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1.0 Introduction 

T. Johns Consulting Group Ltd. (“T.Johns”) was retained December 16, 2021, by the landowners, 

West Lincoln Memorial Hospital Foundation Inc (“WLMHF”), to prepare a Planning Justification 

Report for a Zoning By-law Amendment application (“ZBA”) for their property located at 174 Main 

Street East. The subject lands are proposed to be rezoned to convert the existing single detached 

dwelling to an office specifically for WLMHF. The WLMHF, incorporated in 1981, works with the 

community to help raise funds for equipment, upgrading of facilities, and special projects, playing 

a crucial role in the advancement of healthcare at the West Lincoln Memorial Hospital (“WLMH”). 

Their offices are currently located in the “Globe” building across the street on the hospital property 

located at 169 Main Street East.  In anticipation of the planned reconstruction of the hospital site, 

the offices are relocating. 

 

This Planning Justification Report includes an overview of the subject lands in context with 

surrounding land uses; a description of the development proposal; and a detailed review of 

pertinent planning framework and professional planning opinion in support of the proposed Zoning 

By-law Amendment. 

 

1.1  Property Description 

174 Main Street East (“subject lands”) is located within the northeast end of the Town of Grimsby, 

on the south side of Main Street East (Regional Arterial), east of Governor’s Road (Local Road), 

and west of Walker Court (Local Road). The property is legally described as being Part of Lot 5, 

Concession 2, Township of North Grimsby, now in the Town of Grimsby, Regional Municipality of 

Niagara, and municipally known as 174 Main Street East, Grimsby. 

 

The subject lands are rectangular in shape and currently occupied by one (1) single detached 

dwelling and one (1) detached garage within the rear yard, that is presently uninhabited. The 

existing dwelling is 1½ storeys and has a gross floor area of approximately 197.7m2 (2,128.0ft2). 

The subject lands have an approximate area of 0.22ha (0.55 ac) with 24.38m of frontage on Main 

Street East (See Figure 1 – Location Map and Figure 2 – Aerial Context Map). 

 

1.2  Surrounding Land Uses  

The subject lands are located within the northeast end of the Town of Grimsby. The 

neighbourhood is predominantly residential, supported by various commercial and institutional 

uses along Main Street East. The existing West Lincoln Memorial Hospital Foundation offices and 

West Lincoln Memorial Hospital are located directly north of the subject lands at 169 Main Street 

East.  

 

For context, the subject lands are surrounded by an institutional campus to the north including 

West Lincoln Memorial Hospital, Deer Park Villa and Suites Long Term-Care Facility, and McNally 

House Hospice, 2-storey townhouse dwellings and Sherwood Hills Park to the east, single-

detached dwellings to the south and west, and various commercial uses further west. 
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Figure 1 - Location Map 
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Figure 2 - Aerial Map 
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2.0 Proposed Development 

The following section will provide a detailed description of the proposed development and the 

required planning approvals. 

 

2.1  Proposed Development Description 

174 Main Street East is an existing residential lot, comprised of one (1) vacant single detached 

dwelling and one (1) detached garage, owned by WLMHF. The WLMHF, incorporated in 1981, 

works with the community to help raise funds for equipment, upgrading of facilities, and special 

projects for the West Lincoln Memorial Hospital. The WLMHF office is currently located within the 

WLMH directly north of the subject lands, at 169 Main Street East. It is the intent of the WLMHF 

to move their office to 174 Main Street East. The proposed office use is required to accommodate 

the existing 3.5 full-time employees of the WLMHF. 

 

The development proposes to readapt the existing single detached dwelling to be used as an 

office for the WLMHF. The proposed development will maintain the parking that exists which 

includes one (1) parking space in the front yard and two (2) parking spaces within the existing 

detached garage, for a total of three (3) parking spaces. No additional modifications or site 

alterations are proposed with the exception of erecting future signage (refer to Appendix A – 

Conceptual Site Plan).  

