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1 Introduction 

West Niagara Enterprises Inc. is the owner of approximately 0.4 hectares of land, municipally 

referred to 262 Main Street West in the Town of Grimsby (herein referred to as the “subject lands”). 

The subject lands currently consist of a two-storey single detached dwelling with an attached 

garage. West Niagara Enterprises Inc. (herein referred to as the “owners”) are proposing to 

develop the northern portion of the subject lands with 5 new residential lots, while retaining the 

existing single detached dwelling on the southern portion. The purpose of the proposed 

development is to provide a mild form of infill intensification to support residential growth targets 

for the Town of Grimsby.  

Zoning By-law Amendment (“ZBLA”) and Draft Plan of Subdivision applications are required to 

facilitate the proposed development. The subject lands are currently zoned Main Street MS.15 

Zone within Zoning By-law 14-45. A ZBLA is required to rezone the northern portion of the subject 

lands to the Residential Detached RD4.45 Zone to allow the proposed residential lots and add 

site-specific modifications to the existing Main Street MS.15 Zone for the existing single detached 

dwelling on the southern portion.  

IBI Group has been retained by West Niagara Enterprises Inc. to provide planning advice and 

assistance on the development of the subject lands. The authors of this report have come to an 

independent professional planning opinion, which supports the applications are they are reflective 

of good planning and are in the public interest. This Planning Justification Report (“PJR”) provides 

a thorough discussion and analysis on current and applicable Provincial legislation and plans, 

local planning documents, supporting studies, technical works and other relevant matters in the 

context of the proposed development.  

1.1 Summary Planning Opinion 

It is our professional opinion that the proposed Zoning By-law Amendment and Draft Plan of 

Subdivision represents good planning and are in the public interest, as the proposed development 

will balance competing interests, such as the economy, environment and housing demands to 

accommodate residential growth forecasts. By balancing these interest, the proposed 

development will be within public interest of the Town of Grimsby.  

As the proposed development represents a minor infill of vacant lands on the northern portion of 

the subject lands, it will promote efficient land development patterns, thereby decreasing the need 

for uneconomical land and servicing expansions.  

The intensification of an oversized lot within the Built-Up Area will accomplish the minimum 

intensification target and avoid expansions into the Niagara Escarpment Plan and Greenbelt Plan, 

where significant natural heritage resources would be impacted.  

The addition of five residential lots will add to the existing mix of unit typologies within Grimsby, 

while maintaining compatibility with the surrounding neighbourhood and properties along Linden 

Lane. It will contribute to accommodating the forecasted population needs of Niagara Region and 

Grimsby.  

Lastly, it will preserve the significant heritage resource (Nixon House) located on the southern 

portion of the subject lands, by maintaining the heritage and wooded character of Main Street 

West.  

Overall, the proposed development will appropriately fit within the context of the existing 

neighbourhood, by providing similar setbacks and lot coverage to the existing properties along 

Linden Lane. 



IBI GROUP PLANNING REPORT 

262 MAIN STREET WEST, GRIMSBY 

Prepared for West Niagara Enterprises Inc. 

March 11, 2021 2 

 

2 Site Description and Surrounding Context 

The following subsections provide a review of the context, existing uses and conditions of the 

subject lands and surrounding area. These elements frame the discussion on the proposed 

planning applications, as well as the associated planning comments and justification. 

2.1 Site Description  

The subject lands, municipally known as 262 Main Street West are a corner lot located at the 

north-east corner of Main Street West and Linden Lane. The subject lands are legally described 

as Part of Lot 13, Concession 2, North Grimsby and Part 1 in Reference Plan 30R7689 in the 

municipality of Grimsby. The subject lands are rectangular in shape with an approximate frontage 

of 36 metres along Main Street West, an approximate frontage of 125 metres along Linden Lane 

and an area of 0.45 hectares (4,045 square metres). 

The subject lands have a relatively flat topography. A large two-storey red brick house is located 

on the southern portion of the subject lands with a gravel driveway access onto Main Street West. 

The structure is a designated heritage structure under Part 1V of the Ontario Heritage Act. A high-

board on-board fence and numerous trees outline the boundaries of the subject lands, along Main 

Street West and Linden Lane.  

Please refer to Figures 2-1 and 2-2 below for an aerial view of the general location of the subject 

lands.  

 

Figure 2-1: Parcel Mapping of Subject Lands, Retrieved from Niagara Region Navigator  



IBI GROUP PLANNING REPORT 

262 MAIN STREET WEST, GRIMSBY 

Prepared for West Niagara Enterprises Inc. 

March 11, 2021 3 

 

Figure 2-2: 2018 Aerial Mapping of Subject Lands, Retrieved from Niagara Region Navigator 

2.2 Surrounding Context 

The subject lands are located within Central Grimsby, west of Downtown and are bound by Sumac 

Court to the north, Kerman Avenue to the east, Main Street West to the south and Linden Lane to 

the west.  

Directly to the north of the subject lands are one and two-storey single detached dwellings that 

front onto Sumac Court. Further north of the single detached dwellings along Sumac Court are 

institutional uses, including Blessed Trinity Catholic Secondary School and Saint Joseph Roman 

Catholic Church fronting onto Livingston Avenue.  

To the east of the subject lands are single detached dwellings with direct driveway access onto 

Main Street West. Northwest of the subject lands is the VanGeest Bros. Gerber Daisy 

Greenhouse, which is 27,870 square metres and grows 76 varieties of gerbera daisies. The 

Greenhouse is accessed from Main Street West and Kerman Avenue.  

South of the subject lands are single detached dwellings fronting onto the southern side of Main 

Street West. Further south are woodlands and the Niagara Escarpment, which runs almost parallel 

to Main Street West.  

To the west of the subject lands are also single detached dwellings with direct driveway access 

onto Main Street West. Several of the buildings along Main Street West are on the list of properties 

that Council believe to be of Cultural or Heritage Value or Interest under Section 27 (1.2) of the 

Ontario Heritage Act. Further west along Main Street West is an Esso Gas Station at the corner 

of Main Street West and Roberts Road. To the north west is a newer subdivision with street 

fronting townhouse dwelling sand single detached dwellings with access onto local roads.   

A summary of surrounding uses is outlined in the table below.  
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TO THE NORTH TO THE EAST 

• Low Density Residential 

• Blessed Trinity Catholic Secondary 

School 

• Saint Joseph Roman Catholic 

Church 

• Low Density Residential 

• VanGeest Bros. Gerber Daisy 

Greenhouse 

TO THE SOUTH TO THE WEST 

• Low Density Residential 

• Woodlands 

• Niagara Escarpment 

• Low Density Residential 

• Gas Station 

Table 2-1: Summary of Surrounding Uses 

Overall, the area immediately surrounding the subject lands consist of low-density residential uses 

with complementary land uses, including institutional and commercial buildings, as seen in Figure 

2-3.  

 

Figure 2-3: Aerial Image of Surrounding Uses, Retrieved from Google Earth 

 

 

Townhouses 

Institutional 

Single 
Detached 
Residential 

Greenhouse 
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3 Site and Area Images 

Figures 3-1 to 3-5 below further show images of the existing conditions of the subject lands and 

surrounding context, retrieved from Google Earth and Google Streetview. 

 

Figure 3-1: 3-D North South View of the Subject Lands and Surrounding Area, Retrieved from Google Earth 

 

Figure 3-2: 3-D East West View of the Subject Lands and Surrounding Area, Retrieved from Google Earth 
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Figure 3-3: View of Subject Lands and Existing Access along Main Street West, Retrieved from Google 
Streetview 

 

Figure 3-4: View of Subject Lands and Single Detached Dwelling at the corner of Main Street West and Linden 
Lane, Retrieved from Google Streetview 
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Figure 3-5: View of Subject Lands along Linden Lane, Retrieved from Google Streetview 

4 Development Proposal 

The proposal for the subject lands is to create five residential lots for the purpose of creating five 

single detached residential dwellings fronting onto Linden Lane, as shown in Figure 4-1 and 4-2 

below and the Draft Plan of Subdivision provided as part of the application package. The existing 

two-storey single detached dwelling of heritage value will be retained and continue to front onto 

Main Street West.  

The proposed general minimum and/or maximum site statistics are provided in Table 4-1 below.  

SITE STATISTICS PROPOSED 

Lot Frontage (minimum) 12 metres 

Lot Area (minimum) 365 square metres 

Front Yard Setback to Building Envelope 

(minimum) 

6 metres 

Interior Side Yard Setback to Building 

Envelope (minimum) 

1.2 metres 

Exterior Side Yard Setback to Building 

Envelope (minimum) 

N/A 

Rear Yard Setback to Building Envelope 

(minimum) 

7.5 metres 

Lot Coverage (maximum) 45% 

Building Depth (maximum) 19 metres 

Building Height (maximum) 9 metres 

Table 4-1: Proposed Site Statistics 
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Figure 4-1: Proposed Draft Plan of Subdivision, prepared by Chambers and Associates 

 

Figure 4-2:  Proposed Site Plan, prepared by IBI Group 
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5 Formal Pre-Consultation 

An initial pre-consultation meeting occurred on January 16th, 2020 to discuss the subject lands, 

and the concept plan prepared at the time, which contemplated the creation of three lots on Linden 

Lane and the retainment of the existing single-detached dwelling on Main Street West, through a 

Consent Application. The following studies, reports and materials were requested for a complete 

application at the time; 

• Stage 1 Archaeological Assessment 

• Municipal Water and Wastewater Servicing Study 

• Tree Preservation Plan 

• Cultural Heritage Resource Assessment Report 

• Noise Study  

After the concept had been revised to include the creation of five single detached lots on Linden 

Lane and the retainment of the existing single detached dwelling on Main Street West, another 

pre-consultation meeting occurred on November 5th, 2020. At the time, comments from City Staff 

indicated that a Zoning By-law Amendment and a Draft Plan of Subdivision would be required. 

The following studies, reports and materials required by the Town of Grimsby for a complete 

application have been submitted with the planning applications; 

• Cover Letter 

• Application Form 

• Application Fees 

• Planning Rationale Report 

• Stage 1 Archaeological Assessment  

• Municipal Water and Wastewater Servicing Brief 

• Stormwater Management Plan  

• Servicing and Grading Plans 

• Noise Impact Study 

• Tree Preservation Plan 

• Cultural Heritage Resource Assessment Report 

• Copy of the Pre-Consultation Agreement  

6 Supporting Studies, Reports and Materials 

 The Town’s pre-consultation meeting outlined the information and materials required to submit a 
complete application. In accordance with this document and in the interest of good planning, 
technical studies were completed. All of these reports and plans will be included separately. An 
overview of these professional studies and reports are provided below. 
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6.1 Stage 1-2 Archaeological Assessment 

A Stage 1-2 Archaeological Assessment was prepared by Earthworks Archeological Services Inc. 

in October 2020. The report was conducted as part of the requirements defined in Section 8.22 of 

the Town of Grimsby Official Plan.  

Key conclusions from the assessment include: 

• The Stage 2 Archaeological Assessment resulted in the identification of Nixon, which does 

not meet the criteria for further cultural heritage value or interest  

• Based on the results of the Stage 1 & 2 Archaeological Assessment, the study area has 

been sufficiently documented and contains no further cultural heritage value or interest.  

As a result, no further archaeological assessments or mitigation are recommended for the 

remainder of the study area. 

6.2 Municipal Water and Wastewater Servicing Brief 

S. Llewellyn & Associates Limited Consulting Engineers (“SLA”) prepared a Functional Servicing 

Review in February 2021. The memo provides a summary of the municipal servicing for the 

proposed development.  

Key notes from the memo include:  

• An existing 150mm municipal watermain is located on the east side of Linden Lane in 

front of the proposed lots. No additional watermain is required to service the proposed 

development. Water services for each of the proposed lots will be tapped of the existing 

watermain. 

• An existing 200mm municipal sanitary sewer is located on the east side of Linden Lane in 

front of the development. There is sufficient capacity within the existing sanitary system 

to accommodate the proposed lots. The existing dwelling at 262 Main Street has been 

operating with an onsite septic system, which will be decommissioned and serviced with 

a gravity sanitary service connected to the existing sanitary sewer on Linden Lane.  

• An existing 300mm municipal storm sewer is located on the west side of Linden Lane. 

Based on a review of the hydrologic modelling, the proposed development forms part of 

the drainage area serviced by the existing stormwater management system.  

6.3 Noise Impact Study 

An Environmental Noise Impact Study was prepared by dBA Acoustical Consultants Inc. in 

February 2021. The purpose of the study was to determine the noise impact from Main Street 

West vehicular traffic and stationary noise sources from VanGeest Brothers Limited. Wholesale 

Florist that may impact the proposed residential development.  

Key conclusions from the study include:  

• As a result of Main Street West, traffic noise levels are below the limits indicated, no noise 

mitigation is required for any residential lots or amenity space area within the site 

development  

• Ventilation and warning clause requirements are not required for this development  

• OBC Construction will suffice for all lots 
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6.4 Arborist Report and Tree Preservation Plan  

An Arborist Report and Tree Preservation Plan was prepared by Beacon Environmental Limited 

in January 2021. The report characterizes the trees on and adjacent to the subject lands and 

provides recommendations for preservation or removal based on potential impacts associated 

with the proposed development and consideration of tree condition. 

Key findings from the study include: 

• Based on a review of the site plan and consideration of associated grading and servicing 

requirements, it will be necessary to remove 58 trees to accommodate the proposed 

development  

• A total of 16 trees associated with the retained parcel have been identified for 

preservation. It is recommended that trees identified for retention be protected by installing 

fencing at the limit of the TPZ.  

6.5 Cultural Heritage Impact Assessment  

A Cultural Heritage Impact Assessment was prepared by Leah D. Wallace in February 2021.The 

purpose of the assessment is to provide historical background for both the Town and subject 

lands, identify significant heritage resources and cultural heritage landscapes on and adjacent to 

the property and analyze the impact of the proposed development on these protected and 

identified heritage resources. 

Key conclusions from the assessment include: 

• The property at 262 Main Street is designated under Part IV of the OHA. The house is an 

excellent example of the picturesque Gothic Revival Style and retains many of its original 

features. It is the home of the Nixon Family, who were United Empire Loyalist and early 

settlers of the township.  

• All new development will be in the rear yard of the existing property and will not be visible 

from Main Street West. Views down Linden Lane were impacted in 2000 when the new 

subdivision was under construction. The new subdivision will be physically and visually 

distinguishable from the historic place and will be viewed as an extension of the existing 

subdivision, rather than the existing property at 262 Main Street West. 

• Therefore, significant built heritage resources adjacent or close to the proposed lots will 

not be unduly or adversely physically impacted and significant built heritage resources 

and landscape features on the subject lands will be conserved. Impacts will be confined 

to the rear portion of the subject lands, which has already been impacted by privacy 

fencing and previous subdivision development.  

Key mitigation and conservation recommendations include: 

• If during excavation, deeply buried archaeological resources are uncovered, all 

construction will cease until an archaeological assessment tis completed and resources 

on the subject lands are either removed or protected. 

• Heritage permits are required for the proposed lots and alterations to the property must 

be reviewed by planning and building staff to ensure compatibility with the surrounding 

neighbourhood and to ensure the conservation of the identified cultural heritage resources 

on site.  

• As part of the heritage permit approval for the subdivision, there should be requirements 

to develop an ongoing maintenance program and when designing new landscape 

designs, incorporate site planning and landscape design that respects that overall 
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character of the site and the street and additional trees and shrubs in the rear yard of 

Nixon Hall to create a natural screen from the proposed development  

• The existing picket fencing could be extended along the western side of the subject lands. 

7 Planning Applications 

To permit the proposed development, approval of several planning applications will be required. 

Subsequent to the approval of the ZBLA and Draft Plan of Subdivision, a Site Plan Application 

will be submitted.  

7.1 Zoning By-law Amendment 

The Town of Grimsby’s Zoning By-law No.14-45 comprehensively deals with zoning throughout 

the Town, establishing zones and regulations for the use of all land and the use and location of all 

buildings or structures on lands located within the Town of Grimsby. It replaces Zoning By-law 71-

74 as amended in its entirety and the Township of North Grimsby By-law 1050, as amended in its 

entirety. Zoning By-law No.14-45 is in conformity with the Town of Grimsby Official Plan, approved 

by the Ontario Municipal Board under the Planning Act on May 12th,2012. Zoning By-law 14-45 

was passed on May 20th, 2014 pursuant to Section 34 of the Planning Act.  

