited to the policies outlined below, as justified in the subsequent planning
comments.
Policy 2.2.1.1 Population and employment forecasts contained in Schedule 3 will be used for
planning and managing growth in the GGH to the horizon of this Plan in accordance with the
policies in subsection 5.2.4.
Policy 2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on the
following:
a) The vast majority of growth will be directed to settlement areas that:
i. Have a delineated built boundary;
ii. Have existing or planning municipal water and wastewater systems; and
iii. Can support the achievement of complete communities;
Policy 2.2.1.3 Upper- and single-tier municipalities will undertake integrated planning to manage
forecasted growth to the horizon of this Plan, which will:
a) establish a hierarchy of settlement areas, and of areas within settlement areas, in
accordance with policy 2.2.1.2;
b) be supported by planning for infrastructure and public service facilities by considering the full
life cycle costs of these assets and developing options to pay for these costs over the longterm;
Planning Comment: The subject lands are located within a settlement area that has a
delineated built boundary and sufficient access to existing municipal water and wastewater
systems. Further, the subject lands are within proximity to infrastructure and public service
facilities, such as sidewalks, roads, and the West Lincoln Memorial Hospital. The proposed
mixed-use commercial and residential development will contribute to the achievement of
complete communities.
The proposed development is an appropriate scale and massing, as it provides a gradual
transition from the new townhouse development to the north to the four storey portion of the five
storey mixed-use building.
Policy 2.2.1.4 Applying the policies of this Plan will support the achievement of complete
communities that:
a) feature a diverse mix of land uses, including residential and employment uses, and
convenient access to local stores, services, and public service facilities;
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b) improve social equity and overall quality of life, including human health, for people of all
ages, abilities, and incomes;
c) provide a diverse range and mix of housing options, including second units and affordable
housing, to accommodate people at all stages of life, and to accommodate the needs of all
household sizes and incomes;
d) expand convenient access to:
i.

a range of transportation options, including options for the safe, comfortable and
convenient use of active transportation;

ii.

public service facilities, co-located and integrated in community hubs;

iii.

an appropriate supply of safe, publicly-accessible open spaces, parks, trails, and
other recreational facilities;

e) provide for a more compact built form and a vibrant public realm, including public open
spaces;
f)

mitigate and adapt to climate change impacts, improve resilience and reduce greenhouse
gas emissions, and contribute to environmental sustainability

Planning Comment: The proposed development contributes to achieving a complete
community by diversifying the mix of land uses in the Town of Grimsby, including residential and
employment uses, creating convenient access to local stores, services, and public service
facilities. Further, the proposed concept plan improves social equity and the overall quality of life
by creating a mixed-use built form that encourages an active lifestyle, offers a more affordable
type of dwelling, and provides accessible units and parking spaces. The completed project will
fully comply with applicable law with respect to accessibility standards to accommodate people
at all stages of life. The proposed development will be a high quality compact built form that is
attractive and vibrant, complimenting the existing heritage features of the Nelles House on the
subject lands. The Site Plan process will deal with detailed design of the proposed
development. In regard to climate change and the achievement of low-carbon communities, the
proposed development will encourage alternative methods of transportation to the private
automobile, by: increasing the viability of transit through a compact built form, creating
connected active transportation infrastructure networks, and incorporating an interesting groundfloor commercial streetscape with heritage element along Main Street East.
Policy 2.2.2.1 By the time the next municipal comprehensive review is approved and in effect,
and for each year thereafter, the applicable minimum intensification target is as follows:
a) A minimum of 50 per cent of all residential development occurring annually within each of
the Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and Peterborough and the Regions
of Durham, Halton, Niagara, Peel, Waterloo and York will be within the delineated built-up
area; and
Policy 2.2.2.2 Until the next municipal comprehensive review is approved and in effect, the
annual minimum intensification target contained in the applicable upper- or single-tier official
plan that is approved and in effect as of July 1, 2017 will continue to apply.
Planning Comment: The proposed development will contribute to succeeding the minimum
target of 50% annually for each year of residential development occurring within the delineated
built-up area. The lower-tier planning documents have not undergone their municipal
comprehensive review to conform to the Growth Plan that came into effect in 2017 or 2019.
Therefore, the population and employment forecasts outlined in the Growth Plan until 2041 shall
be considered.
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Policy 2.2.2.3 All municipalities will develop a strategy to achieve the minimum intensification
target and intensification throughout delineated built-up areas, which will:
b) Identify the appropriate type and scale of development in strategic growth areas and
transition of built form to adjacent areas;
c) Encourage intensification throughout the delineated built-up area;
d) Ensure lands are zoned and development is designed in a manner that supports the
achievement of complete communities;
e) Prioritize planning and investment in infrastructure and public service facilities that will
support intensification;
Policy 2.2.2.4 Councils or upper- and single-tier municipalities may request an alternative to the
target established in policy 2.2.2.1 where it is demonstrated that this target cannot be achieved
and that the alternative target will be appropriate given the size, location and capacity of the
delineated built-up area.
Planning Comment: The proposed development facilitates intensification within the delineated
built-up area, creating an appropriate type and scale of development that transitions well from
adjacent areas. The three to five storeys is desirable in terms of scale and type considering the
two storey townhouse units being constructed to the north, four-storey transition from the rear of
the subject lands, one-storey residential buildings on the west side of Nelles Road North, and
2.5 storey commercial building on the east of the subject lands. The proposed draft zoning bylaw in Appendix D zones the lands in a manner that supports the achievement of complete
communities by permitting a compact built-form, expanding convenient access to
complementary land uses, and featuring a diverse mix of land uses. Infrastructure and public
service facilities are available to the subject lands to support the proposed intensification.
Policy 2.2.6.1 Upper- and single-tier municipalities, in consultation with lower-tier municipalities,
the Province, and other appropriate stakeholders, will each develop a housing strategy that:
a) supports the achievement of the minimum intensification and density targets in this Plan, as
well as the other policies of this Plan by:
i.

identifying a diverse range and mix of housing options and densities, including
second units and affordable housing to meet projected needs of current and future
residents; and

ii.

establishing targets for affordable ownership housing and rental housing;

Policy 2.2.6.2 Notwithstanding policy 1.4.1 of the PPS, 2014, in preparing a housing strategy in
accordance with policy 2.2.6.1, municipalities will support the achievement of complete
communities by:
a) planning to accommodate forecasted growth to the horizon of this Plan;
b) planning to achieve the minimum intensification and density targets in this Plan;
c) considering the range and mix of housing options and densities of the existing housing
stock; and
d) planning to diversify their overall housing stock across the municipality.
Policy 2.2.6.3 To support the achievement of complete communities, municipalities will consider
the use of available tools to require that multi-unit residential developments incorporate a mix of
unit sizes to accommodate a diverse range of household sizes and incomes.
Policy 2.2.6.4 Municipalities will maintain at all times where development is to occur, land with
servicing capacity sufficient to provide at least a three-year supply of residential units. This
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supply will include, and may exclusively consist of, lands suitably zoned for intensification and
redevelopment.
Planning Comment: The proposed development supports the achievement of minimum
intensification and density targets of the Growth Plan, simultaneously increasing the mix of unit
sizes in the Town of Grimsby to accommodate a diverse range of household sizes and incomes.
In regard to servicing capacity, the subject lands are within a settlement area with access to
water and sewage services that can support the proposed supply of residential units.
Policy 3.2.2.2 The transportation system within the GGH will be planned and managed to:
a) provide connectivity among transportation modes for moving people and for moving goods;
b) offer a balance of transportation choices that reduces reliance upon the automobile and
promotes transit and active transportation;
c) be sustainable and reduce greenhouse gas emissions by encouraging the most financially
and environmentally appropriate mode for trip-making and supporting the use of zero- and
low-emission vehicles;
d) offer multimodal access to jobs, housing, schools, cultural, and recreational opportunities,
and goods and services;
Policy 3.2.2.4 Municipalities will develop and implement transportation demand management
policies in official plans or other planning documents or programs to:
a) reduce trip distance and time;
b) increase the modal share of alternatives to the automobile, which may include setting modal
share targets;
c) prioritize active transportation, transit, and goods movement over single-occupant
automobiles;
d) expand infrastructure to support active transportation; and
e) consider the needs of major trip generators.
Planning Comment: As previously mentioned, the subject lands are fronting onto a Regional
arterial road, which is intended to accommodate higher traffic volumes and incorporate active
transportation infrastructure, such as bike routes and sidewalks. Currently, there is no public
transit available in the Town of Grimsby due to the small population size and subsequent lack of
viable tax base to support a full-fledged transit system. The proposed development is contributing
to the viability of transit in the Town of Grimsby while offering alternative methods of transportation
to the automobile by-way of active transportation infrastructure and advantage of proximity to
complementary land uses. The proposed increase in density and overall proximity of the subject
lands to complementary land uses (i.e. commercial, recreational, and institutional) support
alternative methods of transportation to the private automobile such as walking and biking to
decrease the number of vehicular trips and subsequent release of greenhouse gas emissions,
prolonging the effects of climate change.
Policy 4.2.7.1 Cultural heritage resources will be conserved in order to foster a sense of place
and benefit communities, particularly in strategic growth areas.
Policy 4.2.7.2 Municipalities will work with stakeholders, as well as First Nations and Métis
communities, in developing and implementing official plan policies and strategies for the
identification, wise use and management of cultural heritage resources.
Policy 4.2.7.3 Municipalities are encouraged to prepare archaeological management plans and
municipal cultural plans and consider them in their decision-making.
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Planning Comment: The subject lands were designated in 2012 under By-law No. 12-79 for
encompassing a feature of historical, architectural and/or contextual significance. The Nelles
House and cultural heritage landscape contribute to the wooded built character along Main
Street East. The European Beech at the southwest corner of the property demonstrates the age
of settlement. The proposed development will conserve the character-defining elements of the
heritage property. Only character-defining elements that are beyond repair will be replaced.
Although the Nelles House will be moved forward on the subject lands, it will maintain its
prominent position as a focal point fronting on Main Street East. A Stage 1 and 2 AIA were
executed, finding Euro-Canadian artifacts that date from 1850-1880, resulting in the need for a
Stage 3 AIA.
Policy 4.2.9.1 Municipalities will develop and implement official plan policies and other
strategies in support of the following conservation objectives:
b) energy conservation for existing buildings and planned developments, including municipally
owned facilities, including through:
i.

identification of opportunities for conservation, energy efficiency and demand
management, as well as district energy generation, renewable energy systems and
alternative energy systems and distribution through community, municipal, and
regional energy planning processes, and in the development of conservation and
demand management plans;

ii.

land use patterns and urban design standards that support energy efficiency and
demand reductions, and opportunities for alternative energy systems, including
district energy systems; and

iii.

other conservation, energy efficiency and demand management techniques to use
energy wisely as well as reduce consumption;

c) air quality improvement and protection, including through reduction in emissions from
municipal, commercial, industrial, and residential sources; and
Planning Comment: The proposed development conserves energy on the subject lands by
promoting a compact and mixed-use built form that sufficiently utilizes existing municipal
infrastructure. The mixed-use commercial and residential component of the development will
encourage active transportation and compact land use pattern that combats urban sprawl and
land consumption that results in an adverse impact on air quality. Details regarding urban
design will be determined during Site Plan Control.
Policy 4.2.10.1 Upper- and single-tier municipalities will develop policies in their official plans to
identify actions that will reduce greenhouse gas emissions and address climate change
adaptation goals, aligned with the Ontario Climate Change Strategy, 2015 and the Climate
Change Action Plan, 2016 that will include:
a) supporting the achievement of complete communities as well as the minimum intensification
and density targets in this Plan;
b) reducing dependence on the automobile and supporting existing and planned transit and
active transportation;
c) assessing infrastructure risks and vulnerabilities and identifying actions and investments to
address these challenges;
d) undertaking stormwater management planning in a manner that assesses the impacts of
extreme weather events and incorporates appropriate green infrastructure and low impact
development;
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Policy 4.2.10.2 In planning to reduce greenhouse gas emissions and address the impacts of
climate change, municipalities are encouraged to:
a) develop strategies to reduce greenhouse gas emissions and improve resilience through the
identification of vulnerabilities to climate change, land use planning, planning for
infrastructure, including transit and energy, green infrastructure, and low impact
development, and the conservation objectives in policy 4.2.9.1;
Planning Comment: As previously mentioned, the proposed development supports the
achievement of a complete community and the minimum intensification and density targets of
the Growth Plan. Particularly, transit viability is increased as a result of the intensification within
the delineated built-up area and active transportation is supported through the mixed-use
commercial and residential built form. These development strategies contribute to reducing
greenhouse gas emissions.
Growth Plan Planning Conclusion: The proposed development is in conformity with the
Growth Plan, as it:
•

directs housing and employment growth and development to the built-up area to make
an efficient use of existing infrastructure and public service facilities;

•

promotes a compact built-form that is energy efficient and sufficiently deals with
stormwater quantity and quality;

•

supports active transportation and the viability of public transit in the Town of Grimsby
by proposing a medium density mixed-use development along a Regional arterial road;

•

contributes to the range of mix of housing types and densities in the Town of Grimsby to
meet projected needs of current and future residents;

•

contributes to meeting the minimum intensification target of 50% annually of all
residential development occurring within the delineated built-up area; and,

•

encourages a sense of place and is well-designed from a cultural heritage perspective,
including built heritage resources and cultural heritage landscapes.