 

2.2  Planning Applications 

A Pre-Consultation meeting was held on November 18, 2021, with Town Staff and the landowner 

to review the proposal. The Pre-Consultation Agreement confirmed that approval of a Zoning By-

law Amendment (“ZBA”) is required to permit the proposed office use. A copy of the Pre-

Consultation Agreement has been signed and submitted as part of the ZBA application 

submission package. 

 

The Pre-Consultation Agreement confirmed that the following supplementary reports and plans 

are required for a Complete ZBA application: 

 

• Conceptual Site Plan; and 

• Planning Justification Report (inc. Parking Analysis & Draft Amending By-law). 
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3.0 Planning Framework 

This section reviews the planning documents applicable to the subject property, which include the 

Provincial Policy Statement, Places to Grow – Growth Plan for the Greater Golden Horseshoe, 

Greenbelt Plan, Niagara Escarpment Plan, Niagara Region Official Plan, Town of Grimsby Official 

Plan and the Town of Grimsby Zoning By-law No. 14-45.  

 

3.1  Provincial Policy Statement, 2020 

The Provincial Policy Statement (“PPS”) came into effect on May 1, 2020, as a policy-led 

regulating document that provides direction on provincial interest related to managing land use 

planning and development. The subject lands are located within an existing “Settlement Area” 

known as the Town of Grimsby.  

 

 
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; 

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; 

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; 

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 redevelopment is an appropriate use of land as it proposes an adaptive reuse of the 

existing building to accommodate an office space specifically for  WLMHF staff. The 

redevelopment maintains a compatible lotting pattern and built form with the surrounding 

neighbourhood. The proposed office use is required to accommodate the existing 3.5 full-time 

employees of the WLMHF. Therefore, vehicular traffic will be limited. The proposed 

development will not prevent the efficient expansion of the existing settlement area. The 
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proposed site design promotes development that is considerate of the existing environment and 

topography by limiting site development to the existing paved driveway and garage. Climate 

change mitigation is promoted through the adaptive reuse  of existing resources.  

 
1.1.3 Settlement Areas 

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

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 planned 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. transit-supportive, where transit is planned, exists or may be developed; and 
6. are freight-supportive; and 

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. 

1.1.3.3      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. 

 

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. 

 

Planning Comment 

The subject lands are within a settlement area known as the Town of Grimsby. The proposed 

community use promotes the efficient use of resources and environmental sustainability 

through the adaptive reuse of the existing single detached dwelling. The proposed development 

will be serviced by and provide efficient use of existing municipal infrastructure. While public 

transportation is not available, Main Street East provides boulevard protected sidewalks along 

the north and south side of the street and will be the future location of a regional bicycle route, 

promoting active transportation and the opportunity for pedestrian connections.   
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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. 

 
Planning Comment 

The subject lands are within an existing settlement area and the proposed community use will 

be supported by existing services. The adaptive reuse of the existing dwelling does not 

anticipate any negative impacts on the municipal water services and the municipal sewage 

services. 

 
1.7 Long-Term Economic Prosperity 

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; 

[…] 

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 

 

Planning Comment 

The ZBA facilitates a community use for the WLMHF. The WLMHF works with the community 

to help raise funds for equipment, upgrading of facilities, and special projects, playing a 

crucial role in the advancement of healthcare at the West Lincoln Memorial Hospital. The 

proposed development will not limit future opportunities for economic development or 

resources.  

 

The proposal is consistent with the PPS, which focuses growth in Settlement Areas, promotes a 

mix of land uses, and promotes the well-being of all residents by providing a community use that 

contributes to the advancement of healthcare at the West Lincoln Memorial Hospital. The 

proposed development promotes the efficient use of existing resources and can be serviced by 

existing infrastructure.    
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3.2  Growth Plan for Greater Golden Horseshoe, 2019 

The Places to Grow – Growth Plan for the Greater Horseshoe 2019 (“Growth Plan”) was approved 

under the Places to Grow Act, 2005 and has been in effect as of May 16, 2019. The Growth Plan 

is a comprehensive strategy that works with municipal plans to manage growth patterns, maximize 

land use, and manage quality of life. The subject lands are located within the “Built-Up Area” of 

the Growth Plan.  