Currently, the subject lands are zoned Main Street MS.15 Zone, which permits single detached 

dwellings with a maximum lot coverage of 15%. Therefore, a ZBLA is required to rezone the 

northern portion of the subject lands to the Residential Detached RD4.45 Zone to allow the 

proposed residential lots in conjunction with the existing single detached lots along Linden Lane.  

With reference to the RD4.45 Zone, the proposed ZBLA will also address minimum lot area, 

maximum lot coverage, minimum front yard and minimum rear yard. 

In addition, the proposed ZBLA will address site specific modifications to the existing Main Street 

MS.15 Zone for the existing single detached dwelling on the southern portion relating to minimum 

rear yard setback, maximum building depth and maximum encroachment of an unenclosed porch 

into a required front yard. 

Please refer to the proposed changes in Section 9.1 of this report and the Draft Zoning By-law 

Amendment in Appendix A.  

7.2 Draft Plan of Subdivision  

A Draft Plan of Subdivision will be required to obtain permission to subdivide the property. The 

proposed Draft Plan of Subdivision intends to subdivide the subject lands into five single detached 

lots.  

Please refer to Appendix B for the Draft Plan of Subdivision.  

8 Current Planning Status 

The following subsections provide an assessment of the proposed development against current 

and applicable planning policy, including the Planning Act, Provincial Policy Statement 2020, 

Greenbelt Plan, Niagara Escarpment Plan 2017, Growth Plan for the Greater Golden Horseshoe 

2020, Region of Niagara Official Plan, Town of Grimsby Official Plan and Town of Grimsby Zoning 

By-law. These documents are reviewed in detail below and specific policies are quoted following 

which a planning comment is provided along with subsection summaries.  
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8.1 Planning Act 

The Planning Act deals with land use planning in Ontario and outlines how land is controlled and 
the roles of various levels of government and the public in regard to land use matters.  O.Reg 
545/06 discusses the ability and requirements for a Municipality to enact and amend Zoning By-
laws. Powers with respect to Zoning By-laws under Section 34 of the Planning Act include, 
amongst other things: the ability to prohibit erecting, locating or using of buildings or structures; 
for prohibiting any use of land; for regulating the type of construction and the height, bulk, location 
size, floor area, spacing, character and use of buildings or structure; and for requiring provision 
and maintenance of parking facilities. The last date of consolidation was December 8th, 2020. The 
following excerpts and comments apply to the subject planning applications. 
 
Section 2 of the Planning Act refers to matters of provincial interest that the Minister, the council 
of a municipality, a local board, a planning board and the Tribunal, must have regard to, among 
other matters to carry out their responsibilities under the Planning Act. Applicable matters listed 
in that section which pertain to the proposed applications include: 

(a) the protection of ecological systems, including natural areas, features and functions; 

(c)  the conservation and management of natural resources and the mineral resource base 
 
Planning Comment: The subject lands do not contain any significant ecological systems that 
require conservation and/or management. As noted in the Arborist Report and Tree Preservation 
Plan, there are currently 74 trees on the subject lands, 58 of which are proposed to be removed, 
while 16 trees will be protected around the existing dwelling at 262 Main Street West.  

 (d)  the conservation of features of significant architectural, cultural, historical, archaeological 
or scientific interest; 

Planning Comment: The property at 261 Main Street is designated under Part IV of the Ontario 
Heritage Act, as it was home to the Nixon Family, who were United Empire Loyalists and early 
settlers of the Township. The existing house is an excellent example of picturesque Gothic Revival 
Style, as noted in the Cultural Heritage Impact Assessment (“CHIA”), prepared by Leah D. 
Wallace. The CHIA demonstrated that the proposed lots will be located in the rear yard of the 
existing property and will not be visible from Main Street West and that views down Linden Lane 
had already been impacted when the new subdivision was under construction. The proposed lots 
will be viewed as an extension of the existing subdivision, rather than the existing heritage property 
at 261 Main Street West. Therefore, significant built heritage resources adjacent or close to the 
proposed lots will be conserved and not adversely impacted.  

A Stage 1 & 2 Archaeological Assessment was prepared by Earthworks Archeological Services 
Inc. The Assessment conclude that the subject lands were sufficiently documented and contained 
no further cultural heritage value or interest. Therefore, no further archaeological assessments 
are recommended.  

(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 

Planning Comment: There is existing sanitary infrastructure located on the east side of Linden 
Lane. As demonstrated in the Functional Servicing Memo prepared by S. Llewellyn & Associates 
Limited Consulting Engineers, there is sufficient capacity within the existing sanitary system to 
accommodate the proposed lots. The existing dwelling at 262 Main Street West has been 
operating with an on-site septic system, which will be decommissioned and serviced with a gravity 
sanitary service connection to the existing sanitary infrastructure on Linden Lane.  

In terms of water, there is an existing watermain along the east side of Linden Lane. No additional 
watermain is required to service the proposed lots.  
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(h)   the orderly development of safe and healthy communities; 

(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; 

(o)   the protection of public health and safety; 

Planning Comment: The proposed development contributes to the range of housing in the Town 
of Grimsby, while maintaining compatibility with the existing dwellings along Linden Lane and 
cultural heritage character of the existing dwelling at 262 Main Street West and built form along 
Main Street. The surrounding neighbourhood commonly provides low-density residential dwelling 
types, such as single detached dwellings and street fronting townhouses.  

There is an appropriate distribution of educational, health, social, cultural and recreational facilities 
within the surrounding area to support the proposed minor increase in population. Within one 
kilometre of the subject lands, there is the: Blessed Trinity Catholic Secondary School, Grimsby 
Secondary School, Saint Joseph Roman Catholic Church, Willow Park and Grimsby Outdoor Rink 
and Peach King Centre and VanGeest Greenhouses. Moreover, there are sufficient pedestrian 
connections along streets and trails available from the subject lands to the surrounding land uses 
to foster active transportation and protect public health and safety.  

There are no hazardous concerns pertaining to the subject lands that would result in an adverse 
effect to one’s 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)   is well-designed, 

(ii)   encourages a sense of place, and 

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

(s)   the mitigation of greenhouse gas emissions and adaptation to a changing climate.   

Planning Comment: The subject lands are located within the Urban Area Boundary of Niagara 
Region and Town of Grimsby, in which development is encouraged according to upper tier and 
lower tier applicable planning policy framework, demonstrated in the following sections of this 
report.  

Additionally, the proposed built form and lots are complementary to the existing low-density 
residential uses and road network design (Linden Lane). The subject lands currently front onto a 
Regional Arterial Road, which will be maintained for 262 Main Street West, however the proposed 
lots will front onto a local road, Linden Lane.  The proposed development will contribute to a sense 
of place, by complimenting the character of single detached homes along Linden Lane and 
maintaining the significant cultural heritage attributes of Nixon House.  

Currently, there is no public transit available in the Town of Grimsby. However, provided the 
introduction of the GO Station and approved public transit pilot, the option for transit is gradually 
becoming feasible. The proposed development contributes to the viability of transit in Grimsby, 
while offering alternative methods of transportation by way of proximity to active transportation 
infrastructure along Main Street and complementary land uses, contributing to the reduction of 
greenhouse gas emissions.  

Planning Act Conclusion: The proposed applications are subject to Section 34 and 51 of the 
Planning Act, as an amendment to the Town of Grimsby Zoning By-law and a Draft Plan of 
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Subdivision is required. The applications will be processed in accordance of those sections of the 
Planning Act. The proposed development is consistent with the Planning Act, as it will; 

• not develop upon lands with significant archaeological potential 

• have full access and efficiently utilize existing municipal services along Linden Lane 

• focus residential growth and intensification within the Urban Area Boundary 

• conserve features of a significant heritage building at 262 Main Street West 

• be well designed, vibrant and attractive to encourage a sense of place 

• improve public health and mitigation greenhouse gases, by efficiently utilizing lands and 
encourage alternative methods of transportation  

8.2 Provincial Policy Statement 2020 

The PPS provides policy direction on matters of provincial interest regarding land use planning 
and sets the foundation for land use planning and development regulations. The main 
considerations of this document pertain to protecting resources of provincial interest, the built and 
natural environment and public health and safety. The PPS focuses growth within Settlement 
Areas and away from significant or sensitive resources and areas which may pose a risk to public 
health and safety. It recognizes that the wise management of development may involve directing, 
promoting or sustaining growth. Land use must be carefully managed to accommodate 
appropriate development to meet the full range of current and future needs, while achieving 
efficient development patterns. 

 
On February 28, 2019, the Provincial Government issued a new Provincial Policy Statement 2020. 
It replaced the Provincial Policy Statement issued on April 30, 2014. The PPS was issued under 
Section 3 of the Planning Act and came into effect on May 1, 2020. In this regard, Section 3 of the 
Planning Act requires that land use planning decisions be consistent with the PPS. The PPS 
provides direction for municipal planning documents and to individual site-specific developments. 
 
Municipal Official Plans are to be consistent with the PPS. The PPS applies to all decisions in 
respect of the exercise of any authority that affects a planning matter made on or after this date. 
Therefore, the proposed ZBLA is subject to, and is assessed against, the applicable policies of 
the PPS. 
 
For the purposes of this report, the version of the PPS available online at 
https://files.ontario.ca/mmah-provincial-policy-statement-2020-accessible-final-en-2020-02- 
14.pdf was used. 
 
The PPS is to be read in its entirety. With respect to the specific policies in the PPS 2020 
document, several are applicable to the subject lands in general, and to the proposed 
development and ZBLA. 

 

8.2.1 Section 1 Building Strong, Healthy Communities  

Section 1 of the PPS focuses on building strong, healthy Communities. Sub-Section 1.1 provides 
direction for managing and directing land use to achieve efficient and resilient development and 
land use patterns. 
 
Policy 1.1.1 Healthy, liveable and safe communities are sustained by: 

a. promoting efficient development and land use patterns which sustain the financial 
wellbeing of the Province and municipalities over the long term; 
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b. accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, 
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; 

Planning Comment: The subject lands are currently underutilized as the lands are occupied by 

a single detached dwelling on the southern portion, while the northern portion is vacant. The 

proposed development will more efficiently utilize the subject lands than the existing development 

pattern without compromising public health and safety. As confirmed by the FSR Memo prepared 

by S. Llewellyn & Associates Limited Consulting Engineers, the proposed development will utilize 

available municipal infrastructure along Linden Lane to infill and intensify the subject lands. This 

will reduce the need for uneconomical land and infrastructure expansions, thereby sustaining the 

financial well being of the Province and municipality.  

The five proposed single detached dwellings will contribute to an increase in the mix and range of 

housing available in the Town of Grimsby. It will be compatible with the existing character along 

Linden Lane. The subject lands are within a neighbourhood location that promotes efficient 

development and land use patterns due to the proximity to land uses that are walkable, including 

recreational, institutional and open space uses. 

Given that the propose development is infill in nature, closes a gap in the streetscape along Linden 

Lane, provides density on an underutilized parcel, is within the Urban Area and utilizes existing 

municipal infrastructure, it is our professional opinion that the proposed lots are a form of efficient 

development.  

f. improving accessibility for persons with disabilities and older persons by addressing land 
use barriers which restrict their full participation in society; 

Planning Comment: In terms of accessible design, the completed project will be fully compliant 
with applicable law with respect to accessibility standards, including accessible driveways and 
road/sidewalk infrastructure. These elements will be reviewed at a detailed design stage and 
implemented through building permit and construction. 

g. ensuring that necessary infrastructure and public service facilities are or will be available 
to meet current and projected needs; 

Planning Comment: As the subject lands are located within the Urban Area, it has access to 
municipal water and sewage infrastructure. The FSR Memo prepared by S.Llewellyn & Associates 
Limited Consulting Engineers conclude that adequate capacity is available within the municipal 
water and sewage systems and no constraints are expected.  

There are a broad range of public service facilities existing such as the Grimsby Fire Department, 
Niagara Regional Police and West Lincoln Memorial Hospital that will accommodate the proposed 
minor increase in population as a result of the propose development.  

h. promoting development and land use patterns that conserve biodiversity; and 

Planning Comment: There is an existing public concrete sidewalk along Linden Lane and Main 
Street West as well as a trail from Linden Lane connecting to the open space field adjacent to the 
Blessed Trinity Catholic Secondary School. Therefore, the subject lands are within proximity and 
have pedestrian access to a broad range of complementary land uses (i.e. open space, 
institutional), encouraging alternative methods of transportation.  

Policy 1.1.2 Sufficient land shall be made available to accommodate an appropriate range and 
mix of land uses to meet projected needs for a time horizon of up to 25 years, informed by 
provincial guidelines. However, where an alternate time period has been established for specific 
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areas of the Province as a result of a provincial planning exercise or a provincial plan, that time 
frame may be used for municipalities within the area. 
 
Within settlement areas, sufficient land shall be made available through intensification and 
redevelopment and, if necessary, designated growth areas. 

Planning Comment: The subject lands consist of a single detached residential dwelling on a total 
of 0.4 hectares of land, which is inefficient considering the existing infrastructure is capable of 
withstanding greater capacity and the frontage and access onto Linden Lane, a local municipal 
road. The proposed development provides housing opportunities for the forecasted increasing 
population, more efficiently utilizes the subject lands and maintains the character of the 
surrounding neighbourhood. It is a form of intensification within the existing built-up area, 
necessary to prevent additional land consumption, while accommodating forecasted needs.  

Subsection 1.1.3 provides development and growth direction for settlement areas. 

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

Planning Comment: The subject lands are currently located within the Settlement Area, in which 
growth and development should be focused. The development of the northern portion of the 
subject lands will represent an efficient utilization of a vacant portion, by providing a compatible, 
functional layout of lots.  

Policy 1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which: 

a.  efficiently use land and resources; 

b.  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; 

c.  minimize negative impacts to air quality and climate change, and promote energy 
efficiency; 

d.  prepare for the impacts of a changing climate; 

e.  support active transportation; 

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

Land use patterns within settlement areas shall also be based on 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 

Planning Comment: As noted above, the proposed development more efficiently utilizes the 
subject lands, than the existing development, supported by existing infrastructure and public 
service facilities. Further, the increase in dwelling units increase the feasibility of local transit 
implementation for Grimsby.  

The subject lands are in a location, which has proximity to a range of complementary land uses, 
including recreation, institutional and open space connected by a bike route along Main Street 
West and/or sidewalks from the subject lands, encouraging alternative methods of transportation, 
subsequently reducing the amount of greenhouse gas emissions.  

Policy 1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities 
for transit-supportive development, accommodating a significant supply and range of housing 
options through 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. 
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Policy 1.1.3.4 Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks to public health 
and safety. 

Policy 1.1.3.5 Planning authorities shall establish and implement minimum targets for 
intensification and redevelopment within built-up areas, based on local conditions. However, 
where provincial targets are established through provincial plans, the provincial target shall 
represent the minimum target for affected areas. 

Planning Comment: The subject lands are located within the Urban Area Boundary, where 
intensification as proposed is encouraged. The proposed development mildly intensifies the 
subject lands, creating a compact built form without resulting in any adverse risks to public health 
and safety, as reasonable and compatible site-specific zoning regulations are proposed, and the 
design will be accessible for all. 

 

Section 1.4 provides detailed policies specific to Housing. 

Policy 1.4.1 To provide for an appropriate range and mix of housing options and densities 
required to meet projected requirements of current and future residents of the regional market 
area, planning authorities shall: 

a.  maintain at all times the ability to accommodate residential growth for a minimum of 15 
years through residential intensification and redevelopment and, if necessary, lands which 
are designated and available for residential development; and 

b.  maintain at all times where new development is to occur, land with servicing capacity 
sufficient to provide at least a three-year supply of residential units available through lands 
suitably zoned to facilitate residential intensification and redevelopment, and land in draft 
approved and registered plans. 

Upper-tier and single-tier municipalities may choose to maintain land with servicing capacity 
sufficient to provide at least a five-year supply of residential units available through lands suitably 
zoned to facilitate residential intensification and redevelopment, and land in draft approved and 
registered plans. 

Planning Comment: The proposed residential dwellings contribute to accommodate forecasted 
residential growth through residential infill and intensification. Further, the FSR Memo prepared 
confirms the existence and capacity of municipal infrastructure to service the proposed 
development. 

