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PREFACE
Upper Canada Consultants respectfully submits this Planning Justification Report pertaining to
an application by the owner Mr. Richard Caetano for a Zoning By-law Amendment at 16 Kemp
Road West in the Town of Grimsby, within the Regional Municipality of Niagara.
The submitted application proposes to amend the zoning of the property from Speciality Crop
Area (SC) to a site-specific Hamlet Residential Zone (HR-X) and General Employment Zone (GEX). The rezoning permit the owner to create a new 0.46 hectare residential building lot along
Kemp Road, and legalize the existing operational self-storage use at the rear of the property.
The self-storage site will be subject to a future application for Site Plan Approval. An
application for Consent will be required to create the 0.46 hectare / 1.13 acre lot.
This Planning Justification Report provides an overview of the application and how the intent
conforms and aligns with the Planning Act, and applicable Provincial, Regional and local land
use plans and policies.
In addition to this Planning Justification Report, the following materials have also been provided
by the applicant and should be consulted for detailed information:




Preliminary Site Plan (Appendix I)
Hydrogeological Study prepared by Terraprobe
Draft Zoning By-law Amendment (Appendix III)
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DESCRIPTION AND LOCATION OF THE SUBJECT LANDS
The Zoning By-law Amendment application pertains to 16 Kemp Road West in the Town of
Grimsby, Regional Municipality of Niagara. The property is legally described as Part of Lot 9,
Concession 4 in the Town of Grimsby, Regional Municipality of Niagara. Please see the provided
geographical context map below (Figure 1).

Figure 1 - Context Map – 16 Kemp Road West, Grimsby – Cropped from Niagara Navigator

The subject lands are 4.87 hectares (11.8 acres) in area and contain a single detached dwelling ,
detached garage, workshop and three former turkey barns that are currently being used for
self-storage. A portion of the property is laid with gravel for access purposes and the outdoor
storage of vehicles and trailers. There are no natural heritage features on the property.
Adjacent land uses include:





North – Low Density Residential Dwellings (Single Detached)
West – Residential Dwelling and Agricultural Lands
South – Residential Dwelling and Agricultural Lands
East – Low Density Residential Development.
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REQUIRED APPLICATIONS
A pre-consultation meeting was held for this application on February 6, 2020. As per Town staff,
applications for Zoning By-law Amendment, Site Plan and Consent are required to implement the
complete plan for the property. Please see Appendix II for a copy of the Pre-consultation
Agreement.
As outlined by the review agencies, complete application submission requirements for the Zoning
By-law Amendment include:




Planning Justification Report
Hydrogeological Study
Minimum Distance Separation Calculation

Zoning By-law Amendment
The subject lands are located within the Kemp and Mountain Road Hamlet in Grimsby, which is
a Settlement Area under the Provincial Policy. The subject lands currently have a Speciality Crop
(SC) zoning in place that only permits agricultural or agriculturally-related land uses. This zoning
is reflective the former designation of the lands within the Greenbelt Area prior to the more
recent establishment of the Kemp and Mountain Road Hamlet.
Consistent with Policy 10.3.3 of the Town of Grimsby Official Plan, a zoning by-law amendment
must be undertaken to facilitate development on the subject lands. An application has been
submitted to zone the property as Hamlet Residential and General Employment with site specific
exceptions.

Consent
Consistent with the proposed zoning boundary, the applicant intends to sever a 0.46 hectare lot
for future residential development purposes.

Site Plan
The self storage portion of the property (i.e. remnant parcel) will be subject to site plan
approval.
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RELATED STUDIES AND REPORTS
Consistent with the submission requirements outlined during pre-consultation (see Appendix
II), and in addition to this Planning Justification Report, a Hydrogeological Study has been
submitted. A Minimum Distance Separation calculation was also requested by the Town of
Grimsby.
Required Studies
Hydrogeological Investigation prepared by Terraprobe (dated July 23, 2020)
As the owner is seeking to sever a lot that is less than 1 hectare in area within a Hamlet, a
hydrogeological study is required to confirm the appropriate lot and septic sizing for residential
development.
As outlined in the submitted report, the proposed lot size of 0.46 hectares is acceptable to
provide the necessary dilution for a new single detached dwelling on the property. A
conceptual layout of the owner’s desired sized dwelling and the required septic system is
provided on the conceptual site plan drawing to demonstrate the feasibility of development.
Minimum Distance Separation (MDS)
Consistent with Guideline # 36 of The Minimum Distance Separation (MDS) Document Formulae and Guidelines for Livestock Facility and Anaerobic Digester Odour Setbacks (ONT.
Publication 853), “MDS setbacks are not required for proposed land use changes (e.g. consents,
rezoning’s, redesignations, etc.) within approved settlement areas, as it is generally understood
that the long-term use of the land is intended to be for non-agricultural purposes.”
Based on the above, the requested calculation is not required.
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THE PROPOSED DEVELOPMENT
The subject lands are designated as Hamlet Special Policy Area in the Town of Grimsby Official
Plan. Although the property is located within the Kemp and Mountain Road Hamlet and
designated to facilitate residential, commercial and industrial development opportunities, the lot
is currently zoned Speciality Crop Area. The Specialty Crop zone permits agricultural and
agriculturally related uses only.
Consistent with Policy 10.3.3 of the Official Plan, the owner must undertake a zoning amendment
to facilitate any development on the property.
The subject lands contain an existing single detached dwelling, detached garage, workshop and
three turkey barns that are used for self storage (See Figure 2). The owner is proposing to zone
the portion of the lands containing the turkey barns as General Employment to legalize their use
for self-storage purposes. The southern portion of the property is to be zoned as Hamlet
Residential to recognize the existing dwelling and allow for the severance of a residential lot.

Figure 2 - Site Photographs
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On the proposed 0.46 hectare lot, a new detached residential dwelling is intended to be
constructed. Realignment of the existing hydro service will be required to allow for continued
service to be provided to the rear of the property.
There is no physical development contemplated on the portion of the lands that is to be zoned
General Employment, except for some minor grading and drainage improvements.
The provided Draft Zoning By-law Amendment Schedule (see Appendix III) reflects the extent of
the desired residential and general employment zones for the property. Preliminary site plans
have been provided with the application to demonstrate zoning conformity and existing
conditions. Please see Appendix 1.
Upon approval of the Zoning Amendment, the owner intends to file an application for Consent
to create the new single detached dwelling lot and undertake the necessary Site Plan Approval
for the Self-Storage Use.
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PROVINCIAL LEGISLATION AND PLANS
Development applications within the Kemp and Mountain Road Hamlet are subject to the
Ontario Planning Act (R.S.O. 1990), 2020 Provincial Policy Statement, 2017 Greenbelt Plan and
the 2019 Growth Plan for the Greater Golden Horseshoe. An assessment of how the application
conforms to applicable Provincial legislation and policies is provided below.
PLANNING ACT (R.S.O. 1990)
The Planning Act regulates land use planning in the Province of Ontario. The Act prescribes
matters of Provincial Interest with regards to land use planning and the necessary produces to
be followed when making applications for development.
Section 2 – Matters of Provincial Interest
Section 2 of the Planning Act outlines matters of Provincial Interest that a planning authority
must have due regard for when contemplating a land use planning application. Matters of
Provincial Interest include:
a) the protection of ecological systems, including natural areas, features and functions;
b) the protection of the agricultural resources of the Province;
c) the conservation and management of natural resources and the mineral resource base;
d) the conservation of features of significant architectural, cultural, historical,
archaeological or scientific interest;
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;
h) the orderly development of safe and healthy communities;
(h.1) the accessibility for persons with disabilities to all facilities, services and matters to
which this Act applies;
i) the adequate provision and distribution of educational, health, social, cultural and
recreational facilities;
j) the adequate provision of a full range of housing, including affordable housing;
k) the adequate provision of employment opportunities;
l) the protection of the financial and economic well-being of the Province and its
municipalities;
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m) the co-ordination of planning activities of public bodies;
n) the resolution of planning conflicts involving public and private interests;
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;
r) the promotion of built form that,
(i)
(ii)
(iii)