 

The Guiding Principles of the Growth Plan include achieving complete communities that are 

designed to support healthy and active living and meet people’s needs for daily living throughout 

an entire lifetime (Policy 1.2.1). The proposal will facilitate the continued work and support for  the 

WLMHF. 

 

In conformity with the Policies of Section 2.2, the subject lands are within the delineated built 

boundary with existing municipal water and wastewater systems (2.2.1.2.a). The proposed 

community use will support the achievement of a complete community, by contributing to a mix of 

land uses that will improve social equality and overall quality of life for the residents of the Niagara 

Region (2.2.1.4.a & 2.2.1.4.b). The development promotes environmental sustainability through 

the adaptive reuse of the existing dwelling (2.2.1.4.f). 

 

Section 3 contains policies related to Infrastructure to Support Growth. The proposal does not 

propose any site alterations, other than future signage, and as such the site access is to be 

maintained via an existing Regional Arterial (Main Street East). The proposal will be subject to an 

irregular right-of-way widening with a maximum distance of 1.53 metres, to meet the requirements 

for a Regional Arterial Road. The existing maneuvering/paved area and appropriate on site turn 

around and sight lines will be maintained to ensure traffic and road safety is implemented 

(3.2.2.2.f). Main Street East accommodates boulevard protected sidewalks and will be the future 

location of a regional bicycle route as part of the Regional Niagara Bicycling Network, promoting 

active transportation and multimodal access to jobs (3.2.2.2.b & 3.2.2.2.d) The proposal will 

continue to be serviced through municipal infrastructure (3.2.6 & 3.2.7). 

 

Therefore, the proposed ZBA for 174 Main Street East conforms to the Growth Plan, 2019. 
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3.3  The Greenbelt Plan, 2017 

The Greenbelt Plan, 2017 was approved by the Lieutenant Governor in Council, effective July 1, 

2017. The Greenbelt was introduced in 2005 to help shape the future of the Greater Golden 

Horseshoe.  

 

The Greenbelt is the cornerstone of Ontario’s Greater Golden Horseshoe Growth Plan which is 

an overarching strategy that provides clarity and certainty about urban structure, where and how 

future growth should be accommodated, while protecting lands for current and future generations. 

The Greenbelt Plan includes lands part of the Niagara Escarpment Plan (NEP) and the Oak 

Ridges Moraine Conservation Plan (ORMCP).  

 

Schedule 1 of the Greenbelt Plan identifies the subject lands as “Niagara Escarpment Plan Area”. 

Section 2.2 of the Greenbelt Plan, with regard to lands within the Niagara Escarpment Plan Area 

states: 

 

The requirements of the NEP, established under the Niagara Escarpment Planning and 

Development Act, continue to apply and the Protected Countryside policies do not apply, with 

the exception of section 3.3. 

 

Therefore, the Niagara Escarpment Plan has been reviewed in Section 3.4 of this report and the 

proposed development conforms to the Greenbelt Plan. 

   

3.4  Niagara Escarpment Plan, 2017 

The Niagara Escarpment Plan (“NEP”) was approved by the Lieutenant Governor in Council, 

effective June 1, 2017. The Niagara Escarpment Plan serves as a framework of objectives and 

policies to strike a balance between development, protection, and the enjoyment of the Niagara 

Escarpment. Map 2 of the Niagara Escarpment Plan identifies the subject lands as “Escarpment 

Urban Area” (See Figure 3 – Niagara Escarpment Plan). 

 

The subject lands are located within the Town of Grimsby, an identified urban area and in the 

Niagara Escarpment Plan (1.7.2). The proposed change of use is within the Urban Area 

designation and as such does not require an amendment to the NEP (1.7.4). The development 

proposes to maintain the existing single family dwelling for the use of the WLMHF office.  In 

accordance with the development objectives of the NEP (1.7.5), environmental sustainability and 

compatibility is promoted through the adaptive reuse  of the existing dwelling. Main Street East 

provides boulevard protected sidewalks on the north and south side of the street and will be the 

future location of a regional bicycle route, promoting active transportation and pedestrian 

connections. The proposed community use will be serviced by existing municipal infrastructure. 