Policy 1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options 
and densities to meet projected market-based and affordable housing needs of current and future 
residents of the regional market area by: 

a.  establishing and implementing minimum targets for the provision of housing which is 
affordable to low and moderate income households and which aligns with applicable 
housing and homelessness plans. However, where planning is conducted by an upper 
tier municipality, the upper-tier municipality in consultation with the lower-tier 
municipalities may identify a higher target(s) which shall represent the minimum target(s) 
for these lower-tier municipalities; 

b.  permitting and facilitating: 
1.  all housing options required to meet the social, health, economic and well-being 

requirements of current and future residents, including special needs 
requirements and needs arising from demographic changes and employment 
opportunities; and 

 
2.  all types of residential intensification, including additional residential units, and 

redevelopment in accordance with policy 1.1.3.3; 
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c.  directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and 
projected needs; 

d.  promoting densities for new housing which efficiently use land, resources, infrastructure 
and public service facilities, and support the use of active transportation and transit in 
areas where it exists or is to be developed; and 

f.  establishing development standards for residential intensification, redevelopment and 
new residential development which minimize the cost of housing and facilitate compact 
form, while maintaining appropriate levels of public health and safety 

Planning Comment: The proposed development includes five single detached dwellings within 
a plan of subdivision, increasing the mix and range of dwelling types in the Town of Grimsby. 
Additionally, the proposed development will contribute to achieving the minimum target for 
moderate income households, as residential intensification results in smaller lots and subsequent 
lower rates per land parcel. Moreover, the northern portion of the subject lands are an appropriate 
location for new housing, due to access along a municipal local road (Linden Lane) and public 
service facilities and infrastructure are readily available to support the proposed increase in 
population. Lastly, the proposed development will maintain an appropriate level of health and 
safety, by conforming to AODA standards, maintaining appropriate setbacks and ensuring 
sanitary and sewer infrastructure capacity is sufficient to service the proposed lots.  

 

Subsection 1.5 provides policies for public spaces, recreation, parks, trails and open space. 

Policy 1.5.1 Healthy, active communities should be promoted by: 

a. planning public streets, spaces and facilities to be safe, meet the needs of pedestrians, 
foster social interaction and facilitate active transportation and community connectivity; 

b. planning and providing for a full range and equitable distribution of publicly accessible 
built and natural settings for recreation, including facilities, parklands, public spaces, open 
space areas, trails and linkages, and, where practical, water-based resources 

Planning Comment: The proposed development supports a healthy community, by creating five 
single detached lots on a vacant portion of the subject lands along Linden Lane and closing the 
existing streetscape gap, thus creating an eyes on the street type of environment, in addition to 
maintaining the pedestrian sidewalk that connects the subject lands to other parcels along Linden 
Lane, encouraging active transportation and community connectivity. Within one kilometer of the 
subject lands, there is Willow Park, Blessed Trinity Secondary School, The Grimsby Outdoor Rink 
and Peach King Centre to provide a full range of recreational opportunities.  

 

Subsection 1.6 provides policies relating to Infrastructure and Public Service Facilities.  

Policy 1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner 
that prepares for the impacts of a changing climate while accommodating projected needs. 
Planning for infrastructure and public service facilities shall be coordinated and integrated with 
land use planning and growth management so that they are:  

a.  financially viable over their life cycle, which may be demonstrated through asset 
management planning; and  

b.  available to meet current and projected needs. 

Policy 1.6.3 Before consideration is given to developing new infrastructure and public service 
facilities:  

a. the use of existing infrastructure and public service facilities should be optimized; and  
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b.  opportunities for adaptive re-use should be considered, wherever feasible.  

Policy 1.6.4 Infrastructure and public service facilities should be strategically located to support 
the effective and efficient delivery of emergency management services, and to ensure the 
protection of public health and safety in accordance with the policies in Section 3.0: Protecting 
Public Health and Safety. 

Planning Comment: The subject lands are located within an area intended to support residential 
development, therefore, public service facilities, electricity generation, transmission and 
infrastructure already exist in the surrounding area. The FSR prepared by S. Llewellyn & 
Associates Limited Consulting Engineers confirm that existing infrastructure is capable of support 
the proposed development. Also, as previously mentioned, public service facilities such as the 
Grimsby Police Station and Fire Station are available to support the proposed increase in 
population.  

Subsection 1.6.6 provides policies relating to sewage, water and storm-water. 

Policy 1.6.6.1 Planning for sewage and water services shall: 

a.  accommodate forecasted growth in a manner that promotes the efficient use and 
optimization of existing: 

1.  municipal sewage services and municipal water services; and 

b.  ensure that these systems are provided in a manner that: 

1.  can be sustained by the water resources upon which such services rely; 

2.  prepares for the impacts of a changing climate 

3.  is feasible and financially viable over their lifecycle 

4.  protects human health and the natural environment; 

d.  integrate servicing and land use considerations at all stages of the planning process; and 

Policy 1.6.6.2 Municipal sewage services and municipal water services are the preferred form of 
servicing for settlement areas to support protection of the environment and minimize potential 
risks to human health and safety. Within settlement areas with existing municipal sewage services 
and municipal water services, intensification and redevelopment shall be promoted wherever 
feasible to optimize the use of the services 

Policy 1.6.6.6 Subject to the hierarchy of services provided in policies 1.6.6.2, 1.6.6.3, 1.6.6.4 
and 1.6.6.5, planning authorities may allow lot creation only if there is confirmation of sufficient 
reserve sewage system capacity and reserve water system capacity within municipal sewage 
services and municipal water services or private communal sewage services and private 
communal water services. The determination of sufficient reserve sewage system capacity shall 
include treatment capacity for hauled sewage from private communal sewage services and 
individual on-site sewage services 

Policy 1.6.6.7 Planning for stormwater management shall:  

a)  be integrated with planning for sewage and water services and ensure that systems are 
optimized, feasible and financially viable over the long term;  

b)  minimize, or, where possible, prevent increases in contaminant loads;  

c)  minimize erosion and changes in water balance, and prepare for the impacts of a 
changing climate through the effective management of stormwater, including the use of 
green infrastructure;  

d)  mitigate risks to human health, safety, property and the environment;  
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e)  maximize the extent and function of vegetative and pervious surfaces; and f) promote 
stormwater management best practices, including stormwater attenuation and re-use, 
water conservation and efficiency, and low impact development 

Planning Comment: The FSR Memo prepared by S.Llewellyn & Associates Limited Consulting 
Engineers concluded that sanitary and water infrastructure is available along the east side of 
Linden Lane and there is adequate capacity in the system for the proposed development. The 
FSR Memo also concluded that the existing storm sewer system can accommodate the proposed 
development. Details regarding final engineering design are provided in the FSR and subsequent 
plans.  

Subsection 1.6.7 provides policies in relation to Transportation Systems. 

Policy 1.6.7.1 Transportation systems should be provided which are safe, energy efficient, 
facilitate the movement of people and goods, and are appropriate to address projected needs. 

Policy 1.6.7.2 Efficient use shall be made of existing and planned infrastructure, including through 
the use of transportation demand management strategies, where feasible. 

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

Planning Comment: The primary method of travel is the private automobile, provided the existing 
population and land use planning circumstances in the Town of Grimsby. The Town of Grimsby 
has a generally low density residential built form, which is not supportive of local public transit 
infrastructure. Therefore, each single detached dwelling is proposed to have a driveway and 
garage, accommodating the most common method of transportation. However, there are a range 
of complementary land uses and pedestrian accesses within the surrounding area, that may be 
accessed by active transportation.  

 

Subsection 1.7 provides policies on supporting long-term economic prosperity. 

Policy 1.7.1 Long-term economic prosperity should be supported by: 

c. optimizing the long-term availability and use of land, resources, infrastructure and public 
service facilities 

e.  encouraging a sense of place, by promoting well-designed built form and cultural 
planning, and by conserving features that help define character, including built heritage 
resources and cultural heritage landscapes; 

j, promoting energy conservation and providing opportunities for increased energy supply; 

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

l.  encouraging efficient and coordinated communications and telecommunications 
infrastructure. 

Planning Comment: The proposed development supports long term economic prosperity by 
enhancing the vitality and viability along Main Street West in Grimsby, through a mild form of 
intensification and increasing population that have complete access to existing services and 
infrastructure, including communications and telecommunications. Further, the proposal 
encourages a sense of place, as it considers cultural planning and well-designed built form that 
respects the heritage dwelling on the southern portion, following considerations outlined in the 
CHIA. In regard to energy conservation, the subject lands are being more efficiently utilized as 
result of the proposed infill on the northern portion, by increasing the number of residential units 
from one to six in an area surrounded by alike and supporting land uses. A number of trees will 
be preserved to consider ecological benefits provided by nature. 
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Subsection 1.8 provides policies relating to Energy Conservation, Air Quality, and Climate 
Change. 

Policy 1.8.1 Planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and preparing for the impacts of a changing climate 
through land use and development patterns which: 

a,  promote compact form and a structure of nodes and corridors; 

e.  encourage transit-supportive development and intensification to improve the mix of 
employment and housing uses to shorten commute journeys and decrease transportation 
congestion 

f.  promote design and orientation which maximizes energy efficiency and conservation, and 
considers the mitigating effects of vegetation and green infrastructure; and 

g.  maximize vegetation within settlement areas, where feasible. 

Planning Comment: The proposed lots are located along Linden Lane and are connected to 
Main Street West by way of sidewalk for pedestrian access and a local road for vehicular and 
cycling access.  The proposed increase in density and overall proximity of the subject lands to 
complementary land uses (i.e. recreational, open space and institutional) support alternative 
methods of transportation such as walking and biking to crease the number of vehicular trips and 
subsequent release of greenhouse gas emissions. All trees proposed to be removed and retained 
are shown on the Tree Preservation Plan, considering the mitigation effects of vegetation within 
settlement areas.  

8.2.2 Section 2 Wise Use and Management of Resources 

Section 2.0 of the PPS provides policies pertaining to the Wise Use and Management of 
Resources. Section 2.1 of the PPS provides policies relating to Natural Heritage. 
 
Policy 2.1.1 Natural features and areas shall be protected for the long term.  
 
Policy 2.1.2 The diversity and connectivity of natural features in an area, and the long-term 
ecological function and biodiversity of natural heritage systems, should be maintained, restored 
or, where possible, improved, recognizing linkages between and among natural heritage features 
and areas, surface water features and ground water features 

Planning Comment: The Tree Preservation Plans show the approximate number of trees to be 
retained to ensure the long-term ecological function of these natural features. 
 
Section 2.2 of the PPS provides policies for Water and Water Resources.  
Policy 2.2.1 Planning authorities shall protect, improve or restore the quality and quantity of water 
by: 

a.  using the watershed as the ecologically meaningful scale for integrated and long-term 
planning, which can be a foundation for considering cumulative impacts of development 

d.  identifying water resource systems consisting of ground water features, hydrologic 
functions, natural heritage features and areas, and surface water features including 
shoreline areas, which are necessary for the ecological and hydrological integrity of the 
watershed; 

e.  maintaining linkages and related functions among ground water features, hydrologic 
functions, natural heritage features and areas, and surface water features including 
shoreline areas;  

f.  implementing necessary restrictions on development and site alteration to:  
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1.  protect all municipal drinking water supplies and designated vulnerable areas; 
and  

2.  protect, improve or restore vulnerable surface and ground water, sensitive 
surface water features and sensitive ground water features, and their hydrologic 
functions; 

g.  planning for efficient and sustainable use of water resources, through practices for water 
conservation and sustaining water quality; 

i. ensuring stormwater management practices minimize stormwater volumes and 
contaminant loads, and maintain or increase the extent of vegetative and pervious 
surfaces. 

Planning Comment: An existing 300mm storm sewer servicing system is located on the west 
side of Linden Lane. The FSR Memo provides that the proposed development forms part of the 
drainage area serviced by the existing system and no additional controls are required, except for 
the installation of sump pumps.  

 

Subsection 2.6 provides policies relating to the protection of Cultural Heritage and Archaeology. 

Policy 2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall 
be conserved.  

Policy 2.6.2 Development and site alteration shall not be permitted on lands containing 
archaeological resources or areas of archaeological potential unless significant archaeological 
resources have been conserved.  

Policy 2.6.3 Planning authorities shall not permit development and site alteration on adjacent 
lands to protected heritage property except where the proposed development and site alteration 
has been evaluated and it has been demonstrated that the heritage attributes of the protected 
heritage property will be conserved.  

Policy 2.6.4 Planning authorities should consider and promote archaeological management plans 
and cultural plans in conserving cultural heritage and archaeological resources. 

Planning Comment: A Stage 1 & 2 Archaeological Assessment was prepared by Earthworks 
Archeological Services Inc.  The Assessment concluded that the subject lands contained no 
further items of cultural heritage value of interest, and that no further archaeological assessments 
were recommended.  

A CHIA was prepared by Leah Wallace, which identified that the property at 261 Main Street is 
designated under Part IV of the Ontario Heritage Act, as it was home to the Nixon Family, who 
were United Empire Loyalists and early settlers of the Township. The CHIA demonstrated that the 
proposed lots will be located in the rear yard of the existing property and will not be visible from 
Main Street West and that views down Linden Lane had already been impacted when the new 
subdivision was under construction. Provided the appropriate recommendations are imposed, the 
proposed development is appropriate from a cultural heritage perspective.  

 

Provincial Policy Statement 2020 Conclusion: The proposed development is consistent with 

the Provincial Policy Statement 2020, as it will; 

• More efficiently utilize the subject lands than the existing development pattern of a single 

detached dwelling  

• Be located within the Urban Area Boundary, where residential growth and development 

shall be focused 
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• Facilitate residential intensification and infill on underutilized lands to accommodate 

forecasted population by providing five residential units 

• Be fully serviced by efficiently utilizing existing municipal infrastructure  

• Support alternative methods of transportation such as walking and biking, as the subject 

lands are in proximity to complementary land uses 

• Conserve the existing built heritage character of Nixon House, situated on the southern 

portion of the subject lands, provided appropriate design recommendations are 

implemented  

8.3 Greenbelt Plan 2017 

The Greenbelt Plan was prepared and approved under the Greenbelt Act, 2005. The Greenbelt 

Plan 2017 took effect on July 1st, 2017 and is applicable to the subject lands. The Greenbelt Plan 

provides policies to protect the agricultural land base as well as ecological and hydrological 

features.  

For the purposes of this report, the version of the Greenbelt Plan last consolidated at 

https://files.ontario.ca/greenbelt-plan-2017-en.pdf was used. 

8.3.1 Section 2 Geographic Specific Policies in the Protected Countryside 

Subsection 3.4 Settlement Areas 

  Subsection 3.4.3 Town/Village Policies 

  For lands within Towns/Villages in the Protected Countryside, the following policies shall apply: 

Policy 1 Towns/Villages are subject to the policies of the Growth Plan and continue to be 

governed by official plans and related programs or initiatives and are not subject to the policies of 

this Plan, save for the policies of sections 3.1.5, 3.2.3, 3.2.6, 3.3 and 3.4.2. 

Planning Comment:  As seen in Figure 8-1, the subject lands are designated ‘Towns/Villages’ 

within the Greenbelt Plan, which are subject to the policies of the Growth Plan.  

 

Figure 8-1: Detailed Greenbelt Mapping, Retrieved from Greenbelt Plan 

Subject Lands 

https://files.ontario.ca/greenbelt-plan-2017-en.pdf
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Greenbelt Plan 2017 Conclusion: The Greenbelt Plan identifies that the subject lands are within 

the Town/Village designation, which are governed by the Growth Plan and Regional and Local 

Plan policies.  

8.4 Growth Plan for the Greater Golden Horseshoe 2019 

The Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) 2019 was prepared and 

approved under the Places to Grow Act, 2005. The Growth Plan took effect on May 16, 2019 and 

is applicable to the subject lands. The Growth Plan provides policies to guide future growth. The 

Growth Plan provides policies to guide future growth and development, where the major goals are 

to provide a sufficient housing supply, improving transportation options, encourage a high quality 

of life and a strong economy, while ensuring a healthy natural environment. The Growth Plan 

guides development in the Greater Golden Horseshoe (“GGH”) to a time horizon to the year 2051. 

Overall the Growth Plan has projected a 2051 population of 674,000 for the Region of Niagara. 

For the purposes of this report, the version of the Growth Plan last consolidated on August 28 th, 

2020 at https://www.ontario.ca/document/place-grow-growth-plan-greater-golden-horseshoe was 

used. 

The following policies discussed are particularly applicable to the development proposal. 

8.4.1 Section 2 Where and How to Grow 

Section 2.2.1 of the Growth Plan deals with managing growth and the following policies within it 

are applicable to the proposed development. 