is well-designed,
encourages a sense of place, and
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. 1994, c. 23, s. 5; 1996, c. 4, s. 2; 2001, c. 32, s. 31 (1); 2006, c. 23, s. 3; 2011,
c. 6, Sched. 2, s. 1; 2015, c. 26, s. 12; 2017, c. 10, Sched. 4, s. 11 (1); 2017, c. 23, Sched. 5,
s. 80.
The Zoning Amendment specifically aligns with clauses b), j) and p) of Section 2 of the Planning
Act by establishing development permissions within the Settlement Area that are consistent with
the policies of the local Official Plan. Through the amendment, residential and commercial
development will be permitted, thus limiting potential development outside the Hamlet within
the Greenbelt Area, while at the same time allowing for appropriate and limited development
within the Hamlet.
Section 34 – Zoning By-laws and Amendments
Applications for Zoning by-law Amendment’s are considered under Section 34 of the Planning
Act. Amendments are permitted to municipal by-laws subject to the provision of prescribed
information. The application has been filed with the required fee and supporting materials
requested through pre-consultation.
Section 51 – Draft Plan of Subdivision & Condominium
The future application for Consent will be considered under Section 51 (24) of the Planning Act
in the same manner as a Draft Plan of Subdivision.
Under Section 51 (24) the Act prescribes that “In considering a draft plan of subdivision, regard
shall be had, among other matters, to the health, safety, convenience, accessibility for persons
with disabilities and welfare of the present and future inhabitants of the municipality and to,”
items a) to m). An overview of how each item is addressed is provide below in italics.
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a) the effect of development of the proposed subdivision on matters of provincial interest as
referred to in section 2;
As noted above, the applications meet the intent of Section 2, clauses b), j), and p).
b) whether the proposed subdivision is premature or in the public interest;
The subject lands are located within a settlement area and are subject to official plan
policies that permit residential and commercial development. The future consent is
appropriate for the property and will add additional residential growth into the hamlet. The
existing self storage use is considered to be an appropriate and compatible commercial use
within a Hamlet.
c) whether the plan conforms to the official plan and adjacent plans of subdivision, if any;
The proposed plan conforms to the Official Plan by facilitating residential and commercial
development in the settlement area, consistent with Section 10 of the Town of Grimsby
Official Plan.
d) the suitability of the land for the purposes for which it is to be subdivided;
The land is largely developed, but the uses do not currently conform with the zoning by-law.
The proposed residential lot is suitable for the property, and its sizing has been verified
through hydrogeological study.
(d.1)

if any affordable housing units are being proposed, the suitability of the
proposed units for affordable housing;
Affordable housing is not proposed through this development.