8.4

Greenbelt Plan, 2017

The Greenbelt Plan was approved by Lieutenant Governor in Council, Order in Council No
1025/2017, as an amendment to the Greenbelt Plan effective July 1, 2017. This plan identifies a
broad range of lands across Southern Ontario and protects them from loss of agricultural lands,
protects the natural heritage and water resources, provides for a diverse range of economic and
social activities where appropriate, and builds resilience to climate change.
The Town of Grimsby is facing a significant shortage of urban residential land and will be
running out of greenfield in the near future. The Town is also constrained by the Niagara
Escarpment Plan and the Greenbelt Plan, with little to no flexibility with urban boundary
expansions. Accordingly, the municipality needs to seize opportunities for redevelopment and
infilling in order to maintain the supply of housing for future development purposes.
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Figure 11: Greenbelt Plan Area Excerpt

Section 1.4.1 Structure of the Plan Excerpt
Settlement areas are comprised of Towns/Villages and Hamlets. Although this Plan shows
boundaries for Towns/Villages, Hamlets are only shown as symbols. In both cases, this Plan
defers to official plans for the detailed delineation of settlement area boundaries. Generally, this
Plan does not apply to lands within the boundaries of Towns/Villages and Hamlets. Official plans
will continue to govern land use within these settlement areas based on policy direction provided
by the Growth Plan.
Policy 3.4.3 Town/Villages Policies
For lands within Towns/Villages in the Protected Countryside, the following policies shall apply:
1. Towns/Villages are subject to the policies of the Growth Plan and continue to be governed
by official plans and related programs or initiatives and are not subject to the policies of this
Plan, save for the policies of sections 3.1.5, 3.2.3, 3.2.6, 3.3 and 3.4.2.
2. Extensions or expansions of services to settlement areas within the Protected Countryside
shall be subject to the infrastructure policies of section 4.2 of this Plan, including the
requirements regarding environmental assessments and agricultural impact assessments.
3. As part of a municipal comprehensive review under the Growth Plan, an upper- or single-tier
planning authority may allow expansions of settlement area boundaries in accordance with
the policies 2.2.8.2 and 2.2.8.3 of the Growth Plan.
Greenbelt Plan Planning Comment: The subject lands are located within the Towns/Villages
designation of the Greenbelt Plan, as shown in Figure 11. This is a settlement area where land
use policies that govern development are deferred to official plans based on Growth Plan
policies. As stated in the Greenbelt Plan, “Towns/Villages are subject to the policies of the
Growth Plan and continue to be governed by official plans and related programs or initiatives
and are not subject to the policies of this Plan”, with some exceptions. Therefore, the Greenbelt
Plan policies generally do not apply. Nonetheless, the proposed development does not result in
the extension or expansion of the settlement area or services, which is in accordance with the
Town/Villages policies of the Growth Plan.
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8.5

Niagara’s Regional Official Plan, 2015

The Regional OP was approved in 2015 and sets out policies for the physical, economic and
social development within the Niagara Region, which includes the Town of Grimsby. The
Regional OP must implement the 2014 PPS, 2017 Growth Plan, 2017 Greenbelt Plan, and 2017
Niagara Escarpment Plan. The Regional OP is currently going through an update and is
expected to be before Council late 2021. The Regional OP provides growth targets until the
year 2031, rather than 2041 as provided in the Growth Plan, demonstrating a lack of complete
conformity with the growth management policies of the Growth Plan, further explained through
the Addendum Letter in Appendix E. The Regional OP outlines land use planning policies that
demonstrate values of the Region of Niagara. The following designations in Table 2 below
apply to the subject lands and are referenced through various policies and strategic objectives of
the Regional OP, explored through the subheadings below: managing growth, housing, and
conservation.
SCHEDULE

DESIGNATION

A – Regional Structure

Built-up Area

E – Niagara Region Bicycle Network

Regional Bicycle Network

Table 2: Niagara’s Regional Official Plan designations

Managing Growth
The Regional Official Plan is not up to date with the Growth Plan regarding anticipated growth
and planning for forecasted growth up to 2041. As previously mentioned, please refer to the
Addendum Letter in Appendix E for details. Nevertheless, the following policies demonstrate
the intent for where intensification is focused.
Strategic Objective 2.1 To recognize the diversified opportunities and needs in Niagara by
balancing both urban development and the conservation of natural resources.
b) Development and efficient use of lands within the existing urban boundaries first.
d) Minimization of conflicts between incompatible land uses
Strategic Objective 2.2 To facilitate and maintain a pattern of distinctive and identifiable urban
communities.
c) Separation between urban areas.
d) Integrated urban communities.
Strategic Objective 2.4 To preserve and enhance the ecological processes and life-support
systems essential for sustaining human well-being and the health of the natural environment.
c) Air quality improvements by good urban design, reduced commuting, and linking residential
and employment areas.
Strategic Objective 2.5 To improve regional self-reliance through long-range economic
development planning and economic diversification.
d) Relating employment and residential areas to discourage commuting.
Planning Comment: The proposed development efficiently utilizes land within the existing
urban boundary and effectively integrates a mix of housing and employment opportunities within
the existing urban fabric. The proposed land use is compatible with the surrounding area, and is
generally permitted within the local planning framework. However, it is more appropriate in
terms of provincial planning direction to permit residential as a primary use in conjunction with
the commercial use rather than the secondary use as currently permitted in the Zoning By-law.
Further, it is noted in the Regional OP that employment and residential areas should be related
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to discourage commuting and improve air quality through good urban design. The CHIA states
that the new building will be designed to be compatible with the existing house. Further, similar
building materials, such as red brick, should be utilized and fenestration should be designed to
resemble the fenestration of the house and be aligned with that fenestration.
Policy 3.D.5 The Region promotes and will facilitate the revitalization of downtowns and the
redevelopment of brownfields, greyfields and commercial areas into mixed-use areas that
include a variety of employment, institutional, entertainment, recreational and residential uses.
Policy 3.D.6 The Region encourages local municipalities to revise their planning policies and
zoning by-laws to support the redevelopment of greyfield areas into mixed uses areas. The
Region strongly supports such redevelopment as an alternative to the establishment of new
commercial areas.
Policy 3.D.7 The Region promotes the “Main Street” form of commercial development, with
building facades closer to the street, an efficient use of land, a mix of uses in both new and
established areas, and support and access for active transportation.
Policy 3.D.8 The Region recognizes neighbourhood commercial activities as an integral part of
Niagara’s residential areas.
Policy 3.D.10 New commercial development or redevelopment should be assessed in relation to
community character and be appropriately located to serve as part of the neighbourhood’s
existing or proposed fabric. Assessment in relation to community character could include:
a) The scale of the activity;
b) The orientation of the development to adjacent land uses; and,
c) The capacity of the development to operate compatibly with housing.
Policy 3.D.11 Commercial development and redevelopment projects should be designed to be
transit and active transportation friendly.
Planning Comment: The Regional OP promotes the redevelopment of commercial areas into
mixed-use areas that include employment and residential uses, as proposed. The Regional OP
supports the redevelopment of greyfield areas into mixed use areas as an alternative to the
establishment of new commercial areas, as proposed. The proposed development considers
commercial activities as an integral part of Niagara’s residential areas by proposing to repurpose
the heritage building into offices and providing commercial units on the ground floor of the new
mixed-use building. The proposed development is appropriate to serve as part of the existing
fabric, as it: is compatible with the adjacent residential and commercial land uses, has access to
municipal services with the capacity to support the new units, and is appropriate in terms of
scale through an effective use of setbacks, step-backs, and height. Further, the proposed
redevelopment is designed to increase local transit viability in the Town of Grimsby and support
active transportation through pedestrian connections and proximity of complimentary land uses.
Objective 4.A.1.1 Direct the majority of growth and development to Niagara’s existing Urban
Areas.
Objective 4.A.1.2 Direct a significant portion of Niagara’s future growth to the Built-up Area
through intensification.
Objective 4.A.1.6 Build compact, mixed use, transit supportive, active transportation friendly
communities in the Built-up Area and in Designated Greenfield Areas.
Objective 4.A.1.7 Reduce dependence on the automobile through the development of compact,
mixed use, transit supportive, active transportation friendly urban environments.
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Objective 4.A.1.10 Provide a framework for developing complete communities all across
Niagara, including a diverse mix of land uses, a range of local employment opportunities and
housing types, high quality public open spaces, and easy access to local stores and services via
automobile, transit and active transportation.
Objective 4.A.1.12 Direct growth in a manner that promotes the efficient use of existing
municipal sewage and water services.
Planning Comment: Further, the proposed development has access to existing municipal
sewage and water services and directs growth to Niagara’s existing Urban Areas through
intensification. Further, the proposed development is compact, mixed-use, increases the
viability of transit, and supports active transportation in the Built-up Area, reducing dependence
on the automobile.
Policy 4.F.1.2 Local Official Plans shall be amended to implement the Regional phasing
strategy accordingly, giving priority to intensification, infilling and completion of existing
neighbourhoods and communities.
Planning Comment: A regional development phasing strategy was prepared by Hemson
Consulting Ltd. to complement work undertaken for Amendment 2-2009 to the Regional Policy
Plan discussed as part of the Addendum Letter in Appendix E. Essentially, the Regional
Phasing Policy Plan directs growth to urban areas to create a complete community and
efficiently utilize existing services. The Region of Niagara supports local municipalities in
creating secondary plans, as previously considered for the subject lands, to determine areas for
greater intensification.
Common Objective 1 Build compact, vibrant, sustainable, integrated and complete
communities.
Common Objective 2 Plan and manage growth to support a strong, competitive and diverse
economy.
Common Objective 4 Maximize the use of existing and planned infrastructure to support growth
in a compact and efficient manner.
Planning Comment: The proposed built form is compact, contributes to achieving a complete
community, and supports population and employment growth in the Town of Grimsby. The
existing infrastructure will be efficiently utilized as a result of the proposed development.
Objective 4.G.1.1 Provide a framework for developing sustainable, complete communities.
Objective 4.G.1.2 Plan for all of Niagara’s residents, both current and future, by promoting
social inclusion, improved access to housing, commercial goods and services, job opportunities
and social services.
Objective 4.G.1.5 Ensure that the Region has an adequate supply of accessible, attractive
commercial areas.
Objective 4.G.4.2 Establish a formal system of designated Urban Areas so that growth and
development can be directed and managed in a cost effective, efficient and sustainable manner
which acknowledges the distinction between urban and rural areas, protects Prime Agricultural
Lands and the Niagara Escarpment Biosphere Reserve, is based on a review of approved land
supplies in settlement areas as well as existing and planned servicing infrastructure, and
encourages growth in the southern areas of the Region.
Planning Comment: The proposed development is cost effective by efficiently utilizing existing
servicing infrastructure within the Urban Area. The proposed development improves access to
housing, job opportunities, and commercial goods and services. The proposed built form will be
attractive and respect the existing heritage house on the subject lands. The CHIA prepared by
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Land Use & Heritage Planning Services confirmed that the significant built heritage resources
adjacent or close to the proposed development will not be unduly or adversely impacted.
Additionally, the cultural heritage landscape that characterizes Main Street East between
Queen’s Lawn cemetery and Nelles Road will not be significantly altered and views of the new
apartment will be limited.
Policy 4.G.6.1 Settlement areas consist of Urban Areas and hamlets as delineated on Schedule
A. These boundaries of shall be precisely defined in the local official plan.
Policy 4.G.6.2 Urban Areas will be the focus for accommodating the Region’s growth and
development. Accordingly, neither the expansion of existing hamlet and village boundaries nor
the establishment of new hamlets or villages is permitted.
Policy 4.G.7.2 Urban Areas are defined on Schedule A and are designated in local official plans.
Urban Areas have municipally provided services, including water and sewage services.
Policy 4.G.7.2 Urban Areas will be the focus of the Region’s long term growth and development.
Policy 4.G.8.1 Built-up Areas are lands located within Urban Areas which have been identified
by the Ministry of Infrastructure (formerly the Ministry of Public Infrastructure Renewal). Built-up
Areas will be the focus of residential and employment intensification and redevelopment within
the Region over the long term.
Planning Comment: Figure 12 below shows that the subject lands are within the Urban Area
and Built-up Area, along a Regional Road, and north adjacent to the Niagara Escarpment Plan.
The subject lands are located within an area intended to accommodate the Region’s long term
growth and development, as proposed. Further, the subject lands are intended to be the focus
of residential and commercial intensification and redevelopment within the Region, creating
opportunities for employment.

Figure 12: Regional OP Schedule A excerpt

Policy 4.J.2 The Region promotes adoption of its Model Urban Design Guidelines or similar
community design guidelines by the local municipalities to support the development of a strong
sense of place and an overall approach to development which considers design at a broader
neighbourhood and/or community scale.
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Policy 4.J.4 The Region encourages complementary private realm site design that addresses
public safety, active transportation, landscaping, and human scale in buildings facing public
space.
Planning Comment: The UDB prepared by IBI Group reviews the Region’s Model Urban
Design Guidelines to ensure that the proposed design develops a strong sense of place and
considers the context of the surrounding area. Please refer to the UDB for details. Details
regarding the site design will be established at the Site Plan Control stage of the planning
process.
Policy 8.A.2 To optimize the use of existing infrastructure.
Policy 8.A.3 To provide a framework where urban development occurs only in areas with full
municipal services and where public/private utility infrastructure has or will be established to
serve the anticipated growth and development.
Policy 9.C.12 Land for Regional Road widening normally will be required equally from both
sides of the centreline of the designated Regional Road unless existing land uses, topographic
features or other physical or environmental constraints necessitate taking greater widening on
one side than the other.
Planning Comment: The proposed development optimizes the use of existing infrastructure
and municipal services within the Urban Area in the Town of Grimsby. Table 9-1 shows a rightof-way width of 26.2 metres for Main Street from Robinson Street to the East Limit of Grimsby. In
regard to the subject lands, there is currently a ROW width of approximately 22.5 metres. A
road widening of approximately 3.31 metres will be taken from the subject lands.
Managing Growth Planning Conclusion: The proposed development is in conformity with the
intent of the Regional OP growth management policies, as:
•

the Region promotes the redevelopment of commercial areas into mixed-use areas that
include commercial and residential uses, providing opportunities for employment;

•

the Region supports the redevelopment of greyfield areas into mixed use areas as an
alternative to the establishment of new commercial areas;

•

the proposed design develops a strong sense of place and considers the context of the
surrounding area in accordance with the Region’s Model Urban Design Guidelines
explored further in the UDB;

•

it improves access to housing, job opportunities, and commercial goods and services;

•

long term growth and development is proposed in the urban areas to create a complete
community and efficiently utilize existing services; and,

•

it is designed to increase local transit viability in the Town of Grimsby and support active
transportation through pedestrian connections and mixed-uses.
Housing

Strategic Objective 2.1 To recognize the diversified opportunities and needs in Niagara by
balancing both urban development and the conservation of natural resources.
a) A choice of housing and employment locations.
Strategic Objective 2.2 To facilitate and maintain a pattern of distinctive and identifiable urban
communities.
c) A variety of housing suited for each urban area.
Objective 4.G.1.3 Provide a policy direction for creating healthy, safe, vibrant, transit supportive,
active transportation friendly, diverse, mixed use residential areas.
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Planning Comment: The proposed development increases the type and tenure of housing
opportunities and employment options in the Town of Grimsby. As previously mentioned, the
proposed development increases the viability of local public transit in the Town of Grimsby,
creates mixed use residential and commercial areas, and promotes active transportation. Most
of the natural features and planting on the subject lands have been removed over the years.
The European Beech at the southwest corner of the lot will not be impacted by the proposed
development and its viability should not be endangered.
Policy 11.A.2 The Region encourages the development of attractive, well designed residential
development that:
a) Provides for active transportation within neighbourhoods with connections to adjacent
residential and commercial areas, parks and schools.
b) De-emphasizes garages, especially in the front yard.
c) Emphasises the entrance and points of access to neighbourhoods.
d) Is accessible to all persons.
e) Incorporates the principles of sustainability in building design.
f)

Provides functional design solutions for such services as waste collection and recycling.

g) Provides an attractive, interconnected and active transportation friendly streetscape.
h) Contributes to a sense of safety within the public realm.
i)

Balances the need for private and public space.

j)

Creates or enhances an aesthetically pleasing and functional neighbourhood.