Policy 2.2.1.1 Population and employment forecasts contained in Schedule 3 or such higher 

forecasts as established by the applicable upper- or single-tier municipality through its municipal 

comprehensive review will be used for planning and managing growth in the GGH to the horizon 

of this Plan in accordance with the policies in subsection 5.2.4. 

a)  the vast majority of growth will be directed to settlement areas that:  

i.  have a delineated built boundary;  

ii.  have existing or planned municipal water and wastewater systems; and  

iii.  can support the achievement of complete communities 

c)  within settlement areas, growth will be focused in:  

i.  delineated built-up areas; 

iv.  areas with existing or planned public service facilities; 

d) development will be directed to settlement areas, except where the policies of this Plan 

permit otherwise; 

e) development will be generally directed away from hazardous lands; and 

Planning Comment: Overall the Growth Plan has projected a 2051 population of 674,000 for the 

Region of Niagara. Therefore, the proposed development will contribute to providing housing to 

accommodate the proposed increase in population in the Town of Grimsby. The subject lands are 

located within a Settlement with access to municipal water and wastewater systems, which is 

where growth and development should be focused. In addition, the proposed increase in 

residential dwelling types in the Town of Grimsby supports the achievements of a complete 

community, along with being in close proximity to complementary uses (i.e. institutional, 

recreational, open space) and supporting active transportation (sidewalks, trails and bike route 

along Main Street West). Lastly, the proposed development is directed away from hazardous 

lands. 
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Policy 2.2.1.4 Applying the policies of this Plan will support the achievement of complete 

communities that:  

a) feature a diverse mix of land uses, including residential and employment uses, and 

convenient access to local stores, services, and public service facilities 

b) improve social equity and overall quality of life, including human health, for people of all 

ages, abilities, and incomes; 

c) provide a diverse range and mix of housing options, including additional residential units 

and affordable housing, to accommodate people at all stages of life, and to 

accommodate the needs of all household sizes and incomes; 

d) expand convenient access to:  

i.  a range of transportation options, including options for the safe, comfortable and 

convenient use of active transportation;  

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

iii.  an appropriate supply of safe, publicly-accessible open spaces, parks, trails, 

and other recreational facilities; and  

iv.  healthy, local, and affordable food options, including through urban agriculture; 

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

spaces;  

f)  mitigate and adapt to the impacts of a changing climate, improve resilience and reduce 

greenhouse gas emissions, and contribute to environmental sustainability; and 

g)  integrate green infrastructure and appropriate low impact development. 

Planning Comment: The proposed five single detached dwellings will add to the mix of housing 

types in the Town of Grimsby. Further, they provide a more affordable option that the existing 

single detached dwelling due to the division of land and a compact built form. The proposed 

dwellings will be available for people of all ages and abilities, by meeting urban design and site 

standards to be discussed in the detailed design phase. The subject lands are within proximity 

and connected by existing active transportation infrastructure to a variety of recreational, open 

space and institutional land uses, therefore alternative methods of transportation to the 

automobile are encouraged to reduce greenhouse gas emissions and encourage healthy living. 

,  

Section 2.2.2 of the Growth Plan includes policies relating to the Delineated Built-Up Area. 

Policy 2.2.2.1 By the time the next municipal comprehensive review is approved and in effect, 

and for each year thereafter, the applicable minimum intensification target is as follows:  

a) A minimum of 50 per cent of all residential development occurring annually within each of 

the Cities of Barrie, Brantford, Guelph, Hamilton, Orillia and Peterborough and the 

Regions of Durham, Halton, Niagara, Peel, Waterloo and York will be within the delineated 

built-up area;  

Policy 2.2.2.3 All municipalities will develop a strategy to achieve the minimum intensification 

target and intensification throughout delineated built-up areas, which will:  

c)  encourage intensification generally throughout the delineated builtup area;  

d)  ensure lands are zoned and development is designed in a manner that supports the 

achievement of complete communities;  
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e)  prioritize planning and investment in infrastructure and public service facilities that will 

support intensification; and  

f)  be implemented through official plan policies and designations, updated zoning and other 

supporting document 

Planning Comment: The proposed development contributes to meeting the 50% minimum target 

for all residential development occurring annually within the delineated built-up area, while 

providing a desirable urban structure and infilling underutilized lands within the Urban Area 

Boundary. The proposed low-density residential uses will be similar in height to the existing single 

detached homes along Linden Lane and surrounding neighbourhood. The proposed development 

provides appropriate setbacks and creates a consistent street wall along Linden Lane. Lastly, the 

proposed intensification is supported by a CHIA, FSR, Noise Report and Archaeological 

Assessment. 

 

Section 2.2.6 of the Growth Plan provides policies pertaining to Housing.  

Policy 2.2.6.1 Upper- and single-tier municipalities, in consultation with lower-tier municipalities, 

the Province, and other appropriate stakeholders, will:  

a)  support housing choice through the achievement of the minimum intensification and 

density targets in this Plan, as well as the other policies of this Plan by:  

i.  identifying a diverse range and mix of housing options and densities, including 

additional residential units and affordable housing to meet projected needs of 

current and future residents; and 

Policy 2.2.6.2 Notwithstanding policy 1.4.1 of the PPS, 2020, in implementing policy 2.2.6.1, 

municipalities will support the achievement of complete communities by:  

a)  planning to accommodate forecasted growth to the horizon of this Plan;  

b)  planning to achieve the minimum intensification and density targets in this Plan;  

c)  considering the range and mix of housing options and densities of the existing housing 

stock; and  

d)  planning to diversify their overall housing stock across the municipality. 

Policy 2.2.6.3 To support the achievement of complete communities, municipalities will consider 

the use of available tools to require that multi-unit residential developments incorporate a mix of 

unit sizes to accommodate a diverse range of household sizes and incomes.  

Policy 2.2.6.4. Municipalities will maintain at all times where development is to occur, land with 

servicing capacity sufficient to provide at least a three-year supply of residential units. This supply 

will include, and may exclusively consist of, lands suitably zoned for intensification and 

redevelopment 

Planning Comment: The proposed development contributes to accommodating forecasted 

population growth and the achievement of minimum intensification targets in the Niagara Region, 

particularly in the Town of Grimsby. In addition, the proposed development adds to the mix and 

range of housing options and densities, by intensifying the northern portion of the subject lands 

with single detached dwellings. The number of residential units provided by the subject lands will 

increase by five, while maintaining the low-density character of the surrounding neighbourhood. 

The FSR submitted with this application concluded that the proposed mild intensification 

development can be accommodated and serviced by existing municipal infrastructure. 
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8.4.2 Section 3 Infrastructure to Support Growth  

Section 3.2.3 provides policies for moving people.  

Policy 3.2.3.4. Municipalities will ensure that active transportation networks are comprehensive 

and integrated into transportation planning to provide:  

a)  safe, comfortable travel for pedestrians, bicyclists, and other users of active 

transportation; and  

b)  continuous linkages between strategic growth areas, adjacent neighbourhoods, major 

trip generators, and transit stations, including dedicated lane space for bicyclists on the 

major street network, or other safe and convenient alternatives. 

Planning Comment: The existing sidewalk will be maintained to allow various forms of active 

transportation to and from the subject lands, offering alternative methods of transportation to aid 

in reducing the amount of greenhouse gas emissions. There are a broad range of complementary 

land uses such as schools, churches and parks within proximity and connected by trails and 

sidewalks to the subject lands, providing safe and comfortable linkages to surrounding uses and 

neighbourhoods and supporting active transportation.  

 

Section 3.2.6 of the Growth provides policies relating to Water and Wastewater Systems. 

Policy 3.2.6.2 Municipal water and wastewater systems and private communal water and 

wastewater systems will be planned, designed, constructed, or expanded in accordance with the 

following: 

a)  opportunities for optimization and improved efficiency within existing systems will be 

prioritized and supported by strategies for energy and water conservation and water 

demand management; 

b)  the system will serve growth in a manner that supports achievement of the minimum 

intensification and density targets in this Plan;  

Planning Comment: As previously mentioned, the FSR prepared by SLA confirms that the 

proposed development is appropriate and serviceable according to all current and applicable 

design standards, including sanitary, water, storm and utilities.  

8.4.3 Section 4 Protecting What is Valuable 

Section 4.2.7 provides policies relating to the Protection of Cultural Heritage Resources. 

Policy 4.2.7.1 Cultural heritage resources will be conserved in order to foster a sense of place 

and benefit communities, particularly in strategic growth areas 

Planning Comment:  The southern portion of the subject lands is occupied by the Nixon House, 

designated under Part IV of the Ontario Heritage Act. The CHIA prepared by Leah Wallace 

demonstrated that the proposed lots will be located in the rear yard of the existing property and 

will not be visible from Main Street West and that views down Linden Lane had already been 

impacted when the new subdivision was under construction. The proposed lots will be viewed as 

an extension of the existing subdivision, rather than the existing heritage property at 261 Main 

Street West. Therefore, the proposed development will conserve Nixon House, while providing an 

infill development on the northern portion, therefore the significant built heritage resource will be 

conserved and not adversely impacted.  

A Stage 1 & 2 Archaeological Assessment was prepared by Earthworks Archeological Services 
Inc. The Assessment conclude that the subject lands were sufficiently documented and contained 
no further cultural heritage value or interest. Therefore, no further archaeological assessments 
are recommended.  
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Section 4.2.9 provides policies pertaining to a culture of conservation.  

Policy 4.2.9.1 Municipalities will develop and implement official plan policies and other strategies 

in support of the following conservation objectives:  

a.  water conservation, including through:  

i.  water demand management for the efficient use of water; and  

ii.  water recycling to maximize the reuse and recycling of water;  

b.  energy conservation for existing buildings and planned developments, including 

municipally owned facilities, including through:  

i.  identification of opportunities for conservation, energy efficiency and demand 

management, as well as district energy generation, renewable energy systems 

and alternative energy systems and distribution through community, municipal, 

and regional energy planning processes, and in the development of conservation 

and demand management plans;  

ii.  land use patterns and urban design standards that support energy efficiency and 

demand reductions, and opportunities for alternative energy systems, including 

district energy systems; and  

iii.  other conservation, energy efficiency and demand management techniques to 

use energy wisely as well as reduce consumption;  

c. air quality improvement and protection, including through reduction in emissions from 

municipal, commercial, industrial, and residential sources; and  

d.  integrated waste management, including through:  

i.  enhanced waste reduction, composting, and recycling initiatives, and the 

identification of new opportunities for energy from waste, source reduction, reuse, 

and diversion, where appropriate;  

ii.  a comprehensive plan with integrated approaches to waste management, 

including reduction, reuse, recycling, composting, diversion, and disposal of 

residual waste;  

iii.  promotion of building conservation and adaptive reuse, as well as the reuse and 

recycling of construction materials; and  

iv.  consideration of waste management initiatives within the context of long-term 

regional planning, and in collaboration with neighbouring municipalities 

Planning Comment: The proposed development more efficiently utilizes the subject lands than 

the existing single detached dwellings, creating an efficient development pattern. In addition, 

intensifying lands within the Urban Area promotes the preservation of open spaces. Lastly, the 

FSR addresses that an existing 300mm storm sewer servicing system is located on the west side 

of Linden Lane. The FSR Memo provides that the proposed development forms part of the 

drainage area serviced by the existing system and no additional controls are required, except for 

the installation of sump pumps. 

 

Section 4.2.10 provides policies pertaining to Climate Change. 

Policy 4.2.10.1 Upper- and single-tier municipalities will develop policies in their official plans to 

identify actions that will reduce greenhouse gas emissions and address climate change adaptation 
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goals, aligned with other provincial plans and policies for environmental protection, that will 

include:  

a) supporting the achievement of complete communities as well as the minimum intensification 

and density targets in this Plan; 

d)  undertaking stormwater management planning in a manner that assesses the impacts of 

extreme weather events and incorporates appropriate green infrastructure and low impact 

development;  

e)  recognizing the importance of watershed planning for the protection of the quality and quantity 

of water and the identification and protection of hydrologic features and areas;  

f)  protecting the Natural Heritage System for the Growth Plan and water resource systems;  

h)  providing direction that supports a culture of conservation in accordance with the policies in 

subsection 4.2.9; and  

i)  any additional policies to reduce greenhouse gas emissions and build resilience, as 

appropriate, provided they do not conflict with this Plan. 

Planning Comment: The proposed development mildly intensifies the subject lands with 

residential infill and contributes to achieving density targets of the Growth Plan and a complete 

community. Active transportation connections are already facilitated within the neighbourhood, 

through trails, sidewalks and a bike route along Main Street West. In terms of conservation, please 

refer to the Arborist Report and Tree Preservation Plan for details on which trees will be 

conserved. In terms of stormwater management, the FSR provides the most feasible option for 

dealing with stormwater runoff, by utilizing existing municipal infrastructure.  

 

Growth Plan for the Greater Golden Horseshoe 2020 Conclusion: The proposed development 

conforms to the Growth Plan for the Greater Golden Horseshoe 2020, as it will: 

• efficiently develop and infill underutilized land within the Urban Boundary of Grimsby, 

through a compact layout  

• increase densities and add to dwelling diversity within the Built Boundary 

• effectively utilize existing municipal infrastructure to support the proposed development  

• respect the existing character of Main Street East, including heritage, culture, setbacks  

• contribute to achieving residential intensification targets for the Region of Niagara and 

subsequent accommodation for an anticipated increase in population to 2051 

 

8.5 Region of Niagara Official Plan 

The Region of Niagara Official Plan (ROP) was approved in 2015 and sets out policies for the 

physical, economic and social development within Niagara Region, which includes the Town of 

Grimsby.  

In 1972, a working draft of the Regional OP was distributed for public consultation. Following, 

public consultation and various meetings, revisions and the final production of the Niagara Region 

Official Plan were produced. Urban Area boundaries were revised in 1979 and 1980, and a major 

review of the plan was adopted by Council in November 1991. These policies were modified and 

approved by the Minister of Municipal Affairs in December 1994. Currently, the Region is 

undergoing a Municipal Comprehensive Review to ensure that it implements updated provincial 

legislation and objectives. 
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For the purposes of this report, the 2014 consolidated version of the plan available online at 

https://www.niagararegion.ca/living/icp/policy-plan.aspx was used. 

The following designations were obtained from the Regional Official Plan and apply to the subject 

lands.  

SCHEDULE  DESIGNATIONS 

A – Regional Structure Urban Area Boundary 

Built-Up Area 

D1 – Potential Resource Area: Stone Ordovician Formation 

Outcrop- Stone within 3’ of Surface 

E2 – Strategic Cycling Network Main Street West – Strategic Cycling Network 

Regional Road 

Table 8-1: Region of Niagara Official Plan Designations Applicable to the Subject Lands 

8.5.1 Chapter 4 – Managing Growth 

Section 4.B Population and Employment Projections 

Subsection 4.B.3 Housing Growth 

Policy 4.B.3.1 The Region will maintain the ability to accommodate residential growth within the 

Regional Market Area:  

a)  For a minimum of ten years through residential intensification and redevelopment and, if 

necessary, through lands which are designated and available for residential development; 

and,  

b)  For a minimum of three years through lands with servicing capacity that are suitably zoned 

to facilitate residential intensification and redevelopment or are in draft approved and 

registered plans. 