e) the number, width, location and proposed grades and elevations of highways, and the
adequacy of them, and the highways linking the highways in the proposed subdivision with
the established highway system in the vicinity and the adequacy of them;
The proposed development has frontage along Kemp Road. The property is located within
200 m of Mountain Road (Regional Road 12).
f) the restrictions or proposed restrictions, if any, on the land proposed to be subdivided or
the buildings and structures proposed to be erected on it and the restrictions, if any, on
adjoining land;
A conceptual site plan has been provided with the applications that demonstrates the layout
of the proposed development. There are no restrictions or encumbrances to development.
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g) conservation of natural resources and flood control;
The subject lands are not located within a floodplain and do not contain any natural
resources.
h) the adequacy of utilities and municipal services;
The development will be supported by private services. A Hydrogeological Study has been
completed to substantiate that the size of the proposed residential lot (0.46 hectares) is
adequate.
i) the adequacy of school sites;
All schools are located within the Grimsby Urban Area.
j) the area of land, if any, within the proposed subdivision that, exclusive of highways, is to be
conveyed or dedicated for public purposes;
No road widening’s or other land dedications are required through this application.
k) the extent to which the plan’s design optimizes the available supply, means of supplying,
efficient use and conservation of energy; and
Energy efficient design may be explored through the development of detailed building plans.
l) the interrelationship between the design of the proposed plan of subdivision and site plan
control matters relating to any development on the land, if the land is also located within a
site plan control area designated under subsection 41 (2) of this Act or subsection 114 (2) of
the City of Toronto Act, 2006. 1994, c. 23, s. 30; 2001, c. 32, s. 31 (2); 2006, c. 23, s. 22 (3,
4); 2016, c. 25, Sched. 4, s. 8 (2).
The existing commercial portion development will be subject to site plan control.
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2020 PROVINCIAL POLICY STATEMENT
Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use
Patterns (PPS 1.1)
The subject lands are located within the Kemp and Mountain Road Hamlet in the Town of
Grimsby on the north side of Kemp Road West, west of Mountain Road. Consistent with PPS
Policy 1.1.1.1, the Hamlet is a Rural Settlement Area and therefore is to be a focus of growth and
development within the community.
Section 1.1.3 of the PPS requires that land use patterns in settlement areas be based on densities
and a mix of uses which generally use land and resources effectively, are appropriate for the
range of infrastructure and services available in the area, mitigate environmental impacts and
are multi-modal. The proposed plan provides for a mix of commercial and residential uses on
the subject lands, consistent with the policy direction of the local official plan. The proposed
residential dwelling can be supported by private services and will not have a negative impact on
community services. The self-storage use exists and has a minimal impact on the Hamlet in terms
of traffic or nuisance, and will serve as a potential resource (i.e. storage facility) for the Hamlet,
Town and the broader agricultural community.
The Kemp and Mountain Road Hamlet is a Rural Settlement Area within the Provincially defined
Rural Area and therefore is subject to the policies of Section 1.1.4 of the PPS. The zoning
application aligns with the policy direction for rural areas by accommodating a mix and range of
housing opportunities, promoting a diversification of the economic base by legalizing the existing
storage use. Consistent with Policy 1.1.4.2, the applications propose development only within
the Hamlet Area, thus ensuring that the settlement area is the focus of growth and development.
Policy 1.1.4.3 of the PPS requires that municipalities ensure that when development is directed
to rural settlement areas that consideration is given to rural characterises, scale and the provision
of services. The submitted zoning application is consistent with the policy direction as it proposes
the development of a single detached dwelling and limits the range of commercial uses that can
occur on the property.
Coordination (PPS 1.2)
The development proposal was brought forward to the municipality (Planning Authority) by the
applicant for a pre-consultation meeting on February 6, 2020.
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Through this process, the planning authority and other review agencies provided direction on
required studies and information needed to process the application. This comprehensive
approach was used to ensure that all matters of Provincial, Regional and local interest are
identified.
With regard to land use compatibility policies in Section 1.2.6 of the PPS provides direction to
municipalities on methods to avoid incompatible land uses or negative impacts such as noise,
odour or contamination. The proposed General Employment zone will recognize the existing
self-storage use, as well as allow for additional employment uses on the back portion of the
property. To ensure compatibility with the existing and proposed residential development, uses
that are perceived to have a negative impact in terms of noise, emissions and or odour such as
laboratories or body shops have been proposed to be excluded from the list of permitted uses.
Overall, the proposed zones will only allow for uses that are compatible with adjacent
development.
Employment (PPS 1.3)
Section 1.3.1 of the PPS outlines how municipalities are to provide opportunities for economic
development and competitiveness. Core to these methods is the assurance that a mix of uses
are promoted for the long term in locations that can support them.
The zoning amendment is consistent with this policy requirement as it recognizes and provides a
legal opportunity for the self storage use to operate. Given the passive nature of self-storage
uses, the employment yield will be minimal.
Housing (PPS 1.4)
Section 1.4.1 of the PPS requires that Planning Authorities provide for an appropriate range and
mix of housing types and densities in order to meet projected market needs. The zoning
amendment is considered to be consistent with this policy direction as one new single detached
dwelling lot is proposed along Kemp Road through a future consent application. The existing
detached dwelling will remain, thus ensuring no housing supply is lost through development.
Infrastructure and Public Service Facilities (PPS 1.6)
Policy 1.6.6.3 of the PPS permits the use of private water and sanitary services (i.e. cistern and
septic) where municipal services are not provided. As the Kemp and Mountain Road Hamlet does
not have municipal servicing, private services are able to be used for the subject lands.
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As confirmed through Hydrogeological analysis, the proposed residential lot can be supported by
private services. The existing dwelling will continue to use its existing septic and cistern systems.
Water (PPS 2.2)
Policy 2.2.2 of the PPS directs that development and site alteration be restricted in or near
sensitive surface and groundwater features to ensure that the hydrogeological functions and
feature health be maintained.
A portion of the subject lands are located within a Highly Vulnerable Aquifer (HVA) and
accordingly the protection of groundwater is a priority. A hydrogeological study has been
prepared that has confirmed that the proposed 0.46 hectare residential lot can be supported on
private sanitary services without any negative impacts to groundwater. As the Hydrogeological
Study demonstrates that the development can be supported, the zoning amendment is
considered to be consistent with the PPS.
Minerals and Petroleum (PPS 2.4)
The general location of mineral and petroleum resources is delineated in the Regional
Municipality of Niagara Official Plan.
The subject lands are not identified on any Regional Official Plan Schedules as being within an
area containing minerals or petroleum. Further, the subject lands are located with a built up area
of the Town (Kemp and Mountain Road Hamlet). If minerals and petroleum were discovered,
the feasibility of using this site for resource extraction would be very low.
Mineral Aggregate Resources (PPS 2.5)
Regional Official Plan Schedule D1 Potential Resource Areas – Stone indicates that the subject
lands may be within an area with potential mineral aggregate resources.
As the subject lands are located with Hamlet, the feasibility of using this site for resource
extraction is very low.
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2017 GREENBELT PLAN
The subject lands are located within the Protected Countryside Area of the Greenbelt Plan, but
are within a Settlement Area.
Section 1.2.2.4 of the Greenbelt Plans contains policy direction for settlement areas in the
Greenbelt, such as the Kemp and Mountain Road Hamlet. The Policy reads that Settlement
Areas:
a) Support for a strong rural economy by allowing for the social, economic and service
functions through the residential, institutional and commercial/industrial uses needed by
the current and future population within the Greenbelt, particularly within settlement
areas;
b) Sustaining the character of the countryside and rural communities;
c) Support for the achievement of complete communities that promote and enhance
human health and social well-being, are economically and environmentally sustainable,
moving towards low-carbon communities, with the long-term goal of net-zero
communities; and

d) Serving as centres for the development of community hubs where compatible services
are co-located to address local needs in convenient locations that are accessible by
active transportation and, where available, transit.
Consistent with the Policy, the subject lands are proposed to be rezoned to allow for additional
residential and commercial uses that will support the Hamlet and broader community. The
proposed residential lot is in keeping with the general character of other residential properties
in the Kemp and Mountain Road Hamlet. The reuse of the existing turkey barns as self-storage
units also helps to maintain the rural character of the property.
Development within the Kemp and Mountain Road Hamlet is also subject to Policy 3.4.4 of the
Greenbelt Plan – Hamlet Policies. As noted in the policy, development is governed primarily by
the growth plan in Hamlets, with the exception of policies pertaining to agrifood (3.1.5), water
resources (3.2.3), external connections (3.2.6), parkland, open space and trails (3.3) and general
settlement area policies (3.4.2). These noted policy sections have no relevant or applicable
provisions to the submitted application.
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2019 GROWTH PLAN FOR THE GREATER GOLDEN HORSESHOE
Managing Growth (PTG 2.2.1)
The subject lands are located within the Kemp and Mountain Road Hamlet, which is considered
a Settlement Area by the Province of Ontario.
Policy 2.2.1.2 b) of the Growth Plan states that growth will be limited in settlement areas that
are in rural settlements, not serviced by existing or planned municipal infrastructure or are in
the Greenbelt Area.
The subject lands are located within a rural settlement area, have no municipal services and are
shown as being within the 2019 Greenbelt Plan area. The zoning application is considered to be
consistent with the direction of “limited” growth by proposing the development of one
additional residential unit on the subject lands. Further, the self storage uses is existing and no
additional physical development is proposed on site.
Employment (PTG 2.2.5)
Through the zoning amendment, a portion of the lands will be zoned as General Employment.
These provisions will recognize an existing commercial operation on the property.
Housing (PTG 2.2.6)
The Growth Plan directs Planning Authorities to develop housing strategies that will ensure that
forecasted growth can be accommodated, density targets are achieved, and that a mix of
housing options be available.
As noted, Rural Settlement areas such as Hamlets are to be the focus of limited infilling and
intensification. In accordance with the policy direction of Section 2.2.1 and 2.2.6 of the Growth
Plan, the proposal to create one additional residential lot along Kemp Road is considered and a
small scale and appropriate development opportunity.
Rural Areas (PTG 2.2.9)
Policy 2.2.9.1 of the Growth Plan directs municipalities to plan for a variety of cultural and
economic opportunities within rural settlements to serve the needs of residents and
businesses. This requirement is consistent with the Policy direction of the Town of Grimsby
Official Plan that allows for a mix of uses to be contemplated on the subject lands.
The proposed zoning of the majority of the lands as General Employment allows for the existing
self storage use, or potential future uses to support local residents and businesses.
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Transportation - General (PTG 3.2.2)
The subject lands have limited accessibility due to their location outside of the Grimsby Urban
Area. Public transit is not available to support the site.
Stormwater Management (PTG 3.2.7)
The Town of Grimsby does not have a Stormwater Master Plan.
As proposed, stormwater will be directed to on-site ditches/swales to the existing roadside
ditch. Minor realignments to the existing ditches/swales are needed to accommodate the
development. Consistent with Policy 3.2.7.2 of the Growth Plan, this detailed stormwater
report will be provided at the time of Site Plan approval.
Mineral Aggregate Resources (PTG 4.2.8)
Regional Official Plan Schedule D1 Potential Resource Areas – Stone, indicates that the subject
lands are within an area with potential mineral aggregate resources.
The subject lands are located within a built up area of the municipality, which significantly limits
the ability for any resources to be extracted.
This development is also not within proximity to an active mineral aggregate operation or
petroleum operation where it would encumber the ability for those uses to function or expand.
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REGIONAL OFFICIAL PLAN (2015 CONSOLIDATION)
The Regional Official Plan provides a comprehensive and long range planning vision for the
Regional Municipality of Niagara. Its focus is primarily on implementing Provincial Policy (i.e.
Provincial Policy Statement, Growth Plan, Greenbelt Plan, and Niagara Escarpment Plan) and
providing regional-level land use planning direction on attributes and resources unique to
Niagara.
The subject lands are located within a Hamlet on Schedule A of the Regional Official Plan (see
Figure 3, below).