k) Encourages a variety of connections based on transportation mode between land uses
based on diverse transportation modes, allowing people to move freely between the places
where they live, work and play.
Planning Comment: The proposed development provides for active transportation by
incorporating a mixed use development and pedestrian connections to the municipal sidewalk.
The municipal sidewalks are well-connected to parks, school, and commercial areas with
signalized cross walks in the neighbourhood to further encourage active transportation. The
proposed development includes parking at the rear of the relocated Nelles House, the rear of a
portion of the five storey building, and underground to de-emphasize parking on the subject
lands, especially along Main Street East. There are also five lay-by parking spaces proposed
along Main Street East for commercial clients. The proposed development is accessible to all
persons, providing a total of six barrier-free residential units, eight parking spaces, and other
design standards in accordance with the Accessibility for Ontarians with Disabilities Act (AODA)
to meet the long term needs of residents in the Town of Grimsby.
Waste collection and recycling will be dealt with privately on the underground parking level. The
proposed development will be attractive and context sensitive to the existing heritage home
through an effective use of building materials and setbacks. In an effort to ensure compatibility,
the height of the proposed condominium apartment building has been mitigated by providing a
series of stepbacks from three, to four, to five storeys. The fourth and fifth storeys are clad in
contrasting materials and are simpler in style to make these parts less obtrusive. Details
regarding design will be finalized during the Site Plan Control stage of the planning process. The
proposed built form will contribute to a functional neighbourhood, providing walkable store fronts
along Main Street East, with large windows that animate the streetscape. Wide sidewalks are
provided on-site, connecting to municipal active transportation infrastructure. Also, bicycle
storage is provided on-site to encourage alternative methods of transportation to both the
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residential and commercial uses. Particularly, eight bicycle parking spaces are associated with
the commercial use, whereas 45 spaces accompany the residential use.
Policy 11.A.3 The Region encourages housing which allows people to work at home or in
relatively close proximity to work.
Policy 11.A.4 The Region will adopt and monitor annual affordable housing supply target for
each local municipality arising from analysis of the regional housing market. Local official plans
are to include these targets and policies to achieve the target.
Policy 11.A.16 The Region encourages the local municipalities to investigate and implement
dwelling unit size regulation as a means to provide affordable housing.
Planning Comment: The proposed mixed-use concept encourages a live-work environment by
incorporating employment uses within close proximity to residential units. Further, the proposed
apartment units are a more affordable type of building form than the residential units
surrounding the subject lands. The Addendum Letter in Appendix E explains that the local
official plan targets do not conform to the Provincial plans, as they do not account for
intensification up to forecasted employment and populations targets to 2041.
Housing Planning Conclusion: The proposed development is in conformity with the intent of
the Regional OP housing policies, as it:
•

provides for a mix of land uses that encourage a live-work environment and active
lifestyle;

•

is accessible to all persons;

•

respects the existing neighbourhood context and enhances the neighbourhood function;

•

de-emphasizes reliance on the private automobile and encourages alternative methods
of transportation; and,

•

provides a unit type that is more affordable than existing dwellings in the surrounding
neighbourhood.
Conservation

Strategic Objective 2.1 To recognize the diversified opportunities and needs in Niagara by
balancing both urban development and the conservation of natural resources.
c) Conservation of natural resources (e.g., fishery habitat, Areas of Natural and Scientific
Interest, natural areas, wildlife habitat, waterways, Niagara Escarpment, wetlands,
aggregate areas, and woodlots).
Strategies Objective 2.2 To facilitate and maintain a pattern of distinctive and identifiable urban
communities.
d) Recognition of historical features.
Strategic Objective 2.6 To provide for the conservation and wise use of Niagara's agricultural
and other natural resources, through environmentally sound resource use without compromising
the needs of future generations.
e) Conservation of forest resources, fisheries, and significant landscape features.
Planning Comment: The proposed development effectively balances both urban development
and the conservation of natural resources. Any significant remnants of the landscape on the
subject lands, particularly the large European Beech on the southwest corner will be conserved
and protected. The proposed development results in the relocation and preservation of the
Nelles House, which will be a distinct and dominant entity on the subject lands with significant
architectural attributes of the building being restored.

June 18, 2019

39

IBI GROUP PLANNING JUSTIFICATION REPORT
133-137 MAIN STREET EAST, GRIMSBY
Prepared for Burgess Heritage Group Inc.

Common Objective 3 Protect, conserve, enhance and wisely use the valuable natural
resources of land, air, energy and water for current and future generations.
Objective 4.G.1.4 Develop a policy framework to ensure that, as urban development occurs,
natural resources and ecosystem health and sustainability are maintained, enhanced or
restored.
Objective 4.G.1.7 Promote the preservation and enhancement of cultural heritage resources.
Planning Comment: The proposed development more efficiently utilizes the subject lands,
conserving energy and wisely using existing infrastructure and resources within the Town of
Grimsby built boundary for current and future generations. A TPP was prepared by Adesso in
support of the proposed development, identifying existing tree health conditions and which ones
shall be removed and preserved. A Vegetation Management Plan will be prepared at the Site
Plan stage of the planning process to identify where new trees will be planted to ensure that all
trees removed have been replaced. The intact or repairable character-defining elements of the
Nelles House will not be altered or replaced. The character-defining elements that are in a
deteriorated condition, such as the side porch, are currently in storage and will be restored and
protected as part of the proposed development.
Objective 7.1 To maintain a healthy natural environment for present and future generations.
Objective 7.2 To conserve Niagara's distinctive natural character.
Objective 7.3 To apply an ecosystem-based approach to planning and decision-making.
Objective 7.4 To foster and promote cooperation among public agencies, private landowners
and community groups.
Objective 7.5 To support and encourage environmental stewardship and restoration.
Planning Comment: The European Beech will be protected and remain in its existing location.
Trees will be replanted to replace any trees on the subject lands that are proposed to be
removed as a result of the proposed development. A recommendation from the Heritage
Planning Consultant stated that a natural landscape screen should be provided between the
house and the entrance to the condominium apartment to recreate the rural appearance of the
Nelles House setting, which has been lost over the years. This feature will be addressed during
Site Plan Control.
Policy 7.A.2 Development should maintain, enhance or restore ecosystem health and integrity.
First priority is to be given to avoiding negative environmental impacts. If negative impacts
cannot be avoided then mitigation measures shall be required.
Policy 7.A.3 New development, including infrastructure, should be designed to maintain or
enhance the natural features and functions of a site.
Objective 7.A.1.A To conserve the natural beauty and distinctive character of Niagara's
landscape.
Objective 7.A.1.B To maintain, enhance and restore natural vegetation and wildlife.
Objective 7.A.1.C To make green space and exposure to nature part of the day-to-day living
environment.
Planning Comment: The European Beech will be protected and maintained. The TPP provides
details for safe tree removal for any vegetation being removed to avoid negative environmental
impacts. The Nelles House will be maintained, relocated and repurposed to enhance the
function of the site, including enabling area for parking. The new condominium apartment has
been designed with red brick and consistent and similar fenestration to the Nelles House to
ensure that all openings align. The new building will be clearly distinguishable from the old, but
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will employ similar materials and details. Details regarding natural vegetation will be determined
during Site Plan Control.
Objective 7.A.3.A To reduce air pollutant and greenhouse gas emissions.
Objective 7.A.3.B To promote measures that remove and store atmospheric carbon that
otherwise would contribute to climate change.
Objective 7.A.3.C To adapt to the effects of climate change.
Policy 7.A.3.2 The Region shall encourage and support energy conservation, district heating
and combined heat and power, and alternative and renewable energy sources developed in
accordance with Provincial and Federal legislation, policies and regulations.
Planning Comment: The proposed development efficiently utilizes the subject lands,
conserving energy and connecting to existing municipal infrastructure for services. Further, the
proposed built form is mixed-use and provides active transportation infrastructure and bicycle
storage to encourage alternative methods of transportation to the private automobile, reducing
air pollution and greenhouse gas emissions to contribute to combating climate change.
Policy 9.C.25 Along these Roads and where Regional Roads are adjacent to significant built
heritage resources, the Region shall conserve the heritage attributes of the roadway and require
measures to mitigate any negative impacts to roads or adjoining cultural heritage resources and
will promote pedestrian-friendly and aesthetically pleasing streetscape design in accordance
with the following: Road allowance changes and Class Environmental Assessments associated
with proposed road improvements shall be reviewed giving a high priority to conservation and
promotion of the scenic natural, and cultural amenities and character of the area while
maintaining accessibility for farm vehicle traffic;
Planning Comment: The cultural heritage landscape along Main Street East has already been
impacted by the commercial development of a garden centre with both parking and storage of
garden supplies altering the character from its original tender fruit farm setting. None of the
existing built heritage resources will be altered on the subject lands, rather moved closer to the
street in order to accommodate parking for the condominium-style mixed-use apartment building
that will be designed to be compatible with the Nelles House. The Nelles House architectural
attributes will be restored as part of the proposal and readily visible for pedestrians that will be
encouraged to walk along Main Street East as part of the pedestrian-oriented, mixed-use design.
Details regarding plantings and additional site design features will be dealt with at the Site Plan
stage of the planning process.
Objective 10.C.1.1 To support the identification and conservation of significant built heritage
resources, significant cultural heritage landscapes and archaeological resources and areas of
archaeological potential.
Objective 10.C.1.5 To conserve significant built heritage resources and cultural heritage
landscapes within the unique community context of every site.
Policy 10.C.2.1 Significant built heritage resources and cultural heritage landscapes shall be
conserved using the provisions of the Heritage Act, the Planning Act, the Environmental
Assessment Act, the Funeral, Burial and Cremations Act and the Municipal Act.
Policy 10.C.2.1.2 The Region shares an interest in the protection and conservation of significant
built heritage resources and encourages local municipalities to develop policies to protect and
conserve locally significant built heritage resources and to utilize its authority under the Ontario
Heritage Act to designate individual properties, cultural heritage landscapes and heritage
conservation districts that are of cultural heritage value or interest.
Policy 10.C.2.1.5 Where development, site alteration and/ or a public works project is proposed
on or adjacent to a significant built heritage resource(s) or cultural heritage landscapes , a
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heritage impact assessment will be required. The findings of the assessment shall include
recommendations for design alternatives and satisfactory measures to mitigate any negative
impacts on identified significant heritage resources.
Policy 10.C.2.1.6 The Region encourages local municipalities to establish Cultural Heritage
Landscapes policies in their official plans and identify Significant Cultural Heritage Landscapes
for designation. The purpose of this designation is to conserve groupings of features (buildings,
structures, spaces, archaeological sites and natural elements) with heritage attributes that,
together form a significant type of heritage form, distinctive from that of its constituent elements
or parts.
Planning Comment: As previously mentioned, 133 Main Street East is designated under Part
IV of the OHA in respect to heritage worth of the Nelles House and European Beech. Most of
the natural features and plantings on the subject lands have been removed over the years. The
proposed building will be clearly distinguishable from the old but will employ similar materials
and details. A CHIA was prepared by Land Use & Heritage Planning Services, concluding that
the significant built heritage resources adjacent or close to the proposed development will not be
unduly or adversely impacted. Further, because the proposed condominium apartment is mainly
located on the east and north side of the subject lands, the cultural heritage landscape that
characterizes Main Street East between Queen’s Lawn Cemetery and Nelles Road will not be
significantly altered and view of the new apartment building will be limited.
An AIA was prepared by AMICK, determining that artifacts were found on the subject lands that
are Euro-Canadian and date from 1850-1880. As a result, a Stage 3 Archaeological is required,
which would be appropriately dealt with as a condition of Site Plan Control to ensure
development does not proceed without the appropriate precautions to preserve archaeological
resources.
Conservation Planning Conclusion: The proposed development is in conformity with the
Regional OP conservation policies, as:
•

the significant built heritage resources adjacent or close to the proposed development
will not be unduly or adversely impacted;

•

the cultural heritage landscape that characterizes Main Street East between Queen’s
Lawn Cemetery and Nelles Road will not be significantly altered and the view of the new
apartment building will be limited;

•

it efficiently utilizes the subject lands, conserving energy and connecting to existing
municipal infrastructure for services;

•

it effectively balances both urban development and the conservation of natural
resources;

•

new trees will be planted to ensure that all trees removed have been replaced and the
cultural heritage streetscape will be enhanced; and,

•

it is mixed-use and provides active transportation infrastructure and bicycle storage to
encourage alternative methods of transportation to the private automobile, reducing air
pollution and greenhouse gas emissions to contribute to combating the effects of climate
change.

Regional OP Planning Conclusion: The proposed development is in conformity with the intent
of the Regional OP, as:
•
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•

the Region supports the redevelopment of greyfield areas into mixed use areas as an
alternative to the establishment of new commercial areas;

•

the proposed design develops a strong sense of place and considers the context of the
surrounding area in accordance with the Region’s Model Urban Design Guidelines;

•

it improves access to housing, job opportunities, and commercial goods and services;

•

long term growth and development is proposed in the urban areas to create a complete
community and efficiently utilize existing services;

•

it is designed to increase local transit viability in the Town of Grimsby and support active
transportation through pedestrian connections, mixed-uses, and de-emphasis on the
private automobile;

•

it is accessible to all persons, considering the needs of varying demographics, including
the aging population;

•

it respects the existing neighbourhood context and enhances the neighbourhood
function;

•

it provides a unit type that is more affordable than existing dwellings in the surrounding
neighbourhood;

•

the significant built heritage resources adjacent or close to the proposed development
will not be unduly or adversely impacted;

•

the cultural heritage landscape that characterizes Main Street East between Queen’s
Lawn Cemetery and Nelles Road will not be significantly altered and view of the new
apartment building will be limited;

•

it efficiently utilizes the subject lands, conserving energy and connecting to existing
municipal infrastructure for services;

•

it effectively balances both urban development and the conservation of natural
resources;

•

new trees will be planted to ensure that all trees removed have been replaced and the
cultural heritage streetscape will be enhanced; and,

•

it is mixed-use and provides active transportation infrastructure and bicycle storage to
encourage alternative methods of transportation to the private automobile, reducing air
pollution and greenhouse gas emissions to contribute to combating the effects of climate
change.