Section 4.C Intensification and Greenfield Growth 

Subsection 4.C.1 General Intensification 

Policy 4.C.1.1 Intensification includes all forms of development that occur within the Built-up Area 

as identified on Schedule A of this Plan. The Region will promote intensification by 

b)  Supporting infrastructure development and improvements in Local Municipally 

Designated Intensification Areas where upgrades or improvements to Regional 

infrastructure works are required.  

c)  Working with local municipalities to develop intensification strategies including but not 

limited to coordination between growth management and the maintenance and expansion 

of utility infrastructure, both in terms of technological advancement and service provision. 

d)  Monitoring intensification rates across the Region on an annual basis 

Subsection 4.C.2 Local Municipal Designated Intensification Areas 

Policy 4.C.2.1 Each municipality will develop and implement through its local official plan and 

other supporting documents, a strategy and policies for promoting intensification and achieving 

the intensification targets set out in Sub-section 4.C.4 of this Plan. Local official plans shall:  

a)  Incorporate the Built Boundary delineated on Schedule A of this Plan as the basis for 

identifying the Built-up Area;  
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b)  Generally encourage intensification throughout the Built-up Area;  

c)  Identify specific Intensification Areas to support the achievement of the intensification 

targets, including downtowns, intensification nodes and corridors and strategically located 

brownfield and greyfield areas.  

d)  Plan Intensification Areas to attract a significant portion of population and employment 

growth, relative to the shape and character of the community.  

e)  Plan Intensification Areas to provide a diverse mix of land uses that complement and 

support the overall residential intensification objective. These may include, employment, 

commercial, recreation, institutional and other compatible land uses in relative proportions 

dependent on area Chapter 4 4 - 7 characteristics and the intended critical mass of 

residential development.  

f)  Plan Intensification Areas so as to be transit supportive and link intensification 

opportunities with existing or planned future transit hubs and active transportation routes.  

g)  Plan Intensification Areas so as to reduce traffic congestion, improve circulation, and 

encourage active transportation. Where opportunities exist, best efforts should be made 

to establish fine grain, grid street patterns with active transportation facilities and linkages.  

h)  Plan each Intensification Area to achieve higher densities than currently exist within the 

Intensification Area. It is expected that Intensification Areas will generally achieve higher 

densities than the surrounding areas.  

i)  Ensure that Intensification Areas provide appropriate densities and transitional areas to 

ensure relative compatibility with surrounding neighbourhoods including the use of 

minimum and maximum heights and densities. j) Develop official plan policies and zoning 

provisions to support and encourage growth and redevelopment within the Intensification 

Areas.  

k)  Identify opportunities for providing affordable housing within Intensification Areas.  

l)  Make use of other tools, such as the Region’s Model Urban Design Guidelines, Alternative 

Development Standards, Development Permit Systems or Community Improvement 

Plans to facilitate growth and development within Local Municipally Designated 

Intensification Areas. 

Planning Comment: The proposed development involves a mild form of residential intensification 

within the Built-Up Area, outlined in Figure 8-2, as encouraged. The subject lands are not 

immediately within the designated Intensification Area of the Town’s Plan (which is concentrated 

around the Mountain Street and Livingston Avenue/Main Street East intersection) but are 

approximately 1.5 kilometres west within a residential neighbourhood. Therefore, the proposed 

development aims to intensify the subject lands with low density dwelling types that are 

appropriate and compatible with the existing neighbourhood, simultaneously increasing the 

density of the subject lands.  
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Figure 8-2: Schedule A - Regional Structure, Retrieved from Region of Niagara Official Plan 

Subsection 4.C.3 Regional Residential Intensification Target 

Policy 4.C.3.1 By the year 2015 and for each year thereafter, a minimum of 40% of all residential 

development occurring annually within Niagara will occur within the Built-up Area of Niagara’s 

communities.  

Policy 4.C.3.2 The rate of intensification occurring in Niagara will be measured by calculating the 

total number of residential units created on an annual basis within the Built-up Areas of Niagara 

in relation to the total number of units created within Niagara Region 

Subsection 4.C.4 Municipal Residential Intensification Target 

Policy 4.C.4.1 The following residential intensification targets are to be met by Niagara’s local 

municipalities and are considered to be minimum standards. 

 

Figure 8-3: Residential Intensification Target by Municipality, Retrieved from Region of Niagara Official Plan  

Subject Lands 
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Planning Comment: The residential intensification targets for the Region of Niagara are identified 

in Figure 8-3. These residential intensification targets are minimum standards, which are allowed 

and encouraged to be exceeded. The proposed development contributes to succeeding the 

Region of Niagara target of 40% intensification annually and the Town of Grimsby residential 

target of 80%. The Town of Grimsby has a limited restriction on developable land due to the 

Niagara Escarpment, natural hazards and Lake Ontario, resulting in a high annual residential 

target outlined by the Region of Niagara. Further, Figure 8-4 shows a forecasted population 

increase for Grimsby of 1,500 from 2021 to 2031. Therefore, in addition to contributing to achieving 

the residential intensification targets outlined by the Region, the proposed development 

contributes to accommodate the forecasted increase in population.  

 

Figure 8-4: Table 4-1 Niagara Region, Population, Household and Employment Forecast by Local Municipality, 
Retrieved from Region of Niagara Official Plan 

 

Subsection 4.G.1 Urban Growth  

Policy 4.G.2.1 Urban communities (i.e. Urban Areas) are generally comprised of the following 

key structural elements:  

a)  Residential areas and housing;  

b)  Commercial areas;  

c) Community facilities and institutions;  

d)  Mixed use areas;  

e)  Public realm, including cultural amenities;  

f)  The Core Natural Heritage System and hydrological features;  

g)  Employment areas. 

Subsection 4.G.6 Settlement Area  

Policy 4.G.6.1 Settlement areas consist of Urban Areas and hamlets as delineated on Schedule 

A. These boundaries of shall be precisely defined in the local official plan. 

Policy 4.G.6.2 Urban Areas will be the focus for accommodating the Region’s growth and 

development. Accordingly, neither the expansion of existing hamlet and village boundaries nor the 

establishment of new hamlets or villages is permitted. 

Subsection 4.G.7 Urban Areas 
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Policy 4.G.7.1 Urban Areas are defined on Schedule A and are designated in local official plans. 

Urban Areas have municipally provided services, including water and sewage services.  

Policy 4.G.7.2 Urban Areas will be the focus of the Region’s long term growth and development. 

Subsection 4.G.8 Built Up Areas 

Policy 4.G.8.1 Built-up Areas are lands located within Urban Areas which have been identified by 

the Ministry of Infrastructure (formerly the Ministry of Public Infrastructure Renewal). Built-up 

Areas will be the focus of residential and employment intensification and redevelopment within the 

Region over the long term. 

Planning Comment: The subject lands are located within the Settlement Area, Urban Area and 

Built-Up Area in the Region of Niagara, as shown in Figure 8-2. The proposed development is 

appropriate over the long-term, as it focuses residential intensification and redevelopment within 

the Built-Up Area. Additionally, the proposed development closes an existing gap in the 

streetscape and is proposed within the Urban Area, where municipal services are provided, 

including water, sanitary, and sewage services.  

 

Section 4.J Urban Design and the Public Realm 

Policy 4.J.1 The Region promotes urban design analysis, municipal beautification, streetscape 

improvements, public art and the establishment of public gardens to ensure our communities 

remain attractive places, enhance our quality of life, and encourage tourism.  

Policy 4.J.2 The Region promotes adoption of its Model Urban Design Guidelines or similar 

community design guidelines by the local municipalities to support the development of a strong 

sense of place and an overall approach to development which considers design at a broader 

neighbourhood and/or community scale.  

Policy 4.J.3 The Region encourages inclusion of urban design analysis in the preparation of local 

official plans, neighbourhood plans, secondary plans, community improvement plans, public works 

projects, and private development projects. In support of this initiative the Region also encourages 

use of enhanced visualization techniques to foster collaboration in design review 

Planning Comment: The existing concept plan is preliminary as details regarding private site 

design including landscaping will be explored at a detailed design stage. Nonetheless, minimum 

site-specific regulations are proposed in the Draft Zoning By-law to ensure an appropriate scale 

is implemented and setbacks are sufficient from the existing heritage dwelling for safety, privacy 

and character purposes.  

 

8.5.2 Chapter 6 – Resources 

The Niagara Region is fortunate in having large deposits of sand, gravel, stone and shale as 

illustrated on Schedules D1 through D4. These mineral resources play a significant role in the 

Region's economy in providing necessary raw materials for buildings, roads and other construction 

projects. Policies for mineral resources are intended to ensure that these natural resources are 

available for future use and that their management is compatible with the natural and human 

environment. 
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Figure 8-5: Schedule D1- Potential Resource Areas Stone, Retrieved from Region of Niagara Official Plan 

Planning Comment: As seen in Figure 8-5, Schedule D1 designates the subject lands and 

surrounding area as Ordovician Formation. There are no mineral resources identified on the 

subject lands.  

8.5.3 Chapter 7 – Natural Environment 

Section 7.A A Healthy Landscape 

Subsection 7.A.2 Water Resources 

Policy 7.A.2.1 Development and site alteration shall only be permitted if it will not have negative 

impacts, including cross-jurisdictional and cross-watershed impacts, on:  

a)  The quantity and quality of surface and ground water;  

b)  The functions of ground water recharge and discharge areas, aquifers and headwaters; 

c) The natural hydrologic characteristics of watercourses such as base flow;  

d)  Surface or ground water resources adversely impacting on natural features or ecological 

functions of the Core Natural Heritage System or its components;  

e)  Natural drainage systems, stream forms and shorelines; and  

f)  Flooding or erosion 

Policy 7.A.2.2 Development and site alteration shall be restricted in the vicinity of vulnerable 

surface and ground water features of importance to municipal water supplies so that the safety 

and quality of municipal drinking water will be protected or improved. 

Policy 7.A.2.4 Efficient and sustainable use of water resources shall be promoted, including 

practices to conserve water and protect or enhance water quality  

Policy 7.A.2.6 A stormwater management plan and a sediment and erosion control plan prepared 

and signed by a qualified engineer may be required with a development application depending on:  

a)  The scale and nature of the proposal; and  

Subject Lands 
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b)  Site-specific environmental conditions. A stormwater management plan shall be required 

with an application for development or site alteration in the Unique Agricultural Areas. 

Stormwater management plans shall be prepared in accordance with Policy 7.A.2.1, with 

the Ontario Ministry of the Environment Stormwater Management Planning and Design 

Manual 2003 or its successor, and with watershed and/or environmental planning studies 

for the area. 

Policy 7.A.2.7 A stormwater management plan submitted with an application for development 

shall demonstrate that the proposal will minimize vegetation removal, grading and soil compaction, 

erosion and sedimentation, and impervious services as well as meeting the requirements of Policy 

7.A.2.6. Stormwater management facilities shall not be constructed in Core Natural Heritage 

Areas, Fish Habitat, key hydrologic features, or in required vegetation protection zones in the 

Unique Agricultural Areas unless permitted under Chapter 7.B of this Plan. 

Policy 7.A.2.9 Development and site alteration shall not have significant adverse impacts on 

ground water quality or quantity. In areas where development and site alteration could 

significantly affect ground water quality or quantity the Region shall require further review of 

potential impacts. 

Planning Comment: As previously mentioned, stormwater management is proposed to deal 

with using existing municipal sewers, which is detailed in the FSR Memo. 

 

8.5.4 Chapter 8 – Infrastructure  

Section 8.B Water and Wastewater Systems 

Policy 8.B.8 All new development which is proposed to be connected to existing combined sewer 

facilities shall be served with separated systems within the property limits of the development. The 

continued separation of storm and sanitary flows beyond the boundaries of the development will 

be dependent upon the available capacity within the existing sewer system, the treatment plant 

and the proximity of suitable storm outlets to the development. 

Policy 8.B.9 Municipal sewage services and water services are the required form of servicing for 

development in Urban Areas. 

Policy 8.B.12 Construction of new, or expansion of existing, municipal water and wastewater 

systems should only be considered where the following conditions are met:  

a)  Strategies for water conservation and other water demand management initiatives are 

being implemented in the existing service area;  

b)  Plans for expansion or for new services are to serve growth in a manner that supports 

achievement of the intensification target and density target in this Plan; and  

c)  Plans have been considered in the context of applicable inter-provincial, national, bi-

national, or state-provincial Great Lakes Basin agreements and are in compliance with 

the Great Lakes-St. Lawrence River Basin Sustainable Water Resources Agreement. 

Policy 8.B.18 Any extensions of the existing water supply or sewage disposal systems of the local 

municipalities must have the prior approval of the Region, and within the area of the Niagara 

Escarpment Plan, must conform with the Niagara Escarpment Plan Policies. 

Policy 8.B.21 All new urban development areas must be provided with separate storm drainage 

systems. All new private development must also be provided with separate storm drainage 

connections. Where feasible and economical, existing municipal combined sewage and storm 

drainage systems shall be separated. 
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Planning Comment: The proposed development is proposed to connect to existing municipal 

services, including storm, sanitary and sewage. Please refer to the FSR for further details.  

8.5.5 Chapter 9 – Transportation  

Section 9.D Active Transportation 

Policy 9.D.1 The Niagara Region and local municipalities will ensure that comprehensive active 

transportation networks are integrated into transportation systems to enable safe and convenient 

inter- and intra-municipal travel for active transportation user 

Policy 9.D.2 The Niagara Region will prioritize the implementation of the Strategic Cycling 

Network as identified in the Niagara Region’s Transportation Master Plan to advance the 

implementation of the Niagara Bikeways Master Plan as shown in Schedule E2 

Planning Comment:  Figure 8-6 below identifies Main Street West as part of the Regional Bicycle 

Network to provide safe linkages through Niagara’s Region’s various programs and partnerships. 

The proposed development will not adversely impact these connections, rather it will increase the 

number of uses.  

 

 

Figure 8-6: Schedule E-2 Strategic Cycling Network, Retrieved from Region of Niagara Official Plan 

Section 9.F The Regional Road System 

Policy 9.F.2 The Niagara Region shall require the conveyance of land, at no cost to the Region, 

as condition of the approval of a development application, beyond the designated road allowance 

widths identified in Table 9-1, to accommodate items such as sight triangles, turning lanes, 

channelization, grade separations, traffic control devices, rapid transit, public transit facilities and 

rights-of-way, active transportation facilities cuts, fills and storm drainage requirements, as 

required to meet accepted/current engineering design criteria/standards. These do not require an 

amendment to this Plan 

Policy 9.F.3 Land for Regional Road widenings will be required equally from both sides of the 

centreline of the designated Regional Road unless existing land uses, topographic features or 

Subject Lands 
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other physical or environmental constraints necessitate taking greater widening on one side than 

the other 

Planning Comment: Main Street West is identified in the Town of Grimsby Official Plan as a 

Regional Arterial Road. The ROW width of Main Street West is 20.1 metres, as shown in Figure 

8-7. There are paved shoulders and sidewalks along Main Street West, that will be maintained for 

active transportation purposes. The proposed development does not interfere with the existing 

functionality of the Regional Arterial Road, as the lots will be located along a local road.  

 

Figure 8-7: Table 9-1 Road Allowance Widths, Retrieved from Region of Niagara Official Plan 

8.5.6 Chapter 10 – Creative Niagara 

Section 10.C Creative Places 

Subsection 10.C.2.1 Built Heritage Resources, Cultural Heritage Landscapes and 

Archaeological Resources 

Policy 10.C.2.1.1 Significant built heritage resources and cultural heritage landscapes shall be 
conserved using the provisions of the Heritage Act, the Planning Act, the Environmental 
Assessment Act, the Funeral, Burial and Cremations Act and the Municipal Act.  
 
Policy 10.C.2.1.2 The Region shares an interest in the protection and conservation of significant 
built heritage resources and encourages local municipalities to develop policies to protect and 
conserve locally significant built heritage resources and to utilize its authority under the Ontario 
Heritage Act to designate individual properties, cultural heritage landscapes and heritage 
 
Policy 10.C.2.1.5 Where development, site alteration and/ or a public works project is proposed 
on or adjacent to a significant built heritage resource(s) or cultural heritage landscapes, a heritage 
impact assessment will be required. The findings of the assessment shall include 
recommendations for design alternatives and satisfactory measures to mitigate any negative 
impacts on identified significant heritage resources. 

Planning Comment: As previously discussed, the property at 262 Main Street is designated 
under Part IV of the Ontario Heritage Act. As a result, a CHIA was prepared to ensure that the 
proposed developments takes appropriate measures to eliminate any potential adverse impacts 
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on the existing dwelling’s heritage character It was determined that the proposed lots will be 
located in the rear yard of the existing property and will not be visible from Main Street West and 
that views down Linden Lane had already been impacted when the new subdivision was under 
construction. The proposed lots will be viewed as an extension of the existing subdivision, rather 
than the existing heritage property at 261 Main Street West.  

 

8.5.7 Chapter 11 – Housing and Community Services 

Section 11.A Residential Areas and Housing 

Policy 11.A.1 The Region encourages the provision of a variety of housing types within urban 

communities and neighbourhoods to serve a variety of people as they age through the life cycle. 

Policy 11.A.2 The Region encourages the development of attractive, well designed residential 

development that:  

a)  Provides for active transportation within neighbourhoods with connections to adjacent 

residential and commercial areas, parks and schools.  

b)  De-emphasizes garages, especially in the front yard.  

c)  Emphasises the entrance and points of access to neighbourhoods.  

d)  Is accessible to all persons.  

e)  Incorporates the principles of sustainability in building design.  