Figure 3 – Schedule A of the Regional Official Plan

4.H.1 - Hamlets in the Regional Structure
Section 4.H of the Regional Official Plan provides policy direction for development in Hamlets.
As stated in Policy 4.H.1.1, “Hamlets are settlement areas that play an important housing, social,
cultural, and economic role for the people within the hamlet community and in the surrounding
Agricultural and Rural Areas. Hamlet shall provide for the range of housing, social, cultural and
economic land uses within their boundaries.”
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Consistent with Policy 4.H.1.1, the proposed zoning by-law amendment and future consent
application will facilitate the development of a new residential lot and recognize an existing
commercial business within the Kemp and Mountain Road Hamlet.
Policy 4.H.1.3 of the Regional Official Plan requires that development within Hamlets be serviced
by on-site private services.
The proposed residential lot will have a private septic system and cistern for potable water. A
hydrogeological assessment was completed and verified that the proposed lot sizing (0.46
hectare/ 1.13 acre) is acceptable for septic dilution.
Policy 4.H.1.4 states that “Hamlets are generally lower density communities designed to support
the surrounding agricultural and rural landscape and the service the historical development that
has occurred in the Hamlet Community. Hamlet design shall maintain and enhance the
distinctive character of the hamlet, maintain and enhance a recognizable image for the hamlet
and municipality, enhance the quality of life through appropriate design of commercial and public
space areas, and promote greater economic vitality. Municipalities are encouraged to create and
implement hamlet secondary plans with specific land use designations and hamlet design
policies.”
The submitted application proposes the establishment of one additional residential lot and a new
commercial use within the Hamlet Area. The new residential lot is similar in size and character to
those found within the Hamlet, and more specifically along Mountain Road.
The Kemp and Mountain Road Secondary Plan is in force and effect for lands within the Hamlet.
The policies of the secondary plan direct the need for a rezoning application to facilitate
development on the subject lands.
4.H.3 Hamlet Development Policies
Hamlet Development Policy 4.H.3.1 states that “where Hamlet boundaries have been
established closer to an existing livestock operation than determined by the Minimum Distance
Separation Formula, new Hamlet development must still comply with the Minimum Distance
Separation Formula.”
The submitted applications do not propose the adjustment or expansion of a Hamlet Boundary.
Further, there are no livestock facilities within 1 kilometre of the subject lands.
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As noted, the MDS guidelines prepared by the Province of Ontario do not require the completion
of MDS calculations for applications for consent and zoning by-law amendment within
settlement areas (Guideline #36).
Policy 4.H.3.2 notes that development in Hamlets should take place on the basis of a secondary
plan.
The Kemp and Mountain Road Hamlet is subject to the Kemp and Mountain Road Hamlet
Secondary Plan. As both residential and commercial uses are proposed, the zoning amendment
is considered to be consistent with the policies of the local Secondary Plan and Policy 4.H.3.2.
Policy 4.H.3.3 of the Regional Official Plan permits development within Hamlets by way of
consent or plan of subdivision.
As proposed, one lot is to be created by Consent along Kemp Road. The remnant parcel will
contain the existing dwelling and the existing self-storage yard.
Policy 4.H.3.4 requires that “Proposals for development will be carefully reviewed by both the
local municipality and the Region to ensure that the development is orderly and well planned,
that adequate services such as school bussing and fire protection can be provided, that the
added development will not interfere with the operation of the arterial road system and that
existing problems such as pollution, inadequate water supply or conflicting land uses will not be
aggravated.
The zoning amendment will not have a negative impact on the provisions of community services
like bussing or fire, or negatively affect the roadway. The proposed dwelling will result in one
new driveway access onto Kemp Road. The existing self storage use is considered a passive
employment use with no intense hours of operation or high concentrations of customers or
employtees at a given time.
As per Policy 4.H.3.5, “Development must be on lots having an adequate water supply and
suitable for private waste disposal systems in accordance with the requirements of the Ministry
of the Environment and the Medical Officer of Health. The minimum lot size for new lots in
Villages and Hamlets should be 1 hectare unless it is determined through a hydrogeological
study that a smaller lot size will adequately accommodate private water and sewage treatment
facilities for long term operation. In all cases, a minimum of 1 acre of useable lot area for septic
system purposes shall be provided.
As noted, a Hydrogeological study was prepared by Terrraprobe in support of the zoning and
consent applications. Consistent with the analysis provided in that report and Regional
requirements, a lot area of more than 1 acre (being 0.46 hectares / 1.13 acres) is provided to
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support the consent and new dwelling. The potable water supply for the new lot will be
provided by cistern.
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TOWN OF GRIMSBY OFFICIAL PLAN
The subject lands are designated as a Hamlet on Schedule A and B of the Grimsby Official Plan,
and as Hamlet Special Policy Area on Schedule E – Kemp and Mountain Road Secondary Plan (see
Figure 4, below).