8.6

Town of Grimsby Official Plan, 2012

The Town OP was approved by the Ontario Municipal Board on May 12, 2012. This Plan
provides direction regarding economic, social and environmental matters related to land use. In
addition, the Town OP implements the policies of the Province of Ontario and Regional OP while
respecting specific details and characteristics of the Town of Grimsby, for example the historic
character along Main Street. The Town OP has a planning horizon to the year 2031, and is
supposed to be reviewed every five (5) years to ensure the land development direction is
relevant and all-encompassing. However, the Town of Grimsby has not undertaken a review
process to bring their OP up-to-date with the PPS or Growth Plan. Please refer to the
Addendum Letter in Appendix E for details.
SCHEDULE
A – Municipal Structure
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B – Land Use

Neighbourhood Commercial Area

C – Transportation & Trails

Main Street East
-

Regional Arterial

-

Bike Routes

Nelles Road North
-

Collector Road

Table 3: Town of Grimsby Official Plan designations

Figure 13: Schedule B – land use excerpt

Figure 11: Schedule B – land use excerpt

Figure 14: Schedule C – transportation and trails excerpt
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Neighbourhood Commercial Area
Policy 3.6.1.1 Permitted Uses
Within the Neighbourhood Commercial Area designation, permitted uses shall include grocery
stores, retail stores servicing the local neighbourhood, studios, personal services, pharmacies,
banks, restaurants, and coffee shops as well as institutions, recreation, medical clinics, offices,
and places of worship.
Policy 3.6.1.2 Permitted Uses
Neighbourhood Commercial Areas are intended to serve the day-to-day convenience shopping
needs of the surrounding residents as well as the weekly needs for groceries, personal care
products, and services and are not intended to usurp the function or range of uses provided by
the Downtown.
Planning Comment: The subject lands are designated Neighbourhood Commercial Area on
Schedule B – Land Use Plan of the Town OP. The proposed development includes
neighbourhood commercial uses, including 305 sq. metres of office/retail in the proposed three –
five storey building and 392 sq. metres of office in the Nelles House. Therefore, the proposed
development satisfies the planned function of the existing land use of the Neighbourhood
Commercial Area designation. The Zoning By-law permits dwelling units at or above the second
storey, demonstrating that mixed-uses may be appropriate within the Neighbourhood
Commercial Area designation. Currently, there are no site specific policy areas in the Town OP
pertaining to adding residential to the Neighbourhood Commercial designation; however, it is not
uncommon in the adjacent municipalities to permit residential within a neighbourhood
commercial-type of designation. For example, in Stoney Creek there is a Local Commercial
designation that is intended to serve the local commercial needs of the surrounding residential
areas, but also permits mixed-use commercial and residential development. Moreover,
residential development is being contemplated on adjacent properties in the Town of Grimsby,
as it is good planning and in the public interest to increase the mix of land uses, while
maintaining the intent of the designation.
The proposed development efficiently utilizes the subject lands to maximize developable
potential and support the surrounding businesses and residents within the Neighbourhood
Commercial Area designation. There are a range of public service facilities and complementary
land uses within the surrounding neighbourhood to support the proposed development,
including, but not limited to: Sherwood Hills Park, West Lincoln Memorial Hospital, Nelles Public
School, Centennial Park, Baptist Church, and a range of retail uses and restaurants. The
proposed OPA permits a high density apartment building in conjunction with the commercial
uses. The proposed 148 residential units and associated commercial uses on the subject lands
is feasible from an engineering, cultural heritage, urban design, traffic, parking, shadow, and
environmental perspective, as confirmed in the supporting studies prepared by various
professionals.
Policy 3.6.1.3 General Policies
Neighbourhood Commercial designations shall be situated on sites in the range of 3 to 6
hectares.
Policy 3.6.1.4 General Policies
Neighbourhood Commercial designations should be integrated into the street network of the
neighbourhood and not separated from it. They should also be located in highly visible and
accessible locations to the residents of the neighbourhood they are serving.
Planning Comment: The subject lands are only 0.63 ha, however the entire area consisting of
the Neighbourhood Commercial Area designation is approximately 6 ha. The subject lands are
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an appropriate size and in an ideal location to accommodate the proposed mixed-use
development, as there is sufficient access to municipal infrastructure and public service facilities.
Further, it is situated on a corner lot, enhancing both the Main Street East and Nelles Road
North streetscapes. The relocation of the Nelles House makes the heritage dwelling highly
visible, contributing to shaping the streetscape, along with the proposed commercial façade and
building height that results in a well-proportioned street enclosure. By itself it is too small, hence
a mixed-use development increases its commercial viability.
Policy 3.6.1.5 General Policies
Adequate on-site parking and appropriate landscape and screening treatment of the parking
areas shall be provided.
Policy 3.6.1.6 General Policies
All development within this designation shall be subject to Site Plan Approval in accordance with
the policies of Section 9.7 of this Plan.
Policy 3.6.1.7 General Policies
Loading docks will be screened and oriented away from residential areas.
Policy 3.6.1.8 General Policies
Adequate setbacks, fencing and landscape screening shall be provided abutting residential
development.
Policy 3.6.1.9 General Policies
Lighting shall be oriented away from residential areas and have minimal impact on existing and
new residential uses as demonstrated through an illumination study.
Planning Comment: Based on the proposed land uses and Zoning By-law provisions, a total of
242 parking spaces are required (222 residential spaces and 20 commercial spaces), whereas
205 are provided (187 residential spaces and 18 commercial spaces). Crozier has confirmed
that the traffic generated as a result of the proposed development will not substantially affect the
operations of the boundary road network. Further, Crozier found that the forecasted peak
parking demand for the proposed development can be accommodated sufficiently with the
proposed parking supply of 205 spaces.
In regard to setbacks from abutting residential zones, there are roads physically separating low
or medium density residential dwellings from the proposed development and there are no
concerns pertaining to shadows based on findings from KNYMH. Details pertaining to
landscape and lighting can be sufficiently dealt with during Site Plan Control.
Neighbourhood Commercial Area Planning Conclusion: The proposed development meets
the intent of the Neighbourhood Commercial Area, and the proposed exceptions conform to
and/or are consistent with Provincial planning documents and associated policies. The
proposed 148 residential units and associated retail/office commercial on the subject lands is
feasible from an engineering, cultural heritage, urban design, traffic, parking, shadow, and
environmental perspective, as confirmed in the supporting studies prepared by various
professionals. Additional policies have been incorporated into the Draft OPA to provide
guidance on the clearly defined permitted use. Please refer to Appendix C for details.
Managing Growth
Section 1.3 Assumptions:
a) Grimsby will develop as a complete community, and reduce out-commuting by providing an
appropriate mix and range of employment opportunities and community services and
facilities to its residents to meet long-term needs.
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d) The majority of the residential development in the Town will continue to consist of low rise
housing, but new development will provide a greater proportion of multiple unit housing than
in the past to meet the needs of the different socio-economic population groups, to create
compact settlements, and to meet established intensification targets.
Planning Comment: The proposed development contributes to the achievement of a complete
community by providing an appropriate mix and range of residential housing and employment
opportunities to its residents to meet their long-term needs. New development is permitted to
provide a greater amount of multiple unit housing to meet the different socio-economic population
groups to create compact settlements and meet established intensification targets. Although
intensification targets for the Town of Grimsby have been met, these residential intensification
targets are minimum standards, which are allowed and encouraged to be exceeded. The
proposed development contributes to succeeding the Region of Niagara target of 40% residential
intensification annually and Town of Grimsby residential intensification target of 80%. The Town
of Grimsby has a limited availability of developable land due to natural hazards, including Lake
Ontario to the north and the Niagara Escarpment Plan to the south, resulting in a high annual
residential intensification target outlined by the Region of Niagara. Details regarding intensification
targets are found in Appendix E.
Section 2.2.10 Provide for controlled and efficient growth that takes advantage of existing
infrastructure, and prevents sprawl.
Section 2.2.11 Promote efficient development and land use patterns which minimize land
consumption through compact development in areas best able to accommodate it.
Section 2.2.12 Permit strategic intensification and infill in appropriate areas with high quality
design that is sensitive to the surrounding character of the neighbourhood.
Section 2.2.13 Sustain the financial well-being of the Town by minimizing servicing costs from
new development and creating financial arrangements where new development pays for itself.
Section 2.2.14 Avoid development and land use patterns that would prevent the efficient
expansion of settlements.
Section 2.2.15 Ensure that infrastructure and public service facilities are or will be available to
meet the needs of the residents by planning for these facilities concurrent with the development
process and ensuring development charges and other financial arrangements are updated to
deliver the facilities.
Section 2.2.16 Promote an urban structure that is less dependent on cars, and encourages
alternative modes of transportation such as public transit, cycling, and walking.
Planning Comment: The proposed development takes advantage of existing infrastructure
along an arterial road in the built boundary to encourage efficient employment and residential
growth and prevent urban sprawl. The proposed development focuses infill and intensification
respectfully, incorporating elements of the Nelles House in the elevation drawings, creating a
transitional built form from the adjacent medium density residential development, and
maintaining or replanting trees where appropriate. The proposed urban structure encourages
alternative methods of transportation to the automobile, including walking and cycling through an
effective use of bicycle parking and connected pathways. Further, the increase in density
increases the viability for transit along Main Street East in the Town of Grimsby.
Section 2.3.2 The Urban Settlement Area is the primary focus of, and location for urban growth
within the Town of Grimsby. It is intended to provide for a broad range of housing opportunities,
commercial facilities and services, recreation, culture, government facilities and services and
employment opportunities.
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Objective 2.3.2.1 To permit growth to occur in a controlled, orderly fashion on full municipal
services.
Policy 2.3.2.3 The Urban Settlement Area will accommodate the majority of residential and
employment growth within the municipality on the basis of full municipal services.
Objective 2.4.1 To ensure an orderly progression of urban development, and an efficient use of
land, infrastructure and services.
Objective 2.4.4 To direct the majority of the population growth to the Urban Settlement Area and
a limited amount to the Hamlets.
Objective 2.4.5 To encourage and facilitate redevelopment, infilling and intensification within the
Urban Settlement Area and to a limited extent within the Hamlets.
Planning Comment: The subject lands are located within the Urban Settlement Area, where
urban growth is intended to be focused. The proposed development provides housing
opportunities, commercial facilities and services, cultural elements, and employment
opportunities. There are full municipal services in the area to support the proposed
development, as confirmed in the Functional Servicing and Stormwater Management Report.
Policy 2.4.4 The Town shall target for approximately 80 per cent of new dwelling units to be
provided through intensification after 2015.
Policy 2.4.5 New and updated secondary plans shall identify additional opportunities for infill
with appropriate compatibility criteria. Such studies shall protect and maintain stable residential
neighbourhoods from infill and intensification that are out of keeping with the physical character
of those neighbourhoods.
Policy 2.4.6 To achieve the target set out in Section 2.4.4, the Town shall implement the
following Intensification Strategy:
a) Encourage infill and intensification throughout the built-up area of the Urban Settlement Area
to achieve higher densities than what currently exist within the Intensification Area subject to
the other policies of the intensification strategy and this Plan;
e) All intensification and infill development within the built boundary shall be
subject to site plan control to ensure that the built form and physical look of the
built form is compatible with the neighbourhood; and
Policy 2.4.7 Planning for infrastructure and public service facilities shall be integrated with the
planning for development, both intensification and greenfield development, to ensure that public
infrastructure and services are available to meet current and projected needs while being
provided in an efficient and cost-effective manner.
Planning Comment: The Town of Grimsby intensification target of 80 percent of new dwelling
units to be provided through intensification after 2015 is a minimum target that can be exceeded,
provided the development is appropriate. It is important to note that existing policies of the Town
OP pertaining to growth management are not up-to-date with the Growth Plan, as expanded
upon in Appendix E. The Grimsby Hospital Secondary Plan was initiated by the Town of
Grimsby and supported by the Region of Niagara for the Neighbourhood Commercial Area lands
from Nelles Road North to Lynnwood Avenue along Main Street East. The Town of Grimsby
identified this area as an additional opportunity for infill and were strategizing to create
appropriate compatibility criteria for development that would maintain the physical character of
the surrounding stable residential neighbourhood. As a result of the cancelation of the
Secondary Plan, infill and intensification for this area will be evaluated on a site-by-site basis.
The proposed development is subject to Site Plan Control to ensure it is compatible with the
surrounding neighbourhood. Infrastructure and services are available to support the proposed
mixed-use development, resulting in an efficient and cost-effective land use and infill project.
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Objective 2.6.2 To provide for a broad range of commercial activities and services to meet the
diverse needs of Grimsby’s residents, businesses and institutions, as well as those from the
surrounding areas, and to generate employment, investment and municipal revenues.
Objective 2.6.3 To ensure that Grimsby becomes a complete community with a diverse mix of
employment, community facilities and retail stores and services.
Policy 2.6.7 The Town shall recognize and support its role as a retirement community,
permitting housing, recreation, health and social services to meet the needs of today’s seniors.
Policy 2.6.9 Long term economic prosperity should be supported by:
i.

Optimizing the long-term availability and use of land, resources, infrastructure and public
service facilities;

ii.

Maintaining and, where possible enhancing the vitality and viability of the downtown and
Main Street;

iv.

Providing for an efficient, cost-effective, reliable multi-modal transportation system that
is integrated with adjacent systems and those of other jurisdictions, and is appropriate to
address projected needs;

Planning Comment: The proposed office and retail commercial uses will contribute to meeting
the diverse needs of Grimsby’s residents, increasing the opportunities for employment and
investment. Moreover, the proposed development will support the retirement community by
creating opportunities for live-work lifestyles, accessible housing and parking, and existing in a
prime location for access to health and social services. The proposed development optimizes
the long-term availability of land, resources, infrastructure and public service facilities,
simultaneously enhancing the vitality of Main Street East by creating a pedestrian-focused
streetscape. The proposed built form is efficient and encourages various modes of
transportation.
Objective 5.1 To ensure that new growth takes place within the fiscal abilities of the Town.
Objective 5.2 To ensure that development incorporates the highest level of stormwater
management in accordance with provincial, watershed and Town guidelines and standards.
Objective 5.5 To achieve Pedestrian and universal access upgrades.
Objective 5.6 To build Complete Streets to compliment the desired complete community.
Objective 5.7 Optimization of existing infrastructure.
Planning Comment: As previously mentioned, the proposed development optimizes the use of
existing infrastructure and contributes to achieving a complete community through incorporating
economic, historical, social, and cultural components into the design. The FSR and SWM Brief
prepared by Crozier confirm that the proposed development can sufficiently accommodate
stormwater post-development.
Policy 5.1.1 All new development, within the Urban Settlement Area boundary shall be required
to be connected to the water system as a condition of approval.
Policy 5.2.1 All new development within the Urban Settlement Area Boundary shall be required
to be connected to the sewage system in accordance with the requirements of the Town as a
condition of approval.
Policy 5.3.1 A stormwater management plan and a sediment and erosion control plan prepared
and signed by a qualified engineer may be required with a development application depending
on:
a) The scale and nature of the proposal; and
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b) Site-specific environmental conditions.
c) Requirements resulting from the site being within MTO permit control area.
Policy 5.3.7 Runoff quality and quantity shall be addressed for all storm events
Planning Comment: The proposed development is within the Urban Settlement Area boundary,
where connections to the sewage and water system is required. The proposed development is to
be serviced by a 250mm diameter sanitary sewer that connects to the sanitary manhole on
Nelles Road North in accordance with Niagara Region design standards. The proposed
development is to be serviced by a 200mm diameter PVC water service that will connect to the
existing 250mm diameter watermain along Nelles Road North.
The stormwater management design prepared by Crozier effectively accounts for stormwater
quality and quantity. Stormwater quantity has been accommodated within the storm sewer
located on the private road to the north of the subject lands, whereas the existing stormwater
system has an in-line oil/grit separator to accommodate stormwater quantity. On-site erosion
and sediment controls have been prepared for during construction, including, heavy duty silt
fencing, rock mud mar, and sediment control devices. Please refer to the Functional Servicing &
SWM Report for details.
Policy 5.4.3.1 This road designation applies to roads under the jurisdiction of the Region.
Policy 5.4.3.2 The construction, maintenance and design of Regional arterial roads are not
subject to the requirements of this Plan. However, the Town shall review any proposed
widenings, realignments or new construction and advise the Region of any concerns.
Policy 5.4.3.3 Consideration shall be given, where appropriate, to reducing the number of
driveways along Regional arterial roads through the provision of service roads, shared
driveways, and common off street parking areas.
Policy 5.4.3.4 Reverse lotting shall be discouraged and only permitted where there is no other
alternative.
Planning Comment: Main Street East is identified as a Regional arterial road and a road
widening of 3.31 metres is proposed to be dedicated to the Region. No driveways or reverse
lotting are proposed along this Main Street East. Five lay-by parking spaces are proposed,
considering the location of existing hydro poles. In regard to traffic, Crozier confirmed that the
proposed development and planning applications can be supported from a traffic operations
perspective.
Policy 5.4.5.1 This road designation applies to roads under the jurisdiction of the Town.
Policy 5.4.5.2 The planned right of way widths of collector roads shall be 20 metres. In areas of
lower traffic volume or in presently built-up areas where the wider right-of-way is likely to be
difficult to obtain because of building locations, a reduced right-of-way width may be considered
of not less than 18 metres.
Policy 5.4.5.3 Collector roads shall be designed to promote efficient traffic circulation at reduced
speeds and to encourage the use of Regional roads by high volume, through traffic.
Policy 5.4.5.4 Consideration shall be given to appropriate measures to reduce or discourage
excessive vehicular traffic on collector roads in developed areas.
Policy 5.4.5.5 Direct access to abutting properties shall be minimized to the extent possible.
Planning Comment: Nelles Road North is identified as a collector road, where there is an
approximate ROW of 20 metres existing. Therefore, no road widening is required. Crozier
confirmed that the proposed development and planning applications can be supported from a
traffic operations perspective.
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Policy 5.5.1 The Town will ensure that adequate public and/or private parking facilities are
provided for all new development including parking necessary to meet accessibility standards.
Policy 5.6.2.2 All Town Arterial roads and Collector Roads should be designed to accommodate
a future transit network.
Policy 5.6.3.1 A continuous pedestrian and bicycle trail system linking parks and community
facilities shall be identified on Schedule C. The bicycle trail system component of Schedule C
shall include both on-street and off-street routes.
Policy 5.6.3.2 The Town shall require development and redevelopment proposals to facilitate
pedestrian and cycling opportunities and to accommodate pedestrian and cycling connections.
Secondary plans, draft plans of subdivision and site plans shall implement the trails identified on
Schedule C, and the incorporation of additional on, and off-road cycling opportunities where
appropriate.
Policy 5.6.3.3 This Plan will ensure the integration of cycling opportunities with the Niagara
Wine Route and the Niagara Region Bicycle Network.
Policy 5.6.3.4 The Town shall provide an on-road signed route for the Waterfront Trail, and for
the Niagara Wine Route along Main Street.
Planning Comment: The proposed development meets AODA standards and provides eight
accessible parking spaces and at least six barrier free residential units. Main Street East is
identified on Schedule C – transportation and trails as a Bike Route, intended to integrate cycling
infrastructure to support the Niagara Wine Route and the Niagara Region Bicycle Network.
Eight secure bicycle parking spaces are proposed for the commercial development, whereas 45
secure bicycle spaces are proposed to accommodate the residential development.
Policy 5.7.1.1 “The Town shall ensure that adequate utility infrastructure networks, are or will
be, established to serve the anticipated development and that these networks can be phased in
a manner that is cost-effective and efficient and that appropriate locations for large infrastructure
and cluster sites have been determined.”
Policy 5.7.1.2 It is the policy of the Town to promote that all utility infrastructure, is to be planned
for and installed on a coordinated and integrated basis in order to be more efficient, cost
effective and minimize disruption.
Planning Comment: There is existing utility infrastructure within the area that is intended to be
utilized to ensure a cost-effective and efficient development.
Managing Growth Planning Conclusion: The proposed development and associated planning
applications meet the intent of the Town OP growth management policies by:
•