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

g)  Provides an attractive, interconnected and active transportation friendly streetscape.  

h)  Contributes to a sense of safety within the public realm.  

i)  Balances the need for private and public space.  

j)  Creates or enhances an aesthetically pleasing and functional neighbourhood.  

k)  Encourages a variety of connections based on transportation mode between land uses 

based on diverse transportation modes, allowing people to move freely between the 

places where they live, work and play 

Planning Comment: The proposed development increases the variety of housing types in the 

community by providing eight new single detached dwellings on the northern portion of the subject 

lands. The proposed dwellings will be accessible and more affordable than the existing single 

detached dwellings due to smaller land parcels and dwelling units. Connections will be provided 

from the subject lands to adjacent neighbourhoods, parks and schools by active transportation 

infrastructure (trails) or a road network. The proposed dwellings will front onto Linden Lane; 

therefore, the dwelling facades will not be directly visible from Main Street West. It will infill an 

existing gap in the streetscape and promote an eyes on the street environment. From a servicing 

standpoint, the proposed development will be functional, according to the FSR. 

Region of Niagara Official Plan Conclusion:  The proposed development conforms to the 

Region of Niagara Official Plan, as it will: 

• Focus residential intensification within the Built-Up Area, which has access to existing 

municipal infrastructure  

• Be appropriate from a cultural heritage standpoint, as it retains the existing heritage 

dwelling 

• Add to the range of dwelling types, providing a more affordable and accessible housing 

option than the existing single detached dwelling 
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• Contribute to achieving the Region of Niagara target of 40% residential intensification 

annually and Town of Grimsby residential intensification target of 80% 

• More efficiently utilizes the subject lands and existing municipal infrastructure  

• Contribute to accommodating forecasted increase in population  

8.6 Town of Grimsby Official Plan 2012 

The Town of Grimsby Official Plan was approved by the Ontario Municipal Board on May 12, 2012. 

This Plan provides direction regarding economic, social and environmental matters related to land 

use. In addition, this Plan implements the policies of the Province of Ontario and Niagara Region 

Policy Plan while respecting specific details and characteristics of the Town of Grimsby. The Town 

of Grimsby Official Plan has a planning horizon to the year 2031 and is reviewed every five (5) 

years to ensure the land development direction is relevant and all-encompassing. 

For the purposes of this report, the version of the plan that was used is available online at 

https://www.grimsby.ca/en/doing-business/resources/Documents/Full-Official-Plan-2019.pdf.  

The following designations were obtained from the Town of Grimsby Official Plan and apply to the 

subject lands. 

SCHEDULE OR APPENDIX DESIGNATIONS 

Schedule A – Municipal Structure  Urban Settlement Area Boundary 

Urban Settlement Area 

Schedule B – Land Use Low Density Residential Area 

Schedule B1 – Land Use Urban Settlement 

Area West 

Low Density Residential Area 

Schedule C – Transportation Main Street West – Regional Arterial 

Bike Routes 

Appendix 5 – Areas of High Aquifer 

Vulnerability 

Area of High Aquifer Vulnerability 

Table 8-2: Town of Grimsby Official Plan Designations Applicable to the Subject Lands 

8.6.1 Section 2 – Municipal Structure 

Section 2.3 Municipal Structure Elements 

Policy 2.3.1 The key structural elements of the Municipal Structure are illustrated schematically 

on Schedule A, and include:  

a)  The Urban Settlement Area and containing:  

i)  The Urban Settlement Area Boundary,  

ii)  The Built Boundary,  

iii)  Designated Greenfield Areas,  

iv)  Major Intensification Areas and the Downtown, and  

v)  Stable Residential Neighbourhoods; 

Subsection 2.3.2 Urban Settlement Area 

https://www.grimsby.ca/en/doing-business/resources/Documents/Full-Official-Plan-2019.pdf
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Policy 2.3.2.2 Schedule A illustrates the Urban Settlement Area boundary which serves to 

distinguish between areas intended for future urban development and areas where agriculture or 

other rural uses are intended to remain predominant over the long term. 

Policy 2.3.2.3 The Urban Settlement Area will accommodate the majority of residential and 

employment growth within the municipality on the basis of full municipal services. 

Policy 2.3.2.4 Schedule A also delineates the built boundary for the Town of Grimsby. 

Development within the built boundary contributes towards the intensification target in Section 

2.4.4. However, within the stable residential neighbourhoods, intensification will be limited. An 

intensification strategy in Section 2.4.6 sets out the means to achieve the intensification target. 

Policy 2.3.2.10 Outside of the major intensification areas and the Employment Areas, the majority 

of the Urban Settlement Area within the built boundary is considered a stable residential 

neighbourhood. Stable residential neighbourhoods are intended to retain their existing character 

with limited change. This does not mean that new housing must mimic the character, type and 

density of existing housing but rather it shall fit into and reinforce the stability and character of the 

neighbourhood. Within this area, infill and intensification may be permitted where it respects the 

scale and built form of the surrounding neighbourhood, conforms to the land use policies of Section 

3.4, and meets the compatibility criteria in Section 3.4.7. 

Planning Comment: The subject lands are located within the Urban Settlement Area and Built-

Up Area, as shown in Figure 8-8, where intensification and redevelopment as proposed is 

encouraged. As stated in the CHIA, the proposed lots will be an extension of the existing single 

detached dwellings along Linden Lane, therefore it will not adversely impact the existing character 

of the neighbourhood. The proposed development maintains the low-density residential nature 

and takes precaution to ensure that the cultural heritage value of the retained dwelling is not 

diminished.  

 

Figure 8-8: Schedule A - Municipal Structure, Retrieved from Town of Grimsby Official Plan 

Section 2.4 Growth Management 

2.4.1 The projected population for the Town of Grimsby by the year 2031 is 32,800 people. The 

Urban Settlement Area will accommodate the majority of residential and employment growth 

within the municipality while limited growth may occur within the Hamlet Settlements. 

Policy 2.4.4 The Town shall target for approximately 80 per cent of new dwelling units to be 

provided through intensification after 2015 
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Policy 2.4.6 To achieve the target set out in Section 2.4.4, the Town shall implement the following 

Intensification Strategy:  

a)  Encourage infill and intensification throughout the built-up area of the Urban Settlement 

Area to achieve higher densities than what currently exist within the Intensification Area 

subject to the other policies of the intensification strategy and this Plan;  

d)  Infill and intensification within the stable residential neighbourhood component of the 

Urban Settlement Area may be permitted where it respects and reinforces the stability of 

the residential neighbourhoods and is of a scale and built form that reflects the 

surrounding neighbourhood. The tests of appropriate infill and intensification shall be 

determined through the compatibility criteria set out in Section 3.4.7;  

f)  All intensification and infill development within the built boundary shall be subject to site 

plan control to ensure that the built form and physical look of the built form is compatible 

with the neighbourhood; and  

Policy 2.4.7 Planning for infrastructure and public service facilities shall be integrated with the 

planning for development, both intensification and greenfield development, to ensure that public 

infrastructure and services are available to meet current and projected needs while being provided 

in an efficient and cost-effective manner. 

Planning Comment: The proposed development will contribute to accommodate the forecasted 

increase in population. The Town of Grimsby and Region of Niagara Official Plans states that 80% 

of new dwelling units are to be provided through intensification, by effectively utilizing infill and 

intensification within the built-up area, as proposed. It is noted that the Town of Grimsby has met 

the 80% target, however this target is a minimum standard, as Grimsby has a limited amount of 

developable land within the city due to natural hazards arising from the Niagara Escarpment and 

Lake Ontario. Further, provincial policies encourage development within the Built-Up Area, rather 

than engaging in urban sprawl and potentially damaging significant natural resources. Additionally, 

the proposed development provides a mild form of intensification and infill that respects the 

existing character of the dwellings along Linden Lane, while increasing the availability of single 

detached residential dwellings within a desirable area. The proposed increase in density is minor 

and capable of being supported by public service facilities and infrastructure. Therefore, the 

proposed development contributes to the minimum standard of 80% of new residential dwelling 

units to be provided through intensification.  

The generally low-density residential neighbourhood scale was taken into consideration during the 

preliminary site design. The dwellings along Linden Lane are setback a similar distance as the 

adjacent heritage home, providing an appropriate transition along Linden Lane.  

 

Section 2.5 Housing 

Policy 2.5.1 The Town shall encourage the development industry to provide housing which 

includes a variety of dwelling unit types in terms of density, tenure, unit size and price including 

special needs housing. 

Policy 2.5.3 The Town shall endeavour to maintain at all times a 3-year supply of housing units 

on lands suitably zoned to facilitate residential intensification and redevelopment and in registered, 

or draft approved plans of subdivision. The Town shall request the Region to endeavour to ensure 

sufficient servicing capacity to accommodate this housing 

Policy 2.5.4 The Town shall permit and facilitate all forms of residential intensification in 

accordance with the Intensification Strategy in Section 2.4.6 

Policy 2.5.5 In considering applications for infill and intensification, the Town shall consider the 

impact on adjacent residential uses including overlook and shadowing, the character of the 
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surrounding area and the need for a transition in heights and densities adjacent to existing 

residential uses as per Section 3.4.7 

Policy 2.5.6 The Town in collaboration with the Region shall seek to facilitate the provision of 

affordable housing by:  

a) Promoting higher density housing forms in appropriate locations, as set out in the land 

use designations of this Plan. Such housing is more affordable due to reduced per unit 

land costs; and/or  

b) Encouraging smaller units including secondary suites. Such housing is more affordable 

due to lower construction and renovation costs;  

Planning Comment: The proposed development contributes to supplying residential housing 

within lands suitable zoned for single detached dwellings. The proposed intensification and infill 

are viable due to sufficient capacity of existing municipal infrastructure to accommodate the 

proposed five single detached dwelling units. The proposed dwelling type will contribute to 

diversifying the housing in the Town of Grimsby, providing accommodations that are more 

affordable than some of the existing housing, due to smaller units. The proposed dwelling type, 

built form and lot configurations are similar to the existing development pattern along Linden Lane, 

ensuring that there are no issues relating to shadowing, overlook, character, density and privacy. 

8.6.2 Section 3 – Land Use Policies 

Section 3.4 Residential Neighbourhoods 

Subsection 3.4.1 General Residential Policies 

Policy 3.4.1.1 The following policies apply to the Low Density Residential, Medium Density 

Residential, High Density Residential, and Residential/Mixed Use Area designations.  

Policy 3.4.1.2 Every lot shall have access to an open, improved public road which is maintained 

on a year round basis. 

Policy 3.4.1.4 In all instances of development or redevelopment, the adequacy of municipal 

services to serve the proposals will be considered. The Town may require development to be 

appropriately phased if it is found that municipal services are inadequate to serve site-specific 

development proposals. Municipal services include not only the services relating to water supply, 

sanitary sewage disposal and storm drainage but also roads, park, and school facilities. 

Planning Comment: The proposed development has adequate access to municipal services, 

including roads, sewers, sanitary, storm, utilities, parks and schools. 

 

Subsection 3.42 Low Density Residential Area 

Policy 3.4.2.1 Within the Low Density Residential Area, permitted uses shall include:  

a) Single detached dwellings, semi-detached dwellings, linked semi-detached dwellings, 

secondary suites and duplexes; 

Planning Comment:  As seen in Figure 8-9, the subject lands are located within the Low-Density 

Residential Area. Single detached dwellings are proposed on the subject lands, as permitted 

within the Low-Density Residential Area designation.  
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Figure 8-9: Schedule B- Land Use, Retrieved from Town of Grimsby Official Plan 

Policy 3.4.2.2 Low density residential building forms shall not exceed a height of 2.5 storeys. 

Policy 3.4.2.3 All Low Density Residential development shall be compatible with adjacent 

properties and shall respect the character and image of the neighbourhood.  

Policy 3.4.2.4 Low density residential uses shall have a density of not more than 25 units per net 

residential hectare.  

Policy 3.4.2.6 All development within the Low Density Residential Area designation shall conform 

to the Urban Design Policies for Residential Neighbourhoods in Section 3.4.7. 

Policy 3.4.2.7 All new residential development, and additions greater than 20% of the existing 

floor area, within stable residential neighbourhoods shall be subject to site plan approval at the 

discretion of the Town, which shall consider the compatibility criteria of Section 3.4.7.4 

Planning Comment: The proposed built form does not exceed a height of 2.5 storeys or 9 metres, 

maintaining compatibility with adjacent properties. The character and image of the neighbourhood 

is further preserved by consistent lot configurations, setbacks and dwellings as found within the 

existing neighbourhoods. Further, the proposed density is 15 units per net residential hectare, 

which is acceptable for the subject lands as it is below the maximum outlined in the Town’s Official 

Plan.  

 

Subsection 3.4.7 Design Policies for Residential Neighbourhoods  

Policy 3.4.7.1 Development Blocks and Lots – General Criteria  

a)  New development blocks shall be based on a rectilinear grid system of public roads unless 

natural features or other existing constraints require deviation from that pattern. Lanes 

are permitted but not required.  

b)  The size and configuration of each new development block will:  

i)  Be appropriate to its intended use;  

ii)  Facilitate and promote pedestrian movement; and,  
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iii)  Provide a sufficient number and, where appropriate, a range of building lots to 

achieve cost effective and efficient development.  

c)  Each development lot in a block will:  

i)  Have frontage on a public road; and,  

ii)  Be of sufficient size and appropriate configuration to accommodate development 

that reflects the planning and urban design policies set out in this Official Plan.  

c) Notwithstanding Section 3.4.7.1.c), a lot that does not have frontage on a public road may 

be permitted, provided the front lot line adjoins public open space fronting a public road, 

and the rear lot line adjoins, and has access from a rear lane. 

Planning Comment: The proposed lots are based on a rectilinear grid system as all lots have 

frontage on Linden Lane. The lot sizes are appropriate for the proposed single detached dwellings, 

as it is similar to existing development pattern along Linden Lane. The retained lot has frontage 

onto both Main Street West and Linden Lane, where the increased setbacks have been 

maintained. Main Street West and Linden Lane have existing sidewalk, thereby facilitating 

pedestrian movement and achieving cost efficient development patterns.  

Policy 3.4.7.2 General Built Form  

a)  New development shall be compatible with adjacent and neighbouring builtform by 

ensuring that the siting and massing of new buildings does not result in undue adverse 

impacts on adjacent properties particularly in regard to adequate privacy conditions for 

residential buildings and their outdoor amenity areas.  

b)  To ensure that the compatibility referenced in a) is achieved; the implementing Zoning 

By-law will establish appropriate setback and yard requirements which recognize the 

existing built-form character.  

c)  To support public transit and for reasons of public safety and convenience, the main 

entrances to homes and multi-residential buildings shall be clearly visible and located on 

a public road or onto public open spaces.  

d)  Access from sidewalks and public open space areas to primary building entrances shall 

be convenient and direct, with minimum changes in grade.  

e)  To minimize disruptions to traffic flow and to maximize safety and the attractiveness of 

Arterial Roads, individual direct vehicular access shall be minimized, and, in some cases 

prohibited.  

Planning Comment: As previously discussed, the proposed development is compatible with 

neighbouring-built form, by considering site specific provisions to prevent issues relating to privacy 

and noise. The proposed entrances to the dwellings are visible from the street and do not front 

onto Main Street West, rather Linden Lane. The existing dwelling will maintain its access onto the 

Regional Arterial Road.  Specific site design and details will be addressed at a detailed design 

stage of the planning process.  

Policy 3.4.7.3 Location of Buildings with Respect to Roads, Parks, Open Space, Natural Hazards 

and Natural Heritage  

a)  To reinforce the road, lane and block pattern, the following measures shall be employed: 

i)  All buildings will be aligned parallel to a public road;  

ii)  Siting and massing of buildings will provide a consistent relationship, continuity 

and enclosure to the public roads;  
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v) Buildings of significant public use or architectural merit may be sited to specifically 

differ from the surrounding urban fabric in order to emphasize their importance 

as landmarks. 

Planning Comment: The proposed dwellings will enclose the streetscape and create a cohesive 

built form, in which is currently discontinuous due to the vacant northern portion of the subject 

lands. The proposed buildings are aligned parallel to the existing dwelling fronting onto Linden 

Lane.   

Policy 3.4.7.4 Compatibility Criteria for Stable Residential Neighbourhoods  

a)  It is a fundamental principle to avoid and/or mitigate any inappropriate interface between 

buildings and/or uses. As such, the concept of compatible development is of paramount 

importance throughout Residential Neighbourhood areas. All development applications 

shall be reviewed with respect to their compatibility with existing and/or approved 

developments.  