 

Therefore, the proposed development conforms to the Niagara Escarpment Plan. 
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Figure 3 – Niagara Escarpment Plan 
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3.5  Niagara Region Off icial Plan 

The Niagara Region Official Plan (“ROP”) came into force and effect in December 1994, with the 

general purpose of providing objectives and policies to represent the overall public interest for the 

twelve local municipalities within the Niagara Region.  Schedule A – Regional Structure of the ROP 

locates the subject lands within the “Built-Up Area” of the Urban Area Boundary (See Figure 4 – 

ROP Regional Structure Map). The urban area is intended to provide a broad range of uses, 

including employment opportunities and community uses. The applicant is not proposing to 

change the built form of the existing dwelling and the proposed use is compatible with adjacent  

Properties. 

 

The subject lands are located within the “Niagara Escarpment Plan (NEP) Area” and the 

“Greenbelt Plan Area”, however no other core natural heritage features have been identified. The 

Greenbelt Plan and Niagara Escarpment Plan have been reviewed in Section 3.3 and 3.4 of this 

report. The ROP identifies Main Street East as a “Regional Road” and part of the “Strategic 

Cycling Network”. 

 

Policy 11.B.3 states that smaller scale community service facilities should be co-located and sited 

in intensification areas and/or existing nodes and corridors to increase multi-modal transportation 

opportunities for accessing community services. The proposed WLMHF office is located along a 

Regional Road, across the street from the WLMH in which it serves, making 174 Main Street East 

an appropriate location for a community facility. 

 

As identified in the Pre-Consultation Agreement, the existing road width at 174 Main Street East 

does not meet the ROP requirements for a Regional Arterial. As such, the subject lands are 

subject to an irregular widening with a maximum distance of 1.53 metres to meet the 13.1 metre 

width requirement from the original centreline of the road. Main Street East has been designated 

as part of the Regional Niagara Bicycling Network and will be the location of a future regional 

bicycle route. 

 

The proposed development of 174 Main Street East conforms to the “Community Facilities and 

Institutions” policies as contained in Section 11 of the Niagara Region Official Plan.  
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Figure 3 - ROP Regional Structure 
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3.6  Town of Grimsby Official Plan 

The Town of Grimsby Official Plan (“OP”) came into force and effect on May 12, 2012, with the 

general purpose of providing goals, objectives, and policies to guide land use growth.  

 

Schedule B – Land Use Map of the OP locates the subject lands within the Urban Settlement Area 

Boundary, with a “Low Density Residential Area” designation (See Figure 5 – OP Land Use Map). 

The proposed office for the use of the West Lincoln Memorial Hospital Foundation is considered 

a “Community Facility”, which is a permitted use within the Low Density Residential Area. The OP 

identifies Main Street East as a Regional Arterial and Bike Route as outlined in  Schedule C – 

Transportation & Trails. 

 

 

Figure 5 - OP Land Use Map 
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Relevant policies of the Town of Grimsby Official Plan have been reviewed below. 

 

Transportation 

 

The subject lands are located at 174 Main Street East. Main Street is a Regional Arterial and Bike 

Route. As stated in Policy 5.4.3.1, regional arterial roads are under the jurisdiction of the Region. 

No buildings or structures will be permitted on any lot that does not have frontage and direct 

access to an open, improved public road which is maintained year-round (Policy 5.4.1.4). The 

subject lands have existing frontage and direct access to an open, improved public road which is 

maintained year-round. Bike routes are crucial components of an integrated Parks and Open 

Space System, promoting connectivity and active transportation (Policy 3.8.4.e). 