contributing to the achievement of a complete community;

•

encouraging growth within the urban settlement area;

•

meeting water and sewage servicing requirements for within the Urban Settlement
boundary by optimizing the use of existing infrastructure;

•

sufficiently accommodating stormwater quality and quantity post-development;

•

contributing to exceeding intensification targets and providing housing options and
employment opportunities; and,

•

providing for an integrated transportation network.
Housing

Section 2.2.9 Ensure a wide range of housing types and location opportunities to accommodate
future residents and to meet a diversity of incomes and demographics.
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Objective 2.5.2 To provide a range of lot sizes and densities, housing types, and tenure,
provided the scale and massing of development is in keeping with the character of the
surrounding neighbourhood.
Objective 2.5.3 To encourage residential intensification throughout the community as
appropriate opportunities arise through infill, redevelopment, conversion or other methods of
residential and mixed-use intensification provided such housing is in keeping with the scale and
character of the surrounding stable residential area.
Planning Comment: The proposed development increases the range of housing types and
tenures, particularly along Main Street East, where single detached dwellings are most common.
The proposed development is of an appropriate scale and massing, as it provides a gradual
transition from the new townhouse development to the north to the four storey portion of the five
storey mixed-use building. Further, by focusing the apartment building on the east and north
portion of the subject lands, it results in a setback that is a suitable distance from the existing
single detached dwellings to the west and the Nelles House. The shadow study prepared by
KNMYH in support of the proposed development, confirms there are no concerns pertaining to
right-to-light on the adjacent properties.
The proposed development encourages residential intensification through infill and
redevelopment, resulting in a residential and commercial mixed-use product that is appropriate
with the surrounding existing low and medium density residential and commercial land uses.
Further, the proposed development respects the existing character of the surrounding area,
maintaining and preserving the Nelles House and European Beech. Trees will be planted, the
Nelles House will be relocated closer to the street, and the parking lot will be screened to
maintain the natural landscape to recreate the rural appearance of the subject lands, which has
been lost over the years.
Policy 2.5.1 The Town shall encourage the development industry to provide housing which
includes a variety of dwelling unit types in terms of density, tenure, unit size and price including
special needs housing.
Policy 2.5.4 The Town shall permit and facilitate all forms of residential intensification in
accordance with the Intensification Strategy in Section 2.4.6.
Policy 2.5.5 In considering applications for infill and intensification, the Town shall consider the
impact on adjacent residential uses including overlook and shadowing, the character of the
surrounding area and the need for a transition in heights and densities adjacent to existing
residential uses as per Section 3.4.7.
Policy 2.5.6 The Town in collaboration with the Region shall seek to facilitate the provision of
affordable housing by:
a) Promoting higher density housing forms in appropriate locations, as set out in the land use
designations of this Plan. Such housing is more affordable due to reduced per unit land
costs; and/or
b) Encouraging smaller units including secondary suites. Such housing is more affordable due
to lower construction and renovation costs; and/or
c) Encouraging government grants and/or subsidies, including land dedication that will reduce
overall development costs;
Policy 2.5.9 The Town shall encourage developers of commercial projects to include provision
for residential units as part of the development, where appropriate. The land use policies of this
Plan shall facilitate that opportunity.
Planning Comment: The proposed development increases the variety of dwelling unit types in
terms of density, tenure, unit size, price, and accessibility through an effective form of residential
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infill and intensification, while maintaining the primary commercial component. The proposed
units are more affordable than other units in the neighbourhood due to their reduced per unit
land costs. The proposed amendment to the Town OP facilitates the provision for residential
units as part of commercial projects, as encouraged through Town of Grimsby planning policies.
Policy 3.4.7.7 Development Criteria for Mixed Use / Residential Designations:
a) Development shall meet the criteria set out in Section 3.4.7.6 in addition to the criteria within
this Section.
b) Garage access/service facilities shall not dominate the view of the streetscape.
c) The implementing Zoning By-law shall include details with respect to Build-Within Zones for
front and exterior side yards, for the various anticipated development types and forms.
d) Parking lots shall not be located on any front yard within the Residential/Mixed Use
designation.
e) Where a rear or exterior lot line or the rear or side building façade abuts a public road, public
open space, and/or a residential lot, special landscaping/building treatments shall be
required to ensure that building façades and servicing areas are attractive and/or
appropriately screened from view.
Planning Comment: Despite the subject lands not being designated Mixed Use / Residential,
the intent of the proposed development is to include a mix of residential and commercial uses,
and thus a set of design criteria for housing is applicable according to the OPA. The proposed
parking lot adheres to the policy by being positioned within the centre of the buildings. Access
and service facilities will not dominate the streetscape and landscape/building treatments will be
appropriately screened from view. Please refer to the UDB for details regarding how the
proposed development implements appropriate urban design principles. Moreover,
development design criteria does not apply to the subject lands for stable residential
neighbourhoods or stand-alone apartment buildings, as the proposed development is mixed-use
and a stable residential neighbourhood is defined as: “the residential designated portions of the
built-up area but excluding Major Intensification areas delineated on Schedule A.”
Housing Planning Conclusion: The proposed development maintains the intent of the Town
OP housing policies, as it:
•

proposes an appropriate scale and massing, considering the existing surrounding stable
residential neighbourhood;

•

increases the range of housing types and tenures, providing a more affordable housing
alternative to those in the surrounding neighbourhood;

•

respects the existing character of the surrounding area, maintaining and preserving the
Nelles House and European Beech; and,

•

the proposed development complies with the urban design criteria set out in Section
3.4.7.7 of the Town OP.
Conservation

Section 2.1.1 Protect and enhance Grimsby’s natural open spaces and scenic beauty.
Section 2.1.2 Sustain, protect, and enhance significant natural features and open space areas
in the community.
Section 2.2.5 Maintain a healthy natural environment for present and future generations.
Section 2.2.6 Apply an ecosystem-based approach to planning and decision-making.
Section 2.2.27 Protect Grimsby’s culture and heritage.
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Objective 2.3.2.2 To ensure that the land uses in the Urban Settlement Area contribute to and
respect Grimsby’s cultural heritage and small town character.
Planning Comment: The proposed development will maintain the European Beech on the
subject lands and replant for any trees that were removed either as a result of the proposed
development or poor health condition. The CHIA confirms that the significant built heritage
resources adjacent or close to the proposed development will not be unduly or adversely
impacted. Further, the cultural heritage landscape that characterizes Main Street East between
Queen’s Lawn Cemetery and Nelles Road will not be significantly altered and views of the new
apartment building will be limited. Architectural features from the Nelles House will be employed
in the proposed condominium-style mixed-use apartment building and vegetation will be
incorporated on-site to further promote Grimsby’s cultural heritage.
Objective 3.1.1 To promote the protection and enhancement of significant natural heritage
features and functions addressing the broader Natural Heritage System and including linkages
among natural heritage features and ground and surface water resources.
Objective 3.1.2 To consider the cumulative effects of new development and site alteration on
the ecological features and functions of the natural environment.
Objective 3.1.3 To ensure the development review process identifies the significance of natural
heritage features and evaluates the function of such features, having regard for the broader
Natural Heritage system context.
Planning Comment: As previously mentioned, 133 Main Street East is designated under Part
IV of the OHA. The key heritage attributes include: 19th & 20th Century residential Architecture,
mature trees, fruit barns, Queen’s Lawn Cemetery Gates, Centennial Park (1967) views to the
escarpment, and backdrop views towards the Niagara Escarpment. Views and vistas into the
site have already been impacted by the townhouse development to the north and commercial
development to the east of the subject lands. A TPP was prepared by Adesso, confirming the
health condition of the existing trees and identifying which ones are to be removed and
preserved. The European Beech on the southwest portion of the subject lands will be
preserved, as it has heritage significance. For the trees that are being removed, new ones will
be planted.
Objective 4.1 To maintain a healthy natural environment for present and future generations.
Objective 4.2 To conserve Grimsby’s distinctive natural character.
Objective 4.3 To apply an ecosystem-based approach to planning and decision-making.
Objective 4.4 To foster and promote cooperation among public agencies, private landowners
and community groups.
Objective 4.5 To support and encourage environmental stewardship and restoration.
Objective 4.10 To ensure that development promotes water conservation and supports the
efficient use of water resources on a watershed basis.
Objective 4.11 To protect or enhance the quality and quantity of ground water and surface
water and the function of groundwater recharge/discharge areas and aquifers.
Planning Comment: A Phase I ESA was conducted for the subject lands, confirming that based
on their historical review, interviews, and site reconnaissance that there are no on-site or nearby
operations that would cause site contamination. As a result, the potential of site contamination
is considered low and no further investigations are recommended. A TPP was prepared to
identify the health condition of existing trees and provide details that ensure the correct removal
of trees, if required. In regard to natural character, a Vegetation Management Plan will be
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prepared at the Site Plan Control stage of the planning process to determine where trees and
vegetation are appropriate.
Policy 4.5.1 In order to reduce energy consumption, reasonably compact forms of development
shall be maintained in conjunction with efficient pedestrian, bicycle and vehicular transportation
networks.
Policy 4.5.3 When considering building forms, development which results in extensive loss of
sunlight to adjacent land uses shall be discouraged.
Policy 4.5.5 The Town will encourage and facilitate the application of energy conservation
measures in the design and construction of new buildings and in the rehabilitation and upgrading
of existing buildings and structures.
Policy 4.5.7 Site plan control may be used to incorporate energy conservation measures into
the final design. Such measures may include orientation and design of new buildings to
maximize passive solar gain and to minimize energy loss through appropriate construction
standards and landscaping designed to moderate seasonal climatic variation.
Policy 4.5.9 The Town shall encourage design and orientation which maximize the use of
alternative or renewable energy, such as solar and wind energy, and the mitigating effects of
vegetation.
Planning Comment: The proposed development is a compact built-form that efficiently utilizes
resources that conserves energy. Further, the proposed development encourages alternative
methods of transportation than the automobile through the provision of bicycle parking and
pedestrian connections. The proposed increase in residential density will also increase the
viability of a local public transit system in the Town of Grimsby.
Policy 5.3.8 All new developments shall incorporate generally accepted Best management
practices, which shall be the highest level determined to be technically and economically
feasible, and shall meet the following criteria:
a) No net reduction in surficial aquifer recharge or discharge;
b) Minimize potential for contamination of groundwater and surface water;
c) Minimize alterations to the natural drainage boundaries;
d) No creation of new flood or erosion problems or aggravation of existing flood or erosion
problems;
e) Minimize pollutant loadings to the watercourses, including phosphorus, in accordance with
the water quality targets that are established from time to time;
g) Minimize changes to base flow quality and quantity in receiving watercourses;
h) Where possible enhance natural vegetation along stream corridors;
Policy 5.3.11 Individual lot level approaches are encouraged to reduce runoff volume and to
treat stormwater runoff on-site by filtering out pollutants through Low Impact Development (LID)
approaches.
Planning Comment: In regard to stormwater management, existing systems that support the
adjacent residential lands to the north are to be used to deal with stormwater quality and
quantity. Please refer to the Functional Servicing and SWM for details.
Policy 8.1 The Town shall encourage the preservation of buildings and sites having historical
and/or architectural value or interest and significant cultural heritage landscapes.
Policy 8.2 The Town shall appoint a heritage committee to identify the register of built heritage
resources.
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Policy 8.18 Development and site alteration may be permitted on in the vicinity of protected
heritage property where the proposed development and site alteration has been evaluated and it
has been demonstrated that the heritage attributes of the protected heritage property will be
conserved.
Mitigative measures and/or alternative development approaches may be required in order to
conserve the heritage attributes of the protected heritage property affected by the adjacent
development or site alteration.
Planning Comment: As previously mentioned, the subject lands are designated under Part IV
of the OHA. The Nelles House and European Beech consist of valuable heritage attributes.
None of the existing built heritage resources will be altered. However, the Nelles House will be
moved closer to the street in order to accommodate parking. Development will be confined to
the east and north side of the property and the new building will be designed to be compatible
with the existing house.
Policy 8.20 The Town recognizes that there may be archaeological remnants of prehistoric
habitation within the Town and important archaeological evidence of historic activities. The Town
in consultation with the Region may require an archaeological assessment for development on
lands containing archaeological resources or areas of archaeological potential as set out in
Section 8.21 and if necessary the preservation or rescue excavation of archaeological resource
as set out in Section 8.22.
Policy 8.21 Where a Stage 1 archaeological assessment is required, it shall be prepared prior to
submission of an application for development. Where the Stage 1 study identifies areas of
archaeological potential, a further Stage 2 archaeological assessment and fieldwork by a
licensed archaeologist shall be provided at the time of submission of an application for plan of
subdivision or site plan approval. If archaeological resources are identified in the assessment,
the application shall include a conservation plan to conserve any archaeological resources
identified for protection.
Planning Comment: A Stage 1 and 2 AIA were executed, finding Euro-Canadian artifacts that
date from 1850-1880. As a result, a Stage 3 Assessment is recommended. If required, a
conservation plan to conserve any archaeological resources identified will be prepared for
conservation purposes.
Conservation Planning Conclusion: The proposed development conforms to the conservation
policies of the Town OP, as:
•

the significant built heritage resources adjacent or close to the proposed development
will not be unduly or adversely impacted;

•

the cultural heritage landscape that characterizes Main Street East between Queen’s
Lawn Cemetery and Nelles Road will not be significantly altered and the views of the
new apartment building will be limited;

•

architectural features from the Nelles House will be employed in the proposed
condominium-style mixed-use apartment building;

•

it provides a compact built-form that efficiently utilizes resources and conserves energy;

•

sufficient stormwater quantity and quality controls are proposed to deal with runoff; and,

•

the necessary AIA and conservation plans will continue to be conducted to preserve
potential archaeological resources.