Planning Comment: The proposed minor infill redevelopment is compatible with the surrounding 

low-density residential neighbourhood. The existing dwelling at 226 Main Street will maintain its 

setback from Main Street West, which is consistent wit the adjacent lots and frontage to maintain 

the historic streetscape. The proposed lots fronting onto Linden Lane will have appropriate 

setbacks in line with the existing dwelling at the corner of Linden Lane and Sumac Court. Further, 

appropriate building materials and landscaping will be used to ensure consistency with the existing 

dwellings along Linden Lane. Details regarding landscaping, tree removal and site/building 

materials will be determined at a future stage of the planning process, ensuring that the existing 

character of the surrounding residential neighbourhood is respected.  

b)  New dwellings within stable residential neighbourhoods shall provide a consistent 

relationship with existing adjacent housing forms and the arrangement of these existing 

houses on their lot. As such, new dwellings shall:  

i)  Provide a building height which reflects the pattern of heights of adjacent housing; 

ii)  Provide for a similar lot coverage to adjacent housing to ensure that the massing 

or volume of the new dwelling reflects the scale and appearance of adjacent 

housing;  

iii)  Maintain the predominant or average front yard setback for adjacent housing to 

preserve the streetscape edge, and character; 

iv)  Provide for similar side yard setbacks to preserve the spaciousness on the street; 

v)  Provide a built form that reflects the variety of façade details and materials of 

adjacent housing, such as porches, windows, cornices and other details; and  

vi)  Provide a limitation on the width of a garage so that the dwelling reflects the 

façade character of adjacent housing.  

Planning Comment: The proposed development provides a consistent relationship with adjacent 

housing form, by comprising of low density single detached dwellings with 2.5 storeys, similar to 

dwellings within the surrounding stable residential neighbourhood. Further, the proposed 

development consists of similar yard setbacks to the adjacent lots with frontage onto Linden Lane 

to create a consistent street wall. In terms of built form façade, the proposed dwelling is intended 

to have similar architectural features as the existing buildings, detailed at a later stage.  

c)  Site specific zoning may be required for new dwellings to ensure that the criteria set out 

in subsection b) and h) are met.  

Planning Comment: Site Specific Zoning is proposed to ensure that the development maintains 

a consistent relationship with the existing adjacent housing arrangements to avoid inappropriate 
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interfaces between the buildings. Specifically, the RD.45 Zone is being proposed with site specific 

provisions to accommodate the mild form of infill, which is also in line with the existing lots at 

Linden Lane and Sumac Court.  

e)  New lots within stable residential neighbourhoods shall provide a consistent relationship 

with existing adjacent housing lots. As such applications for consents and plans of 

subdivision shall:  

i)  On smaller infill properties, provide lots, which maintain the established rhythm of 

lot sizes and frontages on adjacent housing lots;  

iii)  Create a street and block pattern, which serves as a seamless extension of the 

surrounding neighbourhoods by providing an interconnected block structure and 

the extension of the existing local road network. 

Planning Comment: The proposed single detached dwellings are a compatible use within the 

existing stable residential neighbourhood, as the adjacent lots each consist of single detached 

dwellings. The proposed building height will be no larger than 2.5 storeys as existing in the 

surrounding neighbourhood. In terms of setbacks, they will be consistent with the most recent low 

density residential development along Linden Lane and Sumac Court, resulting in a similar lot 

coverage.  

h)  Along and fronting onto Main Street East and West, new development shall:  

i)  Reflect the character of large estate houses; and  

ii)  Meet the requirements of subsection b) and e); and  

iii)  Preserve Main Street’s wooded character.  

i) Notwithstanding subsection h), where properties are deep, low density housing forms 

may be permitted ‘behind’ the frontage lots provided the frontage lots respect the large 

estate lot character of the street and the ‘rear’ lots meet the requirements of subsection 

b) and e). 

Planning Comment: The existing dwelling at 262 Main Street will be retained to reflect the 

large estate and wooded character of Main Street West. The subject lands are deep, which is 

when low density housing forms may be permitted behind the lots fronting onto Main Street 

West, as proposed.  

 

8.6.3 Section 4 – Environmental Management and Sustainability 

Section 4.1 Healthy Landscape 

Policy 4.1.1 An ecosystem approach shall be employed in the consideration of all land use matters 

and shall address:  

a)  The interrelationships among air, land, water, plant and animal life, and human activities;  

b)  The health and integrity of the broader landscape, including impacts on the natural 

environment in neighbouring jurisdictions; and  

c)  The long term and cumulative impacts on the ecosystem.  

Policy 4.1.2 Development, including infrastructure, should maintain, enhance or restore 

ecosystem health and integrity. First priority is to be given to avoiding negative environmental 

impacts. If negative impacts cannot be avoided then mitigation measures shall be required 
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Planning Comment: Please refer to the Arborist Report and Tree Preservation Plan for more 

details on which trees will be retained or removed. Majority of the trees in the northern portion of 

the subject lands will be retained to maintain the wooded character of Main Street West.  

 

Section 4.2 Water Resources 

Policy 4.2.1 Development and site alteration shall be restricted in the vicinity of significant 

groundwater recharge, surface water features and areas of high aquifer vulnerability along with 

ground water features of importance to municipal water supplies so that the safety, quality and 

quantity of ground water will be protected or improved or restored. Areas of potential significant 

groundwater recharge are schematically delineated in Appendix 4. Areas of high aquifer 

vulnerability have been mapped by the Niagara Peninsula Conservation Area, as shown on 

Appendix 5.  

Policy 4.2.2 Areas of significant groundwater recharge and discharge can have implications for 

development. However, the scale of mapping available makes it difficult to quantify the 

significance of the recharge or discharge function in these areas and the implications for 

development. As such, more detailed hydrogeological studies shall be required, through 

secondary plan studies and prior to approval of any site specific applications for Official Plan 

Amendment or rezoning, to identify and refine groundwater recharge /discharge areas and areas 

of high aquifer vulnerability, to assess impact from development and to protect the hydrological 

integrity of significant groundwater recharge and discharge functions. 

Policy 4.2.6 Mitigative measures and/or alternative development approaches may be required in 

order to protect, improve, or restore similar surface water features, sensitive ground water features 

and their hydrologic functions. 

Policy 4.2.7 The Town shall promote the efficient and sustainable use of water resources in all 

new developments and municipal operations. 

Planning Comment: As seen in Figure 8-10, the subject lands are located within an area of high 

aquifer vulnerability. Therefore, safe groundwater that consists of high quality and quantity is 

prevalent on the subject lands and must be protected, improved and/or restored. Following 

discussions with Town Staff and as per the pre-consultation document, a hydrogeological studies 

is not required as part of the complete application requirements.  

 

Figure 8-10: Appendix 5 - Areas of High Aquifer Vulnerability and Intake Protection Zone, Retrieved from Town 
of Grimsby Official Plan 
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Section 4.5 Energy Conservation and Climate Change 

Policy 4.5.1 In order to reduce energy consumption, reasonably compact forms of development 

shall be maintained in conjunction with efficient pedestrian, bicycle and vehicular transportation 

networks 

Policy 4.5.2 Neighbourhood services and facilities including public recreational facilities shall be 

provided close to residential development to help reduce automobile trips.  

Policy 4.5.3 When considering building forms, development which results in extensive loss of 

sunlight to adjacent land uses shall be discouraged. 

Planning Comment: The proposed development will consist of building heights that are the same 

as dwellings existing in the surrounding stable residential neighbourhood. Therefore, there are no 

concerns related to extensive loss of sunlight on adjacent lands uses. As stated previously, the 

subject lands have adequate access to complementary land uses including schools, recreational 

uses and open space through the existing road network, sidewalk and trails.  

 

8.6.4 Section 5– Infrastructure and Transportation 

Section 5.1 Water Supply 

Policy 5.1.1 All new development, within the Urban Settlement Area boundary shall be required 

to be connected to the water system as a condition of approval. 

Section 5.2 Sanitary Sewage Treatment 

Policy 5.2.1 All new development within the Urban Settlement Area Boundary shall be required 

to be connected to the sewage system in accordance with the requirements of the Town as a 

condition of approval. 

Planning Comment: The subject lands are within the Urban Settlement Area Boundary, where 

the proposal will be connected to the municipal water and sewage systems. The FSR prepared 

by SLA Limited Consulting Engineers provide details on the existing and proposed servicing 

connections.  

 

Section 5.3 Stormwater Management 

Policy 5.3.4 A stormwater management plan shall demonstrate that the proposal will minimize 

vegetation removal, grading and soil compaction, erosion and sedimentation, and impervious 

services. Stormwater management facilities shall not be constructed in Environmental Protection 

Areas or Environmental Conservation Areas or the associated vegetation protection zones unless 

permitted under Section 3.1.2.5. 

Policy 5.3.8 All new developments shall incorporate generally accepted Best management 

practices, which shall be the highest level determined to be technically and economically feasible, 

and shall meet the following criteria:  

a)  No net reduction in surficial aquifer recharge or discharge;  

b)  Minimize potential for contamination of groundwater and surface water;  

d)  No creation of new flood or erosion problems or aggravation of existing flood or erosion 

problems; 

h)  Minimize and consolidate the number of stormwater treatment facilities 

j)  Incorporate enhanced stormwater management design;  
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Policy 5.3.12 Maximizing opportunities for stormwater management at the site level using the 

LID approaches of Section 5.3.12 are recommended for all new land uses. 

Planning Comment: The subject lands are not located in an area of Environmental Conservation 

or Protection.  Further, the propose development does not result in: net reduction of surficial 

aquifer recharge, increase potential for contamination, the creation of new flood or erosion 

problems or increase the number of stormwater management facilities.  

 

Section 5.4 Roads and Transit 

Policy 5.4.1.1 The road pattern as shown on Schedule C is based on the establishment of a 

hierarchy of roads which reflects the following principles:  

a)  The overall road pattern should be in harmony with the proposed road pattern for the 

adjoining municipalities, the Regional road system and the Provincial highway system;  

b)  Provincial highways provide for large volumes of traffic through the Town;  

c)  Regional roads and Town arterial roads permit the movement of traffic through and 

within the Town;  

d)  Collectors provide access to specific areas and individual sites within the Town and 

carry traffic between Regional / Town arterial roads and local roads; and  

e)  Local roads provide access to individual sites and carry traffic between individual sites 

and collector roads 

Planning Comment: As seen in Figure 8-11, Main Street West is a Regional Arterial Road, 

which permits the movement of traffic through and within the Town. Given the unique character 

and history along Main Street West, individual sites commonly consisting of wide lot widths and 

single detached dwellings have direct access onto Main Street West as well as local roads 

providing access to various residential lots, similar to Linden Lane.  

 

Figure 8-11: Schedule C- Transportation, Retrieved from Town of Grimsby Official Plan 
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Section 5.4.3 Regional Arterial Road 

Policy 5.4.3.1 This road designation applies to roads under the jurisdiction of the Region. 

Policy 5.4.3.2 The construction, maintenance and design of Regional arterial roads are not 

subject to the requirements of this Plan. However, the Town shall review any proposed 

widenings, realignments or new construction and advise the Region of any concerns.  

Policy 5.4.3.3 Consideration shall be given, where appropriate, to reducing the number of 

driveways along Regional arterial roads through the provision of service roads, shared 

driveways, and common off street parking areas.  

Section 5.4.6 Local Road 

Policy 5.4.6.1 This road designation applies to roads under the jurisdiction of the Town.  

Policy 5.4.6.2 The planned right of way widths of local roads shall be 20 metres. In areas of 

lower traffic volume or in presently built-up areas where the wider right-of way is likely to be 

difficult to obtain because of building locations, a reduced right-of-way width may be provided of 

not less than 18 metres.  

Policy 5.4.6.3 The remainder of the roads in the Town are classified as local roads. Existing and 

future local roads are intended to provide access to abutting properties and to discourage 

through traffic. The general road design principles of this Plan shall apply particularly to the 

development of new local roads.  

Policy 5.4.6.4 On all new local roads, sidewalks will be required on one side of the street. 

Sidewalks on both sides of certain local roads may be required in the vicinity of schools to 

ensure the safety of students 

Planning Comment: As previously mentioned, Main Street West is a Regional Arterial Road, as 

shown on Figure 8-11. The proposed development does not result in any additional accesses 

onto Main Street West. Linden Lane is a Local Road, where the additional five dwellings will 

front onto. The existing sidewalk will be maintained in front of the proposed dwellings.  

 

Section 5.5 Parking 

Policy 5.5.1 The Town will ensure that adequate public and/or private parking facilities are 

provided for all new development including parking necessary to meet accessibility standard 

Section 5.6 Active Transportation 

Subsection 5.6.3 Pedestrian and Bicycle Network 

Policy 5.6.3.1 A continuous pedestrian and bicycle trail system linking parks and community 

facilities shall be identified on Schedule C. The bicycle trail system component of Schedule C shall 

include both on-street and off-street routes 

Planning Comment: It is anticipated that the proposed development will provide two parking 

spaces per residential dwelling unit. As previously mentioned, Main Street West is a designated 

Bike Route, as shown in Figure 8-11, providing infrastructure to encourage alternative methods 

of transportation.  

 

8.6.5 Section 6 – Noise and Vibration Control 

Section 6.2 Highway and Railway 
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Policy 6.2.1 Applicants, for residential and other sensitive developments on lands within the 

vicinity of railways, the Queen Elizabeth Way and Regional arterial roads, shall be required to 

submit a noise impact study. The study will be evaluated by the Town in consultation with 

applicable agencies and will indicate the total noise impact on the site and recommend noise 

control measures. Which may include increased setbacks. 

Planning Comment: An Environmental Noise Impact Study was prepared by dBA Acoustical 

Consultants Inc, which concluded that traffic noise levels were below the limited indicated, 

therefore no noise mitigation were required.  

8.6.6 Section 7– Streetscape Design Policies 

Section 7.1 General Policies 

Policy 7.1.1 The Town shall consider the following as general design policies for the road and 

street network:  

a)  Provide access for vehicles, pedestrians and bicycles, opportunities for vistas, view 

corridors and pedestrian amenity areas, and space for utilities and services.  

b)  Design all streetscape elements such as sidewalks, paving patterns, seating, and 

signage, to be consistent and complementary to the character of the community.  

c)  Design street lighting with regard for vehicular, cyclist and pedestrian requirements so 

that the size, height, and style of lighting reflects the hierarchy of the road 

Section 7.3 Main Street 

Policy 7.3.1 Along Main Street outside of the Downtown District, additional streetscape design 

requirements shall apply as follows:  

a)  Preserve to the greatest extent, mature vegetation, remnants of agricultural activity and 

other natural features within the site and along the street edge and at the Escarpment; 

and  

b)  Incorporate areas for pedestrian paths to connect to the existing, informal walking paths 

and footbridges; and,  

c)  Require larger building setbacks to maintain the existing streetscape character 

Section 7.4 Local Road  

Policy 7.4.1 Boulevards on both sides of the pavement should be of a minimum width to 

accommodate a grass verge with a single row of street trees and sidewalks on at least one side 

of the road.  

Policy 7.4.2 Individual direct access onto Local Roads is permitted.  

Policy 7.4.3 Buildings that abut Local Roads shall present a façade with architectural detailing 

and landscape features that address the road frontage. 

Planning Comment: Main Street West currently consists of paved shoulders and sidewalks on 

the north side of the street, in front of the existing dwelling at 262 Main Street West. The existing 

setback will be maintained according to the existing streetscape, while mature trees on the 

retained parcel will be preserved where possible according to the submitted Tree Preservation 

Plan.  

8.6.7 Section 8– Cultural Heritage and Archaeology 

Policy 8.1 The Town shall encourage the preservation of buildings and sites having historical 

and/or architectural value or interest and significant cultural heritage landscapes.  
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a)  Heritage Resources will be protected and conserved in accordance with the Standards 

and Guidelines for the Conservation of Historic Places in Canada, the Appleton Charter 

for the Protection and Enhancement of the Built Environment and other recognized 

heritage protocols and standards. Protection, maintenance and stabilization of existing 

cultural heritage attributes and features over removal or replacement will be adopted as 

the core principles for all conservation projects 

Policy 8.3 The Town may by by-law designate a property or a district to be of cultural heritage 

value or interest in accordance with the following process:  

a)  The property meets the criteria set out in Sections 8.9 and 8.10;  

b)  Council has consulted with the heritage committee as per Section 8.2; and  

c)  Proper notice of intention has been given, in accordance with Sections 29 and 41 of the 

Ontario Heritage Act, 1990 

Policy 8.18 Development and site alteration may be permitted on in the vicinity of protected 

heritage property where the proposed development and site alteration has been evaluated and it 

has been demonstrated that the heritage attributes of the protected heritage property will be 

conserved. 