 

 

Residential Neighbourhoods and Low Density Residential  Area 

 

The intent of Residential Neighbourhoods in the Town of Grimsby is to protect and enhance their 

existing character while, at the same time permitting some forms of new development that is 

compatible with existing development and improve the quality of life of existing and future 

residents of Grimsby (Section 3.4). Furthermore, the intent of the Low Density Residential Area is 

to protect the stable residential neighbourhoods from significant redevelopment, while at the same 

time permitting ongoing evolution and rejuvenation (Section 3.4.1).  

 

Within the Low Density Residential designation, permitted uses include “Community Facilities”. 

While “Community Facilities” is not a defined use in the Official Plan, research has found within 

other municipalities, the defined use of a Community Facility means “lands, buildings, and 

structures that support a high quality of life for people and communities by providing services such 

as health care. The facility may be publicly and/or privately owned and/or operated, including a 

non-profit organization”. WLMHF is a non-profit organization that works with the community to 

help raise funds for the West Lincoln Memorial Hospital, playing a crucial role in the advancement 

of healthcare at the hospital. 

 

The development proposes the adaptive reuse of the existing 1.5-storey single detached dwelling 

for the office use specifically for WLMHF staff. No site or building alterations are proposed, with 

the exception of erection of future signage. As such the existing built form will maintain 

compatibility with the adjacent properties, respecting the character and maintaining the 

streetscape of the existing neighbourhood (3.4.2.2, 3.4.2.3, 3.4.7.4.a, 3.4.7.2.f). 

 

Therefore, the proposed WLMHF office within the existing dwelling located on 174 Main Street 

East conforms to the Town of Grimsby Official Plan.  
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3.7  Town of Grimsby Zoning By-law No. 14-45 

The Town of Grimsby Zoning By-law No. 14-45 (“ZBL14-45”) zones the subject lands “Main Street 

(MS.15) Zone”, limiting development to a bed and breakfast, converted dwelling, group home and 

single detached dwelling (see Figure 5 – Existing Zoning Map). The proposal for an office use is 

not permitted in the “MS.15” Zone. As such, a site-specific Main Street (MS.15/XX) Zone, 

Modified, is proposed to allow the office use (refer to Appendix B – Draft Amending Zoning By-

law). 

 

As the development proposes no changes to the existing built form of the existing dwelling, other 

than erecting future signage, the proposed “MS.15/XX” Zone, Modified, implemented through the 

Draft Amending Zoning By-law deems the existing site conditions conform to the requirements of 

By-law No. 14-45, recognizing any existing legal non-conforming conditions, with the exception of 

the following site-specific provision: 

 

1. The “West Lincoln Memorial Hospital Foundation Office” is added as a permitted use. 

 

Refer to Section 4.4, Planning Analysis – Zoning By-law Amendment for discussion of the 

proposed site-specific provisions. 
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Figure 5 - Existing Zoning Map 
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4.0 Planning Analysis 

The Planning Analysis is presented in four sections. The first section of the discussion will provide 

a Parking Analysis in support of the proposed use (Section 4.1), followed by the analysis of 

conformity with Provincial interest and policies (Section 4.2), the Regional and Town Official Plans 

(Section 4.3), and a scoped planning discussion to support the Zoning By-law Amendment 

(Section 4.4). 

 

4.1  Parking Analysis 

The following Parking Analysis has been prepared in support of the Zoning By-law Amendment 

for lands located at 174 Main Street East. The Parking Analysis was identified as a requirement 

in accordance with the Pre-Consultation Agreement, as requested by Region of Niagara 

Transportation Staff and Town of Grimsby Planning Staff. In support of the Parking Analysis a 

Conceptual Site Plan (refer to Appendix A) has been prepared illustrating the proposed on-site 

parking. The purpose of the analysis is to confirm sufficient on-site parking availability and 

ensure there are no parking spillover concerns on to Main Street East. 

 

174 Main Street East is located within the northeast end of the Town of Grimsby, on the south 

side of Main Street East (Regional Arterial), east of Governor’s Road (Local Road), west of 

Walker Court (Local Road). The subject lands are immediately surrounded by an institutional 

medical campus to the north, townhouse dwellings to the east, single detached dwellings to 

the south and west, and various commercial uses further west. Controlled intersections are 

located at Main Street East and Baker Road to the east, and Main Street East and Wentworth 

Drive to the west. Main Street East accommodates boulevard protected sidewalks and will be 

the location of a future regional bike route, as identified in the Niagara Region Official Plan and 

the Town of Grimsby Official Plan.  