Figure 4 - Schedule E of the Grimsby Official Plan (Cropped)

Section 2 – Municipal Structure
Hamlets are included as part of Grimsby’s municipal structure and as outlined in Policy 2.3.3 of
the Official Plan, and are intended serve the economic, social and commercial functions for the
surrounding rural community. Hamlets are to retain their small village and rural character and
accommodate limited development on private services.
The Official Plan directs that Hamlets be comprised of large lots with single detached dwellings
and small scale commercial and community uses. As outlined in Policy 2.3.3.6, new residential
and commercial growth must be accompanied by a hydrogeological study to the satisfaction of
the Town and Region.
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Commercial uses that support the day-to-day needs of the hamlet and surrounding agricultural
community are also encouraged by the Plan.
Consistent with the Policy direction in Section 2.3.3 the Official Plan, the owner is proposing
both residential and commercial development within the Hamlet. The proposed residential lot
has been sized in accordance with the results of a Hydrogeological Study, and will be supported
by on site private water and sanitary services.
Section 10 - Kemp and Mountain Road Secondary Plan
Lands within the Kemp and Mountain Road Hamlet are subject to the “Kemp and Mountain
Road Secondary Plan” included in the Town’s Official Plan as Section 10.
Within the Secondary Plan, the subject lands have been specifically identified as a unique site
within the Hamlet (Hamlet Special Policy Area) that warrants additional review to ensure any
future development is deemed appropriate by the municipality and compatible with the
surrounding area. Hamlet residential uses (i.e. single detached dwellings) are permitted,
including small-scale uses outlined in the Hamlet Mixed Use Designation (i.e. small-scale
commercial/industrial uses).
Historically the property was used for agricultural purposes and contained three turkey barns.
These barns have been converted into commercial self-storage units by the owner.
As proposed, the owner intends to legalize his self-storage business on the subject lands, as
well as establish appropriate hamlet residential zoning for the existing dwelling and proposed
residential lot.
Section 10.6 – Hamlet Special Policy Area
The objectives of the special policy set for the subject lands is to recognize the unique
development opportunity that the property represents.
In accordance with Policy 10.6.2, Hamlet residential uses and uses permitted in the Hamlet
Mixed Use Area may be permitted within the Special Policy Area, subject to a zoning by-law
Amendment. Consistent with this requirement, the applicant has submitted an application to
permit an additional residential dwelling and a self storage use.
Section 10.7 – Community Design
Section 10.7 of the Official Plan provides community design policies for the Kemp and Mountain
Road Hamlet. The policies are generally focused on building design, landscaping, streetscaping
and the integrating the public and private realm. An overview of how the application meets, or
is able to meet each criteria is provided below.
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a) The Town, working with the Region with respect to Regional roads, develops a unified
program of public streetscape improvements within the municipal right-of-way,
including tree planting and landscaping, and the provision of sidewalks, bike lanes
and/or trails to allow for safe, enjoyable pedestrian and bicycle movement;
This policy is focused on collaborative initiatives between the Town and Region.
b) Enhanced landscaping is provided on private lands, including the planting of significant
trees;
Tree plantings can be prescribed for the proposed lot or self storage property as a
condition of approval related to future applications. Trees should be placed in areas that
will not negatively affect infrastructure, access or septic systems.
c) Community facilities such as places of worship and commercial uses are encouraged to
locate at or near the intersection of Kemp and Mountain Roads or in other locations
which contribute to the establishment of focal points for the Hamlet;
The self-storage use is located 110 metres from the intersection of Kemp Road and
Mountain Road, and will not appear to be a focal point nor detract from the ability to
locate community facilities here.
d) Existing natural features are preserved and incorporated into new development;
There are no natural features present on the subject lands.
e) Existing views and vistas, particularly of the environmental areas east and west of the
Hamlet and community facility buildings should be protected and enhanced through the
placement of buildings, landscaping and public open space;
There are no significant views or vistas on the property. The property is surrounded by
residential development.
f) Reverse frontage lots shall be prohibited;
The proposed lot and existing dwelling have frontage along Kemp Road. No reverse
lotting conditions are proposed.
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g) Building designs which encourage street oriented development, including recessed
garage designs and the location of parking for commercial and community facility uses
at the side or rear of buildings, shall be encouraged;
The proposed dwelling will be oriented towards the street with the garage located on
the side of the dwelling.
The self-storage yard will be screened from view from Kemp Road by intervening
residential development.
h) Signage should be in keeping with the character of the area, minimizing the use of
lighting and pylon signs;
No signage is proposed at this time. This matter can be addressed through site plan.
i) Garbage should be stored within the building or in enclosed outdoor facilities; and,
Waste will be stored inside on the properties. Curbside collection is desired to continue.
j) The Town will work with owners of existing commercial and industrial uses to enhance
the development with respect to landscaping and site layout.
The self-storage yard will be subject to site plan approval. Improvements to landscaping
and access can be evaluated with the owner at that time.
Section 10.8 – Services
Consistent with this Section of the Plan, the existing and proposed lots are/will be serviced with
private septic systems and cisterns.
Section 10.9 – Transportation
No new public roads are proposed through this application.
Section 10.10 – Development Review
This Section of the Official Plan, specifically Section 10.10.2 contains criteria that all proposed
development must be evaluated against.
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Section 10.10.2 - Evaluation Criteria
a) Be based on a stormwater management plan that is designed to avoid, minimize and/or
mitigate stormwater volume, contaminant loads and impacts to receiving water courses
in order to:
i.
ii.
iii.
iv.
v.

maintain groundwater quality and flow and stream baseflow;
protect water quality;
minimize the disruption of pre-existing (natural) drainage patterns wherever
possible;
prevent any increase in flood risk; and,
protect aquatic species and their habitat. The stormwater management plan will
be submitted with any application for a plan of subdivision and shall be required
as a condition of approval for any severance, or Zoning by-lawor official plan
amendment which is not related to a plan of subdivision or severance
application.

The subject lands are currently developed, with stormwater being managed through on-site
ditches and swales. A detailed stormwater management plan will be provided with the
future site plan application.
b) reflect the recommendations of any required evaluation of environmental features and
functions;
There are no identified environmental features on the property.
c) ensure that the site fronts directly on a public road, and where development fronts on
Mountain Road that access is limited through approaches such as shared entrances;
The existing property has driveway access provided from Kemp Road. This access will be
maintained. The proposed lot will also have driveway access provided from Kemp Road.
d) lot size is kept to the minimum possible with lots of 0.4 hectares being considered,
recognizing health and safety considerations which may mean that lots could be larger,
in the order of 1.0 hectares, unless it can be demonstrated through the submission of
studies or other technical information satisfactory to the Region that the smaller lot size
is appropriate with respect to sewage disposal and water supply;
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A Hydrogeological Study prepared by Terraprobe has been submitted with the
application. This study has evaluated the current soil conditions for the property and
concludes that a 0.46 hectare lot with private sanitary services can be supported.
e) ensure the development conforms with the Provincial minimum distance separation
formulae from livestock facilities;
There are no nearby livestock operations. As noted previously, the MDS calculations
would not apply, consistent with Guideline 36 of the Provincial MDS Guidelines.
f) ensure the protection of any building, structure or site of historical or architectural
significance;
The existing buildings and structures on the property are not of cultural or historical
significance.
g) promote the use of building design, site planning and landscaping which ensures a high
level of community design in accordance with the policies of Section 10.5, Community
Design, of this Secondary Plan;
This policy should refer to Section 10.7 – Community Design. Please see the overview of
conformity provided on previous pages.
h) ensure that size and access arrangements for any remaining lands, particularly those
outside the hamlet boundary, are functional and will allow continuing productive use of
the property or where it contains environmental features, the protection of such
features; and,
There will be no resulting encumbrances on access to the subject lands or adjacent lands.
i) be consistent with the policies of Section 2.3.3.
The proposed amendment is considered to be consistent with the Municipal Structure
policies of Section 2.3.3.
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10.10.2.2 – Severances
This policy requires that applications for severance shall be evaluated in accordance with the
Policies of Section 9.17 of the Official Plan.
Generally, the policies of Section 9.17 are consistent with the tests of Section 51 (24) of the
Planning Act. To be specific to the policies of this Section of the Official Plan it is noted that the
proposed severance will be along a municipal roadway and meet the lot size requirements of
Section 7.1.1 of the Zoning By-law. Servicing will be provided by way of septic and cistern,
consistent with the recommendations of the Hydrogeological Study.
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TOWN OF GRIMSBY ZONING BY-LAW (By-law No. 14-45)
The subject lands are zoned Specialty Crop Area (SC) in By-law 14-45. Consistent with the policies
of the Kemp and Mountain Road Secondary Plan, any development on this property is subject to
the completion of a zoning by-law amendment (see Figure 5, below).