Town of Grimsby Official Plan Planning Conclusion: Town OP policies pertaining to
streetscape design are thoroughly evaluated within the UDB in relation to the proposed
development. The UDB confirms that the proposed development is appropriate from an urban
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design perspective, providing recommendations that are to be dealt with during Site Plan
Control. The proposed development and subsequent planning applications conform to the intent
of the Town of Grimsby Official Plan, as it:
•

contributes to the achievement of a complete community;

•

encourages growth within the Urban Settlement Area;

•

meets water and sewage servicing requirements for within the Urban Settlement
boundary by optimizing the use of existing infrastructure;

•

sufficiently accommodates stormwater quality and quantity post-development;

•

contributes to intensification targets and providing housing options and employment
opportunities;

•

provides for an integrated transportation network;

•

proposes an appropriate scale and massing, considering the surrounding stable
residential neighbourhood;

•

increases the range of housing types and tenures, providing a more affordable housing
alternative to those in the surrounding neighbourhood;

•

respects the existing character of the surrounding area, maintaining and preserving the
Nelles House and European Beech;

•

will not unduly or adversely impact the significant built heritage resources adjacent or
close to the proposed development;

•

will not significantly alter the cultural heritage landscape that characterizes Main Street
East between Queen’s Lawn Cemetery and Nelles Road and limit views of the new
apartment building;

•

will employ architectural features from the Nelles House in the proposed condominiumstyle mixed-use apartment building; and,

•

provides a compact built-form that efficiently utilizes resources and conserves energy.

8.7

Town of Grimsby Zoning By-law No. 14-45

The subject lands are zoned Neighbourhood Commercial (“NC”) on Schedule 13-A of the Zoning
By-law, shown in Figure 15 below. The NC Zone permits a broad range of principal commercial
uses and supplementary residential, including the following uses: bakery shop, bank,
commercial fitness centre, commercial school, community recreational centre, convenience
store, clinic, club, day care facility, dry cleaning distribution station, dwelling unit above the
second storey, farm market, furniture stores, garden centre, gas station, laundromat, liquor or
beer store, office, personal service shop, place of entertainment, post office, public parking
facilities, restaurant, retail store, service shop, studios, supermarket, and veterinary clinic.
Dwelling units are permitted at or above the second storey.
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Figure 15: Schedule 13-A

Site specific exception 126 applies to the subject lands, as shown on Schedule 13-B of the
Zoning By-law, shown in Figure 16 below. Site specific exception 126 permits additional uses
and reduced provisions. Particularly, By-law No. 14-104 permits an accessory residential use at
133 and 137 Main Street East, other than on the ground floor, whereas By-law No. 96-56
permits a hotel, printing establishment, and undertaking establishment. Special provision lot,
building and structure exceptions include the following:
PROVISION

SITE SPECIFIC PROVISION

Minimum Lot Frontage

21 m

Minimum Lot Area

700 sq. m

Maximum Gross Floor Area

60% of the lot

Maximum Commercial Unit Size

450 sq. m

Minimum Landscaping Strip

4.5 m abutting a street line

Location of Access/Egress for a Gas Station

No closer than 3.0 m

Table 4: Existing site specific provisions
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Figure 16: Schedule 13-B

A site-specific Neighbourhood Commercial (NC) Zone is proposed, requiring the following
modifications:
REGULATIONS APPLYING TO NEIGHBOURHOOD COMMERCIAL
Provision

Required

Proposed

Modification
Required?

9.2 Lot, Building and Yard Requirements

June 18, 2019

Minimum Lot Area

700 sq. m

+/- 6,380.5 sq. m

No

Maximum Lot Coverage

1,914.15 sq. m = 30%

2,704 sq. m = +/42.4%

Yes

Maximum Gross Floor Area

60% of lot area = +/3828.3

11,003 sq. m =
172.5% of lot area

Yes

Maximum Commercial Unit
Size

450 sq. m

196 sq. m

No

Minimum Landscape Strip

4.5 abutting a street
line

1.30 m

Yes

Minimum Lot Frontage

21.0 m

71.05 m

No

Minimum Front Yard
Setback

3.0 m

2.4 m

Yes

Minimum Exterior Side Yard
Setback

3.0 m

1.3 m

Yes
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Minimum Interior Side Yard
Setback

6.5 abutting residential

6.7 m

No

Minimum Rear Yard
Setback

7.5 m

5.0 m

Yes

Maximum Building Height

8.5 m

17.35 m

Yes

3.0 m

1.5 m

Yes

9.2.2 Additional Provisions
Minimum Landscape Strip
Abutting a Residential Strip

Table 5: Proposed modifications to Neighbourhood Commercial Zone

REGULATIONS APPLYING TO GENERAL PROVISIONS
Provision

Required

Projection of
Balconies, Canopies,
or Enclosed Porches
into any required
Front Yard, Exterior
Side Yard or Rear
Yard

1.5 m or ½ the
distance of the
required yard

Minimum Distance
from the Centre Line
of the Regional Road

16.0 m

Proposed

Modification
Required?

Front – 1.17 m

No

Exterior – 2.4 m

Yes

Interior – 1.6 m

Yes

Rear – 3.9 m

Yes

11.6 m

Yes

Table 6: Proposed modification to General Provisions

REGULATIONS APPLYING TO PARKING
Provision

Required

Proposed

1.25 spaces/unit
plus 0.25 visitor
– 222 spaces

166 occupant spaces

Modification
Required?

5.1 Parking Space
Apartment Building
Minimum Number of
Parking Spaces

Yes

21 visitor spaces
187 total spaces

New Building –
Office/Retail Use (306 sq.
metres)

1 space/28 sq.
metres – 11
spaces

11 spaces

No

Existing Building –
Office/Retail (392 sq.
metres)

1 space/28 sq.
metres – 14
spaces

12 spaces (includes
lay-by parking)

Yes

5.5 Setbacks
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Parking space to street
line or within visibility
triangle

3.0 m

2.48 m

Yes

Parking lot to property
line abutting residential
zone

4.5 m

2.48 m

Yes

2.75 m – 5.75 m

No

6.0 m

No

7.0 m

Yes

5.6 Parking Size Requirement
Minimum Parking Space

Width – 2.75 m
Length – 5.75 m

Minimum Aisle Width

6.0 m

5.11 Ingress and Egress Standards
Width of entrance/exit to
lot measured along the
street line

Min – 7.5 m

Entrance/exit adjacent to
side or rear lot line

3.0 m

> 3.0 m

No

Entrance/exit adjacent to
intersection

15.0 m

> 15.0 m

No

Width – 4.5 m

Width – 3.4 m

Yes

1 per 20 parking
spaces – 11
spaces

7 accessible spaces

Yes

Number of spaces (GFA
pf 251-2,350 sq. m)

1

1

No

Minimum size of space

Width – 3.5 m

Width – 3.5 m

No

Length – 9.0 m

Length – 9.0 m

No

Height – 4.5 m

Height – 4.5 m

No

Minimum setback to lot
line

3.0 m

> 3.0 m

No

Minimum setback to
street or residential zone

15.0 m

> 15.0 m

No

Commercial

2 spaces

8 spaces

No

Residential

45 spaces

45 spaces

No

Max – 10.5 m

5.13 Accessible Parking
Minimum Stall Size

Length – 5.75 m
Minimum Number of
Spaces
5.15 Loading Requirements

5.18 Bicycle Parking

Table 7: Proposed modifications to Parking Provisions
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9

Public Consultation Strategy

Representative from IBI Group and Burgess Heritage Group Inc. plan to meet with Ward 2
Councillors Dave Kadwell and Lianne Vardy to discuss the proposed development and public
consultation strategy for 133 and 137 Main Street East. A Neighbourhood Information Meeting
will be organized and hosted by IBI Group and Burgess Heritage Group Inc. representatives
following the submission and confirmation of a complete application. The following outlines how
the meeting will be planned and initiated:
•

Who would attend – Notice of invitation to the Neighbourhood Information Meeting will
be provided by mail and/or hand delivery to land owners and residents within the 120
metre circulation area of the subject lands. It is anticipated that the notices would be sent
approximately 14 calendar days in advance of the meeting. If applicable, community
associations would be invited.
IBI Group and Burgess Heritage Group Inc.
representatives and the Ward Councillors would also be in attendance. Town of Grimsby
planning staff may also have an interest in attending this meeting.

•

When would the meeting occur, where would it occur, and what would be presented
– The Neighbourhood Information Meeting would be scheduled to occur within 60 days of
the Town of Grimsby deeming the application complete. The date, time and location will
be determined in consultation with the Ward Councillors, but it is anticipated that a local
venue within a reasonably close distance to the subject lands would be chosen. At the
meeting, there will be visual displays of the proposed development and a brief oral
presentation explaining the proposal and the application details, followed by a question
and answer period. Additionally, there will be a sign-in sheet and comments sheet for
those in attendance. Comment sheets may also be provided for those not in attendance,
and submitted at a later date. As the agents for the project, it is anticipated that IBI Group
staff would be presenting the proposal and answering a majority of the questions.

•

Neighbourhood comments – Anticipated concerns from the neighbourhood pertain to
height, density and traffic. If the Neighbourhood Information Meeting occurs, it will provide
the opportunity to discuss any concerns regarding traffic, height, density or other issues
prior to a formal public meeting and any decisions on the application by Council.

•

Records Submission – If the Neighbourhood Information Meeting occurs, it is proposed
that within 14 calendar days of the meeting date, the following items with be submitted to
the Town of Grimsby planning staff:
1. an address list of the people invited to the meeting;
2. a copy of the materials presented at the meeting;
3. a copy of the sign-in sheet;
4. a copy of the minutes of the meeting;
5. a copy of all the written comments received; and,
6. if any modifications are made to the proposal during this time period, a
description of those modifications.

•

June 18, 2019

Planning Act notifications – The remainder of the public consultation strategy will be by
way of the Planning Act requirements with respect to notification of the application, which
includes:
•

installation of public notice on the property by the applicant; and,

•

circulation of a notification letter to property owners within 120 metres of the
property boundary by the Town of Grimsby.
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•

Planning Act statutory public meeting – The Planning Act requires at least one public
meeting to be held prior to making a decision on an application for Zoning By-law
Amendment. The required statutory public meeting for the proposed planning application
will be scheduled by Town staff based on application processing and reporting timelines.
Notification of the meeting will also be conducted by Town staff.

Overall, members of the public will have the opportunity to make written and oral submissions
through both of the above-noted initiatives.

10

Conclusions and Recommendations

The proposed development is a 148-unit, 3-5 storey mixed-use building which includes office
and retail/commercial units that front onto Main Street East. An Official Plan Amendment,
Zoning By-law Amendment and Site Plan Control are required before the proposed development
will be permitted on the subject lands. The culturally significant Nelles House will be repurposed
for commercial uses and relocated closer to Main Street East to enhance site function. The
European Beech tree will also be preserved for its heritage significance.
The proposed development is appropriate for the subject lands as it introduces diversity in the
type, size and price of new residential units and takes advantage of a rare infill opportunity along
Main Street East. Given the existing constraints on the subject lands, such as the Growth Plan
and Niagara Escarpment, the proposed development should be considered beneficial given its
access to servicing and proximity to complementary land uses.
Further, the proposed development is sensitive to its surroundings, by taking design and shadow
into consideration. The development would be complementary to the Main Street
neighbourhood and represents an appropriate form of intensification based on its location on a
Regional arterial road. This development is also located at the end of the Neighbourhood
Commercial Area. It would not set a precedent for surrounding properties to the west of Nelles
Road and redevelops the land in a way that maintains the supply of vacant lots for future
development purposes.
The proposed development and subsequent requested amendments are:
•

consistent with the Provincial Policy Statement, 2014;

•

conform to the Growth Plan for the Greater Golden Horseshoe, 2019;

•

conform to the Greenbelt Plan, 2017;

•

conform to the intent of the Region of Niagara Official Plan;

•

conform to the intent of the Town of Grimsby Official Plan; and,

•

conform to the intent of the Comprehensive Town of Grimsby Zoning By-law 14-45.

Based on a review of the subject lands, the surrounding lands, supporting studies, and the
applicable planning policy framework, the application represents good planning, will facilitate
intensification within the Town’s urban area, and will add additional housing opportunities for the
existing and future residents.
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Respectfully submitted this18th
___ day of June, 2019.

Regards,
IBI Group

Julia Redfearn BES
Planner

John Ariens MCIP RPP
Associate Director, Planning Lead

I hereby certify that this Planning Justification Report was prepared under the direction of a
Registered Professional Planner, within the meaning of the Ontario Professional Planners Institute
Act, 1994.
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Appendix A – Heritage By-law No.
12-79
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This document was retrieved from the Ontario Heritage Act e-Register,
which is accessible through the website of the Ontario Heritage Trust at
www.heritagetrust.on.ca.

Ce document est tiré du registre électronique. tenu aux fins de la Loi sur le
patrimoine de l’Ontario, accessible à partir du site Web de la Fiducie du
patrimoine ontarien sur www.heritagetrust.on.ca.
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TOWN OF GRIMSBY

RBCEI-VND

Notice of Passing of By-law to Designate

TAKE NOTICE THAT on December 3, 2012 Council of the Corporation of the Town of
Grimsby passed By-law No. 12-79to designate THE JAMES WILLISON GROUT
NELLES HOUSE, 133 MAIN STREET EAST, as a property of cultural heritage value or
interest under Part lV of the Ontario Heritage Act.
Janice Hogg Planner I
Town of Grimsby,
160 Livingston Avenue

8JliliB.o'

The Corporation of the Town of Grimsby
By-law No. 12-79
A By-law to designate the James Willison Grout Nelles House
133 Main Street East as a feature of historical, architectural and/or
contextual signifi cance.