 

The proposal is for the adaptive reuse of the existing 1.5-storey building for an office use 

specifically for WLMHF staff. The proposed office will accommodate the existing 3.5 full-time 

employees of the WLMHF. The proposed development will maintain the existing parking which 

includes one (1) parking space in the front yard and two (2) parking spaces within the existing 

detached garage to the rear of the property, for a total of three (3) parking spaces. The existing 

building will accommodate bicycle storage. No additional modifications or site alterations are 

proposed, with the exception of future signage. 

 

Section 5.1, Table 3 of the Town of Grimsby Zoning By-law No. 14-45 requires one space for 

each 28m2 of gross floor area for an office use. The existing dwelling has a gross floor area of 

197.7m2, and as such, eight (8) parking spaces would be required for an office use. As no site 

alterations are proposed, and to recognize the existing three (3) parking spaces that are to be 

maintained, the ZBA, implemented through the Draft Amending Zoning By-law deems the 

existing site conditions conform to the requirements of By-law No. 14-45, as described in 

Section 4.4 of this report.  
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As the parking requirements for an office are calculated based on gross floor area rather than 

number of employees, and the development proposes to retain the existing dwelling, the 

number of required spaces does not accurately represent the demand of the end user. The 

WLMHF has a total of 3.5 employees that will be working out of the proposed office which 

results in a significantly lower parking demand. The subject lands promote active transportation 

through pedestrian connectivity and has frontage on a roadway which is designated as part of 

the Regional Niagara Bicycling Network. Based on the transportation context and the end user, 

the existing 3 parking spaces to serve the WLMHF office on the subject lands is appropriate. 

 

4.2  Provincial Interest 

The Planning Act requires that, “decisions affecting planning matters shall be consistent with” 

the Provincial Policy Statement (PPS). The subject lands are located within an existing 

“Settlement Area” known as the Town of Grimsby. The proposed use of 174 Main Street East 

for the WLMHF office will contribute towards an efficient use of urban lands. The proposed land 

uses will contribute to the overall viability of the settlement area by providing a community 

use/facility serviced by existing infrastructure with no adverse impacts to the surrounding 

neighbourhood. Therefore, the proposed ZBA is consistent with the PPS, 2020.  

 

The subject lands are located within the “Delineated Built-Up Area” of the Growth Plan. The 

proposal will contribute to a complete community within the delineated built boundary with 

existing municipal water and wastewater systems. The adaptive reuse of the existing dwelling 

will provide contextually appropriate development. Thus, the proposed ZBA conforms to the 

Growth Plan, 2019. 

 

The subject lands are located within the “Niagara Escarpment Plan Area” of the Greenbelt 

Plan. Lands designated “Niagara Escarpment Plan Area” within the Greenbelt Plan are 

required to conform with the policies established in the Niagara Escarpment Plan (NEP). The 

NEP identifies the subject lands as “Urban Area”, which are located within the Urban Boundary 

of the Town of Grimsby. The proposal is for the adaptive reuse of the existing dwelling, ensuring 

compatibility through maintaining the existing dwelling height to ensure the view of the 

Escarpment remains unobstructed, and environmental sustainability through the reuse of 

existing resources, and can be accommodated through existing municipal infrastructure. 