Figure 5 - Grimsby Zoning By-law (Schedule 16A)

Provisions for the Speciality Crop zone are included in Section 6 of the Zoning By-law.
Generally, the SC zone permits agriculture and agriculturally-related uses. The development of
a single detached dwelling is permitted on an existing lot of record however, the property
already contains an existing dwelling.
Consistent with the requirements of the Official Plan, the owner is pursuing a zoning
amendment to establish appropriate provisions to develop a new dwelling and recognize an
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existing commercial operation. The zones desired are Hamlet Residential (HR) for the existing
residential dwelling and proposed residential lot areas (Part 1, below), and General
Employment Zone (GE) for the self storage business (Part 2, below). Figure 6 below shows the
delineation of the Zoning category and boundaries.

Figure 6 - Proposed Zoning Schedule

General Employment
Limitation of Uses
Under the GE Zone, there are a multitude of uses that are permitted, including the desired selfstorage uses. Due to the surrounding residential development, some of the permitted uses are
not considered to be compatible with adjacent development, or desirable for the Hamlet area.
As shown in following table the permitted uses of the GE Zone are listed in two columns – one
column for uses that are desired to be permitted and one for uses that should be excluded from
this property.
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To be Permitted (Desirable)

To Be Excluded

Agricultural Use

Automobile Service Garage

Ancillary Retail Use

Automobile Body Shop

Custom Workshop

Dry Cleaning Facility

Self-storage warehousing

Industrial Use

Service shop

Research and Laboratory

Warehousing

Transport Terminal

Wholesaling

The uses that are proposed to be permitted on the back portion of the site are considered
compatible with adjacent land uses and of benefit to the Hamlet area if established. The
existing turkey barns currently contain 39 individual storage units. These units could
reasonably converted into small scale workshops or wholesaling storage with minimal
renovation of external impacts being generated. The uses that are to be excluded would
require new facilities to be constructed and should be evaluated independently to ensure land
use compatibility.
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Table 1: Zoning Compliance Table – Hamlet Residential (HR) – Proposed Lot
The subject lands will be rezoned from Speciality Crop (SC) to a site-specific Hamlet Residential Zone (HR-X). The following table
outlines compliance and required relief from the HR zone.
Section 7.1.1
Residential
Zones
7.1.1 Table 10
Permitted Uses
Hamlet
Residential

Requirement

Bed and Breakfast
Home Occupation
Single Detached Dwelling

Proposed Modification

No Change Proposed

1 Hectare

Minimum Lot
Area

Maximum Lot
Coverage

(6) The minimum lot size shall be 1
hectare unless a hydrogeological study
undertaken
by
an
applicant
demonstrates that on-site sustainable
private services can achieved on a
smaller lot with no negative impacts on
surface and/or ground water features,
in which case the minimum lot size shall
be 4,000 m2.

10 %

No Change Proposed

No Change Proposed

Explanation
A new single detached dwelling is
proposed. This use is permitted.
The existing single detached dwelling is
also a permitted use.
A hydrogeological assessment was
completed by Terraprobe which has
confirmed that a lot size of 4,600
square metres provides sufficient
dilution for a septic system.
The proposed lot size conforms to the
zoning requirement.

10% lot coverage allows for a 4951
square foot dwelling on the new lot.
The 10% maximum can be achieved.
For the existing lot, the existing
dwelling coverage is less than 10% of
the total land area.
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Section 7.1.1
Residential
Zones

Requirement

Proposed Modification

Minimum Lot
Frontage

30 metres

No Change Proposed

Minimum Front
Yard

12 metres

No Change Proposed

Minimum
Exterior Side
Yard

8 metres

No Change Proposed

Minimum
Interior Side
Yard

3 metres

No Change Proposed

Minimum Rear
Yard

10.5 metres

No Change Proposed

Explanation
The proposed lot frontage for the new
lot will be 74.81 metres.
The existing lot will retain a frontage of
35.27 metres
The proposed dwelling can be situated
in a manner that does not encroach
into the required front yard setback.
The existing dwelling conforms to the
zoning by-law having a setback of
24.79 metres.
There is no exterior side yard for the
proposed or existing lot.
The dwelling can be situated in a
manner that does not encroach into
either required interior side yard
setback.
The existing dwelling has minimum
interior side yards of 8.38 metres and
13.51 metres and conforms to the
requirements of the zoning by-law.
The dwelling can be situated in a
manner that does not encroach into
the required rear yard setback.
The existing building meets the
minimum requirement.
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Section 7.1.1
Residential
Zones
Maximum
Building Depth
Maximum
Height

Requirement

Proposed Modification

No requirement.

No Change Proposed

9 metres

No Change Proposed

Two spaces per dwelling unit, except as
follows:

Parking
Residential
Dwelling Unit



1.5 spaces for each dwelling
unit within a converted
dwelling
or
townhouse
dwelling



1.25 spaces for dwelling unit
plus 0.25 visitor parking spaces
for each dwelling unit in an
apartment building



One space per secondary suite
or garden suite.

Explanation
This is not applicable.
A 9 metre height is acceptable to the
owner for the proposed lot.
The existing dwelling is less than 9 m in
height.
The parking requirement is able to be
achieved for the new lot.
The existing dwelling has a parking
space available in the garage and
driveway.

No Change Proposed
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Table 2: Zoning Compliance Table – General Employment (GE)
The subject lands will be rezoned from Speciality Crop (SC) to a site specific General Employment (GE). The following table outlines
compliance and required relief from the RM1 zone.
Section 10.1.1
Residential
Zones
10.1.1 Table 19
Permitted Uses
General
Employment
Zone

Minimum Lot
Area
Maximum Lot
Coverage
Minimum Lot
Frontage

Requirement
Agricultural Use
Ancillary Retail Use
Automobile Service Garage
Automobile Body Shop
Custom Workshop
Dry Cleaning Facility
Industrial Use
Research and Laboratory
Self-storage warehousing
Service shop
Transport Terminal
Warehousing
Wholesaling

1850 square metres

Proposed Modification

Exclude the following uses:

Explanation
The uses to be excluded are considered
to be incompatible with the
surrounding area, and/or require
urban services.