Whereas pursuant to Part IV of the Ontario Heritage Act, R.S.O. 1990,
Chapter O.18, the Council of a municipality is authorized to enact by-laws to
designate a real property, including all buildings and structures thereon, to be
of cultural heritage value or interest;

And whereas the Council of the Corporation of the Town of Grimsby

has

cause to be served on the owners of the lands and premises at:
133 Main Street East

Grimsby, ON
and upon the Ontario Heritage Trust, notice of intention to designate the James
Willison Grout Nelles House at 133 Main Street East and a statement of the
reasons for the proposed designation and further, has caused said notice of
intention to be published in the Grimsby Lincoln News, being a newspaper of
general circulation in the municipality;

And whereas the reasons for designation and extent to which the designation
applies are set out in Schedule "8" attached hereto and form part of this Bylaw;

Now therefore the Council of the Corporation of the Town of Grimsby enacts as
follows:
1. That the following real property, more particularly described in Schedule
"A" a1ached hereto and forming part of this By-law is hereby designated as
being of cultural heritage value or interest:
James Willison Grout Nelles House
133 Main Street East
Town of GrimsbY
The Regional Municipality of Niagara

2. That the Town solicitor is hereby authorized to cause a copy of this By-law
to be registered against the property described in Schedule "A" attached
hereto at the Land RegistrY Office.

3. That By-l aw 12-49 and By-law 12-67 are hereby repealed.
Read a first time this 3'd dav of Decembet 2012.
Read a second and third time and finally passed this 3'o day of December 2012.

Bentley,

Page 2

By-law 12-79

Schedule'A' to By-law 12-79

In the Town of Grimsby in the Regional Municipality of Niagara, property
description as follows:
James Willison Grout Nelles House,

Part Lot 6, Concession

l,

being Parts

municipally known as
133 Main Street East,
Town of Grimsby,
Regional Municipality of Niagara

I

and 6, Plan

30R1380

Page

3

By-law l2-79
Schedule oB' to By-law 12-79
Statement of Significance
and description of extent of the features
to which the designation applies

Description of Propert),
The subject property is located on the northeast corner of Main Street East and
Nelles Road North. The property includes a brick dwelling, brick fruit barn,
brick coach house and equipment storage shed. The brick dwelling is the
subject of this designation.
Staternent of Cultural Heritase Value or Interest
The Jarnes Willison Grout Nelles House is a good example of the Queen Anne
style of architecture. The dwellings proportions and decorative elements
demonstrate the influence of the Queen Anne style of architecture.

The dr,velling has a direct correlation with the Nelles farnily who were
prominent in Grimsby, The Nelles farnily has a long history in Grimsby
dating back to the settlement of this West Niagara town.
The James Willison Grout Nelles House i, oj.on,extual value for supporting
the character of Main Street East. The dwelling and landscape contribute to
the wooded built character along the Main Street. The setback of the dwelling
provides evidence of the development patterns along Main Street that typically
had large farrn houses with large front yard setbacks from the street.

The house is one of a series of larger nineteenth and early twentieth century
homes running along Main Street in Grirnsby which were associated with the
liuit farrning industry. The size and quality of architectural detail of many of
these houses is a testament to the prosperity brought to the area by fruit
farrning.

The trees around the property contribute to the wooded character of Main
Street East and the largest mature tree at the southwest corner of the property
demonstrates the aqe of the settlement.
Heritage Attributes
The following architectural attributes have been determined to contribute to
the heritage value of the dwelling and constitute part of the Statement of
Cultural Heritage Value or Interesl for 133 Main Street East:
o The envelope of the original dwelling;
o Brickwork including tuck pointing, textural elements and corbeis
. Stone masonry including decorative corbels;
o Bay windows;
o Eave brackets;
r Gingerbreading bargeboard;
. Drop finials;
o Stick style half timbers on the front gables;
o Windows with transoms;
r Two leafed front door with glazing;
o Side door with stained glass and stained glass transom; and
. The largest mature tree located at the south west corner of the property.
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Appendix B - Site Plan and
Elevation Drawing
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AMENDMENT No. __

TO THE OFFICIAL PLAN
OF THE TOWN OF GRIMSBY

133-137 MAIN STREET EAST

INITIATED BY:

BURGESS HERITAGE GROUP INC.

PREPARED BY:

IBI GROUP
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PART I: THE CERTIFICATION
“The enacting portion attesting the official status of the document.”

PART I: THE CERTIFICATION
AMENDMENT No. __
TO THE OFFICIAL PLAN
OF THE TOWN OF GRIMSBY

Amendment No. __ to the Official Plan of the Town of Grimsby constituting the
following text and accompany map, was prepared by IBI Group and was adopted by the
Council of the Town of Grimsby by By-law No. 19-__ in accordance with Section 17 of
The Planning Act, R.S.O. 1990, on the __ day of __________, 2019.

____________________________
MAYOR

____________________________
CLERK

The Corporation of the Town of Grimsby
By-law No. 19-__
A By-law to amend the Official Plan of the Town of Grimsby
(Official Plan Amendment No. __ - 133-137 Main Street East)
Whereas the Council of The Corporation of the Town of Grimsby in accordance with the
provisions of Section 17 of The Planning Act, R.S.O. 1990, hereby enacts as follows:
1. Official Plan Amendment No. 19-__, to permit mid-rise, multi-unit, mixed-use
residential and commercial buildings is hereby adopted.
2. Official Plan Amendment No. 19-__, to permit building heights within a range of 2 to
5 storeys on lands known as 133-137 Main Street East is hereby adopted.
3. Official Plan Amendment No. 19-__, to permit a density range of 150 – 235 units per
net residential on lands known as 133-137 Main Street East hectare is hereby
adopted.
4. Official Plan Amendment No. 19-__, to permit Neighbourhood Commercial
designations on sites with a minimum lot area of 0.6 hectares is hereby adopted.
5. Official Plan Amendment No. 19-__, to permit a built form that reflects the urban
design criteria in Section 3.4.7.7 on lands known as 133-137 Main Street East is
hereby adopted.
6. This By-law shall come into force and take effect on the day of the final approval
thereof.

Read a first time this __ day of __________ 2019.
Read a second and third time and finally passed this __ day of __________ 2019.

_________________________
Mayor

_________________________
Town Clerk

PART II: THE PREAMBLE
“An introduction to the Amendment and a summary
of its background and basis.”
The Preamble does not constitute part of the Amendment.

PART II: THE PREAMBLE
1. TITLE
This Amendment shall be known as:
Amendment No. __
To the Official Plan
Of the Town of Grimsby
2. PURPOSE OF THIS AMENDMENT
The purpose and effect of this Official Plan Amendment is to modify
the existing Neighbourhood Commercial designation in the Official
Plan to permit a mixed-use residential and commercial building, a
maximum building height of 5 storeys, a maximum density of 235
units per net residential hectare, a minimum lot area of 0.6 hectares,
and identify applicable urban design criteria.
3. LOCATION OF THIS AMENDMENT
Amendment No. __ applies to the lands on the north side of Main
Street East and east of Nelles Road North, municipally referred to as
133-137 Main Street East, as illustrated on Schedule “A” of this
amendment.
4. BASIS OF THIS AMENDMENT
The subject lands are currently designated Neighbourhood
Commercial by the Grimsby Official Plan. The proposed mixed-use
three to five storey building is not permitted on the subject lands by
this designation. The proposed amendment to the designation would
allow the proposed mixed-use three to five storey building. The basis
of this amendment is formed in the Planning Justification Report
prepared by IBI Group.
For greater details see Appendix III.

PART III: THE AMENDMENT
“The operative part of this document which amends
The original Official Plan.”

PART III: THE AMENDMENT
1. THE AMENDMENT
1. The Official Plan of the Town of Grimsby is hereby amended by adding the
following site specific policy to section 3.6.1.1:
“Grocery stores, retail stores servicing the local neighbourhood, studios,
personal services, pharmacies, banks, restaurants, and coffee shops as well as
institutions, recreation, medical clinics, offices, places of worship, and
dwelling units in conjunction with commercial uses shall be permitted on the
lands municipally known as 133-137 Main Street East.”
2. The Official Plan of the Town of Grimsby is hereby amended by adding the
following site specific policy to section 3.6.1.3:
“The lot area shall be a minimum of 0.6 hectares on the lands municipally
known as 133-137 Main Street East.”
3. The Official Plan of the Town of Grimsby is hereby amended by adding the
following site specific policy to section 3.6.1.11:
“A maximum building height of 5 storeys shall be permitted on the lands
municipally known as 133-137 Main Street East.”
4. The Official Plan of the Town of Grimsby is hereby amended by adding the
following site specific policy as section 3.6.1.12:
“New residential development shall be between 150 – 235 units per net
residential hectare on the lands municipally known as 133-137 Main Street
East.”
5. The Official Plan of the Town of Grimsby is hereby amended by adding the
following site specific policy as section 3.6.1.13:
“New development shall conform to the urban design criteria set out in
Section 3.4.7.7 on the lands municipally known as 133-137 Main Street East.”
6. Schedule B, B-1 and B-2 of the Town of Grimsby Official Plan are hereby
amended by adding a reference to Site Specific Policy 3.6.1.1, 3.6.1.3,
3.6.1.11, 3.6.1.12, and 3.6.1.13.

2. IMPLEMENTATION AND INTERPRETATION
The implementation and interpretation of this amendment shall be in accordance
with the policies of the Town of Grimsby Official Plan.

3. SCHEDULE OF THIS AMENDMENT
Schedule “A” of this amendment illustrates the location of this amendment.
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The Corporation of the Town of Grimsby
By-law No. ---A By-law to Amend By-law 14-45, as Amended
(133-137 Main Street East)
Whereas the Council of the Corporation of the Town of Grimsby deems it expedient to amend By-law No.
14-45, as amended;
Now therefore the Council of the Corporation of the Town of Grimsby enacts as follows:
1. Schedule 13A of By-law No. 14-45, as amended, is hereby further amended by changing the
zoning of the lands shown on Schedule “A” to this By-law as Subject Lands from a Neighbourhood
Commercial “NC” Zone to a Neighbourhood Commercial (NC-__) – Modified Zone.
2. Schedule 13B of By-law No. 14-45, as amended, is hereby further amended by adding exception
number ---- to the lands shown on Schedule “A” to this By-law as Subject Lands.
3. Table 18: Permitted Use, Lot, Building, and Structure Exceptions of Section 9.0 Commercial
Zones of By-law No. 14-45, as amended, is hereby further amended by adding the row identified
on Table “A” to this by-law.

Dated at the Town of Grimsby this __ day of ____________, 2019.

Mayor

Clerk

Table “A” to By-law ---Permitted Use, Lot, Building and Structure Exceptions
Site

By-law

Specific

#

XX

----

Address

Zone

Additional

Sole

Permitted

Permitted

Uses

Uses

Regulations

Apartment

Maximum Lot Coverage: 43%

Concession 1 in

Building in

Maximum Gross Floor Area: 184%

the Town of

conjunction

of Lot Area

Grimsby,

with

Regional

commercial

Municipality of

uses

Part of Lot 6,

Niagara

NC

Minimum Front Yard (Nelles Road
North): 2.4 metres
Minimum Exterior Side Yard (Main
Street East): 1.3 metres
Minimum Rear Yard: 5.0 metres
Maximum Building Height Abutting
the Easterly Lot Line: 17.5 metres
or five storeys
Maximum Building Height Abutting
the Northerly Lot Line: 13.5 metres
or four storeys
Minimum Landscape Strip Width
Abutting a Street: 1.3 metres
Minimum Landscape Strip Width
Abutting a Residential Zone: 1.5
metres
Minimum Projection of Balconies,
Canopies, or Enclosed Portions
into any required Exterior Side
Yard: 2.4 metres
Minimum Projection of Balconies,
Canopies, or Enclosed Portions
into any required Interior Side
Yard: 1.6 metres
Minimum Projection of Balconies,
Canopies, or Enclosed Portions
into any required Rear Yard: 3.9
metres
Minimum Setback from the Centre
Line of a Regional Road: 11.5
metres

Minimum Number of Parking
Spaces: 210 spaces
Minimum Parking Space Setback
to Street Line or within Visibility
Triangle: 2.4 metres
Minimum Parking Lot Setback
Abutting Residential Zone: 2.4
metres
Minimum Width of Entrance/Exit to
Lot measured along the Street
Line: 7.0 metres
Minimum Number of Accessible
Parking Spaces: 7 spaces per
AODA requirements

Subject Lands

THIS IS SCHEDULE ‘A’ TO BY-LAW NO. --PASSED THE ---- DAY OF -----, 2019
MAYOR

CLERK

THE CORPORATION OF THE TOWN OF GRIMSBY
SCALE
NOT TO SCALE

FILE NUMBER

PAGE -- OF --
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133-137 MAIN STREET EAST, GRIMSBY
Prepared for Burgess Heritage Group Inc.
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IBI GROUP
200 East Wing – 360 James Street North
Hamilton ON L8L 1H5 Canada
tel 905 546 1010
ibigroup.com

June 18, 2019

Janice Hogg
Planner I
Town of Grimsby
60 Livingston Avenue, Grimsby, ON L3M 4G3

Dear Ms. Hogg:
PJR ADDENDUM LETTER – EXISTING PROVISIONS ARE INCONSISTENT AND/OR DO
NOT CONFORM
The existing growth management policies and regulations in the Region of Niagara Official Plan
(the “Regional OP”), Town of Grimsby Official Plan (the “Town OP”), and Town of Grimsby
Zoning By-law No. 14-45 (the “Zoning By-law”) are not up-to-date with the Provincial Policy
Statement, 2014 (the “PPS”) and the Growth Plan for the Greater Golden Horseshoe, 2019 (the
“Growth Plan”). Particularly, the existing minimum intensification targets in the Regional OP and
Town OP only account for residential and employment growth until the year 2031, whereas
relevant Provincial policies and plans make necessary that upper and lower-tier government
account for growth until 2041.
Applicable Background
Regional Policy Plan Amendment (“RPPA”) 2-2009 was created to address conformity with the
2005 Provincial Policy Statement and 2006 Provincial Growth Plan for the Greater Golden
Horseshoe. This amendment resulted in the allocation of varying intensification targets to the
local municipalities in order to achieve the Regional-wide 40% target. These residential
intensification targets are considered to be minimum standards and local municipalities are
instructed to develop their own residential intensification targets and strategies that either meet
or exceed these targets. Policy Plan Amendment 2-2009 identifies the Town of Grimsby as
having an intensification target of 80% and provides employment and population projection
based on the 2006 Provincial Growth Plan for the Greater Golden Horseshoe Schedule 3, as
modified in 2012. The forecasted employment and residential growth in the Amendment 2-2009
is as follows:
Town of Grimsby Forecasted Total Population Growth, 2011-2031
2011 Population

26,000

2031 Population

31,000

Growth

5,000

Growth Rate

19%

Share of Regional 2031 Total

6%

Town of Grimsby Forecasted Total Employment Growth, 2011-2031
2011 Employment

8,200

IBI Group Professional Services (Canada) Inc. is a member of the IBI Group of companies
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2031 Total Employment