Therefore, the proposed ZBA conforms to the Greenbelt Plan and the Niagara Escarpment 

Plan. 
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4.3  Niagara Region Off icial Plan and Town of Grimsby Official Plan 

The Niagara Region Official Plan designates the subject lands as “Built-Up Area” and is within 

the Urban Area Boundary. The subject lands are also located within the “Niagara Escarpment 

Plan (NEP) Area” and the “Greenbelt Plan Area”, however no other core natural heritage 

features have been identified. The ROP encourages smaller scale community service facilities 

to be co-located and sited in intensification areas and/or existing nodes and corridors to 

increase multi-modal transportation opportunities for accessing community services. 174 Main 

Street East is located directly south of an institutional campus that includes West Lincoln 

Memorial Hospital, Deer Park Villa and Suites Long Term-Care Facility, and McNally House 

Hospice. In addition, Main Street East is identified as a “Regional Road” and part of the 

“Strategic Cycling Network”, providing multi-model opportunities for accessing the proposed 

WLMHF office. The proposal will benefit the Niagara West residents, while protecting natural 

heritage features, engineering functions and existing civil infrastructure. 

 

The Town of Grimsby Official Plan designates the subject lands as “Low Density Residential” 

located on a regional arterial and bike route (Main Street East). The Low Density Residential 

designation permits the proposed “Community Facility”. The adaptive reuse of the existing site 

and dwelling ensures compatibility with the existing neighborhood in relation to streetscape 

and site design. The subject lands have frontage onto Main Street East, which is a regional 

arterial, maintained year-round. The existing three (3) parking spaces are to be maintained 

with no alterations to the existing parking/paved area or driveway access. Therefore, the 

subject lands does not anticipate or introduce any increase in traffic demand into the 

neighbourhood as it is an existing situation.  

 

4.4  Zoning By-law Amendment 

The Town of Grimsby Zoning By-law No. 14-45 (“ZBL14-45”) is in effect and zones the subject 

lands Main Street (MS.15) Zone, limiting development to a bed and breakfast, converted 

dwelling, group home and single detached dwelling. The proposed redevelopment of 174 Main 

Street East for the proposed office use is not permitted in the “MS.15” Zone. As such, a site-

specific Main Street (MS.15/XX) Zone, Modified is proposed to allow the use. 

 

As the development proposes no changes to the existing site conditions or the built form of the 

dwelling, other than erecting future signage, the proposed “MS.15/XX” Zone, Modified, 

implemented through the Draft Amending Zoning By-law deems the existing site conditions 

conform to the requirements of By-law No. 14-45, recognizing any existing legal non-

conforming conditions, with the exception of the following site-specific provisions: 

 

1. The “West Lincoln Memorial Hospital Foundation Office” is added as a permitted use. 

 

The existing legal non-conforming status of the subject lands will facilitate the adaptive reuse 

of the existing dwelling for the use of the WLMHF office. The development proposes no site 

alterations, other than erecting future signage, ensuring compatibility with the existing 
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neighbourhood is maintained. Therefore, recognizing the existing legal non-conforming status 

of the subject lands maintains the intent of the Zoning By-law. 

 

The Town of Grimsby Zoning By-law requires parking spaces for the proposed office use at a 

rate of one space for each 28m2 of gross floor area. The existing building has a gross floor area 

of 197.7m2, resulting in a required 8 parking spaces, whereas the existing 3 parking spaces 

are proposed to be maintained. As the parking requirements for an office are calculated based 

on gross floor area rather than number of employees, and the development proposes to retain 

the existing dwelling, the number of required spaces does not accurately represent the demand 

of the end user. The WLMHF has a total of 3.5 employees that will be working out of the 

proposed office which results in a significantly lower parking demand. As confirmed in the 

Parking Analysis found in Section 4.1 of this report, maintaining the existing 3 parking spaces 

will accommodate the needs of the WLMHF without adverse impacts on the parking demands 

in the neighbourhood.  

 

The addition of the “West Lincoln Memorial Hospital Foundation Office” as a permitted use in 

the “MS.15/XX” Zone, Modified, is required to facilitate the proposal. The proposed site-specific 

provision is restrictive in nature to ensure the integrity of the neighbourhood and residential 

character of the property is maintained, in turn reducing any potential negative impacts. The 

Draft Amending By-law proposes to maintain the Main Street Zone to allow for the permitted 

residential uses to remain, should the proposed WLMHF office no longer be required in the 

future. 