Automobile Service Garage
Automobile Body Shop
Dry Cleaning Facility
Industrial Use
Research Laboratory
Transport Terminal

No Change Proposed

50 %

No Change Proposed

30 metres

No Change Proposed

The remnant lot area
The existing buildings represent less
than 10% coverage.
The retained lot will have a frontage of
35.27 metres.
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Section 10.1.1
Residential
Zones
Minimum Front
Yard
Minimum
Exterior Side
Yard
Minimum
Interior Side
Yard
Minimum Rear
Yard
Maximum
Height
Parking

Requirement

Proposed Modification

Explanation

15 metres

No Change Proposed

9 metres

No Change Proposed

The easternmost storage building is
well beyond 15 metres from the front
lot line.
There is no exterior side yard for this
property.

4.5 metres, but 9 m adjacent to a
residential zone

No Change Proposed

The existing barns have interior side
yard setback all in excess of 4.5 metres.

7.5 metres, except 15 m abutting a
Residential Zone or Street

No Change Proposes

No requirement

No Change Proposed

One space per 30 square metres of
defined gross floor area, excluding
storage areas.

No Change Proposed

The northernmost barn is setback
220.15 metres from the rear lot line.

Based on the size of the site, the
required parking can be
accommodated. Exact parking
amounts will be determined and
designed through the site plan process.
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PLANNING POSITION
The submitted application proposes to zone the subject lands from Speciality Crop to Hamlet
Residential and General Employment with site-specific provisions. The intent of this amendment
is to facilitate the development of one new residential lot along Kemp Road West and recognize
the existing dwelling and self-storage use at the back of the property.
The application is consistent with Special Policy Area requirements of the Town of Grimsby
Official Plan that requires a zoning amendment be undertaken if development is proposed.
Based on the evaluation of the application provided above it is my opinion that:
1. The zoning and future consent application are consistent with Section 2, 34 and 51 (24)
of the Planning Act.
2. The zoning and future consent application are consistent with the Provincial Policy
Statement.
3. The zoning and future consent application conform to the Growth Plan for the Greater
Golden Horseshoe.
4. The zoning and future consent application conform to the Region of Niagara’s Official
Plan.
5. The zoning and future consent application conform to the Town of Grimsby Official Plan.
6. The proposed applications facilitate and appropriate use of the lands and will have no
negative impact on adjacent development or the surrounding agricultural community.
In my professional opinion, the zoning amendment and future consent application represent
good planning and should be supported.
Respectfully Submitted,

Craig Rohe M.Pl., MCIP, RPP
Senior Planner
Upper Canada Consultants
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TOWN OF GRIMSBY

Planning Application

Pre-consu ltation Ag reement
Applicant:
Site Location

k: rhnrÃ.

C,,p-]o^o

16 (e*¡,n

&t.

V.

v\t/

Proposal:
Plan of Subdivision

Official Plan Amendment
Zoning By-law Amendment

EÍ

Plan of Condominium

lmportant: This form will be completed with Planning Services staff at a pre-consultation
meeting and will form part of a complete application. This agreement is based on the plans that
were submitted for the pre-consultation meeting. lf there are substantive changes to the plans at
any time, the Planning Department reserves the right to deem this agreement null and void and
an additional agreement may be necessary. All reports, documents and drawings must be
submitted in paper and digital form (i.e. PDF) form. Please refer to application forms for
standard submissions requirements i.e. Draft Zoning By-law, concept plan, etc.

a)

b)

Drawings and Reports
A planning rationale report which
evaluates the proposal against the
relevant goals, objectives, policies
and general purpose and intent of
this Plan, the Niagara Region
Policy Plan, the Provincial Policy
Statement, the Growth Plan for the
Greater Golden Horseshoe and the
Greenbelt Plan where applicable
An environmental impact study as
per Section 9.18 of the Official
Plan

c)

A transportation study

d)

A shadow study

e)

f)

A Stage 1 archaeological
assessment or in the case of a
Plan of Subdivision or site plan
approval, a Stage 2 archaeological
assessment as per Section 8.21 of
the Official Plan
A municipalwater and wastewater
servicino studv
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TOWN OF GRIMSBY

Planning Application

Pre-consu ltation Ag reement

s)

h)

i)

Drawings and Reports
A stormwater management plan
and sediment and erosion control
plan as per Section 5.3 of the
Official Plan
A natural hazard study as per
Section 3.2.12 of the Official Plan
A geotechnical study including
slope stability as per Sections
3.2.6 and 3.6.4.3 of the Official

Required?

No. of copies

Notes

Plan

i)

A hydrogeology study as per
Section 4.2.2 o'lthe Official Plan

E

k)

A shoreline study

tr

r)

m)

n)

o)
p)

A natural heritage evaluation and
hvdroloq ical evaluation
An agricultural assessment
including a Minimum Distance
Separation (MDS) analysis as per
Section 3.3.3.9 of the Official Plan
A Phase I and Phase ll
environmental site assessment
and Record of Site Condition as
applicable
A noise impact study as per
Section 6.2 of the Official Plan
A vibration study as per Section
6.3 of the Official Plan

q)

An illumination study

r)

A trails plan

s)

A parking study

t)

A tree preservation plan inventory
and prevention study/arbourist
report

u)

A retail market impact study as
described in Sections 3.6.1 .10,
3.6.3.3 and 3.6.3.6, of the Official
Plan
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TOWN OF GRIMSBY

Planning Application

Pre-consu ltation Ag reement

v)

w)

x)
v)

z)

aa)

ab)

ac)

Drawings and Reports
An urban design brief which
assesses the compliance with the
urban design policies of this Plan
and any applicable urban design
ouidelines of the Town or Reqion
An extractive industrial site
development plan and
rehabilitation plan as per Section
3.11.7 of the Official Plan
Cultural Heritage Resource
Assessment Report

Required?

No. of copies

Heritage Conservation Plan
Circulation to Heritage Advisory
Committee for buildings fronting
onto Main Street, adjacent to listed
and desiqnated properties.
Streetscape Elevations illustrating
adjacent buildings and landscapes
for hioh profile locations
Full coloured renderings to be
provided at the time of submission
- revised colour renderings to be
provided at time of consideration of
report by committee
Fire route plan (separate from all
other plans) showing: a)
designated principle entrance; b)
hydrant locations; c) signs; and d)
fire department connection and fire
alarm annunciator location.

ad)

Other

ae)

Other

af)

Digital copies of all plans and
studies sent to
planninq@qrimsbv.ca via
https ://s ha re. q rims bv. ca/
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Planning Application

Pre-consu ltation Ag reement
Drawings and Reports

Required?

No. of copies

Peer review required for:

i)

ag)

ii)
iii)
iv)
v)
vi)
vii)

Landscape/Tree
Preservation

!

Urban Design Brief

tr

Heritage

!

Retail Market lmpact

¡

Storm Water Management

Other
Other

n
n
n

**Peer Review Fees in accordance
with Section9.12.2 of the Official
Plan are to be paid for by the
applicant through a fees
agreement
Note: at the discretion of Town
staff, additional peer review may
be required at the applicant's
expense upon review of the
application submission.
ah)

SketchUp model of proposed
development (.skp format)

n

REGIONAL OFFICIAL PLAN

1.

Conformity with Regional Official Plan land use designation?

YestrNotr
lf "No", has an application been made to amend the Regional Official Plan?