8,600

Growth

400

Growth Rate

5%

Share of Regional 2031 Total

4%

A Development Phasing Strategy was prepared by a consultant in 2013 for Amendment 2-2009
to ensure logical, orderly and timely development. Essentially the Development Phasing
Strategy states that phasing shall not adversely affect intensification policies and that
municipalities must plan to the growth and targets contained within RPPA 2-2009.
Further, in 2013 Regional Official Plan Amendment No. 8-2013 was introduced to provide
additional direction on the growth management policies of the Regional OP, requiring local
municipalities to prepare phasing strategies for growth within the boundaries of the Urban Area
in order to plan appropriately for orderly and efficient development. At this time, under the 2006
Provincial Growth Plan for the Greater Golden Horseshoe Schedule 3, the following numbers
were generated for the Town of Grimsby designated to Greenfield Area and Intensification
Housing Unit Growth until 2031:
Town of Grimsby Designated Greenfield Area and Intensification Housing Unit Growth, 20112031
Total Housing Unit Growth 2011-2031

1,900

Designation Greenfield Area Units

390

Intensification Units

1,550

According to the April 2019 Updated Status & Activity Report for the Planning Department
Applications Deemed Complete Chart provided at Planning Committee, 15 building permits have
been issued, and eight minor variances and one consent application have been reviewed since
January 2019. The Regional OP emphasizes that the intensification targets to be met by local
municipalities are minimum standards. There are currently no Regional or Town Official Plan
policies that have a mechanism to dampen rapid rates of growth for areas deemed suitable for
growth and intensification. The Regional OP states that the rate of intensification occurring in
Niagara will be measured annually within the Built-up Area, but it does not state what an
appropriate rate of growth is (Policy 4.C.3.2). Nonetheless, the targeted number of
intensification units and rate of intensification is based on an employment and population
forecast to 2031, rather than 2041, as projected in the Growth Plan. Therefore, the Regional OP
will require another amendment to build upon their existing growth management policies and
targets. The Region is currently undergoing an Official Plan review that is planned to go before
Council in 2021.
Inconformity/Inconsistency of Requested Amendments to Provincial planning documents
In regard to the subject lands, the Town OP designates 133-137 Main Street East as
Neighbourhood Commercial on Schedule B – Land Use. The following policy of the
Neighbourhood Commercial designation is not consistent with the PPS, or in conformity to the
Growth Plan.
3.6.1.1 Within the Neighbourhood Commercial Area designation, permitted uses shall include
grocery stores, retail stores servicing the local neighbourhood, studios, personal
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services, pharmacies, banks, restaurants, and coffee shops as well as institutions,
recreation, medical clinics, offices, and places of worship (“the “Existing Provisions”)
In regard to the subject lands, the Zoning By-law zones 133-137 Main Street East on Schedule
13-A. The following zoning regulations are not consistent with the PPS, or in conformity to the
Growth Plan.


Section 9.1.1, Table 16: Permitted Uses in the Commercial Zones
o





Section 9.2.1, Table 17: Regulations
o

Maximum Lot Coverage: 30%

o

Maximum Gross Floor Area: 60% of lot area

o

Minimum Landscape Strip Abutting a Street Line: 4.5 metres

o

Minimum Front Yard: 3.0 metres

o

Minimum Exterior Side Yard: 3.0 metres

o

Minimum Rear Yard: 7.5 metres

o

Maximum Height: 8.5 metres

Section 9.2.2, Table 18: Additional Provisions
o









Minimum Landscape Strip Abutting a Residential Zone: 3.0 metres

Section 4.0 General Provisions
o

Minimum Projection of Balconies, Canopies, or Enclosed Porches into any
Required Front Yard, Exterior Side Yard or Rear Yard: 1.5 metres or ½ the
distance of the required yard

o

Minimum Distance from the Centre Line of the Street: 16.0 metres

Section 5.1 Parking Space Provisions
o

Minimum Number of Parking Spaces for Apartment Building: 1.25 spaces per
unit plus 0.25 visitor spaces

o

Minimum Number of Parking Spaces for Office/Retail Use: 1 space per 28 sq.
metres

Section 5.5 Parking Setbacks
o

Minimum Setback of a Parking Space to a Street Line or within Visibility
Triangle: 3.0 metres

o

Minimum Distance of a Parking Lot to a Property Line Abutting a Residential
Zone: 4.5 metres

Section 5.11 Ingress and Egress Standards
o



Dwelling Unit only above or at the second storey

Minimum Width of Entrance/Exit to Lot Measured Along the Street Line: 7.5
metres

Section 5.13 Accessible Parking
o

Minimum Number of Accessible Parking Spaces: 1 space per 20 parking spaces
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o

Minimum Width of Accessible Parking Space: 4.5 metres (the “Existing
Provisions”)

PPS, 2014
The PPS was approved by the Lieutenant Governor in Council, Order in Council No. 107/2014
and was issued under Section 3 of the Planning Act. The PPS came into effect on April 30,
2014 and replaces the previous version of the PPS that was issued on March 1, 2005. This
document provides direction on matters of provincial interest related to land use planning and
development. Section 3 of the Planning Act requires that decisions affecting planning matters
“shall be consistent with” policies statements issued under the Act. The Existing Provisions are
not consistent with growth management policies of the PPS, including, but not limited to, the
following policies:


Policy 1.1.1 Healthy, liveable and safe communities are sustained by:
b) accommodating an appropriate range and mix of residential (including second units,
affordable housing and housing for older persons), employment (including industrial
and commercial), institutional (including places of worship, cemeteries and longterm care homes), recreation, park and open space, and other uses to meet longterm needs;
e) promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs;



Policy 1.1.3.1 Settlement areas shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.



Policy 1.1.3.2 Land use patterns within settlement areas shall be based on:
a) densities and a mix of land uses which:
1. efficiently use land and resources;
b) a range of uses and opportunities for intensification and redevelopment in
accordance with the criteria in policy 1.1.3.3, where this can be accommodated.



Policy 1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks to
public health and safety



Policy 1.4.3 Planning authorities shall provide for an appropriate range and mix of
housing types and densities to meet projected requirements of current and future
residents of the regional market area by:
b) permitting and facilitating:
1. all forms of housing required to meet the social, health and wellbeing
requirements of current and future residents, including special needs
requirements; and
2. all forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3;
b) directing the development of new housing towards locations where appropriate
levels of infrastructure and public service facilities are or will be available to support
current and projected needs;
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c) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed; and
d) establishing development standards for residential intensification, redevelopment
and new residential development which minimize the cost of housing and facilitate
compact form, while maintaining appropriate levels of public health and safety.


Policy 1.6.6.2 Municipal sewage services and municipal water services are the
preferred form of servicing for settlement areas. Intensification and redevelopment within
settlement areas on existing municipal sewage services and municipal water services
should be promoted, wherever feasible.



Policy 1.6.7.4 A land use pattern, density and mix of uses should be promoted that
minimize the length and number of vehicle trips and support current and future use of
transit and active transportation.

Growth Plan, 2019
The Places to Grow Act, 2005 provides the basis for regional growth plans that govern land use
policies, such as the Growth Plan. The Greater Golden Horseshoe is one of the fastest growing
regions in North America. The Growth Plan is a framework for implementing the vision of
stronger and more prosperous communities. As part of a strategy for dealing with the expected
population growth, the Growth Plan indicates a need for compact development that intensifies
population densities in settlement areas, optimizes existing infrastructure and protects the
natural environment. The Existing Provisions are do not conform with policies of the Growth
Plan, including, but not limited to, the following policies:


Policy 2.2.1.6 Population and employment forecasts contained in Schedule 3 will be
used for planning and managing growth in the GGH to the horizon of this Plan in
accordance with the policies in subsection 5.2.4.



Policy 2.2.1.2 Forecasted growth to the horizon of this Plan will be allocated based on
the following:
a) The vast majority of growth will be directed to settlement areas that
i.



have a delineated built boundary

Policy 2.2.1.4 Applying the policies of this Plan will support the achievement of
complete communities that:
a) Feature a diverse mix of land uses, including residential and employment uses, and
convenient access to local stores, services, and public service facilities;
b) Improve social equity and overall quality of life, including human health, for people of
all ages, abilities, and incomes;
c) Provide a diverse range and mix of housing options, including second units and
affordable housing, to accommodate the needs of all household sizes and incomes;
d) Expand convenient access to:
i.

A range of transportation options, including options for the safe, comfortable
and convenient use of active transportation;

ii.

Public service facilities, co-located and integrated in community hubs;
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e) Provide for a more compact built form and a vibrant public realm, including public
open spaces;
f)

Mitigate and adapt to climate change impacts, improve resilience and reduce
greenhouse gas emissions, and contribute to environmental sustainability.



Policy 2.2.2.1 By the time a 50 per cent of all residential development occurring
annually within each of the Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and
Peterborough and the Region of Durham, Halton, Niagara, Peel, Waterloo and York will
be within the delineated built-up area;



Policy 2.2.2.2 Until the next municipal comprehensive review is approved and in effect,
the annual minimum intensification target contained in the applicable upper- or singletier official plan that is approved and in effect as of July 1, 2017 will continue to apply.



Policy 2.2.2.3 All municipalities will develop a strategy to achieve the minimum
intensification target and intensification throughout delineated built-up areas, which will:
c) Encourage intensification generally throughout the delineated built-up area;
d) Ensure lands are zoned and development is designed in a manner that supports
the achievement of complete communities;
e) Prioritize planning and investment in infrastructure and public service facilities that
will support intensification;



Policy 2.2.6.1 Upper- and single-tier municipalities, in consultation with lower-tier
municipalities, the Province, and other appropriate stakeholders, will each develop a
housing strategy that:
a) supports the achievement of the minimum intensification and density targets in this
Plan, as well as the other policies of this Plan by:
i.



identifying a diverse range and mix of housing options and densities,
including second units and affordable housing to meet projected needs of
current and future residents; and

Policy 2.2.6.2 Notwithstanding policy 1.4.1 of the PPS, 2014, in preparing a housing
strategy in accordance with policy 2.2.6.1, municipalities will support the achievement of
complete communities by:
a) planning to accommodate forecasted growth to the horizon of this Plan;
b) planning to achieve the minimum intensification and density targets in this Plan;
c) considering the range and mix of housing options and densities of the existing
housing stock; and
d) planning to diversify their overall housing stock across the municipality.



Policy 2.2.6.3 To support the achievement of complete communities, municipalities will
consider the use of available tools to require that multi-unit residential developments
incorporate a mix of unit sizes to accommodate a diverse range of household sizes and
incomes



Policy 4.2.9.1 Municipalities will develop and implement official plan policies and other
strategies in support of the following conservation objectives:
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b) energy conservation for existing buildings and planned developments, including
municipally owned facilities, including through:
ii.

identification of opportunities for conservation, energy efficiency and
demand management, as well as district energy generation, renewable
energy systems and alternative energy systems and distribution through
community, municipal, and regional energy planning processes, and in the
development of conservation and demand management plans;

iii.

land use patterns and urban design standards that support energy
efficiency and demand reductions, and opportunities for alternative energy
systems, including district energy systems; and

iv.

other conservation, energy efficiency and demand management
techniques to use energy wisely as well as reduce consumption;

c) air quality improvement and protection, including through reduction in emissions
from municipal, commercial, industrial, and residential sources;


Policy 4.2.10.1 Upper- and single-tier municipalities will develop policies in their official
plans to identify actions that will reduce greenhouse gas emissions and address climate
change adaptation goals, aligned with the Ontario Climate Change Strategy, 2015 and
the Climate Change Action Plan, 2016 that will include:
a) supporting the achievement of complete communities as well as the minimum
intensification and density targets in this Plan;
b) reducing dependence on the automobile and supporting existing and planned transit
and active transportation;



Policy 5.2.4.1 All references to forecasted growth to the horizon of this Plan are
references to the population and employment forecasts in Schedule 3.



Policy 5.4.2.2 All upper- and single-tier municipalities will, through a municipal
comprehensive review, apply the forecasts in Schedule 3 for planning and managing
growth to the horizon of this Plan.



Policy 5.2.4.3 The population and employment forecasts and plan horizon contained in
the applicable upper- or single-tier official plan that is approved and in effect as of July 1,
2017 will apply to all planning matters in that municipality, including lower-tier planning
matters where applicable, until the upper- or single-tier municipality has applied the
forecasts in Schedule 3 in accordance with policy 5.2.4.2 and those forecasts are
approved and in effect in the upper- or single-tier official plan.



Policy 5.2.5.1 The minimum intensification and density targets in this Plan, including
any alternative targets that have been permitted by the Minister, are minimum standards
and municipalities are encouraged to go beyond these minimum targets, where
appropriate, except where doing so would conflict with any policy of this Plan, the PPS
or any other provincial plan.

Planning Discussion
The Existing Provisions do not accommodate an appropriate mix of residential uses in
conjunction with commercial uses that would ultimately promote a cost-effective development
pattern. Sufficient land should be made available to accommodate an appropriate mix of land
uses to meet projected needs. The Town of Grimsby is facing a significant shortage of urban
residential land and will be running out of greenfield in the near future. The Town is also
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constrained by the Niagara Escarpment Plan and the Greenbelt Plan, with little to no flexibility
with urban boundary expansions. Accordingly, the municipality needs to seize opportunities for
redevelopment and infilling in order to maintain the supply of vacant lots for future development
purposes. Further, it is important to efficiently utilize land and resources to promote densities
and a mix of land uses within the Settlement Area, where growth, development, vitality, and
regeneration shall be supported.
The Growth Plan addresses these challenges through directing growth to built-up areas where
the capacity exists to best accommodate the expected population and employment growth, while
providing strict criteria for settlement area boundary expansions. The FSR and SWM Brief
prepared by Crozier confirm that the proposed development is achievable from a servicing and
stormwater management perspective.
The Existing Provisions do not fully support intensification and redevelopment on suitable lands
with full access to municipal services and within the built boundary. Further, the Existing
Provisions do not permit residential development in conjunction with the permitted
neighbourhood commercial uses in the Town, even though the proposed development is
feasible from a servicing perspective, and compatible with the existing neighbourhood from a
design perspective. The intent of the Neighbourhood Commercial Area designation is to ensure
there are sufficient commercial services to provide for the surrounding residential
neighbourhood, such as grocery stores, retail stores, restaurants, offices, among other local
commercial uses. Permitting dwelling units in conjunction with the neighbourhood commercial
uses, including on the ground floor behind the commercial units, is an efficient way to increase
residential densities in the settlement area while maintaining the prevalence of neighbourhood
commercial uses.
The proposed development supports the achievement of a complete community, whereas the
Existing Provisions significantly limit developable potential and do not contribute to a walkable
live-work setting. The proposed development facilitates a compact built form, redevelopment,
and intensification. The proposed provisions are appropriate for the subject lands, as there are
no concerns from a right-to-light, traffic, planning, health and safety, or engineering perspective,
as confirmed in the supporting studies submitted alongside the OPA and ZBLA applications.
All in all, the existing Regional and Town OP are not up-to-date with Provincial planning policy,
as they should consider population and employment projections to 2041. The Existing
Provisions were determined by Council based on residential and employment projections from
the 2006 Growth Plan. Additionally, the Existing Provisions do not optimize the existing
infrastructure and public service facilities within the surrounding area that support intensification.

Regards,
IBI Group

Julia Redfearn, BES