 

 

In conclusion, the proposed Zoning By-law Amendment is consistent with the PPS, conforms to 

the Growth Plan, the Greenbelt Plan, the Niagara Escarpment Plan, the Niagara Region Official 

Plan and the Town of Grimsby Official Plan, and represents good land use planning.  

 

 

5.0 Implementation 

The proposal is to be implemented through the Zoning By-law Amendment approval process. The 

proposed development is not subject to Site Plan Control. The parking analysis completed and 

submitted as part of the ZBA application is for informational purposes in order to illustrate support 

for the proposed community use/facility. 

 

A Draft Amending By-law has been prepared and can be found in Appendix B to this Report. 
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6.0 Conclusions 

A Zoning By-law Amendment is required to amend Zoning By-law No. 14-45 to add a permitted 

use to the lands municipally known as 174 Main Street East.  Specifically, the proposed bylaw 

solely allows the addition of the “West Lincoln Memorial Hospital Foundation Office” within the 

existing single detached dwelling as a permitted use.  

 

The proposed changes to ZBL No. 14-45 are consistent with, and conform to the applicable 

planning policy framework as follows: 

 

• It is consistent with the Provincial Policy Statement, the Growth Plan for the Greater Golden 

Horseshoe, the Greenbelt Plan and the Niagara Escarpment Plan, in that the ZBA would 

facilitate the adaptive reuse of an existing dwelling for a small scale community use, without 

adverse impacts to the existing infrastructure and resources within the delineated urban area 

of Grimsby;  

• It conforms to the intent of the Niagara Region Official Plan and the Town of Grimsby Official 

Plan, contributing to a complete community by providing additional community uses; and 

• The proposed site-specific By-law restricts the use to permit a “West Lincoln Memorial 

Hospital Foundation Office” within the existing single detached dwelling, to maintain 

neighbourhood compatibility and streetscape. 

 

In summary, the proposed development and associated amendment to the Town of Grimsby 

Zoning By-law No. 14-45 is appropriate, desirable and represents good land use planning for the 

subject lands. 

 

 

Respectfully Submitted, 

T.  Johns Consult ing Group Ltd. 

 

 

 

Diana Morris, MCIP, RPP  Jennifer Badley 

Senior Planner   Urban Designer/Project Manager
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Appendix A: 
Conceptual Site Plan 
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THE CORPORATION OF THE TOWN OF GRIMSBY 

DRAFT BY-LAW NO. __-___ 

A BY-LAW TO AMEND BY-LAW NO. 14-45, AS AMENDED 

(174 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.  

 

THEREFORE, THE COUNCIL OF THE CORPORATION OF THE TOWN OF GRIMSBY 

ENACTS AS FOLLOWS: 

 

 

1. Schedule 13-A, appended to and forming part of By-law 14-45, is hereby amended by 

changing the following: 

 

a. That lands municipally known as part of 174 Main Street East be re-zoned from the 

“MS.15” (Main Street) Zone to the “MS.15/___” (Main Street) Zone, Modified. 

 

on the lands of the extent and boundaries of which are shown on the plan hereto annexed as 

Schedule “A”. 

 

2. That notwithstanding Section 7.1, Table 10 is hereby amended by adding “West Lincoln 

Memorial Hospital Foundation Office” as a permitted use for lands zoned MS.15/__, 

municipally known as 174 Main Street East. 

 

3. That notwithstanding Section 7.2, any building or structure existing prior to the effective date 

of this By-law shall be deemed to conform with the requirements of By-law No. 14-45. 

 

4. That notwithstanding Section 4.0, any building or structure existing prior to the effective date 

of this By-law shall be deemed to conform with the requirements of By-law No. 14-45. 

 

5. That notwithstanding Section 5.0, any driveway, maneuvering aisle, parking space and 

detached garage existing prior to the effective date of this By-law shall be deemed to conform 

with the requirements of By-law No. 14-45. 
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Read a first time this __ day of ____, 20__. 

 

Read a second and third time and finally passed this ___ day of ______, 20__. 

 

 

Mayor 

 

Clerk 
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Schedule A 

 

 