Mitigative measures and/or alternative development approaches may be required in order to 

conserve the heritage attributes of the protected heritage property affected by the adjacent 

development or site alteration 

Policy 8.22 Development and site alteration shall only be permitted on lands containing 

archaeological resources or areas of archaeological potential as determined through a Stage 1 or 

Stage 2 archaeological assessment, if the significant archaeological resources will be conserved 

by removal and documentation, or by preservation on site. Where significant archaeological 

resources must be preserved on site, only development and site alteration, which maintains the 

heritage integrity of the site are permitted.  

Policy 8.23 The Town will have regard for known built heritage resources, significant cultural 

heritage landscapes and known archaeological resources in the undertaking of municipal public 

works, such as roads and infrastructure projects carried out under the Municipal Class 

Environmental Assessment (EA) process. 

Planning Comment: The property at 261 Main Street is designated under Part IV of the Ontario 

Heritage Act, as it was home to the Nixon Family, who were United Empire Loyalists and early 

settlers of the Township. As such, a CHIA was prepared and concluded that the proposed lots will 

be located in the rear yard of the existing property and will not be visible from Main Street West 

and that views down Linden Lane had already been impacted when the new subdivision was under 

construction. The proposed lots will be viewed as an extension of the existing subdivision, rather 

than the existing heritage property at 261 Main Street West. Therefore, significant built heritage 

resources adjacent or close to the proposed lots will be conserved and not adversely impacted.  

A Stage 1 & 2 Archaeological Assessment was prepared by Earthworks Archeological Services 
Inc. The Assessment concluded that the subject lands were sufficiently documented and 
contained no further cultural heritage value or interest. Therefore, no further archaeological 
assessments are recommended.  

 

Town of Grimsby Official Plan Conclusion: The proposed development conforms to the Town 

of Grimsby Official Plan, as it will: 

• More efficiently utilize the subject lands and existing municipal services and infrastructure 

• Be a permitted use within the Low Density Residential designation, as the proposed 

development contemplates the construction of single detached dwellings. 
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• Conform to the 25 units per hectare maximum density for lands designated Low Density 

Residential, as 15 units per hectare are proposed 

• Maintain the intent of the existing road network 

• Not adverse impact the Main Street West Streetscape, residential neighbourhood or the 

designated heritage house 

• Add to the range of dwelling types  

 

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

The Town of Grimsby Zoning By-law 14-45 is a by-law which controls the use of land throughout 

the Town, by stating how much land can be used, where buildings and other structures can be 

located, the types of buildings that are permitted and how they may be used and the lot 

sizes/dimensions, parking requirements and building heights and setbacks from the streets. 

For the purposes of this report, the version last consolidated in August 2019  was used and is 

available online at 

https://www.grimsby.ca/en/resourcesGeneral/Documents/PlanningDepartment/FULL-Zoning-By-

law-14-45-Office-Consolidation-2019-COMPRESSED-FOR-WEBSITE.pdf  

As seen in Figure 8-12, the subject lands are zoned Main Street (MS.15), where the numbers 

following the zone pertain to maximum lot coverage restrictions. The following uses are permitted 

in the Main Street Zone under Section 7.0 Residential Zone Permitted Uses: 

• Bed and breakfast 

• Converted dwelling 

• Group home 

• Single detached dwelling 

 

Figure 8-12: Schedule 11-A from Zoning By-law 14-45 

https://www.grimsby.ca/en/resourcesGeneral/Documents/PlanningDepartment/FULL-Zoning-By-law-14-45-Office-Consolidation-2019-COMPRESSED-FOR-WEBSITE.pdf
https://www.grimsby.ca/en/resourcesGeneral/Documents/PlanningDepartment/FULL-Zoning-By-law-14-45-Office-Consolidation-2019-COMPRESSED-FOR-WEBSITE.pdf
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Planning Comment: The southern portion of the subject lands with the heritage dwelling will 

remain zoned MS.15, but will include site-specific modifications to address site specific 

modifications as a result of the proposed subdivision at the rear. The five proposed single 

detached lots will be rezoned to RD.45 with site specific modifications to reflect a cohesive 

development pattern with the existing lots on Linden Lane and Sumac Court.  

9 Proposed Zoning By-law Amendment 

Under Section 34 of the Planning Act, a ZBLA may be used to amend any by-law passed under 

that section. Zoning By-law 14-45 was passed on May 20th, 2014 pursuant to Section 34 of the 

Planning Act. 

9.1 RD4.45 Zone 

Currently, the subject lands are zoned Main Street MS.15 Zone, which permits single detached 

dwellings with a maximum lot coverage of 15. The proposed ZBLA is required to rezone the 

northern portion of the subject lands to the Residential Detached RD4.45 Zone to allow the 

proposed residential lots in conjunction with the existing single detached lots along Linden Lane.  

It is being requested that the RD Zone be modified to recognize site specific provisions relating to 

minimum lot area, maximum lot coverage, minimum front yard and minimum rear yard.  

Table 9-1 outlines the proposed modifications for the RD.4 Zone for the proposed single detached 

dwellings.  

REGULATION RD.4 ZONE PROPOSED 

MODIFICATIONS 

Permitted Uses - Bed and Breakfast 

- Group Home 

- Single Detached 

Dwelling 

- Bed and Breakfast 

- Group Home 

- Single Detached 

Dwelling 

Minimum Lot Area 400 square metres 365 square metres 

Maximum Lot Coverage - 45% 

Minimum Lot Frontage 12.0 metres 12.0 metres 

Minimum Front Yard 6.11 metres 6.0 metres 

Minimum Exterior Side Yard 4.5 metres N/A 

Minimum Interior Side Yard 1.2 metres 1.2 metres 

Minimum Rear Yard 25% of the Depth of the Lot 7.5 metres 

Maximum Building Depth 20 metres 16.75 metres 

Maximum Height 9 metres 9 metres 

Table 9-1: RD.4 Zone Modifications 

9.1.1 Minimum Lot Area  

The required minimum lot area for the RD4 Zone is 400 square metres, whereas the proposed 

lots will have a lot area under 400 square metres, ranging from 392 square metres to 365 square 

metres. The modification to the minimum lot area is due to the lotting of the Draft Plan of 
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Subdivision and have been reduced to increase the distance from the Nixon House, further 

respecting the heritage and wooded character of Main Street West. The proposed zoning 

maintains typical yard setbacks so the resulting decrease in lot area will not reduce amenity space 

or negatively impact the viability of the lots. 

Additionally, smaller lots behind the Main Street lots are supported in the Town of Grimsby Official 

Plan, alongside intensification policies in the Region of Niagara Policy Plan and Growth Plan. 

9.1.2 Maximum Lot Coverage 

As seen in Figure 8-12, the lots along Linden Lane and Sumac Court have a 45% lot coverage, 

as the numbers following the zone pertain to maximum lot coverage restrictions. The proposed 

modification to add a maximum lot coverage to the RD.4 maintains the lot coverage found in the 

neighbourhood. In addition, the maximum lot coverage will be achievable without requiring a 

reduction to required yard setbacks. 

9.1.3 Minimum Front Yard 

As per the Town of Grimsby Zoning By-law, the minimum front yard for the RD4 Zone shall be the 

lesser of the current front yard or the average of the front yard of two adjacent properties. Since 

the existing dwelling to the south does not contain a front yard setback abutting the proposed lots, 

the front yard setback of 22 Linden Lane was used as a reference. This lot contains a front yard 

setback of approximately 6.11 metres. The proposed modification to permit a front yard setback 

of 6m is minor and respects the existing streetscape between the Nixon House and 22 Linden 

Lane.  

9.1.4 Minimum Rear Yard 

As per the Town of Grimsby Zoning By-law, minimum rear yard is calculated as 25% of the Depth 

of the Lot. The intent of a rear yard setback is to provide suitable amenity space and maintain 

compatibility with surrounding neighbours. The VanGeest Greenhouses are located to the rear of 

the lots fronting onto Linden Lane.  

As seen in the submitted Site Plan, the rear yard setbacks are in line with the existing rear yard 

setback of 22 Linden Lane, therefore the reduction will have no concerns relating to compatibility.  

 

9.2 MS.15 Zone 

As stated previously, the southern portion of the subject lands will be remained zoned Main Street 

MS.15 Zone, which permits single detached dwellings with a maximum lot coverage of 15%. the 

proposed ZBLA will address site specific modifications to the existing Main Street MS.15 Zone for 

the existing single detached dwelling on the southern portion relating to: minimum rear and 

maximum building depth. 

Table 9-2 outlines the proposed modifications to the MS.15 Zone as a result of the proposed 

subdivision of lots to the rear.  

REGULATION MS.15 ZONE PROPOSED 

MODIFICATIONS 

Permitted Uses - Bed and Breakfast 

- Group Home 

- Converted Dwelling 

- Bed and Breakfast 

- Group Home 

- Converted Dwelling 
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- Single Detached 

Dwelling 

- Single Detached 

Dwelling 

Minimum Lot Area 650 square metres 2,136 square metres 

Maximum Lot Coverage 15% 12.5% 

Minimum Lot Frontage 18 metres 30.59 metres 

Minimum Front Yard For an existing dwelling, the 

current front yard: 22.0 

metres 

22.0 metres 

Minimum Exterior Side Yard 6.0 metres 9.35 metres 

Minimum Interior Side Yard 1.8 metres 10.26 metres 

Minimum Rear Yard 25% of the Depth of the Lot: 

15.49 metres 

11.53 metres  

Maximum Building Depth 20 metres 27.52 metres (Existing) 

Maximum Height 9 metres Existing 

Maximum Porch 

Encroachment 

Front – 1.5 metres 2.6 metres (Existing) 

Table 9-2: MS.15 Zone Modifications 

9.2.1 Minimum Rear Yard 

As per the Town of Grimsby Zoning By-law, minimum rear yard is calculated as 25% of the Depth 

of the Lot. The intent of a rear yard setback is to provide suitable amenity space within a lot and 

maintain compatibility between surrounding uses and setbacks from neighbourhoods.  

The proposed minimum rear yard setback for Lot 6 is 11.53 metres, which has been reduced as 

a result of the proposed Subdivision. Sufficient amenity space is provided for the existing heritage 

home and there are no concerns relating to compatibility as both of the uses will be residential in 

nature. Further, vegetation will be maintained along the rear lot line, in accordance with the 

recommendations of the Tree Preservation Plan and CHIA. 

9.2.2 Maximum Building Depth and Porch Encroachment 

The maximum building depth and porch encroachment of the heritage home are an existing 

condition, and it would not be appropriate to alter the existing condition of the heritage dwelling in 

any way to conform to current zoning standards.   

10 Planning Justification 

The following section of the Planning Justification Report provides land use planning rationale 

with regard to the proposed applications.  

10.1 Public Interest 

Registered Professional Planners (“Planners”) have a responsibility to acknowledge the 
interrelated nature of planning decisions and the consequences for natural and human 
environments, and the broader public interest. The public interest reflects a balance between the 
local needs of the community with the interests of stakeholders. In order to determine whether the 
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proposed development is within the public interest, the balance of the elements of sustainable 
development have to be evaluated, including environmental, economic and social aspects. This 
is in addition to complying with public interest through planning and regulatory framework. 

10.1.1 Environment 

The Town of Grimsby is facing a significant shortage of urban residential land and will be running 

out of greenfield in the near future. To avoid expansions into the Niagara Escarpment Plan and 

Greenbelt Plan, the municipality needs to accomplish and exceed the minimum intensification 

target for the Built-Up Area. The proposal represents a mild form of intensification and infill of an 

oversized lot in order to provide five additional residential lots. 

Though as per the Tree Preservation Plan and Arborist Report, it will be necessary to remove 58 

trees to accommodate the proposed lots. It is anticipated that these trees will be replanted or 

compensated.  

10.1.2 Economy 

By promoting efficient land development patterns, the proposed development will decrease the 

need for uneconomical land and servicing expansions, thereby sustaining the financial wellbeing 

of the province, Region and municipality. 

The proposed development of five residential units will provide financial contribution to the City 

and Region, through taxes and development charges 

10.1.3 Social 

The Planning Act identifies promoting a mixture of residential units as matter of provincial interest, 

while the PPS requires that a mixture of residential unit types and densities be provided to meet 

projected requirements of current and future residents. The proposed development will add to the 

existing mix of unit typologies in Grimsby and the surrounding neighbourhood, while maintaining 

compatibility with the low-density character of surrounding area.  

The proposed development does not conflict with the Growth Plan, as the addition of five 

residential units will aid in contributing towards accommodating the population forecasts and 

achieving the minimum intensification target defined in the Growth Plan. It is a mild form of 

intensification within the Built-Up Area, which provide a more affordable option that the existing 

single detached dwelling due to the division of land and a compact built form. 

The property at 261 Main Street is designated under Part IV of the Ontario Heritage Act, as it was 

home to the Nixon Family, who were United Empire Loyalists and early settlers of the Township. 

The existing house is an excellent example of picturesque Gothic Revival Style. The proposed 

development will preserve the heritage and wooded character along Main Street West and does 

not adversely impact these cultural heritage attributes of Nixon House. 

11 Conclusion and Recommendations 

The owners of 262 Main Street West are proposing to develop the northern portion of the subject 

lands with 5 new residential lots, while retaining the existing single detached dwelling (Nixon 

House) on the southern portion.  

In order to facilitate the proposed development, Zoning By-law Amendment and Draft Plan of 

Subdivision applications are required. A ZBLA is required to rezone the northern portion of the 

subject lands to the Residential Detached RD4.45 Zone to allow the proposed residential lots and 
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add site-specific modifications to the existing Main Street MS.15 Zone for the existing single 

detached dwelling on the southern portion.  

The proposed development and subsequent planning applications are; 

• Consistent with the 2020 Provincial Policy Statement, as they represent a form of infill and 

intensification within the Built Boundary and utilizes existing municipal infrastructure, while 

preserving a significant cultural heritage resource 

• Conforms to the 2019 Growth Plan, as it contributes to achieving the minimum 

intensification target and adds to the mix of housing types within the neighbourhood 

• Conforms to the Niagara Region Official Plan, as it efficiently utilizes lands within the 

Urban Area Boundary and does not infringe upon natural heritage resources  

• Conforms to the Town of Grimsby Official Plan, as it is in line with the Low-Density 

Residential designation and compatible with the existing single detached dwellings along 

Linden Lane  

• Representative of good planning and is in the public interest 

Based on a review of the subject lands, the surrounding lands, supporting studies, and the 

applicable planning policy framework, the application represents good planning, will facilitate 

intensification within the Town’s urban area, and will add additional housing opportunities for 

the existing and future residents. 

 

Respectfully submitted this 11th  day of March 2020 

Regards, 

IBI Group 
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Appendix A – Draft Zoning By-law 
Amendment 

 



The Corporation of the Town of Grimsby 
 

By-law No. 21-XXX 
 

A By-law to amend By-law No. 14-45, as amended. 
 

(262 Main Street 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 14A of By-Law 14-45, as amended, is hereby further amended 
by changing the zoning of the lands shown on Schedule ‘A’ to this By-Law 
as Subject Lands from a Main Street (MS.15) zone to: 

a. Area ‘A’: Main Street (MS.15) zone; 
b. Area ‘B’: Residential (RD4.45) zone. 

 
2. Schedule 14B of By-Law No. 14-45, as amended is hereby further 

amended by adding the following site specific exception numbers to the 
lands shown on Schedule ‘A’ to this By-law as follows: 

a. Area ‘A’: exception number XXX; 
b. Area ‘B’: exception number XXX. 

 
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. 

 
Dated at the Town of Grimsby this ____ day of ________________, 2021. 

 
 
 
 

 
Mayor 

 
 

 
Clerk 

 
 



 

 

  



Table ‘A’ to By-Law 21-XXX 

Site 

Specific 

By-law 

# 

Address Zone Additional 

Permitted 

Uses 

Sole 

Permitted 

Uses 

Lot, Building and Structure Exceptions 

XXX 21-XX 262 Main 

Street West 

(Lot 6) 

MS   • Minimum Rear Yard: 11.5 metres 

• Maximum Building Depth: 28.0 
metres 

• Maximum Encroachment of an 
Unenclosed Porch into a Required 
Front Yard: 2.6 metres 

 

XXX 21-XX 262 Main 

Street West 

(Lots 1-5) 

RD4   • Minimum Lot Area: 360 sq. metres 

• Maximum Lot Coverage: 45% 

• Minimum Front Yard: 6.0 metres 

• Minimum Rear Yard: 7.5 metres 
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