YesnNo!
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Planning Application
P

re-consu ltation Ag reement

TOWN OF GRIMSBY OFFICIAL PLAN

2.

Existing Grimsby Official Plan land use designation

A^a

H

^^1,+ 5ø o'ol ?ol;t

Conformity with the Town's Official Plan land use designation?

YesÉNotr
3.

lf "No" what is the nature of the amendment needed?

4.

Existing Grimsby Official Plan Overlay Designations:

TOWN OF GRIMSBY ZONING BY.LAW

5.

C^ro

a- t

Existing Zoning Category

L

Conformity with the Town's Zoning By-law?

Yes N
6.

No

ET

lf "No" what is the proposed zoning?

(

HR ,t
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TOWN OF GRIMSBY

Planning Application

Pre-consu ltation Ag reement

7.

Eligible for Section 37 AgreemenUCommunity Benefits?

YeslNoÑ
Note: lf eligible for a Section 37 AgreemenUCommunity Benefit (increased heighVdensity
above what is permitted by the Town's Zoning By-law) the Town's Secfion 37 process will
come into effect.

APPLICATION PROCESSING

8.

Related File No.:

9.

Additional agencies to be contacted

10. Applicable External Agency

a)

Fees:

Regional Municipality of Niagara:

YesENon
- {ø75

Amount

C-'

b)

(-l

È|tr.a'?
t

Niagara Peninsula Conservation Authority

YesnNo!
Amount:

NOTE: ALL FEES ARE CURRENT AS OF THE DATE OF THIS PRE.CONSULTATION AND
ARE SUBJECT TO CHANGE. REQUIRED FEES WILL BE DETERMINED BASED ON THE
DATE APPLICATION(S) ARE DEEMED COMPLETE BY PLANN¡NG DEPARTMENT STAFF
APPLICANTS SHOULD CONTACT PLANNING DEPARTMENT STAFF TO CONFIRM FEES
pRtoR To SUBMTTTING ANY APPLICATION(S).
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P

re-consu ltation Ag reement

lmportant Notes:
a)

The purpose of this agreement is to identify the information required to commence

Act. Pre-consultation does
part
whatsoever
on
the
of Town staff or the
any
decision
not imply or suggest
processing a complete application as set out in the Planning

Corporation of the Town of Grimsby to either support or refuse the application.
b)

This agreement expires 90 days from the date of signing or at the discretion of the
Director of Planning.

c)

ln the event that this Pre-consultation Agreement expires prior to the application being
accepted by the Town, another agreement may be required.

d)

An application submitted without the information identified in this

e)

All reports, documents and drawings must be submitted in paper and digital (i.e. PDF)

Pre-consultation
Agreement will not be considered a complete application. lf a site walk is required, the
application will not be considered complete until it has taken place.

form.

f)

Acknowledgement of Public lnformation:

The applicant acknowledges that the Town considers the application forms and all
supporting materials, including studies and drawings, filed with any application to be
public information, and to form part of the public record. By filing an application, the
applicant consents to the Town photocopying, posting on the lnternet and/or releasing
the application and any supporting materials either for its own use in processing the
application or at the request of a third party, without further notification to or permission
from the applicant. The applicant also hereby states that it has authority to bind its
consultants to the terms of this acknowledgement.
s)

Additional studies may be required during the processing of an application, depending
on the issues identified and information required, as the application proceeds through
the planning review process.

h)

Applicants are advised that the removal of trees prior to a decision being made is
strongly discouraged by the Town.

ls a site walk required as a second part of the pre-consultation meeting?

YesnNoE
lf "Yes", the site walk is scheduled for (date & time)
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Planning Application

Pre-consu ltation Ag reement

Ao., )l-*/"s
Town lanning Staff

ning Staff (Signature)

Date

Regional Planning Staff
(lf Required)

Regional Staff (Signature)

Date

Conservation Authority Staff
(lf Required)

Conservation Authority Staff
(lf Required)

Date

Proponent Signatures:
By signing this agreement, I acknowledge that, subject to any appeals, the drawings, reports
and other requirements indicated in the above table must be submitted along with a completed
application form, any information or materials prescribed by statute, the required planning
application fees and this executed Pre-consultation agreement to be considered complete. ln
addition, I have read, understood, and agreed to the "Notes" listed above.

dr(,/zp
Date

Agent
(l have the authority to
bind the owner)

Owner

Page

I of 9

Owner (Signature)

Date
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TOWN OF GRIMSBY

Planning Application

Pre-consu ltation Ag reement
APPENDIX A: NOTES
Notes from departments/agencies on the submitted concept plan. These notes should be
addressed in the submitted application(s):
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APPENDIX III
DRAFT ZONING BY-LAW
AMENDMENT

The Corporation of the Town of Grimsby
By-law No. XX-XX
A By-law to amend By-law No. 14-45, as amended.
(16 Kemp Road West)
Whereas the Council of The Corporation of the Town of Grimsby deems it
expedient to amend By-law No.14-45, as amended;
Therefore the Council of the Corporation of the Town of Grimsby enacts as
follows:
1. Schedule 12A of By-Law 14-45, as amended, is hereby further
amended by changing the zoning of the lands shown of Schedule ‘A’
to this By-Law as Subject Lands from Specialty Crop (SC) to Hamlet
Residential and General Employment.
2. Schedule 12B of By-Law No. 14-45, as amended is hereby further
amended by adding the site specific exception number XX to the
lands shown as Hamlet Residential on Schedule ‘A’ to this by-law.
3. Table 12: Permitted Use, Lot, Building and Structure Exceptions of
Section 7.0 Residential Zones of By-Law 14-45, as amended, is
hereby further amended by adding the rows identified on Table ‘A’ to
this by-law.
READ A FIRST TIME this X day of X, 2020.

READ A SECOND AND THIRD TIME AND FINALLY PASSED this X day
of X, 2020.

J.A. Jordan, Mayor

S. Kim, Acting Clerk

Table ‘A’ to By-Law 20-01

Site
Specific

By-law #

Address

Zone

XX

20-01

Kemp Road

HR

Site
Specific

By-law #

Address

Zone

XX

20-01

Kemp Road

GE

Additional
Permitted
Uses
-

Additional
Permitted
Uses

Sole
Permitted
Uses
-

Sole
Permitted
Uses

Excluded
Uses
-

Excluded
Uses
Automobile
Service
Garage
Automobile
Body Shop
Dry
Cleaning
Facility
Industrial
Use
Research
and
Laboratory
Transport
Terminal

Lot, Building and Structure
Exceptions
-

Lot, Building and Structure
Exceptions

KEMP ROAD WEST

PART 1

PART 2

AL ROAD #12)
MOUNTAIN ROAD (REGION
LEGEND
PART 1 - FROM SPECIALTY CROP (SC)
ZONE TO HAMLET RESIDENTIAL (HR-X)
SITE SPECIFIC ZONE

PART 2 - FROM SPECIALTY CROP (SC)
ZONE TO GENERAL EMPLOYMENT
(GE-X) SITE SPECIFIC ZONE

16 KEMP ROAD WEST
SCHEDULE 'A' OF ZONING BY-LAW AMENDMENT No.____

MAYOR:
CLERK:

